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I. SUMMARY OF THE REPORT 

1. General information  

Object of Valuation:  Regulated land plot located in the area of Krotirya, Pomorie, Burgas region with 

area of 106 237 sqm; 

  Agricultural land plot located in the area of Krotirya, Pomorie, Burgas region with 

area of 4 955 sqm 

Owner:            Blue Bay Club AD 

Purpose of the Report:   Assessment of the market value of the property  

2. Valuation Result 

Market Value:            € 4,306,156 VAT exclusive 

                (Four million three hundred and six thousand one hundred and fifty six) Euros 

Effective date      17th April 2013 

3. Method of valuation 

 Market comparison approach 
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4. Conflicts of interest 

We confirm that there are no conflicts of interest in our advising BLUE BAY CLUB AD on the valuation of the 

property under review. This engagement has been performed independently and without bias toward client or others. 

5. Assumptions and sources of information 

i. The available information has been provided to us by Mariana Velichkova  

PwC | Legal Counsel and Rolf Hansteen and includes: Notary deed N 168/12.06.2007; Property sketch from 

14.11.2011; Renewed Building permit from 27.12.2007, Specification developing project, Project presentation 

ii. We have gathered additional information for similar properties from some of the largest real estate agencies 

operating in Sofia. 

iii. We have made an assumption that the information that BLUE BAY CLUB AD and these agencies have 

supplied to us as well as the information obtained upon the property inspection is both full and correct. 

iv. We are not responsible for the authenticity of the information gathered from the different agencies, web-sites 

and other sources. 

v. The final value result is based on the current market conditions and information available up to the date of this 

report. 

6. Inspection 

The property under review was inspected on 12th April 2013 by Petya Manolova, Certified Real Estate Appraiser 

commissioned by Forton International 

II. LOCATION 

1. Settlement description 

Pomorie is a seaside resort in southeastern Bulgaria, located on a peninsula in Burgas Bay. It is situated 20 km away 

from the city of Burgas, Burgas Province, and approximately 18 km from the Sunny Beach resort. The town is the 

administrative centre of the Pomorie Municipality. 

Port Pomorie connects the settlement with the nearby towns of Nessebar, Sozopol and Varna. The airport of Burgas 

is 8 km away from the town of Pomorie. 

Population 

According to GRAO as of 15 April 2013 the town of Pomorie has a total population of 25 526 people by permanent 

and current address.  
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2. Location 

Regulated Land Plot I-397, 398, 399, 400, 401, 402, 403, 404, 405, 406, 407, 408 massif 16, Krotirya district in 

the area of Pomorie. The whole land plot area amounts to 106 622.22 sqm, (106 237 sqm by sketch) and farm 

land with area of 4 955 sqm, which is plot № 016409 in Krotirya district, area of Pomorie. 

The subject properties are situated on the left side of E87 highway direction from Burgas to Varna in close 

proximity to Evropa camping. 
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III. DESCRIPTION OF THE PROPERTY 

1. Description 

According to Notary Deed, the following regulated land plots I-397, 398, 399, 400, 401, 402, 403, 404, 405, 406, 407, 

408, massif 16, Krotirya district on the area of Pomorie amount to 106 262.22 sqm. The plot comprises RLP I-397, 

RLP II-398, RLP III-399, RLP IV-400, RLP V-401, RLP VI-402, RLP VII-403, RLP VIII-404, RLP IX-405, RLP X-

406, RLP XI-407, RLP XII-408 of massif 16 in Krotirya district. These land plots used to be farm land area as 

follows: plot № 016397, plot № 016398, plot № 016399, plot № 016400, plot № 016401, plot № 016402, plot № 

016403, plot № 016404, plot № 016405, plot № 016406, plot № 016407, plot № 016408, according to sketches of 

Pomorie town in Krotirya district in the area of Pomorie with the following borders: to the east - property № 016396, 

property № 016395, property № 016394 and street/road, to the west – property № 016263, property № 016266 and 

a street/road, to the north – property № 016068, property № 016266 and a street, to the south – property № 016409 

/the other subject-property/. 

According to cadastral sketch № 45205/14.11.2012, land plot with identification code 57491.16.643 as per cadastral 

map and cadastral registers of Pomorie, agreed through Ordinance № RA-18-36/29.04.2009 by the Executive 

Director of Geodesy, Cartography and Cadaster Agency, last order edit through order: КД-14-02-1880/19.10.2012 by 

the Head of regional branch of Geodesy, Cartography and Cadaster – Burgas, address of the property: Pomorie, 

Krotirya district with area: 106 237 sqm: territory designation – urbanized, for complex construction; Number 

according to previous cadastral plan: district 16, Plot: I; Neighbours: 57491.16.406, 57491.16.630, 57491.16.645, 

57491.16.536, 57491.16.644, 57491.16.68, 57491.16.265, 57491.16.266, 57491.16.547; Property owner: Blue Bay Club 

AD, Bulstat code 147093133.  

