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PLEASE REPLY TO THE LAMPETER OFFICE

Andy Thompscn

Woods Building Supplies Pension Scheme
Unit 21A

Glanyrafon Industrial Estate

Aberystwyth

SY23 3JQ

g% August 2018
Our Ref: AJM/sm/Surveys 18/14845

By post and e-mail: woods-andyt@outlook.com

Dear Sirs

RE: Units 21, 21A and 21B Glanyrafon Industrial Estate, Aberystwyth, Ceredigion,
SY23 3JQ — Woods Building Supplies Pension Scheme

[ write further to your recent request for a valuation appraisal for pension fund purposes in
relation to the above. We are familiar with the premises but have not had any involvement
with these for some years and have no conflicts of interest in this regard. Our valuation is
prepared in accordance with the RICS Valuation Professional Standards Manual “The Red
Book” and is being carried out by an independent valuer and a RICS valuer under the
RICS Valuers Registration Scheme.

Should you or your advisers wish to seek further clarification in any aspect covered within
out valuation report then please do not hesitate to contact the writer at the above office. In
the meantime we have pleasure in enclosing herewith a note of our professional fee in this
regard which takes into consideration the quantum and the nature of the task undertaken
and the due diligence involved and experience required.

We thank you for your kind instructions.

Yours+faithfully,
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PLEASE REPLY TO THE LAMPETER OFFICE

9t August 2018

Account Number: 14845

VAT NO: 485 1070 50

Andy Thompson

Woods Building Supplies Pension Scheme
Unit 21A

Glanyrafon Industrial Estate

Aberystwyth
SY23 3JQ

Woods Building Supplies Pension Scheme

Morgan & Davies present with their compliments their professional fee in respect of the report
and valuation carried out on the property known as

Units 21, 21A and 21B Glanyrafon Industrial Estate, Aberystwyth,
Ceredigion, $Y23 3JQ

Sub Total: £750.00
VAT: £150.00

TOTAL FEE: £900.00

dededededededededeh

BACS Payment

Barclays Bank Plc
Sort Code: 20-18-41
Account No: 40632066
Account Name: Morgan & Davies Office A/C
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Contents of Valuation Report in Respect of the Property Known as

UNITS 21, 21A AND 21B AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE,
ABERYSTWYTH IN THE COUNTY OF CEREDIGION, SY23 3JQ
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VALUATION REPORT IN RESPECT OF THE FREEHOLD PROPERTY AND
INVESTMENT PORTFOLIO KNOWN AS

UNITS 21, 21A AND 21B AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE,
ABERYSTWYTH IN THE COUNTY OF CEREDIGION, SY23 3JQ

Date of Valuation: 9t August 2018
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EXECUTIVE SUMMARY
Address: Units 21, 21A and 2B and associated units at Glanyrafon
Industrial Estate, Aberystwyth, Ceredigion, SY23 3JQ
Date of Inspection: 7t August 2018
Location: The properties are located on the noted Glanyrafon

Industrial Estate within the Llanbadarn Fawr area of the
coastal resort and University town and administrative
centre of Aberystwyth being a major satellite centre within
Mid Wales and located on the A44 and A487 Cardigan Bay
coastroad. Llanbadarn Fawr is a village on the edge of the
University town and the Glanyrafon Industrial Estate is
noted as the main trading estate and business park for the
township and includes occupiers such as Jewson,
Screwfix, Post Office, Rachel's Dairies, Yodel and
numerous other major business industrial and B1, B2 and
B8 occupiers.

Description: A portfolio of some 11 business and light industrial units
located on the Glanyrafon industrial estate of the county
town of Aberystwyth and offering a lucrative and well let
commercial investment portfolio more particularly providing
a gross rental income of £200,743.00 and dividing more
particularly as:

1. Rachel's Dairy Warehouse, 1 Parc Merlin, Glanyrafon
Industrial Estate, Llanbadarmn Fawr, Aberystwyth,
Ceredigion SY23 3FF.

Regulated by RICS
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Valuation:

Inspecting Surveyor:

Inspecting Source:

2. Yodel Warehouse, Parc Merlin, Glanyrafon Industrial
Estate, Llanbadarn Fawr, Aberystwyth, Ceredigion, SY23
3FF.

3. Unit 21A, let to Stephen Woods Limited, Building
Supplies, Glanyrafon Industrial Estate, Llanbadarn Fawr,
Aberystwyth, SY23 3JQ.

4. Unit 21B, divided into 8 individual smaller sized units
together with together with separately let compound.

Tenure: The assessment is based on a current let
portfolio deriving an annual income gross believed to be
£200,743 per annum based as follows:-

1. Rachel's dairy - £78,160 p.a. Lease expiring 2020.

2. Yodel Unit - £63,000 p.a. Lease expiring 2022.

3. Stephen Woods Ltd let on annual rolling Lease
£21,000 p.a. rent.

4. Units 21B gross rent £38,583 p.a. let on various annual
licences.

£2,900,000 (Two million nine hundred thousand
pounds) gross (representing yields circa 7%).

Andrew Morgan, FRICS FAAV

Trustees of Woods Building Supplies Pension
Scheme c/o unit 21A Glanyrafon Industrial Estate,
Aberystwyth, SY23 3JU
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PLEASE REPLY TO THE LAMPETER OFFICE

PHOTOGRAPHS APPERTAINING TO THE VALUATION REPORT IN RESPECT
OF THE FREEHOLD PROPERTY KNOWN AS

UNITS 21, 21A AND 21B AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE,
ABERYSTWYTH IN THE COUNTY OF CEREDIGION, SY23 3JQ
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UNITS 21, 21A AND 21B AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE, ABERYSTWYTH IN THE COUNTY OF
CEREDIGION, 8Y23 3JQ
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UNITS 21, 21A AND 218 AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE, ABERYSTWYTH IN THE COUNTY OF
CEREDIGION, 8Y23 3JQ

Street View

Adjacent View




UNITS 21, 21A AND 21B AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE, ABERYSTWYTH IN THE COUNTY OF
CEREDIGION, Y23 3JQ

Nearby New Development
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PLEASE REPLY TO THE LAMPETER OFFICE

VALUATION REPORT IN RESPECT OF THE FREEHOLD COMMERCIAL
INVESTMENT PROPERTY PORTFOLIO OF THE TRUSTEES OF WOOD
BUILDING SUPPLIES PENSION SCHEME ON THE PROPERTIES KNOWN AS

UNITS 21, 21A AND 21B AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE,
ABERYSTWYTH IN THE COUNTY OF CEREDIGION, SY23 3JQ

As inspected by Andrew Morgan, FRICS FAAV

As inspected on: 7" August 2018
Date of Valuation: 9% August 2018
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1) INSTRUCTIONS

1.1)  We confirm we have been instructed by Trustees of Woods Building Supplies Pension
Scheme c/o unit 21A Glanyrafon Industrial Estate, Aberystwyth, SY23 3JU to provide a valuation
report in respect of the above Freehold property portfolio which is let as a commercial investment.
We understand that the valuation is being relied upon for financial transactional purposes inter alia
between the Trustees and Trust members.

1.2)  Our valuation is based on a present day open market value, as defined by the RICS
Valuation Professional Standards (The Red Book), and has been carried out by Andrew Morgan,
FRICS FAAV, being an Independent Valuer, and is an RICS Registered Valuer under the RICS
Valuers Registration Scheme, having no conflict of interest in the subject property or Applicant, and
can also confirm has the necessary experience of valuing commercial properties in the Mid and
West Wales localities.

1.3)  We have not carried out any structural appraisals of the property, nor have we liaised with
any statutory, utility or Local Authority in respect of the valuation appraisal herewith provided.

1.4) No service provisions or test of any service connections have been carried out as part of
this assessment.

1.5)  We have not carried out a survey of the property, but merely a superficial inspection, for the
purposes of this report to confirm our opinion of value.

Regulated by RICS
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UNITS 21, 21A AND 21B AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE, ABERYSTWYTH IN THE COUNTY OF
CEREDIGION, §Y23 3JQ

2) SCHEDULE OF ASSUMPTIONS AND BASIS OF VALUATION

2.1)  This report and valuation is prepared in accordance with the Schedule of Assumptions,
Limitations, Caveats and Basis of Valuation, which is appended to the rear of the report, and in
accordance with the Royal Institute of Chartered Surveyors Valuation Professional Standards (The
Red Book).

3) DATE OF INSPECTION

3.1)  The property was inspected on the 71" August 2018 by Andrew Morgan, FRICS FAAV who
is an RICS Registered Valuer under the RICS Valuers Registration Scheme, and who has the
appropriate experience in valuing commercial properties in the Mid and West Wales localities.

3.2)  The weather at the time of our inspection was dry but overcast.

4) LOCATION

4.1}  The properties are located on the noted Glanyrafon Industrial Estate within the Lianbadarn
Fawr area of the coastal resort and University town and administrative centre of Aberystwyth being
a major satellite centre within Mid Wales and located on the A44 and A487 Cardigan Bay coast
road. Llanbadarn Fawr is a village on the edge of the University town and the Glanyrafon Industrial
Estate is noted as the main trading estate and business park for the township and includes occupiers
such as Jewson, Screwfix, Post Office, Rachel's Dairies, Yodel and numerous other major business
industrial and B1, B2 and B8 occupiers.

5) GENERAL DESCRIPTION

3.1)  Aportfolio of some 11 business and light industrial units located on the Glanyrafon industrial
estate of the county town of Aberystwyth and offering a lucrative and well let commercial investment
portfolio more particularly providing a gross rental income of £200,743.00 and dividing more
particularly as:

1. RachePs Dairy Warehouse, 1 Parc Merlin, Glanyrafon Industrial Estate,
Llanbadarn Fawr, Aberystwyth, Ceredigion SY23 3FF.

A modern well equipped fully operational warehouse let to a nearby dairy and yoghurt and
dairy products manufacturing occupier. Overall floor area 1,440 sq. ft. External yard facility
and management office.
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CEREDIGION, $Y23 3JQ

2. Yodel Warehouse, Parc Merlin, Glanyrafon Industrial Estate, Llanbadarn
Fawr, Aberystwyth, Ceredigion, SY23 3FF.

Warehouse distribution premises and extensive tarmacadamed yardage warehouse gross
901.8 sq. m. but fenced and enclosed yard of 1,000 sq. m.

3. Unit 21A, Glanyrafon Industrial Estate, Llanbadarn Fawr, Aberystwyth, SY23
3JQ.

Let to Stephen Woods Building Supplies comprises of workshop, office, staff welfare
facilities, reception area and mezzanine storage plus extensive ground flioor builder's
covered storage in gross 938.25 sq. m. let at £21,000 p.a.

4, Unit 21B (Unit 1), Glanyrafon Industrial Estate, Llanbadarn Fawr,
Aberystwyth, SY23 3JQ.

Let on a Licence at £6,360 pa to Ultimate Alloys. Workshop and premises extending to
76.9 sq. ft including staff facilities.

5. Unit 21 B (Unit_2), Glanyrafon Industrial Estate, Llanbadarn Fawr,
Aberystwyth, SY23 3JQ.

Let to Home Grow Centre Hydroponics at a rental of £7,440 p.a.

6. Unit 21 B (Unit 3), Glanyrafon Industrial Estate, Llanbadarn Fawr,
Aberystwyth, $Y23 3JQ.

Let to Mark Skitt, local builders as building storage, rental £6,360 per annum.

7. Unit 21 B (Unit 4), Glanyrafon Industrial Estate, Llanbadarn Fawr,

Aberystwyth, SY23 3JQ.

Currently vacant but let subject to contract at an asking rent of £5,200 p.a. and extending
to 76.9 sq. ft. with workshop and staff amenities.

8. Unit 21 B (Unit 5), Glanyrafon Industrial Estate, Llanbadarn Fawr,
Aberystwyth, SY23 3JQ.

Let to J Thomas for storage at £3,000 p.a. providing workshop and staff amenities
76.9 sq. m.

9. Unit 21 B (Unit 6), Glanyrafon Industrial Estate, Llanbadarn Fawr,

Aberystwyth, §Y23 3JQ.

Let to Wynford Williams Car Washing, Car Retailing and Valeting Services at £7,560 p.a.
extending 126.38 sq. ft. workshop and staff amenities.
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10. Unit 21 B (Unit 7), Glanyrafon Industrial Estate, Llanbadarn Fawr,
Aberystwyth, SY23 3JQ.

Let to Gifts in Time, storage at rental of £3,600 p.a. for premises extending to 57.04 sq. m.
with warehouse and staff toilets.

11. Unit 21 B (Unit 8), Glanyrafon Industrial Estate. Llanbadarn Fawr,
Aberystwyth, §Y23 3JQ.

Let to K & K Cleaning as a storage unit for rental £1,320 p.a.

12. Unit 21 B (Unit 9), Glanyrafon Industrial Estate. Llanbadarn Fawr,
Aberystwyth, SY23 3JQ.

Compound let to J.D.M. Construction as a storage facility at a rental of £4,300 p.a.

Units 21A and B in total 9 units are let on 12 month Leases with various expiry dates
therefore requirement of ongoing management however most occupiers have been in
occupation for some years on a rolling occupational term. All rents are subject to VAT.

6)  TENURE

6.1)  Our valuations are a provided on a Freehold let basis in accordance with the Leases which
we understand are held by the Pension Provider. The primary Lease is dated 27t June 2012
between Merlin Homes Wales and Rachel's Dairy Limited for Unit 1 which is subsequently sub-
divided to incorporate the older unit also. The 21A and B Leases are Licenses as far as the valuer
is able to establish and no documents have been disclosed for this purpose. We have assumed
thus that some of these units would be becoming available on a pro rata basis and as with current
market conditions necessary void periods have been taken into consideration in the due diligence
in the preparation of this report and accordingly factored into our assessment of valuation and

quantum.

7) SERVICES

7.1)  We understand the property is connected to mains water, mains electricity, mains drainage
and BT Telecom connection.

8) PLANNING AND OTHER STATUTORY REQUIREMENTS

8.1) Planning

The Local Planning Authority, Ceredigion County Council, Website has been perused to reveal that
there are no entries that would have a detrimental impact on our valuation appraisal.
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8.2) Building Regulations

The Local Authority, Ceredigion County Council, Website has been perused to confirm that there
are no entries in respect of Building Regulation Applications that would have a detrimental impact
on our valuation.

8.3) Energy Efficiency
An Energy Performance Certificate has been carried out on the following units.

Unit 21

a) The current Energy Performance Certificate was issued on 9% February 2011 and is valid
until 8t February 2021.

b) The rating: E.
c) The proposals are included in the recommendations report and these should be noted.

Yodel Warehouse

a) The current Energy Performance Certificate was issued on 11t April 2014 and is valid until
10" April 2024.

b} The rating: E.

c) The proposals are included in the recommendations report and these should be noted.
d) We do not consider that the Client should obtain a new Energy Performance Certificate.
e) Research has also identified that energy performance certificates (EPCs) understate the

thermal efficiency of solid walls. Many PRS properties have solid walls. Usually they were
buiit pre-1918 but can be later. Again the Government are proposing to recalibrate EPCs to
give a truer reading. This could mean that some solid wall properties currently rated F under
an EPC will no longer require any work and less work may be required in the case of a G
rated property. The Government has yet to bring forward the relevant regulations to
implement these changes. Landlords of F and G rated solid wall properties are therefore
strongly advised to await Developments.

f) From April 2018 it will not be possible to let Residential or Commercial Real Estate with an
Energy Performance Certificate rating less than E.

g) The Applicants should ensure that the property has an Energy Performance Certificate
rating of no less than E and, if the property's expected energy rating does not exceed this
level, then arrangements for improvements should be carried out with advice from a
recognised specialist together with budgeting for capital expenditure.



UNITS 21, 21A AND 21E AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE, ABERYSTWYTH IN THE COUNTY OF
CEREDIGION, 8Y23 3JQ

9) OUTGOINGS

9.1)  The property is listed under the Local Authority of Ceredigion County Council and has the
following charges.

Address of property Rateable Value 2018/19 | Rates payable 2018/19
a) | Rachel's Dairy Warehouse £56,000 £28,784.00
b) | Yodel, Parc Merlin £42 500 £21,845.00
c) | Unit 21A, Stephens Woods Ltd £35,750 £18,375.50
d) | Unit 21B (Unit 1) Ultimate Alloys £ 5,200 £ 2,672.80
€) | Unit 21B (Unit 2) Home Grow £ 5,200 £ 2,672.80
f) | Unit 21B (Unit 3) Mark Skitt £ 5,200 £ 2,672.80
| g) | Unit 21B (Unit 4) -VACANT UNIT
h) | Unit 21B (Unit 5) J Thomas Storage | £ 5,200 £ 2,672.80
i) | Unit 21B (Unit 6) Wynford Williams | £ 7,300 £ 3,752.20
) | Unit 21B (Unit 7) Gifts in Time £ 3,850 £ 1,978.90

10) ENVIRONMENTAL ISSUES

10.1) We have not been asked to commission a Site Guard Report and associated Land Use
Questionnaire in respect of the subject property for secured lending purposes.

10.2) Our inspection has not shown any evidence of land contamination. Furthermore, our
enquiries have not revealed any contamination issues affecting the subject property, or
neighbouring properties, which will affect our valuation.

10.3) However, should it be established subsequently that contamination exists at the property,
or on any neighbouring land or property, that is so great as to affect the saleability of the property,
this may reduce the value now reported, and we reserve the right to submit a further valuation on
submission of a detailed report quantifying the costs of dealing with the contamination (to our
satisfaction).

Asbestos Management Plan

10.4) Since 2004, all commercial buildings should have an asbestos report and an asbestos
management plan.

10.5) We have not been provided any of these details of the purpose of the report, although you
should ensure that, if required for this subject property, these reports and plans are made available.

Invasive Species

10.6) The subject property and site was inspected and no evidence of Invasive Species was
present on the subject property/adjoining property.
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10.7) The presence of Invasive Species, such as Japanese Knotweed/Himalayan
Balsam/Ragwort, can seriously affect marketability, and subsequently the value of properties, and
can be very expensive to eradicate, resulting in the classification of the land as contaminated.
10.8) if the presence of any Invasive Species is present we would recommend a full Environment
Report and quotation for its management/eradication which should be referred to prior to the lending
being approved for commentary.

11) RADON GAS

11.1) The National Radiological Protection Board has identified the area in which the property is
situated, as one in which in more than 1% of properties, the levels of Radon Gas entering the
property area such that remedial action may be necessary.

11.2) We recommend that you contact the National Radiological Protection Board, Telephone

Number 0800 614 529, who can give advice and recommendations in respect of carrying out further
investigations and the costs of any remedial actions that may be necessary.

12) FLOODING
12.1) The Natural Resources Wales Flood Risk Register has been perused which reveals that

the property is not in an area prone to flooding and therefore we do not consider that flooding has a
detrimental impact upon our valuation.

13)  HIGHWAYS AND PUBLIC RIGHTS OF WAY

13.1) Highways

The properties have direct frontages to a Local Authority maintained highways at public expense.

13.2) Public Rights of Way

Our inspection of the Local OS Land Ranger Plan does not indicate that the property is affected by
any Public Rights of Way.

14) CONDITION

14.1) We have not carried out a full structural survey of the property. However, the properties
were found to be in good tenable order and are relatively modern in the context of generality.

14.2) The general state of repair of the properties was found to be satisfactory for normal
occupational commercial lettings.

14.3) We confirm the properties will retain a useful economic life of at least 25 years subject to
ongoing maintenance.
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15) FIRE REGULATIONS

16.1) The Regulatory Reform (Fire Safety) Order 2005 requires the “responsible person”, to make
a suitable and sufficient assessment of the risks and to identify the fire precautions required to
comply with the Order. The Order applies to all non-domestic property.

15.2) Such fire precautions may include adaptation of the building and installation of fire safety
equipment, but in all cases, they must include signage, fire safety, action plans, staff training,
identifying duty holders and routine maintenance/monitoring fire signed and dated checklists.

We understand that a full Fire Risk Assessment has been undertaken for the property and our
valuation is provided on this basis and that this will be updated as required under the Self-Regulation

System.

16) THE EQUALITY ACT 2012
16.1) It would appear that the property would comply with the relevant Legislation under The

Equality Act 2012 for accessibility under the Disabled Discrimination Act and we therefore consider
that this would not have a material impact upon the value of the property.

17) F.C.A. MORTGAGE REGULATIONS

17.1) There is no residential accommodation at the property. Therefore, we do not consider that
the F.C.A. Regulations in respect of Regulated Residential Mortgages needs to be considered.

18) VALUATION

18.1) it is our considered opinion the property can be valued on the foliowing basis:-

Market Value

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 have each acted knowledgeably, prudently and without compulsion.

The properties as a whole can be assessed as having a gross value of a sum in the region of
£2,900,000 (Two million nine Hundred Thousand Pounds) calculated off an equivalent yield of 7%.

Suitability for Lending Purposes

i) We do consider the properties as suitable banking security and cannot foresee any
difficulties likely to arise.
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i) The value of these properties are likely to be static in the short to medium term.

iii)) We believe the property represents suitable security for loan purposes subject to the
recommendations within this report and in accordance with normal commercial lending
practice.

