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EXECUTIVE SUMMARY 

Valuation Object Building rights within the area of Varamon in Motala, 

Motala municipality. 

Date of Valuation 2017-03-23. 

Date of Report 2017-03-27. 

On behalf of Motala Kommun. 

Instruction 

 

 

 

Special Assumptions 

To value the unencumbered leasehold interest in the 

property on the basis of Market Value as at the 

valuation date in accordance with the terms of 

engagement entered into between CBRE and Motala 

Kommun dated 2017-03-20. 

The valuation is performed with the special assumption 

that an approved detail plan, which allows the planned 

development, exists at the date of valuation. 

Purpose Internal. 

Capacity of Valuer External. 

Estimated market value of the valuation object at the date of valuation 2017-03-23:  

SEK  61,000,000  

Market Values per property use and table with values follow below: 

 

 Building right for residential apartments exclusive connection 

costs (water and sewage, electric etc.), tenant-ownership for 

weekend cottage (SEK/SQ.M gross floor area):  

 Building right for cabin plot exclusive connection costs (water 

and sewage, electric etc.), tenant-ownership for weekend cottage 

(SEK/SQ.M plot size):  

 Building right for commercial properties exclusive connection 

costs (water and sewage, electric etc.), retail (SEK/SQ.M gross 

floor area): 

 Building right for commercial properties exclusive connection 

costs (water and sewage, electric etc.), playland (SEK/SQ.M 

gross floor area): 

 Building right for waterpark exclusive connection costs (water 

and sewage, electric etc.), (SEK/SQ.M gross floor area): 

 

 

 

900 

 

 

475 

 

 

300 

 

 

250 

 

50 

 



 

   

 

 

 

USE GFA

VALUE (SEK/SQ. M 

GFA) LAND (SQ. M)

VALUE (SEK/SQ. M 

LAND)

DEMOLISHION 

COST (SEK/SQ. M 

GFA)

TOTAL 

VALUE/COSTS 

(SEK)

Retail 10,000     300 3,000,000                

Playland 10,000     250 2,500,000                

Waterpark 10,000     50 500,000                   

Apartments 11,332     900 10,198,800              

Cabins (sq. m land) 101,750                 475 48,331,250              

Folkets Park 3,533       1,000-                         3,533,000-                

SUM 60,997,050              

TOTAL VALUE 61,000,000            
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INTRODUCTION 

Instruction 

On behalf of Motala Kommun, appointed by Hanna Hammarlund, CBRE Sweden AB 

has been instructed to undertake a valuation on the basis of Market Value regarding 

Building rights within the area of Varamon in Motala, Motala municipality. 

CBRE will valuate building rights for residential apartments (tenant-ownership for 

weekend cottage), cabin plots (tenant-ownership for weekend cottage), building rights 

for commercial properties and waterpark. 

The valuation is performed with the special assumption that an approved detail plan, 

which allows the planned development, exists at the date of valuation. 

The demarcated area, size of the building rights and configuration is stated in the 

description which follows under section “Description of the Valuation Object”. 

The valuation is made in March 2017 with 2017-03-23 as the valuation date. 

Valuation Assumptions 

The Market Value is estimated with the assumption that all building rights could be 

exploited “immediately”, therefore no considerations have been taken to any effects 

regarding interest and present value which may occur by a stage selectivity of the 

building rights. 

Estimated market value of building rights for residential apartments, commercial 

properties and waterpark regards the building right (plot) exclusive connection costs for 

water and sewage, heating, broadband, telephone and electricity etc. It is assumed that 

the valuation object has an approved property formation order which is in line with the 

detail plan. 

In all cases it is assumed that no costs linked to any development agreement or similar is 

added. 

It is assumed that any burdensome right is not affecting the value.  

It is assumed that the foundation conditions are normal for the area and that the ground 

not is vitiated with any environmental liability, imposition of authority or other error or 

omission. 

The Market Value is estimated by information received from the client. Any closer 

inspection of the data, in addition to a general plausibility check, has not been carried 

out within the framework of this mission. 

The object has not been inspected in the context of the valuation. 

It is assumed that the purchaser buys all the building rights at a single transaction for the 

planned use, which is described under section “Proposed development”. 

Special Assumption 

The areas stated in the report, regarding number of entities and total GFA, are 

approximate and not approved with building permits. In agreement with the client, the 
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assumption is made that these areas are final. The valuation is therefore performed with 

the special assumption that an approved detail plan, which allows the planned 

development, exists at the date of valuation. 

Sources of Information 

We have carried out our work based upon the following information, which we have 

assumed to be correct and comprehensive: 

 

 Mission statement with information/comments regarding areas/total GFA from 

the client 

 Maps 

 Extract from the district price database and real estate and rental market 

databases 

 

If any piece of information or evaluation provided, which the valuation is based on, 

proves to be incorrect the valuation should be carried out again with the correct 

information. 

Limitation of Liability 

CBRE's liability only covers compensation for direct damage for errors and omissions. It 

does not include indirect losses such as lost profits, expected savings, loss of income or 

other financial damage. CBRE's liability does not cover damage caused by incorrect 

conditions or incorrect information provided to us whether the information is obtained 

from the client or official records. 

The client's right to damages as described above is forfeited if the claim for 

compensation is not made in writing without delay, but not later than one year after the 

mission has been carried out. CBRE accept no liability towards any other party than the 

client for the content of the Market Value report. 

CBRE shall not be liable for any indirect, special or consequential loss or damage 

howsoever caused, whether in contract, tort, negligence or otherwise, arising from or in 

connection with this Report. Nothing in this Report shall exclude liability which cannot be 

excluded by law. 

For more information, see appendix ”Terms and conditions”. 

Compliance with Valuation Standards 

The valuation has been prepared generally in accordance with the RICS Valuation – 

Professional Standards global January 2014 including the International Valuation 

Standards and the RICS Valuation – Professional Standards UK January 2014 (“the Red 

Book”). 

We confirm that we have sufficient current local and national knowledge of the 

particular property market involved, and have the skills and understanding to undertake 

the valuation competently. 

This Valuation is a professional opinion and is expressly not intended to serve as a 

warranty, assurance or guarantee of any particular value of the subject property.  Other 
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valuers may reach different conclusions as to the value of the subject property.  This 

Valuation is for the sole purpose of providing the intended user with the Valuer’s 

independent professional opinion of the value of the subject property as at the valuation 

date. The valuation is performed by Andreas Eckermann, by Samhällsbyggarna 

Authorised Property Valuer and Peter Eriksson, Property Valuer. 

Other 

The fee received by CBRE for performing this valuation is a predetermined amount and 

not linked to the Market Value. The valuation is available for the supervision of the RICS 

disciplinary committee, in accordance with the RICS standards. In the event that you 

consider that we have not achieved the high standards we set ourselves in the services 

we provide, don't hesitate to contact us. A written copy of our action plan for the 

complaint will be made available on request. 
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LEGAL NOTICE 

This valuation report (the “Report”) has been prepared by CBRE Sweden AB (“CBRE”) 

exclusively for Motala Kommun (the “Client”) in accordance with our terms of 

engagement dated 2017-03-20 (“the Instruction”).  The Report is confidential and it 

must not be disclosed to any person other than the Client without CBRE's prior written 

consent.  CBRE has provided this report on the understanding that it will only be seen 

and used by the Client and no other person is entitled to rely upon it, unless CBRE has 

expressly agreed in writing.  Where CBRE has expressly agreed that a person other than 

the Client can rely upon the report then CBRE shall have no greater liability to any party 

relying on this report than it would have had if such party had been named as a joint 

client under the Instruction. 

 

CBRE’s maximum aggregate liability to all parties, howsoever arising under, in 

connection with or pursuant to reliance upon this Report, and whether in contract, tort, 

negligence or otherwise shall not exceed the lower of: 

 

(i) 25% of the value of the property to which the Instruction relates on the date 

of the Instruction; or  

 

(ii) 25 times the price base amount (Swedish: Prisbasbelopp);  

 

CBRE shall not be liable for any indirect, special or consequential loss or damage 

howsoever caused, whether in contract, tort, negligence or otherwise, arising from or in 

connection with this Report. Nothing in this Report shall exclude liability which cannot be 

excluded by law. 
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DESCRIPTION OF THE VALUATION 

OBJECT  

Object type Building rights for residential apartments (tenant-

ownership for weekend cottage), cabin plots (tenant-

ownership for weekend cottage), building rights for 

commercial properties and waterpark. 

