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Date: Ol/07 /2019 

1. INSTRUCTIONS 

a. The Client 
Trustees of the Mass Engineering SSAS 
Roundwood House 
30C Worksop Road 
Thorpe Salvin 
S80 3J U 

b. Purpose of The Valuation 
Valuation for pension fund. 

c. Status of RIGS Member Undertaking The Valuation And Disclosure of Any Previous 
Involvement 
We confirm that the instruction has been undertaken by Eamonn Stones M RICS who is 
suitably qualified and has the knowledge, skills and understanding to undertake the 
valuation. 

We are acting as external valuers in this instruction. 

We have undertaken a conflict of interest check and there is no conflict with this 
instruction. 

d. Interest To Be Valued 
Freehold 

e. Type of Asset or Liability And How It Is Used 
Industrial Investment. 

f. Basis or Bases of The Valuation 

• Market Value (MV) 

The estimated amount for which an asset or liability should exchange on the valuation date 
between a willing buyer and a wi l ling seller in an arm's length transaction after proper 
marketing and where the parties had each acted knowledgeably, prudently and without 
compulsion. 

• Market Rent (M R> 

The estimated amount for which a property would be leased on the valuation date between 
a wi 11 ing lessor and a wi 11 ing lessee on appropriate lease terms in an arm's length 
transaction, after proper marketing and where the parties had each acted knowledgeably, 
prudently and without compulsion. 

g. Date of Valuation 
01/07/2019 

h. Any Assumptions, Special Assumptions, Reservations, Any Special Instructions or 
Departures 
None. 
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Address: Northern Garage, Houghton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
Date: 01/07/2019 

i. Schedule of Assumptions And Basis of Valuation 
Our report and valuation has been undertaken with reference to the assumptions set out 
in Appendix I. These assumptions apply, except where otherwise noted in our report. 

j. Compliance 
Our report and valuation is prepared in accordance with the RICS Valuation - Global 
Standards 2017 Global Edition and U I< National Supplement November 2018 and the 
International Valuation Standards CIVS) 2017. We are an RICS regulated firm. 

2. INSPECTION 

Our inspection of the property was carried out on 03/06/19. The property was inspected from ground 
floor level inside and out. Due to the tenant's fixtures and fittings it was not possible to view all parts 
of the building. 

We have inspected the property in accordance with your instructions, but we have not carried out a 
Building Survey as this is not within the scope of our instructions. We have not inspected woodwork or 
other parts of the structures which are covered, unexposed or inaccessible. We are, therefore unable to 
report that any such part of the property is free from defects, unless provided with information to the 
contrary. 

Where we have recommended further investigations or a building survey, our valuation may be subject 
to alteration once the results of such investigations or survey are known. 

We cannot express an opinion about or advise upon the condition of un-inspected parts and this 
report should not be taken as making any implied representation or statement about such parts. 

3. LOCATION 
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Address: Northern Garage, Houghton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
Date: 01/07/2019 

Location ( l<ey Facts) 

. Popul~ i~n size (2011 c_~nsus) __ 
1

9,217 

_ Local Autho_!j ty ___j_Rotherha_m __ ~ ____ =3 
Post Town Sheffield 

-------

Place Distance (Miles) 
Todwick Road (86463) 0.4 

I A57 ! 1.1 I 

M1 (J31) I 2.3 

I Worksop I 7.0 

1 Rotherham I 9.2 

I Sheffield I 12.8 

Chesterfield I 15.8 

The property is well connected to the local and regional road networks in particular the A57 and the 
M 1 motorway. 

Public transport links to the immediate are weak and the nearest bus stop is over half a mile away 
on Church Lane (services 20 & 638). The nearest tra in stat ion is Kiveton Park which is 2.5 mi les 
distant. 

The property is situated in a commerc ial/industrial setting surrounded by similar properties and 
users. Neighbouring occupiers include Evernort, TR Fabrications, Tommy Tucker and Liberty Group. 
The nearest residential properties are approximate ly 350m to the South East. 
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Address: Northern Garage, Houghton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
Date: 01/07/2019 

4. DESCRIPTION & CONSTRUCTION 

~ smc 01142812183 
CHARTERED SUR V E Y ORS 

The property is made up of 3 distinct parts, an older warehouse/workshop a new extended warehouse 
and a single storey office block. Externally there is a large yard and ancillary parking. Both 
warehouses are racked to the maximum height for pallet storage. 

Older warehouse/workshop 

Steel portal frame construction, single glazed windows with metal frames, suspected asbestos roof 
with translucent panels and suspected asbestos cladding external. 
4 Rollers shutters facing the yard ( H :5.07m W:4.50m). 
Eaves height of 5.36m with 7.26m to the pitch. 
Concrete floors, staff room, mezzanine floor, CCTV, Alarm and WCs. Gas Ambi-Rad heaters. 
There is an opening connecting the old warehouse to the new extension. 

Modern warehouse/extension 

Steel portal frame construction, with insulated cladding and roof including translucent panels. 
3 Rollers shutters ( H :4.30m W:4.57mL 
Eaves height of 7.06m with 8.76m to the pitch. 
Concrete floors, kitchen, offices with air conditioning and WCs. 
2 cranes are present lx3 ton & lx3.2 ton (not used by the current tenant>. 

Single storey office block 

Well presented air conditioned offices connected to the modern warehouse. They have been 
partitioned to provide a mix of cellular offices/meeting rooms and open plan workspace. They also 
include a kitchenette and WCs. A mix of LED and strip lighting, double glazed windows and gas 
central heating. 

Externally 

The properties sit on a extensive plot with a very low site coverage. The yard is concreted throughout 
and there is a palisade fence along the perimeter. Beyond the boundary of the property Cramfit Brook 
runs along the eastern a southern edge. Along the eastern boundary is Dinnington Community 
Woodland, to the west is Houghton Road and the northern boundary abuts the North Ashton Business 
Centre. 

