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Date: 23" May 2016
Our Ref: ISP/RH/IN511217
Your Ref:
Property Consultants
Julie Pavlick Embassy House
. oy 60 Church Street
Proplend Security Limited Birmingham
H1 Ascot Business Park B2l
Lyndhurst Road T: 0121 200 1100
Ascot F: 0121200 1101
E: ian.pitt@brutonknowles.co.uk
SL5 9FE
W: brutonknowles.co.uk
Offices across the UK
Dear Julie

14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, Small
Heath, Birmingham B11 1DG

I write to confirm that assuming that the tenancy schedule has remained the same, and
there are no material alterations to the properties since our previous inspections, our
valuations reported to you in December 2015 have not decreased.

If I can be of any further assistance please do not hesitate to contact me.
Kind regards.

Yours sincerely

Ian S Pitt BSc (Hons) FRICS
Partner & Head of Birmingham Office
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1 Executive Summary

Property

Locatian

Description

Planning Use
Floor Area

Tenure

Condition

Specialist Reparts

Environmental

Valuation

Bruton Knowles
Proplend Security Limited

14-16 George Street, Birmingham, B12 SRG

Classification and use - Multi-occupied offices and storage
accommuodation

Within a mixed suburb of Birmingham.

3 terrace former vresidential properties converted to
commercial use.

Properties have consent for existing use
GlA of 198.20 sq m (2,133 sq ft)

Freehold subject to an occupational leases, rent currently
heing received of £16,705.97 per annum.

The property appeared to be in a reasonable condition
commensurate with its age, use and construction.

We are not aware of any specialist reports that should be
cammissicned in line with this report.

Mo abvious sign of contamination upon inspection.

In aur opinien the Market Value of the subject property with
the benefit of the income that can be receivable as at 107
Movember 2015, freehold subject to the existing tenancy and
subject to the assumptions and comments in this Report and
Appendices was £400,000 {Four Hundred Thousand Pounds).

In our opinion the Market Value of the subject property
assuming vacant possession as at 10" Movember 2015,
freehold subject to the assumptions and comments in this
Report and Appendices was £325,000 {Three Hundred and
Twenty Five Thousand Pounds).

In cur apinian the Market Value of the subject property on the
special assumption that a sale is completed within & months
frem the date of this Report, freehold with vacant possession
throughout subject to the assumptions and comments in this
Report and Appendices was £300,000 (Three Hundred
Thousand Pounds).

14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, 1]Page
Birmingham B11 1DG — 11™ December 2015



Mote

Impaortant Motice to
Mortgage Applicants

Brutan Knowles

Proplend Security Limited

In our opinion the Market Rent of the subject property as at
10™ November 2015 on the assumption that a lease would be
granted far a term of not less than five years on full repairing
and insuring terms and subject to the assumptions and
comments in this Report and Appendices was £17,000
(5eventeen Thousand Pounds) per annum exclusive.

The above is merely a summary of the valuation report and
reference should be made to the remainder of the document
far a more detailed report of the property.

This repart has been prepared to allow the mortgage lender to
assess the suitability of the property as security; it has not
been prepared for the benefit of the Mortgage Applicant who
is not entitled to rely on the report. The services have not
been tested and a detailed survey has not been carried out and
thus defects could exist which are not mentioned in the report.
The Valuer is entitled to make certain assumptions which
during subseguent legal or other investigations may prove to
be inaccurate. Applicants acquiring property interests are
strongly advised to obtain their own detailed advice from
suitably qualified professionals before exchanging contracts,

14-16 George Streat, Birmingham B12 9RG & 109-117 Sydenham Road, 2|Page
Birmingham B11 1DG - 11" December 2015




1 Executive Summary

Property

Location

Description

Planning Use
Floar Area

Tenure’

Condition

Specialist Reports

Environmental

Valuation

Bruton Knowles

Proplend Security Limited

109-117 Sydenham Road, Small Heath, Birmingham, B11 1DG

Classification and use = Multi-occupied workshop, office and
storage accommodation

Within an established suburb of Birmingham.

19" Century former factory sub-divided to create multiple

workshop storage at ground floor and first floor levels.
The Property has consent for existing use
GlA of 2,627 sq m (28,280 sq ft)

Freehold subject to multiple occupational tenancies. Total
income receivable £89,836 per annum.

The property appeared to be in a reasonable condition
commensurate with its age, use and construction.

We are not aware of any specialist reperts that should be
commissionad in line with this repart.

Mo obvious sign of contamination upen inspection.

In our apinion the Market Value of the subject property with
the benefit of the income that can be receivable as at 10"
Movember 2015, freehold subject to the existing tenancy
subject to the assumptions and comments in this Report and
Appendices was £900,000 (Nine Hundred Thousand Pounds}.

In aur apinion the Market Value of the subject property
assuming vacant possession as at 10" MNovember 2015,
freehold subject to the assumptions and comments in this
Report and Appendices was £850,000 {Eight Hundred and Fifty
Thousand Paunds).

In our apinion the Market Value of the subject property on the
special assumption that a sale is completed within 6 maonths
frem the date of this Report, freehold with vacant possession
throughout subject to the assumptions and comments in this
Report and Appendices was £825,000 {Eight Hundred and
Twenty Five Thousand Pounds).

14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, 3|Page
Birmingham B11 1DG - 11" December 2015
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Impaortant Motice to
Mortgage Applicants

Bruton Knowles
Proplend Security Limited

In our apinian the Market Rent of the subject property as at
10™ November 2015 on the assumption that a lease would be
granted for a term of not less than five years on full repairing
and insuring terms and subject to the assumptions and
comments in this Report and Appendices was £90,000 (Ninety
Thousand Pounds} per annum exclusive,

The above is merely a summary of the valuation report and
reference should be made to the remainder of the document
far a more detailed report of the property.

This report has been prepared to allow the mortgage lender to
assess the sultahility of the property as security; it has not
been prepared for the benefit of the Mortgage Applicant who
is not entitled to rely on the report. The services have not
heen tested and a detailed survey has not been carried out and
thus defects could exist which are not mentioned in the report.
The Valuer is entitled to make certain assumptions which
during subsequent legal or other investigations may prove to
he inaccurate. Applicants acquiring property interests are
strongly adwvised to obtain their own detailed advice from
suitably qualified professionals before exchanging contracts.

14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, 4|Page
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2.1

2.2

2.3

2.4

2.5

2.6

Terms of Instruction

In accordance with your letter of instruction received 4™ December 2015 and
dated 16" Movember 2015 (copy at Appendix Three), the agreed scope and
details of which are set out in our letter of confirmation dated 9™ December 2015
(copy at Appendix Four), we have inspected the subject property in order to
advise you of aur opinion of the current market value of the freehold interest in
the property for secured lending purposes.

The subject property was inspected by lan S Pitt BSc {Hons) FRICS on 10"
Movember 2015 which is the date of the valuation. The extent of the inspection
was limited by the fact that we could not gain access to all units due to tenants
having guiet enjoyment.

We confirm that this valuation is prepared in accerdance with the RICS Valuation
— Professional Standards Januwary 2014 Global & UK Edition published by the
Rovyal Institution of Chartered Surveyeors and we are acting as external valuers as
defined therein. We can confirm that we have sufficient current local and
national knowledge of the particular market and the skills and understanding
necessary to undertake the valuation competently.

We confirm that, to the hest of our knowledge and belief, we have had no
material involvement with the subject property or the borrower, We therefore
consider that we do not have any conflict of interest in providing this repart,

You have also requested that we provide {an] additional valuation(s) on the
following Special Assumptions:

al Vacant Possession

We have considered these special assumptions in accordance with Valuation
Practice Statement 4 of the RICS Valuation — Professional Standards January 2014
Glebal Valuation Standards and consider that they can reasonably be regarded as
realistic, relevant and valid in connection with the particular circumstances of the
valuation.

