
1

Business Development Director PASSERINVEST GROUP
Vice-Chair   The Counselors of Real Estate (EU)
Chair   Czech Real Estate Experts
Fitwel Ambassador   Fitwel Certification System

6th of October 2023

R e a l i t y  o f  t h e  R e a l t y

WHAT IS SEEN BY

OTHER SIDE

E D U A R D  F O R E J T ,  C R E
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LAND DEVELOPMENT

LOOKS COMPLICATED,  
BUT IT ISN ’T.  IT ONLY

REQUESTS A BROAD

SCOPE OF

EXPERIENCES.

3  i n f l u e n c e r s  i n  o n e  b a t t l e f i e l d

L E A R N  B Y  V O I C E

o b j e c t i v e  l i m i t s  

c i t y ,  c i t y  g o v e r n m e n t ,  i n h a b i t a n t s  I n v e s t o r ,  d e v e l o p e r ,  u s e r  
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LAND DEVELOPMENT IS

EVERYWHERE SIMILAR;
ONLY USERS AND

LIMITS AREN ’T

S t e p  b y  S t e p  
c o n c e p t u a l  d e s i g n  
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L E A R N  B Y  V O I C E





E v e r y t h i n g  p r e s e n t e d  i n  t o d a y ' s  s e s s i o n  w i l l  b e  f o r g o t t e n  w i t h i n  t h e  n e x t  t w o  y e a r s .

F o r t u n a t e l y ,  t h e r e  a r e  u n c h a n g e a b l e  p r i n c i p l e s .  

T O D A Y I S A L R E A D Y D E E P

H I S T O R Y

W h e r e  i s  a n  i s s u e ?

L E A R N  B Y  V O I C E
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S E R V E R  ?
D U R I N G  T H E  C L O U D  E R A ?
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O r  d o  y o u  t h i n k  a r c h i t e c t u r e  i s  n o t  b e i n g  f o r c e d  t o  c h a n g e ?

T H E T E C H N O L O G Y B E H I N D

T H E B I G C H A N G E O F R E

W h e r e  i s  a n  i s s u e ?

L E A R N  B Y  V O I C E
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AND WHAT ABOUT THIS?

unenforceab le  arch i tecture  

CHANGE OF MONITORS FROM CRT TO LCD CHANGED NECESSARY DEEP OF THE TABLE

IT CHANGED THE NECESSARY SPACE FOR WORKSTATIONS

AND IT CHANGED THE FACADE MODULE OF THE BUILDINGS

HUPSSS AND WE HAVE CHANGED ARCHITECTURE BY A  SELECTED MONITOR



T h e r e  i s  a t  l e a s t  o n e  s t a b i l i t y  i n  t h e  c h a n g i n g  w o r l d .

I F T H E R E I S E V E R Y T H I N G

C H A N G E A B L E ,  W H A T I S S T A B L E

W h e r e  i s  a n  i s s u e ?

L E A R N  B Y  V O I C E
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THE END OF THE

PROJECT IS ITS REAL

BEGINNING

A zon ing  permi t  i s  just  a  l imi t ,  i t  i s  not  rea l  the  base l ine  

for  the  deve lopment .  The  user  i s  the  key .

U s e r  a s  a  b a s e l i n e

c o n s t r u c t i o n
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45 L E A R N  B Y  V O I C E



B u t  w h o  k n o w s ?

R E A L S U C C E S S ?  I T R E Q U E S T S P E R F E C T

K N O W L E D G E O F W H A T T H E M A R K E T W A N T S

W h e r e  i s  a n  i s s u e ?

L E A R N  B Y  V O I C E
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• OFFICES

• WAREHOUSE

• RETAIL

C O M E R C I A L

Market data will show you the baseline 

for estimation of:

• absorption by space type

• orientation level of rent/sale per m2, 
i.e. baseline for exit

Sources:

• internet – orientation research

• cooperation and consultation– detail 
research

M a r k e t  R e s e a r c h

• HOUSES

• FLATS

R E S I D E N T I A L

R IGHT DEFINITION OF USAGE

D e m a n d  a s  a  b a s e l i n e

To  ach ieve  the  r ight  def in i t ion  of  the  usage  we need to  know demand and absorpt ion
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FACTORS AFFECTING ABSORPTION

