EPORT ON TITLE

REFINANCE - SEPARATE REPRESENTATION

TO Proplend Security Limited ("the Lender”)

FROM enact Conveyancing Limited

BORROWER G E Bowra Group Ltd

COMPANY NUMBER 00663205

PROPERTY The site of Cliftonville Hotel, Ethelbert Crescent, Margate (CT9
2EA)

IS BORROWER THE SAME AS | Yes

OWNER?

FULL NAME OF OWNER IF N/A

DIFFERENT (Where Property

is being transferred state

intended owner): Not

applicable

Advance Amount £1,200,000
(NB: Amount to be released to enact on completion:
£1,117,495)

1. TITLE

a. We certify that the Property is:

Tiersii: Freehold
Title number: K156418
Class of title: Absolute

b.  We certify that the Title to the Property is good and marketable and can be accepted by you
as security.

c. We annex hereto a copy of the plan to the title for the Property (“the Title Plan”) showing the
Property edged red. The Title Plan accords with the plan attached to the Valuation.

d. The Property is registered in the name of the Borrower.

e. We confirm that the only material Restrictive Covenants which affect the Property are set
out in the attached Schedule.

f.  We confirm that the only material Adverse Interests/Rights affecting the Property are
referred to in the Schedule.
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No person other than the Borrower has an equitable or overriding interest in the Property
save as detailed in this Report.

The Borrower will not be in sole possession of the Property.

The Lender will obtain a First Legal Charge over the Property.

‘The Praoperty has the benefit of the material Rights Benefitting referred to in the Schedule as

revealed by the title to the Property.

2. SEARCHES:

We confirm we hold:-

a.

Clear Land Registry Priority Search giving the Lender priority beyond the date of completion.
NB: The search is not clear as there is a pending application to register the “Muir
Lease” for the restaurant.

Local Land Charges and Local Authority Search no older than four months prior to the date
of completion of the Legal Mortgage revealing no Entries which might adversely affect the
Lender's security.

We have not been provided with a copy of the Local Search and the Borrower's
solicitor will place on risk a Search Insurance Policy as follows:

Limit of indemnity: £6,600,000

Insurer: Legal & Contingency

Insured use: The development and use of the Property as a mixed office (Use Class B1 ) and
restaurant (Use Class A3 and A4) and arts venue (Use Class D1) pursuant to planning
permission reference F/TH/18/0875 granted by Thanet District Council and the use of the
additional residential apartments.

Insured: GE Bowra Group Limited and the martgagee who is providing a Mortgage in
connection with such named Insured’s refinance of the Property all of whom shall be bound
by the terms of this Policy

Policy No: RC/144795

Risk: To cover Loss arising directly out of any Adverse Matter during the Period of Insurance
that would have been revealed by a Search had one been carried out against the Property or
any part of it.

Period of Insurance: for the mortgagee: From the Commencement Date until the redemption
of the Mortgage (it does not cover successive mortgagees)

(“Search Insurance Policy”)

Clear Bankruptey Search(es) giving priority beyond the date of completion against the
guarantor and the directors of the Borrower.

All other appropriate searches have been carried out and, save as referred to below, reveal no
entries adverse to the Lender's security save as otherwise detailed in this Report.

3. VALUATION:

We have read the Valuation Survey Report dated 16.05.19 prepared by Pinders Professional &
Consultancy Services Limited (‘Valuation”) a copy of which has been supplied by us to the
Borrower's conveyancer as authorised by you and we confirm that:-

a,

there are no discrepancies between the Valuation, the title documentation and the results of
our searches save as disclosed in this Report

we are satisfied that the Lender will obtain a legal mortgage over the whole of the land shown
edged red on the Title Plan and.




c. we are satisfied that the use confirmed in the Valuation as;

(a) Leisure Centre including Restaurant, Arts Space, Offices, Amusements and Bowling Alley
accords with the planning permissions dated 14.08.18 revealed by such searches being
mixed office (Use Class B1) and restaurant (Use Class A3 and A4) and arts venue (Use
Class D1).

