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[bookmark: bookmark0]Realty Valuation
Block 6368, and some of Parcels 315, 317
Givat Shmuel
[image: ]
December 2018
[bookmark: bookmark1]

Submitter’s Details
Tzivya Zeira
Licensed Realty Appraiser license number: 594.
[bookmark: bookmark2]Below are the details of my education and professional experience:
A. Graduate of the Center for Executive Training on behalf of the Hebrew University of Jerusalem, 1994.
B. B.A. in Economics and Management from Bar-Ilan University, 1996.
C. Graduate of "Real Estate and Property Management" track, Tel Aviv University, and is a licensed certified Realty Appraiser, 1997; license number: 594.
D. In 1998, I participated in a inspectors course at the Tax Authority.
E. In 2004, I participated in Amendment 50 (The Reform) training course at the Israel Building Center.
F. In 2012, I participated in the Companies Law Directors Training course at Ramat Efal College.
G. From 1998 through 2014, I served as the director of the District Realty Appraiser for the Israel Tax Authority (the Income Tax and Real Estate Taxation Commissions) at the Ministry of Finance.
I served as the referent appraiser for the various Realty Tax offices: Jerusalem, Rehovot, Central District and Tel Aviv. I provided professional opinions to the various ministries, assessing officers, enterprise and VAT assessing officer. Also, opinions for the State Appeals Committee and gave lectures at internal Divisional seminars.
H. Since 2012, I has been a appraiser in the Department of Improvement Tax at the Tel Aviv municipality and represent the Committee in appeals cases before crucial appraisers.
I. During the years 2012-2014, I served as a member of the Appeals Committee on the Appraisers Council to check final exams.


1. [bookmark: bookmark3]The Purpose of the Opinion
A. I was requested by attorney Menachem Lamm, on behalf of potential buyers, to evaluate the land value now in question, relating to existing and future planning.
B. In order to prepare the document, visits to the area was carried out, inquiry into planning status, collected various data, and conducted a market survey with accompanying computations as listed below.
2. [bookmark: bookmark4]Visit to the property
A visit to the property and its surroundings was made on December 31, 2018.
3. [bookmark: bookmark5]The date of record for the assessment
The determining date for the expert opinion is the date it was implemented.
4. [bookmark: bookmark6]Property identification details
	Block
	6368

	Parcels
	317	315

	Area pf registered parcels
	3,504 m²	4,561 m²

	Estimated parcel areas (3 owners)
	7,975/10,000	7,975/10,000

	Estimated ground area (rounded)
	2,794.44 m²	3,637.39 m² = 6,431.83 m²

	Nature of evaluated asset
	Parts of the building lots designated for high-tech industry

	Location
	Givat Shmuel

	Estimated rights
	Owned by Shlomo Zalman, Alfred and Eliyahu Bar-on



5. [bookmark: bookmark7]Description of the property and surroundings
A. [bookmark: bookmark8]Description of surroundings:
The property of the object of the expert opinion for 2 parcels, numbers 315 and 317 in block 6368, south of Shlomo Goren Street in Givat Shmuel, on the border of the Ramat Siv, Petah Tikva industrial zone. The property's surrounding is characterized by use of a high-tech industry, offices, and a commercial ground floor, alongside vacant lots.
On the western side is a high-rise residential up to 17th storey and neighborhood commercial complexes, such as the Or HaGivah Center [in Givat Shmuel]. The surrounding area is developed and connected to municipal infrastructures. The compound itself is not built-up, it is surrounded by Etrog Street and the topography is mostly flat.
B. [bookmark: bookmark9]Description of the parcels:
Parcel 315 is in a registered area of 3,504 m² with a western façade of about 70 m length facing Etrog Street. It has an average 50 m depth and a regular shape.
Parcel 317 is in a registered area of 4,561 m² with a northern façade of about 110 m length facing Shlomo Goren Street. Its depth varies from 13 to 29 m and with an irregular shape.
The two parcels are adjacent to each other.
[bookmark: bookmark10]The assessed area constitute 7,975/10,000 parts of each of the parcels; 
i.e, 2,794.44 + 3,637.39 = Total: 6,431.83 m².
[image: ]
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[bookmark: bookmark11]Pictures for impression of the site's surroundings:
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6. [bookmark: bookmark12]The planning status
A.	The following are the main approved plans applicable, among other things, for the discussed plots: 
Plan MM/950 (approved and valid as of March 31, 1986, Official Gazette 3117).
The plan classifies the parcels for agricultural use. The parcels were part of formel parcel #10.
[image: ]