19) MARKET COMMENTARY

19.1) This is a diverse portfolio of commercial property in a sought after location within central
Wales. This site is the main hub for distribution to the wide rural areas and coastal locality of the
Cardigan Bay region. The University town of Aberystwyth continues to thrive and has recently
undergone maijor retail and strategic benefitting the rural and coastal hinterlands.

19.2) We have relied upon our own market judgement based on underlying commercial and
regional and national trends within the market whereby we are aware that recent auction resuits
have been positive for well let and quality industrial and commercial floor space and let portfolios.
This type of offering would in the valuer's opinion command a good level of interest if being made
available in the market to not only investors but also institutional led interests. We have relied upon
our own judgement based upon marketing history of similar premises, current equivalent sales in
the market including auction sales, publicised indices, sector analysis and local factors and a daily
understanding and dialogue with commercial property agents in the region a sector within which this
firm is engaged on a day to day basis.

19.3) There has been uncertainty in the market as a result of the Brexit vote although this has not
had a major or significant impact in our region generally so far. There has recently been an increase
in the underlying Bank of England interest rate this is not likely to have a detrimental on the
underiying market conditions in the valuer’s opinion as interest rates are still historically low.

20) VALUATION METHODOLOGY

20.1) We have taken into consideration the rent roll and the standard of the units and the state of
the current regional and underlying National commercial property trends in arriving at our appraisal.
We have caiculated a yield based on circa 7% to arrive at our valuation appraisal. It is noted that
Unit 21A is in our considered opinion underlet and this would in our considered opinion increase the
yield return if a full market rent were to be payable.

21) COMPARABLE EVIDENCE

21.1) Our valuation has been based on the following comparative analysis:-

a) Halifax Plc Branch, 121/122 Lammas Street, Carmarthenshire, SA21 3AE. banking hall
and offices sold for £680,000 by auction 10t July 2017 until 2031 yield 5.66%.



UNITS 21, 21A AND 21B AND ASSOCIATED UNITS AT GLANYRAFON INDUSTRIAL ESTATE, ABERYSTWYTH IN THE COUNTY OF
CEREDIGION, §Y23 3JQ

b) Shoe Zone, 19 High Street, Cardigan, Ceredigion, SA43 1JJ: retail premises sold at
auction for £300,000 on 6% February 2018. Sold for £300.000 yield 10%.

c) Depot and Land at Caernarfon Road, Bangor, LL57 2TX: small site with rental of £14,000
per annum sold at auction, 10" October 2016 for £212,500, yield 6.59%.

d) Holman House, 36/38 Newport Road, Monmouthshire, NP26 4BQ: Retail and office
investment providing 5 retail units and offices over suitable for residential development. Sold at
auction 8" February 2016 for £660,000 yield 9.45%.

€) Bridgend, Mid Glamorgan, CF31 4LH Freehold cash and Carry Warehouse let to Booker
Ltd at £115,000 p.a. let until 2026 sold by auction 3" July 2018 for £1,350,000 yield 8.52%.

f) Kwik Fit Depot, 511 Carmarthen Road, Swansea, SA5 8LL: semi-detached equipped
premises, sold at auction 215 March 2016 for £660,000 yield 6.21%.

g) Units 10 to 15 Glanyrafon Industrial Estate, Llanbadarn Fawr, Aberystwyth, SY23 3JQ:
small parade of units total 4,519 sq. ft. with parking only sold by auction 10" July 2017 for £310,000,
income £30,035 yield 9.3%.

h) Clarks’ Retail, 20 Great Darkgate Street, Aberystwyth, SY23 1DE: freehold 2,300 sq. ft.
shop let at £45,000 per annum sold at auction for £5687,000 on 19 May 2016 yield 7.3%.

22) CONFIDENTIALITY

22.1) This report is for the use of the party to whom it is addressed and can only be used in the
context of the instructions under which it is prepared. Morgan & Davies accept responsibility to the
Clients alone and the report will be prepared with skill, care and diligence to be reasonably expected
of a competent Chartered Surveyor, but Morgan & Davies accept no responsibility whatsoever to
any person other than the Client itself/themselves or any such person or body relying upon the
report do so at their own risk.

22.2) Neither the whole Nor any part of this report or any reference thereto may be included in
any published documents, circular or statement, nor published in anyway without the prior written
approval of Morgan & Davies as to the form and context in which it may appear.

22.3) For the purpose 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.

10
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22.4) In addition the figure does not take account of any present or future taxation liability which

could become payable on the disposal of an asset owing to a change of use or development
situation.

As inspected by Andrew J. Morgan, FRICS, FA

Dated this 9" Day of August 2018

11
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LR11.
LR11.4

LR11.2

LR12.

Farties to this lease
Landlord
‘MERLIN HOMES (WALES) LIMITED of Glanyrafon industriaf Estaly, Lianbadam Fawr,
Aberystwyth, Ceradigion SY23 30 (Cempany Registration no: 3203530)
Tonsnt
RACHEL'S DAIRY LIMITED incorporated and registared in England and W.yles whoge repistared
office is at Gilanyrafon Industrial Estate, Llanbadam Fawr, Aberystwyth, tieradigion SY23 340
{Company Registration no: 02545148)
Froperty
In the casv of 2 conflict bstween this clause and the remainder of thi': logise then, for the
purposes of registration, this clause shall provall.
The Premises as specified in clause 1,57
Prescribod statements eic
None
Torm for which the Proparty iz leased
The 1erm as spacified in this lease at clause 1.6 {'The Contractus! Temy)
Promium
N/A
Prohfsitions or restrictions on disposing of this ieass
This leasse contains a provision that prahibits or restricts dispositions.
Rights of zequisition gte
Tenant's contractual rights to renew this fese, 1o acquire the reversion of anoiher leass of
the Property, or to acquire an interest In other lznd
None
Tenant's covenzni to (or offer to) surrender this lease
None
Landlord's contractusi tights to 2ogquive thic lease
None
Reatrictive covonants given In this lezse by the Landiord In respect of I other then the
Property
None
Easomunts
Easemente grantsd by this fezse for the benefit of the Property
See Schadule 1
Easemants granted or resarved by thic lease over the Property for the banvfit of othsr
property
See Schedule 2
Estale rentcharge burdening ihs Propeny
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None
LR13.  Application for standard form of restriction

None
THIS LEA_SEismadebaMeenmepam ref«mdmlnchuummmﬁpmvhinmlhatmw

have effect subject to the Provisions contained, and terms used, in clauses Rfto LR13.

HM LAND REGISTRY
LAND REGISTRATION ACT 2002
Admi_nialmﬂvc ares Ceredigion
This number out of which lease is granted WA7256381
Propearty st Unit 1, Parc Meriin, Glanyrafon fndys rial

Estate, Llenbadam Fawr, Aberystwyly

THIS LEASE is made w . day oﬁuma.amweew

(1) MERLIN HOMES (WALES) LIMITED of Glanyrafon Industiat Estate Lisnbadarn Fawr,
Aberystwyth, Ceradigion 8Y23 3Jg (Company Registration no: 3203530) fthe Landioidy snd

()] RACHEL'S DAIRY LIMITED of Glanyrafon industial Estats, Llanbadsm Fawr, Abarystwyth,
Ceredigion SY23 )0 {Company Registration no: 02645149} ftha Tenant)

NOW THIS DEED WITNESSES a5 follows:

L] DEFINITIONS AND INTERPRETATION
Fer all purgoses of this Lease the terms defined in this clause have the meani gs specified.

1.1 “The Adjolning Canduits’
The Adjpiring Condulls' means the pipes, sewars, dralns, malns, dycty conduits, putters,
watercourses, wires, cablas, aser optical fibres, dats or impuise transmissio., communication or
fecspiion sysiems, channels, flues and ail other conducting media-including uny fixings, louvres,
cowls, covers and other ancillary apparalus-that are in, on, ovar or under the Estate that serve

1.2 "Adjoining property of the Landiord’

Landlnrd.oraoumpanyhatisamambercfmeaamemuthaund!m #ithin the meaning
of the 1854 Act Section 42, has or during the Term acquires an interest or estars,

15/02/3012 6



1.2

14

1.5

t.6

1.6

1.8

140

141

112

113

1.14

1141

'The COM Regulaticns’
The COM Regulstions’ means the Construction {Design and Management) Regulations 2007,

The Cendyits’

wires, cables, laser optical fibres, daia or impulss tranamission, commimnication or recaption
sysiems, channels, flues and al olhar conducting medla-inciuding any txings, louwes, cowls,
Covere and any elher ancillary apparatus.-that are i, on, over or under the remises,

The Contrectual Term’

‘The Contractual Tenn' m“nmendng on and including e date of this loase
'Development' )

References io ‘develcpment’ are references to development as defined by i 1e Town and Country
Planning Act 1690 Sectian 55,

'The Estate’

"The Estate’ means the iand and buiitiings known as the Parc Merlin, Glanyr fon Industrial Estata,
Uanbadarn Fawr, Abarystwyth, Ceradigien comprised within fille number WA 726381,

‘The Estite Roade’

‘The Estate Roads' means the roads comprised whhin the Estate.

'Tho Fire Safoty Regulatinas’

'The Fire Safaty Regulations' means the Reguilatory Reform (Fire Safety) Ordur 2005,

Gunder and number

Words tha! indicate ona gender include ail olther ganders, words that indicste the singular incluge
thep!ura}mdﬂcewmaamwmaiindwcmwasmuhmduemmha
atporals bady or & parinership and vies veiaa,

Headings

Vhe clause, parsgraph and schedulks heatings and the table of contents ¢ 0t Jorm part of this
document and must not be takas info account in iis construetion of interpretati n,

'The Industrisl Covenanty'

The Industrial Covenants' mesns the covenents set out in schedule 4 THE INDUSTRIAL
COVENANTS.

"The initis] Reny’

‘Fhe Initial Rent means tha sum of £ 78,180 a yesr.

‘The Insuranze Rent’

sums inciuding any comemission that the Landlord is fmmtimeloﬂmhbletnply:
by vy of premium for insuring the Estate, intiuding ins,uﬂngbrmsofmnl. i accordancs with
his obligetions contained in this Lease or, where the insurance includes the Estate and other
property, the preportion of those sums reasonably atlributable to the Estate, suth proportion to be
determined from time to time by the Surveyor acting as an expert and not as an irbilrator,

15/02/2012 7



1.44.2

1.14.3

115

1.8

147

118

1.99

by way of premium for insuring in such a manner and on such terms as the Landlord acting
reasonably considers appropriate ageinst ali liability of the Landiord to third rafies arising out of
or in connection wih any matier inciuding or refating to the Estate and

for insurance vaiuations and ail of any increased premium payable bacause of any act or omission
of the Tenant.

‘The insured Rigks*

which the payment is due to tha date of payment, both heforeandaﬂaramiudgmenl. at the
Interest Rate then prevaiing Memmamwmademwdbymfemnx& & benk bass rate)
o, should the base rate referred 1o in clause 1.17 'THE INTEREST RATE' cease 10 exist, at
another rata of interest closely comparebla with the Interast Rate to bs cscided on by the
tandiord 2cting ressonabily.

‘The Interost Rate®

tima to time nominate in wriling.

- Interpratation of ‘consent’ ng ‘approved'

1.16.1 Prior writian cansent or approval
Rafarencsstoquntofﬁ\eummarwordstosknﬂaraﬁeci ar; references to a
prior written consent signed by or on behaif of the Landlord and refarnees to the need
for anything 1o bs ‘approved by the Landlord’ or werds 1o simiiar &ifet we islerences
to the need for a prios writien Bpproval by or-on behalf of the Landiorg,

1162 Consenter approvel of mortgagee
Any provisions in this Leass referring:omementorappmal_mh ' Landiord sre to
Be constiued as algo requiring the consent or approval of any rorpgagae of the
Premisas, Nw\hglnihlslmalﬂnheeonmadasimposingam cbhigation on a
morigagee not to refuss any such consent or approvel unrezsonably,

interpretation of ‘the Lendiord*

mmmmummimmmemmmmmmﬁmwmmﬂeﬂm

possassion of the Fremeawhenwsl.ummmestolnand.-

interpretation of ‘the last year of the Term’ and 'the end of the Term*

15/02/2012 ]
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.24

1.22

1.4

1.28

1.26

1.2y

$.28

1.2%

1.30

M

Refercnusto'malailyearoflhsTefm‘mnfammthewual!eﬂwnfmofem
howsoever it delermines and references to the ‘end of the Term' are refer: nces {o the end of the

Term whensoever and howsoaver It determines.
interpretation of 'tho Tenant'

“The Tenant' inciudas any parson who Is for the time being bound by the t: nant covenants of this
Laase,
Interpratation of ‘thic Lease’

Unlsss expressly slaled o ihe conrary, the exprassion ‘this Lease’ includes any document
supplamentat to o coliateral with this document or entered info In accordance with this documant,
Joint and seversl liability

Where any party io this Lease for the time being comprises two or mor.; persons, obligations
expmsudor—impﬂadbbemadebyerwﬂhﬂaalpaﬂyaredemdhbenﬂdebyorwﬂhlha
persans compriaing that paty jointly and severaly,

-Lo“.sl

References to ‘tosses’ are referances to fiabiitias, damages or losses, evards of damages or
rompensation, penalties, costs, disbursements or expenses arising from any clalm, demand,
action or proceedings.

‘The 1854 Acy’

The 1954 Act' rheans the Landiord and Tenant Act 1854 and oll statutes, r.guiations and orders
includad by virtus of clause 1.35 REFERENCES TG STATUTES,

The 1685 Acr’

"Tha 1985 Act’ means the Landiord and Tenant {Covanants) Act 1995 and a) steiutes, regutations
and orders included by virue of clause 1.36 REFERENGES TO STATUTES.

Cbligation net to parmi: or suffer

Any covenant by the Tenan! not to do anything includes an obligation nof ¢ pemit or suffer that
thing te be done by another person.

"The Open Land®

The Gpen Land' means any pant of the Premises thut is not bulit on,

‘Other bufldings'

References to ‘ather buildings' are refarences to any buildings now or at any 'me during the Tenm
erected on any edjoining property of the Langiord.

The Permitted Use*

The Permitted Use’nreansa‘sawehomoranyoiherusafaﬂingwﬂthm 81, B2 or B8
of the Schadule 1o the Town and Country Planning {ise Classes) Order 1657, notwithstanding
&ny amendment or revozation of that Order, as the Landisrd from fime te t ne approves, soch
spprovel not to be unrassonably withheld or delayed.

‘The Pian'

‘The Plan’ means the pian annexed to this Lease.

is5/02/2012 -]



1.32

1.33

1.34

136

1.36

1.37

‘The Planning Acts'
The Planning Acts' means the Town and Country Planning Act 199, the Planning (Listed
Buildings and Conservation Areas) Act 1860, the Planning (Consequantiy Provisions) Act 1990,
the Planning (Hazardous Substances) Act 1990, the Planning and Comjensation Act 1861, the
Pianning and Compulsory Purchase Act 2004 and alf statutes, regulations and ordars included by
virlue of clause 4.38 REFERENCES TO STATUTES.
"The Promises”
1.33.1  Delinition of 'the Pramizes’
The Premises’ means all thal land and building known as Unft 1 on the Estate shown
Tor the purpose of idenfification only edged red on the Plan axchrding the premises

comprised within title number CYMS5500851.

133.2  interpretation of ‘the Premises’
The expression 'the Premises’ includes:

1.33.2.1  alt buildings, ereciions, structures, fixtures, fittings and appurter:ances on the Premisas
from time to time,

1.33.2.2  the boundary struclures on the boundarlas of the Premises,
1.33.23  ali additions, alterations and improvements caried oul during th Tarm and
1.20.%4 the Conduits
but exciudes the air spacs above and any fixtures inslelied By 'he Tenant that can bs
removad from the Premises withoul defacing the Premisea. Jnjess ths contrary is
expressiy atated ‘the Premises’ incluces any part or pads of the “remises,
References to clauses and schadules
Any refératica in this document to & clause, paragraph or schedula withou} further designation s
to be construed as g reference to the clause, paragraph or schedule of this document so
numbered.
References o rights of access
Referencan fo any right of the Landiord fo have access to the Premisés ire to be construed as
adending to sny morpagee of the Premisss and to af persons authw sed in wiling by the
Landiord and eny head landiord or mottgagee, Including agems, smofessiens) advisers,
contractors, workmen and others.
Rafarences to statutes
Unlass expressly slated to the contrary, any referance {o a specific statuls inchuidus any statutory
¢xtension or modification, amendment or re-enaciment of that statute aad any reguiations or
orders made under H and any general referencs o 4 stetute includes unj regulations or orders
made under that statute,

‘The Rent'
Until the First Reviaw Date ‘the Rent’ meens the inilial Renl. Thereafier ‘the Reni’ means the sum

asteniained in acoordance with schedute 3 THE RENT AND RENT REVIEVY, 'The Rent' doss ol

15/02/20132 10



1.38

1.39

140

141

142

145

144

1.45

include the Insurance Rent but the term ‘the Lease Rents' means iagsther the Renl, the
fnsurance Rent and Sgcurly Fence Rent.

‘The Ront Commencement Date’ PR ’5’\&{ 2012
The Renl Commencement Date’ means (inserf the dale on which paymeni of ihe rent Is to start).
“The Revisw Dates’

The First Roview Uials" means the fourth anniversary theroof. 'The Reew Dates' means the
First Review Dale and every annivereary of thai dale during the Contracty 3l Term. References to
‘a reviow date’ are references to any one of the Review Dates.

"Tho Bacurity Fence Rent’

‘The Security Fence Rent’ means the sum of £500 per annum payable in respect of the sacurity
fones gt the Premises,

‘The Schadule of Condition’

'The Schedule of Condition means the schedule of condition of the Premises allached hareto,
‘The Surveyor’

The Surveyor' means Andrew Morgan of Morgan & Davies, Hafoxd Square, Lampeter,
Ceredigion or any person of firm appointed by the Landlord In his place. T.e Surveyor may be an
qu,mmmwam!ﬁm&hmmdma_mgrwpasﬂw'wﬂﬂhrd
within the meaning of the 1954 Act Saction 42. The expression 'the Surveyor’ includés the person
or firm appointed by the Landiord to coliect the Lease Rents.
Torms from the 1988 Act

Where the exprassions ‘landiord covenanis', ‘tensni covenanis' o authorised guatantes
agreement are used in this Leass they are 1o have the same meaning as b given by the 1985 Ast
Seclion 28{1).
The Uninsured Risks'

The Uninsured Risks' means any risk or element of risk againet which nsurance cover is nol
ganeraily availebls for proparly such ag the Estale or is avalable only st terms or subjset io
conditions making & unreasonabls in el the clrcumstances o take ouf insi rance against that risk
or element of risk.

VAT

VAT means value added tax or any olher tax of a similar nature and uniens otherwise expressly
sialed all references 1o renis or olher sums payable by the Tenant are exclisive of VAT.

DEMISE

The Landiord lels the Premises to the Tenant with full title guarantes, tgether with the rights
specilizd in schedule 1 THE RIGHTS GRANTED, but excepting and resen ng o the Landiord the
rights specified in schadule 2 THE RIGHTS RESERVED, (o hold the Prarn ises o the Tenant for
the Condractusl Term, subject o all rights, easements, privileges, restridions, covenanis and
stipulations of whalever nalure affecting the Fremises including any matier: contained or refsrred
to in schedule 5 THE SUBJECTIONS yieiding and paying to the Landiord:

18/03/2012 11



21

2.2

34

3.2

the Rent end Security Fence Rent, withoui any deduction or get off, by ecual quartady paymenis

in advance on the usual quarter days In evary year and propertionately for sny period of less than

a year, the first such paymant, bohgapmporﬁonaiowminrupecul!hepaﬂodfmm and

Including the Rent Commencement Date to and including the day bafora fh quarter day next after

the Rent Commencement Date, tobepaidmmodataofmhdomnant: ary

by way of further rent the Insurance Rent payable on demand in acorfancs with clauvse 5.4

PAYMENT OF THE INSURANCE RENT.

THE TENANT'S COVENANTS

The Tenani covanants with the Landiord to observe and perform the requ -emsnts of this clause

a

Rsat

344 Payment of the Leese Rents
The Tenant must pay the Lease Renis on the days and in the nanner set out in this
Lease and must not exercice wmbexerdunnyringctmmwuhhowrentor
anyﬂghto;chkntolegaio;ﬂﬁhbhset—oﬂ

312 Pyymant by banker's order
iF &0 required in writing by the Landiord, itie Tenant must 2y the Lease Rents by
banker's order or credh transfer to any bank and secount In the United Kingdom that
the Landiord naminatas from time to time.,

Ouigoings znd VAT

324 Outgolngs exclusive to ths Premices
The Tanant must pay, and must indamnify the Londlord sgatnat:

3211 sl rales, taxes, assessments, dulies, charges, impositions ang otigoings hat ara now
or may at any time during the Term be charged, assessed o imposed upon the
Premises or upcn the owner or occupler of them, excluding sny payabia by the
Landlord occasioned by recaipt of the Lease Renta or by any dis; ssition of or daaling
with this Lease or ownarship of Eny Interest reversicnary to the Inlurest created by it;

3212 a2l VAT that may from tima fo tims be charged on the Laasa Fonts or ather sums
;mwaﬂebyﬂm1hmwnunda1mstmmwcahd

8213  all VAT incurred in ralation 1o &ny costs that the Tenant Is obliged to pay of in respact
olwmmkmuhdwhmmﬂww{ordundﬂmem of this Lepse, save
whem‘meATbmmmwwﬂuhkforwbyme Landhi rd as input tax,

322 Outgoings assessed on the Premises and other property
The Tenant must pay, and must ndemnify the Landlord &ga s, the proportion
masomb_lyaﬂrbulabiatolhaPrembe&-tubedeteminadfram‘metoﬁmebylhe
Surveyer, acting as an expert and not as an arbitrator—of alf rates, taxes, assessments,
duties, charges, impokitions snd outgoings that are now or at any time during the Tem

15/b2/2012 12



may be charged, assessed or imposed on the Premises a.d any other properly,
including any adjoining property of the Landiord, or on their ownars or ocouplers.

