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ADDRESSEE 
 

Mr Brian Bartaby, Proplend Security Ltd., 15 Little Green, Richmond TW9 1QH.  
 

SPECIAL INSTRUCTIONS & ASSUMPTIONS 

 
This Valuation is prepared in accordance with written instructions from Method and the RICS Valuation - 

Global Standards effective from 31
st
 January 2022 incorporating the International Valuation Standards 

and the RICS Valuation – Global Standards UK National Supplement 2018 (RICS Red Book Global), for 

the purpose of establishing the Bricks & Mortar Market Value; Market Value subject to special 

assumptions; Market Rental Value & Reinstatement Cost of the property. (Appendix 1 - Copy 

instruction letter/McCartneys LLP terms)   

 

PURPOSE OF VALUATION 
 

This valuation is carried out in order to establish the value of the property for secured lending.  

 

CONFLICT OF INTEREST 
 

The valuer named in this report confirms that he has no conflict of interest and gives an impartial opinion 

on the value of the property named in this report and further confirms that he has relevant local 

experience to comment on the class of property detailed in this report.  The valuer named in this report 

has had no previous material involvement with this property. 

 

The Valuer and this report also conforms to the RICS Valuation - Global Standards (As defined by the 

RICS Red Book Global). Details of this guidance is available on request.   

 

BASIS OF VALUATION AND DEFINITION (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 arms-length transaction, after proper marketing and where the 

parties had each acted knowledgeably, prudently and without compulsion (As defined by the RICS Red 

Book Global). 

 

SOURCES, EXTENTS AND NON-DISCLOSURE OF INFORMATION 
 

The valuation has been carried out with reference to information provided to me by the applicant, together 

with details of sales of comparable properties.  

 

DATE AND EXTENT OF VALUATION 

 
Tuesday 28

th
 June 2022.  An internal and external inspection was made of the property, together with a 

visual inspection of the land and boundaries.  No structural survey was undertaken.  

 

VALUER’S NAME & QUALIFICATIONS 

 
Mr. Michael Rupert Edwards MRICS FNAEA FCIOB 

Consultant of McCartneys LLP, Chartered Surveyors, 54 High Street, Kington, Herefordshire HR5 3BJ 

 

I, Mr. Michael Rupert Edwards, am a Member of the Royal Institution of Chartered Surveyors (RICS) 

Building Surveyors Division; Member of Barclays Commercial Valuation Panel; Fellow of the National 

Association of Estate Agents; Fellow of the Chartered Institute of Building; Member of the RICS Valuer 

Registration Scheme – no. 0095839. 
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I have the relevant experience and knowledge of valuing the type of property concerned and I am an 

“external valuer” (As defined by the RICS Red Book Global). 

 

VALUATION BY AN EXTERNAL VALUER 

 

This report and valuation has been made in accordance with the RICS Valuation - Global Standards (As 

defined by the RICS Red Book Global). The valuation has been carried out by a valuer who conforms to 

these requirements.   

 

The freehold property was valued on 28
th
 June 2022 by an external valuer, Mr. M. R. Edwards (RICS 

Registered Valuer 95839) of McCartneys LLP, Chartered Surveyors.  This valuation has been carried out 

in accordance with the requirements detailed in the RICS Valuation - Global Standards (As defined by the 

RICS Red Book Global). The valuation of the property was on the basis of market value, subject to the 

following assumptions: 

 

1) That the property would be sold freehold, subject to tenancy, in its existing condition.  

 

The valuer’s opinion of market value was primarily derived using comparable recent market transactions 

on arm’s length terms.   

 

BY WHOM INSPECTED 
 

M R Edwards (RICS Registered Valuer – 95839) 

MRICS FNAEA FCIOB  
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VALUATION  REPORT 
 

DATE INSPECTED 

 

Tuesday 28
th
 June 2022.  

 

BRIEF DESCRIPTION & LOCATION 

 

567/569 and 577 Bearwood Road, are retail premises in a prominent location in the town centre of 

Smethwick, which is in the north western suburbs of Birmingham, approximately three miles from the 

city centre.  Bearwood Road is the prominent retail street.   

 

The M5 and M6 motorways are conveniently located, being approx. three miles.   

 

The two properties are self-contained retail premises, which form part of the purpose built Smethwick 

shopping centre, considered to have been constructed in about 1955.   