(b) Block of 12 Leasehold Residential Flats: the Borrower’s solicitor has confirmed that the
use is established by way of long user.

d. acopy of this Report has been sent to the valuer for confirmation that the contents do not
have an adverse impact on the Valuation,

4. PURCHASE CONTRACT:

a. Purchase Price: EN/A
ii. Property: £N/A
iii. Fixtures and Fittings: £N/A

5. SECURITY DOCUMENTATION:

The following security documentation has been properly executed and witnessed (where
required) and copies are held by ourselves. The originals are held by the Borrower’s
conveyancer save for the Guarantee, ILA Certificate and Board Resolution as enact hold
the originals.

a. Legal Mortgage To be dated on completion

b. Guarantee To be dated on completion
- George Edward Bowra £1,200,000

¢ Board Resolution Dated before completion

6. COMPLETION ARRANGEMENTS

We now request you to pay to us the Advance Amount and undertake that if you pay to us the
said sum we shall use the same only to forward funds to the Borrower's conveyancer to effect the
refinance of the Property by the Borrower.

As agreed with the Borrower's conveyancer, we shall deduct our fees and disbursements from the
Advance Amount before forwarding the balance to the Borrower's conveyancer to complete the
refinance,

We hold an irrevocable undertaking from the Borrower's conveyancers confirming that following
completion they will send a completed AP1 in respect of the Refinance of the Property and
registration of the Lender's Legal Mortgage, any necessary supporting documentation, and any
title documents that are received from the Borrower's conveyancer will be sent to you as required
following completion of registration.

We understand that you require 7 working days notice for release of the Advance Amount to us.

Our banking details are:

| Account Name enact Conveyancing Limited
Account Number 57131910
Bank National Westminster Bank plc
Branch Leeds City Centre
Sorting Code No 6060 05
Completion date Friday 31st May 2019




SCHEDULE

RESTRICTIVE COVENANTS/ ADVERSE INTERESTS/RIGHTS

Title Matters

The Borrower has confirmed that there has been no breach of the covenanis on the fitle and
that the rights to which the. Properly js subject do not have an adverse impact on the existing

use.

(@)

(b}

{c)

Charges to be redeemed by the Borrower’s conveyancer on completion in
accordance with their undertaking:

utstanding
30/11/18 Octane Property Finance Redemption Statement
Debenture Limited supplied dated 17.05.19 fo
31.05.19: £406,131.25
30/11/18 PCO Heldco 1 S, A.R.L-Sub As above
cha

£406,581.25.

Total

NB: We hold a copy of a redemption statement, which has been sent fo you.
Howard Kennedy solicitors are acting for Qctane and PCQ in the redemption of their
charges and they have confirmed in an email dated 23.05.19 that the redemption
statement covers both charges above.

Price Paid

» Price paid on 05.05.16 for the Property by the Borrower was £600,000.
NB: This is confirmed by the valuer as being due to the Property being sold by
receivers having just two tenants at the time of sale.. As the valuer considers the
price appropriate at that time no further action is considered necessary in respect
of undervalue.

s Valuation: £1.6m STL/£1m VP

NB: We have also been supplied with a copy of an option to tax dated 06.05.16
addressed to GE Bowra Group Lid in respect of the Mulli Leisure Cenlre (aka
Cliftonville Hotel), Ethelbert Crescent Margate CT9 2EA meaning that VAT is
payable on the rents,

2016 Transfer of the Property to the Borrower

The Transfer contains a covenant by the Borrower o observe and perform the
covenants by the landlord contained in the leases (NB: This is in respect of the
Commercial and Residential Leases) referred to in Cccupational Lease Schedule
attached to this Report) and of indemnity in respect thereof.

Occupational Interests

See the Commercial and Occupational Lease Schedules annexed to this Report.

Searches

"Date

“08/01/19

Official Copies | As detailed in this Report in Paragraphs 1-2 above.
for Title No

K156418

Local None supplied there is a Search Insurance Policy in place.




Planning Permissions

The Borrower's solicitor has supplied a copy of the following
permission;

Date

Ref

Works

14.08.18 | F/TH/18/0875

Change of Use of first floor from
nightclub to a mixed office (Use Class
B1) and restaurant (Use Class A3 and
Ad) and arts venue (Use Class D1) at
Franks Nightclub

NB: The Borrower has confirmed in
respect of the conditions attached:
The tenant expects to complete their
works including satisfying all planning
conditions by mid July.

NB: There is no separate planning permission for the residential use
as the Seller has confirmed that this is authorised by way of long

user.

Valuation

The valuation notes the following permissions:

Jllhrcnu

Date Decision | Proposal

|
|

02/05/19

Water

Connections:

L ]

Mains: Yes

Surface: No - NB: The Borrower has confirmed that the
surface water is connected and business stream have been
charging for surface water drainage as per an invoice

supplied.
Foul: Yes

A public sewer is revealed within the boundaries of the Property:
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NB: The Borrower has confirmed that it is not known Iif this is
historic, however they have advised there have been no problems
for their tenants during ownership.