The property is located at the entrance to Pomorie city in close proximity to the road sign at 1400 m distance from 

the first hotels. The distance to Burgas is approximately 18 km and the airport is 6 km away. The property is located 

on the first line, approximately 80 m from the sea. There is a breakwater opposite the property. The nearest beach is 

Evropa camping. There is a cemetery to the northern side of the property while the treatment plant of the city 

neighbors the property to the western side of the plot. Access is granted from the west, through a secondary asphalt-

paved street with frontage of 468 m. The property has an irregular shape. The terrain is flat with bushes and trees, 

fenced by concrete pickets. 

During the inspection no contamination issues were observed, nor was construction rubbish spotted. There is 

electricity pillar/power line about 100 m from the subject property.    

According to Notary deed plot № 016409 in the area of Krotirya, area of Pomorie EKATTE 57491 is 3-rd category 

agricultural land. It borders regulated land plot described above and serves as a frontage to the road. 
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According to the Cadaster & Property register land plot 57491.16.409 in the area of Krotirya is designated for 

agricultural land with area of 4953 sqm. The plot borders with road E87 and has a frontage of 291 m.  

The terrain is level. During heavy rain the level of underground water raises and the plot falls under water. This is 

typical for the area of Pomorie during storms and rainy seasons. 

The distance to the sea is approximately 60 m. Electricity power line is nearby and suitable transport communications. 

At present the plot is not used as arable land and there are grass and bushes on it. Part of it is surrounded by fence 

and concrete pickets. 

Currently there are construction works for the extension of E87 from Sarafovo to Pomorie. 

Extracts from the cadaster which show the two plots bordering each other are provided below. 
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2. Easements     

No information regarding easements was provided to us so we assume that the subject land does not accommodate 

any easements. 

3. Zoning and permits and project description 

According to the construction permit the developer obtained permit for the construction of 4 residential buildings, 

namely A, B, E, G. According to the investment project Architectural part the number of apartments in each building 

is as follows:  

- Building A – 352  

- Building B – 171 

- Building E – 171 

- Building G – 172 

In all buildings there are envisaged service areas as well as kitchens, restaurants with capacity for 100 – 120 guests, 

changing rooms for showers for the users of the pools. 

Built-up area is planned to be 32 000 sqm, density 30,8% and free yard area 69,2%. Intensity will be 1,5 and TBA 

amounts to 159 500 sqm. Total built-up area of the store on the first level is 7 300 sqm and built-up area of 

underground is 35 000 sqm. 

The first phase envisages adjoining field of 48 000 sqm. Built-up area of the ground floor is 10 063 sqm, density – 

20%, free yard area 69,2%, intensity 1,7. 

The total built up area of each building is as follows: 

A – 31 572 sqm 

B – 15 900 sqm 

E – 15 900 sqm 

G – 18 928 sqm 

According to the presentation of the project the site is planned to be developed into a 4-star holiday resort with a 

total usable building area of approximately 230,000 square meters, equivalent to approximately 1,800 apartments 

(“Blue Bay Club”). 
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All building permits are approved. It is estimated that about 10% of the area will be utilized for commercial areas, and 

possibly some parking spaces. The rest will be developed into approximately 1,800 apartments. 

The illustrations below shows an overview of the master plan for the site. The plan includes apartment buildings of 4-

7 floors, a hotel with about 300 rooms, commercial spaces ("minimall") with bars, restaurants, shops and other service 

facilities, as well as extensive outdoor areas with swimming pools, sports activities and more. The entire project is 

approved for development of up to 230,000 sqm. 
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4. Transport 

The regulated plot has direct access from the E87 road connecting Burgas and Varna and servicing the smaller 

settlements in between. 
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IV. BRIEF PROPERTY MARKET OVERVIEW 

In the area of the subject properties land offered for sale is in the range of 20 – 130 euro per sqm. The upper asking 

prices are for regulated land. Plots for sale vary from 3 000 sqm to 20 000 sqm as shown on the picture below 

 

The land market in this area of Pomorie during the last 5 years has been frozen. The last complex which has been 

completed in the region is Victoria Residences. 

Victoria Residences unites three exquisite gated communities: Victoria Royal Garden, Victoria Garden and Victoria 

Hill. 