Properties AGNESHÖG 3:1, AGNESHÖG 3:2, Part of RÅSSNÄS 

2:27, FOLKETS PARK 1, FOLKETS PARK 3, FOLKETS 

PARK 2, Part of RÅSSNÄS 2:28, FJÄLLSKIVLINGEN 1, 

Part of VARAMON 1:52, Part of VARAMON 1:13 

Address The valuation object is located within the area of 

Varamon in the city of Motala  

Municipality Motala 

Registered owner Motalas Kommun 

 

 

Approximate location of the valuation object is demarcated with the green mark above.  

Map: Datscha 
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Land, area and current use 

The valuation object comprises a total land area of circa 28 hectares. The current use 

comprises undeveloped woods and green areas along with an outdoor pool 

(Motalabadet), Folkets Park, camping area with cabins and parking lots. 

Easements and usufructs 

The valuation object consists of several properties located in Motala and the presence of 

usufructs which affects the valuation object has not been investigated in the context of 

the mission. It is assumed that any burdensome right is not affecting the value.  

Furthermore, it is assumed that the valuation object is equipped with such rights 

necessary for use as the development proposal indicates. 

Joint property unit 

The valuation object consists of several properties located in Motala and the presence of 

joint property units which affects the valuation object has not been investigated in the 

context of the mission. It is assumed that any joint property unit is not affecting the value.  

Furthermore, it is assumed that the valuation object is equipped with such necessary joint 

property units which the development proposal indicates. 

Location (Macro) 
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Population growth

 Number of inhabitants

 Population change per year (%)
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Population structure

Motala Sweden

 

The property is located in the municipality of Motala in Östergötland County. 

Motala municipality has 43,235 inhabitants (30/11/2016). This ranks the municipality 

number 56 in Sweden in terms of population. 

During the last ten years Motala has had a positive population change. The change has 

been 0.30 per cent per year in average. The average age in Motala is 43,1 years. The 

population pyramid above shows the population structure in Motala compared to the 

structure in Sweden as a whole. 

The median income in Motala is SEK 245,907, compared to the median income for 

Sweden of SEK 264,494 per year (2015). The median disposable income in the 
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municipality is SEK 311,400 per year, to be compared with the median disposable 

income per person in Sweden of SEK 345,800 per year (2015). 

According to Arbetsförmedlingen, the Swedish Public Employment Service, the 

unemployment rate for people between ages 16-64 is reported at 8.4 per cent (2016). 

According to the same definition the average unemployment rate in Sweden is 6.0 per 

cent. 

The biggest public employer in Motala is Motala Municipality and the biggest private 

employer is Poppelstaden Omsorgsförvaltning Aktiebolag with 4 075 and 225 

employees respectively. The industry group with most employees in the municipality is 

human health and social work activities 

Employer Number of employees

Motala Kommun 4,075

Mondelez Sverige Production Ab 1,325

Poppelstaden Omsorgsförvaltning Aktiebolag 225

Samhall Aktiebolag 175

Aleris Specialistvård Motala Ab 125

Försvarsmakten 125

Arla Plast Ab 125

Autoliv Electronics Aktiebolag 125

Östenssons Livs Aktiebolag 125

Aktiebolaget Motala Verkstad 125

The 10 largest employers in Motala

 

In the yearly ranking from The Confederation of Swedish Enterprise (Svenskt Näringsliv) 

where the business environment is measured for each of the 290 municipalities in 

Sweden, Motala municipality is ranked as number 244 (2016). 

Of the inhabitants between 25 and 64 years in the municipality, approximately 13.0 per 

cent have a higher education of less than 3 years and 16.0 per cent have a higher 

education of 3 years or more. 

Source: foretagsklimat.se, SCB, Arbetsförmedlingen and Ekonomifakta  



 

   

 

12 

Location (Micro) and communications 

 

 

The valuation object is located in the area of Varamon which is located in the city of 

Motala. Varamon is located by the shore of Vättern, the second largest lake in Sweden. 

The surrounding area consists of residential areas along with undeveloped green areas. 

An industrial area with a varied amount of businesses is located nearby. The distance to 

the center of Motala is circa 3 km, within a distance of circa 500 metres there is 

commercial service with grocery stores and a health centre.  

Adjacent to Motalabadet and Folkets Park a bus station is located, which is trafficked by 

bus line 301 with public transport to central Motala. National road 50 passes next to the 

valuation object with connection to the highways E4 and E20, which are located circa 

26 km south respectively 67 km north of the valuation object. 

Proposed development 

As seen on page 13 the valuation object consists of five different sites. The proposed 

development of the different sites follows as below*:  

SITE USE LAND AREA (SQ.M) NUMBER OF ENTITIES TOTAL GFA (SQ.M)

Retail 121,000                              10,000                                

Playland 10,000                                

Water park 10,000                                

Parking lots

1B Apartments 7,900                                  80                                          4,000                                  

2 120,000                              

Cabins - 250                                        18,150                                

Apartments - 100                                        7,332                                  

3 Cabins 7,500                                  25                                          1,513                                  

4 Cabins 10,100                                40                                          2,420                                  

5 Cabins 15,900                                55                                          3,630                                  

1A

 



 

   

 

13 

The valuation object consists of totally 10,000 sq.m for retail use, 10,000 sq.m for 

playland, 10,000 sq. m for water park, 11,332 sq. m for apartments and 25,713 sq.m 

for cabins.  

*The stated areas are approximate. The apartments and cabins will consist of circa 550 different units which 

will vary in size. No exact information is available regarding the different units, or the total GFA. Indicative 

information from the client states that the total gross floor area will be circa 37,000 sq.m for the apartments 

and cabins, and that each cabin will have a plot of circa 275 sq. m. 

 

The valuation object consists of building rights within the areas which are demarcated with white 

marking in the map above. Map: Motala Kommun 
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MARKET COMMENTARY 

Investment market - Sweden 

As a reaction to Brexit, transaction volumes slowed down in some of the European core 

markets in 2016, especially the UK. Possibly this has benefited the Swedish real estate 

market, which performed extremely well from a transaction perspective. 2016 ended up 

at yet another record year for the Swedish transaction market, with a total investment 

volume of SEK 165.3 bn (€ 17.2 bn). When compared to previous record year 2014, 

it’s an increase by 21percent and when compared to year 2015 it’s an increase by 30 

percent. The investment volume for Q4 ended up at close to SEK 52 bn (€ 5.4 bn). 

  

The 2016 transaction volume was boosted by the major portfolio deal where Castellum 

acquired Norrporten from the Second and Sixth Swedish National Pension Funds, for a 

price of approx. SEK 22 bn. For 2016 structural transactions of SEK 25.5 bn have been 

excluded, where the largest deal was Blackstone’s acquisition of a stake in Swedish 

residential landlord D. Carnegie & Co. AB.  

There is a continued strong interest from international capital sources. The non-Swedish 

investors are active in, or considering, most segments with a focus in the most 

established geographic markets. Most Swedish institutions and listed property companies 

are still net buyers. A large proportion of institutional capital was invested in residential, 

while listed property companies mainly acquired commercial properties. 
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For 2016 the portfolio deals ended up at a record volume of SEK 95.3 bn, representing 

58 percent of the transaction volume. 

The office sector dominated, ending up at a record volume of SEK 53.5 bn representing 

32 percent of the total investment turnover in 2016. It was also a record year for the 

residential and retail sectors as in terms of volume being traded, where an increase by 

32 percent and 18 percent respectively was recorded when compared to 2015.  

  

Geographically, Stockholm as a single market contributed to approx. SEK 39 bn, 

representing 24 percent of the total transaction volume in 2016. The interest for the 

Stockholm real estate investment market is bigger than ever. The current prime yield is at 

a record low and the rental levels are the highest recorded, boosted by the relatively 

strong underlying economy and the almost non-existent vacancies. Transaction volumes 

in Gothenburg and Malmö ended up at approx. SEK 8.6 bn and SEK 7.7 bn respectively 

for 2016. Markets in the rest of Sweden, outside of the top three cities (Stockholm, 

Gothenburg and Malmö), contributed to SEK 110 bn which represented 67 percent. This 

mainly due to large nationwide portfolio deals. 
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Promoted by the relatively favourable economic conditions and a continued positive 

market sentiment, CBRE predicts that 2017 will continue as a strong transaction year, 

with high activity among domestic and international investors/capital.  