 

567/569 Bearwood Road is occupied by Poundland Ltd., and 577 Bearwood Road is occupied by Card 

Factory.   

 

CONSTRUCTION 

 

The properties are of conventional construction.  The buildings are two storey and have external cavity 

walls, with a brickwork finish.  Where inspection was possible, the roof had a felt covering.   

 

The ground floors are of solid construction, and first floors are suspended concrete construction.  

 

PLANS, PHOTOGRAPHS, TITLES & GRID REFERENCE 
 

The plans in the appendices of this report are for identification purposes only.  Photographs are included. 

(Appendix 2)  

 

I confirm that Title nos. MM9440 (567/569 Bearwood Rd – same Title no.) and WM927134 (577 

Bearwood Road) are in accordance with the properties valued in this report.   

 

The Grid reference is SP022863.  

 

ACCOMMODATION 

 

The accommodation briefly comprises:  (all sizes are approximate) 

 

567/569 Bearwood Rd: Ground floor: Retail premises 

 First floor: Landing/stores; storeroom; kitchen/staff room; office; ladies’ 

  WC and gents’ WC. 

  The Net Internal Area (NIA) extends to 535 sq m (5,756 sq 

ft)  

 

577 Bearwood Rd: Ground floor: Retail premises 

 First floor: Landing; storage; ladies’ WC and gents’ WC.  

  The NIA extends to 139.6 sq m (1,502 sq ft)  
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CONDITION 

 

A Building Survey has not been undertaken, as this is outside the scope of this report.  No major 

structural defects were identified.  The general condition of the premises, taking into account general 

wear and tear, is considered to be in reasonable order.   

 

SERVICES 
 

Mains water, electricity and drainage are connected.   

 

567/569 Bearwood Road has air conditioning to the ground floor retail premises.   

 

577 Bearwood Road has an electric convection heater over the entrance door.  

 

OUTSIDE 
 

The properties have no specific outside amenity space or parking included within the curtilage, but there 

is a public car park at the rear of the shopping centre, which is conveniently located, with access through 

Bearwood Road, adjacent to 567/569 Bearwood Road. 

 

TENANCY & TENURE 

 
The tenure of the property is believed to be freehold.  The properties are currently let on commercial 

leases, a summary of which is set out below.   

 

567/569 Bearwood Road: 

Tenant Poundland Ltd 

Lease commenced 22.08.2012 

Term 10 year lease 

Rent £100,000 per annum  

Rent review 22.08.2017 

Repairs Full repairing and insuring lease, with decoration every five years 

 

The applicant advised me that the current Landlords are in the process of negotiating a new lease with the 

existing tenant, Poundland Ltd. These negotiations are ongoing.  At the date of this report, I have been 

advised that the maximum offer for the new rent from the tenant is £40,000 pa. Therefore, the Market 

Value in this report, is now based upon this figure. 

 

577 Bearwood Road: 

Tenant Sports Swift Ltd T/A Card Factory  

Lease commenced 30.08.2017 

Term Five year lease from 08.11.2018 

Rent £28,500 per annum 

Expiring on 07.11.2022 

Repairs Full repairing and insuring lease, with decoration every five years. + 

 

This lease is nearing the end of its term, expiring on 08.11.2022.  I draw to your attention the comments 

made above.    

 

USE & PLANNING CONSENTS 
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The use classification is Class E retail.  There are no current Local Authority planning enforcement 

notices affecting the property.  

 

RATEABLE VALUE 

567/569 Bearwood Road  

569 Bearwood Road was removed from the Rating List on 10.10.2012.  There is currently no registration 

on the Government website for this property.  

 

577 Bearwood Road  

The Rateable Value is £24,750.   

 

ENERGY PERFORMANCE CERTIFICATE 

 

567/569 Bearwood Road is EPC Rating C.  Certificate dated 02.04.2015.  

 

577 Bearwood Road is EPC Rating C.  Certificate dated 02.04.2015.  

 

ENVIRONMENTAL CONSIDERATIONS/CONTAMINATED LAND 

 

Initial and cursory investigations indicate that no contaminated land or contaminated material is present 

either on or in the property. 

 

From the Environment Agency Flood Mapping System, the premises are not shown to be in a flood zone 

area. 

 

There was no evidence of any Japanese Knotweed or other invasive species found within the curtilage of 

the site during the site inspection.   

 

RADON GAS 
 

The area is considered to be a low Radon gas area, where less than 1% of properties are affected.  