We can only comment on parts of the building which were visible from ground level at the time of 
inspection bearing in mind the property is occupied and being used as a storage facility and transport 
depot. 
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Address: Northern Garage, Houghton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
Date: 01/07/2019 

~. 
smc~ o1142812183 
CH~~TE~~~7 SURVEY 0 R S 

North Elevation West Elevation 

Main Yard Rear Yard 

Internal Internal 

Unused offices Main offices 
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Address: Northern Garage, Houghton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
Date: 01/07/2019 

Main Offices Yard 

smc 01142812183 
CHARTER€~ SURVEY 0 R S 

Staff Car Park Southern Yard 

5. ACCOMMODATION 

The property has been measured on a Gross Internal CGIA) basis in accordance with the RICS 
Property Measurement 2 nd edition. 

Site Area Acres Ha 
Total Site Area 2.63 1.06 

6. CONDITION 

As stated in paragraph 7 of the Schedule of Standard Assumptions and Basis of Valuation in 
Appendix I of this report, we have not carried out any formal building or structural survey. We have 
not inspected those parts of the property which are covered, inaccessible, unexposed or not visible 
from ground level and such parts are assumed to be in good repair and condition. 

We cannot express an opinion about, or advise upon, the condition of un-inspected parts and this 
report should not be taken as making any implied representation or statement about such parts. 
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Address: Northern Garage, Houghton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
Date: 01/07/2019 

The external cladding and roof to the northern (oldest) warehouse are looking tired and worn and 
would benefit from repairs and maintenance. The tenant mentioned on site that they have had leaks 
in this part of the building previously. In addition some flashing to the western elevation of the 
modern extension are missing resulting in daylight being visible from inside the warehouse. 

No obvious signs of deleterious materials were noted however based on the age of part of the building 
we would recommend an asbestos survey is carried out if not already done so. We have not been 
provided with a copy if one exists therefore are unable to comment further. 

Other than the defects noted, we have assumed that the premises can be considered to be in good 
repair. If a further survey and carried out that reveals any defects which would materially affect the 
market value, we may have to review our valuation. 

For the purposes of this valuation, we have assumed that the premises can be considered to be in 
good repair and that should a survey be carried out it would not reveal any defects which would 
materially affect the price that the property would achieve on the open market. 

7. ROAD 

We understand that Houghton Road, on to which the property fronts, is fully adopted and maintained 
at the public expense. 

8. ENVIRONMENTAL MATTERS 

Flood Risk 

We have checked the Government long term flood risk website Chttps://flood-warninq
information.service.qov.ukllonq-term-flood-risk) and note that the flood risk for the property is 
shown as: 

Rivers/the sea: 

Surface water: 

Ground Conditions 

Medium risk means that each year this area has a chance of flooding of between 
l 0/o and 3.3°/o. This takes into account the effect of any flood defences in the 
area. These defences reduce but do not completely stop the chance of flooding 
as they can be overtopped, or fail. 

Low risk means that each year this area has a chance of flooding of between 
0.1 °/o and l 0/o. Flooding from surface water is difficult to predict as rainfall 
location and volume are difficult to forecast. In addition, local features can 
greatly affect the chance and severity of flooding. 

We have not carried out any soil tests or made any other investigations and therefore we are not able to 
offer any opinion as to the suitability of the site for the existing/proposed buildings. We have assumed 
that there are no problems in this respect. 

Contamination 
We have not been instructed to make any investigations in relation to the presence or potential 
presence of contamination in land or buildings, and to assume that if investigations were made to an 
appropriate extent, then nothing would be discovered sufficient to affect value. We have not carried 
out any investigation into past uses, either of the properties or any adjacent land, to establish whether 
there is any potential for contamination from such uses or sites and have therefore assumed that none 
exist. 
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Address: Northern Garage, H oughton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
Date: 01/07/2019 

In practice, purchasers in the property market do not make such an assumption about contamination 
and a purchaser of this property would require appropriate investigations to be made so as to assess 
any risk before completing a transaction. Should it be established that contamination exists, this 
might reduce the value now reported. 

No indications of past or present contaminative land uses were noted during our inspection. Our 
inspection was only of a limited visual nature and we cannot give any assurances that previous uses 
on the site or in the surrounding areas have not contaminated sub soi Is or ground waters. In the 
event of contamination being discovered, further specialist advice should be obtained. 

Deleterious Materials 
I was not provided with any deleterious reports during the inspection and therefore am not aware if 
any deleterious material are present. I suspect that due to the age and construction of the building 
the roof and cladding to the older warehouse may contain asbestos and therefore I would recommend 
an asbestos survey if one has not already been done on the property. 

Invasive Species 
No invasive species were noted during the inspection. 

Energy Performance 
The Energy Act 2011 introduced the Minimum Energy Efficiency Standards (ME ES) came into 
effect in April 2018. It is unlawful (except in limited circumstances, such as listed buildings) to let 
a property with an E PC rating of F or G. This applies to any property let on a tenancy which is six 
months or more and less than 99 years in length, and which is legally required to have an E PC. In 
addition, this legislation will extend to cover existing lettings in 2020 for residential properties and 
2023 for commercial buildings. Penalties for non-compliance are severe. 

Properties with an E rating could also be potentially at risk, as it is expected that the ME ES 
standards may include E rated properties in the unlawful category at some point in the future. 

We understand there is no current E PC rating for this property and have checked the Private Rented 
Sector CPRS) exemption register to verify this information. Accordingly, our valuation on the 
assumption that the subject property will meet the Minimum Energy Efficiency Standards specified 
in the Extant Regulations made under the Energy Act 2011 and that there will be no adverse impact 
on value and marketability. It is advisable to obtain and experts opinion to advise whether an E PC 
should be commissioned and if the building is likely to meet with the legislative requirements. 

It is important to keep E PC issues under review and to consider the potential impact on property 
value of any additional future government initiatives. 

There is currently little empirical evidence of a 'green premium' for highly energy efficient properties, 
but properties with poor E PC ratings wi 11 suffer significantly decreased values as the market takes 
account of the financial cost of improving properties, most of which may fall upon landlords as 
opposed to tenants. 