23 Cost of services consumed
The Tenant must pay o the suppliers, and indemnify the Landiord sgainst, aff charges for

elaclricity, waier, gas, telecommunications and other services consumed - used al of in refatiors
to the Pramises, including meter rents snd standing charges, and must comply wilth the fawful
raquirements and regulations of ihe respective suppliers,

38 Repalr, cleaning and decoration

344

3411

3412

343

15/02/2012

Repair of the Premiges
The Tenant must repair the Premisas and keep them in good :ondition and repals, in
accordance with the Schedule of Condition except for damage auzed by one or mere
of:

the insured Risks save to the extent thal any insurance money is livecoverabls dua to
any delibarate act or defauk of the Tenant or anyone at the Promises expressly or by
impiication with his authority; and

the Uninsured Risks where the damage is to the whole of the P emises and i such as
io prevent ocoupation except to the extent that the damage is cs sged by any deliberate
act or default of the Tenant or anyona al the Premises expresshy or by impiication with
his authoriy.
Replacament of lendiord’s fixtires

Tha Tenuni must replace from tme to tme any landiord’s fixt res and fittings in ihe
Fremises that are beyond repair at any time during or al the end »f tha Tamn,

Cleaning and tidying
The Tenani must keap the Premisas clesn and tidy and clear of «f rubbish gnd, withowt

‘prejudice to the generaity of the above, must clean both sider of all windows in the

Pramises as ofien a3 is rexsonabiy neccssaty.

Ytie Dpon Land

3444  Carsof the Open Land
The Tenant must keep the Open Land adequalely surfaced, in good
condilion and free from weeds.and must keep all lansacaped areas properly

3.44.2 Storege on the Opan Land
The Tenanl must not store dnything on the Opan Leud other than wooden
pafists or bring snything onlo it that is of might bev.ome untidy, unclean,
unsightly or in any wey detrimental fo the Premires or any adjoining
property of tha Landiord or the areg generally.

3.44.3  Rubbish on the Open Lend

13



348

346

347

The Tenant must not deposil any waste, rubbish ¢r refuse on the Opan
Lang or place any receptacle for them on it.

3444 Vehicles on the Open Land
Tha Tenant must not keep or slore any caravan or movable dwelling on the

QOpen Land nor park any vehicle on the Open Land save in ihe designated
parking spaces.
Care of djoining propenly and abutting land
The Tenant must not cause any adjoining property of the Lanc ord or any other land,
roads or pavements abutiing the Premises fo be untidy or dirt and in particular, but
without prajudics to the generality of the Toragoing, musi nol vaposit refuse or sther
materiais on them.

-Dacarition

The Tenant must redecurate Ihe outside and inside of the Pramises as ofien as is
recessaly in the reasonable opinion of the Surveyor in @ (006 and workmeniike
manner and with appropriate materials of good quality, 1o ary changa in the tints,
¢oiours and pattems of the decomtion o be approvad by ths Las:diord, whose approval
may not be unreasonably withhald or delayed.

Shared facliities

Where the use of any of the Conduils or sny boundary sthittires or other things is
common te the Premises and shy adjoining or meighbiouring printises, other than any
adjoining propedy of the Landiord, the Tenant must be respons.ble for, and indemnify
the Landiord sgainst, alf Sums dus front the twner, tenant or ocsupler of the Premises
in ralation to those Conduits, boundary structures or other things and must undertake
alt work in telation to them thal is his responsibility.

k1 Waste and olterations

351

362

3.5.2.1

3.5.2.2

3.5.2.3

is/02/2012

Weste, edditions and sitsrations

The Tenant must not commit any waste, make any addition 1 t:¢ Preniises, unite the
Premises with eny adjoining premises or make any altersiion lo the Premises save a5
permitted by fie provisions of this ciause 3.5.

Pre-conditions for alterations

The Tanant must not make any aftarations io the Premises unles he firat:

obteing and complies with the necessary consents of the comaetent suthoritiss and
pays their charges for them;

makes an application o the Landiord for consent, supporied b drawings and whene
appropriate & specification in duplicate prepared by an architect who must supervisa
the work throughout to complation i required by the Landlord:

pays the fees of the Landlord, any morigagee and thelr respeciive prolessional
advisers;

14



3524

35285

3.5.3

354

entars into any covenants the Landiord requires as 1o the exact tioh and reinsialement
of the alterations; and

obialns the consent of the Landiord, whose consent may not e urrsasonably withheld
or delayed.

In this case of any works of o substaniial nature, the Landlord may require the Tenant
to provide, befors starting the works, adequate securily in the form of & deposit of
money or the provision of a bond, as assurance to the Landk rd that any works he
parmils from tims to time will be fully completed.

Romaovat of siterations

At tfie end of the Tem, If so requested by the Landiord, e Tenant mus! remove sny
edditionat bulidings, additions, aflerations or improvements mad fo the Pramises and
must make good any.pert or parts of the Premises that may be damaged by their
teimoval.

Connection {o the Condults

The Tenan! must not make any connection with the Condulls xcap! kn accondance
with plans and specifications approved by the Landlosd, whose approval may nol e
unreasonably withheld or delayad, and subject to consent !5 nake the connection
having previously been cbtained from the competent euthority, urdertaker or supplier.

3.6 Asiials, slgns and advertisoments,

.61

382

Yaste and wires

The Tenant rust nct erect any pele or masl on the Pramises, vaether in conneclion
with telecommunications or otherwise.

Advertizements

The Tenant must not, withoul the consent of the Lendiord, fix to or exhibil on fhe
outsids of the Pramises or fix to or exhibit through any window of the Premises or
display enywhare on the PremBes any placerd, sign, nolie, fascla bosrd or

advariisament.

¥ Siatutory oblig:tiens

374

372

15/02/2012

General provision

The Tenant must comply in ali respects with tive requirements of .ny statutes, and any

other ebligations Imposed by law or by uny byelaws, spplicable i the Premises or the

trada or business for the {ime being camriad on there.

Particular obligations

37.21  Worle: roquired by ststuts, dapartment or authority
Without prajudice fo the generality of clause 3.7.1, the Tenanl must execute
ail works end provide and maintain af arrangements o1 or in respact of the
Pramises of the use lo which they are being pul that an' required in order 1o
comply with the requirements of any stafule alresdy ¢ in tha fulure o be

15



passed of lhe requirements of any govemment deaartment, iocal authority
or other public or competent authorily or court ¢f competent jurisdiction
mgammsdmm'lhareqﬂhmenhamimmodon the owner, the
occupier or any other person.

37,22  Acts causing losses
Without prejudice to the generality of ciause 3.7.1, the Tenant must nol do
anything in of near the Premises by reason of whict the Landlord may incur
any losses under sny statute.

3.7.23  CDM Regulations
Without prejudice 1o e generality of clause 3.7.1, tw Tenant must comply
With the provisions of the COM Regutations, be the caly client, us defined in
the provisions of the COM Reguiations, fulfi, in relation to el pnd any works,
all the obligations of the client &5 set out in of reason ably to be inferred from
tha COM Regulalions and make g declamation o that sffect 1o the Heslih
mﬁ&fﬂyEmﬂvehmmcewlm!heApm-wedGmomebe
published from ime 1o time by the Haaith and Safely Executive in relalion ip
thre CDM Reguletions. The provisions of clausg 5.8.7 FIRE BAFETY are

3724 Dalivory of hesth and safaty tiles
At the end of the Tern. the Tenant must forthwiis Celiver io the Lundiord
any and wll health and satety files relating to the Primises required to be
maintalned uncar the COM Regutations,

35 &wmhbpoaﬁndmm’twmli

381

3.8.1.1

3812

4.8.1.3

15/02/2012

Enlry and notico
The Tenant must pormil ihe Landiora on reasonable nolice di*ing normal busingss
hwrsommhamergency:

19 anter the Premisas 1o sscartain whether of ot the covenanis and conditions af this
Lmahavebmebsmodmdpedcmed.
ﬂcvbwthasmeofrepa!rnndmdiﬁanof!he Prenﬂsam)dmopenvpﬂomﬁnd
other pars of the Premlsas(l'ndudinghaseil. subsoﬂandlmimhmr)w}aereﬂutfs
hacessary in order io do so and

to give to the Tenant, or nojwithstanding clause 7.8 NOTICES lexve on the Premises,
amﬁmﬁnﬂbemrmﬂsmwmgmmwmmnmﬂywbmchmm
Tenanl's ohligatbnsnstotharapa’lrandcondﬂbno! the Premises in this Leage
Provided that anyopenmupmustbenmdemdbyandatmmﬂm Landlord if
nreveﬂtmbmd!haiemoﬂhls Lease.

Works to be carried out

16



3.8.3

The Tenant must carry oul the works spetifisd In & noticy 1o repair immediately
intluding making good eny opening up that revealed a bresch of the terms of this
Leasa,

Landlazd’s power In dofoul

if within 1 month of the service of @ notice 1o repair the Terant has not started to
executa the work referred to in thalnuﬂce,crisnoiproeeedir.gdmyanuywﬂhn. ofif
The Tenant fails to finish the work within 2 months, o i in th Lendiord's reasonable
opinion the Tenan! is unfikely to finish the work within that puriod, the Termant must
permii the Landiord to enter the Fremises to oxecute the cuty'anding werk snd must
within 14 days of & writlen démand pay to tha Landiord the cast of 50 doing and ali
expanses incurred by the Landiord, including lags! costs and s vaydic's fees.

4.9 Alloration

391

3493

The Tenant must not hold the Premises on frust for another. Tha Tenant rust not part
with posseseion of the Premises or sny pant of the Premise: or permit another to
ocoupy them or any parl of them except pursuent 16 a tranza:tion permmitied by end
effected in accordance will the provisions of this Lease.

Asslgnment, subletting and cherging

The Tenant must not aseidgm, sublét or chaige the whole or any pari of the Premiaes.
Notwithstanding clates 3.9.1 ALIENATION FROHIBITED, ths ~enam may share the
-mdemmmﬂdmmwﬂham@uW&am
dﬂw.mmumtmmmmmmmomﬁ1wmsmﬂmru
bneu@mmmmmmndmgmmm-'mm tn o rraniher
that transfers or creates @ legsl sstate.

a1 Nulsance anid reeldentiz! restrictions

3,10.1

3.10.2

3.10.3

15/02/2012

Nuisance

Tha Tenant must not do anything on the Premises or pliow anythi g to rernsin on them,
that may be or become a nuisance or cause annoyance, distust:anes, inconvenience,
hjwudmwmtmwwhkmmwmmwmmdmy
sdﬁnﬂupmpﬁydmemmmmwoﬂwadjamlm-mm
Auctions, trades crd immors] pumposss

The Tonant must not use the Premiges for any auction eale, ey dangarous, noxious,
noisy or offansive trade, business, manufacture or occupatian 3¢ for eny Slegat or
immoval act or purpose,

Residentip! use, sleeping and animals

The Tenant must not use the Premises es slaeping accommodat.on or for residential
purposes or késp any animal, bird or reptita on them,

17



3.41

311

3.41.2

3113
3.11.4

312

Coste of applications, notlces snd recovery of arvears
The Tenant must pay lo the Lendiord on an indemnily basis alil =osts, fees, charges,
disbursementa and expenses-including without prejudice to the general'y of the above those
payebla to counsel, solicliors, surveyors and bailiife incurred by the Lardlord in relation to or
incidanial io:
every application made by the Tenant for 8 consent of licence required b- the provigions of this
Lease; whether it is granted, rafused or offerad subject to any lswful guatrication or condition or
the spplication & withdrawiy;
the contemplation, preparation and service of & nolice under the Law of Proparty Act 1925
Saction 146 or by reason of the tontemplation or taking of procgedings und:-ir Sections 146 or 147
of that Act, awnﬂloﬂeﬁxe&mﬁedoﬂmmmmmbymusmnbdbyﬂcem
the recovery ¢ attempiad racovety of arrears of rent or ofher sums due unter this Lease; and
any othar sieps taken in contemplation of or in connaction with the enforca nent of the covenants
on the. parl of the Tenant contained in this Lease whether during or efte: the end of the Term
including without prejudice lo the genersiity of the foregoing the preiration, service and
negotistion of schiedules of dilapidations.
Planning and development
3124 Compliznce with the Planning Acis
The Tenant must observe and comply wki: the provisions ant' requirements of the
Plannifg Acts affecting the Premises and their use and must indemnify the Landiord
and keep him indemnified, both during the Term snd follawing ¥ end of i, against all
lozses In respect of any coniravention of those Atta.
3122  Consent for oppiics tions
The Tenant must not make any application for pisnning permigsicn without the consent
of the Landiord. d
3123  Permissions and notices
The Teaant must at his expanse obiain ény planning pamiiesions and serve any
fictices that may be required for the canying out of any deveopment on or &t tha
3424  Charges snd levies
Subjsct only 1o any statutory direction fo the conlrary, the Tenant inust pay and satisty
any charge o levy that may subsequently be imposed undsr 'he Planning Acts in
respect of the camying out of mainlenance of any development oh or at the Premises.
3128  Pre-conditions For development
Notwithstanding any consent that may be granted by the Landicid under this Leasa,
the Tenani must nol cary out any development on or st ihe Premises unti aif
fhecassary notices under the Pianning Acts have been served an'! coples produced to
the Landlord, ait necassory permissions under tha Planning Acts have bean obtained

18/02/2012 18
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313

14

.15

3126

a2y

end produced to the Landiord and the Landiord has ac.nowledged thal every
necessary planning parmission is acceptable to him, such ack-wledgement not to be
umreascnably withheld, The Landiord may rsfuse o acknowie:'ge his acceptance of s
planning pemmission on the grounds that any condition conained in it or snything
omitted from it or the period referrad fo in i would, in the reasonable opinion of the
Survayor, be, or be likely fo be, prejudicial to the Landlore ¢r 1o his revarsionary
Interest in the Premises or any of adjoining property of the Lanlord whether during the
Term or following the end of il.

Complstion of development

Whare & condition of eny planning permission granted for der siopmant bagun before
the and of the Term requires works 1 be cartied oul t the Prertises by @ date after the
end of the Term, the Tenant must, unless the Landiord direct: otherwise, finish thoss
works before the end of the Term.

Swcurity for compilance with vonditfons

In any case where @ planning pemmnission is granted subject 1o conditions, end if the
Landiord reasonabiy so requires, the Tenant must provide sufficient security for his
complisnce with the conditions. and must not implsment the p:anning permission until
thet security has been provided.

Plans, documents and information

3.13.4

3.13.2

Evidence of compliznce with this Lease
Efsom_quastad.taeTemtmuslprodueeloﬂwLandwdmwaSuweyoranypm.
documents and other svidence tha Landlord reasonebly tegriras in order to satisfy
hbnsaﬂthatm&pmvislmsofwsl,eﬁewmmuﬁih.
Inforration For renewal or rent review

¥ 50 requastud, the Tenent must prodiice to the Landlond, the Sureyor o any person
acting e¢ the third pary determining the: Rent in defuult of ¢gresmant between the
Landlord and the Tenant under sny provisions for mnt review contained in this Leass
sny information reasonably requested in writirg in relation to 54y pending or intendsd
stap under the 1954 Act or the implementation of sy provisions for rent review,

indemnitles

The Tenant must keep the Landlord fully indemnifisd againat all losses arl ing directly or Indirectly
cut of any act, omission or negligence of the Tenant or any persons &t e Exlate axpregsly of
knpliedly with his authority o any breach or non-observance by the Tezant of the covenants,
conditions or otfier provisions of this Lease or any &f the malters 1o which tiis demise is subject.
Reletting boarde and viewing

Al any time during the laet 6 monits of the Contractusl Term end at say fime thereafter, and
whenever the Leasa Rents or any parl of them are in arrear and unpaid fur longer than 14 days,
the Tenant mus permit the Landlord fo enter the Premises and fix and ret; In anywhere on them a

15/02/2012
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3.46

3,17

R

348

.20

A

board advertising them for releiting. While any such board is on the Premises the Tenant st
parmil viawing of the Premises &l reasonebls times of the day.
Obstruction and encroschment
3464 Obstruction of wintiows
The Tenant must not s10p YR, darken of obatruct any windows of lig4 bstonging to the
Premises.
2462  Encrovchiments
Tha Tenant must take ail reasonable sleps to prevent e construction of any new
window, lighl, ppening, doorway, path, pessage, pipa or Ty moking of eny
encroechment or the acquietlion of sty sapement in ralation lo the remizes and must
natify the Lantiord immediatety if any such thing is sonsiructed, encronchment is mads
wamwmwmywhm'tnmsﬁuﬂsuhﬁﬂﬂ':mg.lomd!or
acquire an easement. Al the request of the Landiord e Tenart must adopt such
tmesns as ame regsonably required to pravent e construction (§ such & thing, the
makhgdwmmemwmmmdwmmﬂ
Yielding up
Al the end of the Temm the Te :m:mwmnmmmmmmmmmm
mmmmmmmmmmmmmﬁmwmww » of this Leage, give
up &l keys ﬁ%mem“ﬂm&mwrSMu@wmmﬁerm
s0 by iha Landord andmmanymumdbylhe Tenant or any of hie pradecassods in litle
umupunornmn1hsFmﬂﬁh-ahﬂuud&ﬂﬂynuﬁdnggﬁdﬁaﬁydmmagacausu~hyihe&ﬂunaun
interest on arrEErS
The Tandint st pey intecest on any of ihe Lesss Renls or olher sums due under this Lease that
arempgww;mm4mammmmwmm'q;ﬂ.xmmmwm
recoverable as rent. Nmmammeﬁﬁmmﬁmmmmmmwmmwd
ﬂ\pRﬂdmaﬁymmduemdarimmmmmﬁgmome andiord in relation to
AHVﬂgﬁ&ﬂUnuwm
Stz tutory noticel
mremmmwmmm:mmmdofwmmmmw.mwp«m
relating o the Premissc made, ghwen urissusdlume'fqmlbyanywmmumm\iu
Mmﬁ.wmmmmmmwﬁmmdw 66 if 3o requested by
ﬁgmmmnmmmmimammmmm- olf necassary
gteps to comply with the notice, Mmmm.ﬂmmumdmumm;mnmm
cost. the Tenant must make of join wkh the Landiord i making sny abjeciion of Tepresentation
the Lendlord deems expediont sgainst of In respect of any notice, direction order or proposal.
Keyhotders '
The Tenant must ansurs that sl it times the Landlord has written notice of the namie, home
sddress and home talephone number of st least 2 keyholdara of the Prem 525,
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.23

324

4.1

42

]
61

Visewing on szle of reversion

The Tenan! musl, on reasonable notice; ot any time during the ‘srm, pemit prospactive

purchasers of the Landlords reversion or any other interest supesior 1o the Tarm, or agants

insiructed in connection with the safa of the revarsion or auch &n intorast, to view the Premises
withaut intetruption provided they have the prior writien authority of the | andiond or his agents,

Dofertive pramises

The Tenant must give notice to the Landiord of any dafect in ihe Prami ss that might give risa to

anomiyaﬂononmeundlordwdoorrem&afmmdohganﬂhingm oRier 1o comply with the

pmisibnso!lhkuaseorthedmycfmlmpondonmeundmd. whether pursuant to the

Defective Premises Act 1672 or otherwise, and must at af imes dispiay and maintain any notices

the Landiord from time o tima reasonably requires him to display 1 the ['remises.

Exurcize of the Landlord's rights

The Tenan] must pamﬂﬂmlandiodtoexmlsaanyoflherights grantud t0 him by virtus of the

provisione of this Lease at alf times during the Term without interruption o7 interferonce,

The industrial Covenants

1%:1immunnutohunveaﬂ&peﬁwn1Muﬂuumﬁhncuwmuma

THE LANDLORD'S COVENANTS

The Landiond covenants with the Tenani io observe dnd periomn the e ukements of this clause

4.

Glulet anjoyrmasnt

mmmmmeMmmwmwM¢mmm Premises

witheut any interruption or disturbance from or by the Laindlord or any perion clairning under or In
trust for him.

Repatrs

4,21 The Estaly Roads
The Landlord must repalr the Eslate Roads, maintain them and keep them ressonably
clean. ‘

422  Tho Adjoining Conduits
1Helsmukxdnun!ﬁmﬂkﬂmiﬁﬂﬁﬂthhnmma‘nu#uﬂhﬁnﬁiandVNMMenaaumaw
replace them,

423  Street lighting
Tmummmmm&mnoausmmsmammmm hours as
the Landlord in his absolute discretion desms appropricte,

424 Pianted srees
The Landicrd must cullivate any planted or grassed pans of the Estate and keap them
faascnably neat end tidy,

INBURANCE

Wirrznty a¢ to convictions
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8.2

823

54

86

The Terant warrants that before the exsculion of this document he has di-ciosad to the Landiord

In writing any conviction, judgment or finding of any coust or tribunal relating 1o the Tenant, or any

directer, other officer or major shareholder of the Tenant, of such & nature 35 to be Ikely to affect

tha dacision of any insurer or underwriter ta grant or fo continue Insurans: of sny of the Inatred

Risks.