Although market sentiment is strong, one area of concern is the potential upcoming 

changes regarding the tax position when divesting commercial real estate. The new 

proposal will be presented at the end of the first quarter and depending on the outcome 

this could potentially have a negative effect on the transaction volumes. 
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ASSESSMENT OF VALUE 

As described above the valuation object consists of building rights for residential 

apartments (tenant-ownership for weekend cottage), cabin plots (tenant-ownership for 

weekend cottage), building rights for commercial properties and an indoor waterpark. 

The valuations are made on the basis of comparisons with as far as possible 

comparable sold building rights / land. As the comparable data is very limited, the 

valuation is supplemented with a development calculation.  

Building right for apartments 

Transaction evidence 

For research, a survey regarding transacted plots (with tax code 310, 311, 313) with 

building rights for apartments has been carried out. The researched time span is from 

2013-01-01 and forward in the municipalites of Motala, Falköping, Karlsborg, 

Askersund, Gränna and Vadstena.  

The result of the survey was poor as no purchase, which could be reliable, was found. 

In contact with the municipality of Motala, CBRE received information regarding two 

purchases where a private actor bought land from the municipality. The affairs were both 

signed in the end of 2016.   

The first purchase regarded land located at “Hamnparkeringen”, which is in central 

Motala, just by the river “Motala ström”. The price corresponded to SEK 2,200 per sq. m 

living area, circa SEK 1,700 – 1,800 per sq. m GFA.  

The second purchase regarded the property Buntmakaren 9, which is located in central 

Motala but without the view of the river. The price corresponded to SEK 1,500 per sq. m 

GFA.  

In compare with the valuation object there are some major differences/circumstances 

which must be considered when assessing the market value:  

 Obligation - As the valuation object regards apartments which the buyer is 

obligated to lease to other persons (they can’t be used for permanent living) this 

is something which mainly would affect the value to be lower. 

 Location - The transacted apartments are located in the city centre of Motala, 

which is considered the best location for apartments with close distance to 

commercial service and the train station. One of the transacted objects is 

located by the river, which is considered as prime location for residential units. 

 Attractiveness - The transacted objects are different compared to the valuation 

object as the objects are located more separately and are not part of a larger 

tourism area with waterpark. 

 Liquidity – The residential- and property market in Motala is generally on a low 

level in terms of demand. 

The market value for the valuation object is estimated to be lower than the comparable, 

in a range of SEK 800 – 1100 per sq. m. 
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For supplementing the survey, an analysis of purchased apartments with tenant-

ownership in Motala has been conducted. The apartments were purchased in May 2015 

and forward. The objects are presented in the table and plotted in the map below. 

  

 

ADDRESS ROOMS AREA CHARGE

BUILDING 

YEAR PRICE PRICE/SQ.M SOLD

1 Bispmotalagatan 18 A  2 53                2,235 1960             910,000              17,169 2017-02

2 Borgmästaretorget 3 C  3 56                3,420 1943             700,000              12,500 2016-11

3 Drottninggatan 22 A  2 40                2,839 1943             415,000              10,375 2016-11

4 Zederslundsgatan 1 B  2 46                2,167 1943             625,000              13,586 2016-06

5 Akasialiden 8  3 74                5,460 1990          1,800,000              24,324 2016-09

6 Zederslundsgatan 7 A  2 52                2,458 1944             650,000              12,500 2016-04

7 Bispmotalagatan 18 B  2 52                2,318 1960             900,000              17,307 2016-10

8 Zederslundsgatan 5 B  2 46                2,167 1943             575,000              12,500 2016-05

9 Drottninggatan 22 E  2 40                2,839 1943             400,000              10,000 2016-07

A Storgatan 17 A  2 49                3,427 1943             550,000              11,224 2017-02

B Bispmotalagatan 20 A  2 56                2,123 1946             900,000              16,071 2015-11

C Källgatan 11 B  3 80                5,866 1990          1,550,000              19,375 2017-01

D Östermalmsgatan 9 A  3 76                5,484 1951          1,020,000              13,421 2017-01

E Storgatan 17 A  2 49                3,427 1943             365,000                7,448 2016-09

F Östermalmsgatan 9 B  2 55                3,763 1964             775,000              14,090 2017-02

G Bispmotalagatan 18 B  2 41                1,744 1960             560,000              13,658 2016-10

H Drottninggatan 22 B  1 38                2,702 1940             445,000              11,710 2016-09

I Bispmotalagatan 18 A  2 53                2,410 1960             680,000              12,830 2015-05

J Zederslundsgatan 11 A  2 50                2,352 1943             530,000              10,600 2015-10

K Akasialiden 12  2 65                4,743 1990             695,000              10,692 2015-10

L Zederslundsgatan 11 A  2 50                2,352 1943             500,000              10,000 2015-06

M Akasialiden 8  3 82                5,914 1990          2,000,000              24,390 2015-09

N Drottninggatan 22 D  1 38                2,702 1940             350,000                9,210 2016-06

O Källgatan 23 B  3 80                5,866 1990          1,600,000              20,000 2015-10

P Storgatan 19 B  2 46                3,256 1941             540,000              11,739 2016-10

AVERAGE               3,361             14,656 
 

The average purchase price corresponds to SEK 14,656 per sq. m. The average monthly 

charge is SEK 3,361. With consideration to the charge, the estimated value is in the 

range SEK 26,500 – 31,000 per sq.m. None of the objects presented in the list were 
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newly produced, but they all are located in the central parts of Motala. 

The presented value interval reflects the full value of apartments when produced and 

finished, ready for use. As the valuation object regards building rights, these values must 

be adjusted. 

To further analyse what the market value is for the valuation object, a development 

calculation is presented on page 25. 

Building right for cabins 

Transaction evidence 

For research, a survey regarding transacted plots with building rights for single family 

homes (plots with tax code 211) has been carried out. The researched time span is from 

2013-01-01 and forward in the municipality of Motala. Only arm’s length transactions 

have been taken into the result. The transactions are showed in the table and plotted in 

the map below. 

 

NUMBER DATE

LOCATION 

(MICRO) PROPERTY

MAIN 

USE/ TAX 

CODE

AREA 

(SQM)

PRICE    

SEK '000

PRICE 

SEK/SQM BUYER SELLER

1 17/02/2015 Motala BROMMA 2:25 211 1,207 800 663
Pilhemmer,Anna Ingrid 

Astrid

Ekman,Kent Bonny Roland

2 23/04/2014 Motala KANALJORDEN 3:7 211 1,192 950 797 Rydell,Jan Henrik Ab Göta Kanalbolag

3 03/04/2014 Motala DOCKAN 5 211 1,583 700 442 Lundberg,Kerstin Elisabet Ab Göta Kanalbolag

4 29/10/2013 Motala LINDENÄS 3:17 211 1,678 2,600 1,549
Åkesson,Richard Georg 

Christoffer

Eriksson,Jan Erik

5 05/07/2013 Motala BROMMA 2:9 211 1,061 2,250 2,121 Eriksson,Ann Christine Aruhn,Britt Marie

AVERAGE 1,344 1,460 1,086

 

The list contains totally five different purchases where the average price comprised to  

SEK 1,460,000, circa SEK 1,100 per sq.m land.  

As the valuation object regards cabins which the buyer is obligated to lease to other 
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persons (they can’t be used for permanent living) this is something which must be 

considered when estimating the market value. The transacted objects are also different 

compared to the valuation object as the objects are located more separately in 

residential areas and are not part of a larger tourism area with waterpark. The list is also 

interesting as it gives a hint of the demand for this kind of properties in Motala, five 

purchases in four years. This also differs the objects in the list in comparison with the 

valuation object, as the valuation object consists of 370 plots to be produced and sold 

in a generally short limit of time. This should also affect the values, as the demand hints 

that purchases aren’t made often or on high levels. 

The purchase price varies in an interval of SEK 442 to SEK 2,121 per sq. m land. Due to 

the differences which were stated above, the purchase price for the valuation object is 

estimated to be in the lower range of the interval, circa SEK 450 – 550 per sq. m land. 