9. SERVICES 

The services have not been tested by us and that our inspection was visual only. We understand the 
following services are connected: 

• Mains water 
• Electricity three phase 
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,t 

smc 01142812183 
CHARTERED SUR V E Y 0 R S 

• Gas 

• Mains drainage 

• Telephone/broadband 

• Fire alarm 

• Intruder alarm 

The property is heated by: 
Gas fired central heating and warm air blowers/Ambi-Rad heaters. 

10. RATEABLE VALUE 

We have checked the rating list at https://www.tax.service.qov.uk/business-rates-find/search and 
have been unable to identify the property on the register. This may be due to having separate parts 
under individual assessments and/or a different address for the site. 

11. TENURE 

We are advised by you that the property is freehold (see Appendix II for plans) and we have assumed 
it is not subject to any onerous encumbrances, adverse restrictive covenants, onerous wayleaves, 
easements, rights of way or other unfavourable dominant rights. We have not inspected the Deeds. 
We recommend that your solicitor investigates the title to the property and if any of the assumptions 
we have made are incorrect, we may have to amend our opinion of value. 

12. TENANCIES 

Lease Date Undated 

Landlord M ichae l Alan Strafford & Jill ian Marie Strafford the Trustees of 
the Northern Bus Retirement Benefits Scheme 

Tenant Hydra Park Properties Limited 

Term 10 years ( Land lord advised as no dates in the lease provided) 

Rent (Passing) Yr 1 - £128,000 pa 
Yr 2 - £96,000 pa 
Yr 3- £128,000 pa (£128,000 pa) 

Rent Review None 

Break Option None 

Tenant Option to Purchase A tenants opt ion to purchase the landlords freehold interest at 
market value. Cond it ions and t ime l im its are attached but the dates 
are not inc luded in the copy I have rece ived . 

Schedule of Condition In point 21.1 the lease makes reference to a schedule of condition. 
A copy of which has not been provided. 

It is hard to assess the lease provided as it is missing so many important parts namely dates. I would 
also expect to see a rent review clause on a 10 year lease therefore I am not convinced that the lease 
is for a 10 year period. 

I would recommend that your solicitor reviews a full, complete version of the lease to determine the 
current status of the occupation of the tenant and under the conditions of their occupancy. 
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Address: Northern Garage, Houghton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
Date: 01/07/2019 

13. PLANNING 

Planning Policy 

~· smcio1142812183 
CHARTEREOJ s U R V E Y O R S 

, I 

The Sites and Pal icies document was adopted by the Counci I on 27 June 2018 with the property 
zoned as 'Industrial & Business Use'. 

Planning History 

Application ref: KP1961/1276 
Date Valid: 1961-10-23 
Applicant: Elliot B Mr 
Proposal: Industrial development 
Decision: GRANTED CONDITIONALLY 
Decision Date: 1961-11-20 

Application ref: I<P1962/1379 
Date Valid: 1962-09-21 
Applicant: Assoc Steels & Tools Ltd 
Proposal: Industrial devt common rd north anston 
Property: Field Nos 638 639a 652 655 & 630 At 
Decision: GRANTED CONDITIONALLY 
Decision Date: 1962-11-19 

Application ref: RB1985/0031 
Date Valid: 1985-01-11 
Proposal: Erection of an extension to machinery warehouse 
Decis ion: GRANTED 
Decision Date: 1985-02-21 

Application ref: R B 1992/0404 
Date Valid: 1992-03-20 
Applicant: Northern Bus Company 
Proposal: Change of use of former engineering workshops to bus depot, garage workshop and parking 
Provisional Decision Date: 1992-05-15 
Decision: GRANTED CONDITIONALLY 
Decision Date: 1992-05-21 

Application ref: RB1994/0212 
Date Valid: 1994-02-23 
Proposal: Alterations to offices and extension to warehouse 
Property: Aldridge Stainless Steel premises 
Provisional Decision Date: 1994-04-20 
Decision: GRANTED CONDITIONALLY 
Decision Date: 1994-04-21 

Application ref: R B2002/1495 
Date Valid: 2002-09-20 
Applicant: Cog ne U I< Ltd 
Proposal: Warehouse and office extensions 
Provisional Decision Date: 2002-11-15 
Decision: GRANTED CONDITIONALLY 
Decision Date: 2003-01-29 
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Address: Northern Garage, Houghton Road, North Aston Trading Estate, Sheffield, S25 4JJ 
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Application ref: R B2002/1601 
Date Valid: 2002-10-10 
Applicant: Mass Engineering 
Proposal: Erection of two storey pre-fabricated office block 
Property: Northern Bus Garage 
Street: H oughton Road 
Provisional Decision Date: 2002-12-05 
Decision: GRANTED CONDITIONALLY 
Decision Date: 2002-11-21 

14. MARKET CONDITIONS 

At present there is a lack of industrial premises available in the market. This lack of availability is 
driven by the reasonably strong economy and lack of new premises being built. Very few new 
industrial properties have been built since the economic downturn in 2007/08. Rental levels and 
capital values over the past 10 years have meant it has not been viable to build new premises due to 
high build cost particularly as the price of raw materials, particularly steel increased during this 
period. 

At present the lack of supply has lead to an increase in rents which are now close and in some instance 
past pre recession levels making development more feasible. Brexit however has meant that most 
developers are waiting to see the outcome of what, if any Brexit is delivered before committing to 
future speculative development. 

15. COMPARABLE TRANSACTIONS 

Letti nqs 

Unit 26 Bookers Way, Dinninqton 
API Foils have taken a 10 year lease on the detached unit which totals 16,359 sq ft with a shared 
yard. A stepped rent was agreed breaking back to £4.88 per sq ft from February 2019 with rent free 
until March 2019 with and a break option & upward only rent review on the 5th anniversary. 

Unit 1 Dinninqton Business Park, Dinnington 
Comprising a modern detached industrial unit extending to 11,624 sq ft with an eaves height of 6.0m 
and craneage. There is car parking to the frontage and a yard to the rear. The site coverage is 
approximately 23°/o. The coverage is low by conventional standards however a significant proportion 
of the site is taken up by woodland towards the southern section of the site. It let to Hydro- X Water 
Treatment in October 2018 by way of a 10 year lease with a 5 year break at £5.25 per sq ft from 
October 2018. Should the tenant not exercise their break then there will be a rent review at the end 
of the 5th year of the term, which will be upwards only to Market Rent or CPI indexed linked 
(compounded annually) to a collar and cap of 2-4°/o. 