Covenant to Insure

The Landiord covenants with the Tenant to insure the Fremises uniess tha surance is vitiated by

any act of the Tenant or by anyone af the Premizes axpressly or by implic.tion with the Tenant's

authority.

Dretalls of the Insurance

§341 Office, undarwriters snd agency
Ingurarice i3 to be taken out in such insurance office, or with s.uch underwriters, and
through such agency as the Lendiord from time to time decidos;

53.2 inaurance cover
insursace must be taken out for the following amounts:

5.3.21  the sum that the Landiond is from time 1o time advissd is the ful sost of rebuilding and
reinstating tha Premisas, including VAY, archilects’, survayors', engingsers’, solichore’
and all other professional persons’ fees, the fees rayable on any applications for
planning permiselon or other permits or consents that may be sagulred in refation to
rebuilding or reinstating the Premises, the cost of praparation ol the site including
shoring-up, debris romovai, demolition, site clearance snd any works thal may be
raquired by elatule and incidental expenses; and

5.3.22  Ioss of the Rent, laking account of any rent review that may by dus, for 3 years or
such langer period as the Landiord from timae o time reascnabiy reaulres for planning
and carrying cul the rebuliding or reinstatement,

533 Risks insured
tnsurance must be taken oul against damage or destruclion by sny of the Insired
Risks to the extent that such insurancs may crdinariiy be amanp :d with a substantis!
and reputable insurer for properties such as the Premises subject to such excesses,
extiusions o timitstions a the insurer requires.

Payment of the Insurance Rent

The Tenant covenants to pay the Insurance Rent for the peiiod siirling on thé Rent

Commancement Date end ending on the day before the next policy renewal date on the date of

this Lease and subsequaenily to pay the Iasurance Rent on demand and, ¥ so demanded, In

advance of the policy renewsl date.

Suspension of the Rent

551 Events glving riss to suspension

15/02/2012 22
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5.5.1.1

5.5.1.2

882

if and whenever the Premises or any per of them ere demag < or destroyed o that
the Premises or any part of them are unfit for occupation or use by one or more of;

the insured Risks for properfies such as the Premises uniess Ve Landlord has in fact
insured against that risk and payment of the insurance monay is not whally or partly
refused bacauss of any acl or default of the Tenant or arjone =t the Premisss
expressiy or by implication with his authority; or

the Uninsured Risks sad the damage or destruction is not causad by any act or defauft
of the Tenant or anyone et the Premises expressiy of by impll: alion with his suthority
or the Eslate Rozds or the Adjoining Conduits are damagad o dastroved so that the
Premises or any part of them are unfit for ocoupation or iiwe and the damage or
destruction is not cawsed by any act or defaull of the Tenant or inyona at the Premises
ekprassly or by impilcation with his sutfiority then the provsions of cisuse 5.5.2
SUSPENDING THE RENT aré to have effect.

Suapending the Rent

in the circumstances mentlonsd in clause 5.8.1 EVENT; GIMING RISE TO
BUSPENSION the Renl, or @ fair proportion of it according fo the natvre snd the extent
of the damage: sustained, is 1o cesec 1o ba payable untll the Primises, or the affecied
part, &r the Estate Roads or the Adjoining Cendults Have baan -ebulkt or reinstatsd so
2510 render the Premises, or.the affected part, fit for occupatic's and use, or unfit the
end of 3 years from the destruction ot damage, whichever pe lod is the shorter, the
proportion of the Rent suspended and the period of the susparsion to be determined
by the Steveyor acting 85 an expert and riot as an arbitratos.

5.6 Landlerd's obiigation to reinatate

581

58.1.1

5681.2

£58.2

15/02/2012

Dbfigation to obtain permissions

¥ and whenavet.

the Premises or any part of them sre damagad or destroyed |y one o more of the
Insured Risks for properties such as the Premises, unless W Landiord has In fact
nsured against that risk, or

the Estate Roads or the Adjoining Conduils are damaged or tenirayed

sa that the Fremises or any pari of them ate unfil for cecupslion (7 G and paymem of
the insurance monsy is nol wholy or parily refused bacauss of or the damage to or
destruction of the Estate Roads or the Adjoining Condults is not caused by, any act of
default of the Tenant or anyone at the Premises expressly ¢ Iy implication with his
authority, the Landlord must use his best endsavours i obiain the planning
parmissions and other permits and consents (permissions’} that e requived under the
Planning Acts or ctherwise {0 enable him to rebulld and relnststs the Premisas, the
Estate Roads or the Adjoining Condults.

Obligation te relnstate

23



58.21

5622

5.63

5.8.3.1

56.3.2

§6.3.3

8634
§6.3.5

Subject to the provisions of clause 5.8.3 RELIEF FROM TiiE OBLIGATION TO
REINSTATE, and, ¥ any permissions are required, aiter thay have been obtained, the
Landiord must as soon as reasonably praclicable:

8pply &f money recelved in respect of the insurance laken oul by the Landiord
pursuant fo thiz Lease, except sums in respec! of loss of tha Rent, in rebuilding or
relnstating the Premises or as the case may be

rebuild o reinstate the Eslate Roads or the Adjolning Conduiis,

Rallef from the obRgation lo relnatate

Ths Landiord need not rebuild or reinstate the Premises, ine Estate Roads or the
Adjoining Candults i and for s long as rebuilding or reinsfating & pravenied because:
the Landlord, despite using his reasonabls endeavours, cannol obtaln sny necesesry
permission,

any pamnission is granted subject Io a fawful condition with which in afl the
circumsiances & is unreasonabile 1o expect the Landlord to compt:,

there is soma dofact or daficiency In the site an which the rekulding or reinstatement
Is to take place that means il can only be undertaken at & cost {“at is unreasonable in
&ll the circumstances,

the Landiord is unable fo obiain aocass to the site 10 rabuild or 1e nstate,

the rabuilding or reinstaling is prevented by war, ac! of God, yov srnmant action, strike
of lotk-out or

because of the occumence of any other circumstances beyond thy Landiord's controf,

5.7 Termingtion on fallure to roinstate

LA A

5.1.2

Notics to terminate

If, at the end of a period of 3 years siarting on the date of the darsge 1o or destruction
of the Pramizas by one or more of the insured Risks or of the Unlisured Risks or of the
Estale Roads or the Adjoining Conduits, lhe Premises ars sill 1ot I for the Tenant’s
oscupation and use, slther tha Laadivd or the Yenanl may by nofice sarved at any
time within 6 months of the end of that period (a notice 1o terminiite following failura to
reinstaie’) implement the provislons of clause 5.7.2 TERMINATION FOLLOWING
FAILURE TO REINSTATE.

Tenmination following faliure to reinstate

On seivice of a notice to terminate follswing fafiure to rainstate, tha Tem iy 1o cease
absolutaly—but without prejudice to any rights or remsdiag that my have accruad--and
alt money raceived in respact of the insurence taken out by the Landiord pursuant lo
this Lease is to belong to the Landiord absolutsly.

[ %] Termination on damage to whole by Uninsured Risk

5.8.1

1s/62/2012

Notice 1o reinstete
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§.8.2

§.8.3

684

8.8.5

lfmammnmm«umwwmmmatmummnmma
bmamwmmcdamagaordestmcﬁoniscaussﬁbyanyﬁeﬁbuatcadordeiam
oﬂhe'l'enan!oraﬂyonealmstﬁseaemresﬂyofbyﬁnpi:aﬁmwimhisamm
insuchamannarutopme‘ntoecupnﬁmbytmfananihntandm may sarve
noﬂbeonthe?enantfanoﬁcelor&fastﬁe‘)mmmeoMWiIlminstaleme

Premises af the Lendiord’s own cost.

§8.2 Fallure to serve notice (o relnstate
f the Landiord fails 1o serve a notice 1o reinstate within the peilod of & months stairting
on the date of the damage the Yenant may serve notice on 145 Landiord terminating
this Leags wheraupon the Term is 1o cease absoluiely but vithout prejudics to any

- tights or remedies thatl msy have accruad.

Tenant's turther Insurance covenanis

The Tenant covenanis with the Landiord to observe and perform the requirements of this clause

58.

Requirements of insurers
The Tenast st comply with sl the requirements and e mmendations of fhe
insurers,

Policy avoldance and atiditions! premivms
The Tenanimusmozduwomitanyihingmazmuidcamanyir surance poficy on or in
fgiation to the Premisas to bacoms wholly or partly void or voliable or do or omit
anything by which additional insurance premiuma may become 1zyable unloss he has
praviously nolifisd tha Lendiord and has sgreed lo pay the incroi sad premiom.

Fire Safety
The Tenant must comply with the requirements of emd ths dulis 3 imposad by the Fire
Sefety Reguisiions and the rsasonabls requirements of the Lenc/ord as o fire: safety af
the Premises. In particulsr the Tenant must

5831  kesp the Premises supplled with such fire fighting equipment as is netessary to
comply with the Fire Safely Regulations and as the insurers 1 uire, maintaining the
equipment to their salisfaction and in efiiclent working order, cauging any sprinkier
systam and ather fire fighting equipment to be inspected by a competent person ot
least once in every & months; and

5832 notubwudm“casshanyﬁmequipmmorﬂwmamfmmﬂﬂ
Premises or lock any fire door while the Premises are occupiad.

Dangurous Substonces
The Tenant must not store on Ghe Pramises or bring onlo ‘nem any dangsrous
substences as defined by the Fire Safety Regulations.

Natica of events affecting tha poficy

1s/p3f2012 25
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The Tenant mus! give immedisie notice to the Landiord of ary venl thet might afiect
&ny insurance policy on or refsling fo the Premises and any eveni agoinst winch the
Landlord may have insured under this Lease.

6.9.6 Notios of convictions

The Tenent must give immediste nofice to the Landlord of any cnviclion, judgment or
finding of any cour or tribunal refating o the Tenant, or sny d-acter offier officer or
major shareholder of the Tenant, of such & nature as fo be Iikaly to affect the decision
of any Insurer or underwriier to grant or to continus eny insurance

58.7 Other insurance

if at any time the Tenunt s entithed to tha benefit of any insurant of the Premises that
i# not taken out or malnteined in pureuance of any obligation costsined In it Loase,
the Tenant must apply sit money recaived by virtue of thal insu ance in makiig good
ihe lues or damage in respect of which the monay te regéived,

8.8.8  Reinstatemoitt on refusal of money through default

1f af any Ume he Premises or any part of them are damages o destroyed by one or
more of the Insured Risks and the insurance money under the policy of nsurnce
taken out by the Landiord pursuent to his obligations contsined & Ihis Lease is wholly
ar partly imscovarable because dmymwMaukofﬂm.Tﬁwamcfmmtﬂm
Premises expresely or by Implication with his suthorty, the Tenaat mis! immadiciely,
at the oplion of the Landlord, efther rebulid and reinstels thé Primises or the pari of

-mmamamm.totmmnmmwmrmm

of the Surveyor-in which case, on completion of the rebuliding ard refurbishment, the
Lancilorg must £oy to the Tenant the amount that the Lunidiord hes- sctuslly racaived
mmmwmwammmwawmmm
memmmmwtmwmammwmmmwm
“in which czgs the provisions of clauses 5.5 SUSPENSION GF THE RENT, 5.8
LANDLORD'S CBLIGATION TO REINSTATE and 57 TERMINATION ON FAILURE
TO REINSTATE are fo apply.

510 Landipif's further insursncs covenents
The Landiord covensnis with tha Tenant to oliserve and perform the require nents set out in this
clauss 5.10 in relation fo the insurance policy teken out by the Landiord purau it t his obligations
contained in this Lease.

§.10.1 Copy policy

The Landiord musi produce to the Tenant on demand reasona de avidencs of the
lefms of the policy and the fact that the last premium has been paio

§10.2  Noilng of the Tenant's lnterest

1570272012
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5.10.3

6.1

62
83

6.4

8.5

&8

71

1.2

73

1.4

TheLandtordmuslensuratha!thelnfereﬂd!heTennmisndadoundmdonim

policy.

Change of risks
The Landiord must notify the Ternant of any materiat change in ‘he risks covered by the
policy from tims to time,

FORFEITURE

It and whenever during the Term:
the Leass Renis, or sny of them or any part of them, or any VAT payable on them, are

Cutsianding for 14 days alter becoming due, whethar formslly demanded ¢ not, or
maTmn!bmmmymnmﬂoro!her:mdthth

the Terant, being an individual, becomes subject to a barkeuplcy order of has an interim racelver
appointed to his proparty, or

the Tenant, being a company, enters into liquidation whether compulsory of voluntary - bid not if
ﬂ:uﬂquidaﬁonisfwam!gamaﬂonwmw&euafasoivemmpuny-ormhty
adminismbnorhasamuiuur-appoimdemallo:mymwtsmh.nr

the Terent entars into or makes e proposal o enter inle any voluntary &i'angement pursuani lo
:hgInmhenqk*fm-wm-wwemwmmnmm,mmdhkm
or

m*mmmmuwmwmmwmmm
and, where the Tenand is maore than one pamon, it end whenever any of e avents fefodnad to in

this cliuse happens 1o any one or mors of them, ﬂmuhdloiﬁmat-wlml;-ea!erm
Premzsu.ormymofmmummamm.mnnymimmmnfmwm
been walved - and thereupon the Tern is to cesse sbeokitély but without prajucics 1o any iighls or
WMWM'mwM‘WWIMTmh-MﬂwMM
covenant of other ferm of this Lease, including the breach i raspect of which the re-gntry is
made.

MISCELLANEOUS

Excluston of warcenty s to use
mgm%m«mmmmwmmum:m.mammm
warmant that the Pmnﬂsumaylamﬂybeusedumm;mningmfwmhmmdm.
Exclusion of third party rights
Nmmﬂ&m&hmmmmiwmﬂmmmmkmmmwﬂ.
Representations

The Tenant acknowiedges that this Lease has not bean eniered into in refiar se wholly or partly on
wm«mmmwmonwmmewm.wmmmm
or representalion expressly sel out in this L esse.

Dotuments under hand

is/02/2012 a7



7.5

76

rr

7.8

C

While the Lendiord is & tirted company of other corperation, any license, congent, appioval or
nolice raquired to ba given by the Landiord is to be sufiicientiy given if g:ven undar the hand of &
cuector, the secreisty or other duly muthorisad officer of the Landiord.

Tenant's property

Compensasion on vacting axcluded
Any statutory right of the Temaot w clalm compansation from the Lardiord on vacaling the
W&mm&mmnmwm.

Liniit:tion of Bahitity of the Lendiord

The Landiord shail not be iabte under his obigations coniaiiad in this Lese aftes the tendlord
tras assigned his interest i the Premisex.

Noticas:

781 Form und service of notices

7.8.4.4 R_kgm;n.hybm mwm@mmwm.a sent by fax provided
m:mﬁmmmpytﬂcmwmwwbymgmmmwm
daﬁveq-m!homasdgy;am

V842 s served

(a) m@.mgmmueum;y_mmﬁamm.mm,mme
iegistered offics;

{b} where the receiving Perly is the Tenant snd the Tenant is act s h 2 Coripany, at the
Premizses; and

{& whete the receiviag pady is the Landlord ang the Landlord or thet party is not such &

companty, &l the Landiord's or thay parly’s avdiees shown in 1Hs Lesze or ai any
ediress specilied in 3 nolice given by the Landisrd to the Tenzn or ihat party to the

other parties

15/62/2052 28
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740

7.4

712

7.13

.14

7482 Dosmed delivery
7821 By registercd post or rocarded defivery
Unless i is returned through the Royal Mail undei sered, & notice sent by
régistered post or recorded delivery is {o be tresie gs sarved on the third
working day after posting whanever, and whether of nol, it Is raceived.
78.22 Byfax
A nofice sent by fax is to be treated as served on the day on which it is sent,
or the next working day where lha fax is sent aftur {600 hours or on a day
that iz not 8 working day, whaneve: and whether or 1ot it or the confirmatory
copy Is received unless the confirmatory copy is retumed through the Royal
Maii undetivered.
7823 CAworking day’
References tt & working day' are nsferences o » dey when the United
Kingdom clearing banks are open for business in tky Cly of London.
753  Joint reciplents
It the recelving party consists of more than dne parson, & nsiliss to one of them i
notice (o of.
The operation of the Law of Propésty Act 1925 Section 62 s exclided from this Lsase. The only
rights granted o the Tenant dre thoss exprossly set aut in this Lease ans the Tenant fs hot fo be
entitled to any other dghts affecting any adioining property of fwe Landiord.
Covenants relating to sdjoining property
This Tenant s not t6 be eniltied to thé benefit of of the fight to anforce or t prevent the release or
odificetion of any covenant agresment or cendition entered Into by any Lnanit of the Lendiord in
respact of sny adjolring property of the Landiord.
Disputes with adjoininy occuplers
i any disputa arises between the Tenant sind thé tenants or-occupiers of sny adjoining property of
the Landiord in connection with the Pramisas and any of that sdjining proery, X is to be decided
mtmmmmmammmwhmmumummm
Effact of walver
Each of the Tenant's covanants is to remair in full force both al law ard in equilty even if the
Landiord has waived or released thal covenant or welved cr releasec any similar covenan|
affecting any adjoining property of the Landlord,
Party walls
Any walls dividing the bulldings on the Premises from any other bulidings are to be parly walls
within the meaning of the taw of Property Act 1025 Ssction 38 and rmunt ba maintsined at the
equally shared axpanse of the Tenant and the other parly,
New lesse

18/02/2012 a9
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Loy

This Lesse is a naw tenancy for the purpeses of the 1935 Act Section 4

1.46 Break cleuse
Elther party shalt be enfitled to determime this Lease on the fourth araiversacy hereof and on
every fourth anniversary thereafter by serving nol less than three ronths' notice i writing
provided in the case of the Tenant that Loth st the dale of the notice end at the date of its axpiry
there are nelther any outatanding arresrs of rent nof any subslsting broach of coverani by the
Tenant for which the Landiord will be entilled to recover damiages of mors then a noninal amount
and on expiry of such & nolico this Lease shal automatically determine bul without prsjudice to
By antecedent ciaim thet efthver party may have against the dther parly - this Lease.

rA L Excluston of the 1954 Act Sectlons 24.28

7363 Notice and doclerat
m%ammd tige on the Tenant pursuan 1o the provisions of the
1954 Act Section 38A(3) and u%?ﬁazﬁmlm mede a fnpie-force-apmasisls) 5
staluton} decisration pursuant to schadula 2 of the Reguldoty Reform (Business L
Tanancics) (England and Walss) Order 2003,

7.16.2  Agreermnent fo exclyde
Pursuant io the provisions of the 1064 Act Section 38A(1), thz parlies agree thaf fhe
provisions of the 1954 Act Sactions 24-28 inclusive are: to be e:clided In relation ta the
tenaricy creatid by this Leass. '
iN WITNESS whereuf tiie parlias hereto hiave evecuted this Lessg es & Deed,

SCHEDULE 1: THE RIGHTS GRANTED

4 Righie of way
The righi, subject fo temporary intarruption for repair, allaration, rebiliding ot repiacement, for the
TmmauMw&mWWﬁn suthorised by him-in commen with the
Mawwmmm-mwﬁmmmmmmﬁmmm
over and diong the Estate Roade at all imes for 4l purposes conneciad with the use wnd
enjoymant of the Fremises but nol ciheiwise, with of withoul vehicles of any description.

b Passage snd running through Adicining Condulis
ma‘mmwmmmwmm afteration or reg'acement, fo the fres
Paseage and running of all services 1o and from the Premises through the spgroprisie Adjoining
Condults, in common with the Landiord and al other persons having & ke sight,

SCHEDULE 2: THE RIGHTS RESERVED

Passage snd running through the Condults

is/o2/0032 30
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31.2

4
; 3.4.3

314
315

3.1.8

The right to the free and uninterupted passage and running of all 2 propriate services and
supplies from and to other parts of tha Estate or any adjsining properly of the Landiord in and
through ths sppropiiste Conduits and through sny structises of a gimilar use or nalure that may ot
eny tima be constructad In, on, aver or under the Premises as permittad 2y paragraph 2 RIGHT
TO CONSTRUCT CONDUITS.

Right to construct conduita
The right to construct and to maintain st any time during the Term any pipes, sewers, drains,
mains, ducls, conduils, gulters, watercoursss, wires, cables, laser optical fivres, data or impulse
fransmission, communication or recepiion systems, channels, fluss and other Recessary
condusling media for the provision of services or supplies—including any fixings, louvres, cowls
and any oiher ancillary apparaius—for the benefil of ary part of the Esiite or any ather adjolning
properly of the Landiord.