 

HAZARDOUS & DELETERIOUS MATERIALS 

 

From my site inspection, there was no evidence of hazardous or deleterious materials having been used in 

the structure of the premises.  

 

EQUALITIES ACT 2010 
 

The premises are considered to comply with this legislation.  

 

FIRE SAFETY 
 

Hard wired fire precaution fitments were noted during my inspection.  

 

REGISTRATION/LICENCES 

 

No registration/licences are required for the current use of the building.  

 

 

HIGH VOLTAGE ELECTRICAL APPARATUS 
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There is no high voltage overhead electrical apparatus in close proximity to the property, or 

telecommunications base station masts.  

 

ARCHAEOLOGICAL REMAINS 
 

I have not consulted the Historic Environmental Records (HER) relating to the subject property and in 

preparing this valuation I have assumed there are no archaeological remains on, under or near the land 

which could adversely affect the values reported. If the Client requires more information, it should 

appoint a suitably qualified party to investigate and report. 

 

MINERAL WORKINGS 

The property is not located in a coal mining area.  There are no open quarrying operations in close 

proximity to the site.  

 

VOID RUNNING COSTS 

The owner is responsible for the void running costs of the building, including payment of business rates, 

building insurance, standing charges for services, etc.  The owner is also responsible for general property 

maintenance. 

 

METHODOLOGY 

 

I have used the investment method to derive what I believe to be a fair and reasonable market value.   

 

I have researched and analysed the following recent sales of retail premises in the area.  

 

571 Bearwood Road, Smethwick B66 4BH 

1554 sq ft of retail premises.  Let to Lloyds Pharmacy.  Built 1955. 

Sold 18.03.22 for £380,000 (£244.53 per sq ft)   NIY 7.22% 

 

608 Bearwood Road, Smethwick B66 4BW 
972 sq ft of retail premises.  Built 1922.  8.34% 

Sold 08.12.21 for £162,000 (£166.67 per sq ft) Auction sale. 

 

602 Bearwood Road, Smethwick B66 4BW 
1895 sq ft of retail premises.  Built 1960. NIY 9% 

Sold 08.12.21 for £153,000 (£80.74 per sq ft) Auction sale.  

 

606 Bearwood Road, Smethwick B66 4BW 

795 sq ft of retail premises.  Built 1929. 

Sold 08.12.21 for £146,000 (£183.65 per sq ft) NIY 8% Auction sale 

 

In analysing the above, and based upon the current position regarding existing leasehold interests, as set 

out in this report, and also based upon my knowledge and experience, I believe that the following 

assessment of the values of each property to be fair and reasonable.   

 

567/569 Bearwood Rd: NIY 11% = multiplier 13.33 x £40,000 = £533,200 (say £530,000) 

 

577 Bearwood Rd: NIY 9.5% = multiplier 10.52 x £28,500 = £299,820 (Say £300,000)  

 

Please note that this is what I believe to be fair and reasonable current market values, taking into account 

the current passing rents and terms of the leases.  As previously stated, I believe that, upon completion of 
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the lease renewal negotiations, that this matter should be referred back to me for re-consideration, as the 

market values may have to be reconsidered, depending upon the lease terms agreed.   

 

In relation to a market value with vacant possession, I would consider that this is likely to be 10%/15% 

lower, taking into account the time to attract a tenant.   

 

Market Rental Value 

 

I have researched and studied the following recent lettings of retail premises in the area. 

 

578 Bearwood Rd, Smethwick B66 4BW 
839 sq ft of retail premises.   

Let on new one year lease in January 2022 for £15,000 per annum (£25.95 per sq ft)  

 

596 Bearwood Rd, Smethwick B66 4BW 

1013 sq ft of retail premises. 

Let on new 10 year lease in November 2021 for £15,000 per annum (£14.80 per sq ft)  

 

624 Bearwood Rd, Smethwick B66 4BW 
764 sq ft of retail premises. 

Let on new one year lease in November 2021 for £18,000 per annum (£23.56 per sq ft)  

 

In analysing the above, it is important to note that the length of leases have had a significant impact on the 

market rental value.   

 

In relation to the subject properties, based upon the current passing rents, these equate to: 

 

567/569 Bearwood Rd = £17.37 per sq ft 

 

577 Bearwood Rd = £18.97 per sq ft  

 

Taking into consideration the size of the units, the current passing rent for 577 Bearwood Road is in line 

with the current passing rents from the comparable evidence.   