For supplementing the survey, an analysis of purchased cabins in the northern area of 

Vättern has been conducted. The objects were transacted during 2014 and forward, the 

cabins have a maximum living area of 80 sq. m. The objects are presented in the table 

and their locations are plotted in the maps below. After sorting out some outliers in terms 

of plot size, the table consists of totally 37 different purchases.  
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ADDRESS ROOMS LIVING AREA (SQ.M)PLOT (SQ.M) CONSTRUCTION YEAR PRICE PRICE/SQ.M TRANSACTION DATE

Sjökärrsvägen 18  3 60 1,000               1958 1,200,000           20,000                2016-04

Järsätter 201  3 78 1,465               1929 1,400,000           17,948                2015-11

Järsätter 229  4 69 1,300               1965 400,000              5,797                  2016-06

Nedra lid södra 28  3 43 1,450               1963 500,000              11,627                2016-05

Böljegången 26  3 53 812                  1969 2,600,000           49,056                2015-09

Nedra lid södra 42  2 58 1,200               1965 350,000              6,034                  2015-05

Nedra lid 17  3 60 1,000               1970 360,000              6,000                  2016-04

Månsudden 14  3 55 1,251               1942 4,600,000           83,636                2015-05

Nedra lid östra 15  2 49 1,200               1960 160,000              3,265                  2016-07

Nedra lid 0  3 64 1,300               1963 415,000              6,484                  2015-05

Notvarpsstigen 17  2 40 1,026               1964 1,000,000           25,000                2015-11

Stekelstigen 4  2 80 1,048               1955 1,000,000           12,500                2014-06

Nedra lid norra 12  2 50 1,200               1965 175,000              3,500                  2015-09

Råssnäsudden 1  4 70 990                  1932 3,200,000           45,714                2014-05

Majstångsgränd 3  3 69 1,330               1960 200,000              39,130                2014-12

Varamovägen 136  4 76 1,063               1950 2,100,000           27,631                2014-06

Skäljenvägen 18  3 65 2,000               1960 650,000              10,000                2016-07

Varamovägen 185  3 60 1,032               1945 3,550,000           59,166                2014-03

Nedra lid södra 6  3 46 1,000               1963 250,000              5,434                  2015-05

Järsätter 247  2 42 1,200               1965 380,000              9,047                  2015-09

Ringvägen 9  3 51 1,000               1962 525,000              10,294                2016-06

Nedra lid östra 19  2 42 1,200               1969 135,000              3,214                  2014-09

Fågelväg 4  3 62 1,100               1962 650,000              10,483                2015-05

Sörhamn glättnäs 28  2 45 1,100               1962 510,000              11,333                2016-06

Sörhamn glättnäs 8  2 43 -- 1959 600,000              13,953                2016-06

Bocksjö ängsbacka 1  4 70 1,150               1937 650,000              9,285                  2016-05

Bocksjö dalen 1  2 70 2,948               1930 575,000              8,214                  2015-07

Vaberget glättenäs 44  3 50 981                  1978 925,000              18,500                2014-04

Skogaryd 10  -- 76 3,124               1909 50,000                657                     2015-05

Ekenäsvägen 5  3 48 2,941               1940 295,000              6,145                  2014-12

Forsanäsvägen 30  3 68 1,567               1962 1,900,000           27,941                2015-10

Forsanäsvägen 7  3 60 1,186               1965 1,999,999           33,333                2015-06

Stora forsa 408  2 40 1,431               1959 920,000              23,000                2016-07

Forsanäsvägen 7  -- 48 1,186               1965 2,000,000           41,666                2015-07

Forsanäsvägen 46  -- 67 1,768               1962 2,350,000           35,074                2014-04

Badviksvägen 3  3 65 1,279               1967 1,950,000           30,000                2014-03

Silverviksvägen 12  3 42 1,313               1974 725,000              17,261                2014-04

AVERAGE 58 1,365             19,330               

The average purchase price corresponds to SEK 19,330 per sq.m living area. The 

average plot size is 1,365 sq. m, the average price corresponds to circa  

SEK 830 per sq. m land. 

As written in the previous page, there are some major differences between the valuation 

object and the transacted objects listed in the table above regarding use etc. The 

purchases are on the other hand interesting as they are smaller cabins for holiday 

purposes, why they provide an indication of the demand of this kind of cabins in this part 

of Sweden. This is something which largely been taken into consider when assessing the 

market value. 

With the foregoing considerations as basis, the land value per cabin is assessed to  

SEK 475 per sq. m. For 370 plots with 275 sq. m plot size, this equals circa  

SEK 48,330,000. 
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Building right for commercial properties 

Transaction evidence 

For research, a survey regarding transacted plots (with tax code 310, 311, 313) with 

building rights for commercial building units has been carried out. The researched time 

span is from 2013-01-01 and forward in the municipalites of Motala, Falköping, 

Karlsborg, Askersund, Gränna and Vadstena. Only arm’s length transactions have been 

taken into the result. All purchases where the size of the building right, or commercial 

purpose, not could be seen have been culled from the result. 

The survey resulted in quite low number of different purchases which were deemed as 

reliable, yet only two transactions had the necessary information regarding building area 

for estimating the price per sq. m GFA. The transactions are showed in the table below. 

PROPERTY BUYER SELLER DATE AREA (SQ.M) PRICE (KSEK) FACTOR (TO GFA) GFA SEK/SQ.M GFA

HJORTRONET 2 Vätternkompaniet Ab Motala Kommun 26/06/2013 650 200 1.15 748 268

ODONET 7 D&D Biltvättar AB Privare person 12/10/2015 1,589 1,900 1.15 1,827 1,040
 

Of the transacted objects in the list above, Hjortronet 2 is estimated as the most 

comparable due to use and location, as the other object was bought by a car washing 

company and the pricing strategy therefor may differ from the valuation object. 

Hjortronet 2 is plotted in the maps below. 

  

The object is located in the retail area of Bråstorp in Motala.  The object is used for a 

local business which is operating as consultancy in CAD and construction. The lettable 

area has been multiplied with an factor of 1,15 for stating the GFA. The purchase price 

was SEK 200,000 for the property, corresponding to circa SEK 270 per sq.m GFA. 

In compare with the valuation object there are some major differences/circumstances 

which must be considered when assessing the market value:  

 Transaction date - The purchase was made in June 2013, which is almost four 

years ago, why the purchase could be viewed as a bit old for comparison with 

the valuation object. 

 Use - The valuation object will be used for retail and playpark/land. The 

purchaser of Hjortronet 2 bought the land for it owns facilities. Therefore, the 

purchase wasn’t made on speculation. 
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 Location - The purchase regards an object located in the retail area Bråstorp, 

which is a much more established location for retail and other businesses than 

the location of the valuation object. 

The property market in Motala is on the other hand considered to have been generally 

stable during the last five years, and there hasn’t been a major value increase for this 

kind of property in the city. The few number of purchases which could be listed in the 

table above also indicate a low demand for properties in Motala. The purchase price is 

therefore considered to be a good indicator of the value of the valuation object.  

For supplementing the survey, an analysis of purchases regarding retail properties in 

Motala has been conducted. The objects were transacted during 2013 and forward, the 

objects are presented in the table below.  

NO.

YEAR:

QUARTER LOCATION PROPERTY

USE/

TAX CODE AREA, SQM

PRICE, 

MSEK

PRICE/

SQM YIELD BUYER SELLER

1 2013:2 Karlstad, Strägnäs, 

Visby, Lund, Motala, 

Ljusdal

Portfolio with mainly Systembolaget as tenant Retail - Other/mixed 90,000 800 8,889 8.60 Granen Nordisk Areal

2 2014:1 Motala Portfolio Retail Retail 8,268 60 7,257 Estea Sverigefastigheter 2 AB No information

3 2015:2 Västerås, Eskilstuna, 

Södertälje, Kalmar, 

Borås, Växjö, Motala

Centra (Västerås), Cityhyset (Eskilstuna) Telgehuset 

(Södertälje) Kvasten (Kalmar) Storknallen (Borås) 

Linnégallerian (Växjö) Gallerian (Motala)

Retail - Shopping 

Centre

73,146 1,127 15,408 Agora (A Group of Retail Assets 

Sweden AB)

Niam has signed an agreement on selling seven 

shoppingcentres in the southern parts of Sweden to 

the new company Agora, A Group Of Retail Assets 

Sweden AB4 2015:2 Motala Tranbäret 3 (Bråstorps Handelsområde) Retail - Big-box 2,360 35 14,831 Estea Sverigfastigheter 2 AB Lekgruppen i Sverige AB

5 2015:2 Motala Lingonet 2 (Bråstorps Handelsområde) Retail - Big-box 3,303 34 10,294 7.50 Estea Sverigefastigheter 2 K/S Motala

6 2016:1 Gotland & Motala Pipdånen 5&6 (Visby) Magneten 4 (Motala) Retail - Other/mixed 5,579 67 12,009 No information Kungsleden

7 2016:3 Motala Dollarstore (Bråstorp Handelsområde) Retail - Big-box 3,000 22.8 7,600 Estea Sverigefastigheter 2 AB No information

 

The purchase price varies in an interval of SEK 7,257 to SEK 14,831 per sq. m for single 

objects located in Motala. The yield level in the purchase which regarded the property 

Lingonet 2 is known. The property was sold for a yield level of 7.50 percent in Q2 

2015. 