Unit 3 Redwood Court. Dinnington 
Redwood Court is a modern warehouse development totalling 61,087 sq ft. Unit 3 extends to 9,446 
sq ft and let by way of a new 5 year lease from December 2017 at a head I ine rent of £5.25 per sq ft. 
5 month rent free incentive. 

Nobel Way Business Park, Dinnington 
An undisclosed tenant has taken 40,339 sq ft of industrial space within Nobel Way Business Park 
on a new seven year F RI lease at a rental of £175,000 pa (equating to £4.35 psf) from July 2017. 
Two months' rent free was agreed at the start of the lease. This property comprises a new steel 
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framed warehouse with 6.5m eaves including office accommodation. There is a secure yard area with 
car parking to the front. 

Investments 

1 Pate Road, Melton Mowbray, Leicestershire 
8,966 sq ft warehouse occupying a site of 1.88 acres let to Travis Perkins on a 15 year lease at a 
headl ine rent of £65,000 pax from September 2012 sold at auction in October 2018 for £1,400,000 
resulting in a gross yield of 4.64°/o 

M I< M Building Supplies, John Street. Darlinqton 
16,915 sq ft warehouse on a site of 3.02 acres let to M I< M Building Supplies on a 6 year lease from 
November 2014 at £48,000 pax sold at auction in December 2017 for £720,000 resulting in a gross 
yield of 6.6 7°/o 

201 Woodburn Road, Sheffield 
26,342 sq ft of warehouse on a total site of 1.70 acres is let to M I< M Building Supplies Limited on 
a 15 year lease with from March 2007 with a rent of £204,813 pax wen to auction in February 
2017 and did not sell. The last bid was £2,565,000 which wou Id have resulted in a gross yield of 
7.98°/o. It has transacted off market in August 2018 for £2,800,518 giving a yield of 7.31 °/o 

Plot 1 & 2 Trinity Park, Randal Way, Retford 
15,066 sq ft of warehouse on a total site of 1.70 acres is let to M I< M Bu i lding Supplies Limited on 
a 20 year lease with from February 2008 with a rent of £192,000 pax wen to auction in February 
2017 and did not sell. The last bid was £2,565,000 which would have resulted in a gross yield of 
7.88°/o. 

16. VALUATION COMMENTARY 

Due to the size of the commercial property segment in Dinn ington it was necessary for me to look 
further afield to find relevant transactions. I also focused on builders merchants which have sold as 
they typically have a similar layout <buildings on an extensive ploO. 

I have applied £3.50 per sq ft to the buildings as a blended rent based on the comparables listed 
above after an allowance for quantum and condition. 

As the property sits on an extensive site I feel that an additional sum of £25,000 per annum is 
reasonable for an extensive yard of c 2 acres. A yard of approximately 1 acre would be reasonable 
with a unit of 31,000 sq ft therefore the additional acre could be fenced and let off separately in its 
own right for storage. 

I have applied a yield of 9°/o to the market rent to formulate the market value with vacant possession. 
Due to the lack of information on the current lease I am not able to assess the value with the current 
tenant in place. 

17. OTHER MATTERS 

Market Trends 
Due to the lack of industrial premises in the local, regional and at a national level I expect values to 
remain constant in the short term however Brexit is due at the end of October and this could have 
unforeseen consequences which are not foreseeable. Due to the current unknown of Brexit looking 
beyond the short term is impossible. 
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Brexit 
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The U l<'s proposed exit from the E U is unprecedented and the extent of the effect this may have on 
property values cannot easily be predicted. For this reason alone, there is greater than normal 
uncertainty surrounding the U I< economy and the property sector in general. We consider there is a 
greater than normal risk of an economic downturn. We advise that you should therefore factor this 
into any decisions based on our valuation(s). 

Date of Valuation 
Our valuation is based on information known to us at the time of preparing our report and is an 
opinion as at the date(s) of valuation. Circumstances can change rapidly subsequently. We 
recommend that you ask us to reconsider our opinion of value if you intend to rely on our report 
later. Depending on circumstances and the time that has elapsed, we may make an additional charge 
for providing the additional advice. 

Recommendations 
We recommend the following are obtained: 

• Full report on title and title searches/local searches/uti I ity searches 

• Asbestos survey 

Adverse results from the recommended reports could cause us to amend our opinion of value. 

18. VALUATION 

Market Value 
£1,489,000 COne million four hundred and eighty-nine thousand pounds) with vacant possession . 

Market Rent 
£134,000 COne hundred & thirty-four thousand pounds) per annum. 

19. REINSTATEMENT COST ESTIMATE 

Based on BCIS Average Prices only, we recommend the property is insured for a sum of not less than 
£1,920,000 COne million, nine hundred and twenty thousand pounds) on a Day One Basis. We have 
allowed for de mol it ion and site clearance, professional and planning fees. VAT has not been allowed 
for except on fees. 

20. CONFIDENTIALITY 

This report is for the use only of the party to whom it is addressed and should only be used within the 
context of the instructions under which it is prepared. The Valuer accepts responsibility to the Client 
alone that the report will be prepared with the skill, care and diligence to be reasonably expected of 
a competent Chartered Surveyor, but accepts no responsibility whatsoever to any person other than 
the Client itself. Any such person relies upon the report at his or her own risk. 

Neither the whole nor any part of this report or any reference thereto may be included in any 
published document, circular or statement, nor published in any way without written approval of 
Saxton Mee Commercial Ltd of the form and context in which it may appear. 
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CHA SUR V E Y ORS 

21. TAXATION 

For the purposes of this valuation, we state our opinion of the market value of the property with no 
allowance for any grants or tax allowances which may be appropriate under current legislation. In 
addition the figures do not take account of any present or future taxation liability which could be 
payable on the disposal of an asset owing to a change of use or development situation. 