29/04/19

Environmental

¢ No significant contaminant linkage has been identified and
any liabilities from contaminated land are unlikely. No further
action is required.

e One or more environmental constraints have been identified
within 250m of the Property: Marine Conservation Zones,
Sites of Special Scientific Interest, Ramsar Sites, Special
Areas of Conservation and Special Protection Areas.

29/04/19

Ground Report

No action identified.

01/05M19

SIMR

No issues to report.

01/05/19

Chancel

The Property is located within the boundary of a district within a
parish which continues to have a potential chancel repair liability.

NB: The Transfer in 2016 was for value and there are no notices
revealed on the title and therefore no further action is considered
necessary provided that the Borrower's solicitors Priority Search is
clear before completion in respect of notices to register chancel
liability..

Company

Name: GE Bowra Group Ltd
Active: Yes
Directors:
e (George Edward Alan Bowra
e Joanne Manning
Shareholders:




S,_lm,reha[d;'ng 7 £ 19000 ORDINARY shares held as at the date of this refurn
21646 shares transferred on 2015.04-30
Nanie; C.E. BOWRA

Shareholding 2 : 9360 ORDINARY shares held as at the date of ihls retusn

Newne: CE& GEA BOWRA AS TRUSTEES MD BOWRA SETTLEMENT
Shcreholding 3 50000 ORDINARY shares held as al the date of this return

Name: CE&GFEA BOWRA AS TRUSTEES C E BOWRA SETTLEMENT
Shoreholdings ;7213 ORDINARY shares held o at the date of this return

Name: CHRISTOPHIER EDWARD GORDON BOWRA

Sharcholding s : 7214 ORDINARY shates held as at the date o7 this retirn

Name: GEORGE EDWARD ALAN BOWRA

Sharcholding 6 + 7213 ORDINARY shares held us at the date of this return
Name: WILLIAM GEORGE TYLER BOWRA
PSC:

Christopher Edward Bowra

George Edward Alan Bowra

Purpose: Buying and Sefling of Own Real Estate
Charges:

There are various charges revealed but none relate to the Property
or contain floating charges save as fisted below:;

Date Lender Removed on completion?

30.11.18 | Octane Property The Borrower's solicitor has
Finance Limited T/a | confirmed that this will be
Octane Capital removed from Companies
House on completion.
16.03.16 | Skipton Building Flat 7 Balmoral Mansions —
Society Contains a floating charge —
a Letter of Consent and Non
Crystallisation will be
supplied on the morning of

completion.
26.05.16 | Aldermore A Letter of Consent to the
and Proplend Legal Moitgage
09.10.15 and Non Crystaliisation will

be supplied by Aldermore on
the morning of completion
addressed to Proplend
Security Limited, we have
Stpplied you with the agreed

wording.
Expires | Bankruptcy Clear
13/06/19 + (George Edward Alan Bowra
-GB * Joanne Irene Manning
14/06/19- »  Christopher Edward Bowra
JMECB
Expires: | Priority In favour of Proplend Security Ltd
08/07/19

NB: There is.an application to register a Lease of the ground floor
unit ("Muir Lease’) which was lodged for registration on 08.01.18,
however, the Land Regisiry is not yet in a position to approve or
complete it. The registration of the Legal Mortgage to Proplend
will not therefore be completed until this application has gone
through.

Three letters have been supplied by the Tenant’s solicitor addressed
to enact, Proplend and the Borrower's soficitor confirming:




We eonfiors vy 2ot For Misdntor Maetin Muir and Carsl Ann Santh and Bave applied o0 thair behat!
1 register 3 base of the pround foor restaveant. The Land Ropitey fave 164d us they am fiow
ponsidaring bamiaey Tease appboations but would oot el uswhien & woakd be pompletpd. We are
disad by e Landiord that there 5.4 requdstion on oo application bet the Land fiegistey will not
disciose dotads,

We ursdertake to dealvith any roquisition zaed by the Land Begistry sipesditoushy and to o
opatate with them fo complets this registration. We shall sdvise the Landiord of all progesss

Yours Raithlilly

Mackeaze Diloa

02/05/19 | Lender Clear — Marsden Duncan solicitors- against the bank details in
Exchange undertaking
Check
23/04/19 | SRA Check Clear
OTHER
Insurance
(a) Buiidings Insurance
Broker: Cotters Insurance
Insurer: 50% JRP Underwriting Ltd on behalf of Ergo Versicherung AG UK &

50% Lloyds of London via Tasker & Partners Ltd
Property: Multi Leisure Centre, Ethelbert Crescent, Margate, Kent
CTY9 2EA
Building Declared Value: £6,600,000
Buildings Day One uplift: £7,590.000
Reinstatement Value: £6,000,000

Insured: GE Bowra Group Lid
Policy No:. B1033MC0953008
Period: 05/05/19 to 04/05/20

Loss of Rent: £312,438

Index Linked; To be dealt with by the Borrower.