COur |letter confirming instructions, including our Standard Terms and Conditions
of Engagement, forms an integral part of this valuation report. They should be
read in full as they contain important caveats and conditions relevant to this
valuation including limits of liability, non-publication restrictions, condition and
contamination. Full definitions of the basis of valuation are also included.

Bruten Knowles

Proplend Security Limited
14-16 Georpe Street, Birmingham B12 9RG & 109-117 Sydenham Road, 5 | Page
Birmingham B11 1DG — 11™ December 2015




2.7 This Report and Valuation has been prepared on the basis that there has been
full disclosure of all relevant information and facts which may affect the
valuation. If is provided for the stated purposes and only for the use of the party
whom it is addressed. It is confidential to Proplend Security Limited and may not
be disclosed to any other third party without our prior written consent. In breach
of this condition, no responsibility can be accepted to third parties for the
comments or advice contained in this repart,

Bruton Knowles

Proplend Security Limited

14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, 6|Page
Birmingham B11 1DG — 11™ December 2015




3.1

211

Sl

3.1.4

315

316

3.7

3.1.8

22

3.2.1

3.22

323

Property Report - 14-16 George Street, Birmingham, B12 9RG

Location

The property is located within Birmingham which is recognised as the UK's
second largest city.

Eirmingham has excellent communication with good access to the motorway
networlks and the wider Midlands and national eonurbations.

The subject premises as situated fronting George Street in Balsall Heath
approximately 1.5 miles south east of Birmingham City Centre in an area of mixed
commercial uses.

Decupiers within the immediate vicinity includes showrooms, trade counters,
tyre sales, local retail and residential dwellings.

The Iocality appears to have been developed originally around the 137 century
but substantial areas have been redeveloped over the last 50 years.

There are a number of older properties that are long term vacant pending
refurbishment and redevelopment,

George Street adjoins Edward Street which in turn adjoins A435 Maseley Road.
Maseley Road is a busy local route with connections at the northern end of the
city centre ring road. This gives access to the local regional and national road
systems.

& Location Plan and an Ordnance Survey extract are attached at Appendix One.

Our understanding of the extent of the subject property is outlined in red on the
extract which is provided for identification purposes only.

Description

The property is a multi-accupied office and storage use of reascnahle guality.

The property provides 3 terraced former residential units situated fronting
{George Street.

The properties are each of traditional construction with pitched roof all of which
have been converted to form two storey offices occupied by accountants.

Bruton Knowles

Froplend Security Limited
13-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, /|Page
Birmingham B11 1D — 11™ December 2015
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The buildings have the benefit of UPVC Double Glazed windows throughout and
glectric convection heaters.

There are separate w.c. facilities throughout the property at ground and first
floor levels,

Access to the site is directly from George Street. There is street parking available
on George Street.

Photographs of the main elevations of the subject property are attached at
Appendix Two.

Accommuodation

We have been provided with the floor areas for the property and can therefore
canfirm that the Gross Internal Floor area calculated in accordance with the RICS
Code of Measuring Practice [6th Edition] as being 198.20 sq m {2,134 sq ft)

Services

We understand that the property is connected to all mains services — gas,
electricity, drainage and water but have not carried aut any tests in this regard.

Condition

Your attention is directed to our Standard Terms and Conditions of Engagement
contained at Appendix Four. We confirm that we have not carried out a building
candition survey,

During the course of our inspection we noted that the property generally
appeared to have been satisfactorily maintained having regard to its age, use and
canstruction.

We have not heen provided with any Structural or M & E survey and are not
aware of any items of repair, structural defects, or symptoms of the same which
are likely to impact on the value.

We are not aware of any remedial works to be essential to maintain the value of
the property

Bruton Knowles

Proplend Security Limited _
14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, B|Fage
Birmingham B11 1DG - 11" December 2015
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It was possible to inspect all parts of the building which would normally be
accessible,

The age and style of construction of the subject property is such that materials
such as high alumina cement concrete, woodwaool shuttering, calcium chloride or
ashestos are likely to have been used in its original construction or subsequent
alteration. We are valuing on this basis.

Our valuation is based on the assumption that the building and its services are in
a good working order and no allowance has been made for any cutstanding
wants of repair or defects.

Environmental Matters

Your attention is directed to our Standard Terms and Conditions of Engagement
contained in Appendix Four.

Contamination
We noted no obvious signs of contamination during our inspection but we are
not qualified to give assurances on environmental issues. Our valuation has been
undertaken on the basis that the property is not contaminated. Should it be
established subsequently that contamination exists, this might reduce the values
now reported,

Should it be established subsequently that other contaminants exist at the
property ar on any other neighbouring land, or that the premises have been or
are being put to any other contaminative uses this might reduced the values
reparted

To the best of our knowledge, the previous use of the property was residential

Flooding
We have referred to the Fnvironment Agency Flood Maps and note that the
property does not appear to be within an area affected by flooding.

Radan

The lonising Radiation Regulations 1999, require employers to take action when
radon is present above a defined level in the workplace. Advice may be obtained
from your local Health and Safety Executive Area Office or The Envirenmental
Health Department of your local Authority.

Bruton Knowles

Proplend Security Limited
14-16 George Street, Blrmingham B12 SRG & 109-117 Sydenham Road, 9|Page
Birmingham B11 1DG — 11" December 2015
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We did not notice any radon detectors at the preperty during our inspection for
valuation purposes and therefore assume that the property is not affected. This
should be confirmed by your solicitors,

Made up Ground
We are not aware that the property is located on made up ground.

Coal Mining
WWe are not aware of the property being in an area of historical or current mining
activity.

Invasive Species
Japanese Knotweed can block footpaths and damage concrete, tarmac, flood
defences and the stability of river banks and Giant Hogweed can cause harm to
human health. Injurious weeds are native species, which cause problems for
farming as they are harmful to livestock and must not be allowed to spread to
agricultural land.

During the course of our inspection in November 2015 we did not note the
presence of any invasive vegetation, however we are not gualified to give such
assurances and cannot guarantee that the land is entirely free from the same. For
the purpose of this report, we are valuing on the hasis that there is no invasive
vegetation present including Japanese Knotweed,

Archaeological Remains

We are unaware of the presence, or likely presence, of any archaenlogical
remains ¢n or adjacent to the subject property and have assumed there are none
in arriving at our opinion of value.

Local Authority & Statutory Enguiries

Your attention is directed to our Standard Terms and Conditions of Engagement
contained at Appendix Four.

We have assumed that the property and its value are unaffected by any matiers
which would be revealed by a Local Search and replies to the usual enquiries ar
statutory notice and that neither the property, nar its candition, nor its use, nor
its intended use is or will be unlawful. It is recommended that verification is
ohtained from acting soliciters that

O The position is carrectly stated in this Report;

Brutan Knowles

Proplend Security Limited

14-16 George Street, Birmingham B12 ORG & 103-117 Sydenham Road, 10| Page
Birmingham B11 1DG — 11" December 2015
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374

375
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3.7.7

3.7.8

379

3.7.10

i The property is not adversely affected by any other decisions made ar
conditions prescribed by local autheorities; and

3 That there are no cutstanding statutory notices

The valuation is prepared on the basis that the premises comply with all statutory

regulations.

Planning

\'e have made verbal enquiries of Birmingham City Council Planning Drepartment
and advise that there are no outstanding planning applications that are likely to
impact on the market value of the property.

We are also informed that the property has consent for its current use and no
current planning application remain cutstanding. In addition we are unaware of
any Enforcement Notices being served,

Highways

Given the nature and surfacing of George 5Street we have assumed that it is a
highway adopted and maintainable at public expense. Your solicitors should
canfirm in the nermal way.