The market has not witnessed deals with plots of such scale the last couple of years. In retrospective view the prices 

at which agricultural land in the area were acquired were in the range of 7-15 euro/sqm. Single speculative deals for 

agricultural land reached even 30 euro/sqm. 

  

http://victoriahill.bg/bg/estate/index/2
http://victoriahill.bg/bg/estate/index/3
http://victoriahill.bg/bg/estate/index/3


  

13 

V. VALUATION METHODOLOGY 

1. Valuation methodology 

A valuation is a prediction of price, not a guarantee. By necessity it requires the valuer to make subjective judgments 

that, even if logical and appropriate, may differ from those made by a purchaser, or another valuer. Historically it has 

been considered that valuers may properly conclude within a range of possible values. The purpose of the valuation 

does not alter the approach to the valuation. Property values can change substantially, even over short periods of 

time, and so our opinion of value could differ significantly if the date of valuation was to change. 

The term Market Value means ‘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’. The Royal Institution of Chartered 

Surveyors has adopted the new definition of market value settled by the International Valuation Standards Council 

(IVSC) in International Valuation Standards 2011. 

We usually apply two methods of valuation when valuing land – the Market Comparison Approach and the Residual 

Approach both defined below: 

2. Market Comparison Approach 

The evaluation on the base of the method of comparable sales is done by a direct comparison of the evaluated 

property (building or land) with appropriate analogues. The main point in the method is the use of the market 

information for concluded deals during the past two-three months on the relevant real estate market. The analysis 

includes a procedure for interpreting and transforming the prices of the comparable sold properties on a market 

oriented value of the valuated property. If the comparable property exceeds in quality the evaluated property with one 

factor, a negative correction is set to decrease the value of the evaluated property.  

The comparison is made by the use of indexes such as: location, physical characteristics, purpose, functionality, 

engineering equipment and infrastructure, transport accessibility to the property, building characteristics, ecological 

conditions of the territory, market characteristics, etc. 

The analysis includes properties with the same or similar functional purpose and usage. After the comparison of the 

properties, a correction is made to define the corrected price for 1 sqm and on this basis the value of the evaluated 

property is defined. 
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In this relation the market value of the property under review is as follows: 

€ 4,306,156 VAT exclusive 

(Four million three hundred and six thousand one hundred and fifty six) Euros 

We have valued the agricultural plot as part of the regulated plot since the former serves as frontage and access to the 

E87 road. Thus the smaller plot is of crucial importance for the proper servicing of the bigger one and its market 

value per square meter is equal to that of the serviced regulated land. 

VI. CONFIDENTIALITY AND DISCLOSURES  

The contents of this Report are intended to be confidential to BLUE BAY CLUB AD and for the specific purpose 

stated. Consequently, and in accordance with current practice, no responsibility is accepted to any other party in 

respect of the whole or any part of its contents. Before the report or any part of its contents are reproduced or 

referred to in any document, circular or statement or disclosed orally to a third party, our written approval as to the 

form and content of such publication or disclosure must first be obtained. For avoidance of doubt, such approval is 

required whether or not this firm is referred to by name and whether or not our Report is combined with others. 

The information herein was obtained from various sources; we do not guarantee its accuracy or completeness. 

Additional information is available. Neither the information nor any opinion expressed constitutes an offer, or an 

invitation to make an offer, to buy or sell any properties, or any options, or other securities related to such properties. 

FORTON or its affiliates may from time to time perform or solicit consulting, agency, or other services from any 

entity mentioned in this report. 

Investors should seek advice regarding the appropriateness of investing in the property discussed or recommended in 

this report and should understand that statements regarding future prospects may not be realized. Investors should 

note that income from such property may fluctuate and that the property’s price or value may change significantly. 

Accordingly, investors may receive back less than originally invested. Past performance is not necessarily a guide to 

future performance. Foreign currency exchange rates as well as political and economic risk may adversely affect the 

value, price or income of the properties mentioned in this report. 

On behalf of Forton International: 

 

Michaela Lashova, MRICS                                                    

Partner, Head of 

Capital Markets & Consultancy 

 

T: +359 2 805 90 29 

M: +359 884 383 890                                                

E: mlashova@forton.bg 

Plamen Bachev, PGDipSurv 

Certified Real Estate Appraiser 

 Capital Markets & Consultancy 

 

T: +359 2 805 90 14 

M: +359 885 155 322 

E: pbachev@forton.bg 

mailto:mlashova@forton.bg
mailto:pbachev@forton.bg
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VII. APPENDICES 

Market comparison approach - calculations: 

N Location & description 

1 

 
Regulated land plot first line from the sea in the area of Lahana, Pomorie. The nearby Majectic Sea Village is 
currently under construction and toward Sarafovo holiday village Balkana is about to commence construction 
works. The plot has rectangular shape. The frontage to the sea is 181 m. Allowed TBA amounts to 16 500 sqm, 
intensity 0,8, construction height 7 m, density 40%. Easement zone of 50 m from the sea valid under the old law. 
There is a construction permit for each single building and for the entire complex. Private water pipes and sewage 
are expected in 2013. The plot has magnificent view toward Burgas bay and Pomorie and available Detailed master 
plan (blue print) for residential complex.  

