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Dear Sir, 

 

 

Client: Headlam Group 

Property: Malataverne – ZI Des Plaines – 26780 Malataverne 

 

In accordance with our letter to you dated 8 November 2022, we have made such enquiries as are 

sufficient to provide you with our opinion of value on the basis below.  

 

We draw your attention to our accompanying Report together with the General Assumptions and 

Conditions upon which our Valuation has been prepared, details of which are provided to the rear of our 

report.  

 

We trust that our report meets your requirements, however should you have any queries, please do not 

hesitate to contact us.  

 

Yours faithfully 

 

For and on behalf of Savills Valuation SAS               

  

  

                      

 

 

David Poole MRICS         Florine Minet 

RICS Registered Valuer       Associate  

President              

 

31 December 2022 
 
Ref: DP/22475 
 
 
Headlam Group plc 
Gorsey Lane 
Coleshill 
Birmingham 
B46 1 LW 
 

 
(The Addressee(s)) 
 
For the attention of John Fowler 
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The Property, Statutory & Legal Aspects 
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2.1 LOCATION 

2.1.1  Macro Location 

The Property is located in the Auvergne-Rhône-Alpes region, within the Drôme department (26), within 

the town of Malataverne circa 9 km south of Montélimar. Situated in the south-east part of the country, 

it connects to major cities such as Montpellier, Marseille, Nimes and Avignon to the south and Valence, 

Grenoble and Lyon to the north. 

 

The city has c. 2,190 inhabitants (INSEE 2019) and forms part with 45 other cities of the "Aire 

d’attraction de Montélimar" which totals c. 99,850 inhabitants.  

 

Public transport access:                     

▪ Gare Routière of Montélimar: approx. 10 km       

▪ Bus line n°42 (Avignon – Montélimar)                   

            

Road access:                     

▪ The town is served by the A7 motorway (Lyon – Marseille)              

▪ Furthermore, Malataverne is served by several departmental roads (D126, 133, 169, 607, 844)  

                                

                   

     General Location Map       Macro Location Map 

          
 

2.1.2  Micro Location 

The subject Property is situated in the southern part of Malataverne, within the Industrial Zone of Les 

Plaines, which can be classified as a secondary zone. Constructed in 1985, it develops over 89 

hectares. It is mainly surrounded by agricultural land and is served by the N7 national road, connected 

to the A7 motorway. 
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The environment is mainly composed of light industrial and warehouse buildings. Amongst the few 

enterprises located with the zone, we can mention Sibille Outillage, Presta Silo, Service Car Import, 

Drome Beton. 

 

      Micro Location            Aerial View 

        

 

More precisely, The Property is situated on the corner of Impasse Nicolas Appert and the D607; less 

than 1 km from a roundabout which connects the Property to the N7 and the D133. Furthermore, exit 

18 “Le Puy en Velay” of the A7 is located less than 4 km away. We thus consider The Property benefits 

from good road access overall.  

 

In terms of public transport, the closest bus stop is located 7 km away (line 42 – “Place de la Grangette”). 

Therefore, we consider the Property to be limited in terms of public networks. 

 

The location is a located in a small industrial zone, with good road access, but limited public 

transport. 
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2.2 SITE 

The Property sits within a rectangular shaped plot. The site has a total area of 10,819 sq m as registered 

in the Cadastre of Malataverne as follows: 

 

 
 

Cadastre outline 

 

 

www.cadastre.gouv.fr. The Property is outlined in Red 

 

 

  

Cadastral Information

Address Section Number Area

sqm

Malombre AM 157 643

Malombre AM 63 3 235

Malombre AM 155 806

Malombre AM 143 386

Malombre AM 150 3 972

Malombre AM 153 719

Malombre AM 149 1 058

Total 10 819

http://www.cadastre.gouv.fr/
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2.3 DESCRIPTION 

The Property is constructed over a flat site with a square shape, built in 1988 over a ground floor only. 

It presents a façade of approximately 107 m.  

 

It is of metal frame construction with painted metal clad facades, with double skin steel roof deck and 

metal cladding cover and skylights.  

It consists of one building of approximately 3,020 sq m of industrial space and 110 sq m of office space. 

The rest of the site is used for parking with a total surface area of over 10,000 sq m, allowing parking 

and circulation of delivery vehicles. It is fully enclosed with an automatic gate.  

 

The industrial area has a metal cladding with concrete flooring and is equipped with 9 docking doors, 

hydraulic bridges with levellers and a side door. 

  

The office space is located to the south of the building and is with partitioned walls, wooden flooring 

and suspended ceilings with neon lightings.  

 

Photographs of The Property taken on the date of our inspection are attached in Appendix II.  

 

 

2.4 SPECIFICATIONS 

In summary the Property benefits from: 

▪ loading doors, 

▪ Fuel Aerotherms and electric heaters, 

▪ Double glazing windows, 

▪ 7.50 m height ceilings. 
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2.5 FLOOR AREAS 

We have not been provided with a formal schedule of floor areas for The Property measured by a 

Géomètre Expert but we understand from the building permit dated 1 December 1987 that the building 

would develop 3,300 sq m SHON.  

 

In the absence of a tenancy schedule and exploitable plans, for the purpose of our valuation, we have 

based our analysis on the previous valuation report dated 9 December 2002 and issued by Michel Marx 

Expertises. Hence, we have based our valuation on the total lettable area of 3,130 sq m as follows:  

 

 

 

2.6 CONDITION 

2.6.1  Building condition report 

We have not been provided with a building condition report. 

2.6.2  General Condition  

The due diligence enquiries referred to below were undertaken by Florine Minet, Associate (Savills 

Valuation SAS) and David Poole MRICS, President (Savills Valuation SAS) Registered Valuer.  

 

The Property was inspected on 29 November 2022 by Florine Minet. She was able to inspect The 

Property both internally and externally in the company of Stephane Danioko, of LMS. 

 

As instructed, we have not carried out a structural survey, nor have we tested any of the services.  

However, we would comment, without liability that during our inspection for valuation purposes, we 

observed that the property appears to be in a fair good condition overall given its construction date in 

1988, but it is kept in good state of maintenance. 

 

Finally, we have not been provided with a CAPEX budget. 

 

Areas

Use Floor

Lettable area (incl. 