Fire Regulations

The Regulatory Reform (Fire Precautions) Order of 2005 requires all commercial
property owner occupiers to keep under review a risk assessment for their
property. We have nol been provided with a copy of the risk assessment hut in
preparing our valuation have assumed that all necessary measures are in place
and that no additional costs would be incurred in arder to comply.,

Enquiries made via the Chief Fire Officers Association website suggasts that there
are no current enforcement notices registered against the subject property.

Equality Act 2010

The Equality Act encompasses the previous Disability Discrimination Act which
deals with accessibility of premises and the waorkplace and seelks to limit
discrimination in the terms of race, religion or physical ability. The Act seeks o
ensure that disabled persons can access and acquire premises and that they are
suitably adapted if for public workplace access. The Act places a Duty of Care on
pwners and physical changes to premizes may be required for compliance

PUrposEs.

Whilst not experts in this field, the premises appear to comply with the above Act
—we thus make no provision within our valuation calculation for nen-cempliance.

Bruton Knowles

Proplend Security Limited
14-16 George Street, Birmingham B12 ORG & 109-117 Sydenham Road, 11 |Fage

th

Birmingham B11 1DG - 117 December 2015



3.7.11

3.7.12

3.7.13

3.7.14

2.7.15

3.7.16

3.7.17

BK

Office, Shops & Railway Premises Act
We assume that, where appropriate, the property complies with this legislation.

Control of Ashestos At Work Act

We have not had sight of a written record in respect of the presence or otherwisze
of asbestos at the subject property. We presume that there are no costs
outstanding in this regard.

Energy Performance Certificates

We have not been provided with a copy of any Energy Perfermance Certificate
for the premises. We are aware that it is a requirement under the EU Energy
Performance Buildings Directive (England & Wales) Regulaticns that a certificate
is required prior to marketing. Our valuation assumes that such certificate would
indicate that the premises are typically rated for this type of property.

We are aware that the Energy Act 2011 makes provision for EPC minimum
standards requirements. All properties will need to achieve at least EPC Band E
by April 2018 if they are to be sold or let/relet. We presume that the subject
property will meet the necessary minimum standards by the relevant date and
have not made any cost allowance in our valuation. The Bank should be aware of
the implications of the Act in relation to any future sale or letting as this could
have an adverse effect on future values.

Business Rates
Cur enquiries confirm that, as at the date of this report, we could only identify
the following 2010 list entry:-

Address Description Rateable Value
Lnit 30 Ground Fleor at Business Unit & £6,500
14-20 George Street Premises

Balsall Heath

Birmingham

B12 9RG

The standard Uniform Business Rate [UBR) for the rating year 2015/2016 is 49.3
pence per £1 of rateable value.

The actual rating liahility may be subject to upwards/downwards transitional
adjustment in accordance with regulations, which are made from time to time.
We have not investigated the amount actually payable in respect of the subject
property. In addition some properties may benefit from a lower rate in the
Pound if they are in receipt or are eligible for Small Business Rate Relief [SBRR].

Bruton Knowles

Proplend Security Limited

14-16 Gearge Street, Birmingham B12 9RG & 109-117 Sydenham Road, 12| Page
Birmingham B11 1DG — 11" December 2015
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3.8

3.8.1

3.9

3481

3.10

3.10.1

3.10.2

3.10.3

3.11

3111

3112

3113

Tenure

We have not been provided with any Title documentation. We understand that
the property is owned freehold and we have assumed that the Title is
unencumbered and free from any unusual or especially onerous or restrictive
covenants, easements, restrictions, encumbrances, outgoings or rights of way
which could affect value. This should be verified by your solicitors.

Occupation

We have been provided with detailed occupational leases as summarised in
Appendix 5 at the rear of this report.

Factors Affecting Value

The property is a relatively small investment opportunity although it adjoins a
larger investment building of multiple occupation for commercial uses in the
same ownership and there will be an opportunity to merge the preperties to a
larger site for the future possibility of redevelopment opportunity.

The property is in an area of mixed commercial uses and the tenants although
they are local businesses appear to be trading well from the building.

The building has been well maintained and is structurally sound.

Market Conditions & Demand

The commercial property market has seen recovery in the short term following
the downturn in 2008 and over the last 2 years we have experienced continuing
growth within the region.

Some areas have not been as significantly affected as others and secondary
lacations such as that of the subject property has not seen as serious a downturn
as other more prime locations,

Generally rental levels within secondary |locations such as the subject property
remain fairly static, although we are seeing a return of interest for such
investments and yields are improving as a result.

BEruton Knowles

Proplend Security Limited

14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, 13| Page
Birmingharm B11 1DG - 11" December 2015



3.12

3.12.1

3.12.2

3.12.3

3.12.4

3.12.5
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3128

3.12.8

3.12.10

Comparable Evidence

We have had regard to the rents that are being achieved at 14-20 George Street,
which is a substantial commercial investment situated immediately to the rear of
this property.

The presence of this investment so close to the subject property in what is a
predominantly residential neighbourhood sets the relevant tone of rents that
should be attributed to this property.

Specific comparables include lettings at Biz Space on the Kings Road in B2 where
new lease on ground floor studio workshops between 700 sq ft and 960 sq ft
have been agreed at between £3.60 and £4.37 per sq ft. Indeed a letting of 1,110
sq ft was agreed in October 2015 on a ground floor studio workshop at £5.45 per
5q Tt

Edward Street, Balsall Heath. Marketed through CP Bigwoods. The property was
on the market at £700,000 exc, which equates to a rate of £63 based on a floor
area of 11,087 =q ft. The property is under offer at a price of £650,000, which
equates to £58.63 per sq ft freehold.

Ba Woodfield Road, Highgate, Birmingham B12 8TD. Marketed through Mason
Young. The property was on the market at £225,000 exc, which equates to a rate
of circa £90 per sq ft freehold hased on a floor area of 2,500 sq ft. The property is
under offer at a price of £215,000, which equates to £86 per sq ft freehold.

Linton Works, Studley Road, Balsall Heath B12. Workshop/industrial property.
For sale at £435,000. This equates to £42 per sg ft freehold based on a floor ares
of 10,345 sq ft. For sale with Siddall-lones.

Montgomery Street within B11 have agreed new lettings on studio workshops
between 340 sg Tt te 500 sq ft in August 2015 on rents of between £5.50 and
£6.25 per sg ft.

& letting an Sydenham Road was agreed on the ground floor in August 2015 for
832 sq ft, which equates to £5.50 per sq ft.

A letting on Armoury Road was agreed in July 2015 and extends fo 1,455 sq ft and
a rent agreed of £4.47 per sqg ft.

In our opinion the total rent received represents that Market Rent for this
property as they are used as office suites.

Bruton Knowles

Proplend Security Limited
14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, 14| Page
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3.13.3
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3.14.2
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3.15.1

3.15.2
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The rent passing equates to £12.50 per sq ft, which is comparable for office rents
in this location.

Valuation Methodology

MWo allowance has been made for costs of acquisition or realizsation of the
property, nor for any liahility for taxation which may arise on disposal whether
actual or notional, e.g. VAT, Inheritance Tax of Capital Gains Tax. Unless stated to
the contrary it is assumed that where there is an imposition or otherwise of VAT
on the rent that the lessee will be able to fully reclaim the VAT paid.

We have adopted the investment method of valuation in arriving at our opinion
of Market Value and have capitalised the income received by a suitable yield
preducing our opinion of Market Value.

We had regard to the fact that 17 & 18/20 George 5Street to the rear is being
purchased, which is not part of this Report, but will form an extensive investment
portfolio and long term development opportunity.

Suitability for Loan Security

In our opinian, the property represents suitable security for loan purposeas on the
assumptien that it will be maintained in a reasonable state of repair. The amount
of such loan is at your discretion,

It is our opinion that the estimated useful economic life of the property should be
no less than the term of the loan again assuming that the property is maintained
and kept in a reasonable state of repair.