 

Considering the size of 567/569 Bearwood Road, and having analysed the comparables above, this rental 

figure is considered to be higher than current rental values in the area.   

 

SWOT ANALYSIS 
 

Strengths: Prominent high street location, with National retail tenants.  

 

Weaknesses: None specific, other than a downturn in the property market.   

 

Opportunities: The existing use of the property as retail premises is considered to be the most 

beneficial to maximise market sales and market rental values.  

 

Threats: The ongoing negotiations with Poundland Ltd., regarding renegotiation of the lease 

may result in a reduction in market value, dependent upon the terms agreed for the 

new lease, if a rent reduction is agreed.  

 

 

SECURITY 
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I am of the opinion that the subject properties provide suitable security and that the buildings have an 

economic life of at least 25 years, providing that regular, planned maintenance is undertaken.   

 

SALEABILITY/LETTABILITY 
 

I would consider a five month period to complete a sale.  

 

Due to the sizes of the units and more restricted market for operators seeking larger units, I would advise 

lettability as follows: 

 

567/569 Bearwood Road:  Six months 

577 Bearwood Road: Three months.  

 

MARKETABILITY 
 

The market demand for premises in this area for investment purposes or letting is considered to be fair.  

This demand is likely to remain static in the near future.   

 

HOPE, MARRIAGE OR SPECIAL PURCHASER VALUES 

 

No Hope, Marriage or Special Purchaser Value has been taken into consideration when calculating the 

value of the property concerned. 
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VALUATION 

 
This Valuation is provided for the stated purpose of the sole use of my client.  This Report is confidential 

to my client and I accept no responsibility whatsoever to any other party.  Neither the whole nor part of 

this Valuation may be included in any published document, circular or statement nor published in any 

way without my written approval of the form and context in which it may appear. 

 

This Valuation is not suitable for property sales subject to a limited marketing period or other such 

restrictions or other uses nor should it be used by third parties without the consent of this office. 

 

Any matters arising, which contradict this report and these assumptions or are otherwise likely to affect 

the value, should be referred back for reconsideration. 

 

Market Values 

 

After giving due consideration to this matter, based upon the present condition of the properties and 

current market trends, I am of the opinion that reasonable Market Values, freehold and subject to 

tenancy, would be: 

 

567/569 Bearwood Road: 

Market Value: £530,000 (five hundred & thirty thousand pounds)  
 

Market Value with special assumption of 180 day restricted marketing period: 

£530,000 (five hundred & thirty thousand pounds) 

 

Market Value with special assumption of 90 day restricted marketing period: 

£480,000 (four hundred & eighty thousand pounds) 

 

577 Bearwood Road: 

Market Value: £300,000 (three hundred thousand pounds)  

 

Market Value with special assumption of 180 day restricted marketing period: 

£300,000 (three hundred thousand pounds) 

 

Market Value with special assumption of 90 day restricted marketing period: 

£270,000 (two hundred & seventy thousand pounds) 

 

Current Market Rental Values (passing rents): 

 

567/569 Bearwood Road: 

£100,000 (one hundred thousand pounds) per annum 

 

577 Bearwood Road: 

£28,500 (twenty eight thousand, five pounds) per annum 

 

Building Insurance Valuations 

 

I would recommend Building Insurance Valuations of the subject properties, to include demolition, site 

clearance, rebuilding costs and professional fees, in the sums of: 

 

567/569 Bearwood Road:  

£850,000 (eight hundred & fifty thousand pounds) 
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577 Bearwood Road: 

£270,000 (two hundred & seventy thousand pounds)  
 

Signed  

 

 

 

  

 

 M R Edwards  MRICS FNAEA FCIOB 

 For and on behalf of McCartneys LLP 

Signed  

 G R Wall   Dip AFM   Dip Surv   MRICS   MBIAC   MNAVA   FAAV   FLAAV 

 For and on behalf of McCartneys LLP 

 

DATED THIS 01
st
  DAY OF SEPTEMBER 2022 

 

 

 

APPENDICES 
 

Appendix 1 Copy of instructions/terms 

Appendix 2 Plans for identification purposes only and photographs 

Appendix 3 General remarks/reservations 

Appendix 4 Valuation definitions 
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 54 High Street 

