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Ref: XK179783

Valuation Report: Foxwood Close, Chesterfield, S41 9RB

1 March 2018

Smc 01142812183

a.

INSTRUCTIONS

The Client _
Barclays Bank plc, 497 Silbury Boulevard, Milton Keynes, MK9 2LD. FAO: David
Whitehead.

Prospective lending.

We confirm that the instruction has been undertaken by Eamonn Stones MRICS who is
suitably qualified and has the knowledge, skills and understanding to undertake the

valuation.

We are acting as external valuers in this instruction.

We do not have a conflict of interest.

Freehold.

tl
See 1.1 Industrial general (industrial distribution warehousing, self-storage, cold
stores), let or sublet.

f Th i

Market Value (MV)

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

Market Rent (MR)

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

1 March 2018.

ial In
Departures
In addition to vacant possession value we have been asked to value based on an
investment value on the following terms:

Tenant — thc.

FRI lease.

Upward only rent reviews.

Term of five to ten years with no break clause.
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Ref: XK179783
Valuation Report: Foxwood Close, Chesterfield, $41 9R8
1 March 2018

At an initial rent (assumed within this report).
All leases should be structured with a rental floor, ie rent will never fall below an
initial rent (upward only rent reviews).

e Contain the right landlord to acquire an authorised guarantee agreement on an
assignment.

Our report and valuation has been undertaken with reference to the assumptions set out
in Appendix II. These assumptions apply, except where otherwise noted in our report.

Specific Instructions
With regard to this valuation we are specifically instructed to provide Barclays Bank
with our opinion of:

i. The current Market Value.

ii. Market Rent of the property together with an opinion of the length of lease which
can be granted on the open market and referring to any marketed related
incentives necessary to achieve the market rent stated (rent free period).

iii. The suitability of the property as banking security and any difficulties likely to
arise if realisation by Barclays is necessary.

iv. Whether the value of the property is likely to increase/remain static/decrease.

v. An indication for insurance purposes of the current reinstatement cost of the
building (this is for guidance only to ensure that the property is adequately
insured, a formal estimate which would normally be provided by a Quantity
Surveyor or equivalent expert is not required).

k. Compliance

Our report and valuation is prepared in accordance with the RICS Valuation - Professional
Standards 2017 Global Edition and RICS Valuation - Professional Standards 2014 UK
Edition as amended in December 2014 and the International Valuation Standards (IVS)
2017. We are an RICS regulated firm.

2. INSPECTION

Our inspection of the property was carried out on 20 February 2018. The property was inspected
internally and externally from ground level. It was not possible to get a view of the external south
and east elevations.

Due to the height of the building it was not possible to see the roof, east or south elevation.

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

contrary.

Where we have recommended further investigations or a building survey, our valuation may be subject
to alteration once the results of such investigations or survey are known.
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We cannot express an opinion about, or advise upon the condition of un-inspected parts and this
report should not be taken as making any implied representation or statement about such parts.

3. LOCATION

The property is located to the north of Chesterfield close to the Sheepbridge Trading Estate. The
estate has been developed and redeveloped over a number of years. It is a popular and successful
location for manufacturing/industrial occupiers due to its proximity to Chesterfield town centre and
the local and regional road networks. The estate lies approximately two miles north of Chesterfield

town centre.

4.  DESCRIPTION & CONSTRUCTION

The property comprises a detached steel portal framed building arranged in an L-shape sat within a
self-contained site. The walls consist of blockwork to approximately 2 metres with insulated profile
cladding above. The roof incorporates translucent panels throughout the building. The building has
been extended over time creating a larger warehouse.

Offices, kitchen facilities and toilet facilities are arranged in a block at the front of the property
covering ground and first floor. There is also access from the first floor kitchen onto a small
mezzanine floor into the warehouse,

Externally the property benefits from its own self contained yard and to the front of the office block
there are approximately four designated car parking spaces.

Within the warehouse there are two cranes, one rated 6,300 kilograms and one rated at 10,000
kilograms.

- ACCOMMODATION

The property has been measured on a GIA basis.