Signed: .... ·. ·~ Counter-S1gned . ......................................... . 
Eamonn Stones M RICS Mike Hull M RICS 
S MC Chartered Surveyors SMC Chartered Surveyors 

Date: Date: 
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Standard Assumptions, Basis of Valuation & Background Information 
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1. Compliance 

sin c 0114 2812183 
CHARTERED SUR V E Y O RS 

Our report and valuation is prepared in accordance with the RICS Valuation - Global Standards 2017 
Global Edition and U I< National Supplement November 2018 and the International Valuation Standards 
OVS) 2017. We are an RICS regulated firm. 

2. Verification of Information 
We rely upon the information provided by those parties referred to in our report and should any of this 
information prove to be incorrect it is possible that we may have to reconsider our opinion. 

3. Standard Valuation Bases- Definitions 

• Market Value CMV> 

The estimated amount for which an asset or liability should exchange on the valuation date between a 
wi l ling buyer and a wil ling seller in an armis length transaction after proper marketing and where the 
parties had each acted knowledgeably, prudently and without compulsion. 

Notes on Market Value 

1 Market value is a basis of value that is internationally recognised and has a long
estab lished definition. It describes an exchange between parties that are unconnected and are 
operating freely in the marketplace and represents the figure that wou Id appear in a 
hypothetical contract of sale, or equivalent legal document, at the valuation date, reflecting 
all those factors that would be taken into account in framing their bids by market participants 
at large and reflecting the highest and best use of the asset. The highest and best use of an 
asset is the use of an asset that maximises its productivity and that is possible, lega lly 
permissib le and financial ly feasible- fuller treatment of this particular premise of va lue can 
be found at sect ion 140 of IVS 104. 

2 It ignores any price distortions caused by special value (an amount that reflects 
particular attributes of an asset that are on ly of value to a special purchaser) or marriage 
value. It represents the price that would most likely be achievable for an asset across a wide 
range of circumstances. Market rent (see below) applies sim il ar cr iteria for estimating a 
recurring payment rather than a capital sum. 

3 In apply ing market value, regard must also be had to the requirement that the va luation 
amount reflects the actual market state and circumstances as of the effective valuation date. 
The full conceptual framework for market value can be found at paragraph 30.2 of IVS 104. 

4 Notwithstanding the disregard of special value, where the price offered by prospective 
buyers generally in the market would reflect an expectation of a change in the circumstances 
of the asset in the future, the impact of that expectation is reflected in market value. 
Examp les of where the expectation of additional value being created or obtained in the future 
may have an impact on the market value include: 

• the prospect of development where there is no current permission for that 
deve lopment and 

• the prospect of marriage value arising from merger with another property or asset, 
or interests within the same property or asset, at a future date. 

5 The impact on value arising by use of an assumption or special assumption should not 
be confused with the additional value that might be attributed to an asset by a specia l 
purchaser. 

6 In some jurisdictions a basis of value described as 'highest and best use' is adopted and 
this may either be defined by statute or established by common pract ice in individua l countries 
or states. 
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The estimated amount for which a property would be leased on the valuation date between a willing 
lessor and a wi 11 i ng lessee on appropriate lease terms in an arm's length transaction, after proper 
marketing and where the parties had each acted knowledgeably, prudently and without compulsion. 

Notes on Market Rent 
Whenever Market Rent is provided the 'appropriate lease terms' which it reflects should also be 
stated. 

Market rent will vary significantly according to the terms of the assumed lease contract. The 
appropriate lease terms will normally reflect current practice in the market in which the 
property is situated, although for certain purposes unusual terms may need to be stipulated. 
Matters such as the duration of the lease, the frequency of rent reviews and the responsibilities 
of the parties for maintenance and outgoings wi 11 all affect the market rent. 

• Investment Value 
Investment value is the value of an asset to the owner or a prospective owner for individual 
investment or operat ional objectives. 

• Fair Value 
Valuations based on fair value shall adopt one of two definitions: 

l. the definition adopted by the IVSC: 

\The estimated price for the transfer of an asset or liability between identified knowledgeable and 
willing parties that reflects the respective interests of those parties'. 

2. the definition adopted by the International Accounting Standards Board <I AS B): 

\The price that would be received to sell an asset, or paid to transfer a liabil ity, in an orderly 
transact ion between market participants at the measurement date'. 

• Depreciated Replacement Cost (DRC) 
DRC is a approach to valuation of an asset in order to establish its Market Value. It is usually adopted 
for speciali sed property or where there is little or no market evidence available. The International 
Valuation Standards define DRC as: 

The current cost of replacing an asset with its modern equivalent asset less deductions for 
physical deterioration and all relevant forms of obsolescence and optim isation. 

• Existing Use Value (EUV) [Used for inclusion in Ul< financial statements where property is owner
occupied by a business] 

The estimated amount for which a property should exchange on the date of valuation between a willing 
buyer and a willing seller in an arm's-length transaction, after proper marketing wherein the parties had 
acted knowledgeably, prudently and without compulsion, assuming that the buyer is granted vacant 
possession of all parts of the property required by the business and disregarding potential alternative uses 
and any other characteristics of the property that would cause its Market Value to differ from that needed 
to replace the remaining service potential at least cost. 

• Special Value 
Special Value can arise where an asset has attributes that make it more attractive to a particular buyer, 
or to a I imited category of buyers, than to the general body of buyers in the market. These attributes can 
include the physical, geographic, economic or legal characteristics of an asset. Market Value requires the 
disregard of any element of Special Value because at any given date it is only assumed that there is a 
willing buyer, not a particular willing buyer. 

Synergistic Value can be a type of Special Value that specifically arises from the comb ination of two or 
more assets to create a new asset that has a higher value than the sum of the individual assets. 
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When Special Value is reported, it should always be clearly distinguished from Market Value. 

• Estimate of Reinstatement Cost For Insurance Purposes 
[NB This is not a valuation basis, but a cost estimate] 
Reinstatement cost for insurance purposes is our estimate of the likely cost of reinstating all the buildings 
on the fo l lowing basis: 

• That the accommodation prov ided will be similar in construction, design and area to the ex isting 
buildings. 