Share of common 

areas)

Industrial Ground floor 3 020,00

Office Ground floor 110,00

Total 3 130
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2.7 ENVIRONMENT 

2.7.1  Informal Enquiries 

As instructed, we have not carried out a soil test or an environmental audit. Following informal enquiries, 

we understand that the land has a history of industrial use. On the basis of these informal enquiries, it 

would appear unlikely that land contamination exists or is likely to affect the Property in the foreseeable 

future. This comment is made without liability. 

2.7.2  ICPE 

The Property is not subject to ICPE regulations.  

2.7.3  Assumption 

As our informal enquiries have suggested that land contamination is unlikely, we have valued the 

property on the basis that it has not suffered any land contamination in the past, nor is it likely to become 

so contaminated in the foreseeable future.  However, should it subsequently be established that 

contamination exists at the property, or on any neighbouring land, then we may wish to review our 

valuation advice. 

2.7.4  Extent of Due Diligence Enquiries and Information Sources 

The extent of the due diligence enquiries we have undertaken and the sources of the information we 

have relied upon for the purpose of our valuation are stated in the relevant sections of our report below. 

 

Where reports and other information have been provided, we summarise the relevant details in this 

report.  We do not accept responsibility for any errors or omissions in the information and documentation 

provided to us, nor for any consequences that may flow from such errors and omissions. 

2.7.5  Asbestos/Risk of Lead Exposure/Termites 

We have not been provided with any report dealing with Asbestos nor Lead Exposure/Termites. For the 

purpose of or study, we have assumed The Property was free of any pollution that could lead to impact 

its Market Value. We reserve the right to amend our Report should we be subsequently communicated 

with such a report.  
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2.8 TOWN PLANNING 

2.8.1  Statutory Background 

The Property lies with Zone Ui of the Plan Local d’Urbanisme (P.L.U) for Malataverne approved on 

17/09/2012. This is an activity zone for industries, services, tertiary or craft activities, etc…. The main 

regulations governing the zone are as follows: 

 

Use Economic activities 

Plot footprint (CES) 60% 

Maximal height of construction 12 m 

Parking Must correspond to the need of the activity 

 

We have had sight of the building permit and have assumed that the property has been 

constructed in line with the relevant regulations applicable at the time of construction. 

 

2.8.2  Public Easement 

We are not aware of any easement concerning The Property that could have an impact on its Market 

Value and have undertaken our valuation on this assumption. 

2.8.3  Planning Consents 

We have been provided with the works completion approval dated 01/06/1988.  

 

We have assumed, for the purpose of our valuation, that The Property has been constructed in 

conformity with the regulations applicable at the time of construction.  

 

2.9 TENURE 

We have been provided with a title deed dated 7 February 1989. We understand from this document 

that the Property has been acquired freehold by Distribution France Ameublement from the town of 

Malataverne. 

 

We have assumed, for the purpose of our valuation, that there are no onerous obligations or 

restrictions on title that would cause us to review our opinion of value.  
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2.10 OCCUPATIONAL LEASE(S) 

2.10.1 Summary of the tenancy situation 

The property is currently owner occupied however for the purpose of our valuation we have assumed 

that The Property is currently 100% let to a single tenant under the terms of a commercial lease, subject 

to Articles L 145-1 to L145-60 of the New Commercial Code and the valid articles of the Decree of 30 

September 1953 and subsequent texts. We understand The Property benefits from a Current annual 

Gross Rent of €140,850 as follows: 

 

 
 

With regard to tenant break options, we have assumed a 3/6/9 year lease, starting from the valuation date, 

i.e. 31/12/2022. 

 

2.10.2  Service Charge 

We have not been provided with the service charge budget 2022.  

2.10.3 Net Rental Income 

We have assumed all the charges are recoverable from the theoretical tenant except for the major 

repairs (article 606 of the French civil code). We have allowed for 0.2% irrecoverable costs for loi Pinel 

management fees and 2% for article 606 costs. 

 

Consequently, we have valued The Property on the basis that the net rental income is €137,751 per 

annum.  

2.10.3 Void Costs 

We have not included void costs as the Property is fully let. 

Tenancy schedule analysis by tenants *

Tenant name Lettable area Vacancy Current rental 

income

WALB WALT

sq m EUR p.a. years years

LMS 3 130 - 140 850 3,00 9,00

Vacancy - 100,0%

Total 3 130 - 140 850 3,00 9,00

* As at date of valuation; not including temporary rent reductions and future lease contracts

WALB / WALT analysis *

Lease term Next Break Date (WALB) Lease Expiry (WALT)

Current rental 

income

Share Current rental 

income

Share

sq m EUR p.a. years

Undetermined / open ended - - - -

< 3 years - - - -

from 3 to <6 years 140 850 100,0% - -

from 6 to <9 years - - 140 850 100,0%

from 9 years - - - -

Total 140 850 100,0% 140 850 100,0%

* As at date of valuation; not including temporary rent reductions and future lease contracts
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Market Commentary 
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3.1 ECONOMIC OVERVIEW 

Eurozone inflation continued to exceed market expectations in October, reaching 10.7% yoy, and 

applying further pressure on the European Central Bank (ECB) to raise interest rates. The ECB’s latest 

base rate rise of 75 bps to 1.50% is expected to be followed by an additional 50 bps rise by the end of 

2022. 

 

Consensus forecasts indicate Eurozone inflation is still expected to peak during Q4 2022, but 

concerningly for the ECB, the current core inflation rate of 5% is likely to remain above the ECB’s target 

for some time. Eurozone countries who tend to rely on Russian energy exports are observing some of 

the highest headline rates of inflation, led by the Netherlands (16.8%), Belgium (12.3%), Italy (11.9%) 

and Germany (10.4%), whilst Central Eastern European markets continue to see rising prices well 

above 15%. Eurozone wage growth is expected to reach 4.2% during 2022, and 4.4% in 2023, although 

given there still remains space capacity in the employment markets, any fears of an inflationary spiral 

remain unlikely.  

 

Capital Economics anticipate Eurozone base rates will reach 3% by mid-2023 in an attempt to control 

inflation, although policymakers will be aware of the negative impact on economic growth across the 

Eurozone- GDP is already forecast to contract by 0.4% during Q4 2022. Weaker economic growth 

forecasts are beginning to have an impact on hiring sentiment among employers, although employer 

hiring expectations still remain above the long-term average, according to the European Commission, 

which should position the economy for a “soft landing”. 