Accass
Access to inspect eic

The right Lo enter, o In emergency to break inio and entey, the Premises o reasonable times and
on feasonabia notice except in emergency:

to inspect the condition and state of repair of the Premises;

t inspect, clean, connedt to, lay, repai, remiove, replace with clhers, altei or execute any works
whalever to or in connection with the condulls, easemenis, services or wuppiles referred to in
paragraphs 1 PASSAGE AND RUNNING THROUGH THE CONDUIT: end 2 RIGHT TO
CONSTRUCT CONDUITS:

te carry out work of any kind to any adjoining property of the Landiord or a'wv other buildings that
cannot conveniantly be carred out without access to the Premises;

e cany out woik or do anything whatever that the Landiord ls obliged to do under this Leose;

o iake schedulss or inventories of fixtures and olher Rems to be yiekded up at tha end of the
Term, and
to exercise any of the rights grantad o the Landiord by this Lisase.

Right to ervst new buitdings B
Fult right and fiberty at any fime o bully, rebuild; alter or raise the height o' any buliding an any
edjoining propenty of the Landiond in such manner as the Landlord thinke i, even i doing 30
obstructs, aﬂedscrmrfmwimmsamenayoforlhe accass 1o the Premiias or the passage of
fight and air to the Premises provided i does not muterially affect the Preriises or e use and
enjoyinent of the Pramisos.

SCHEDULE 3: THE RENT AND RENT REVIEW

The review

15/02/2012 33
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43

2.2

The rent is to ba reviewed on the First Roview Date, #i is to be increased by Ine percaitage rige (il
any) in the Index of Retait Prices when the last published figure is compared w h ihe index figure fof
four years aarlier. Thmaﬁermemmswbermewedwﬁhﬁﬂaﬂfmmammuam of the
First Review Date. It is to be increased by the percentage risa [if any} in index «f Refait Prices, when
the tast published index figure iz compared with the Index figure for one yeer es lier.

Upwird review only
Under no circumstances will he rent payable be aifecied by sny percentage fall in the Indax of Retsil
Prices, should the kst published index figure be lower than the index figure for cre year earfier.

Change of method
it the basis for the calculation of the Index is changed and any mathad of recor siliation between the
hew and old figures is officially published, that method is to be used for e purposes of the

comparisons under this clause,

Baxels of payment

The Tanant is 1o contirius to pay rent al the rate applying befors the remt  revie « date untif the next
rent day after the new rént Is deismineg

Starting an that rant day, thia Tensnt is to pay the new rant

On that rent day, the Tenant is alss 3 pay any ambunt by which the new rent Lince the rent neview
date exceeds ihe rent paid, with ntersst on that amount at the Interast Rete 2% balow the Law

SCHEDULE 4: THE INDUSTRIAL COVENANTS

Use

FPormitted Use onty

Tivs Tenant must tse tha Premises for the Permitled Uss only.

Cesser of bissiness

The Tenant must nol cease camying on business in the Premises or lesve the Pramises
continususly unocsupled for more than 1 month.

Smoke shriement

Furnece construction

The Tenani must ensure-thal every furnece, bollar or heafer et the Premises s constructes and
used so a& substanlially io consume or bum tha smoke arising from it

Noxlous emissions

I5/02/2012 32
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3.3

34

X

The Tenant musi net cause or permid any gritly, noxious or offensive emiisians from any engine,

furnace, chimnay e other appatalus on the Premises without using the lest possible means for

preventing or counteracting the emissions.

Statutory controls

The Tenant must comply with the provisions of the Clean Alr Act 1993 and with the requirements

cfanynaﬁcesmedunderitbymarelcvamamnorityorbody:

Envirosmental protestion

Discharge of dangerous substances

341 Damage to the Condults and snvironment
TheTmanlmuslno!pennﬂanyol!ermsgoranyd&deﬁom. objectionable,
dangerous, poisonous or explsive matter pr subsiance to be Jflecharged into any of
the Conduits and must take #¥ reasonable mbasures 1o eniure that any eMiusnt
mm;mmcmmmmmmm«*mmmmﬁ
hmuwcondumormuanyohsﬁumcrdepoﬁthtﬁem

512 Polsons and poliutants
The Tmmmustm:pemﬂﬂnedischmeﬂomyothfmmdwamda
poisancss or naxiaue nature of of a kind tikely to-sicken or injure. the fish, o that doas
in fact desiroy them, o fikely to contaminate or poliute the water of any stresm of iver.

Spittages and contamination

memmmmmmmmw«mﬂmm: ubstances are spillert

or deposited on the Premises and ihat contamiingtion does not occur,

Contrallad, hazardops or ratfonctive wizte

Environmental Protection Act 1996 Secion 75 ot hiazardous waste as defird In the Hazandous
MWMWWWIRWMMR@WBWWMM&MM!M
msmmm1msmzorawmrmmmmm
mm«mmmwmammﬂmmy‘mwmﬂhnd
the environment of Harm (o fuman health,

Noﬂcao!apﬂhmmdlnspacﬂcn
Wmm14daysoﬂhespﬂungordepusuonﬁnePrmnisesofanynmdomsutatmhaqmm
Ihaimyesuseaﬁwsdamagetoormuuﬁmoﬂhgenmsmsaﬁcmdlmasatepmpedy
of serious harm to human humu,mrenanzmustxnfmmemumofmmnmnamo
enter and inspect the Premises.

Mamnquordammmdpalmﬁm

The Tenant must indemaify the Landiord, and keep him indemnified, against eny losses In respect
of damage Io.orpmluﬁonn!.theenvimmnemordamagalomedywhamlohlmanheaith
uusedbythePrmkesoranywhstaneeonlhamwhetharhﬁquiﬂersoﬁdrﬁmwlnwnmw

gBa or vapour.
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42

4.3

54

5.4

Wi

” Cotdegr

Roof and ficor loading

Heavy items

The Tenant nwst not bring into or permit to femein o any building on he Promises any safes,
machinery. goods or other articles that will or may strain os damage the bilding or any part of it
Protection of the root

The Tanant must rol. withoul the consent of e Landiote, suspend ans weight from the portal
frames, stanchions o roof purling of any buliding on the Premises or use. them for the slorags of
goods or place any walght on them,

Expert advice

H the Tenant eppliss for the Landlond's cansent under paragraph 4.2 ‘ROTECTION OF THE
ROCF the Landilord may consult any englaser or other person in relaion lo the reot or floor
loading proposed by the Tenant and the Tenant must repay the fees of the enginesr or ciher
parson to the Lendiore on demand.

Machinery

Msintsnence of machinery

The Tenant must keep sil ptant, &pparalus and machinery, inciuding any wilers and furnaces on
the Rramises, (‘1he Machinery') properly malnteined and in good work-g order, anrd for thay
Bumpose must empioy reputabis contractors {ihe Conltactars) fo cany out regular petivdic
inspection and maintsnance of the Machinery.

Reriowal of parts

The Tenant must renew ail working enif other parts of the Machinery as end when necassary or
when recommendad by ihe Conteactors.

Operstion

The Tenant tiust ensure by directions o his staff snd oleniss that the Mackinery is properly
cparaled.

Damego lrom the Bachinery

Tha Tanznt muat sveid tamags to the Premisas by vibration or ctherwise,

Signs

The Tenont must al ad tmes dispiay end malnlain, £t a point on the Prem s8¢ {o ba specifiad in
wiiling by the Lendiord, = suitabio sign, of & size end king firet approved by he Landierd, thowing
the Tenant's trading name ang business.

Parking

The Tenant must not parmit any vehicles baionging to him or 1o any pr rsons cafiing on the
Premisss exprassiy or by implicalion with his autherily 1o siand on tha Es.ate Roads or on the
pavaments, and musl use his best endeavours fo ensure thal such pemois do not pemnit any
vehicle 8¢ to stand on any of the Estate Roads or pavements.

Regulstions

15/02/2012 4



The Tenant must comply wiih all reasonable regulslions made by the Lardiord from time to time
for the management of the Estale and rofified o the Tenant in wriling.

SCHEDULE 5: THE SUBJECTIONS

The rights covenants end condilions conteined or referred to in 3o Charges Rugicter of tile number

WA728381.

EXECUTED by MERUN HOMES (WALES) LIMITED )
scting by X.directonin the presence.of )
<. et
oy g\»&'ﬂ' “

Eextgede
¥§Eﬁaf:sslrhﬁ'{qﬁ~
Clee DX 'A.)

EXECUTED by RACHEL'S DAIRY LIMITED }
acting by = director i the presenca of )

15/02/2012 is



Ta: Rachel’s Dajry 1.td
of: Glanyrafon Industrial Estate, Lianbadarn Fawr, Aberystwyth, Ceredigior. 5Y23 340

NOTICE OF ASSIGNMENT OF REVERSION

All that tand and building known as Unit 1, Glanyrafon Industrial Estate shown for
the purposes of identification only edged red on the plan annexed hereto (‘the
Property')

RE: A Lease made on 27 June 2012 between Mertin Homes (Wales) Ltd and Rachel’s
Dairy Ltd relating to the above property (‘the Leise")

We, David Stephen Wood, Janice wood and Kusum Tandon of Nanttlan, Clarach, i
Ceredigion $Y233DT the cwrent tandlord of the Property under the Lease GIVE YOU NOTKCE as

foliows:

1. By Transfer dated 7 June 2013 and made hetween Meriin Homes (Wules) Ltg {1} and David
Stephen Wood, Janice Wooed and Kusum Tandon as Trustees of the Vioods Building Supplies
Pension Trust {2} the fraehold reversion in the Property was cenvayed by Merlin Homes
{Wates) Ltd, your former landlord, o us.

2, We require you to pay all rent, service charge and insurance rent new due and payable or
that becomes payable after the date of this notice fn respect of the Property to us or our
duly authorised agent.

3 We notify you under the Landlord and Tenant Act 1985 section 3 that our name and address
is: -

David Stephen Wood, Janice Wood and Kusam Tandon of Nantllan, Clarach, Aberystwyth,
Ceredigion S5Y233DT

I reguest you to acknowiedge receipt by signing and returning the acconpanying copy of this

notice,
Dated: 1706/13

Godwins Soticitors
Solicitors and Ageiy for the Landlord

.
Received a notice q;uvﬁ;ich the above is a true copy
e
Dated:

Signed:
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Energy Performance Certificate @) HM Government

Non-Domestic Building

Yodel Certificate Reference Number:
Yodel Office, Glan yr Afon Industrial Estate 0130-0524-9489-5504-2006
Llanbadarn Fawr

ABERYSTWYTH

S5Y23 3JQ

This certificate shows the energy rating of this building. It indicates the energy efficiency of
the building fabric and the heating, ventilation, cooling and lighting systems. The rating is
compared to two benchimarks for this type of building: one appropriate for new buildings and
one appropriate for existing buildings. There is more advice on how to interpret this information
in the guidance document Energy Peiformance Cerfificates for the consiructicn, sale and fef
of non-dwellings available on the Government’s website at
www.gov.uk/governmenticoliections/energy-performance-certificates.

Energy Performance Asset Rating

More energy efficient

A\

ERL
B 26-50
C 5175

D) 78-100

l E 101=128

<J {|_| @ e

F 126-150

G Over150
Less energy efficient
Main heating fuel: Grid Supplied Eleciricity Building; similar to this
Building environment: Heating and Natural Ventilation ?;:fog:: have ratings as
Total useful floor area (m?): 910 o
Assessment Level: 3 i
Bullding emission rate {(kgCO»/m? per vear): 24.95 143 If typical of the

: existing stock
Primary energy use {kWh/m’ per year): Not available g



Administrative Information

This is an Energy Performance Certificate as defined in the Energy Performance of Buildings Regulations 2012 as
amended.

Assessment Software: ISBEM v4.1.@ using caiculatior engine SBEM v4.7.e.5
Property Reference: 358425580000

Assessor Name: Jeaun Stevens

Assessor Number: STRO002630

Accreditation Scheme: Stroma Accreditation

Employer/Trading Name: Dragon Energy

Employer/Trading Address: Peny Rhiw, Carno, Caersws, Powys SY17 5LX

issue Date: 11 Apr 2614

Valid Until: 10 Apr 2024 {unless superseded by a later certificate)
Related Party Disclosure: Not reiated to the owner.

Recommendations for improving the energy performance of the bullding are contalned in the assoclaled Recommendation Report -
0040-3942-0484-9150-5050.

About this document and the data in it

This document has been preduced following an energy assessment undertaken by a qualified Energy
Assessor, accredited by Stroma Accreditation. You can cbiain contact details of the Accreditation Scheme at
www.stroma.com.

A copy of this cerificate has been lodged on a national register as a requirement under the Energy Peiformance
of Buildings Regulations 2012 as amended. it will be made available via the online search function at
www.ndepcregister.com. The certificate (including the building address} and ether data about the building collected
during the energy assessinent but not shown on the certificate, for instance heating system data, will be made
publicly available at www.opendatacommunities.org.

This ceriificate and other data about the building may be shared with other bodies {including government
depariments and enforcement agencies) for research, statistical and enforcement purposes. Any personal data

it contains will be processed in accordance with the General Data Protection Regulation and all applicable laws
and reguliations reiating to the processing of persenal data and privacy. For further information about this and how
data about the property are used, please visit www.ndepcregister.com. To opt out of having information about your
building made publicly available, please visit www.ndepcregister.com/optout.

There is more information in the guidance document Energy Performance Certificalss for the consiruction, sale and
let of non-dwellings available on the Government website at:
www.gov.uk/government/collectionsienergy-performance-certificates. it explains the content and use of this
document, advises on how to identify the authenticity of a certificate and how to make a complaint.

Opportunity to benefit from a Green Deal on this property

Tha Green Deal can help you cut your energy bills by making energy efficiency improvements at no upfront costs.
Use the Green Deal to find frusted advisors whe will come to your property, recommend measures that are right for
you and help you access a range of accredited installers. Responsibility for repayments stays with the property -
whoever pays the energy bills benefits so they are responsible for the payments.

To find out how you could use Green Deal finance to improve your property please call 0300 123 1234.



0040-3842-0484-9150-5050

Recommendation Report @ HMGovernmen

This report is associated with an Energy Performance Certificate.

Report Reference Number: 0040-3942-0484-9150-5050

Yodel

Yodel Office, Glan yr Afon Industrial Estate
Llanbadarn Fawr

ABERYSTWYTH

SY23 3JQ

Building Type(s): B8 Storage or Distribution

ADMIMISTRATIVE WFORMATION

Issue Date: 11 Apr 2014

Valid Until: 10 Apr 2024 (*)

Total Useful Floor Area (m?): 910

Building Environment: Heating and Natural Ventilation
Calculation Tool Used: CLG, iSBEM, v4.1.e, SBEM, v4.1.e.5
Property Reference: 358425590000

Energy Performance Ceriificale for the property Is contained in Report
Reference Number: 0130-0534-9489-5504-2006

ENERGY ASSESSOR DETAILS

Assessor Name: leaun Stevens

Employer/Trading Name: Dragon Energy

Employer/Trading Address: Pen vy Rhiw, Camgo, Caersws,
Powys 8Y17 5LX

Assessor Number: STRO002630

Accreditaticn Scheme: Stroma Accreditation

Related Party Disclosure: Not related to the owner.

(") Uinless supserseded by a later recommendation report Page 1of9



0040-3942-0484-9150-5050

Table of Contents
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0040-3942-0484-8160-5050

1. Introduction

This is a Recommendation Report as defined in the Energy Performance
of Buildings (England and Wales) Regulations 2012 as amended which
impiements the requirements of the Energy Performance of Building Directive
2010/31/EU. This Recommendation Report accompanies the relevant Non
Domestic Energy Performance Certificate.

This Recommendation Report was developed based on an inspection of
the building. This Recommendation Report was produced in line with the
Government's approved methodology.

In accordance with Government’s current guidance, the Energy Assessor is
required to use plans or undertake a building inspection in order to gather
information to produce this Recommendation Report.

Page 3 of &



0040-3842-0484-9150-6050

2. Recommendations

The following sections list recommendations selected by the energy assessor
for the improvement of the energy performance of the building. The
recommendations are listed under four headings: short payback, medium

payback, long payback, and other measures.

a) Recommendations with a short payback

This section lists recommendations with a payback of less than 3 years:

ADL2A 2010 is exceeded, which might cause overheating.
Consider solar control measures such as the application of
reflective coating or shading devices to windows.

Recommendation Potential
impact
In some spaces, the solar gain limit in criterion 3 of MEDIUM

b) Recommendations with a medium payback

This section lists recommendations with a payback of between 3 and 7 yeais:

Recommendation Potential

impact
Consider replacing T8 lamps with retrofit TS conversion kit. MEDIUM
introduce HF (high frequency) ballasts for fluorescent LOW
tubes: Reduced number of fittings required.

¢) Recommendations with a long payback

This section lists recommendations with a payback of more than 7 years:

Recommendation Potential
impact

Consider installing building mounted wind turbine(s). LOW
Consider installing solar water heating. L OW
Carry out a pressure test, identify and treat identified air MEDIUM
leakage. Enter result in EPC calculation.

Consider installing an air source heat pump. HIGH
Consider installing a ground source heat pump. HIGH

Page d of &



0040-3842-0484-3150-5050

d) Other Recommendations

This section lists other recommendations selected by the energy assessor,
based on an energy perfermance assessment of the building. It may take into
account other reliable relevant evidence that has been provided by the building

owner or occupier.

No recommendations are defined by the energy assessor.

Pega Sof 8



0040-3942-0484-9150-5050

3. Next Steps

a) Your Recommendation Report

As the building occupier, it is a regulatory requirement that an Energy
Performance Certificate must inciude a Recommendation Report uniess there
is no reasonable potential for energy performance improvements compared to
the energy performance requirements in force.

You must be able to produce a copy of this Recommendation Report within
seven days if required by an Enforcement Authority.

This Recommendation Report has also been lodged on the Government's
central register. Access to the report, to the data used to compile the report, and
o previous similar documents relating to the same building can be obtained
through the Non-Domestic Register (www.ndepcregister.com) using the report
reference number of this document.

b) Implementing recommendations

The recommendations are provided as an indication of opportunities that
appear to exist to improve the building’s energy efficiency.

The calculation tool has automatically generated a set of recommendations.
The Energy Assessor, in the light of the energy assessment of the building,
the building fakric and services, the operation of plant and equipment within
the curtilage of the buillding, the general management of the building and
its use, and cther relevant reliable evidence, may remove some of the
recommendations. He / She may insert additional recommendations in section
3d {Other Recommendations:.

These recommendations do not include matters relating to operaticn and
maintenance which cannot be identified from the calculation procedure.

¢) Legal disclaimer

The advice provided in this Recommendation Report iz intended to be for
information only. Reciplents of this Recommendation Report are advised to
seek further delaiied professional advice before reaching any decision on how
to improve the energy performance of the building.

Page 6 of 9



0040-3942-0484-28150-5050

d) About this document and the data in it

This document has been produced following an energy assessment undertaken
by a qualified Energy Assessor, accredited by Stroma Accreditation. You can
obtain contact details of the Accreditation Scheme at www.stroma.com.

A copy cf this report has been iodged on a national register as a requirement
under the Energy Performance of Bulldings Reguiations 2012 as amended. It
will be made gvailable via the ohline search function ai www.ndepcregisier.com.
The report (including the building address) and other data about the
building collected during the energy assessment but not shown on the
report, for instance heating system data, will be made publicly available at
www.opendatacommunities.org.

This report and other data about the building may be shared with cther bodies
(including government departments and enforcement agencies) for research,
statistical and enforcement purposes. Any perscnai data it contains will be
processed in accordance with the General Data Protection Regulation and
all applicable laws and regulations relating to the processing of personal
data and privacy. For further information about this and how data about
the property are used, please visit www.ndepcregister.com. To opt out of
having information about your building made publicly available, please visit
www.ndepcregister.com/optout.

There is more information in the guidance document Energy Peirformance
Certificates for the construction, sale and let of non-dweliings available on the
Government website at:
www.gov.uk/government/collections/energy-performance-certificates. it
explains the content and use of this document, advises on how to igentify the
authenticity of a report and how to make a complaint.

Page 7 of 9



0040-3942-0484-9160-5080

4. Glossary

a) Payback

The payback periods are based on data collated through Carbon Trust energy
survey reports. They provide a range of typical payback periods for different
types of measures. They are likely payback periods, and may differ from
the actual payback period for the building being assessed. Therefore, it is
recommended that each suggested measure be further investigated before
reaching any decision on how to improve the energy efficiency of the building.

b) Carbon impact

The High / Medium / Low carbon impact indicators against each
recommendation are provided to distinguish, between the suggested
recommendations, those that would most effectively reduce carbon emissions
from the building. For automatically generated recommendations, the carbon
impact indicators are determined by software, but may have been adjusted by
the Energy Assessor based on the energy assessment of the building.

¢) Valid report
A valid report is a report that has been:
* Produced within the past 10 years
* Produced by an Energy Assessor who is accredited to
produce Recommendation Repoerts through a Government Approved
Accraditation Scheme.
* Lodged on the Register operaled by or on behalf of the Secretary of
State.

Page 8of 8



0040-3942-0484-9150-5050

5. Green Deal Information

The Green Deal may enable you to improve the property to make it more energy
efficient and cheaper to run.

Pagedof3



Energy Performance Certificate ®@) HM Government

Non-Domestic Building

Unit 21 Certificate Reference Number:
Gianyrafon industrial Estate 0390-0739-0569-3602-7006
ABERYSTWYTH

$Y23 3JQ

This certificate shows the energy rating of this building. It indicates the energy efficiency of
the building fabric and the heating, ventilation, cooling and lighting systems. The rating is
compared to two benchmarks for this type of building: one appropriate for new buildings
and one appropriate for existing buildings. There is more advice on how to interpret this
information on the Government's website www.communities.gov.ukfephd.