Plan MM/3107 (approved and valid as of April 17, 2005, Official Gazette 5391).
This is a consolidation and redivision plan without the owner's consent, constituting a change to project outline # MM/950. The plan encompasses an area of 181.255 dunams in various parcels in Block 6368 initiated by the local committee for Planning and Building at the “Center."
Among the plan writs: Changing the designation from agricultural to areas designated for residential, industrial, high-tech industry, trade, special commercial on a pedestrian mall with public facilities, health, leisure and sports center, open public and private areas. Likewise, to determine the provisions concerning environmental quality, to outline new roads and parking areas for the public, to consolidate and to re-parcellate the entire plan area without the owner's consent, and to set up Lot # 50 designated as a dual-purpose project for a sub-station [police station] and high-tech industry.
The plan has conditions for issuing building permits, such as: Payment on planning expenses, registration of public areas, staged implementation of transportation, preparation of environmental document, roofed in commercial facades, construction of a commercial colonnade, construction of underground parking – basement only (except for operational parking) according to the known uses and standards at permit application time.


Tzvia Zeira, Realty Appraiser, BA in Economics
Tel/Fax: 03-9794723, 29 Rimon St. POB 3622 Shoham 60850
Cell: 050-6209266, E-mail: tz.zeira@gmail.com
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[bookmark: bookmark13]The parcels are classified as designated for high-tech industry in the new lots: 57, 58.
The occupied areas will be used to construct buildings for a high-tech industry, but only for research and development, pursuant to the provisions and approval by the Ministry of the Environmental Protection. Storage and manufacture of hazardous materials will not be permitted in these areas. Offices and storage will be permitted on the ground floor, as well as display halls serving the on-site industry and commercial façade.
[bookmark: bookmark14]Building rights are to be calculated according to the area of the full-sized parcels, prior to their expropriation as private open areas, which are 196%.
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6. Table of collected employment and commerce
	Lot
	Lot Area
(m²)
	Designation
	Main area

	
	
	
	Above the entrance level (m²)
	Above the entrance level (%)


	50
	4,277

	3,638
589
	High-tech industry+ police station
Private open area
	5,132
	120%

	56
	4,113
	
	High-tech industry
	8,226
	200%

	57
	3,516
	
	High-tech industry
	6,905
	196%

	58
	4,578
	1,720
2,858
	High-tech industry
Private open area
	8,995
	196%

	59
	3,618
	
	High-tech industry
	7,236
	200%

	60
	4,144
	
	High-tech industry
	3,288
	200%

	61 A
	1,448
	
	High-tech industry
	1,721
	188%

	61 B
	1,821
	
	High-tech industry
	3,412
	167%

	62
	4,595
	3,041
1,554
	High-tech industry
 Private open area
	8,628
	188%

	63
	6,004
	4,069
1,935
	High-tech industry
Private open area
	12,008
	200%

	64
	7,383
	
	High-tech industry
	14,766
	200%

	65
	4,915
	
	High-tech industry
	9,830
	200%

	Total
	50,412
	
	
	96,147
	

	51
	4,094
	2,333
1,741
	Commercial
Private open area
	6,675
	163%

	52
	4,014
	2,333
1,681
	Commercial
Private open area
	7,750
	193%

	Total
	8,108
	
	14,425
	

	53
	201
	Special commercial on pedestrian street
	110
	

	54
	38
	Special commercial on pedestrian street
	28
	

	55
	116
	Special commercial on pedestrian street
	40
	

	Total
	349
	
	228
	


	· High-tech industry
· 
· High-tech industry with commercial façade.
· 
· Commercial.

	Protected space as required by Civil Defense.
A 3 m deep colonnade at the commercial façade as approved by the local committee.
20% of the built-up area for machine rooms, stairwells, elevators, and emergency exits.
An additional 20% in case of internal passageways.
A transformer station in coordination with the Electric Company.
Stalls according to the provisions of the law.
Technical service areas on the roof level – in coordination with the Committee's engineer.