 

10-year German government bond yields have risen to 2.1% at the end of October 2022, up from -0.2% 

just 12 months ago, with consensus forecasts expecting this to stabilise at 2.3% during 2023. As a 

result, all in costs of debt for European CBD offices rose above 4% during Q3 2022, as we begin to see 

lender margins increase for the additional risk. Although this clearly presents an opportunity for cash 

buyers, they continue to seek discounts reflecting the higher cost of debt in the market. 

 

Eurozone inflation and GDP growth forecasts (%) 
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Offices 

 

European office take up reached 2.1m sq m during Q3, in line with the five year Q3 average, following 

a slowdown against the previous quarter. For the year to date (YTD), office take up is 9% above the 

five-year Q1-Q3 average following a strong first half of activity. Among the strongest performing markets 

have been Lisbon (+111% against five-year YTD average), Cologne (+41%) and Prague (+30%). 

 

One concern for office landlords is the slowdown in venture capital funding, particularly into the tech 

sector, given rising interest rates. Companies who were previously loss making are now reducing costs 

and, in some cases, headcount, in order to break even. We may begin to see some tech companies 

begin to sub-lease space or consolidate offices to tackle cost challenges in 2023. 

 

However, given the resilience in new office requirements, we expect a fairly busy final quarter of deals 

and expect total take up for 2022 to reach circa 9m sq m, with a steady flow of deals into 2023.  

 

European office take up (sq m) 

 
 

Office vacancy rates have increased marginally to 7.5% during the third quarter of 2022. Core markets’ 

vacancy rates generally remain below 5%, including Paris CBD (2.4%), Berlin (2.9%) and Cologne 

(3.0%). We have observed a minor increase in tenant-controlled supply in Dublin during 2022, whilst in 

Amsterdam, we have recorded a number of new office deliveries scheduled for the next six months, 

although the South Axis availability remains undersupplied at 5% vacancy rate. Despite a higher overall 

vacancy rate in Madrid, there remains a shortage of larger units available within the M-30 ring road as 

we observe tenant requirements intensify for city centre stock. Developer sentiment remains cautious 

as we approach 2023, with construction starts delayed. Those occupiers seeking high quality space in 

2025/26 will ultimately need to start their search earlier.  
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European office vacancy rates (%) 

 
Average prime European office rents rose by 5.5% following a shortage of best-in-class stock available 

across the core markets as rents begin to diverge between prime and secondary stock. Amsterdam 

(+16%), Munich (+14%) and Berlin (+13%) are recording some of the strongest increases, supported 

by undersupplied prime stock and rising construction costs, and we expect further rental growth into 

2023 as occupiers compete for the best space. A further concern for occupiers is the rising energy costs 

filter through into increases in service charges, as observed in Amsterdam (+50%), London City (+20%) 

and Dublin (+7%) over the last 12 months.  

 

Rising commodity prices, ongoing supply chain issues and increasing construction and labour costs 

continue to add upward pressure on fit out costs, as outlined in Savills Prime Office Costs (SPOC) 

report Q3 2022. Fit out costs have subsequently risen by 21% on average across Europe, led by 

Frankfurt (+30%), London City (+30%) and Madrid (+26%)- above the global average of 10%. Fit out 

costs are generally paid for by the landlord in Germany, although tenants generally cover the costs in 

London City, Madrid and Paris CBD.  
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European office fit out cost annual increase (%) 

 
 

Feature: In which EME office markets are occupiers most exposed to rising inflation? 

 

Savills has benchmarked European office markets where occupiers have the highest rental exposure 

to inflation through their office leases. In the UK it is more common for leases to include rent reviews at 

break option, or at lease expiry, sheltering occupiers from inflation-linked increases.  

 

However, mainland European tenants tend to face annual rent indexation, many of which without a 

rental cap or collar clause in their contracts. Given Eurozone inflation had not exceeded 4% until the 

current energy crisis, occupiers had not negotiated rental caps in their lease agreements. With 

Eurozone inflation now above 10% and reaching 15-20% across Central and Eastern Europe (CEE) 

occupiers are finding themselves exposed to rental increases. 

   

However, should inflation continue at current high levels, and we begin to see office rents decline 

following weaker employer sentiment and cost reduction strategies, we may begin to see over rented, 

reversionary leases. If estimated rental value (ERVs) growth fall significantly behind inflation, then 

landlords may be faced with tenants vacating their premises at their next lease event, should a 

compromise not be met. 

 

The British Council for Offices indicates that office related costs generally account for around 10% of 

total business costs. As global occupiers continue to seek best in class office space in order to attract 

the workforce back, rental indexation is unlikely to have any significant impact on occupier locations. 

 

We now expect to see tenants signing new leases to require indexation clauses to mitigate higher 

inflation risks over the short-medium term. Landlords, however, have sought European offices as a 

favourable inflation hedge and will be reluctant to shift to open market rent reviews. Occupiers in search 

of new, high quality office space will therefore need to start their search earlier to account for extended 

negotiation periods. 
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Logistics 

 

Occupational  

 

The occupational fundamentals of the logistics sector continue to be strong and provide a positive 

outlook for the end of this year. European logistics take-up reached nearly 29m sq m during Q1-3 2022, 

which is up by 4% from the record in 2021 and is 30% above the five-year average for this stage.  

 

Romania (87%), Ireland (37%), and Hungary (15%) saw take-up increase compared to same period 

last year, whilst take-up decreased in Denmark (-40%), Spain (-17%), and France (-14%).  

 

European logistics take up (sq m) 

 
 

However, availability continues to limit occupier expansion, especially in Madrid (6.4%, -300bps), 

Romania (4%, -250bps), and the Netherlands (2.6%, -220bps) in Q3 2022. All across Europe, less 

space was available except for three markets where vacancy rates increased, though the vacancy 

increased from record breaking lows: Budapest (4.9%, +130bps) and Dublin (1.4%, +80bps).  