Estimated Reinstatement Cost

Your attention is drawn to our letter containing our Standard Terms and
Conditions of Engagement cantained at Appendix Four in this regard.

Qur informal estimate of the current reinstatement cost of the subject property
is some £160,000

Insurance cover should not be affected on the basis of this figure and we strongly
recommend that the Bank obtains a formal assessment by a Building Surveyor.
We can provide a formal assessment if required.

Bruton Knowles

Proplend Security Limited
14-16 Gearge Street, Birmingham B12 9RG & 109-117 Sydenham Road, 15| Page
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Verification

This report has been based, to some extent, on information provided verhally
which should be checked by your solicitors. In particular, this applies to tenure
and planning. Their searches may also reveal whether any histarical use of the
property is likely to have resulted in contamination or whether there are any
encumbrances or other third party rights affecting the title or use of the
property. If any assumption we have made proves incorrect the matter should be
referred back to us as it may have an impact on the value of the property and its
suitahility as loan security.

Valuation Definitions

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 had each acted
knowledgeably, prudently and without compulsion”

Market Rent

“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”

Bruton Knowles

Proplend Security Limited _

14-16 George Street, Birmingham B12 9RG & 109-117 Sydenham Road, 16| Page
Birmingham B11 1DG - 11" December 2015
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Valuation

In our opinion the Market Value of the subject property with the benefit of the
income that can be receivable as at 10" Novemnber 2015, freehold subject to the
existing tenancy and subject to the assumptions and comments in this Report
and Appendices was £400,000 (Four Hundred Thousand Pounds).

In our opinion the Market Value of the subject property assuming vacant
possession as at 10™ November 2015, freehold subject to the assumptions and
comments in this Report and Appendices was £325,000 {Three Hundred and
Twenty Five Thousand Pounds).

In our opinion the Market value of the subject property on the special
assumption that a sale is completed within 6 months from the date of this
Repeort, freehold with vacant possession throughout subject to the assumptions
and comments in this Report and Appendices was £300,000 (Three Hundred
Thousand Pounds]).

In our opinion the Market Rent of the subject property as at 10" November 2015
on the assumption that a lease would be granted for a term of not less than five
years on full repairing and insuring terms and subject to the assumptions and
comments in this Report and Appendices was £17,000 (Seventeen Thousand
Pounds) per annum exclusive.

Values change over time, particularly when markets are unusually active or
inactive. This should be borne in mind in relation to the date of valuation.

Bruton Knowles

Praplend Security Limited _

14-16 George Street, Birmingham B12 9RG & 103-117 Sydenham Road, 1/ |Page
Birmingham B11 10G — 11" December 2015
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Property Report — 109-117 Sydenham Road, Small Heath,
Birmingham, B11 1DG

Location

The property is located within Birmingham which is the UK's second city
administrative and financial centre for the West Midlands.

Birmingham has excellent communication with motorways and main A roads to
the local conurbation and national links to the Ma, M5 and M42 motarway.

The premises are situated fronting Sydenham Read in Small Heath approximately
2.5 miles south east of Birmingham City Centre in an area of mixed commercial
uses,

Sydenham Read adjoins Golden Hillock Road approximately 0.25 miles to the
south east.

The property is situated off Golden Hillock Road in the Small Heath area of the
city to the South East of Birmingham City Centre. It lies in an area predominantly
containing old industrial space with some redevelopment and  future
developments planned.

Tyseley Industrial Estate is located close to the subject property and to the north
is the Acres Trust Sports Centre with Tyseley railway sidings and Birmingham
railway museum east of Acres Trust. To the West is residential development

A Lacation Plan and an Ordnance Survey extract are attached at Appendix One.
Cur understanding of the extent of the subject property is outlined in red on the
extract which is provided for identification purpeoses only.

Description

The property is a multi-occupied workshop, office and storage use of reasonable
condition.

The property provides a 19% Century former factory which has been sub-divided
to create workshops and storage at ground, first and second floor levels,
Adjacent is a small parade of individual workshops which are accessed off a
shared drive from Sydenham Road.
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3.2.5

3.2.8

3.2.7
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3.4
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3.5
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35.2

3.5.3

The former factory is generally of brick construction and surmounted by a multi-
pitched roof. Internally there are goods lifts with additional staircases providing
access between ground, first and second floor levels.

To the south is a small parade of single storey workshops and storage
accommaodation of steel truss construction surmounted by Corrugated ashestos
cement cladding.

There are separate W.C facilities throughout the property at ground, first and
second floor levels.

Access to the site is directly from Sydenham Road. There is off road parking
available on Sydenham Road.

Photographs of the main elevations of the subject property are attached at
Appendix Two.

Accommodation

We have been provided with the floor areas for the property by the vendor and
can therefore confirm that the Gross Internal Floor area caloulated in accerdance
with the RICS’ Code of Measuring Practice {6th Edition) being 2,627 sq m {28,280
sq ft}

Services

We understand that the property is connected to all mains services — Egas,
electricity, drainage and water but have not carried out any tests in this regard.

Condition

Your attention is directed 1o our Standard Terms and Conditions of Engagement
centained at Appendix Four. We confirm that we have not carried out a building

condition survey.

During the course of our inspection we noted that the property generally
appeared to have been satisfactorily maintained having regard to its age, use and
construction.

We have not been provided with any Structural or M & F survey and are not
aware of any items of repair, structural defects, or symptoms of the same which
are likely to impact on the value.
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It was not possible to inspect all parts of the building due to guiet enjoyment
being maintained by the tenants although we were able to see a sample of the
building in order to assess our opinion of those unaccessible parts.

The age and style of construction of the subject property is such that materials
such as high alumina cement concrete, woodwool shuttering, calcium chloride or
ashestos are likely to have been used in its original construction or subseguent
alteration. We are valuing on this basis.

Our valuation is based on the assumption that the building and its services are in
a good working order and no allowance has been made for any outstanding
wants of repair or defects.

Environmental Matters

Your attention is directed to our Standard Terms and Conditions of Engagement
contained in Appendix Four.

Cantamination
We noted no obvious signs of contamination during our inspection but we are
not qualified to give assurances on environmental issues, Our valuation has been
undertaken on the basis that the property is not contaminated. Should it be
established subsequently that contamination exists, this might reduce the values
now reported.

To the best of our knowledge, the previous use of the property was commercial
related uses

Floading
We have referred to the Environment Agency Flood Maps and note that the
praperty does not appear to be within an area affected by flooding.

Raden

The lonising Radiation Regulations 1939, require emplayers to take action when
radon is present above a defined level in the workplace. Advice may be obtained
from your local Health and Safety Executive Area Office or The Environmental
Health Department of your local Authority.

we did not notice any radon detectors at the property during our inspection for
valuation purposes and therefore assume that the property is not affected. This
should be confirmed by your solicitors.
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Made up Graund
The property is not located in an area of made up ground

Coal Mining
The property is not located in an area which is subject to coal mining either active
or inactive.

Invasive Species
Japanese Knotweed can block footpaths and damage concrete, tarmac, flood
defences and the stability of river banks and Giant Hogweed can cause hanm to
human health. Injurious weeds are native species, which cause problems far
farming as they are harmful to livestock and must not be allowed to spread to
agricultural land.

During the course of our inspection in Movember 2015 we did not note the
presence of any invasive vegetation, however we are not qualified to give such
assurances and cannot guarantee that the land is entirely free from the same. For
the purpose of this report, we are valuing on the hasis that there is no invasive
vegetation present including Japanese Knotweed,

Archaeological Remains

We are unaware of the presence, or likely presence, of any archaeological
remains on or adjacent to the subject property and have assumed there are none
in arriving at our opinion of value.