• It is assumed that the pol icy is on an indemnity basis with a fully operative reinstatement clause 
and no special conditions. We have assumed an instantaneous basis of value and have had no 
regard to any variation in bui ld ing costs subsequent to the date of our est imate. 

• Reinstatement will be in compliance with the conditions imposed by Local Authorities in connection 
with the construction of the building. 

• In arriving at the reinstatement value for insurance purposes an allowance has been made to cover 
the cost of necessary demolition prior to rebuilding. 

The reinstatement cost does not include any allowance for: 

i) any loss of rent incurred during rebuilding 
ii) planning restrictions that the Planning Authority might impose 
i ii) special foundations, drains and sewers, yard surfaces, private roadways, hard-standing, boundary 

walls and fences 
iv) all plant, machinery, equipment, tanks, fixtures and fittings, loose tools, office furn iture and 

equipment, or items of tenant's fit out 
v) any effect of inflation on building costs occurring after the date of va luation ('Day One' basis) 
vi) party wall works 
vii) extra costs of working 
viii) land remediation and contaminated waste costs 

Following the outcome of the legal case Bartoline v Royal and Sun A lliance Insurance plc and another 
2006, our assessment will not include for cost li abil ities arisi ng from any env ironmental consequences, 
contamination or pollution. We recommend that you consu lt your Insurers in respect of any specialist 
cover required. 

Professional fees which would normally be incurred in connection with the rebuilding operations are 
included. 

In the event of a building being destroyed either wholly or partially, the reconstruction may attract a VAT 
charge. We have not reflected this liability and you are advised to discuss this matter with your Insurers 

4. Legal Documentation <T itle Deeds and/or Leases etc) 
Unless indicated in our report, we do not inspect the Title Deeds and/or Leases and assume that all 
documentation is satisfactorily drawn and in terms currently prevalent on the type of document and that 
there are no onerous encumbrances, adverse restrictive covenants, onerous wayleaves, easements, rights 
of way or other unfavourable dominant rights which would materially affect our opinion. 

We assume that the flank walls are party walls and that satisfactory arrangements are in existence for 
their repair and maintenance. We recommend that a Solicitor should comment in respect of all legal 
documentation. 

We assume that access from pub I ic roads to development land is not restricted by legal documentation or 
third party rights, unless otherwise indicated in our report. 

5. Status of Tenants 
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We do not usually make any enquiries as to the financial status of the actual/prospective tenants and, 
unless otherwise noted in our report, we assume for the valuation that Tenants are not in breach of any 
lease covenants and are not in arrears of rent and are fully able to meet all contractual obligations under 
the lease. 

6. Measurements and Floor Areas 
When taken, measurements are made in accordance with RICS Property Measurement (2nd Edition) 
issued by the Royal Institution of Chartered Surveyors but must nevertheless be regarded as approximate. 
With regard to office buildings, the 61

h edition of the Code of Measuring Practice no longer applies and 
has been replaced with IPMS: Office Buildings, which differs from the previously used Net Interna l Area 
basis. 

7. Condition 
We inspect the property in accordance with your instructions, but we do not carry out a Building Survey 
as this is not within the scope of our instructions, nor do we inspect woodwork or other parts of the 
structures which are covered, unexposed or inaccessible. We are, therefore unable to report that any such 
part of the property is free from defects, unless provided with information to the contrary. 

If we recommend further investigations or a building survey, our valuation may be subject to alteration 
once the results of such investigations or survey are known. 

We cannot express an opinion about or advise upon the condition of un-inspected parts and this report 
should not be taken as making any implied representation or statement about such parts. 

We do not test any of the drains or other services. Unless specifically stated otherwise, for the purpose 
of this valuation we assume that they are all operating satisfactorily and no allowances have been 
made for replacement or repair. 

We have regard to the general condition of the property as observed by us during our inspection and reflect 
in our valuation any defects and items of disrepair noted. 

When valued with vacant possession: 

Our valuation assumes that all damage caused by the removal of plant, machinery, fixtures and fittings 
etc will be made good prior to sale. 

Unless you specifically instruct us to do so, we do not arrange for any investigation to be carried out 
to determine whether any deleterious materials have been used in the construction of the property, or 
have since been incorporated and we are, therefore, unable to report that the property is free from 
risk in this respect. Unless otherwise stated in our report, we assume that such investigation would 
not disclose the presence of any such material to any significant extent. 

It is assumed that normal periodic maintenance will be carried out to maintain the property in a state 
of repair fit for its present use. 

Unless specifically stated in our report, it is assumed that the condition of the property at the date of 
valuation is identical to that found at the date of our inspection. 

8. Town Planning 
We have made informal enquiries of the local planning and highway authorities and the information 
provided is assumed to be correct. 

Unless otherwise stated in our report: 

• all planning information has been given verbally and we have not examined any entries in the 
planning register. In the absence of further information, we have assumed that the uses being 
carried out in each of the properties is an authorised planning use and that the buildings have 
been erected with full planning permission. 

• no formal search has been instigated and if reassurance is required we recommend that 
verification be obtained from your solicitors that the position is correctly stated in our report, 
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that t he property is not adve rsely af fected by loca l authority proposa ls or req uirements and 
that the re are no outstanding statutory notices. 

• we have assumed that t he propert ies and thei r va lue are unaffected by any matters which will be 
revea led by a local search and repl ies to t he usual enqu iries or by any statutory notice and t hat 
neither the properties nor their cond it ion nor thei r present or intended uses are or w i ll be 
un lawfu l. 

• we have assumed that each property has f u 11 uncond it iona l consent f or the stated use and 
development desc ri bed w ithin. 

If appropriate, we recommend t hat your so li citors shou ld check th is info rmation by tak ing out a local 
search and we woul d be pleased to advise fu rt her upon receipt of t he conf irmation of these detai Is. 

Fo ll owing t he Planni ng and Compu lso ry Purchase Act 2004, the old plan-maki ng system is be ing 
rep laced by Loca l Deve lopment Frameworks CLDF) . The LDF is not a sing le document or plan; rathe r, 
it is a su ite of documents that combi ne to fo rm t he development plan fo r the area. The principal 
document is t he Core Strategy, which sets t he overal l planni ng po l icy approach, wh ich is supported by 
var ious Deve lopment Plan Documents CDPDs) for spec ifi c issues, such as si te al locat ions. 