 Kington 

 Herefordshire 

 HR5 3BJ 

 Tel:  01544 230316     Fax:  01544 230860 

 E mail:  avril@mccartneys.co.uk 

 

Proplend Security Ltd Our ref : MRE/RAL/20 

15 Little Green 16
th
 June 2022 

Richmond 

TW9 1QH 

                               

 

Dear Sirs 

 

Re: Terms of Engagement - 21154 

 567/569 Bearwood Road & 577 Bearwood Road, Smethwick B66 4BH 

 Applicant: Mr Salam Rahim, ASR Premier Properties 

 
Thank you for your instructions to provide a written Report and Valuation for the above properties. I 

confirm Terms of Engagement as follows: 

 

1 Identification of the client 
 

 I confirm that the Report and Valuation will be produced for the benefit of the client. 

 

2 The purpose of the valuation 
 

 This Valuation is carried out in order to establish the value of the property for secured lending.   

 

3 The subject of the valuation 
 

 I have been instructed to undertake a valuation of the above property.  

 

4 The interest to be valued 
 

 I have been instructed to value the above property freehold and subject to tenancy.  

 

5 The type of property  
 

 I have been instructed to value the above property, which is retail.   

 

6 The basis of value  

 

 (Market Value) 
 

 I have been instructed to ascertain the market value of the above property, as defined by The RICS 

Valuation - Global Standards effective from 31
st
 January 2022 incorporating the International 

Valuation Standards and the RICS Valuation – Global Standards UK National Supplement 2018 

(RICS Red Book Global). 

 

 

mailto:kington@mccartneys.co.uk
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 “The estimated amount for which an asset or liability should exchange on the date of valuation 

between a willing buyer and a willing seller in an arms length transaction after proper marketing 

wherein the parties had each acted knowledgeably, prudently and without compulsion” (As defined 

by RICS Red Book Global Standards). 

 

         (Market Rent)  

 

 “The estimated amount for which a property, or a space within a property should lease (let) on the 

date of valuation between a willing Lessor and a willing Lessee, on appropriate lease terms in an 

arms length transaction after proper marketing wherein the parties had acted knowledgeably, 

prudently and without compulsion”, as defined by the RICS Valuation (As defined by RICS Red 

Book Global Standards). 

 

7 Date of valuation 
 

 I confirm that the date of valuation will be 28
th
 June 2022.    

 

8 Disclosure of material involvement 
 

 The valuer named in this report confirms that he has relevant local experience to comment 

on the class of property detailed in this report.  

   

9 Status of the Valuer 
 

 M R Edwards MRICS FNAEA FCIOB 

 McCartneys LLP, 54 High Street, Kington, Herefordshire. HR5 3BJ. 

 Telephone number: 01544 230316 

 

 M. R. Edwards is a member of McCartneys Limited Liability Partnership and has over 30 years’    

experience in valuing agricultural, residential and commercial property within Wales and the West 

Midlands 

 

 M. R. Edwards was appointed a RICS Registered Valuer in July 2011– Membership No: 95839. 

 

 The freehold property was valued on 28
th
 June 2022, by an external valuer, M. R. Edwards, of 

McCartneys LLP, Chartered Surveyors. The valuation has been carried out in accordance with the 

requirements of the RICS Valuation (As defined by RICS Red Book Global Standards).The 

valuation of the property was on the basis of Market Value, subject to the following assumptions: 

 

a. That the property would be sold with vacant possession in its existing condition. 

 

 The opinion of the valuer of market value was derived using comparable recent market research. 

  

10 Currency to be adopted 
 

  I confirm the valuation of the above property will be in pounds sterling.  
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11 Special instructions and assumptions 
 

 This valuation is carried out in accordance with written instructions from the above, a copy of 

which is attached, and the RICS Valuation (As defined by RICS Red Book Global Standards). 

 The special instructions and assumptions are as per your standard instructions. 

 
 Assumptions and caveats 
 

a. The Title Deeds have not been inspected.  It is assumed that the property, and its value, is 

unaffected by any matters which will be revealed by local searches and replies to the usual 

enquiries, or by any statutory notice, and neither the property nor its condition, its use or its 

intended us is or will be unlawful. 

 

b. A structural survey of the buildings or residential property has not been carried out nor has any 

woodwork or other parts of the property which are covered, unexposed or inaccessible been 

inspected and such parts will be assumed to be in good repair and condition in keeping with the 

rest of the property.  The report does not purport to express an opinion about or to advise upon the 

condition of the un-inspected parts and should not be taken as making any implied representation 

or statement about such parts. 

 
b. We have not investigated the presence of contamination. 