 

The question arises if this slowing momentum from an occupational standpoint continues towards year 

end. On the one hand, many occupiers are faced by increasing costs (e.g. energy and labour) and are 

therefore forced to downsize. Whilst on the other hand, occupiers are still seeking to sign for more 

space to further secure their supply chains and to manage their inventories.  
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European logistics vacancy rates (%) 

 

 

With less space available on the markets, the competition for space has increased which on its turns 

drives the prime rental growth. Across Europe, the prime rent grew by 10.7% in Q3 2022 compared to 

same period last year. Prime rents especially increased (YoY) in Paris (38%), Prague (36%), and 

London and SE (32%). Prime rents stabilized in the cities in the Nordics and decreased slightly in 

Stockholm (-5%). 

 

Investment 

 

The strong occupational performance of the logistics sector is also reflected in the capital/investment 

into the sector. We recorded a total investment volume of €42bn for Europe in Q1-3, which is 2% higher 

than the record from last year and is 50% above the five-year average. Especially, the investment 

volume in Portugal (3119%), Belgium (154%), and Italy (73%) increased YoY during Q1-3.  
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European logistics investment (€bn) 

  

 

However, the total investment volume of Q1-3 is mainly driven by the strong performance of the first 

two quarters of this year. During the third quarter of this year, we have recorded a slowdown in 

investment volumes across Europe with a total investment volume of €9.7bn, 16% down compared to 

Q3 2021. However, the investment volume of Q3 2022 is still well above (28%) the Q3 five-year average.  

During Q3 22, Portugal saw the biggest uplift in investment volume compared to the same period last 

year (+2406%), followed by France (117%) and Spain (76%). Whilst Czech Republic and Hungary lost 

momentum with no transactions in Q3 2022, and a decline for Romania (-69%), the Netherlands (-66%), 

and the UK (-46%).  

 

This slowdown in investment volume in the last quarter is also reflected by the sharp decline in the 

number of deals brought to the markets and decrease in number of bidders per deal. The explanation 

is found in the increased costs of debt, meaning that leveraged buyers are not willing, or able, to close 

deals and in most cases are not able to meet the seller’s expectations. This means that we entered a 

price discovery momentum in the second half of this year.  

 

This price discovery momentum has hardly started as only a limited number of deals are completed 

due to big price gaps between buyers and sellers, providing minimum transactional evidence for ‘new’ 

market prices. The few deals that have been closed do show discounts ranging from 10% to 20%, but 

for now sellers are withdrawing their deals from the market entirely, rather than accepting a discount.  

Prime logistics yields moved out for the UK (4.25%, +100bps), Poland (5.2%, +95bps), Czech Republic 

(4.75%, +75bps), and Spain (4.75%, +75bps) compared to the beginning of the year. 
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Investment 

 

RCA data indicates that the total investment volume for the third quarter of the year reached €53bn, 

which brings the total volume cumulated from Q1 to Q3, to €218bn. This represents a 5% drop 

compared to the same period last year. The UK (€58bn, +4% yoy), German (€40bn, -24% yoy) and 

France (€25bn, +11% yoy) accounted for the majority of activity for the year to date. Spain (+18%), Italy 

(+25%) and Norway (+42%) reported the largest annual increases, although Sweden (-42%) and the 

Netherlands (-18%) reported a fall in volumes. The Q3 slowdown in activity was fairly universal across 

sectors, with industrial activity falling by 26% yoy, whilst office transactions fell by 44% yoy and 

apartment transactions fell by 38% yoy. This slowdown has been due to three major factors. 

 

First, to tackle the surge in inflation, central banks have been forced to raise rates to historically high 

levels. The narrowing gap between bond and real estate yields is increasingly unfavourable to real 

estate. On average across Europe, the spread between real estate and long-term bond yields dropped 

to 44 bps in September from 279 bps on average in the past ten years. Second, the rising cost of debt 

is reducing the range of opportunities in terms of countries, locations and in terms of asset classes, with 

the very low yielding assets looking increasing unviable. It is also reducing the range of active market 

players. We are seeing a growing activity from cash-rich investors, such as sovereign wealth funds, 

whilst private equity investors are slowly retrenching. Third, the strong inflation is starting to drag down 

the European economy, which in turn affect investors sentiment. Historically, GDP growth and real 

estate investment volume have been strongly correlated. 

 

We anticipate the end-year volume to range between €275bn and €280bn. The living and logistics 

sectors will remain the preferred asset classes. In both sectors, a structural supply and demand 

imbalance is favouring rental growth. And going forward; property fundamentals will become again the 

key drivers of all investment decisions. We have recorded strong investment activity in student housing 

during the first part of the year and we expect it will continue. And this is unsurprising given the 

countercyclical nature of the sector. During economic slowdowns, which ultimately affect the labour 

market, the number of students rise, hence, the demand for student accommodation is growing.  

 

At the other end of the spectrum, we expect the overall retail and leisure investment volumes to be 

negatively impacted by slowing down consumer spending. Historically in uncertain times, investors tend 

to reposition their activity domestically, because their national market is easier to read and access. This 

trend has not materialized in cross-border investment figures, but we expect the share of domestic 

investment to start rising as we approach 2023. That said, international cities such as London, Frankfurt, 

Berlin or Paris will remain magnet destinations for cross-border investment. Beyond Europe’s borders, 

the weakening euro and the European real estate position in the global property cycle may catch some 

investor's attention. All in all, for the next six months, we expect the overall cross-border investment 

activity will be reduced to established gateways and mostly fuelled by non-continental capital. 

 

 

Multifamily 

 

There has been a major shift in the economic and geopolitical backdrop across Europe during 2022. 

Inflation has reached multidecade highs across the continent, driven by soaring energy costs, which 

have been exacerbated by the ongoing war in Ukraine. 

 

This has driven a dramatic change in monetary policy. The European Central Bank (ECB) increased 

their interest rate again in October 2022, the third time that they have done so this year. This means 

that their deposit facility rate has risen from -0.5% at the start of the year to 1.50%. As a result, there 
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has been a marked shift in the debt markets, with the five-year Euro swap rate over 300bps higher in 

October, compared with the start of the year – underpinning an upward repricing of debt. In spite of 

these headwinds, multifamily investment across the continent reached a record level in H1, with over 

€27 billion of capital deployed across the 13 markets we track. 

 

But there were signs in Q2 that economic uncertainty and the rising cost of debt were starting to impact 

the market. This has continued into Q3 where only €6.9 billion of capital was invested in multifamily in 

total across Europe, which is the around half the five years quarterly average and the lowest quarterly 

volume in over five years. 