To further analyse what the market value is for the valuation object, a development 

calculation is presented on page 26. 

Building right for waterpark 

As a waterpark is an uncommon object, with almost no good comparable purchase to 

use, it is hard to state the market value via transaction comparable. A calculation is also 

hard to use as the rent levels are very uncertain and the revenue from water parks/ 

common baths often are less than the cost for maintaining the business. It is common 

that these kinds of businesses are facilitated by grants from the municipality. Also the 

construction cost is hard to assess as these kinds of properties are complex to construct 

as well as it is associated with larger risks, why a lot of the construction companies are 

reluctant to build them, e.g. Skanska have stopped to undertake construction projects for 

bath houses. 

Below are two purchases, regarding water parks, in Sweden described. 

In 2015, the municipality of Sollefteå bought the property Hågesta 3:123 from Vasallen 

Sollefteå AB. The purchase price was MSEK 1,100 and regarded totally 9,689 sq. m 

land, corresponding to SEK 113 per sq. m. A bath house of totally 2,000 sq. m GFA 

was built, circa SEK 550 per sq. m GFA. 
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In Q3 2016 the municipality of Järfälla sold the property Järfälla Jakobsberg 2:2841 to 

Tagebad AB, which will finance, construct and run the new bath house. The agreement 

states that the municipality will pay an annual compensation of MSEK 23.1 to the 

company; this reflects compensation for the parts in the property which are viewed as 

areas of interest for the municipality, which are the parts with swimming halls. The 

municipality also stands surety for the main part of the investment of the property. The 

purchase price was MSEK 2.0 for a total plot size of 5,400 sq. m, which 

correlates to circa SEK 370 per sq. m land. 

As stated earlier, bath houses/ water parks are special both in construction and as 

business alternative. The described purchases witness this as the first described 

transaction regarded a purchase where the municipality bought a property to build a 

bath house. The municipality has an interest in building a bath house for its citizens and 

the profitability isn’t the main reason for constructing.  

The other purchase regarded a case were the municipality both stands as surety for the 

main part of the investment as well as they compensate the property owner for the areas 

which are stated as “interest areas” for the municipality. This exemplify the special 

circumstances which occurs for bath houses/ water parks as investment alternatives as 

the land could be more profitable for an investor if the land could be used for other 

purposes e.g. residential units. This is also common for ski-resorts, where the profitable 

revenue normally comes from leasing cabins/apartments, restaurants etc and not the 

ski/lift system. 

According to information is the purchaser obligated to construct the water park as part 

of the agreement for buying the land, why this restricts the possibility to use the land for 

another purpose. It is difficult to see that an investor would purchase the land with the 

mind set to conduct a profitable business with only regard to the water park. At the same 

time, it is according to CBRE clearly better to own land than to not do it, because there 

will always be future opportunities.  

With this said, the market value is assessed to SEK 50 per sq. m GFA. 
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Development calculation 

The calculus revenue comes from the project value after completion where the value is 

assessed on the basis of market-based inputs for rents, operational – and maintenance 

costs, property tax and a market rate of return. As for condominiums, project values are 

matched to listed prices. For commercial properties are rents, costs and yield levels 

stated to allow comparisons with the calculations. Exploitation costs are a flat rate, 

assessed on the basis of statistics and experience.  

The building rights market value is deemed by crediting project risk and profit from the 

net value to a value level, which is compared to listed purchases with as far as possible 

comparable building rights.  

The method has the advantage that it mimics the buyer’s argument for an acquisition. At 

the same time, this type of calculations is very sensitive to even relatively small changes 

in input data. 

Building right for apartments 

Apartments, tenant-ownership

Project value after completion (SEK/sq. m living area) 29,000

Factor living area/gross floor area 1.25

+ Project value after completion (SEK/sq. m GFA) 23,200

* Construction costs (SEK/sq. m GFA) 22,000

* Extra ordinary construction costs (SEK/sq. m GFA) 0

* Land costs, facilites within housing area (SEK/sq. m GFA) 0

* Demolition costs (SEK/sq. m GFA) 0

- Sum costs (SEK/sq. m GFA) 22,000

= Net (SEK/sq. m GFA) 1,200

- Profit, risk / comparison to transaction evidence (%) 25%

= Market value of building right (SEK/sq. m GFA) 900                            

* Flat rate

 

The calculation results in a value of SEK 900 per sq. m GFA. Comments should be 

made regarding the used data, where the stated construction cost is set at a quite low 

level compared to observed cost levels for apartment buildings, which could be more 

than SEK 25,000 per sq. m GFA depending on quality and configuration.  
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Building right for commercial properties 

Retail Playland

Rent (SEK/sq. m usable area) 1,000 800

Vacancy/rental risk(%) 5.0% 5.0%

Operational - and maintenance costs (SEK/sq. m usable area) 250 250

Tax (SEK/sq. m usable area)

Yield (%) 7.00% 7.25%

Project value after completion (SEK/sq. m usable area) 10,000 7,034

Factor living area/gross floor area 1.15 1.15

+ Project value after completion (SEK/sq. m GFA) 8,696 6,117

* Construction costs (SEK/sq. m GFA) 13,500 13,500

* Extra ordinary construction costs (SEK/sq. m GFA) 500 500

* Land costs, facilites within housing area (SEK/sq. m GFA) 1,000 1,000

* Demolition costs (SEK/sq. m GFA) 0 0

- Sum costs (SEK/sq. m GFA) 15,000 15,000

= Net (SEK/sq. m GFA) -6,304 -8,883

* Flat rate

 

The calculation results in negative market values with the used data for rents and other 

parameters. It should be mentioned that the used data is set for larger objects, if the 

property is smaller e.g. 200 – 400 sq. m the used data would be different and probably 

result in positive market values.  

In terms of market value, the land where the properties will be developed is of course 

worth something. Consideration must be taken to other possible uses for the land which 

the property owner has the option to realize. With this said, CBRE lays larger weight on 

the transaction evidence than the development calculation when assessing the market 

value. 
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Valuation Summary 

In light of the reported location-price data, calculations and arguments, CBRE assess the 

market values for the building rights at the date of valuation 2017-03-23 to be: 

SEK  61,000,000  

Market Values per property use and table with values follow below: 

 

 Building right for residential apartments exclusive connection 

costs (water and sewage, electric etc.), tenant-ownership for 

weekend cottage (SEK/SQ.M gross floor area):  

 Building right for cabin plot exclusive connection costs (water 

and sewage, electric etc.), tenant-ownership for weekend cottage 

(SEK/SQ.M plot size):  

 Building right for commercial properties exclusive connection 

costs (water and sewage, electric etc.), retail (SEK/SQ.M gross 

floor area): 

 Building right for commercial properties exclusive connection 

costs (water and sewage, electric etc.), playland (SEK/SQ.M 

gross floor area): 

 Building right for waterpark exclusive connection costs (water 

and sewage, electric etc.), (SEK/SQ.M gross floor area): 

 

 

 

900 

 

 

475 

 

 

300 

 

 

250 

 

50 

 

 

 

USE GFA

VALUE (SEK/SQ. M 

GFA) LAND (SQ. M)

VALUE (SEK/SQ. M 

LAND)

DEMOLISHION 

COST (SEK/SQ. M 

GFA)

TOTAL 

VALUE/COSTS 

(SEK)

Retail 10,000     300 3,000,000                

Playland 10,000     250 2,500,000                

Waterpark 10,000     50 500,000                   

Apartments 11,332     900 10,198,800              

Cabins (sq. m land) 101,750                 475 48,331,250              

Folkets Park 3,533       1,000-                         3,533,000-                

SUM 60,997,050              

TOTAL VALUE 61,000,000            
 

 