Local Authority & Statutery Enquiries

Your attention is directed to our Standard Terms and Conditions of Engagement
contained at Appendix Four,

We have assumed that the property and its value are unaffected by any matters
which would be revealed by a Local Search and replies to the usual enguiries or
statutory notice and that neither the property, nor its condition, nor its use, nor
its intended use is or will be unlawful. It is recommended that verification is
obtained from acting solicitars that

] The position is correctly stated in this Report;

u The property is not adversely affected by any other decisions made ar
conditions prescribed by local authorities; and

O That there are no outstanding statutory notices
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The valuation is prepared on the basis that the premises comply with all statutory
regulations.

Flanning

We have made verbal enguiries of Birmingham City Council Planning Department
and advise that there are no outstanding planning applications that are likely to
impact on the market value of the property.

We are also informed that the property has consent for its current use and no
current planning application ar enforcements Motices being served.

Highways

Given the nature and surfacing of Sydenham Road we have assumed that it is a
highway adopted and maintainable at public expense.  Your solicitors should
confirm in the normal way,

Fire Regulatians

The Regulatory Reform (Fire Precautions) Order of 2005 requires all commercial
property owner occupiers to keep under review a risk assessment for their
property. We have not been provided with a copy of the risk assessment but in
preparing our valuation have assumed that all necessary measures are in place
and that no additional costs would be incurred in order to comply.

Enguiries made via the Chief Fire Officers Association website suggests that there
are no current enforcement notices registered against the subject property.

Equality Act 2010

The Equality Act encompasses the previous Disability Discrimination Act which
deals with accessibility of premises and the workplace and seeks to limit
discrimination in the terms of race, religion or physical ability. The Act seeks to
ensure that disabled persons can access and acquire premises and that they are
suitably adapted if for public workplace access. The Act places a Duty of Care on
awners and physical changes to premises may be required for compliance
purposes.

Whilst not experts in this field, the premises appear to comply with the above Act
—we thus make no provision within our valuation calculation for non-compliance.

Office, Shops & Railway Premises Act
We assume that, where appropriate, the property complies with this legislation.

Control of Ashestos At Work Act

We have not had sight of a written record in respect of the presence or otherwise
of ashestos at the subject property. We presume that there are no costs
outstanding in this regard.
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Energy Performance Certificates

We have not been provided with a copy of any Energy Performance Certificate
for the premises. We are aware that it is a requirement under the EU Energy
Performance Buildings Directive (England & Wales) Regulations that a certificate
is required prior to marketing. Cur valuation assumes that such certificate would
indicate that the premises are typically rated for this type of property.

We are aware that the Energy Act 2011 makes provision for EPC minimum
standards requirements. All properties will need to achieve at least EPC Band E
by April 2018 if they are to be sold or let/relet. We presume that the subject
property will meet the necessary minimum standards by the relevant date and
have not made any cost allowance in our valuation. The Bank should be aware of
the implications of the Act in relation to any future sale or letting as this could
have an adverse effect on future values.

Business Hates
Qur enguiries confirm that, as at the date of this repaort, the subject praperty has
a number of 2010 Rating list entries as detailed in Appendix Six ;-

The standard Uniform Business Rate (UBR) for the rating year 2015/2016 is 49.3
pence per £1 of rateable value.

The actual rating liability may be subject to upwards/downwards transitional
adjustment in accordance with regulations, which are made from time to time,
We have not investicated the amount actually payable in respect of the subject
property.  In addition some properties may benefit from a lower rate in the
Pound if they are in receipt or are eligible for Small Business Rate Relief (SBRR).

Tenure

We have not been provided with any Title documentation. We understand that
the property is owned freehold and we have assumed that the Title is
unencumbered and free from any unusual or especially onerous or restrictive
covenants, easements, restrictions, encumbrances, outgaings or rights of way
which could affect value. This should be verified by your solicitors.

Occupation

We are aware that the property benefits from income from various tenants a
copy of the schedule of tenancies is attached at Appendix 5 to the rear of this
report. The current annual income receivable is £89,836 per annum
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Factors Affecting Value

The property is a multi-occupied industrial unit in an established commercial
location.

The property would be of an attraction to potential investors due to the level of
occupancy and the opportunity to maximise income,

There may well be long term redevelopment opportunities for this property.

The property is well constructed being a Victarian construction and on the basis
of good ongoing maintenance programme should not suffer with any medium
term structural defects.

Market Conditions & Demand

The commercial property market has seen recovery in the short term following
the downturn in 2008 and over the last 2 years we have experienced continuing
grawth within the region.

Some areas have not been as significantly affected as others and secondary
locations such as that of the subject property has not seen as serious a downturn
as other more prime locatiens.

Generally rental levels within secondary locations such as the subject property
remain fairly static, although we are seeing a return of interest for such
investments and yields are improving as a result.

Comparable Evidence

We have had regard to the rents that are being achieved at 14-20 Georg Street,
which is a substantial cornmercial investment situated immediately to the rear of

this property.

The presence of this investment so close to the subject property in what s a
predominantly residential neighbourhood sets the relevant tone of rents that
should be attributed to this property.

Specific comparables include lettings at Biz Space on the Kings Road in B3 where
new lease an ground floor studio workshops between 700 sg ft and 260 sg ft
have been agreed at between £3.60 and £4.37 per sg ft. Indeed a letting of 1,110
s ft was agreed in October 2015 on a ground floor studio workshop at £5.45 per
sq ft.
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Montgomery Street within B11 have agreed new lettings on studio workshops
between 340 sq Tt to 500 sg ft in August 2015 on rents of between £5.50 and
£6.25 per sq ft.

A letting on Sydenham Road was agreed on the ground floer in August 2015 for
832 5q ft, which equates to £5.50 per sq ft.

A letting on Armoury Boad was agreed in July 2015 and extends to 1,455 sg ft and
arent agreed of £4.47 per sq ft.

In our opinion the total rent received represents that Market Rent for this
property as they are used as office suites.

The rent passing equates to £12.50 per sq 1t, which is comparable for office rents
in this location.

Valuation Methodology

Mo allowance has been made for costs of acquisition @r realization of the
property, nor for any liability for taxation which may arise on disposal whether
actual or notional, e.g. VAT, Inheritance Tax of Capital Gains Tax. Unless stated to
the contrary it is assumed that where there is an impesition or otherwise of VAT
on the rent that the lessee will be able ta fully reclaim the VAT paid.

We have adopted the investment method of valuation in arriving at our opinion
of Market Value and have capitalised the income received by a suitable yield
producing our opinion of Market Value.

Suitability for Loan Security

In our opinion, the property represents suitable security for lean purposes on the
assumption that it will be maintained in a reasonable state of repair, The amount
of such loan is at your discretion,

It is our opinion that the estimated useful economic life of the property should be
no less than the term of the loan again assuming that the propertly is maintained
and kept in a reascnable state of repair,
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Estimated Reinstatement Cost

Your attention is drawn to our letter containing our Standard Terms and
Conditions of Engagement contained at Appendix Four in this regard.

Cur informal estimate of the current reinstatement cost of the subject property
15 some £1,830,000

Insurance cover should not be affected on the basis of this figure and we strongly
recommend that the Bank obtains a formal assessment by a Building Surveyor.
We can provide a formal assessment if required.

Verification

This report has been based, to some extent, on information pravided verbally
which should be checked by your solicitors. In particular, this applies to tenure
and planning. Their searches may also reveal whether any historical use of the
property is likely to have resulted in contamination or whether there are any
encumbrances or ather third party rights affecting the title or use of the
property. If any assumption we have made proves incorrect the matter should be
referred back to us as it may have an impact on the value of the property and its
suitakility as loan security.