 

d. Reports should be considered in their entirety and should only be used within the context of the 

instructions under which they are prepared. 

 

Any matters arising, which contradict this report and these assumptions, or are otherwise likely to 

affect the value, should be referred for reconsideration. 

 

12 The extent of the valuer’s inspection and investigations 
 

 An internal inspection will be made of the property, together with a visual inspection of the grounds 

and boundaries.  No structural survey will be undertaken.   

 

 Limited visual inspection will be made of environmental issues.  

 

 The valuer will inspect leases, management agreements, entitlement statements and any other 

documentation that is provided to him for his inspection of the property.  

 

13 The nature and source of the information to be relied upon 
 

 The valuer will rely on the information provided to him by Barclays Bank Plc and the owner of the 

property, together with sales and details of comparable properties.   

 

 Title deeds etc will not be inspected unless specifically requested to do so.  

 

 The valuer reserves the right to alter and amend the valuation report, should the client provide 

further information after the report has been published.  

 

14 Consent on restriction and publication of report and exclusion of liability  

 

 This valuation is carried out for the sole purposes of the addressee.  It may not be used for any other 

purposes, nor is any responsibility accepted to any third party. 
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 No part of this valuation may be used or published without the written consent of the under named 

valuer. 

 

15 Confirmation of valuation to be undertaken in accordance with RICS Standards  

 

 The valuer confirms that this report and valuation will comply with the RICS Valuation (As defined 

by RICS Red Book Global Standards). 

 

16 Professional Indemnity Insurance 

 

 I confirm that McCartneys has PI of £6,500,000 million for each and every claim 

 

17 Fee 
 

 The valuer confirms that the fee will be charged as agreed with Method. 

 

18 Complaints Procedure/Compliance  
 

 The RICS Code of Conduct, (or firm), requires that members have a procedure for handling 

complaints.  McCartneys LLP has a written complaints procedure and any complaints against a 

partner or members of staff should be directed to the appointed person, who is Mrs. Dawn Hulland, 

Company Secretary, The Ox Pasture, Overton Road, Ludlow, Shropshire. SY8 4AA Tel: 01584 

872251. 

 

 This report complies with the RICS Valuation (As defined by RICS Red Book Global 

Standards).and this report may be subject to monitoring under the Royal Institution of Chartered 

Surveyors conduct and disciplinary regulations.  

 

Please inform the valuer immediately if any of the above Terms of Engagement are incorrect.  

 

Yours faithfully 

 

 

 

 

 

 

M R EDWARDS  MRICS 

For and on behalf of McCartneys LLP 
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APPENDIX  2 :  Plans for identification purposes only & photographs 
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APPENDIX  3 : General Remarks / Reservations 

 

 1 COMPLIANCE WITH VALUATION GUIDELINES: 
  Valuations are prepared in accordance the RICS Valuation - Global Standards effective from 31

st
 

January 2022 incorporating the International Valuation Standards and the RICS Valuation – 

Global Standards UK National Supplement 2018 (RICS Red Book Global). 

 

 2 INFORMATION: 
  All information supplied by the Client, the Client’s staff and professional advisers, local 

authorities, other bodies, is accepted as being correct. 

 

 3 TENURE: 
  Title Deeds are not inspected (unless specifically stated) and, unless we are informed to the 

contrary, it is assumed that a property is free of any onerous covenants, easements, other 

restrictions or liabilities, including mortgages, grants and capital allowances which may affect the 

value. 

 

 4 LEASES: 
  i.  Leases are inspected, where available, in order to ascertain the effect on the valuation of the 

various lease covenants.  The Valuer does not comment on the legal implications of the lease.  

The Client should consult their legal advisers with regard to such matters. 

 

  ii.  Tenants' status is investigated only where considered necessary and so stated in the lease. 

 

 5 PLANS: 
  Any plans supplied are for identification purposes only, unless otherwise stated. The reproduction 

of Ordnance Survey sheets has been sanctioned by the Controller of Her Majesty’s Stationery 

Office, Crown Copyright reserved. 

 

 6 SITE AREAS: 
  Site areas are calculated from the Ordnance Survey and not from a physical site survey and are 

approximate. 