 

Interestingly however, the fall in investment activity in Q3 2022 was not evenly spread across Europe. 

Our data suggest that it has been primarily driven by a continued slowdown in the larger markets, such 

as Germany and the Netherlands. Other markets such as the UK and Spain have seen robust levels of 

activity. This highlights the growing diversification of investment in multifamily across the continent and 

is likely, in part, to reflect where investors can find higher yielding opportunities. 

 

Given the headwinds facing Europe it is unsurprising to see that prime yields across many markets 

have moved out since the start of 2022. The initial softening started to during Q2 in some markets, such 

as the Netherlands, Spain and Norway. These have been joined by Germany, Denmark, Finland and 

the Czech Republic in Q3. As a result, yields in these markets are between 25bps and 75bps softer 

than they were at the end of Q1. The continuing high cost of debt mean that we expect that yields will 

remain under pressure in the near term. 

 

3.2 INVESTMENT MARKET – LIGHT INDUSTRIAL   

The French real estate market for light industrial premises shows a historic record at as Q3 2022 with 

1.3 billion euros engaged. It thus concentrates 6% of the investments made in business real estate in 

France over the last 9 months. 

 

139 transactions have been recorded in the last 9 months, a similar number to that observed a year 

earlier. The essence of the activity focused on transactions for an amount less than 20 million euros 

with 127 transactions totalling 674 million euros (51% of investments). This market segment is thus up 

54% year-on-year.  

 

The Ile-de-France region has seen 638 million euros traded since the start of the year, i.e. 49% of the 

national amount of light industrial market. 

 

The acceleration in the rise in bond yields in the 2nd quarter and the prospect of tighter credit conditions 

following the BBC’s announcement of a rate hike, resulted in a rise in prime yield rates on all types of 

products. The prime yield for industrial premises, which experienced a decompression in the 2nd quarter, 

recorded a further increase this quarter to be positioned at 4.50%. 
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3.2 LOCAL MARKET 

 

Extract from simplanter.fr 

The town of Malataverne is not considered a very dynamic area for industrial activities. We have 

highlighted on the map above, the 4 main ZI: 

 

- ZAC Des Eoliennes to the south: 88.26 hectares for 15 enterprises such as The Remarketing 

Company, Inovertis-a3i, Fabemi Environnement, Aramis, Onyx Auvergne Rhône Alpes… 

 

- ZI Des Plaines (where the subject property is located): 89.19 hectares for 136 entreprises, including 

Jardel Services, Presta Silo, Vicat Produits Industriels, Sibille Fameca… 

 

- ZA de L’Etang to the north: 22.24 hectares counting 54 enterprises such as Textiss, Webtex, A3P 

Termoformage, Pyroverre, Pixel Assistance, Faure Motoculture Moderne…   
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3.3 LETTING COMPARABLES 

 

Despite the significant rental share of the market for light industrial premises, we have not found any 

recent rental references in the area where the property is located, nor in the extended perimeter. We 

therefore indicate below some available space located in a nearby area:  

 

Date Address Area (sq m) Rent (€) Comments 

Offer 
Pierrelatte 
(26700) 

900 37 
Fully enclosed site of 1,200 sq 
m 

Offer 
Mours-Saint-
Eusèbe (26540) 

1,070 58 
330 sq m of office and 770 sq 
m of second hand LI 

Offer 
Saint Paul Trois 
Châteaux (2130) 

1,612 56 
Industrial building with 203 sq 
m of office space 

Offer  
Valence Sud 
(26000) 

1,150 57 
Close to the A7. In good state 
of repair 

 

Based on the above offers and having in mind the main characteristics of The Property such as 

its secondary location in a small industrial zone (but the proximity of main road accesses), its 

size, it’s fair condition overall, we are of the opinion the Market Rent lies in the region of €45 per 

sq m pax overall. 

3.4 INVESTMENT COMPARABLES 

 

We detail below a number of investment transactions comparable to the subject property, from the past 

two years: 

 

Date Address Area (sq m) Price (€) 
Price 
€/sq m 

Comments Yield 

09/06/2021 
5 buildings 
in Aurillac  

5,345  2.50 M 468 
Second hand 
light industrial 
buildings 

- 

Offer 
Pierrelatte 
(26700) 

1,236 577,000 467 Second hand  

Offer 
Montvendre 
(26120) 

470 377,690 804 
Second hand 
with parkings 

 

Offer 
Valence 
(26000) 

1,250 820,080  656 
Second hand – 
available end of 
2023 

- 

 

Having in mind the current trend observed on the investment market which after several years 

of yield compression seems to have reached a slowdown where investors are adopting a “wait 

& see” attitude as we anticipate a rise in yields mainly due to the economic context, and having 

regard to the main characteristics of The Property such as its location, tenancy situation and 

size, fair good condition overall, we are of the opinion the Property could reach an equivalent 

yield in the region of 8.00% if it was to be sold.  
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Valuation Advice 
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4.1 VALUATION CONSIDERATIONS 

Having regard to the above sections, we consider The Property to have the following strengths and 

weaknesses: 

 

 

STRENGTHS WEAKNESSES 

 Good access by road: direct access at 
immediate proximity to the A7 

 Fully let building 

 Freehold 

 Fully enclosed site with parking spaces 

 

 Limited public transport 

 Small industrial zone 

 Ageing building 

OPPORTUNITIES THREATS 

 Renovation of the building 

 Lack of light industrial space within the 
area 

 Uncertainty of the economic market, 
impacting the real estate market 

 Increasing costs to maintain ageing 
property 

 

4.2 INCOME ANALYSIS 

4.2.1  Analysis of Lease Terms 

The property is currently owner occupied however for the purpose of our valuation we have assumed 

it to be let on a 3/6/9 year commercial lease. The theoretical weighted average unexpired lease term is 

some 3.00 years (earliest) and 9.00 years (expiry).   

 

 

Tenancy schedule analysis by use *

Areas Lettable area Vacancy Current rental 

income

WALB WALT

sq m EUR p.a. years years

Industrial 3 020 - 135 900 3,00 9,00

Office 110 - 4 950 3,00 9,00

Subtotal 3 130 - 140 850 3,00 9,00

Total 140 850 3,00 9,00

* As at date of valuation; not including temporary rent reductions and future lease contracts
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4.3 APPROACH TO VALUATION 

4.3.1  Market Rent 

Based on the comparable evidence above, with have allowed for an average market rent for the 

property of €45 per sq m pax. We consider that the current aggregate Market Rent of the subject 

property on a headline basis is in the region of €140,850 per annum excl.  