Valuation Definitions

Market Value

“The estimated amount for which an asset or liakility 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”

mMarket Rent

“The estimated amount for which a property would be leased on the valuation
date hetween 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 knowledgeahly, prudently and without compulsion”
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Valuation

ln cur opinion the Market Value of the subject property with the benefit of the
income that can be receivable as at 10" November 2015, freehold subject to the
existing tenancy and subject to the assumptions and comments in this Report
and Appendices was £900,000 (Nine Hundred Thousand Pounds).

In our opinicn the Market Value of the subject property assuming wacant
possession as at 10" Movember 2015, freehold subject to the assumptions and
comments in this Report and Appendices was £850,000 [Eight Hundred and Fifty
Thousand Pounds).

In our opinion the Market Walue of the subject property on the special
assumption that a sale is completed within B months from the date of this
Report, freehold with vacant possession throughout subject to the assumptions
and comments in this Report and Appendices was £825,000 (Eight Hundred and
Twenty Five Thousand Pounds).

In our opinion the Market Rent of the subject property as at 10" November 2015
on the assumption that a lease would be granted for a term of not less than five
years an full repairing and insuring terms and subject te the assumptions and
comments in this Report and Appendices was £90,000 {Ninety Thousand
Pounds} per annum exclusive

Values change over time, particularly when markets are unusually active ar
inactive. This should be barne in mind in relation to the date of valuation,

We trust that this repert is satisfactory far your immediate purposes but, should any matter
reguire further clarification, we shall be pleased to hear from you. We would reiterate that
neither the whole nor any part of this Valuation Report may be included in any published
document, circular or statement nor published in any way without our written approval of
the form and context in which it may appear.

lan 5 Pitt BSc (Hons) FRICS

Partner

For and on behalf of
Bruton Knowles

nles
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Appendix One

Location and Site Plans



SITE PLAN: 14-16 George Street
‘Birmingham, B12 9RG
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Letter of Instruction



Froplend Securiy Limited
145-157 §i John Streat
tondon

EC1Y 4P

o Ref Goodman & Fineman
160 Movvernber 2015

lon Pitt

arron Knowles
cimbossy House
&0 Church Street
Birmingharn

B11 125

e Sir,

Please accepl this letter as our formal instruction to your firm to cany out g valuation, for mortgoge
purpasas, on ihe addresses indicated below upen which we, Proplend Secur by Limited shalf rely, The
volvoficn may bo shown to any third parties in connection wirh the finencing ar the property altzeit it
cannot ba reffed on by hose parties directly. Pletse advise us Iimmediately If you are unable fo give
prompt aifeniion to this mattar,

BORROWER: Goodman and Finesrman Lid

PROPERTIES: 14-14 George Sireet, Ritningham B12 9RG

) 109-17 Sydenhamn Rd, Binmingham B2 100G
TEMURE: Freshald
USE: asrviced Offices and Worksheps
TENANCIES: Fledss sco otfached
ACCESS: ks Baoth — 7967 399836 or 0121 333 3363
Inshruction

the report should be cddressad to Proplend Security Limifed which must clzarly stafe that it con be
religd] upan for londing punpases by the porlios named foroin. Flease onsure fhot the repart gooords
wilh [he current RICS Aporcdsod ond Voluotan Manual.

Please Indicoie in your report 1f the vaiuer or your frm have tad any previous involverment with the
property faming the sublect of the valualion. f to, plecse indicate 1he noture ond cxtent of 1hai
Invelvernent and confirm specifically thot vou considsr thers is ne contlic! of inferast an 1ho part of
the vaiser or your fim.

the report must be signed by o partrer or director of dhe firm whe is o membar of #he Royes] Instilute
of Chorlered Survevors.

Whist your repart will bo addressed 1o 'roplend Scaunify | id, 1| wil need 20 bo viewsad by s Loricing
memiers on the understanding that oniy Froplend Secueify Lid may roly on the repori for maorkgage
pUrpoases. Can you pioose continm within yaur repotf that this is understood and accepteds



Valuaiion and Report

The Morket Vahuotion efered to below should be based on curent values ond should rellect

rmarket condiions pravailing at the dote of the reporf, ond chonges in merket condilions thaf yvou

are able fo predict, and should include:

[ : _

1. The Morkef Yoluotion for [nan secunily purnoiss of the Properties in thelr current condition ot
e date of your inspeciion, subject fo ary cutrenl tenancies i place ahd sald as a going
concorh, Ploase indicaote the poniod of marketing vou have cEsumed in arriving at your
voluotion. Subject to any curent tenoncies in ploace.

pr

A valuaiion of the froportics on the cssumption thot the Procerties wera being sold withowt
the henefit of any tenandies in ploce, e, with yoooant possession.

3. Please provide comporcble evidence to support your assumpiions ar volues.

£, Flease provide an eslimaledeentof veloe for the Subject fropertias.

n

Fledse provide dn estimataed rsinstaternaent cosl of the builaings for insuranoe purpascs.

4. Please pravide o full description &1 the Prepertias o Includs thelr ccootmrmodalizn, 1helr sia,
their consiruction, location and general sfate of repair. these detoils should be supporfed
with protos of the Propertias, Whilst yvou are aal insirucied 1o camry out d strociural svey an
cach Froporty, plooso comymont of any noticeable defects that mighf warant funher
investigatian cnd which might affect the mokstablity of the Properties.

£ Vlacsz codizy that the Propertizs are acceptable for secured lending nurpases,

Report on Tifle

A copy of the solicitors Repert on Tille Wil ke ssnt to vou so thal you can oross check your
aAssumprhions with The fucis condoined within tho soid report ond comment on specific ifems which
moy affect your valiation,

Fees

vau hove quoied and agreed with the Bofrower o fee for this undertaking, Whilst o recoiptod
invoice for this service should ke supplisd with your report, ond addressed fo this compony, we osk
that vou seek settlenment of your fee from ihe proposed Bomowers whoss conlact details oo
supplioo cfoees, Proplend Secdridy Ureited cannct acecept ony responsibility for non-poyment o3
your faeas in this regora.

Please contact Richard Berkley on 00768 512079 1 vou hove any queries regarding this instroction.
Fladse send o copy of your repast by amail in 1hae sl irsfanze to Bbforoplondsocernity.corm with
hard copy 1o |11 Ascot Busingss Park, Lyndhurst Road, Ascot 505 %1

Yours faithfully,

S V-

arian bartaby
Propiend Secutly Limired
Direcior

replon: SooUhy Umiltod 2o steroe! e Soglaned med Welss Cormeang Me: 08650117 10 203 397 23290
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Appendix Four

Letter of Confirmation &
Standard Terms and Conditions of Engagement



Date: 16" Deceimber 2015
Our Ref:  ISP/IH/ING11217
Your Ref:

Bruton
Knowles

Propetty Consultant=

Erian Baraby Dimbissy Housz
L B0 Churdh Strect

Proplend Limited Birmincham

145-147 St John Street 3 200

Londor [ G121 200 1100

By 4P T 0121 2001101
£ laallmlrionimaordas, ok
W brionkoowles. ook
QITiees aoass e LK

Dear Brian

14-16 George Street and 109-117 Sydenham Road, Birmingham,
B12
Confirmation of Instructions and Conditions of Engagement:

We acknowledge your written instructions dated 16™ November 2015 and received to
carry out 3 valuation of the above-mentioned property. We wiite to confirm our
acceptance of those instructions which wifl be undertaken in accordance with the RICS
Valuation — Professional Standards January 20144 Global & UK Edition and subject to cur
standard Terms and Conditions of Engagement which confirm the scope and details of
the servic to be provided by us and which will forn part of our valuation report.