Sqm Sq ft
Ground Floor 696.45 7,497
First Floor 72.6 781
Total 769.05 8,278

6.  CONDITION

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

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

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

No deleterious materials were apparent based on visual inspection of the property. However, it would
be recommended that an ashestos survey is carried out on the property to determine if there is any

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

1. ROAD
We understand that Foxwood Close is fully adopted and maintained at the public expense.

8.  ENVIRONMENTAL MATTERS

Elood Risk
We have checked the Environment Agency website and note that the property is shown as being in a

Flood Zone 1.

Ground Conditions
We have not carried out any soil tests or made any other investigations and therefore we are not able to
offer any opinion as to the suitability of the site for the existing buildings. For the purpose of the

valuation, however, we assume that there are no problems in this respect.

Contamination
Please refer to the Groundsure Siteguard Report in Appendix V.
The Siteguard Report states that the property is an “acceptable environmental risk”.

‘i
No visible signs of deleterious materials were present during the inspection. However, it would be
prudent to request an ashestos survey for the property and an asbestos management plan.

vasi ies
No visible signs at the time of inspection.

Eneray Performance
There was no EPC registered under the property on the Non Domestic EPC register.

We have not been provided with an up to date EPC rating for this property and, as such, our valuation
is based on the assumption that the subject property(ies) will meet the minimum requirements laid
down by the legislation and that there will be no adverse impact on value and marketability. It is
advisable to obtain an expert’s opinion to advise whether (an) EPC(s) should be commissioned and
if the building(s) is(are) likely to meet with the legislative requirements.

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

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

It is important to keep EPC issues under review and to consider the potential impact on property
value of any additional future government initiatives.
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There is currently little empirical evidence of a ‘green premium’ for highly energy efficient properties,
but it is likely that properties with poor EPC ratings may suffer significantly decreased values as the
market takes account of the financial cost of improving properties, most of which may fall upon

landlords as opposed to tenants,

9.  SERVICES

We understand that mains water, electricity, gas and drainage are connected to the property. It is
heated by means of gas. There is a fire alarm/and intruder alarm. The services have not been tested
by ourselves and our inspection was visual only.

10. RATEABLE VALUE

As a result of an informal enquiry only, we are advised by the Local Authority that the premises are
currently described in the Rating List as ‘Workshop & Premises’ and that the rateable value is

£33,500.

11.  TENURE

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

12. TENANCIES

Part of the property has been let to Plant Maintenance Ltd. The basic terms are as follows:-

Leased dated 26 February 2016.

Landlord — Power Systems Services Ltd.

Tenant — Plant Maintenance Ltd.

Three years from and including 14 March 2016.

Rent £8,331 per annum (it is unknown if this has been reviewed at the subsequent review
dates).

Demise — first floor offices and a 12m x 10m area of the warehouse.

Break Option — both the landlord and tenant can exercise a three month notice period after
the first nine months of the lease.

Rent Review — annually on 14 March.

We understand it is excluded from the 1954 Act.

We note that the customer intends to acquire the property, let the whole to Power System Services
Ltd. We have assumed the above lease will either become a sublease or will be terminated.

The proposed lease to Power System Services Ltd will be on the main terms set out below;

Full repairing and insuring basis.

Lease for a minimum term of five years.

Rent set at market rent stated in this report.

No tenant break option.

If let for more than five years the lease provide for an upwards only rent review on the fifth
anniversary of the term.

e QOther terms consistent with an institutional lease.
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13.  PLANNING

lanni i
We understand the property lies within the area CS13 (development in existing business and
industrial areas) and this is in relation to the Chesterfield Borough Council’s adopted local plan.

Planning History

e 1996 - planning was applied and conditional permission was granted for the erection of a
factory and offices for light engineering works.

e 1997 — application was applied and conditionally granted for a car park extension with
landscaping.

e 1999 - application conditionally granted for the extension to the existing factory.

14. MARKET CONDITIONS

The local and wider commercial, and in particular industrial property market remains consistently
strong with demand outstripping supply which has led to headline rents increasing within the local
and regional market.

This is predominantly due to the lack of development of new build premises following the economic
downturn in 2007/8 which resulted in poor investment values and developments becoming unviable
to build due to cost verses return.