	20% of built-up area for general services provided that they are not constructed above the predetermined entrance level.
In stores with over 750 m², allowed storage of 30% of their area, provided there is a direct link to the store, and similarly, will not serve for sales and thus considered as the main area.
Parking – up to an area of 80% of the lot per floor. According to a parking standard valid when the construction permit is issued – with the approval of the Givat Shmuel Local Council’s engineer, and the local committee’s engineer – provided that the required amount of parking is not reduced from the required quantity as in the Addenda of Traffic Tables.


Tzvia Zeira, Realty Appraiser, BA in Economics
Tel/Fax: 03-9794723, 29 Rimon St. POB 3622 Shoham 60850
Cell: 050-6209266, E-mail: tz.zeira@gmail.com
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[image: ]Number of stories: 8 except for Lot 58 – up to 7 stories.

B. Planning potential: Comprehensive City Project Outline No. GS/1 (427-0419887)
The plan status is before deposit and constitutes a comprehensive plan that will constitute a planning policy setting for the target year 2040. In addition, a document is currently emerging as a policy that will define additional housing on the side of Etrog Street by mixed construction combining residential, employment, and commercial up to 15 stories in the 702 3-cell planning area. Statutorily, after the deposit, objections will be submitted, an investigator will be appointed, and after this procedure, validity will be approved. Since the project outline is at the level of an overall plan, a specific plan must be submitted according to its principles, an expected Improvement Tax will apply.
The preparation of the comprehensive project outline for Givat Shmuel began in 2013.
The editing of the data is based on a planning process that began collecting by data and their analysis, formulating the vision, and determining a strategic scheme to the city’s development, from which is derived a selected planned alternative. The comprehensive project outline constitutes a very significant stage in the creation process of a planning framework that will enable the transfer of planning powers to the local Planning and Building Committee. The plan was discussed in various forums: Work and steering committees, discussions with the municipal engineering team and the city's elected officials. In parallel, a public-participation process was carried out. The plan’s target year is 2040. The comprehensive project outline for Givat Shmuel, GS/1, constitutes a change to the city's valid project outline, MM/950.
The plan's main principles for Givat Shmuel and key quantitative data:
· There are about 25,300 residents in Givat Shmuel (CBS, 2015).
· At Givat Shmuel there are about 7,460 housing units (CBS, 2014).
· total confirmed statutory number of housing units (Not realized prior to plan preparation) + the existing status: 10,475 Housing Units – expressing an approved inventory of about 35,000 residents.
· A total supplement of housing units in the project outline beyond the approved inventory: 5,765 housing units.
· Total capacity of housing units in the project outline: 16,525 housing units, which express a population destination of about 53,600 residents by the target year. This on the assumption that 70% of the implementation of renewal complexes until the destination year.
· Existing general urban density: 9,400 people per km²
· Expected target general urban density: 19,850 people per km²
· Average household size: 3.3
The project outline arranges the city’s overall capacity as described above, while providing guidelines for how the city grows along with all its uses.
The expectation is that by 2040, the scope of the population will reach about 53,600 inhabitants, with an average annual increase of approximately 3.1%, a datum that constitutes an increase in relation to the town’s growth rate (the higher value) during the two decades prior to preparing the project outline.

[image: ]

[bookmark: bookmark15]Residential, commercial, and employment
[image: ]
4.2.3		Area 3 –The city core


4.2.3.1		Area description

This compound is designed to serve as the core of the city in light of forecast development trends in this plan, both as a geographic center and functionally to the entire city in the next decades.
 The special main axis goes through the complex. Around it will be placed a variety of uses that produce a linear urban center, while connecting to centers in bordering cities.

Total housing units: 6,260
Complex area: 959 dunam


[image: ]





7. [bookmark: bookmark16]Legal status
The discussed parcels are registered in the Register of Rights at the Land Registration Office, Petah Tikva, with the following ownerships. Below are copies of the abstracts and comments:
Land Registration Office: Petah Tikvah
Copy of registration from the Register of Rights
Block: 6368 Parcel  315
The property was created by Writ:	 5776/2007,	on: February 20, 2007	Type of Writ:	Involuntary parcellation
	Property Description	
	Authorities
	Area in m²
	
	

	Petah Tikva Municipality 
Givat Shmuel Municipality
	3,504.00
	
	