D e m a n d  a s  a  b a s e l i n e

L O C A T I O N

l o c a l  j u r i s d i c t i o n
p u b l i c  t r a n s p o r t  a v a i l a b i l i t y

a v a i l a b i l i t y  b y  c a r
s e r v i c e  i n  t h e  a r e a

s u r r o u n d i n g s  - o u t l o o k ,  g r e e n e r y ,  v i s i b i l i t y

C O M P E T I T I O N

c u r r e n t
f u t u r e



15

FACTOR OF FUTURE

SUCCESS - LOCATION

COFFEE

RELAX

KINDERGARTEN

CULTURE

EXHIB IT ION

PHARMACY

D e m a n d  a s  a  b a s e l i n e

L E A R N  B Y  V O I C E
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VS.



B e c a u s e  r e n t  r e p r e s e n t s  o n l y  1 0 %  o f  t h e  t o t a l  c o s t s  p e r  w o r k  l a b o u r

W H Y I S T H E L O C A T I O N M O R E I M P O R T A N T T H A N

F I N A N C E ?

W h e r e  i s  a n  i s s u e ?

L E A R N  B Y  V O I C E
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FACTOR OF FUTURE

SUCCESS - COMPETITION

CURRENT

AVAILABIL ITY

QUALITY

PRICE

FUTURE

AVAILABIL ITY

QUALITY

PRICE

D e m a n d  a s  a  b a s e l i n e

L E A R N  B Y  V O I C E
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T o m í č k o v a ,  P r a g u e  1 1

Roztyly Plaza
10,864 sqm

A V A I L A B L E  O F F I C E  S P A C E

120 CZK PER SQM P.M.

S E R V I C E  F E E S

18.50 EUR PER SQM P.M.

R E N T  F E E S

130 EUR PER PLOT P.M.

P A R K I N G  F E E S

UNDER CONSTRUCTION

B U I L T  Y E A R

ground floor | 1464m2 | Free from: Q2 2024
1st floor  | 3470m2 | Free from: Q2 2024
2nd floor  | 3697m2 | Free from: Q2 2024
3rd floor  | 3697m2 | Free from: Q2 2024
4th floor  | LEASED | n/a
5th floor  | LEASED | n/a
6th floor  | LEASED | n/a

U N I T S



I t  o f t e n  h a p p e n s  t h a t  t h e  p r o j e c t ,  a f t e r  f i n d i n g  o u t  t h e  m a r k e t  s i t u a t i o n ,  s t o p s  g i v i n g  

e c o n o m i c  s e n s e .

T H E M A R K E T R E S E A R C H

O F T E N F I N D S T H E D I F F E R E N T W A Y

H O W T H E P R O J E C T I S A P P L I C A B L E

W h e r e  i s  a n  i s s u e ?

L E A R N  B Y  V O I C E
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ONE PROJECT AND TWO POINTS OF VIEW

D e m a n d  a s  a  b a s e l i n e

U S E R

t h e  u s e r  e x p e c t s  f r o m  t h e  p r o j e c t
m a x i m u m  c o m f o r t

f o r  t h e  l o w e s t  p r i c e

I N V E S T O R

t h e  i n v e s t o r  e x p e c t s  t h e  p r o j e c t  t o  b e  a s  

u s e f u l  a s  p o s s i b l e ,  i e  t h e  u s a b l e  a r e a

f o r  t h e  l o w e s t  p r i c e

Money  i s  the  k ing  and  you can  f ind  them ins ide  of  the  pro ject  



I n  t h e  p a s t ,  t h e  t e n d e n c y  o f  p r o j e c t s  t o  e x t r a c t  t h e  m a x i m u m  p o s s i b l e  a r e a s .  
O f t e n  d e s p i t e  t h e  r e s i s t a n c e o f  a r c h i t e c t s .

T h e  u s e r ,  f o r t u n a t e l y ,  o f t e n  h a s  m a n a g e d  t o  r e g u l a t e  t h e s e  d e m a n d s  b y  a d j u s t i n g  t h e i r  
n e e d s  f o r  e f f i c i e n c y  a n d  f l e x i b i l i t y  a n d  s p a c e  u t i l i z a t i o n .