15. COMPARABLE TRANSACTIONS

Lettings

ial Estate
This is a more modern unit, semi detached, measuring 6176 sq ft, let on a five year term from April
2017 at £31,000 per annum breaking back to £5.02 per sq ft.

i F d, Chesterfi
A relatively modern unit of 4,200 sq ft let for three years from April 2017 with annual lease breaks.
Let at £19,000 per annum - £4.52 per sq ft.

al Estate, W hesterfield
Joinery Company on a ten year lease at £61,500 per

nits a & b Whitti 2 ad Ind
11,970 sq ft let in March 2017 to Howdens
annum - £5.13 per sq ft.

n i i
Let in October 2016 on a fifteen year lease to Palamatic. Building totalling 22,806 sq ft at an

average stepped rent of £93,000 per annum - £4.08 per sq ft.

Investment Sales

i Vale, Ch i
Built circa. 2008/2009. Minimal office content but included a secure yard. Total gross area of
12,567 sq ft, let to AW Repair Centre on a fifteen year lease at £67,233 per annum. Investment
sold 2015 at £940,000 - 6.76% net initial yield. AW Repair Centre is a substantial covenant and
have repair contracts with the major insurance companies.
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% jel
Single let industrial property built in the late 1970's or early 1980’s, let at £21,630 per annum on
a six year term from June 2014 with tenant break option in June 2017. Sold in January 2017 for

£250,000. This is equivalent to 8.54% gross yield.

r ffi
1980‘s warehouse unit with recent extension let to RSH Chesterfield Ltd. Total gross internal area
inclusive of large mezzanine floor was 20,684 sq ft. Sold for £700,000 in February 2015. Net
initial yield of 9.1%. At the time of the sale the lease had approximately five and a half years left

unexpired.

End of terrace industrial property let to Crown Paints Ltd on a ten year lease from 2009. Sold at
auction in February 2018 for £184,000. The property was 3,369 sq ft with a rent of £13,600 per
annum which breaks back to a yield of 7.4%.

16.  VALUATION COMMENTARY

Yacant Possession
I have applied £4.50 per sq ft to the entire gross internal area of 8,278 sq ft resulting in a Market
Rent of £37,250 per annum exclusive.

With vacant possession I have applied a 10% yield giving a Capital Value of £372,500.

As an investment based on the Experian report of Power Systems Services Ltd and the score of 89
and assuming the lease terms stated above in 12. I believe an investor would apply a yield of 9% to
the rent of £37,250 to create an investment value of £410,000.

1. OTHER MATTERS
Suitability as Bank Security

We are of the opinion that the property is suitable as bank security. This is providing the bank
maintains an adequate loan to value ratio at all times. We would also comment that in the fullness

of time, certain improvements will be necessary at the property.

Economic Life
Assuming reasonable maintenance, we are of the opinion that the property has the capability to
maintain an economic life of at least 25 years.

Future Trends

The market appears to be improving therefore in the medium to long term we expect to see some
capital appreciation. In the short term, we do not anticipate there being any significant changes in
value however unforeseen economic events could reduce the value of the property.

Regulated Mortgage Contract
0% of the property is residential and therefore not MCOB registered.

18. VALUATION

All valuations are as at 1 March 2018.

Market Value Assuming Vacant Possession

£372,500 (three hundred and seventy two thousand five hundred pounds).
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£410,000 (four hundred and ten thousand pounds).

Market Rent
£37,250 per annum (thirty seven thousand two hundred and fifty pounds). Assuming a 5 year lease

on full repairing and insuring lease. )

£720,000 (seven hundred and twenty thousand pounds). Day One Basis including demolition and site
clearance and professional fees. Excludes VAT except on fees.

19.  CONFIDENTIALITY

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

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

20.  TAXATION

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

-

Eamonn Stones MRICS
SMC Chartered Surveyors

Date: ﬂ/ﬁ 6 .....................

M J Hull BSc (Hons) MRICS =
SMC Chartered Surveyors

Date: Q/(’J l’lﬂ\ﬁ

----------------------------------------------
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APPENDIX1

Valuation Exchange Instruction & Barclays Appendix A.1
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