2 

Regulated land plot located in the area of village of Atia, Chernomoretz, Burgas area with available project for the 
development of holiday residential complex about 2 km from the seaside. The plot is amalgamated from 150 
separate plots. Full documentation available - from the commencement of construction works to the development 
of the complex the next 30 years. Rosen Atia Resort is envisaged to become Bulgaria’s most exclusive Life Style 
Entertainment cum Residential Destination Resort comprising Luxury Hotels, a Mega Casino, Night Clubs, 
Convention Hall’s, State of the Art Spa, Super Sports Facilities, a Shopping and Relaxation Complex with dwelling 
units. 
 
Phase 1 - (2013 – 2014) 
Ø Luxury Hotel including 5 restaurants, Convention Center, Amphi- theater, Sports Center and Spa. 
Ø A Mega Casino under 100,000 sq feet covered area, State of the Art equipment and Facilities. 
Ø Completion by end 2015 
 
Phase 2 - (2019 – 2022) 
 
Ø Extension of Hotel 350 rooms 
Ø Addition of Theme Park 
Ø Completion by 2021 
Ø Operational by 2022 

3 
Regulated land plot located first line from the sea in Tsarevo, Burgas region, next to Oazis camping with available 
water and electricity in close proximity. The plot has access to road and the following characteristics: density 40%, 
intensity 1,2, construction height. The plot has available detailed master plan for a residential development.  

4 
Regulated land plot located 700 m from the sea in Djuni holiday complex and 5 km away from Sozopol, Burgas 
region. The plot is level and has the following parameters: density 30%, intensity 1,1, cornice height 10 m. The plot 
is suitable for a residential development.  
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N Area (m2) 
Price (euro) 

VAT exclusive 

Price 
(euro/m2) 

VAT 
exclusive  

Location 
adjustment 

Offer 
adjustment 

Condition 
adjustment 

Amended value 
EURO/m2   
VAT Excl. 

1               20,596     € 1,887,917 € 91.66 0% -40% 2% € 56.83 

2             422,000     € 8,333,333 € 19.75 -17% -15% 40% € 21.33 

3               23,135     € 2,313,500 € 100.00 -12% -42% 2% € 48.00 

4               70,000     € 2,916,667 € 41.67 -15% -20% 4% € 28.75 

 Average value EUR/sqm € 38.73 

Land Plot (sqm)         106,237      

Market value € 4,114,262.67 

      

Agricultural land 
(sqm)                     4,955      

      

Market value € 191,893.33 

      
Total € 4,306,156.00 
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Sketch of the plot 
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Notary deed 
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Pictures of the property: 
 
RLP I-397, 398, 399, 400, 401, 402, 403, 404, 405, 406, 407, 408 massif 16, Krotirya area, Pomorie with area of 106 237 
sqm 
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Agricultural plot with area of 4955 sqm 

   

   

   

   

 
  



  

23 

Copy of the appraiser’s certificate 

 

  



  

24 

Declaration of compliance 

with the requirements under paragraph 1 Article 21 of Independent Valuers Act 

We hereby certify that we are not related persons to the assignor, owner or user of the object of valuation! 

 _________________________________________________________________________________ 

Independent Valuers Act 

(Promulgated, SG, No. 98/14.11.2008, effective 15.12.2008) 

 

Article 21. (1) The independent valuer may not prepare and sign a valuation where:  

1. he is a related person to the assignor within the meaning of § 1, item 3 of the Tax and Social Insurance Procedure 

Code;  

2. he is a related person to the owner or user of the object of valuation within the meaning of § 1, item 3 of the Tax 

and Social Insurance Procedure Code;  

3. he or a person related to him within the meaning of § 1, item 3 of the Tax and Social Insurance Procedure Code 

has a property or another interest related to the object of valuation; 

4. he has liabilities in regard to the owner or user of the object of valuation or to the valuation assignor at the time of 

carrying out the valuation. 

(2) The requirements under paragraph 1 shall also apply to all members and employees of a company of the 

independent valuer. 

(3) A declaration of compliance with the requirements under paragraph 1 shall be attached to the valuer's report on 

the valuation conducted by him. 
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