Energy Performance Asset Rating

More energy efficient

/A\ep

ReNeRSaRGsIsIREIARRARRORIRERRRbRRRbbRbaRsRsecnsesenennene Nel ZerOo coz emissions

B

~
(76200

(‘, 7)  This Is how energy efficient
L Cg the building is.

Less energy efficient

Technical information

Main heating fuel: Qil Buildings similar to this cne
Building environment: Heating and Natural Ventilation could have ratings as follows:
Total usefu! floor area (m?): 2074 44 if newly built
Building complexity (NOS level): 3 8 1' If typical of the

Bullding emission rate (kgCO,/m’): 71.73 existing stock



Administrative information

This is an Energy Performance Cerlificate as defined In 8i2007:991 as amended

Assessment Software: {SBEM v3.5.b using calculation engine SBEMv3.5b.0
Property Reference: 936577600000

Assessor Name: Reger Higgs

Assessor Number: BREC400147

Accreditation Scheme: BRE Global

EmployerTrading Name: Benbrew +Co {lron KMongsrsj Lid

Employer/Trading Address: Tygvovn, Liandinam. Powys. 3Y17 5AA

Issue Date: 0% Feb 2011

Valid Until: 08 Feb 2021 (unless superseded by a later certificate)
Related Party Disclosure: Not related to the owner

Recommendations for improving the property are contained in Report Reference Number: 0020-9957-0469-0360-7030

If you have a complaint or wish to confirm that the certificate is genuine

Details of the assessor and the relevant accreditation scheme are on the certificate. You can get contact details of the
accreditation scheme from the Governmant's website at www.communities.gov.uk/epbd, together with details of the
procedures for confirming authenticity of a cerfificate and for making & complaint.

For agdvice on how to take action and to find out about

C A R B O N technical and financial assistance schemes to help make
buildings more energy efficient visit www.carbontrust.co.uk
T R U s T or call us or: 0800 085 2005



0020-9957-0469-0360-7030

Recommendation Report  ®HMGovernment

Report Reference Number: 0020-9957-0469-0360-7030

Unit 21

Glanyrafon Industrial Estate
ABERYSTWYTH

SY23 3JQ

Building Type(s). Warehouse and storage

ADRIMISTRATIVE INFORMATION

Issue Date: 08 Feb 2011

Valid Until: 08 Feb 2021 (*)

Total Useful Floor Area (m?): | 2074

Calculation Tool Used: ISBEM v3.5.b using calculaticn
engine SBEM v3.5.b.0

Property Reference: 936577600000

Energy Performance Certificate for the property is contained in
Report Refersnce Number: 0380-0739-0568-3602-7006

ENERGY ASSESSOR DETAILS

Assessor Name: Roger Higgs

Employer/Trading Name: Benbrow +Co {ircn Mongers) Ltd

Employer/Trading Address: |Tygwyn, Llandinam, Powys, SY17
S5AA

Assessor Number: BREC400147

Accreditation scheme: BRE Global

Related Party Disclosure: Not related to the owner

(*) Unless superseded by a later recommendation report Page 10f 8



0020-9857-0468-0360-7030
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0020-9957-0469-0360-7030

1. Background

Statutory Instrument 2007 No. 991, The Energy Performance of Bufidings
{Certificates and {nspections} (Engiand and Wales} Reguiations 2007, as
amended, fransposes ths requirements of Articles 7.2 and 7.3 of the Energy
Performance of Buildings Directive 2002/91/EC.

This report is a Recommendation Report as required under regulations
16(2)(a) and 19 of the Statutory Instrument S| 2007:991.

This section provides general information regarding the building:

Total Useful Floor Area (m'): 2074
Building Environment: Heating and Natural Ventilation
2. Introduction

This Recommendation Report was produced in line with the Government's
approved methodelogy and is based on calculation tool iSBEM +3.5.b using
calcuiation engine SBEM v3.8.b.0 .

In accordance with Government's current guidance, the Energy Assessor did

undertake a walk around survey of the building prior to producing this
Recommendation Report.

Page 30f 8



0020-9957-0469-0360-7030

3. Recommendations

The following sections list recommendations selected by the energy assessor
for the improvement of the energy performance of the buiiding. The
recommendations are listed under four headings: short payback, medium
payback, long payback, and other measures.

a) Recommendations with a short payback

This section lists recommendations with a payback of less than 3 years:

Recommendation Potential
impact

Replace tungsten GLS lamps with CFLs: Payback period LOW
dependent on hours of use.

Consider replacing T8 lamps with retrofit T5 conversion kit. | HIGH

Some spaces have a significant risk of overheating. MEDIUM
Consider solar control measures such as the application of
reflective coatling or shading devices fo windows.

Introduce HF (high frequency) baliasts for fluorescent tubes: | LOW
Reduced number of fittings required.

b) Recommendations with a medium payback
This section lists recommendations with a payback of between 3 and 7 years:

Recommendation Potential
impact
The default heat generatcr efficiency is chosen. ltis HIGH

recommended that the heat generator system be
investigated to gain an understanding of its efficiency and
possible improvements.

c) Recommendations with a long payback
This section lists recommendations with a payback of more than 7 years:

Recommendation Potential
impact
Some windows have high U-vailues - consider installing MEDIUM
secondary glazing.
Add local time control to heating system. MEDIUM

Page 4 of 8



0020-9957-0460-0360-7030

Carry out a pressure test, identify and treat identified air MEDIUM
leakage. Enter result in EPC calculation.

Some glazing is poorly insulated. Replace/improve glazing | MEDIUM
and/or frames.

Consider installing building mounted wind turbine(s). LOW

d) Other recommendations

This section lists other recommendations selected by the ensrgy assessor,
based on an understanding of the building, and / or based on a valid existing
energy report.

No recommendations defined by the energy assessor have been identified

Page bof 8



0020-9957-0469-0360-7030

4. Next steps

a) Your Recommendation Report

As the buiiding occupier. regulation 10{1) of S| 2007:991 requires that an
Energy Performance Certificate "musi be accompanied by a recommendation

repoit”,

You must be able to produce a copy of this Recommendation Report within
seven days if requested by an Enforcement Authority under regulation 39 of
8i2007:991.

This Recommendation Repoert has also been lodged on the Government's
central register. Access to the report, to the data used to compile the report,
and to previous simiiar documents relating to the same building can be
cbtained by reguest through the Non-Dwellings Register
{wrww.epcregister.com) using the report reference number of this decument.

b) implementing recommendations

The recommendations are provided as an indication of opportunities that
appear to exist to improve the building's energy efficiency.

The calculation tocl has automatically produced a set of recommendations,
which the Energy Assessor has reviewed in the light of his / her knowledge of
the building and its use. The Energy Assessor may have comments on the
recommendations based on his / her knowledge of the building and its use.
The Energy Assessor may have inserted additional measures in section 3d
(Other Recommendations). He / she may have removed some automatically
generated recommendations or added additional recommendations.

These recommendations do not include matters relating to operation and
maintenance which cannot be identified from the calcuiation procedure.

Page6of 8



0020-9957-046¢-0360-7030

c) Legal disciaimer
The advice provided in this Recommendation Report is intended to be for
information only. Recipients of this Recommendation Report are advised to
seek further detailed professicnal advice before reaching any decision on how
to improve the energy performance of the building.

d) Complaints

Details of the assessor and the relevant accreditation scheme are on this
report and the energy performance certificate. You can get contact details of
the accreditation scheme from our website at www.communities.gov.uk/epbd,
together with details of their procedures for confirming authenticity of a

certificate and for making a complaint.

Page70f8



0020-9957-0488-0360-7030

5. Glossary

a) Payback

The payback periods are based on data provided by Good Practice Guides
and Carbon Trust energy survey reports and are average figures calculated
using a simple payback method. It is assumed that the source data is correct
and accurate using up to date infermation.

The figures have been calculated as an average across a range of buildings
and may differ from the actual payback period for the building being assessed.
Therefore, it is recommended that each suggesied measura be further
investigated before reaching any decision on how to improve the energy
efficiency of the building.

b) Carbon impact

The High !/ Medium / Low carbon impact indicators against each
recommendation are provided to distinguish, between the suggested
recommendations, those that would have most impact on carbon emissions
from the building. For automaticaliv generated recommendaticns, the carbon
impact indicaters are determined by software, but may have been adjusted by
the Energy Assessor based on his / her khowledge of the building. The impact
of other recommendaticns are determined by the assessor.

c) Valid report
A valid report is a report that has been:
* Produced within the past 10 years

* Produced by an Energy Assessor who is accredited to produce
Recommendation Reports through a Government Approved
Accreditation Scheme

* Lodged on the Register operated by or on behalf of the Secretary of
State.

Page 8 of 8
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Report Assumptions and Valuation Methodology

These should be read in conjunction with our Standard Conditions of Engagement. Unless we have
commented to the contrary previously, we have made the following assumptions:

1. Title

It is assumed that the title to the property is as described by the client/vendor/proposed borrower and is as
referred to in this report and that the client/vendor/proposed borrower has a good and marketable title to the
estate or interest which the supplier has valued. Uniess indicated to the contrary, title deeds andfor lease
documents have not been inspected or seen. Any interpretation of the leases and other legal documents
and any legal assumptions are given in the capacity as business valuers and appraisers and must be
verified by a suitably qualified lawyer if they are to be relied upon.

It is assumed that the property is not subject to any unusual of especially onerous covenants, easements,
rights of way, restrictions, encumbrances of outgoings which might affect the valuation or which might
prevent all or part of the property from being properly used (whether in its own right or, if relevant, in
connection with the business).

We have assumed that the property has lawful and proper direct access from a publicly maintained highway
without payment of any fee or contribution.

The Freehold or Leasehold title is assumed to be held with the benefit of full vacant possession unless
stated otherwise.

All Leases are assumed, unless otherwise stated, to have been drawn up in a fully assignable standard
commercial format protected under the Security of Tenure provisions of the Landlord & Tenant Act 1954.
We alsoc assume that there are no outstanding dilapidation or other obligations and that the normal forfeiture
clauses apply in the event of non-payment of rent, breach of covenant, bankruptey, etc.

2. Trade Fixtures and Fittings

If relevant, it is assumed that the plant, machinery, equipment, fixtures and fittings are in serviceable order,
(and where relevant, are adequate for the effective frading of the business) and shall remain so for the
foreseeable future.

it is assumed that all decorative items, furniture, works of art and soft furnishings have no additional inherent
value over and above that attributed to them as part of the existing and/or proposed business. In the event
that there are any items of specific high value we would recommend that these be assessed by an
appropriately qualified person separately.

3. The Inspection and site Conditions

In preparing the report regard has been had to the apparent state of repair, construction and condition of the
property, taking into consideration major defects which are obvious in the course of a visual inspection of so
much of the exterior and interior of the property as is accessible at the time of inspection with safety, and
without undue difficulty. During the course of the inspection, we viewed those parts of the property as can
be seen whilst standing at ground level within the boundaries of the site and adjacent public/communal
areas and whilst standing at the various floor levels, which the supplier considers reasonably necessary to
provide the report, having regard to its purpose.

We have not examined those parts of the property which are covered, unexposed or inaccessible, or to raise
boards, inspect woodwork, move anything, or use a moisture detecting meter. Neither shall the supplier
have a duty to verify the existence of andfor arrange for the testing of plant and equipment, including but not
limited to electrical, heating, drainage or other services, service installations and appliances which, uniess
indicated to the contrary, have been assumed to be in a working and serviceable condition.

Unless otherwise stated, the digital images published within the report were taken during the inspection of
the premises.

Where further investigations are recommended in relation to the repair or maintenance of the property,
unless indicated otherwise, these should be undertaken by a Chartered Building surveyor. Whilst or
valuations taken into account the general appearance of the property, we have made the clear assumption
that no significant property defects of a capital nature will be identified. If this is not the case, then we would
wish to review the valuation advice provided, upon receipt of a fully costed schedule of the required work.



Unless otherwise stated, any signs of structural movement within the property are assumed to be of an
historic and non-progressive nature. We have not, however, undertaken any investigations and therefore we
can make no assurances in this respect.

The client has not commissioned a survey of the property, structural or otherwise. To the extent that the
client has disclosed the report in accordance with these conditions, the client shall, in addition to the
obligations imposed at clause 3.2 in the standard conditions of engagement, notify the proposed borrower in
writing that:

. the proposed borrower must not assume that, if defects are not mentioned in the report, all parts of
the structure are free from defect;

. where attention is drawn to the report to some defects, it does not mean that other defects may not
exist;

. if a proposed borrower wishes to be satisfied as to the condition of the property, the proposed

borrower should have surveyors’ detailed inspection and report of its/their own before deciding
whether to enter into a contract.

If the property is of architectural or historic interest, or listed as such, or is in a conservation area or of an
unusual construction, appropriate specialist advice should be sought before carrying out works.

We have not carried out, nor have we commissioned a site investigation, geographical or geophysical survey
and therefore can give no opinion, assurance or guarantee that the ground has sufficient load bearing
strength to support the existing constructions or any other construction that may be erected upon it in the
future. We cannot give any opinion, assurance or guarantee that there are no underground minerals or
other workings beneath the site or in the vicinity nor that there is any fault of disability underground. It is not
possible, therefore, to cerlify that any land is capable of further development or redevelopment.

4. Measurements

Where given, any floor areas and dimensions are taken from inspection unless otherwise specified and are
approximate measurements only. Areas quoted are calculated in accordance with the Code of Measuring
Practice published by The Royal Institution of Chartered surveyors where applicable.

Our understanding of the boundaries of the property is as noted in the report but should not be relied upon
and should be verified by the client and we have no knowiedge of any responsibilities for fencing or of any
boundary disputes or claims and legal advice should be sought in this respect.

Site areas are quoted as advised by the client/vendor/proposed borrower, unless specifically stated to the
contrary. They are not derived from a physical site survey and are approximate unless otherwise indicated.

5. Environmental Health

The Food Safety Act 1990 and is subordinate regulations introduced a system of compuisory registration
applying to most types of businesses with few exceptions. Full details of this legislation can be found at
hitp:/fwww.opsi.gov.uk/ACTS/acts1990/Ukpga 19900016 en_1.hitm and also at

http: /Awww.opsi.gov.uk/sifsi1991/Uksi 19912825 en 1.htm.

For valuation purposes we have assumed full compliance with this and any more recent applicable
legislation. Should this not be the case then we may wish to review the valuation opinion provided, upon
receipt of a costed schedule of the required works.

6. Disabled Access

Under the Disability Discrimination Act 1995 Part Ill, it is necessary for all providers of services to the
general public to ensure, as far as possible, that disabled customers are treated in the same way as non-
disabled customers. By October 2004, all service providers should have taken reasonable measures to
remove, alter or avoid physical barriers to access of their service by disabled people, or provide the service
by other means.

Further guidelines and the code of practice are available from the Disability Rights Commission at
http:/iwww.dre-gb.org with full details at hitp:/fwww.opsi.qgov.uk/acts/acts 1895/1995050/htm.

For valuation purposes we have assumed that no significant costs of a capital nature are required to achieve
compliance with this legislation. Should this not be the case then we may wish to review the valuation
opinion provided, upon receipt of a costs schedule of the required works.

7. Fire
-2.



New UK Fire Regulations came into force on 1 October 2006. Full details can be found at
hitp://www.opsi.gov.uk/si/si2005/20051541.htm. The business "occupier” of any commercial premises, as
the “responsible person’, now has a primary duty of to carry out a Fire Risk Assessment, to act on its
findings, to implement a fire safety policy and to train staff appropriately. This means that any person who
has some level of control of commercial premises must take reasonable steps to reduce the risk of fire and
to make sure that people can safely escape in such an event.

Fire certificates, which were formerly required in respect of certain types of property, are no longer valid,
although local fire authorities will still remain the main agency responsible for enforcing all fire safety
legisiation in respect of non-domestic properties.

We have not inspected the relevant fire safety policy documentation and we assume that solicitors wiil verify
that the property/business is fully compliant with the findings of a competent risk assessment.

8. Planning

We have made telephone and/or website enquiries of the local planning authority and have relied upon the
information given to us. In the event that more or differing information comes to light following a more
detailed planning search then we reserve the right to amend our valuation accordingly.

A formal planning search should be obtained, to include confirmation that there are no proposed
developments within the vicinity which would adversely impact upon the subject business. For valuation
purposes we have assumed that there are no outstanding planning issues, and no undue restrictions on the
current/proposed business format.

9. Licensing

The provisions of the Licensing Act 2003 are now in force and appropriate new-style 'Premises’ and
‘Personal’ Licenses as issued by the local authority should be in place. Full details can be found at

hitp:/iwww.opsi.gov. uk/ACT $/acts2003/200300017.htm. Such licences have been assumed to be in place

for valuation purposes, although solicitors should verify that the ‘Premises’ licence contains no onerous
conditions.

Unless otherwise stated, we have also assumed that there are no onerous conditions or undertakings that
affect the licence(s). In the event that new information comes to light subsequent to our valuation that
contradicts the information supplied then we reserve the right to amend our valuation accordingly. We
should also stress that in the event that the property loses is licence there is likely to be a material effect on
valuation.

10. Environmental Matters

Detalls of the Ilegislative framework relating to contaminated land can be found at
http:/iwww. hetregs.gov.uk/netregs/275207/276318/277712/?lang=_e.

We have assumed that no contaminative or potentially contaminative uses have ever been carried out in or
adjoining the property. Unless otherwise stated, the supplier is not aware of the content of any
environmental audit or other environmental investigation or soil survey which may have been carried out on
the property and which may draw attention to any contamination or the possibility of any such contamination.

The supplier does not carry out an investigation into past or present uses, either of the property or of any
neighbouring land, to establish whether there is any contamination or potential for contamination to the
property from these uses or sites, and the supplier therefore assumes that none exists. Any such
investigations are the responsibility of the client.

However, should it be established subsequently that any contamination seepage or pollution exists at the
property or on any neighbouring land, or that the property has been or is being put to a contaminative use,
this might reduce the values reported.

In the normal course of events an Environment Risk Assessment would be commissioned prior to lending.
We have assumed for the purposes of our valuation that no issues or an environmental nature exist which
will impact on the value f the property or business. Should any investigations indicate otherwise then we
reserve the right to alter our valuation opinion.

11. Energy Performance Certificates

In England and Wales, from October 2008, the sale, letting and construction of all residential and
commercial property requires the provision of an Energy Performance Ceriificate (EPC). The aim of the
EPCs is to provide purchasers and tenants with information regarding the energy efficiently of their building.

-3-



Generally, an EPC for commercial buildings is valid for 10 years, or untit 2 new EPC is prepared. In raspect
of residential properties, and EPC forms a compuisory part of the Home Information Pack (HIP). For further
information please contact the EPBD Helpline (help@epbduck.info).

In respect of care homes, these will only require an EPC upon construction, sale or rental (of the whole
buiiding). In this case the assessment will be undertaken under the procedures for non-residential dwellings.

In respect of the rental requirements, the provision of accommodation with attendant services and without
the right of exclusive possession of any part of the premises would not usuaily constitute a rental in terms of
the EPC requirements. Therefore the residency of care homes, student accommodation, hotel rooms and
other short stay accommadation, where exclusive possession is not provided, are likely to fall outside the
reach of this legislation in respect of property rentals. However, shouid the accommodation be let as a
whole of a group of individuals, where they informally sub-divide the property between themsaelves, in these
circumstances an EPC will be required upon rental.

tn respect of Scotland, there is phased implementation of Energy Performance Certificate requirements,
however, from 4 January 2009, all properties will reguire any EPC when constructed, sold or rented. Further
details can be obtained from www.scotland.gov.uk.

We comment that we are not specialists in theses matters and further advice should be sought from a
solicitor or approved assessor.

12. Asbestos

Under the Control of Ashestos Regulations 2002 (as amended in 2006) it is necessary for property
owners/occupiers to undertake and inspection for asbestos in all non-domestic properties (fo include
common parts of shared residential dweliings). Following this exercise there are @ number of requirements,
including the need for an asbestos management plan to be drawn up and implemented. The timescale for
completion of this process was 21 May 2004. Full details are available at http://www.hse.qov.uk/asbestos/
or http:/fwww.opsi.gov.uk/Si/si2006/20062739.htm.

For valuation purposes we have assumed that no significant costs of a capital nature have /will be identified
as part of this investigation process. Should this not be the case then we may wish to review the valuation
opinion provided upon receipt of a costed schedule of the required works.

13. Flooding

Further information can be found at http:/fwww.environment-agency.gov.uk/subjectsflood/?lang= _e. If we

have indicated that the property is located within an area that could be affected by flooding then an enquiry
should be made of The Environment Agency to ascertain whether or not there is no such history and
flooding affecting the property. For valuation purposes we have assumed that there is no such history and
that full insurance cover in respect of flooding risk is available, without payment of an excessive premium.

14. Landslip/Subsidence

Unless otherwise stated, we are not aware of any evidence of subsidence, heave or landslip at or In the
vicinity of the property and have assumed that no such problems exist and that, in any event full insurance
cover would be available in respect of all associated risks. We confirm that we have not made any detailed
investigations in this regard.