In addition, we confirm the following:

+  The subject of the valuation Is the fieehold inferest in the E:]ITJO"."E‘ITlEﬂﬁD!_'IEd
properiy assuming full vacant possession:

0 Thevaluation is #o be provided in connection with possible secured lending;
0  The date of the valuation will bo the date of inspection:

a2 In accordance with our noimal practice, we confirm that, to the bost of our
knowledge and balief, we have had no prior dealings with the subject property or
the borrower. We therefore congider that we do not bave any conflict of inferest
in accepting these insbitictions;

J  The report wilk be prepared in accordance with the RICS Valuation — Professional
Standards January 2014 — Glahal & UK Edition and we confirm wo have sufficlent
knowledge of the particular market and the skills and utlerstanding neccssary
undertake the valuation competently.

oo RN DRI D S F1 I



BK Ehl'g%lles

0 The basis of valuation will be Market Value and the atteched sheets contain a full
definition.  From our existing knowdedge of the property and your requirements,
we can confikm that we consider this to be the most appropriate basis of valuation,

u Cur fee will ba £5,000 plus VAT which is for a portfolio valuation as agreed.
Paymant is due an receipt of the valuation.

o Bruton Knowies follows documented procadures to deal with all complaints, as part
of our Quality Assurance certification, A copy Ts available on reguest.

4 This valuation may be subject to monitoring under the Royal Institution of
Chartered Surveyors conduct and discinlinary requlations

Yours irvr@ﬁly,

TTams P BSc (Hons) FRICS
Partner & Head of Birmingham Ofiice
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Standard Terms & Conditions of Engagement

: R.I.C.5. Valuation Standards

Our valuptfon has heen made in scoordance with ke (105 Veluation — Frofessions] Standancs Jaauary 24 Globsl % LK Ecton, this fimm being
irdependent Values az definad I U manusl

2 Basis/Bases of Valuation

In accardanca wit your Instractiens, cur valuzdon bas been prepared under ona ar mare of the following basae o valuatan,

Markak Valua (MY) |3 .-

“The estimated amount for which & praparty shauld exchange on tha dide of valuation bobween s witlhing Buyer and a wiling s&ller i &n arms-length
transaction aftes proper markeding whersin the partics had oach zehed knowledgesbly;, prenlently and without compulsian.”

Tha inberpretathre commeniary antsinad within Valration Fracilce Slatemeant 4 (VPST) of The BTCS Yaiuztion — Profasslonal Siandards Jaruzry 2014 Glais]
i UK Lelidlar fismns 2n integral part of this deflaliion.

Exdsting Use Value {ELV) 15 :-

"The estimated amaunt for which a property should cechzngs one the date of valuation hetween a willing buyar A A willing seller in an arm-length
Iran=cticn, stter proper markatng whessin +he pariies had acted kcwledeesily, prodentty and wlthout compusion, assuméng that, §he buryer is grankod
vagant pessession of Alf paris of the property reguited by ihe business and dismeaardlag pobential atermative Uses aod any other chamacterlstios of the
praparly that wowld cause it2 Market Vals 1o iffer from thet needed o refzos the remaining sarvice potential a2 least cost”

Tha Iniwprefative commentaiy conzinzd witldn LVS 1.3 of the RICS Velustion — Prodesslonal Starderds Jarusny 2014 Global & UK Ediion foms an
infegmal part af dtle dofnllior,

Fair Valua (] |5 :-

"The amcunt for which an azsal vl e exchanged befween nowlsloashle, wiling parthes 1 an arms-=ngti Tansocilon.”

‘The Inferpretative commentaty canlzirad within VPSS of the RICS Vakmticn -- Professional Siardands January 2014 Global & K Flidien forms ar fniegral
part af s defindlion.

Markat Value having regard to Tiading Potental |s :-

“Iba estimated amewnt far whidh a proparly with teding pobzntfal, witeh may incude assets ciher e fand o buidings, shouhl #zrhznge on the dam of
vallzton Batween & wiling Buyer and 3 wilfng saller | an arm's lengeh ronsackon after oreper warkiding whersin the partics bed wach scted
irawledge=ably, prodenty ancd witkolt compulsion.”

Weahd witiin RICS Vaiuntan - Professional Standards Januasy 24014 lobal B U¥ Editlen fanms o inbegral part of s definitaa,
Market Rant (MR) 1= -

“The estmatad @ncunt for wihi a oroperty, or space witln 8 precery, should foass (Wi} 21 the date of vaivaton helween a willing lessar and & willing
lresie: an appropsists lease trema In an anm’s fength transaction aftor proper marketing wharel tha parties had acted knowlrloesiily, prudently and
Wik Cu compuisfon.”

Tz interprotallve cormzeniang contzined within VIS4 of ihe RICS Yeluztion — Yrofessonal Standards danuary 2144 Giobal & UK Editon fanvs s integezs
part of this definiton.

3 Erppe B Titla

W ltave not carried out formnal searchias of Lyl Authority Registors o on Tilfe and it has tharefons been assamned that 1o oRarss G resiricive coveranis
attedy to Thia You shoukd rely on your selickor In Thess instiars znd we resonse e doht 20 amend our valietion sheald anmy cncumbranon be shown fo
materially affact the value «f s pregerty, For cwnor occupled propsrties, cur varustfan qatmes vacant possesclan weuld be niven Ay the vendie 1pan
ceplation of & disposal. For tenanied prenbes, aur vauaBen |2 suffect b e infomation o S mnsss omsained whhi noe [2ifarl anless cthenwlze
stated.  Cur valuasien s ade on the asszmpton that Ffatmation given o us, olthop werbally cr in waiting by the Baak, your represantatives e frorm any
raedal gaurces (nclucing, wihers relavany, the Bomower, the voencoy, B szlling agznks and 1 L) Autbariyy, 5 capabile of furmiz| substardiabon, Cir
valUation alsn assilines that the proporty i froe rom ariy borowengs or enczmbrances, urless oberwle wisted,

4 Condition

W P et carriad out @ building survey o tesfed services, nor howa we hispected Bicse paris of the property which me covared, Uisxpossd or
inaokssible and sudy pars lave Been assured to ha f good mepsir snd conditon. We sannot exprazs 20 oplnlan it or advise upen, the condilon of
uainspated parts and our Repert shoulid 1at ba taken as raking oy Smplled repressntation or slyiercent about sedi pRss, e have not ermnged for any
investigEtiones to fe carried out o deternsing whether o ot any deletarles or leeerdous matoral Jas lsen vsed n the ceaskucton of e UrE0ESSY, oF

E97TRE2
JEnURy 202



bas slnce ixen incorpaiatid, and we are Hersfore Lnable & report Uyt the preperly s free frora Hsk in this respect. For Uhe pirposs of our valostlon we
hive assurizd dhet stch irveetigetion would ot Bisdoss the Eiwrence of aly such matorsl to any slgrificant mdet,

Willih spediic ragan! to tha Contral of Asbosing Reyisitons 2004, we wil raflect the confent of &Ny wiiilen risk aseasment proviged | howewer wiste 3 gk
gestatinent has ool baen camied aot ot s oot avatiable, we will szsume that a A assessment verald et el apy matbers which coudi a8fact valus.

We arz izades no Cuty ia snd bave not 5} moved aryliing: B used 1 maishoe detecting Tieten o armanded for tha toslng of elecirzal, heatng or eiler
geryice instzlizthons; or o} camied et &0 envoniental aodis. W havo ol assumed Uit o raden gas = proscnt & the preporly.  Unines cialag o the
confrary, an investigatiors Fave been corded oot to cotirmine whether tha St Mg a history of insbilty am| we zre, herefors, unable o eport that e
Pruperty & fien fnen sk in s mespecE. W heve assumed, Tor the prepas of tha valistion, that such bvestization would not 1 fscloss the |sesence of
any 2ucf| Eoblems

5 Contamlnation

Wz il not idendfy The ssdstence of ronfEmination unlzss = Fepoets hiwe been made aveilahio 10 us in 2his respsct o, during the course of cur
Inspedicn, we mondude that: thera rmay be insteral cortomisgton atthe propesy, In the o ceee wa il repart this poeelie contamiiestion immadiotedy
wlth & visw fo & dezivion batng 1zkan a2 o whesher the valcatlon msiecilnis are to b smended. Oihenwize, our wakistoo hes been undorimden on tho
assuenilan that 0o coidaininative or parantialy contannase 0s0s e eyar b rmied £ut on the propedy, Sheuld e edabiizhed sizhraquenty 1fat
colmminaticn doss exdst st e propecty o on any neighbeurng tand, o Mt tho pemvises have Tsen or zm by put B ary contendinativa uss, 3
might mafure the velies reparted.