 

 

 

4.3.2  Term & Reversion approach 

In Our analysis is based on the traditional investment method of valuation, whereby we have capitalized 

the potential income from the property, having regard to comparable evidence, the overall 

characteristics of the property, tenant covenant strength, rental levels and general investor sentiment 

for this type of product. 

 

The yields we have chosen reflect the risks of industrial properties and the sale liquidity of the building. 

 

For this method, we assumed that LMS signed a lease contract on the entire property, on the Market 

Rental Value, for a 3/6/9-year duration. This type of lease contract gives a fairly secured level for an 

investor and offer a good marketability of the property. 

 

We have deducted from the total Rent of €140,850 pax, the non-recoverable charges of €3,099 per 

annum which have calculated as follows: 

 

▪ 0.2% provision for the management fees (Pinel), 

▪ An allowance of 2% of the gross rent for structural works / Article 606 of French Civil Code. 

 

In term of yields: 

▪ Capitalisation of the net rent at a yield of 8.00% until the expiry of lease; 

▪ In reversion: Capitalisation in perpetuity of the net rent at a yield of 8.00%. 

Having carefully considered the property, as described in this report, we are of the opinion that the 

Market Value of the freehold interest, in existing use, is: € 1,610,000 Excl. Transfer costs. 

 

Market rent analysis by use *

Areas Lettable area Current rental 

income

Current rental 

income

Market rental 

income

Market rental 

income

Over / 

underrent 

sq m EUR per sq m 

p.a.

EUR p.a. EUR per sq m 

p.a.

EUR p.a. currently let 

rental units

Industrial 3 020 45 135 900 45 135 900 -

Office 110 45 4 950 45 4 950 -

Subtotal 3 130 45 140 850 45 140 850 -

Total 140 850 140 850 -

* As at date of valuation; not including temporary rent reductions and future lease contracts
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4.3.4  DCF approach 

We have compared the valuation using a DCF approach where we have taken into consideration the 

same assumptions than for our T&R approach. We have applied the following main assumptions: 

 

▪ Start date: 1 January 2023, 

▪ Cash Flow Period: 10-year, 

▪ Discount rate: 8.50%, 

▪ Exit Cap. Rate: 9.00%, 

▪ Inflation and indexation 

 

▪ Exit legal costs: 6.90%. 

▪ Purchaser Costs: 6.90% 

 

We therefore arrive at a Net Market Value as at 31 December 2022, of €1,620,000 net of purchaser 

costs (hors droits). This reflects: 

 

▪ A net value of €518 per sq m overall 

▪ A Net Initial Yield of 7.96% 

▪ A Reversionary yield 7.96% 

This approach supports our T&R calculation. 

 

  

Year 1 Year 2 Year 3 Year 4 Year 5 From Year 5

Cost Inflation 5,70% 3,30% 2,30% 1,90% 1,50% 1,70%

ILC 3,50% 2,50% 1,75% 1,50% 1,50% 1,50%

ICC 7,50% 5,00% 2,30% 1,60% 1,60% 1,60%

ILAT 4,00% 2,50% 2,00% 1,85% 1,60% 1,60%

Inflation 5,70% 3,30% 2,30% 1,90% 1,50% 1,70%
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4.4 VALUATIONS 

4.4.1  Fair Value 

Having carefully considered The Property, as described in this report, we are of the opinion that the 

Fair Value of the freehold interest is (rounded): 

 

€1,610,000 Excl. 

(ONE MILLION SIX HUNDRED AND TEN THOUSAND EUROS EXCLUSIVE) Hors droits 

 

It corresponds to: 

▪ a ratio per sq.m of : € 514 excl. transfer costs 

▪ an equivalent yied of: 8.00% 

▪ Transfert costs of: 6.90% 

4.4.3  Valuation Calculations 

A printout of our valuation calculations is enclosed at Appendix III. 

 

4.4.4  Estimated Reinstatement Costs 

You have sought from us an indication of the current reinstatement cost of The Property in its present 

form.  This indication of cost is provided below but, as stated in the RICS Appraisal and Valuation – 

Global Standards, it is “given solely as a guide, as a formal estimate for insurance purposes can only 

be given by a quantity surveyor or other person with sufficient current experience of replacement costs”.  

We confirm that The Property has not been inspected by such a person, and therefore the cost 

indication below is provided without liability. 

 

 

  

Indication of Reinstatement Costs

Use
Gross Internal 

Area

Building Reinstatement 

Cost (BRC)

Building Reinstatement 

Cost (BRC)

sq m EUR per sq m or % of CC EUR total excl.VAT

Offices 110

Construction Cost (CC) 1 000 110 000

Demolition and Site Clearance Costs 10% 11 000

Professionnal Fees 20% 24 200

Subtotal Estimated Reinstatement Cost 110 1 320 145 200

Light industrial 3 020

Construction Cost (CC) 750 2 265 000

Demolition and Site Clearance Costs 10% 226 500

Professionnal Fees 20% 498 300

Subtotal Estimated Reinstatement Cost 3 020 990 2 989 800

Total rounded Estimated Reinstatement Cost 3 130 1 003 3 140 000
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General Assumptions & Conditions to 

Valuations 
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5.1 GENERAL ASSUMPTIONS  

Unless otherwise stated in this report, 

our valuations have been carried out on 

the basis of the following General 

Assumptions.  If any of them are 

subsequently found not to be valid, we 

may wish to review our valuations, as 

there may be an impact on them. 

 

1. That the 

Freehold/Heritable/Leasehold or other 

interests are not subject to any unusual 

or especially onerous restrictions, 

encumbrances or outgoings contained in 

the Title.  Should there be any 

mortgages or charges, we have 

assumed that the property would be sold 

free of them.  We have not inspected the 

Title Deeds or Land Registry Certificates. 

 

2. That we have been supplied with all 

information likely to have an effect on the 

value of the Property, and that the 

information supplied to us and 

summarised in this report is both 

complete and correct. 