Valuation Comment 

All value assessment is associated with some uncertainty but it can be noted that the 

valuation of land / building rights is tainted with a greater range of uncertainty than 

normal. As the valuation object is very unique in the city and region, with a lack of fully 

comparable transactions for estimating the market value, this is also something which 

brings a greater range of uncertainty than normal. Also the fact that the areas regarding 
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GFA only are approximate makes the uncertainty much larger. A slight difference in total 

number of cabin plots or total GFA is something which may strongly affect the total 

market value. This also indicates that the valuation is sensitive for minor changes in used 

data. 
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   2010-12-01 Ver 2 

GENERAL TERMS AND CONDITIONS FOR VALUATION REPORTS 
 
These General Terms and Conditions have been produced jointly by CBRE Sweden AB, DTZ Sweden AB, Forum Fastighetsekonomi AB, FS 
Fastighetsstrategi AB, Newsec Advice AB, Savills Sweden AB and Svefa AB. They have been drafted based on generally accepted principles 
regarding valuations, which are produced by Samhällsbyggarna (Swedish professionals for the built environment) Property Valuation Section and 
are intended for use by registered valuers at Samhällsbyggarna. The terms and conditions shall apply as of 1 December 2010 for valuations of 
whole and parts of properties, site leasehold rights, buildings on non-freehold land and similar valuation services in Sweden. The following shall 
apply unless otherwise stated in the valuation report:  
 
 
1 Scope of the valuation report 
1.1 The object of the valuation covers, in the valuation report, the 

real property or the equivalent stated, with appurtenant rights and 
obligations in the form of easements, rights of way, community 
association and other rights or obligations stated in extracts from 
the Land Register (Sw. Fastighetsregistret/ The Real Property 
Register) pertaining to the object of the valuation. 

 
1.2 The valuation report also covers, where applicable, fixtures and 

fittings of the property and fixtures and fittings of the building 
relating to the object of the valuation, however not industrial 
fixtures and fittings to an extent other than as set forth in the 
report. 

 
1.3 Registered rights in respect of the property have been verified by 

means of an extract from the Land Register. Since the 
information obtained from the Land Register has been assumed 
to be accurate and complete, no further investigation has been 
conducted of the legal relations and rights of use. Legal relations 
beyond those set forth in the Land Register have only been taken 
into account to the extent information thereon has been provided 
in writing by the client/owner or his representative. Other than as 
set forth in extracts from the Land Register and information 
provided by the client/owner or his representative, it has been 
assumed that the object of the valuation is not encumbered by 
any unregistered easements, right of use agreements or any other 
agreements which limit, in any respect, the property owner's right 
to use the property and that the object of the valuation is not 
encumbered by onerous expenses, fees or other encumbrances. It 
has also been assumed that the object of the valuation is, in no 
respect, the subject of a dispute. 

 
2 Assumptions for the valuation report 
2.1 The information included in the valuation report has been 

obtained from sources which are deemed to be reliable. All 
information obtained from the client/owner or his representative 
and any holders of rights of use has been assumed to be accurate. 
The information has only been verified through a general 
assessment of reasonableness. In addition, it has been assumed 
that no information of relevance to the valuation opinion has 
been omitted by the client/owner or his representative.  

 
2.2 The land areas which form the basis of the valuation have been 

obtained from the client/owner or his representative. The valuer 
has relied on these land areas and has not measured them on site 
or on drawings, but the areas have been verified by means of an 
assessment of reasonableness. The areas have been assumed to be 
measured in accordance with the "Swedish Standards" applicable 
from time to time. 

 
2.3 As regards tenancies and leasehold conditions relating to land or 

other rights of use, the valuation opinion has, where applicable, 
been based on applicable leases of property and leases of land, 
and other rights of use agreements. Copies of these, or other 
documents, indicating relevant terms and conditions have been 
obtained from the client/owner or his representative. 

 
2.4 It has been assumed that the object of the valuation complies 

with all requisite requirements from public authorities and terms 
and conditions applicable to the property, such as plans, etc., and 
has obtained all requisite permits from public authorities for its 
use in the manner stated in the report. 

 
3 Environmental matters  
3.1 The valuation opinion is conditional on land or buildings relating 

to the object of the valuation not being in need of an 
environmental clean-up and there being no form of 
environmental encumbrance. 

 
3.2 In light of the provisions of 3.1, the valuer shall not be liable for 

any loss incurred by the client or a third party as a consequence 
of the inaccuracy of the valuation opinion due to the object of the 
valuation being in need of an environmental clean-up or there 
being any form of environmental encumbrance. 

 
4 Inspection, technical condition  
4.1 The physical condition of the facilities (buildings, etc.)  as 

described in the report is based on an overall ocular inspection. 
The inspection conducted has not been of such a nature as to 
satisfy the seller's duty of disclosure or the buyer's duty to 
investigate pursuant to Chapter 4, Section 19 of the Land Law 
Code (Sw. Jordabalken SFS 1970:994/Code of Land Laws). The 
object of the valuation is assumed to be in a condition and to be 
of the standard which the ocular inspection indicated at the time 
of the inspection. 

 
4.2 The valuer assumes no liability whatsoever for any latent defects 

or circumstances which are not obvious on the property, under 
the ground or in the building and which might affect the value. 
No liability is assumed for: 
• any matter which would require specialist expertise or special 

knowledge to discover; 
• the functionality (freedom from defects) and/or the condition 

of fixtures of buildings, mechanical equipment, pipes or 
electrical components. 

 
5 Liability 
5.1 Any claims for damages arising from proven loss arising from 

any error in the valuation report must be made within one year 
from the date of the valuation (the date on which the valuation is 
signed).  

 
5.2 The maximum amount of damages which may be payable for 

proven loss arising from an error in the valuation report is 25 
times the price base amount at the date of the valuation. 

 
6 Validity of the valuation report 
6.1 Depending on whether the factors influencing the market value 

of the object of the valuation change, the valuation opinion 
referred to in the report is only valid at the date of the valuation 
subject to the assumptions and reservations set forth in the report.   

 
6.2 Future incoming payments and outgoing payments and growth in 

value as declared in the report, where applicable, have been made 
based on a scenario which, in the opinion of the valuer, reflects 
the future projections of the property market. The valuation 
opinion does not constitute any undertaking as regards actual 
future growth in cash flow and growth in value. 

 
7 Use of the valuation report 
7.1 The content of the valuation report and its appendices is the 

property of the client and shall be used in its entirety for the 
purpose set forth in the report. 

 
7.2 Where the valuation report is used for legal matters, the valuer 

shall only be liable for direct and indirect loss which may effect 
the client provided that the report is used in accordance with 7.1. 
The valuer shall have no liability whatsoever for any loss 
incurred by any third party as a consequence of such third party 
having used the valuation report or information provided therein. 

 
7.3 Prior to the valuation report or parts thereof being reproduced or 

referred to in any other written document, the valuation company 
must approve the content and the manner in which the report is to 
be referred to. 



CBRE Sweden AB - STANDARD TERMS OF BUSINESS  

SUPPLEMENTARY TERMS FOR VALUATION APPOINTMENTS (Page 1 of 2)  

GENERAL PRINCIPLES ADOPTED IN THE PREPARATION OF VALUATIONS AND REPORTS 

We set out below the general principles upon which our valuations and reports are normally prepared, which will apply unless 

specifically mentioned otherwise in the body of the report.  We will be pleased to discuss specific variations to suit your 

particular requirements. 

These supplementary conditions should be read in conjunction with our Standard Terms of Business and Letter of Appointment. 

 

 

1) RICS VALUATION STANDARDS 

All valuations are carried out in accordance with the latest edition of the 

RICS Valuation – Professional Standards published by the Royal Institution 

of Chartered Surveyors, (“the Valuation Standards”) and are undertaken 

by appropriately qualified valuers as defined therein. Where a valuation is 

undertaken or contributed to by more than one qualified valuer, a list of 

those valuers will be retained within the working papers. 

 

2) VALUATION BASIS 

Unless stated otherwise within the report, we have adopted ‘Market Value’ 

and its interpretative commentary as the basis of valuation in accordance 

with the Valuation Standards, which is defined as: 

 

“The estimated amount for which an asset or liability should exchange on 

the valuation date between a willing buyer and a willing seller in an arm’s-

length transaction after proper marketing and where the parties had each 

acted knowledgeably, prudently and without compulsion.” 

 

It should be noted that the interpretive commentary of the Valuation 

Standards makes it clear that, amongst other things, the valuation 

assumes that the appropriate marketing period had occurred prior to the 

valuation date and that simultaneous exchange and completion of the 

sale took place on the valuation date.  Our valuations are, therefore, 

based upon the facts and evidence available as at the valuation date.   