& Local Autherity Enguites

Whera cppropriate; worbal enquiries hove been meda of ha oozl atthordty and unless offenlse stated, we Fava assined Sat thers &re o olanrlig
[rspasals, DfgFvey improvens;is oo CLTNpLlsany Anquisifon sihemas Gkoly [0 atfect valle, We hove slss gecumad planming congent and ail of her stehitey
requisinents have boen obfzinad and camplied with Tar the erecton gnd acoapaiin of tha Brlfding, Fosnel ssarches hive not 5acn made and oo Fauere
the sight to omend ourvaluailen showd infirmgtion at wifohce o those HEFUMEEENE e torthoom’ng, Mo allow:ncz has been mads Sor tlykts, obligaticos
ar llzbilities arising fivm the Defaclive Pramiscs Ak 15972 or the [lsebility Discrimingtion & 1995,

7 Fixturas & Fittings and Plant 2nd Machinary

Unlcsg steted to the confmary, o veliation has cxcided any 2lernsnt oF gozdwill, trada wgipment ol moveabls fisbumes and il7lnes attac)esT to the
property. We Drve alse cedinied any stock sssodafed wiill the budhess,  Cor viligton induidas coly eudly t=ms g5 fang part of the normal buElding
sapvies instalistians sod any Rams in the naturs of spedalist or e PrEs2i ooupiers provess thant and medhingy [ave been ensfuded. o aripment o
fidures apod {iEngs have been testod 1y respect of Hac ol Bqulpraeat Regulailons snd Goz Safety Rogulzong and we acm:me et wileee approrilils 23
slch equipment meets tho necsssary legidailun,

H] Sourcas, Fxtent and Nen-Disclostro of Information

Iy preparing our walisation v heve relad Upon stch fofoimatlon s hae heen providad b the dfant: or Lsilding gcoapier reaspRct af fnnire, tenandios,
Dlamalng ‘sensent & Any other relwysnt informatlcn, Where leases or ciher dicumeants Tz been prodkuwed to e, o Raport oo shates, Cihorwlse, such
iformatiang shauld ba verfisd and iz the mvent o7 sigrkar tvadstion from the Ihnnatan ik il givan ta 155, sur valualion could sogulre sdjustmer .

o VAT, (xaiion and £osts of Acgoisition or Realisation

o slivanree bas boon mades for costs of soquisition o realisstion of 19 FEOLary, nor S ky lizhility fur taxetion witch may arise on disposat wiwther
wetlal or rofional, g, VAT, Shedtanos Tax op CapiEl Golns Teon  Ukless staded e the coilrary it iz zamimned that vihare thems = an Irpositicn o
"+ otherafse of VAT on e et E36t the: lesses wil b2 2B ha fully radiakr the VAT [wafid.

i, Aeinstatemearnt Cost

Wiera wa heve Heen requested 1o orovida cur mEEnton of the Mildings” el sktsmo: it e Coffim that we feve not corded oot 2 Sonral estimeta of
tha refnslsement valiue of the premises, The figma prided is for yuidaron sunsases only and wa reoomnnend thet 5 frmal asseeRiient is chizinee] from
d spedizlist lwhirsnce vater IF insueno o s o ba affeiied, Hovgenver, v farmal eskiste is mohisve of Sto desxrance, demallilon, skatotary )
roufessional Foes bt exdudes VET, s of ron®, the cost of Albemative arsvmreacs i for the relrstatemcnt parud and nflatlen CrEing Thes pelicy year cr
the redlding parlm). :

i Future Prospesis

Whrse cur Repoit mond=ing amy Blsiement as to e picspoct of futuro genthy in randal sndier capival valozs, 1t shauld Lo ammeCiaies et Auch groeth
may ST rasr and that ik values o) T4l &3 well as 1o,

iz, Di=claimer -
Sue valizalioa is providki enly for tie purpose agreed with the Wstracting it and Wil L for Hie sole uss of the diart, Ao sirh, it 3 canddenila] to the
dient and i secfassicnal adviearz, Ya Aaucept vespanshitity fo e ofent aloov Chat tho o has e rreparcd Wit the skl iare and diggenos which
iy reasonably Le axpeded of & compotont walier but acrsst oo imeprnsibdity whizlsoswe i any other peron who ol ugcn tha repsar; 33 his oam sl
Melfier the whoin nar sy pait af the Valuaton [rport may be induded i any publzhad Ao, croiler or staiEmeat nor FUBlished 0 oy way without
CUr whilken agproval &7 the fom aink contest in which & may zpaear. W underako ol vendres ofdy on e bads of Hhoss L wRich shall apply fo the
izt of any ofar i ems and criilins whis te diet ey seek to mouse, Mo wardetion of Mess tems shel be Eindlrg 1uless saroed in wriking &y
#n actoree] represcnimthe of 3% and il Giect

EE )
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Appendix Five

Lease Details
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Appendix Six

Rating List



109-117 Sydenham Road, Birmingham B11 1DG

Address Bescription Rateable Value
Unit 1 Sydenham Roard Workshop & £4,950
Birmingham Fremfzes '
BI11DG

Unit 2 adjacent Workshop & £10, 00
%1 Sydenham Road Premises

Birminginam

R111BG

Unit 2 Warkshap & £4,750
113 sydenham Road Premises’

Birmingham

B111Dve

Unit 3 Workshop & £4,800
113 Sydenham Read Promisas

Birmingham

B111DG

Linit 4 Workshop & 4,500
113 Sydenham Road Pramises

Birmingham

G131 104G

Unit 5 Workshop & £3,550
113 Sydenham Road Premises -

Birmingham

B11 106G

Unit& Waorkshop & E3,150
113 Sydenham Road Premises

Birmingham

B111DG

Unit7 & 8 Warkshop & £5,000
Sydenham Road Framizes

BErminghare

B1l1PG

Unit& Stors & Premises £1,125
109 Sydenhant Road

Girmingham

Bl11DG

Unit 14 Warehouse & £4 950

109 Sydenham Read
Birmingham
B11 104G

Premises




Unit 11 -

113 Sydenhatn Road
Rirmingham
B1110G

Workshop &
Premises

L1735

Lnit 12

109 Sydenham Road
Birmingham

B11 13

Waorkshop &

- Premizes

£2,550

Unit 13

104 Sydenham Road
Birmingham

B11 13

Waorkshop &
Premises

£2,800

Unii 14

109 Sydenham Road
Birmingham

B1t 1DbG

Store & Premtises

£1,025

Lnit 15

104 Sydenham Foad
Birmingham
BIL11D&

Stara & fremises

1,625

Unit 16

109 Sydenharn Road
Birmingham
B111DG

Offices & Premises

£a61)

Lnit 17

113 Sydenhant Road
girmingham
B111DG

Offices & Promises

EA95

LUnit 18 & 19

109 Sydenham Road
Birmingham

B11 102G

Worlkshop &
Premises

£2.600

Unit 20

113 sydenbum Road
Birmingham
R11IDG

Waorlkshop &
Primises

£2,600

Unit 21

113 Sydenham Road
Rirmingzham
Bl1110G

Workshop &
remises

£2,400

Lnit 22

113 Sydenhant Road
Girmingham
B111DG

Waorkshop &
Pramises

£1,650
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