 

3. That the buildings were erected in 

accordance with planning permissions, 

and every building complies with all 

statutory or local authority requirements.  

All necessary consents and 

authorisations for the use of the Property 

and the processes carried out at the 

Property (in particular to be issued by 

public authorities, neighbours or other 

third parties) are in existence, will 

continue to subsist and are not subject 

to any onerous conditions.  

 

4.  That the property to be valued is 

not subject to any public encumbrances 

which could have an effect on value. 

 

5. That the property is not adversely 

affected, nor is likely to become 

adversely affected, by any highway, 

town planning or other schemes or 

proposals, and that there are no matters 

adversely affecting value that might be 

revealed by a local search, replies to 

usual enquiries, or by any statutory 

notice (other than those points referred 

to above). 

 

6.  That the property to be valued is 

not under monumental protection.  

 

7. That the buildings are structurally 

sound, and that there are no structural, 

latent or other material defects, including 

rot and inherently dangerous or 

unsuitable materials or techniques,  

whether in parts of the buildings we have 

inspected or not, that would cause us to 

make allowance by way of capital repair 

(other than those points referred to 

above).  Our inspection of the property 

and this report do not constitute a 

building survey. 

 

8.  That the site is appropriate and has 

load bearing capacity suitable for the 

realized or anticipated form of 

development, that no abnormal ground 

conditions exist and no additional or 

unusual expenditure on e.g. foundations 

or drainage systems are required.  The 

ground does not contain any 

archaeological remains.  There are no 

underground mineral or other workings, 

noxious substances or any other matters 

that may cause additional costs or delay. 

 

9. That the properties are connected, or 

capable of being connected without 

undue expense, to the public services of 

gas, electricity, water, telephones and 

sewerage.  

 

10.  That in the construction or 

alteration of the buildings no use was 

made of any deleterious or hazardous 

materials or techniques, such as high 

alumina cement, calcium chloride 
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additives, woodwool slabs used as 

permanent shuttering and the like (other 

than those points referred to above).  We 

have not carried out any investigations 

into these matters. 

 

11.  That the properties have not 

suffered any land contamination in the 

past, nor is it likely to become so 

contaminated in the foreseeable future.  

We have not carried out any soil tests or 

made any other investigations in this 

respect, and we cannot assess the 

likelihood of any such contamination. 

 

12.  That the property does not suffer 

from any risk of flooding.  We have not 

carried out any investigation into this 

matter. 

 

13.  That the property either complies 

with the relevant Disability 

Discrimination Acts and all other Acts 

relating to occupation, or if there is any 

such non-compliance, it is not of a 

substantive nature. 

 

14.  That the tenants are creditworthy 

and capable of meeting their obligations.  

There are no arrears of rent or breaches 

of covenants.  It is assumed by Savills 

that lease agreements and any other 

agreements provided to Savills are valid, 

and no facts do exist which would entitle 

a party to terminate or cancel such 

agreements. 

 

15.  That there are no circumstances 

related to subsidies or grants which 

could have an effect on the value of the 

properties.  It is assumed that there are 

no unusual restrictions with respect to 

the occupation of the buildings or the 

level of rents. 

 

16.  That all public taxes, charges and 

contributions, including without limitation 

contributions levied by public authorities 

with respect to the site development, 

have entirely been levied and paid as at 

the date of valuation.  In particular it is 

assumed that no public infrastructure 

contributions or similar contributions can 

be levied in the future. 

 

17.  That the subject properties are 

covered by a valid adequate and 

appropriate insurance policy as regards 

the sum assured and the types of 

potential loss covered. 

 

18.  Oral statements by public officials, 

particularly involving factual information, 

cannot be regarded as legally binding.  

Savills assumes such oral statements to 

be correct; however, Savills is unable to 

accept any liability for the application of 

any such statements or information in 

the report. 

 

5.2 GENERAL CONDITIONS 

Our valuations have been carried out on 

the basis of the following general 

conditions: 

 

1. We have made no allowance for any 

Capital Gains Tax or other taxation 

liability that might arise upon a sale of 

the property. 

2. Our valuations are exclusive of VAT (if 

applicable). 

3. No allowance has been made for any 

expenses of realisation. 

4. Excluded from our valuations is any 

additional value attributable to goodwill, 

or to fixtures and fittings which are only 

of value in situ to the present occupier. 
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Appendix I - Terms of Engagement 
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Appendix II - Photographs 
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Front façade 

 
 

 
Back façade 

 
 



 

 

Photographs 

ZI Des Plaines – 26780 Malataverne 

 

 

Headlam Group  December 2022  2 

 

  

 
 

 
Office space 
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Industrial space 

 

 
Industrial space 
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Property ID Malataverne Determination of Market Value   

Property Address

Postal Code 26780

Municipality Malataverne Malataverne   

General Information Property Pictures

Date of Valuation 31/12/2022

Client Headlam Group

Type of Valuation Market Value

Type of Inspection Full inspection

Currency EUR

Subject Property

General Property Information

Type of Property

Year of Construction 1988

Year of Modernisation

Land Area 10 729 sq m

Tenure Freehold

Letting Situation as at Date of Valuation

Lettable Area 3 130 sq m

Vacancy on Area -

Current Rental Income (EUR p.a.) 
[1] 140 850

Current Rental Level (EUR per sqm p.m.) 
[2] 45

WALT until next Break Option (years) 3,00 Geographical Position

WALT until next Lease Expiry (years) 9,00

Current Rental Income with Fixed Expiry 100,0%

Market Value

Rounded Market Value in EUR 1 610 000

per sq m 514

Weighted Cap 

Rate of Term

Weighted Cap 

Rate of 

Reversion

Equivalent 

Yield

Internal Yields and Rates 8,00% 8,00% 8,00%

At Current 

Rent

At 

Reversionary 

Rent

Net (Initial) Yield 8,00% 8,00%

[1]
 Excluding in place temporary rent reductions and rent free periods

[2]
 Excluding rental income generated by non-area units, e.g. parking lots, antennas, etc.