Former Parcel numbers
6308/286
	Ownerships	
	
	Writ №
	Date
	Essence of activity	ownership	ID type	ID №

	
	5776/2007/4
	February 20, 2007
	Parcellation
	Bruce Sarah-Bracha
	I.D. №:	5224507

	
	
	
	
	
	Portion of the property

	
	
	
	
	501 / 10000




	
	Writ №
	Date
	Essence of activity	ownership	ID type	ID №

	
	47303/2015/1
	December 20, 2015
	ID update information
	Bar-on Shlomo Zalman
	I.D. №:	318074820

	
	
	
	
	
	Portion of the property

	
	
	
	
	
	2587 / 10000

	
	
	

	
	Writ №
	Date
	Essence of activity
	Owners
	ID Type	ID №

	
	47303/2015/1
	December 20, 2015
	ID update information
	Bar-on Alfred
	ID №	332551860

	
	
	
	
	
	Portion of the property

	
	
	
	
	
	2587/10000

	
	
	

	
	Writ №
	Date
	Essence of activity
	Owners
	ID Type	ID №

	
	6202/2017/1
	February 12, 2017
	ID update information
	Bar-on Eliyahu
	ID №	336068382

	
	
	
	
	
	Portion of the property

	
	
	
	
	
	2801 / 10000




	
	Writ №	Date
	Essence of activity
	Owners
	ID Type	ID №

	
	45916/2017/1
	November 13, 2017
	Sale
	Yuvalim B.K. Ltd
	Company	 513025032

	
	
	
	
	
	Portion of the property

	
	
	
	
	
	717/5000




	Notes	
	
	Writ №
	Date	Essence of activity	Endorsee name
	ID Type	ID №

	
	20574/2014/1
	June 16, 2014
	Warning notice, Section 120	Bar-on Gershon
	ID №	317805708

	
	
	
	Notes:	By affidavits

	
	on ownership by: Bar-on Shlomo Zalman
	




	
	Writ №
	Date
	Essence of activity	Name of endorsee	ID Type	ID №

	
	20574/2014/2
	10/00/2014
	Warning notice, Section 120	Bar-on Gershon	ID	317805708

	
	
	
	Notes:	By affidavits

	
	on ownership by:
	Bar-on Alfred




	
	Writ №
	Date
	Essence of activity
	Name of endorsee	ID type*	ID №

	
	24262/2018/1
	June 17, 2018
	Warning notice, Section 120
	Yuvalim B.K. Ltd.	Company	 513025032

	
	
	
	Notes:	Agreement dated June 14, 2018

	
	on ownership by:
	Bruce Sarah Bracha



End of Data
Land Registration Office: Petah Tikvah
Copy of registration from the Register of Rights
Block: 6368 Parcel 317
The property was created by Writ:	 5776/2007,	on: February 20, 2007	Type of Writ:	Involuntary parcellation
Property Description
	Authorities
	Area in m²
	
	

	Petah Tikva Municipality, Givat Shmuel Municipality
	4,561.00
	
	



Former Parcel numbers
6368/286
	Ownerships	
	
	Writ №
	Date
	Essence of activity
	Owners	ID Type	ID №

	
	5776/2007/4
	February 20, 2007
	Parcellation
	Bruce Sarah-Bracha	ID №	 5224507

	
	
	
	
	Portion of the property

	
	
	
	
	591 / 10000



	
	Writ №
	Date
	Essence of activity	Owners	Id type	ID №

	
	47303/2015/2
	December 20, 2015
	ID update information
	Bar-on Shlomo Zalman
	I.D. №:	318074820

	
	
	
	
	
	Portion of the property

	
	
	
	
	
	2587 / 10000

	
	
	

	
	Writ №
	Date
	Essence of activity
	Owners
	ID Type	ID №

	
	47303/2015/2
	December 20, 2015
	ID update information
	Bar-on Alfred
	ID №	332551860

	
	
	
	
	
	Portion of the property

	
	
	
	
	
	 2587/ 10000

	
	
	

	
	Writ №
	Date
	Essence of activity
	Owners
	ID Type	ID №

	
	6202/2017/2
	February 12, 2017
	Updated ID information
	Bar-on Eliyahu
	ID №	336068382

	
	
	
	