9. Rati ng 
We w i 11 chec k t he websi te of t he Va luation Office Agency fo r the current rating assessment. 

Befo re Ap r i l 2008 most types of empty prope rty we re subject to rates at 50% of t he norma l charge. 
W ith effect from 1

51 
Apr i l 2008 t he empty property rate has changed from 50% to 100% of t he basic 

occupied busi ness rate, after initi al void pe ri ods have elapsed. For most properties, exc luding 
industr ia l, t he vo id period is 3 mont hs. For industri al propert ies, t he vo id per iod is 6 months. Pri or 
to this change, indust ria l prope rt ies had an indefi nite per iod of 100% re lief . 

10. Ground Condit ions 
We do not carry out any so il tests or make any other investigations. Unless we are prov ided with 
investigat ion repo rts by su itably qualif ied experts, we are not ab le to offer any opini on as t o the su itability 
of t he site f or t he ex isting/proposed bui ldings, or as to the ex istence or l ikelihood of any contam ination. 
I n t he absence of third party reports, we wi ll assume that ground conditions are sat isfactory. If we 
recommend further investigations, ou r preliminary assumption w il l be that t here are no adverse ground 
cond it ions, which may have to be amended once t he re levant reports are ava ilab le. 

11. Plans 
A Plan/P lans fo r identi fi cat ion purposes on ly and based upon t he Ordnance Su rvey Sheet is/are attached. 
The reprod uction of the Ordnance Su rvey Sheet has been sanctioned by the Controll er of Her Majesty's 
Stationery Off ice Crown Copyr ight Rese rved . 

12. Dwell ings 
CH ouses and Flats) 
Un less specifica l ly mentioned in our repo rt, ou r valuation does not take into account any r ights, 
ob ligations or l iabi li t ies whethe r prospect ive or accrued under the Defect ive Premises Act 1972. 

13. Site Areas 
The site areas are computed from the Ordnance Su rvey Sheet and not from a phys ical site survey and must 
be regarded as approx imate. 

14. Fixtures and Fitt ings [except where valuing using the profits method, ie as a going 
concern] 
We exclude all items in the nature of tenants' fi xtures and f itt ings, plant and mach inery and we include in 
our valuation t he fo ll owing: 

The electric w ir ing for lighting and power from the distr ibution board to wall and cei ling po ints. The gas 
supp ly from the meter to t he centra l heating bo i ler and other app liances. 

Dra ins fo r both surface water and fou l water and t heir connection to the sewer. 
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Boiler and associated plant and machinery including fuel tanks, pipes and fittings (radiators and unit fan 
heaters that are used primarily for supplying or using steam or hot water for space heating and other non
process purposes). 

Hydrants, pumps and main sprinkler systems, smoke detectors and fitted fire and burglar alarm systems. 

Rails and supporting gantries for overhead travelling cranes, where they form an integral part of the 
building. 

15. Insurance 
Capital Values quoted are not appropriate for insurance purposes which should be calculated on a 
reinstatement or indemnity basis. 

16. Taxation and Disposal Costs 
Our valuation does not take into account any expense which would be incurred in realisation nor any 
possib le tax liabi li ties including Capita l Gains Tax and Value Added Tax. 

17. Statutory Regulations 
Un less otherwise mentioned in our report, we assume the property has, if appropriate, a relevant Fire 
Certificate, that it complies with the requirements under the Shops, Offices & Railway Premises Act 1963, 
Factory Acts, Disability Discrimination Act 1995 and Equality Act 2010 as far as they are appl icable. 
In addition, we assume that the property is not affected by any outstanding Statutory Notice or other 
Contractua l Notice which might restrict the use or affect value. 

Fire Legislation- As from 1 October 2006 the Regulatory Reform CFire Safety) Order 2005 came 
into force in England and Wales. Under this Order, fire cert ificates are no longer issued and ex isting 
certificates have been superseded by Risk Assessments. A Risk Assessment is now to be carried out by 
a 1 Responsib le Person 1 as defined within the Order. The findings of any risk assessment must be 
recorded in writing where more than five or more persons are employed or the premises are licensed 
or there is an alterat ions notice. 

Further information on the regulations may be found at www.fire.org.uk. 

Discrimination - The Equality Act 2010 makes it unlawful for service providers to treat disabled 
people less favourably because they are disab led (un less there is a clear and fair reason) in relation to 
their access to their place of emp loyment or education; their access to goods, services and facilities 
(a lthough note that where private clubs are concerned, only those with 25 or more members are 
required to be compl iant with the Act) and their access to the functions of public bodies. 

Employers, educators and service providers must all make reasonable adjustments for disabled people 
to be able to access and use property they have a right or need to visit; this is not restricted to physical 
access. 

Where a temporary or permanent physical feature makes it impossible, or unreasonably difficult, for 
disabled customers to make use of a se rvice or place of education or work, the provider has to take 
reasonable measures to remove the feature; alter it so that it no longer has that effect; provide a 
reasonable means of avoiding the feature; or, provide a reasonable alternative method of making the 
serv ice available to disabled people. 

The test of reasonab leness is about what is practical in the service provider's individual situation; what 
resources they might have (and the amount of any resources already spent on making adjustments); 
whether taking any particular measures would be effective in overcoming a particular difficulty; the 
extent to which it is practicable for the service provider to take the measures; the extent of any 
disruption which taking the measures would cause. 

18. Asbestos and Composite Panel Cladding 
Asbestos- This material was regularly used from 1960s to 1980s. The cost of maintenance, alteration 
and repair of any building where asbestos is present can be significantly increased because of the need 
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to take appropriate precautions under The Control of Asbestos Regu lations 2012. This in turn may 
impact value. 