15. Mining

Where the property is identified as lying within @ mineral bearing area, a mining search should be obtained.
Further information can be found at https:/www.coalminingreports.co.uk/Default.aspx. We have assumed
for valuation purposes that no material factors potentially affecting the property will be identified and that full
buildings insurance cover will be available in respect of any associated risks.

16. Mundic Block

Mundic block or concrete is a local term of concrete manufactured with deleterious material, commonly
metaliferous mine waste. The presence of deleterious material can cause later defects to develop,
adversely affecting structural stability.

Guidance produced by The Royal [nstitution of Chartered Surveyors under GNA3 of the Appraisal and
Valuation Manual suggests that it is less likely that unsuitable material was used after 1950, An exception
may relate to the surrounding district of Liskeard when the period is extended to pre-1960. This relates to
the area within the postcodes PL12, 13, 14, 15, 17, 18, 22 and 23.
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If we have indicated that the property could be affected by the use of Mundic then we recommend that a
specific investigation be made as the precise nature of construction of the main building, and confirmation
formally sought as to the age of any additions. Should either the main building or any additions be of
concrete blockwork, constructed pre-1950, Mundic sample tests should be undertaken to determine whether
or not such deleterious material exist. Further information and assistance can be found on the Building
Research Establishment website at hitp://www.bre.co.uk/pdf/106/pdf. We reserve the right to amend our
opinion as to value should this be the case, and for the purposes of this report we have made the clear
assumption that no deleterious material has been used in the construction of the building/buildings forming
part of this property.

17. Radon

The national Radiological Protection Board, which merged with the Health Protection Agency on 1 April
2005, to form its new Radiation Protection Division, has identified the areas in which, in more than 1% of
dwellings, the levels of radon gas entering the property are such that remedial action is recommended.

If we have indicated that the subject property is situated within such an area, we recommend the use of the
relevant test and result service, which is available from the Health Protection Agency at
http:/www.hpa_ org.uk/radiation/. We have provided our report on the assumption that radon is not
detectable at a level which would require remedial action.

18 Valuations of Businesses

The valuations provided in respect of the property and/or business are made on the assumptions stated
within the report and these Conditions of Engagement and, unless otherwise agreed in writing, on whichever
of the following other bases that have been agreed between Morgan & Davies Surveyors and the client
{such bases where applicable to be as defined or referred to in the Appraisal and Valuation Manual of The
Royal Institution of Chartered Surveyors}).

The report is based upon our own investigations and such other sources as detailed in the report, and
makes the following assumptions:

» that the business shall at all times be managed and operated by a competent and difigent owner
devoting all due time and care of the affairs of the business;

« that the business shall at all times be properly capitalised, stocked and staffed;

» that the trading position, financial and market situation prevailing at the date of the report shall not
vary during the period of assessment;

= that the nature, character, extent and pricing structure of the business shall not materially alter,
unless specifically stated to the contrary in the report;

e that all proper and prudent insurance cover for the business shall be taken out and maintained:;

+ that there has been no suppression, deceplion of falsification of material facts by the vendor,
proprietor, and/or proposed borrower;

= that there are no known onerous features of the business against which the proposed borrower
should make specific provision.

The assumptions set out are not verified and the client should therefore make its own written enquiries
before relying upon them.

In the event of a future change in the trading potential or actual level of trade from that indicated by the
information and assumptions utilised, the values reported could vary.

We do not accept responsibility for losses or damages or any nature whatsoever which may result directly or
indirectly from mismanagement, under funding or understaffing of the business, market trends or fluctuations
or any other factors whatever which are outside our influence or control or changes in the nature, character,
extent or pricing structure of the business, or the absence of adequate insurance cover for the business or
for the suppression of material facts.

Whether or not stated in the report, if there is any qualification as the source of any particular information, it
remains the responsibility of the client and the proposed borrower to ensure that ail the usual prudent and
appropriate enquiries are made prior to the offer of finance. Such enquiries shall include, without limitation,
the taking of independent professional advice from solicitors and accountants, the entering into of a
professional drawn up acquisition agreement with the appropriate warranties being taken from the vendor or
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proprietor, the taking up of all necessary trade and bank references, the inspection of the accounts of the
vendor of proprietor or proposed borrower, examinations of all necessary consents, regulations,
permissions, licences and bylaws, and all the usual searches and other precautions taken by a solicitor,
accountant or other professional adviser in connection with the purchase or mortgage of a property and/or a
business.

The report is not intended to replace any of the investigations or enquiries referred to above and the supplier
does not accept responsibility for losses or changes of any nature whatsoever whether directly or indirectly
arising out the of the failure of the client (and the proposed borrower} to make such enquiries. The report
may, indeed, point to further enquiries being necessary.

It is the client's responsibilty to ensure that all trading information provided is substantiated by
audited/certified accounts and, where appropriate, an accountant’s certificate. Any discrepancy which
results from such documentation should be reported to the supplier as soon as practicable in order that any
necessary adjustments may be made to the repori.

The report does not offer advice as to whether money should be advanced or lent, whether or not
appropriate security should be taken or, indeed, whether the business itself should properly be acquired by
the proposed borrower.

To the extent relevant (and in any event, only in respect of businesses), consumable stocks and any
glassware are excluded from the valuation.

19. Basis of Valuation

The Royal Institution of Chartered Surveyors considers that the appropriate basis of value to be used for all
valuations or appraisals undertaken for secured lending is ‘Market Value'. Market value is defined as “The
estimated amount for which an asset should exchange on the date of valuation between a willing buyer and
a willing sefler in an arm’s length transaction after proper marketing wherein the parties had each acted
knowledgeably, prudently and without compuision.” Further, market value is understood as the value of an
asset estimated without regard to costs of sale or purchase and without offset of any associated taxes.

Any special assumptions made in calculating the market value will be agreed with the client in advance and
referred to within the report. Any other basis of valuation considered appropriate in individual instances will
be detailed separately.

The Royal Institution of Chartered Surveyors defines market rent as “The estimated amount for which a
property, or space within a property, should lease (let} on the date of valuation between a willing lesser and
a willing lessee on appropriate lease terms in an arm's length transaction after property marketing wherein
the parties had acted knowledgeably, prudently and without compulsion.”

Market rent within our report, unless otherwise stated, will be assessed upon the assumption that the
property is fit for occupation, no premium is required and there are no tenant incentives. It will also assume
a new, standard full repairingfinsuring commercial lease, without onerous obligations or conditions, or at
least a fifteen year term and a rent review period of no longer than five years.

20. Valuation Methodology = Trading Entities

In respect of businesses, where the valuation{s) provided are to be on the basis of the property as a fully
equipped operational entity valued having regard to trading potential, the valuation of the operational entity
includes:

¢ the land and buildings;

« trade fixtures, fittings, furniture, furnishings and equipment {certain items may not be owned and
the report will make clear which are excluded from the valuation);

o the market's perception of the trading potential, excluding personal goodwill, together with the
assumption that all existing licences, permits and consents will be retained.

In all cases, any additional value attributable to personal goodwiil which is not transferable or to fixture and
fittings which are only of value in situ’ to the present occupier is excluded.

The principal method for valuing trading entities is a capitalisation of profits approach having regard to the

assessed level of fair maintainable profit. In amiving at this figure, any items of a personal/nonOrecurring

nature, which the market would perceive as not necessarily applying to a hypothetical purchaser, are

normally disregarded. Typically, such items would include owners’ drawings/directors’ remuneration,

depreciation, finance costs and taxation. Allowance would also normally be made for any exceptional costs

relating tot her current operation, such examples being excessive transport costs and/or insurance costs not
-6 -



directly related to the business. Consequently, the profit utilised for valuation purposes may differ from that
shown in actual trading accounts.

If available, historic accounts for the business will nermally be analysed and subsequent trading information
will also be sought in order to examine trends within the business and allow an assessment of current/future

performance.

The multiplier utilised, which is an inverse of yield, will have direct regard to the available market evidence,
taking into account factors such as location, the extent of owners’ accommodation (if any), development
potential and the envisaged medium term sustainability of the business. Variances in yields occur within the
operation of the market to reflect the perceived security/risk to the income stream. Income streams
perceived to be secure will produce lower yields and hence higher multiples of earnings than less secure
income streams.

The valuer will also have regard to direct comparable evidence and use cross checks such as price: turnover
ratio or ‘per bedroom’ analysis (for hotels andfor care homes) particularly where trading information for
comparables may not be available.

In certain locations, notably rural areas, the markst adopts a "built-up” approach, normally having regard to
possible alternative use values. Similarly, in High Street retail locations, where appropriate, the open market
rental value will be assessed and capitalised at the prevailing vield, with an addition made from an
assessment of the goodwill and fixtures and fittings, based upon the capitalisation of profits methodology.

Any rental income resulting from a formal or potential letting of any pari(s) of the property has been
considered upon the investment method, based upon the principle that an investor will pay capital to obtain
an annual return in the form of rental income. The yield that the investor will accept, will depend upon
numerous factors, to include the security and regularity of the rental income, the quality, suitability and
strength of the tenants’ covenant and the quality and terms of the tenancy/Lease.

If consideration has been given to an altemnative use value, this has been assessed having regard fo the
likelihood of planning permission for such use being granted and also having regard to the estimated cost of
conversion to such alternative use. Such conversion costs are often significant.

In the event of future changes in the trading potential or actual level of trade from that indicated by the
information and assumptions utilised or in market conditions, the values reported could vary. New or
relaunched competition could also have a dramatic effect of profitability and hence value.

Market value could be significantly affected if the business has been closed, the inventory has been
depleted or removed, licences have been lost or breached and/or accounts or records of trade would not be

available to a prospective purchaser. Where requested, we have provided valuations on the basis of such or
other special assumptions.

21. Estimate of Reinstatement Cost Assessment

If the report includes an estimate of reinstatement cost assessment, this is an informal guide of the cost for
insurance purposes of reinstating the property and is given without ifability. A formal assessment for
insurance purposes can only be given by a Quantity/Building Surveyor or other professional with sufficient
current experience of such costs, following the preparation of a full bill of quantities. This is particularly
relevant in the case of Architecturally Listed buildings and those properties situated within conservation

areas, national parks and the like or in cramped city centre of other unusual locations. The guide provided
within our report assumes:

* reinstating the property with an equivalent structure;

» the use of modern materials and construction techniques;
+ the adherence to all current statutory requirements;

« no allowance is made for inflation;

« demolition and site clearance;

* professional and statutory fees

But excludes VAT (including that payable on fees) and loss or rent and/or cost of alternative accommodation
for the reinstatement period.



Standard Conditions of Engagement (non-residential})

1.

Interpretation

1.1

1.2

1.3

In this Conditions the following terms shall have the following meanings:

“‘Business” If relevant, the Business, trade or profession carried on or to be
carried on by the Client or the Proposed Borrower.

*Conditions” The terms of engagement set out in this document, any applicable
supplemental terms of the Supplier and, unless the context
otherwise requires, any special terms agreed in writing between the
Supplier and the Client.

“Contract’ The Contract for the supply of the Services to be provided by the
Supplier to the Client.

“Client’ A person who accepts a quotation from the Supplier for the supply
of the Services, or whose order for Services is accepted by the
Supplier. For the avoidance of doubt, reference to the client shall
not include the Proposed Borrower unless a Director of the Supplier
agrees otherwise in writing.

“Date of Valuation® The date as of which the valuation and for appraisal contained in the
report is stated to be expressed.

“Normal Working The house between 9.00am and 5.00pm each day excluding
Hours" Saturdays, Sundays and the English public holidays.

“Property” Those Freehold and/or Leasehold premises which the Supplier
agrees in writing with the client shall form the subject matter (or part
of the subject matter, as the case may be) of the report.

“Proposed The individuals or underiakings ({(whether incorporated or
Borrower” unincorporated) propeosing to obtain finance on the property and/or
business referred to in the report.

“‘Report” A reported prepared by the Supplier in accordance with the Royal
Institution of Chartered Surveyors Valuation Standards, sixth edition,
and the International Valuation Standards unless otherwise agreed
with the Client in writing. The Report is prepared for the Client only
and is a business appraisalfivaluation only. For the avoidance of
doubt, the Report is not a Report of a survey, whether a ‘building
condition survey', ‘structural survey’ or otherwise and no such
building condition or structural survey is carried out.

“Services” The Services which the Supplier is to provide to the Client under the
Contract, including the Report and is set out in the confirmation of
the Terms of Engagement.

“Supplier” Morgan & Davies, a company incorporated in England & Wales
under registered number XXXXXXXX. The registered address is 12
Harford Square, Lampeter, Ceredigion SA48 7DT.

The headings in these Conditions are for convenience only and shall not affect their
interpretation. Unless the context requires otherwise, the singular shall include the plural
and vice versa. References to any statute shail include any amendment, variation or
replacement of the same.

In the event of any conflict or discrepancy between the Repert and these Conditions, then
unless specifically stated otherwise, these Conditions shall prevail.

Basis of Supply

2.1
2.2

2.3

24

The Supplier shall supply the Services to the Client in accordance with these Conditions.

Save as expressly agreed in writing by the Supplier, these Conditions are the only terms
and conditions on which the Supplier is prepared to deal with the Client and shall apply to
the exclusion of any other express or implied conditions, including any terms and
conditions to which the order of the Client may purpert {o be subject.

No variation or addition to these Conditions shall be binding upon the Supplier uniess
agreed in writing between a Director of the Supplier and a duly authorised representative
of the Client.

Subject to any variation in accordance with clause 2.3, these Conditions (together with any
matters referred to on the face of the Supplier's quotation andfor order confirmation)
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25

2.6

2.7

2.8

embody the entire understanding of the parties and override any prior promises,
undertakings or representations.

Any quotation, tender of price list in whatever form given to the Client is subject to these
Conditions and does not constitute an offer to supply.

The Supplier shall only be bound by an order when written confirmation of the order has
been given to the Client by the Supplier.

The Supplier's employees or agents are not authorised to make any representations
concerning the Report unless confimed by the Supplier in writing. The client
acknowledges that it does not rely on, and waives any ciaim for breach of, any such
representations which are not so confirmed.

The Supplier does not guarantee that the report andfor other services provided by the
Supplier following agreement with an intermediary or the prospective borrower will be
acceptable to a potential lending client.

No Reliance on Report by Third Parties

3.1

3.2

Charges
4.1

42

Payment
5.1

5.2

Services
6.1

The Report and any other Services provided by the Supplier under the Contract are
prepared for and supplied for the Client only. The parties envisage that the Report and
Services may not be relied upon by any third party, including the Proposed Borrower,

To the extent that the Client discloses the Report to any third party (including, without
limitation, the Proposed Borrower and the prospective lender (noted in clause 6.4.2)} (the
“Third Party”) in accordance with these Conditicns (including, without limitation, clause 16
“Confidentiality”), and notwithstanding the provisions of clause 9.5 {which the Client shall
comply with in addition to these clause 3.2), the Client shall notify the Third Party to whom
disclosure is made in writing of the following:

321 that the Third Party is not a party to the Contract;

322 that the Report and the Services are provided to the Client only and are not
provided for the benefit of the Third Party;

323 that the Third Party may not rely on the Report or other Services in any way;

324 that the Third Party should obtain its own report in respect of the Property
and/or Business if it wishes to find out about the Property and/or the Business.

The Supplier's charges shail be the Supplier’s quoted charges or, where no charges have
been gquoted shall be calculated by reference tot the charges, retainers, daily and hourly
rates set out in the Supplier's list of charges last published before the date on which the
Client’s order is accepted by the Supplier.

All charges are exclusive of any applicable value added tax or any other taxes, levies or
duties which will be added or charged on invoices at the appropriate rates.

Unless otherwise specified in these Conditions or agreed in writing:
511 the Supplier may invoice the client at any time for the price of the services;
51.2 the Ciient shall pay the invoice (in full without any set off, deduction or

counterclaim) within 30 days of the date of the invoice. Time of payment of the
price shall be of the essence of the Contract.

If the Client fails to make any payment at the time or within the period prescribed by these
Conditions, then without prejudice to any other right or remedy available, the Supplier may
in its sole discretion:

521 suspend the performance of any or all of its obligations under the Contract;
and/or
522 charge interest (both before and after any judgement) on a day to day basis at

the rate of 4% above the base lending rate of Barclays Bank plc from time to
time until payment; and/or

523 terminate the Contract and any other Contract between the Supplier and the
client for the provision by the Supplier of the Services.

The Services shall be provided by the Supplier in accordance with these Conditions and
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6.2

6.3

6.4

any description set out in the Supplier's confirmation of the Terms of Engagement.

Where the timescales are given in the Supplier's quotation or documentation for the
performance of any Services, such timescales are given as estimates only and
accordingly no liability shall accrue to the Supplier in the event that any such timescales
are not met.

Except where otherwise agreed by the Supplier in writing, the Services shall only be
provided during normal working hours.

The Supplier shall prepare and supply the Report to the Client. It is for the soie use of:

6.4.1 if the Client is a commercial secured lender, the client to assist in its appraisal
of an application made by the Proposed Borrower in respect of the Property
and/or the Business; or

6.4.2 if the Client is an intermediary, the Client and the prospective lender to assist
them in assessing whether the prospective lender wishes to instruct its own
Report for secured lending purposes and for no other purpose whatsoever
PROVIDED THAT the Supplier shail not be liable to any such prospective
lender in respect of any of the Services to be performed under the Contract
with the Client; or

6.4.3 if the Client is not described in clauses 6.4.1 or 6.4.2, the Client to assist for the
specific purposes as agreed in writing by the parties.

For the avoidance of doubt, the Report and any other Services are not intended for the Proposed
Borrower or the prospective lender unless a Director of the Supplier agrees in writing otherwise or
unless the Report states otherwise.

Valuations of Businesses

7.1

7.2

7.3

74

7.5

This clause 7 shall apply to the extent that the Services which the Supplier has agreed to
provide to the Client include the valuation of a business. The other clauses of these
Conditions generally will apply to the valuation of businesses.

If the Report includes comments and projections as to the potential of the Business
concemned, the projection of trading potential of the Business concemned over the next
twelve months or other specified period stated in the Report is based upon the Supplier's
own investigations and such other sources as detailed in the Report and makes the
following assumptions:

7.2.1 that the Business shall at all times be managed and operated by a competent

and diligent owner devoting all due time and care to the affairs of the Business:
7.2.2 that the Business shall at all times be property capitalised, stocked and staffed:
7.2.3 that the trading position, financial and market situation prevailing at the date of

the Report shall not vary during the period of assessment;

7.24 that the nature, character, extent and pricing structure of the Business shall not
materially aiter, unless specifically stated to the contrary in the Report;

7.25 that all proper and prudent insurance cover for the Business shall be taken out
and maintained;

7286 that there has been no suppression, deception or falsification of material facts
by the vendor, proprietor, and/or Proposed Borrower;

727 that there are no known onerous features of the Business against which the
Proposed Borrower should make specific provision;

The assumptions set out in the clause above are not verified by the Supplier and the
Client should therefore make its own written enquiries before relying upon them. In the
event of a future change in the trading potential or actual leve! of trade from that indicated
by the information and assumptions utilised, the values reported could vary.

The Supplier does not accept responsibility for losses or damages of any nature
whatsoever which may result directly or indirectly from mismanagement, under funding or
understaffing of the Business, market trends or fluctuations or any other factors whatever
which are outside the Supplier’s influence or control or changes in the nature, character,
extent or pricing structure of the Business, or the absence of adequate insurance cover for
the Business or for the suppression of material facts from the Supplier.

Whether or not stated in the Report if there is any qualification as to the source off any
particularly information, it remains the responsibility of the Client and the Proposed
Borrower to ensure that all the usual prudent and appropriate enquiries are made prior to
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7.6

7.7

7.8

7.9

any offer of finance or placing any reliance upon this report. Such enquiries shall include,
without limitation, the taking of independent professional advice from solicitors and
accountants, the entering into of a professionally drawn up acquisition agreement with the
appropriate warranties being taken from the vendor or proprietor, the taking up of all
necessary trade and bank references, the inspection of the accounts of the vendor or
proprietor or Proposed Borrower, examinations of all necessary consents, regulations,
permissions, licences and bylaws, and all of the usual searches and other precautions
taken by a solicitor, accountant or other professional adviser in connection with the
purchase or mortgage of a Property and/or Business.

The Report is not intended to replace any of the investigations or enquiries referred to
above and the Supplier does not accept responsibility for losses or changes of any nature
whatsoever whether directly or indirectly arising out of the failure of the Ciient (and the
Proposed Borrower) to make such enquiries. The Report may, indeed, point to further
enquiries being necessary.

Itis the Client's responsibility to ensure that all trading information provided to the Supplier
is substantiated by audited/certified accounts and, where appropriate, an accountant's
certificate. Any discrepancy which results from such documentation should be reported to
the Suppilier as soon as practicable in order that any necessary adjustments may be made
to the Report.

The Report does not offer advice as to whether money should be advanced or lent,
whether or not appropriate security should be taken or, indeed, whether the Business itself
should property be acquired by the Proposed Borrower.