	
	Portion of the property

	
	
	
	
	
	2801 /10000



	
	Writ №	Date
	Essence of activity
	Owners	ID Type	ID №

	
	November 13, 2017	 45016/2017/2
	Sale
	Yuvalim B.K Ltd.	Company	513025032

	
	
	
	Portion of the property

	
	
	
	717/5000



	Notes	
	
	Writ №
	Date
	Essence of activity	Endorsee name
	ID Type
	ID №

	
	20574/2014/1
	
	June 16, 2014
	Warning notice, Section 126	Bar-on Gershon
	I.D.
	317865708

	
	
	
	
	Notes:	By affidavits

	
	
	On ownership by:
	Bar-on Shlomo Zalman
	
	



	
	Writ №
	Date
	Essence of activity
	Name of endorsee	ID type	ID №

	
	20574/2014/2
	June 16, 2014
	Warning notice, Section 126
	Bar-on Gershon	ID	317865708

	
	
	
	Notes:	by affidavits

	
	On ownership by:
	Bar-on Alfred



	
	Writ №
	Date
	Essence of activity	Name of endorsee	ID Type	ID №

	
	24305/2018/1
	June 17, 2018
	Warning notice, Section 126	Yuvalim B.K Ltd.	Company	513025032

	
	
	
	Notes:	Agreement from June 14, 2018

	
	On ownership by:
	Bruce Sarah Bracha


End of Data
8. [bookmark: bookmark17]General Principles
The Assessment was prepared based upon, among other things, the following factors and considerations:
A. Essence of the property: Empty tract of land in Givat Shmuel on the outskirts of the industrial zone, near the Ramat Siv in Petah Tikva.
B. The property is registered in the Register of Rights.
C. The purpose of the valuations: the market value, including reference to existing planning potential.
D. The planning status is specified in the relevant chapter, including approved plans and project outline for deposit.
E. The asset was evaluated by myself as void, free of any debt and/or lien.
9. [bookmark: bookmark18]Database (high-tech industry, commercial and residential):
· Decisive decision by appraiser Nicky Primo, from August 16, 2017, regarding Parcel 324, Block 6368, 1 Arava Street, on offered Lot 63 for the purpose of realizing a construction permit and approval of easements as of the record date: January 26, 2017.
In analyzing transactions for offices in the disputed property where the parking component and some of the balconies was neutralized; during 2016-2017 the price ranges were NIS 8,500-9,200 per m² built office.
In analyzing the balance of the land, comes the extraction approach of a completed product valued at NIS 3,417 per m² built office, based on the following data:
Value when built				 NIS 9,500
20% deduction of entrepreneur's profit	 NIS 7,917
Construction cost up to shell level		       (4,500)
Balance for land				 NIS 3,417 embodies a gross/net ratio of 30%.
· Decisive decision by appraiser Dr. D. Nathan on April 25, 2018, for the same parcel for a specific plan #427-0514588 as of the record date November 6, 2017.
The plan proposes adding 2 stories of offices and the rooftop floor.
His decision took into consideration and analysis of prices for the finished product during 2017 which reflect square meter of office space at the shell level marketed at approximately NIS 9,315 without parking, storage space, and balcony components.
Using the extraction approach, he reached a per square meter built-up valuation of approximately NIS 2,266.
Analysis of transaction according to NIS 2,442.
And the weighted average was determined to be NIS 2,380.
Similarly, he noted values for a parking space at NIS 6,500 and commercial square meter at NIS 15,000 constructed.
· Magna Site – Financial Statements – 6367/68 on 92-94 Jabotinsky Street, valuation
Hausner/Malul for Darban Company as of May 31, 2015:

[image: ]
	Lots in the Kiryat Aryeh and Ramat Siv industrial zones (for high-tech industry and commerce usage on the ground floor): 

	
	Location
	Area
	Description
	Asking Price in NIS
	Source

	
	Kiryat Aryeh Block 6367, Parcel 194
	6.05
dunam
	Land designated for industrial use with the main building rights of 200% including a permit for excavation and revetment.
	Draft agreement: NIS 4,600,000/dunam
And per m² value building rights for major use of about NIS 2,300
	Draft agreement
Sale from
June 17, 2016

	
	Kiryat Aryeh 
Ef’al Street
	1 dunam
	Land designated for industrial use with the main building rights of 200%. 
	Negotiations are underway reflecting a value of
NIS 4,000,000/dunam. 
	Tivuch Ron
050-7588088
February 2014

	
	Kiryat Aryeh Industrial Zone
	3 dunam
	Sold a year and a half ago; land designated for industrial use with the main building rights of 200%. 
	Transaction: NIS 4,000,000/dunam
And value of per m² building rights for major use
Of approximately NIS 2,000.
	