 

We would also draw your attention to the fact that we are required to 

assume that the buyer will purchase in accordance with the realities of the 

current market, and with current market expectations, and that the seller 

will sell the property at market terms for the best price attainable in the 

open market after proper marketing, whatever that price may be. 

 

The valuation represents the price that would appear in a hypothetical 

contract of sale at the valuation date.  No allowances are made in our 

valuations for any expenses of realisation that would be incurred on a 

sale, or to reflect the balance of any outstanding mortgages, either in 

respect of capital or interest accrued thereon.  Costs of acquisition are 

also not included in our valuations. 

 

3) INFORMATION SUPPLIED 

We have assumed that where any information relevant to our valuation is 

supplied by you, or by any third party at your instigation, it is correct and 

comprehensive, and can be safely relied upon by us in preparing our 

valuation. 

 

4) INSPECTIONS 

We undertake such inspections and investigations as are, in our opinion, 

necessary to produce a valuation which is professionally adequate for its 

purpose. 

 

5) DOCUMENTATION AND TITLE 

Unless specifically instructed, we do not read legal documentation.  

Where legal documentation is provided to us, we will have regard to the  

matters therein but recommend that reliance should not be placed on our 

interpretation thereof without prior verification by your legal advisors.  

 

We assume that the information appearing from the Land Register extract 

as per the valuation date is correct and that the property is free from any 

pending litigation.   

 

We further assume that all documentation is satisfactorily drawn and that 

unless disclosed to us, there are no restrictions, easements, covenants or 

other outgoings other than what is evident from the Land Register extract 

on the valuation date which would adversely affect the value of the 

relevant interest(s).   

 

In respect of leasehold properties (Sw. Tomträtt), we will assume that your 

landlord will give any necessary consents to an assignment.  

 

6) TENANCIES 

Unless disclosed to us, it is assumed that all properties are subject to 

normal outgoings and that tenants are responsible for all repairs, the cost 

of insurance and payment of rates and other usual outgoings, either 

directly or by means of service charge provisions. 

Unless we state otherwise, it is further assumed that no questions of doubt 

arise as to the interpretation of the rent review provisions in the lease.  We 

assume that neither the landlord nor the tenant may terminate the lease 

prematurely. 

 

7) TENANTS' COVENANT STRENGTH 

Unless specifically requested, we do not make detailed enquiries into the 

covenant strength of occupational tenants but rely on our judgement of 

the market's perception of them.  Any comments on covenant strength 

should therefore be read in this context.  Furthermore, we assume, unless 

otherwise advised, that the tenant is capable of meeting its financial 

obligations under the lease and that there are no arrears of rent or other 

payments or undisclosed breaches of covenant. 

 

8) AREA 

CBRE will rely on the areas provided with a plausibility check.  

 

9) TOWN PLANNING AND OTHER STATUTORY REGULATIONS 

Unless specifically instructed, we do not normally undertake enquiries to 

obtain town planning and highway information from the relevant local 

authority. 

 

Our valuations are prepared on the assumption that the premises comply 

with all relevant statutory laws and regulations including the Planning and 

Building Act (2010:900) (Sw. Plan och bygglagen), that all mandatory 

inspections have been carried out and where required, issues corrected,  

and that the properties possess current Energy Performance Certificates 

(EPCs) as required under the law on Energy Performance of Buildings 

(2006:985) (Sw. Lagen om energideklaration för byggnader).  We also 

assume that all necessary consents, licences and authorisations for the use 

of the property and the process carried out therein have been obtained 

and will continue to subsist and are not subject to any onerous conditions. 

 

Unless disclosed to us, we assume that there are no outstanding statutory 

breaches or impending litigation in respect of the property. 

 

10) BUILDING SURVEYS 

Unless specifically instructed, we do not undertake building surveys, nor 

do we inspect those parts that are covered, unexposed or inaccessible, or 

test any of the electrical, heating, drainage or other services.  Any readily 

apparent defects or items of disrepair noted during our inspection will, 

unless otherwise stated, be reflected in our valuation, but no assurance is 

given that any property is free from defect.  We assume that those parts 

which have not been inspected would not reveal material defects which 

would cause us to alter our valuation. 

 

11) HAZARDOUS AND DELETERIOUS MATERIALS 

Unless specifically instructed, we do not carry out investigations to 

ascertain whether any building has been constructed or altered using 

deleterious materials or methods.  Unless specifically notified, our 

valuation assumes that no such materials or methods have been used.  

Common examples include high alumina cement concrete, calcium 

chloride, asbestos and wood wool slabs used as permanent shuttering. 
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12) SITE CONDITIONS 

Unless specifically instructed, we do not carry out investigations on site in 

order to determine the suitability of ground conditions and services, nor 

do we undertake environmental, archaeological, or geotechnical surveys.  

Unless notified to the contrary, our valuation is on the basis that these 

aspects are satisfactory and also that the site is clear of underground 

mineral or other workings, methane gas, or other noxious substances. 

 

In the case of properties that may have redevelopment potential, we 

assume that the site has load-bearing capacity suitable for the anticipated 

form of redevelopment without the need for additional and expensive 

foundations or drainage systems.  Furthermore, we assume in such 

circumstances that no unusual costs will be incurred in the demolition and 

removal of any existing structure on the property. 

 

13) ENVIRONMENTAL CONTAMINATION 

In preparing our valuation we assume that no contaminative or potentially 

contaminative use is, or has been, carried out at the property.  Unless 

specifically instructed, we do not undertake any investigation into the past 

or present uses of either the property or any adjoining or nearby land, to 

establish whether there is any potential for contamination from these uses 

and assume that none exists. Should it, however, be subsequently 

established that such contamination exists at the property or on any 

adjoining land or that any premises have been or are being put to 

contaminative use, this may have a detrimental effect on the value 

reported.   

 

14) HIGH VOLTAGE ELECTRICITY SUPPLY APPARATUS 

Where there is high voltage electricity supply apparatus within close 

proximity to the property, unless otherwise stated we have not taken into 

account any likely effect on future marketability and value due to any 

change in public perception of the health implications. 

 

15) PLANT AND MACHINERY 

Our valuation includes those items usually regarded as forming part of the 

building and comprising landlord's fixtures, such as boilers, heating, 

lighting, sprinklers and ventilation systems and lifts but generally exclude 

process plant, machinery and equipment and those fixtures and fittings 

normally considered to be the property of the tenant. 

 

Where the property is valued as a fully equipped operational entity our 

valuation includes trade fixtures and fittings and equipment necessary to 

generate the turnover and profit and it is assumed that these are owned 

and not leased. 

 

16) TAXATION 

In preparing our valuations, no allowances are made for any liability 

which may arise for payment of corporate taxes or any other property 

related tax, whether existing or which may arise on development or 

disposal, deemed or otherwise.  We also specifically draw your attention 

to the fact that our valuation is exclusive of any VAT liability which may be 

incurred. Unless specifically instructed we have not taken into account the 

availability of capital allowances. 

 

17) GOVERNMENT GRANTS 

All valuations are given without any adjustment for capital based 

Government or European Community grants received or potentially 

receivable at the date of the valuation. 

 

18) AGGREGATION 

In the valuation of portfolios, each property is valued separately and not 

as part of the portfolio.  Accordingly, no allowance, either positive or 

negative, is made in the aggregate value reported to reflect the possibility 

of the whole or part of the portfolio being put on the market at any one 

time. 

 

19) PROPERTIES IN OTHER COUNTRIES 

Our valuations of properties situated in other contries than Sweden will be 

reported in the appropriate local currency and represent our opinion of 

the realisable value in the country of origin, computed in accordance with 

local practices, with no allowance made for the transfer of funds to 

Sweden. 

 

20) CONFIDENTIALITY/THIRD PARTY LIABILITY 

Our valuations and reports are strictly confidential to the party to whom 

they are addressed, or their other professional advisors for the specific 

purpose to which they refer.  No third parties may rely upon our valuations 

and reports and no responsibility whatsoever is accepted to any third 

parties for the whole or part of their contents without our written approval. 

 

We would draw your attention to the fact that the valuations may be 

investigated by the Royal Institution of Chartered Surveyors (‘RICS’), on a 

confidential basis, for the purposes of the RICS’s conduct and disciplinary 

regulations, in order to ensure compliance with the Valuation Standards. 