The duty to manage asbestos is contained in regulation 4 of the Control of Asbestos Regulations 
2012. It requires the person who has the duty (ie the 'dutyholder') to: 

• take reasonable steps to find out if there are materials containing asbestos in non-domestic 
premises, and if so, its amount, where it is and what condit ion it is in 

• presume materials contain asbestos unless there is strong evidence that they do not 

• make, and keep up-to-date, a record of the location and condi tion of the asbestos-
containing materia ls- or materials which are presumed to contain asbestos 

• assess t he risk of anyone being exposed to fibres f rom the materials identified 

• prepare a plan that sets out in detail how the risks from these materials will be managed 

• take the necessary steps to put the plan into act ion 

• period ical ly review and monitor the plan and the arrangements to act on it so that the plan 
remains relevant and up-to-date 

• prov ide information on the location and condi t ion of the materials to anyone who is liable 
to work on or disturb them 

There is also a requirement on others to co-operate as far as is necessary to allow the dutyholder to 
comply with the above requirements 

Composite Panel Cladding- If the property has composite panel cladding, this may have impli cations 
for insurance and valuation purposes and our understanding of the position is set out below. 

Bui lding insurers are current ly taki ng a pessimistic view of the use of composite cladding panels in 
constru ct ion. This is due to the nature of some of the compos ite panels, particu lar ly those involving 
polystyrene which are highly combustib le and can become unstable in the event of a fire. Additional ly, 
fire may spread through these panels extremely quickly. This has led to fire f ighters becoming 
reluctant to tack le buildings made of any composite pane ls other than from the outs ide unless there is 
a danger to life- this can resu lt in total loss to the in surer. 

Many insurance companies are now requesting confirmation from the bu i ld in g owner/insured as to 
whether composite panels have been used and if so what make they are and whether they are approved 
for use by the Loss Prevention Counc i l <LPC), it being virtual ly impossible to tell from external 
inspection only. This may lead to the insurer charg ing considerab ly higher prem ium s for bui ldings 
with composite panels used in thei r construction or requiring replacement of the panels. 

Un less stated otherwi se, we have assumed for the purposes of ou r va luation report that the panels are 
'Loss Prevention Council' compliant. If this is subsequently found not to be the case then t hi s may 
affect the valuation figures reported herein. 

19. Contaminative Invasive Species 
The three main non-native invasive plant species in the U I< are Japanese l<notweed ( Fallopia 
japonica), H imalayan <Indian) Balsam or purple sticky <Impatiens glandulifera) and New Zealand 
Pygmyweed ( Crassula Helmsii) . Other notifiable plants and weeds include giant hogweed, ragwort 
and azol la. 

Japanese knotweed in particu lar is a rampant non-native invasive species which can cause physical 
damage to bui ldings and hard surfaces. Under s.14(2) of the Countryside and Wi ld life Act 1981 it is 
an offence to cause this plant to grow in the wild and failure to dispose of any material containing 
Japanese knotweed may a lso result in prosecut ion under this Act and under ss.33 and 34 of the 
Environmental Protect ion Act 1990. 

20. Flooding 
Flood Risk -the Env ironment Agency webs ite uses indicative Flood Plain maps to provide a general 
overview of areas of land in natural flood plains and therefore potentially at risk of flooding from 
rivers or sea. The maps use the best informat ion currently availab le, based on historical flood records 
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and geographical models and indicate where flooding from rivers, streams, water courses or the sea 
is possible. 

The information relating to the likelihood of flooding is the Environment Agency's assessment of the 
likelihood of flooding from rivers and the sea at any particular location, based on the presence and 
effect of all flood defences, predicted floor levels, and ground levels. The probability or likelihood of 
flooding is described as the chance that a location will flood in any one year. 

Further information regarding flood maps and their accuracy can be obtained from www.environment
agency.gov.uk. 

Drainage - surface water run off flooding, known as 'pluvial' flooding, at times of prolonged, 
exceptionally heavy downpours of rain, is becoming increasingly frequent given surrounding drains 
and sewers are not always able to cope. It can be made worse in urban areas where the ground consists 
mostly of hard surfaces, such that the rain flows straight off rather than soaking away. Rising 
groundwater levels resulting from heavier rainfall and reduces abstractions can also present problems. 

Detailed Flood Risk Surveys do not currently form one of the mandatory searches undertaken by 
solicitors at the time of property purchase. 

Further information can be found within the RICS publication "A Clear Guide to Flooding for 
Property Owners." 

21. Energy Performance Certificates ( E PCs) and Display Energy Certificates ( DECs) 
E PCs and D ECs contain information about the energy performance of a building. Our valuations 
assume that E PCs/DECs would be provided on sale or letting, unless not required by current 
legislation. 

From l April 2018 it became unlawful to let a property for more than six months or less than 99 
years, if the property has an F or G-rating (with some exceptions and exemptions). 

22. Contaminated Land 
We have not been instructed to make any investigations in relation to the presence or potential 
presence of contamination in land or buildings. We have assumed that if investigations were made to 
an appropriate extent, then nothing would be discovered sufficient to affect value. We have not carried 
out any investigation into past uses, either of the property or any adjacent land, to establish whether 
there is any potential for contamination from such uses or sites and have therefore assumed that none 
exist. 

In practice, purchasers in the property market do not make such an assumption about contamination 
and a purchaser of this property would be likely to require appropriate investigations to be made to 
assess any risk before completing a transaction. Should it be established that contamination exists, 
this might reduce the value now reported. 

23. Aggregated or Total Valuation 
The value of each property is used to arrive at the total value. It is envisaged that the properties would 
be marketed singly or in groups over an appropriate period. If all the properties were to be sold as a 
single lot the realisation would not necessarily reach the total of our valuation. 

24. Reproduction and Use 
Our report is for the use only of the party to whom it is addressed and should only be used within the 
context of the instructions under which it is prepared. It may be disclosed to other Professional Advisers 
assisting in respect of that purpose. No responsibility is accepted to any third party for the whole or any 
part of its contents. No responsibility is accepted for any use by any party of the whole or any part of the 
report for a purpose not disclosed to us prior to the report being made available to the client. 

Neither the whole nor any part of our valuation or report or any reference thereto may be included in 
any published document, circular or statement or published in any way without written approval of 
Saxton Mee Commercial Ltd of the form and context in which it may appear. 
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Land Registry Title Plans 
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