	
	12 Ef'al Street, Industrial Zone, Kiryat Aryeh, Block 6194, Parcel 161
	1.07
dunam
	Land designated for industrial use with the main building rights of 200%. 
	Transaction from March 2011: Price of transaction NIS 5,600,000 reflects about NIS 3,365,000 NIS per dunam
And a per m² value of building rights for major use of approximately NIS 1,682.
	

	
	Industrial Zone, Kiryat Aryeh
	1.1
dunam
	Land in the industrial designation with the main building rights of: 240%. Private land (including payment Improvement Tax)
	Demand: NIS 4,500,000
(reflects NIS 4,100,000 per dunam)
And a per m² value of building rights for major use of approximately NIS 1,700 (including paid fees and levies)
	Tivuch Shabtai
052-2774921
February 2014

	
	Amal Street
Kiryat Aryeh
	0.5
dunam
	Land located at the rear, designated for industrial use with main building rights of 200%. 
	Demand: NIS 1,800,000
Reflects NIS 3,600,000 /dunam
And a per m² value of building rights for major use of approximately NIS 1,800.
	Tali Realty
050-4320007
February 2014

	
	64 Ha’amal St., Kiryat Aryeh

	2 dunam
	Land designated for industrial use with the main building rights of 200%. 
	Demand: NIS 4,000,000/dunam
And value of per m² building rights for major use
of approximately NIS 2,000.
	Aviad Realty
054-7538585
February 2014

	
	Kiryat Aryeh Industrial Zone
	1.6 dunam
	Land for industry according to COP
PT/10/200
	Demand: NIS 6,000,000
(reflects about NIS 3,750,000/dunam), and a value of main built up land of about NIS 1,880/m²
	Yuval Realty
054-4521730
April 2013

	
	Industrial Zone
Kiryat Aryeh Main Road
	1.8
dunam
	Land for industry according to COP
1 PT/10/2000
	Demand: NIS 6,500,000
(reflects about NIS 3,600,000 /dunam), and a value of land from the main built-up land of about NIS 1,800/m²
	Shlomi Realty
052-8818879
April 2013

	
	Kiryat Aryeh
	3 dunam
	Land for industry according to COP 1 PT/10/2000
	Sold in exchange of NIS 12,000,000
(reflects about NIS 4,000,000 /dunam) and a value of land from the main built-up land of approximately NIS 2,000/m². 
	Tivuch Ron
050-7588088
April 2013




Survey of Commercial Areas for Lease in Petah Tikva:

	Source
	Rent/m²
	Description
	Location

	Leader Realty
03-9012701
P/N 3001
December 2014
	Commercially area, ground-floor, modern structure, 190 m², at NIS 45/m²/month
offered for lease


	[image: ]
	Ramat Siv, Matalon St.

	Market Information
December 2013
	Commercial area leased for use as a bakery/restaurant, facing the courtyard on the ground floor, for about NIS 95 per m²

	The property is subject of the expert opinion

	Market Information
December 2013
	Leased commercial areas between NIS 90 to NIS 135 per m² per month
	The property is the subject of the expert opinion

	Market Information
June 2013
	Offered for lease at the sum
of NIS 110 per m²
Market Information
	Area of about 130 m²
	Moshe Dayan Street, Kiryat Aryeh


	Lease agreement
Market Information
June 2013
	Leased by agreement
At about NIS 105 per m²
per month
	Area of about 130 m²
	Kiryat Matalon, Petah Tikva

	Lease agreement
Market Information
June 2013
	Leased by agreement
At about NIS 115 per m²	
Per month
	Variable areas 50 to 450 m²
	Olympia Park, Kiryat Aryeh


	Lease agreement
Market Information
June 2013
	Leased by agreement at approximately NIS 195 per m² per month
	Leased a 16 m² area, serves as a cafeteria
	Jabotinsky Street