The Supplier does not supply “investment advice” either for the purposes of the Financial
Services Act 1986 or at al. The Supplier does not offer advice as to whether
shareholdings or debentures should be taken in the case of an incorporated business or
equity acquired in the case of an unincorporated business or partnership. Should the
Client and/or the Proposed Borrower require such advice, they should seek assistance
from their independent financial adviser/solicitor. Except as expressly stated in the
Report, the Supplier does not advise as to the nature of adequacy of the insurance
requirements to the Business and the Client and Proposed Borrower are advised to
consult an insurance broker or another suitably qualified adviser in this respect.

The Report - Assumptions

8.1

In making the Report the Supplier makes the assumptions set out in this clause. The
Supplier shall be under no obligation to verify any of these assumptions. It remains the
responsibility of the Client, its professional advisers and the Proposed Borrower to ensure
that all appropriate enquiries and investigations are made and the Report is not intended
to replace any of those enquiriesf/investigations. The assumptions referred to in this
clause 8.1 are as follows:

8.1.1 no arrangements are made for any investigation to be carried out to determine
whether or not any deleterious or hazardous materials, substances or gases
have been used in the construction of the Property {or stored on it at any time),
or has since been incorporated, and the Supplier is therefore unable to report
whether the Property is free from risk in this respect. For the purpose of this
Report the Supplier assumes that such investigation would not disclose the
presence of any such material to any significant exient;

8.1.2 that the Property is not subject to any unusual or especially onerous
covenants, easements, rights of way, restrictions, encumbrances or outgoings
which might affect the Supplier's valuation or which might prevent all or part of
the Property from being properly used (whether in its own right or, if relevant, in
connection with the Business).

813 that the title to the Property is as described to the Supplier by the
Client/vendor/Proposed Borrower and as referred to in this Report and that the
Client/vendor/Proposed Borrower has a goad and marketable title to the estate
or interest which the Supplier has valued. Unless indicated to the contrary, title
deeds and/or lease documents are not inspected or seen. Any interpretation of
leases and other legal documents and any legal assumptions are given in the
Supplier's capacity as business valuer and appraiser and must be verified by a
suitably qualified lawyer if they are to be relied upon;

8.1.4. that the valuation of the Property and/or Business is unaffected by any matters
which would be revealed by any searches and replies to such enquiries as are
raised or should property be raised by the Client and/or the Proposed Borrower
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and/or by solicitors acting on its/his behalf or by any statutory notice, restriction
or liability; the Supplier must be advised immediately of any variations as to this
assumption as any such matters could adversely affect the Valuation of the
Property and/or Business;

8.1.5 that the Property and/or Business, its use or intended use, or its condition are
not in any way unlawful or in breach of any lease, licence, contract or
provisions of Planning legislation, Building Control,, Licensing Acts, Care
Standards Acts, Environmental Health Acts, or any other statutory provisions;

8.1.6. if relevant, that the plant, machinery, equipment, fixtures and fittings are in
serviceable order, (and where relevant, are adequate for the effective trading of
the Business) and shall remain so for the foreseeable future;

81.7 that the Property has lawful and proper direct access from a publicly
maintained highway without payment of any fee or contribution;

8.1.8 that no contaminative or potentially contaminative uses have ever been carried
out in the Property. Unless otherwise stated, the Supplier is not aware of the
content of any environmental audit or other environmental investigation or sail
survey which may have been carried out on the Property and which may draw
attention to any contamination or the possibility of any such contamination.
The Supplier does not carry out an investigation into past or present uses,
either of the Property or of any neighbouring land, to establish whether there is
any contamination or potential for contamination to the Property from these
uses or sites, and the supplier therefore assumes that none exists. Any such
investigations are the responsibility of the client. However, should it be
established subsequently that any contamination seepage or pollution exists at
the Property or on any neighbouring land, or that the Property has been or is
being put to a contaminative use, this might reduce the values reported;

8.19 value added tax, taxation, grants and allowances are not included in capital
and rental values and, unless specified otherwise in the Report, these are
always stated on a basis exclusive of any VAT liability, even though VAT will in
certain circumstances be payable. It is assumed for the purposes of Valuation
that any potential purchaser is able to reclaim VAT, unless stated otherwise:

8.1.10 in preparing the Report on a Business or Property which is/will be owned by
operated by a limited company the Supplier does not make any enquiries about
any aspects of the limited company, its members or Directors and the
Suppliers enquiries shail be limited to enquiries conceming the limited
company's assets.

The Inspection and Site Conditions

9.1

9.2

9.3

9.4

In making the Report regard will be had to the apparent state of repair, construction and
condition of the Property, taking into consideration major defects which are obvious in the
course of a visual inspection of so much of the exterior and interior of the Property as is
accessible at the time of inspection with safety, and without undue difficulty. The
inspection will view those parts of the property as can be seen whilst standing at ground
level within the boundaries of the site and adjacent public/communal areas and whilst
standing at the various floor levels, which the Supplier considers reasonably necessary to
provide the Report, having regard to its purpose.

The Supplier shall be under no duty to examine those parts of the Property which are
covered, unexposed or inaccessible, or to raise boards, inspect woodwork move anything,
or use a moisture detecting meter. Neither shall the Supplier have a duty to verify the
existence of andfor arrange for the testing of plant and equipment, including but not limited
to electrical, heating, drainage or other services, service installations and appliances
which, unless indicated to the contrary, shall be assumed to be in a working and
serviceable condition. The Supplier, unless stated to the contrary shall not inspect roof
voids.

If the Supplier's inspection suggests that there may be material hidden defects the
Supplier shall so advise and may exceptionally defer submitting a final Report until the
results of further investigations are available. In circumstances where parts of the Building
have not been inspected or where not available for inspection, then in respect of those
uninspected parts to assumptions about material defects are made and it is the
responsibility of the Client to arrange for those parts to be inspected.

Unless otherwise stated, the photographs published within the Report are taken during the
inspection of the premises.

12 -



10.

11.

9.5

9.6

9.7

The Client has not commissioned a survey of the Property, structural or otherwise. To the
extent that the Client has disclosed the Report in accordance with these Conditions, the
Client shall, in addition to the obligations imposed at clause 3.2, notify the Proposed
Borrower in writing that:

2.5.1 the Proposed Borrower must not assume that if defects are not mentioned in
the Report, all parts of the structure are free from defect;

952 where attention is drawn in the Report to some defects, it does not mean that
other defects may not exist;

953 if a Proposed Borrower wishes to be satisfied as fo the condition of the
property, the Proposed Borrower should have a Surveyors' detailed inspection
and Report of its/their own before deciding whether to enter into a contract:

954 if the Property is of architectural of historic interest, or listed as such, oris in a
conservation area or of an unusual construction, appropriate specialist advice
should be sought before carrying out works.

The Supplier does not carry out, nor his it commissions a site investigation, geographical
or geophysical survey and therefore can given no opinion, assurance or guarantee that
the ground has sufficient load bearing strength to support the existing constrictions or any
other construction that may be erected upon it in the future. The supplier cannot give any
opinion, assurance or guarantee that there are no underground minerals or workings
beneath the site or in the vicinity now that there is any fault of disability underground. 1t is
not possible for the Supplier, therefore, to certify that any land is capable of further
development or redevelopment.

The Supplier cannot give any opinion, assurance or guarantee whatsoever regarding the
structural design of any construction upon the Property nor as to the suitability of any
foundations to such construction.

Measurements

10.1

10.2

10.3

Floor areas and dimensions are taken from inspection unless otherwise specified and are
approximate measurements only. Areas quoted are calculated in accordance with the
Code of Measuring Practice (where applicable) published by the Royal Institution of
Chartered Surveyors.

The Supplier's understanding of the boundaries of the Property is as noted in the Report
but should not be relied upon and should be verified by the Client and the Supplier has no
knowledge of any responsibilities for fencing or of any boundary disputes or claims and
legal advice shouid be sought in this respect.

Site areas are quoted as advised by the ciient/'Vendor/Proposed Borrower, unless
specifically stated to the contrary. They are not derived from a physical site survey and
are approximate unless otherwise indicated.

Valuations — Property and Business

11.1

11.3

The valuations provided in respect of the Property andfor Business are made on the
assumptions stated within the Report an these Conditions of Engagement and, unless
otherwise agreed in writing on whichever of the following or other bases that have been
agreed between the Supplier and the Client (such bases were applicable to be defined or
referred to in the Appraisal and Valuation Manual of The Royal Institution of Charterad
Surveyors.

In respect of Businesses, where the Valuation(s) provided are to be on the basis of the
Property fully equipped as an operational entity and valued having regard to trading
potential, the valuation of the operational entity includes:

11.2.1  theland and buildings;

11.22  trade fixtures, fittings, furniture, furnishings and equipment (certain items may
not be owned and the report will make clear which are excluded from the
Valuation);

11.23  the market's perception of the trading potential, excluding personal goodwill,
with an assumed ability to renew existing licenses, consents, certificates,
registrations and permits.

To the extent relevant (and in any event, only in respect of Businesses), consumable
stocks and any glassware are excluded from the Valuation,

The Royal Institution of Chartered Surveyors considers that the appropriate basis of value
to be used for all Valuations or appraisals undertaken for secured lending is 'Market
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12.

13

14.

11.5

11.6

Value'. Market value is defined in this clause 11.4 for the purpose of these Conditions as
the estimated amount for which an asset should exchange on the date of the valuation
between a willing buyer and a willing seller in an arm’s length transaction after property
marketing wherein the parties had each acted knowledgeably, prudently and without
compulsion. Further, market value is understood as the value of an asset estimated
without regard to costs of sale or purchase and without offset of any associated taxes.

Any special assumptions made in calculating the market value will be agreed with the
client in advance and referred to in the report.

In all cases {except where the Property to be valued is equipped as an operational entity),
any additional value attributable to goodwill, or to fixtures and fittings which are oniy of
value in situ’ to the present occupier is excluded.

Estimate of Reinstatement Cost Assessment

12.1

If the Report includes an ‘estimate of reinstatement cost assessment’, this shall be a guide
of the cost for insurance purposes or reinstating the Property. However, a formal
assessment for insurance purpose can be given only be a quantity surveyor or other
person with sufficient current experience of such costs, following the preparation of a full
bill of quantities.

12.2 The guide provided within our Report assumes:

12.2.1  reinstating the property with an equivalent structure;

12.22  the use of modern materials and construction techniques;

12.2.3 the adherence to all current statutory requirements;

12.2.4  demolition and site clearance; and

12.2.5 professional and statutory fees

but excludes VAT (including that payable on fees) and loss of rent andfor cost of

alternative accommodation for the reinstatement period.

Warranties

131 The Supplier warrants to the Client that it will perform the Services with reasonabie care
and skill.

13.2 The express terms of the Contract are in lieu of all warranties, conditions, undertakings,
terms and obligations implied by statute, common-law, trade usage, course of dealing or
otherwise all of which are excluded to the fullest extent permitted by iaw.

IF THE CLIENT IS PURCHASING THE SERVICES AS A CONSUMER, NOTHING

CONTAINED IN THESE CONDITIONS AFFECTS HIS OR HER STATUTORY RIGHTS.

Termination

14.1 The Supplier may terminate the Contract forthwith by notice in writing to the Client if the
Client:

141.1  commits a breach of the Contract provided that if the breach is capable of
remedy (being actual remedy as opposed to remedy by payment of damages or
compensation) the notice shall only be given if the Client shall not have
remedied the same within 30 days of having been given notice in writing
specifying the breach and requiring it to remedied; or

14.1.2  has a winding up petition presented against it and does not make an application
fo set aside the same within 7 days or goes into liquidation whether compulsorily
or voluntarily {(unless as part of a bona fide scheme for amalgamation or
reconstruction first approved in writing by the Supplier), becomes subject to an
administration order or has an administrator appointed, has a receiver or
administrative receiver appointed over or encumbrancer to take possession of
the whole or any part of its assets, compounds with its creditors or any class of
the same, ceases fo carry on its business or threatens to crease the same or
becomes unable to pay its debts within the meaning of $.123 of The Insolvency
Act 1986; or

14.1.3  being an individual, has a bankruptcy order made against him or, being 2
partnership, has a bankruptcy order made against any of the partners or a
notice served by a partner for the dissolution of the partnership.

14.2 Termination of the Contract for any reason shall not affect any accrued rights or liabilities

of either party nor shall it affect the coming into or continuance in force of any provision of
the Contract which is expressly or by implication intended to come into or continue in force
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15.

16.

on or after such termination.

Limitation of Liability

15.1

15.2

15.3

15.4

15.5

15.6

15.7

15.8

15.9

The Supplier shall accept liability to the client for any loss of or damage to any property or
injury to or death of person caused by a negligent act of omission or wilful misconduct of
the Supplier, its employees, agents or sub-contractors.

Except for injury to or death of any person {for which no limit applies) the liabiiity of the
Supplier under clause 15.1 in respect of each event or series of connected events shall
not exceed £500,000.

Except for the type of liability referred to at clause 15.1 and except for any other maters for
which the Supplier's liability may not by law be restricted or excluded, the Supplier's total
liability in respect of any contractual breach or representation, statement or tortuous act or
omission arising under or in connection with the Contract (a “Default”} shall not exceed the
total sums paid or payable by the client to the Supplier in respect of those services in the
six month period preceding the Default.

Notwithstanding anything else contained in these Conditions {and without limiting the
Supplier's liability in respect of injury to or death of any person caused by a negligent act
or omission or wilful misconduct of the Supplier, its employees or sub-contractors), the
Supplier shall not be liable to the Client for any loss of profits, goodwiii or any type of
special, indirect or consequential loss whether arising from negligence, breach of contract
or otherwise howsoever.

The Supplier shall not be liable to the Client for any ioss arising out the any failure by the
Client to comply with its obligations under the Contract. If a number of defaults give rise to
substantiaily the same loss then they shall be regarded as the same default for the
purpose of calculating the Suppliers maximum liability pursuant to clause 15.3. The client
shall afford the Supplier not less than 30 days (following notification by the Client) in which
(if redeemable} to remedy any Default.

Nothing in this clause 15 shall confer any right or remedy upon the Client to which it would
not otherwise be legally entitled.

It is a condition of the Contract that (save where the Supplier instructs independent
experts, consultants or other third parties on the client's behalf}, the duties and
responsibilities owed to the Client are solely and exclusively those of the Supplier and that
no employee of the Supplier shall owe the Client any personal duly of care or be liable to
the Client for any loss or damage however arising as a consequence of its acts of
omissions of such employee (including negligent acts or omissions) save and to the extent
that such loss or damage is caused by the fraud, dishonesty, wilful misconduct or
unauthorised conduct on the part of such employee. This term is intended to be
enforceable by and for the benefit of the employees of the Supplier.

The Company accepts no responsibility in respect of information (published or otherwise)
provided by third party sources.

The Valuation shall be invalid after a maximurn period of six months has passed from the
date of valuation. However it should be noted that the property market is constantly
changing and is susceptible to many external factors which can affect business confidence
and property values. The Valuation is applicable at the valuation date and therefore will
not reflect any market changes since this date. If any reliance is to be placed upon the
Valuation following any changes which could affect business confidence and property
values, then further consultation should be undertaken with the Supplier before placing
any reliance upon this report.

Confidentiality

16.1

16.2

16.3

Each party shall keep confidential all information obtained from the other pursuant to or in
contemplation of the Contract (including, without iimitation, the Report), shall use the same
only for the purposes of the Contract and, subject to clauses 16.2 and 16.3, shall not
disclose such informaticn to any person without the other’'s prior written consent.

Each party may disclose the information mentioned in clause 16.1 to its own employees
{and, in the case of the Supplier, its sub-contractors) and then only to those employees or
sub-contractors who need to know the same. Subject to clauses 3.2 and 6.4m, the Client
may, if it wishes,, disclose the Report to its professional advisers and third parties are
made aware of the confidential nature of the Report and PROVIDED FURTHER THAT, in
the case of disclosure of the Report to third parties, the Client complies with the
obligations set out in clauses 3 and 9.5.

Neither the Supplier or its servants or agents accept any responsibility for losses or
damages or any nature whatsoever and howsoever incurred in the event of the contenis of
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17.

18.

19

16.4

16.5

the Report being copied, disclosed, distributed or published in any manner to any other
person, without the prior written consent of the Supplier. Neither the whole nor any part of
the Report, nor any reference thereto is to be included in any published document, circular
or statement, nor published in any way without the prior written approval of the Supplier as
to the form and contexdt in which it may appear.

The obligations of the parties pursuant to clause 16.1 shall not extend to any information
which was rightfully in the possession of the receiving party (and at its free disposal} prior
to the commencement of negotiations leading to the Contract; which is already public
knowledge of becomes so at a future date otherwise than as a result of a breach of this
clause 16; which is trivial or obvious; or whose disclosure is required (and to the extent
that it is required) by law.

Where personal information is disclosed to the Supplier and processed by the Supplier as
part of the performance of the Services, the Client shall be responsible for obtaining all
necessary consents and approvals fo ensure that such processing is carried out in
accordance with the Date Protection Act 1988 and will provide evidence of such consents
and approvals to the Supplier on request.

Force Majeure

17.1

Notices
18.1

General
19.1

19.2

19.3

19.4

19.5

10.6

The Supplier shall not be liable to the Client or be deemed to be in breach of Contract by
reason of any delay in performing, or any failure to perform any of the Supplier's
obligations under the Contract if the delay or failure was due to any cause beyond the
Supper’s reasonable control including, without limitation, industrial action, war, fire, flood,
inability to access the Property, prohibition or legal enactment of any kind or any act or
omission by the Client and/or the Proposed Borrower.

All notices to be given under the Contract shall be in writing and shail be delivered by
hand or sent by registered post or facsimile to the party concerned at the address set out
in the Contract or such other address as one party may from time to time designate by
written notice to the other. Any such notice or other document shall be deemed to have
been received by the addressee if delivered, upon delivery; if posted, on the second
working day following the date of posting; and if sent by facsimile, when the
communication is transmitted to the recipient’s fax number PROVIDED THAT a copy of
the communication is sent by registered post or delivered by hand as soon as practicable
thereafter.

The Contract shall be binding upon and endure to the benefit of the parties and legal
successors of the Supplier but shall not be assignable by the Client without the prior
written consent of the Supplier. The Supplier may sub-contract all or any part of its
obligations under the Contract without the consent of the client.

No waiver by the Supplier of any breach of these Conditions by the client shall be
considered as a waiver of any subsequent breach of the same or any other provisions.
Any waiver must be in writing to be effective.

If any provision of these Conditions is held by any competent authority to be invalid of
unenforceable in whole or in part the validity of other provisions of these Conditions and
the remainder of the provision in question shall not be affected thereby.

The Supplier shall be treated as an “Independent Valuer" and unless stated to the contrary
is deemed to be an "External Valuer’ with no other current or presently foreseeable fee
earning relationship concerning the Property and/or Business apart from the Valuation fee.
The Supplier shall use its reasonable endeavours to disclose previous inspections which
have been carried out by it on the Property and/or Business.

A person who is not a party to the Contract has no rights under the Contracts (Rights or
Third Parties} Act 1999 fo enforce any term of the Contract.

The Contract is governed by the laws of England and the English courts shall have
exclusive jurisdiction to resolve any disputes arising as a result of or in connection with it.
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Morgan and Davies (Surveys)

—_—
From: Morgan and Davies (Lampeter)
Sent: 10 August 2018 16:08
To: Morgan and Davies (Surveys)
Subject: FW: Valuation

From: Stephen Woods Ltd <whs120@yahoo.co.uk>

Sent: 16 July 2018 12:20

To: Morgan and Davies (Lampeter) <lampeter@morgananddavies.co.uk>
Subject: Valuation

F.A.O Andrew Morgan
Dear Andrew,

I would be grateful if you would kindly arrange to carry out a valuation of the properties owned by Woods
Building Supplies Pension Scheme. A summary of the properties and tenant’s are.

Unit Rachel’s Dairy, Glanyrafon Industrial Estate, Aberystwyth. 8 year lease expiring 26/06/2020. Rent
£78,100.00 +vat per year. Repairs, Insurance and utilities are tenant’s responsibility.

Unit Yodel, Glanyrafon Industrial Estate, Aberystwyth. 5 year lease expiring 15/03/2022. Rent 63,000.00 +
vat per year. Repairs, Insurance and utilities are tenant’s responsibility.

Units 21A and 21B Glanyrafon Industrial Estate, Aberystywth.

Unit 21A. Stephen Woods Ltd, Builders Merchant. Rent £21,000.00 per year + vat.
Unit 21B (1). Ukimate Alloys, Alloy wheel repairs. Rent £6,360.00 per year + vat.
Unit 21B (2). Homegrow Centre. Hydroponics. Rent £7,440.00 per year + vat.
Unit 21B (3). Mark Skitt, Storage. Rent £6,360.00 per year + vat.

Unit 21B (4). Empty

Unit 21B (5). J. Thomas, Storage. Rent £3,000.00 per year.

Unit 21B (6}, Wynford William’s Cars, Car valeting. Rent £7,560.00 + vat per year.
Unit 21B (7). Giftsin Time, Storage. Rent £3.600.00 + vat per year.

Unit 21B. K&K Cleaning, Storage. Rent £1,320.00 per year.

Compound. JDM Construction, parking area. Rent £4,300.00 per year.

Tenants are responsible for their own expenses.

| am away for a couple of weeks, but would appreciate if | could have the valuations ready on my return. If
you need further information please do not hesitate to contact Andy on 01970 82016 in the office.

Kind regards
S K Tandon