 

21) PUBLICATION 

Neither the whole nor any part of our report, nor any reference thereto, 

may be included in any published document, circular or statement, nor 

published in any way nor disclosed orally to a third party, without our 

written approval of the form and context of such publication or disclosure.  

Such approval is required whether or not CBRE is referred to by name and 

whether or not the report is combined with others.  

 

22) COMPLAINTS PROCEDURE 

In accordance with the RICS Rules of Conduct, we operate a Complaints 

Procedure.  Should you have any reason to complain, please contact our 

Head of Compliance, CBRE Sweden AB, Stockholm. 
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1. PRELIMINARY 

1.1 In these Conditions CBRE Sweden AB is referred to as "we", "us" or 

"our" and the client with whom we contract to supply services is 

referred to as "you" and "your”. 

1.2 Our responsibility is solely to you and we will perform our services 

with all reasonable care, skill and diligence expected of competent 

and properly qualified persons of the relevant disciplines who are 

experienced in carrying out such services and will act in good faith 

at all times. 

1.3 Your contract is with CBRE Sweden AB.  No CBRE Sweden AB officer, 

director, employee, member or consultant contracts with you 

directly or assumes legal responsibility to you personally in respect 

of work performed on behalf of CBRE Sweden AB.  All 

correspondence and other outputs sent to you in the course of our 

appointment with you shall for all purposes be treated as having 

been sent on behalf of CBRE Sweden AB. 

1.4 Our services and fees are as stated in our Letter of Instruction. 

1.5 The terms of our appointment are binding between you and us and 

may only be varied if mutually agreed in writing with you and 

accepted in writing by your authorised signatory and one of our 

Directors or authorised signatory who has signed our letter of 

appointment. 

 

2.  CHARGES AND EXPENSES 

2.1 If there is a material change in the scope of our instructions, we will 

agree with you, in writing, an additional or alternative fee 

arrangement. 

2.2 Unless expressly stated in our letter of appointment, in addition to 

our fees, you will (subject to condition 2.3 below) be responsible for 

all reasonably incurred out-of-pocket expenses including, without 

limitation, advertising, photocopying, printing and reproduction 

costs, signboards, mailshots, photography, receptions, plan printing 

charges, courier charges, travelling costs, overnight accommodation 

etc., and marketing material of any kind. 

2.3 If we are responsible for arranging marketing material then we will 

obtain estimates for the costs of marketing materials and agree 

them with you before incurring the cost. 

2.4 All fees quoted in our letter of appointment are exclusive of VAT, 

which will be charged at the applicable rate.  VAT shall also be 

payable by you on disbursements and other amounts due, where 

applicable. 

2.5 In the event of our appointment being terminated for whatever 

cause, we reserve the right to charge for the work carried out (even 

if incomplete) in accordance with the fee basis agreed for the 

appointment or any subsequent agreed variations to the terms of 

our appointment. 

 

3. PAYMENT 

3.1 Our invoices are due for payment according to the payment terms 

on the invoice. 

3.2 In the event of late payment we reserve the right to charge interest 

in accordance with the Interest Act (1975:635) (Sw. Räntelagen) and 

to charge any reasonable debt collection costs incurred by us in the 

recovery of any outstanding payments that are properly due by you 

to us. 

 

4. QUALITY CONTROL AND COMPLAINTS PROCEDURE 

4.1 Enhancing client satisfaction and continual improvement are key 

requirements of our systems and we are dedicated to providing you 

with a first class personal service. 

4.2 In the event that you feel that we are falling short of the high 

standards that we set ourselves in the services we provide, please do 

let us know.   Our Complaints Procedure involves a full investigation 

of any complaints that we receive and has been designed to comply 

with the Royal Institution of Chartered Surveyors (“RICS”) Rules of 

Conduct.  A written copy of our Complaints Procedure will be made 

available upon request. 

 

5.  LIABILITY 

5.1 All information that has been or will be supplied to us by you or your 

representatives has been or will be accepted as being complete and 

correct unless otherwise stated. 

5.2 Nothing in this appointment shall exclude or limit a party’s liability 

for death or personal injury caused by that party’s negligence, or for 

fraudulent misrepresentation. 

5.3 Neither party to the appointment shall be liable to the other party 

for any indirect, special or consequential loss or damage howsoever 

caused, whether in contract, tort, negligence or otherwise.  

5.4 A party shall not be liable to the other party for any failure or delay 

in performance of its obligations under this appointment where such 

failure or delay is due to reasons outside its reasonable control. 

5.5 Our maximum aggregate liability to you arising from, or in relation 

to, this appointment (in contract, tort, negligence or otherwise) to 

you howsoever arising shall in no circumstances exceed the lower of: 

(i) 25% of the value of the property to which the appointment relates 

(as at the date of this instruction and on the basis identified in the 

appointment or if no basis is expressed Market Value as defined by 

the RICS) ; or (ii) 25 times the price base amount (Sw. Prisbasbelopp) 

or the equivalent at the date of the valuation. 

5.6 You agree that you will not bring any claim relating to this 

appointment (in contract, tort, negligence or otherwise) against any 

CBRE Sweden AB officer, director, employee, member or consultant.  

 

6.  DOCUMENTS 

6.1 Unless expressly stated in our letter of appointment, all intellectual 

property rights in all reports, drawings, accounts and other 

documentation created (the “Documents”), prepared or produced by 

us in relation to our appointment (including without limitation 

spreadsheets, databases, electronic mail or any other electronically 

produced or stored documents) belongs to us. 

6.2 We hereby grant you an irrevocable, royalty free, worldwide licence 

to use, copy and reproduce the Documents. We shall not be liable 

for any use of the Documents for purposes other than that for which 

they were produced.  

6.3 You are not permitted to include the whole or any part of the 

Documents in a prospectus, offering document or other publication.  

 

7. TERMINATION 

7.1 Our services under the terms of our appointment will terminate 

when any one of the following events occurs: 

7.1.1 The job is finished; or 

7.1.2 If you and we consider that it is not in the mutual best interest of the 

two parties for us to continue to act on your behalf; or 

7.1.3 If you do not pay our invoices as they fall due, or we reasonably 

anticipate that that will be the case; or 

7.1.4 If either you or us becomes insolvent, or has a receiver, liquidator, 

administrator or administrative receiver appointed; or 

7.1.5 If either you or us ceases or threatens to cease trading. 

 

8. SUPPLEMENTARY TERMS 

8.1 Valuation appointments only - Where we are acting for you on the 

valuation of a property or a property portfolio, please refer to the 

attached Supplementary Terms for Valuation Appointments. 

 

9. MONEY LAUNDERING REGULATIONS 

9.1 Legislation has imposed on us obligations for mandatory reporting, 

record-keeping and client identification procedures. We will attempt 

to verify your details electronically which will include, where 

applicable, identifying your parent companies, major shareholders, 

beneficial owners and directors. On occasions we may need to ask 

you for certain identification documents to ensure we comply with 

the Regulations.  Where such information is requested, you will 

provide such information promptly to enable us to proceed to 

provide our services.  We shall not be liable to you or any other 

parties for any delay in the performance or any failure to perform 

the services which may be caused by our duty to comply with such 

requirements. 

 

10. GENERAL 

10.1 We do not give legal advice.  You should seek legal advice as 

appropriate from your lawyers.  We have no responsibility for the 

content of any legal advice that is obtained. 

10.2 We maintain professional indemnity insurance (details available on 

request). 

10.3 We comply with the Swedish Personal Data Act (1998:204) (Sw. 

Personuppgiftslagen) (as amended) in relation to your personal data. 
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10.4 The parties to the appointment shall provide all necessary 

cooperation to ensure that each party complies with Swedish law. 

10.5 All discussions we have with you, advice we give to you and 

documentation provided by you to us will be kept confidential, 

unless we agree with you otherwise. 

10.6 You and we agree that it is not intended for any term of the 

appointment to be enforceable by any third party. 

10.7 If at any time any part of the appointment is held to be or becomes 

void or otherwise unenforceable for any reason, then that part will 

be deemed omitted from the appointment. The validity or 

enforceability of the remaining parts of the appointment shall not in 

any way be affected or impaired as a result of that omission. 

10.8 The appointment, and any issues or disputes arising out of or in 

connection with it (whether such disputes are contractual or non-

contractual in nature, such as claims in tort, for breach of statute or 

regulation, or otherwise) shall be governed by and construed in 

accordance with Swedish Law and the exclusive jurisdiction of the 

Swedish Courts. 
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