ZI Des Plaines

Industrial

Property Picture 2

Macro Location Micro Location

Property Picture 1
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Property ID Malataverne Determination of Market Value   

Property Address

Postal Code 26780

Municipality Malataverne Malataverne   

ZI Des Plaines

Rent Analysis

General Current Market Reversionary

Total Area / 

Units

Vacant Area / 

Units Vacancy Current Rent 
[1]

Current Rent 
[1]

Over- / Underrent of Currently 

Let Area / Units

WALT until 

next Break 

Option

WALT until 

next Lease 

Expiry

Structurally 

Vacant 
[2]

Structural 

Vacancy 
[2]

Market Rent Market Rent

Reversionary 

Rent

Reversionary 

Rent

sq m / units sq m / units EUR p.a. EUR per sq m p.a. % of Market Rent years years sq m / units Vacancy in % EUR p.a. EUR per sq m p.a. EUR p.a. EUR per sq m p.a.

Industrial 3 020 - - 135 900 45  - 3,00 9,00 - - 135 900 45 135 900 45

Office 110 - - 4 950 45  - 3,00 9,00 - - 4 950 45 4 950 45

Lettable Area Subtotal 3 130 - - 140 850 45  - 3,00 9,00 - - 140 850 45 140 850 45

Lettable Units Subtotal - - - - - - - -

Total 140 850  - 3,00 9,00 140 850 140 850

Area by Type of Use Rental Income (Thousand EUR p.a. as at Date of Valuation)

[1]
 Excluding in place temporary rent reductions and rent free periods

[2]
 Structural vacancy refers to non-lettable area / units and might also be applied after an existing lease

[3]
 Potential rent is the total of current rent generated by currently-let area / units plus the achievable market rent for currently-vacant and lettable area / units

Industrial (96,5%)

Office (3,5%)

-
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1 2

Current Rent Market Rent Reversionary Rent
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Property ID Malataverne Determination of Market Value   

Property Address

Postal Code 26780

Municipality Malataverne Malataverne   

ZI Des Plaines

Lease Analysis

Top Tenants (including Future Leases)

Area Area share Current Rent

Rent starting 

later than 

Valuation Date

Total 

Contracted 

Rent

Share of 

Contracted 

Rent

Contracted 

Rent

Over- / Underrent of Currently 

Let Area / Units

WALT until 

next Break 

Option

WALT until 

next Lease 

Expiry Market Rent Market Rent

Reversionary 

Rent

Reversionary 

Rent

sq m EUR p.a. EUR p.a. EUR p.a. EUR per sq m p.a. % of Market Rent years years EUR p.a. EUR per sq m p.a. EUR p.a. EUR per sq m p.a.

# 01 LMS 3 130 100,0% 140 850 - 140 850 100,0% 45  - 3,00 9,00 140 850 45 140 850 45

Lease Profile by Tenants Lease Profile by Rental Income
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Property ID Malataverne Determination of Market Value   

Property Address

Postal Code 26780

Municipality Malataverne Malataverne   

ZI Des Plaines

Property Valuation

Net Operating Income

Gross Rental 

Income

Management 

Costs

606 Major 

Repairs Land Tax Office Tax Insurance

Doubtful 

debtors Other non-recs Ground Rent

Net Rental 

Income Vacancy Costs 

Net Operating 

Income

As at valuation date (EUR p.a.) 140 850 -282 -2 817 - - - - - - 137 751 - 137 751

100,0% -0,2% -2,0% - - - - - - 97,8% - 97,8%

Structural 

Vacancy Costs 

Reversion (EUR p.a.) 140 850 -282 -2 817 - - - - - - 137 751 - 137 751

100,0% -0,2% -2,0% - - - - - - 97,8% - 97,8%

Determination of Market Value

Present Value of Term 860 472

Present Value of Reletting -

Present Value of Reversion 861 420

Preliminary Gross Present Value 1 721 891

Present Value of Non-recurring Costs (e.g. Capex) -

Gross Present Value 1 721 891

Purchase Costs 6,90% -111 142

Net Present Value 1 610 750

Rounded Market Value in EUR 1 610 000

per sq m 514

Net Initial Yield 8,00%

Net Reversionary Yield 8,00%

Net Market Yield 8,00%

Weighted Cap Rate of Term 8,00%

Weighted Cap Rate of Reversion 8,00%

Equivalent Yield 8,00%
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Property ID Malataverne Determination of Market Value - Rental Units       

Property Address ZI Des Plaines

Postal Code 26780

Municipality Malataverne Malataverne       

Unit data Term considerations Reletting considerations Reversion considerations Valuation result

Tenant Name Type of Use Area / units Lease status Contracted rent Contracted rent

Non-

recoverable 

costs Term NOI Term duration Term cap rate

Present value 

of rent 

reductions

Present value 

of term Reletting scenario Void period Void costs

Rent 

abatements

Refurbishment 

costs

Agency 

Commission

Present value 

of reletting Market rent Market rent

Applied 

reversionary 

rent

Applied 

reversionary 

rent

Reversionary 

non-

recoverable 

costs

Reversionary 

NOI

Reversion cap 

rate

Present value 

of reversion

Preliminary 

present value

Transaction 

Costs

Preliminary 

net present 

value

Preliminary net 

present value 

per sqm

sq m / number EUR p.a.

EUR per sq m 

p.a. EUR p.a. EUR p.a. years EUR EUR months

EUR per sq m / 

unit p.a. months

EUR per sq m / 

unit

% of 

reversionary 

rent EUR EUR p.a.

EUR per sq m / 

unit p.a. EUR p.a.

EUR per sq m / 

unit p.a. EUR p.a. EUR p.a. EUR EUR EUR EUR per sq m

LMS Industrial 3 020,00  Let 135 900 45 -2 990 132 910 9,00 8,00% - 830 231 Rent renegotiation at lease expiry - - 135 900 45 135 900 45 -2 990 132 910 8,00% 831 146 1 661 378 6,90% 1 554 142 515

LMS Office 110,00  Let 4 950 45 -109 4 841 9,00 8,00% - 30 240 Rent renegotiation at lease expiry - - 4 950 45 4 950 45 -109 4 841 8,00% 30 274 60 514 6,90% 56 608 515

Total 140 850 -3 099 137 751 860 472 - 140 850 140 850 137 751 861 420 1 721 891 6,90% 1 610 750

Subtotal let 140 850 -3 099 137 751 860 472 - 140 850 140 850 137 751 861 420 1 721 891 1 610 750

Subtotal pre-let - - - - - - - - - - -

Subtotal vacancy - - - - - - - - - - -
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