O N G O I N G T E N D E N C Y T O M A X I M I Z E P R O J E C T

W I T H I N A N D O V E R T H E L A N D L I M I T S

W h e r e  i s  a n  i s s u e ?

L E A R N  B Y  V O I C E
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• OFFICES - divisibility, depth of tracts, WC location ...

• STORES - number of ramps, clearance height, load 
capacity, column module

• RETAIL - divisibility, blind aisles, controlled flow of 
customers

c o m m e r c i a l

• HOUSES - number of bathrooms, stair position, windows 
orientation

• APARTMENTS - south orientation, vertical 
communication, unit size

r e s i d e n t i a l

EFFECTIVE VERSUS NOT EFFECTIVE

P R O J E C T

What  came f i rs t ?  Ch icken  or  the  egg?  H ipster  or  ce l l  phone?  But tock ,  or  a  cha i r ?
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NON EFFECTIVE
EXAMPLE

P R O J E C T
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P R O J E C T

EFFECTIVE 
EXAMPLE



C O F F E E B R E A K

R E L A X

C H A T

E N J O Y

D A N C E



F r o m  t h e  p o i n t  o f  v i e w  o f  t h e  p r o j e c t  p r i o r i t i e s ,  i t  i s  a l w a y s  n e c e s s a r y  t o  t h i n k  a b o u t  w h e r e  t h e  f u t u r e  y i e l d  w i l l  c o m e  
f r o m .

T h e  f r e q u e n t  m i s t a k e  w e  e n c o u n t e r  i n  c o m m e r c i a l  r e a l  e s t a t e  i s  t o o  m u c h  c o n c e n t r a t i o n  o n  t h e  u n d e r g r o u n d ,  g a r a g e s ,  
e n t r a n c e s .  I f  a  b u i l d i n g  a f f e c t s  i t s  f u t u r e  u s e r ,  t h e n  w e  m u s t  f o c u s  o n  i t s  p r i o r i t i e s .

T h e  i n v e s t o r  w a n t s  a s  m a n y  p r i o r i t i e s  a s  p o s s i b l e ,  i . e .  n e e d s  t o  g e t  c l o s e r .

L A N G U A G E O F I N V E S T O R S I S M O N E Y ,  
W I N N E R S K N O W I T

W h e r e  i s  a n  i s s u e ?

L E A R N  B Y  V O I C E
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B U I L D I N G V O L U M E

there is no universal 

building

users prefer both 

skyscrapers and 

smaller objects

F R O N T F A C A D E

determines the 

perception of an object 

by a wide audience

S U R R O U N D I N G

within their own land it 

is necessary to deal 

with garden 

architecture

M A I N E N T R A N C E

entrance must be 

clearly identifiable and 

representative

L E A R N  B Y  V O I C E L E A R N  B Y  V O I C EL E A R N  B Y  V O I C EL E A R N  B Y  V O I C E
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R E C E P T I O N

rendering has to create 

an emotion of respect, 

solidity and space

F L E X I B I L I T Y

the internal layout of 

the floors must be able 

to separate smaller 

units, ie a floor of 

1,000m2 min. to 4 parts

W C

optimally accessible 

from elevator lobby, 

emphasis on detail -

large mirror, storage 

area, etc.

V I E W S

avoid any faulty 

elements in the project, 

such as fixed shading, 

matt pre-façade, etc.

L E A R N  B Y  V O I C E L E A R N  B Y  V O I C EL E A R N  B Y  V O I C EL E A R N  B Y  V O I C E



IDEAL 
BUILDING, 

DANGEROUS 
MYTUS



BUILDING 
AREA, 

KEY FACTOR



I  WILL JUDGE 
YOUR FIRM IN 
THE BUILDING 

RECEPTION



WC WORKS AS 
REFERENCE

( S I M I L L A R  T O  T H E  R E S U T A R A N T S )



THE GENERAL 
CONCEPT IS 
KEY



AND BELIEVE IN UNICORNS, 
BECAUSE THEY EXIST ;)
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Y o u r  R e a l  E s t a t e  V o i c e

GET IN TOUCH 

WITH US
L O C A T I O N

C Z E C H  R E P U B L I C

P R A G U E

C O N T A C T  U S

E D U A R D . F O R E J T @ C R E E X . C Z

+ 4 2 0  7 7 6  3 9 6  3 3 0
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