	Market Information
June 2013
	Offered for lease at the sum
at about NIS 110 per m²
	Area of approximately 280 m² on the façade of Gisin Street
	Gisin Street, Kiryat Aryeh



* Sales transactions in Block 6368 on said site, reflecting land for commerce and high-tech industry:
	Block Parcel
	Area sold
	Date
	Exchange in NIS
	Value/Dunam

	6368/316
	3,618 dunam
	April 30, 2017
	15,677,400
	NIS 4,333,167

	6368/315-317
	1,157 dunam
	March 13, 2017
	4,857,388
	NIS 4,198,261

	6368/324
	5,923 dunam
	January 25, 2016
	26,000,000
	NIS 4,389,667

	6368/306
	451 m²
	November 15, 2016
	1,350,000
	NIS 3,000,000

	Average
	
	
	No unusual transaction
	NIS 4,350,000



[bookmark: bookmark20]* Land values in a designation for high-rise residential construction:
Crucial decisions by appraisers of adjacent Block 6189 Parcels 494, 496 (Erez Cohen, Geva Balter, respectively) were at NIS 7,000-7,500 per m² for mainly for ground-level residential housing use as at December 14, 2017, and December 15, 2016. In accordance with the time of the expert opinion, it is possible to determine that the per m² value for basic high-rise construction is NIS 6,800 and in tower construction for mixed use, this value will be reduced because of a number of vulnerable components:
· The need to increase service areas for additional entrances/exits for the mixed uses.
· Excess costs for construction of basements and additional service areas. Possible susceptibility to the residential component (some small apartments for the nonreligious market niche).
· Possible damage to designated commercial use caused by the closing of businesses on Shabbat/holidays. 
· Possible requirements for affordable housing, for long-term rental apartments.
[bookmark: bookmark21]Calculation:
	Available employment value
	Designation
	Value
	Total (rounded)

	6,431.8 dunam
	Employment
	NIS 4,350,000 /dunam
	NIS 27,980,000

	
	
	
	

	Estimated potential
	Mixed including residential
	
	

	Gross rights
	350%
	Maximal
	

	Provisions for public needs
	280%
	Coefficient 0.8
	

	Less existing COP
	(196%)
	
	

	Balance for residential
	84%
	
	

	Rejection to gain plan approval
	61%
	4.5 Years 7%, 0.73
	Under authority of District Committee

	Deduction for Improvement Tax
	(40%)
	Initial estimate
	

	Total residential rights
	21%
	
	

	6,431.8 dunam
	1,350 m² for residential
	6,431.8 * 21%
	

	Basic residential per m² price
	NIS 6,800
	NIS 9,180,000
	

	For depreciation
	Uncertainty, vulnerable components
	0.7
	In above section

	Residential component
	
	Potential
	NIS 6,400,000

	Total
	
	
	NIS 34,380,000



Notes to the calculation:
· Does not include reference to the proposed mix of 50 m², 80 m², as will be brought by the Committee.
· The expected Improvement Tax will also be levied on the MM/3180 plan (approved on March 12, 2013, Official Gazette 6564) according to which room exits on the roof for up to 45 m² per unit on the top floor or up to 65% of the unit's roof area – by small – this in accordance with the future location of the residential designation in a proposed mixed-use building.(The land values at the that time ranged from NIS 5,500-4,960 per m².)
· The payments of Improvement Levy/development fees in previous agreements are part of the known commitment.
· The proposed rationale is that the planned Central Avenue in the center of the previous plan will continue until it meets with Shlomo Goren Street and will actually constitute a division between the residential part and the employment part. Thus, Parcel 317 will be split into a western side with mixed uses including residential, and an eastern side for employment usage with lower-density construction. This policy is not finalized.
· A gross and net relation was assumed as customary.
· The calculation refers to the component of rights rather than marketing areas that will be known in accordance with the statutory progress.
10. [bookmark: bookmark22]Assessment
According to the aforesaid, I have come to an opinion that the value of the land in question is within the sum of NIS 34,380,000 (NIS thirty-four million, three hundred eighty thousand).
I hereby declare that I have no interest in the property discussed and my opinion was conducted according to the utmost of my professional discretion.
And I hereby place my signature 
[image: ]Tzvia Zeira
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