A letter dated 23.05.19 from Cotters Insurance confirms that the interested party is:
Proplend Security Limited. An Addendum to Certificate confirms that as from
23.05.19 the foilowing clause is added: “it is hereby noted and agreed we note the
interast of Proplend Security Limited.

NB: Interest to be noted on the actual schedule: To be dealt with by the
Borrower.

{b) Terrorism Insurance

Broker: Cotters insurance

Insurer: 33.3333%Atrium Underwriters Limited for and on behalf of Lloyd's
Syndicate AUW 0609
66.6667% AXIS Speciality Europe SE (London branch)

Property: Multi Leisure Centre, Ethelbert Crescent, Margate, Kent

Building Sum Insured: To be dealt with by the Borrower.

Reinstatement Value: £6,000,000

Insured: GE Bowra Group Limited
Policy No: TAD297849
Period: 05/05/19 to 05/05/2020

Loss of Rent: £348,462 - 36 mths cover confirmed in email dated 28.05 from broker
Index Linked: Confirmed in in email dated 28.05 from broker

Limit: Reinstatement basis

Building Value: £6,600,000

Interest Noted: To be dealt with by the Borrower.



NB: The Borrower’s solicitor hias confirmed that the policy covers both the commercial
and residential elements.

Fire Risk Assessment (“FRA”) /Asbestos Report (“AR”)/Access Audit
(“AA”)Energy Performance Certificate {“EPC")

161241 | EPC Commercial
D92 expires 15.12,2021_Multi Leisure Centre.

Residentiai

1-E80
2-C77
3-De4
4-C70
5-D&9
6-C70
7-E47
8-C76
9-E49
10-E39

NB: In respect of Flats 11 & 12 you have confirmed agreement
for these EPC's not to.be provided as the Seller has confirmed:
These flats are sold off on long leasehold and the EPC's will
only be required if they assign the lease or rent the flats out.
This will be the responsibility of the leaseholders.

Valid FRA Block of 12 general needs flats with a flat roof. On the ground
between and 1st floors there are retail units, these are not coverad by

021017 16 this report. There is one ground floor entrance with a lift to all
01/10/2020 floors. Flats lead off through |lobby doors with flats on the 2nd

floor and above.

Cliftonville Court Valid between 02/10/17 to 01/10/2020

There are various recomimendations made, which the
Borrower'’s soffcitor has confirmed that these have been
complied with.

Commercial Units

You have confirmed that you do not require confirmation that
these are in place as thé Seller has confirmed: These are the
responsibility of the occupiers of the building.

The valuer notes:

We assume that a Fire Risk Assessment has been prepared
by each of the tenants as appropriate.

23.0217 AR Cliftonville Court- Communal areas — 5 storey block dated
23.02.17

We have sent a copy of this Report to the valuer and he has
concluded by email of 29.05.19 that :

"Our valuations assume that there is no asbestos on site or
asbestos refated issues, which would aftract a significant cost,




this would clearly have to be quantified in respect of this latter
buifding project, before commencement of such works.
Otherwise, the contents of the Asbestos Re-Inspection Survey
Report do not give us cause fo amend our previously reported
valuation figures.”

NB: The “building project” referred to in the valuer's response is
the erection of an additional storey to Clifton Court, to enable a
self-contained three-bedroom penthouse flat.

There are various recommendations made, which the
Borrower's solicitor has confirmed have been complied with.

Commercial Units.

You have confirmed that it is agreed that AR do not need to be
supplied for the Commercial Units as the Seller has confirmed
that these are the responsibility of the leaseholders. However,
fhey have also confirmed that we know that there is.no
asbestos present as all units have had substantial refits in the
last 8 yrs.

! AA You have confirmed that you do not require confirmation that
these are in place as the Seller has confirmed: These shoufd
be undertaken by the occupiers, however they know that the
restaurant and bowling alley are compliant.

Premises The Seller has confirmed that they have requested copies of
Licences the Licences for the x3 licensed premises ~ Restaurant, Hub
Office and Bowling Alley. The Borrower has confirmed that
they know they are licensed but they await copies from the
tenants,

NB: The Borrower will forward copies post completion in
respect of Seaco, Denton and Muir occupations.

The Borrower's solicitor has also suppiied copies of the following documents:

{a) Fire Detection and Alarm System Inspection and Servicing Report -
Cliftonville Court Flats — Ref: RH/2017/8 dated 09.05.17 — Next inspection
due in 12 mths

(b) Electrical installation Condition Report: Cliftonville Court dated 14/10/15 —
Communal Lighting

{c) Electrical Installation Condition Report — Cains Amusements — inspected on
21.06.16 — Salisfactory — Further inspection to be completed and tested by
21.06.19

{d) 20.01.15 Emergency Lighting Verification Declaration — Cliftonville Court —
recommend to retest after 12 mths

Identification Documents — Directors
Copies of the following have been supplied:
» (George Edward Alan Bowra
» Passport expirgs: 2025
e Driving Licence expires: 2021
» Council Tax Bill dated: 2019/20
« Joanne Irene Manning
» Passport expires: 2026
» Driving Licence expires: 15.06.2028
« NatWest Staiement dated 04/19

Valuation — Material Matters




{a) Cliftonville Leisure Complex and
(b) Cliftonville Court residential flats

Cliffonville Court Flats: x6 storey height with x3 flats each on
the upper four floors, served by a common ground floor
entrance lobby, stairs, landings, a [ift and refuse shute fo a
commercial bin accessed from the communal service yard of
the complex as a whole.

Early 1960s on the site of the former Victorian Cliftonville
| Hotel, which was demolished in 1952 following a fire.

1 £116,544 pa — Valuation
NB: enact have calculated these to be: £116,634 pa as set out

| 2. Denton £64,324 pa

3. Godden £6,000 pa

4. Muir £30,000 pa (9mth rent free period from 02.10.18)
Total £116,154

Flus

Residential Rents
12 x£40pa = £480

Grand Total: £116,634

= Occupied by x4 independent leisure operators and the
reversionary interest in x12 flats,

» There is a vacant area in shell condition:

The Landlord has control of the area of the property
which was surrendered by Denton Investments Lid,
following the grant of their new Jease in September
:2018. This portion of the building, which has an advised
floor area of 528.2 m* (5,683 ft2) was originally arranged
to provide 12 bowling lanes, although the Tenant had
subsequently reconfigured the space to accommodate
American Pool Tables, a snooker hall, associated
changing rooms/toilets, a furniture store and a disabled
access. Denton Investments Limited are in the process
of returning this area to a ‘shell finish’ and the space is
being marketed to let.

» Five-storey block of 15 self-contained residential flats.
The Borrowers have submitted a planning application to
demolish the buildings in the south-eastern part of the
complex, which had originally provided a further 12
tenpin bowling fanes for Bugsy's and latterly used for
American Pool tables and a snooker hall, and in its
place erect a five-storey block of 15 self-contained
residential fiats, the mutually agreed delayed
determination date for the Councii's decision being 30
May 2018.

Part of the site, which is riow operating as ‘Cains Amusements’
was originally occupied by a petrol filling station, which closed
in February 1987, with the area subsequently redeveloped as a
retail unit. We have assumed that all necessary remediation
works were undertaken, given the potentially contaminative
nature of the previous use.




NB: The Environmental Search confirms: No significant
contaminant linkage has been identified and any liabilities from
contaminated land are unlikely.

Freehold subject to:

x4 Commercial Leases
1. Denton Investments _
T/A as Bugsy’s Tenpin Bowling & Sports Bar

2. James Godden
Cains Amusements

3. Muir& Smith
Establishment of a new restaurant, T/A ‘Rendezvous’

4. Seaco Ltd
Faith In Strangers

X12 Residential Leases
NB: We have summatised the material terms of these leases in
the aitached Schedule together with the substation lease,

The valuer notes that x10 of the flat leases expire in 2164 and
X2 expire in 2074.

1. An application has been submitted by G E Bowra Group Ltd
for the demolition of part of the building to facilitate the erection
of Newgate Court, a five-storey block of 15 self-contained two
and three-bedroom flats. The application is due to be
determined by 30/05/19 and, if granted, this redevelopment
option will be pursued, in preference to letting thecommercial
unit.

2, Planning consent has been obtained for the development of
2 x3 bed penthouse flat by adding an additional storey to
Cliftonville Court,

NB: Not inspected, works are due to be undertaken to the
exterior but this is pending a decision by the residents.
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