 

 7 FLOOR AREA & DIMENSIONS: 
  Floor areas are approximate.  Areas quoted are calculated in accordance with the Code of 

Measuring Practice, sixth edition, produced by The Royal Institution of Chartered Surveyors.  

The core definitions being: 

 

  Gross External Area (GEA)  This is the area of a building measured externally at each floor 

level.  It includes perimeter wall thickness and external projections, areas occupied by internal 

walls and partitions, columns, piers, chimney breasts, stairwells, lift wells and internal balconies.  

It excludes open balconies, open fire escapes, open sided covered ways and minor canopies and 

open vehicle parking areas. 

 

  Gross Internal Area (GIA)  This is the area of a building measured to the internal face of the 

perimeter wails at each floor level.  It includes areas occupied by internal walls and partitions, 

columns, piers, chimney breasts, stairwells, lift wells and pavement vaults.  It excludes perimeter 

wall thickness and external projections, external opening sided balconies, covered ways, fire 

escapes and minor canopies. 
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  Net Internal Area (NIA)  This is the usable area within a building, measured to the internal face 

of the perimeter walls at each floor level.  It includes face of the perimeter walls at each floor 

level.  It includes entrance halls, kitchen and cleaners’ cupboards, accessed from usable areas.  It 

excludes toilets, toilet lobbies, bathrooms, lift rooms, plant rooms, tank rooms, stairwells, lift 

wells and corridors and other circulation areas where they are used in common with other 

occupiers. 

 

  Copies of the exact definitions can be supplied to Clients if requested. 

 

 8 GROUND CONDITION: 
  i.  Soil stability, mining and geological reports are not undertaken by us or inspected. 

 

  ii.  Unless we are instructed to the contrary, we assume that the ground and any adjoining or 

nearby areas are not contaminated, that there are no dangerous materials in the vicinity and that it 

is capable of development without the need for abnormal costs on foundations and services. 

 

 9 CONDITION OF BUILDINGS: 
  The Valuer will have regard to the apparent state of repair and condition of the property but will 

not carry out a building survey nor inspect those parts of the property which are covered, 

unexposed or in accessible.  Such parts will be assumed to be in good repair and condition.  The 

Valuer will not be under a duty to arrange for the testing of electrical, heating plant or other 

services. 

 

  We do not arrange for any investigation to be carried out to determine whether or not high 

alumina cement concrete, calcium chloride additive or any other deleterious material has been 

used in the construction. 

 

10 ENQUIRIES: Enquiries of local authorities and statutory undertakers are made verbally.  Local 

searches are not undertaken.  No responsibility is accepted for any inaccurate information 

provided. 

 

11 PLANNING & BUILDING REGULATIONS 

  i.  It is assumed that the subject properties are in accordance with valid Planning Consents and 

Building Regulation Approvals. 

 

  ii.  It is also assumed that, unless stated otherwise, Planning Consents do not contain restrictions 

that would adversely affect the value. 

 

  iii.  It is further assumed, unless otherwise stated, that there are no statutory or other notices in 

connection with the property and its uses.  

 

12 HIGHWAYS: It is assumed, unless otherwise stated, that the subject property has direct access 

from a publicly maintained highway. 

 

13 PLANT, MACHINERY, FIXTURES & FITTINGS: 
  Unless otherwise specified, all items normally associated with the valuation of land and buildings 

are included in our valuations and reinstatement costs.  A list of those items included and 

excluded can be made available on request. 

 

  Unless otherwise stated, no allowance is made for the cost of remedying any damage caused by 

the removal from the premises of items of plant, machinery, fixtures and fittings. 
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14 REINSTATEMENT COST FOR INSURANCE: As defined in the report. 

 

15 VAT, TAXATION & COSTS OF ACQUISITION & REALISATION: 
  No allowance has been made for liability for taxation upon disposal, nor costs of realisation.  

 

16 DEFECTIVE PREMISES ACT 1972: 
  Obligations or liabilities or any rights thereunder are not reflected in valuations unless actually 

stated. 

 

17 ENVIRONMENTAL ISSUES: 
  I have not arranged for any investigation to be carried out to determine whether or not any 

deleterious or hazardous material has been used in the construction of this property or has since 

been incorporated and I am therefore unable to report that the property is free from risk in this 

respect.  

 

  For the purpose of this Valuation I have assumed that such an investigation would not disclose 

the presence of any such material in any adverse condition.   

 

  No evidence suggests that there is any contaminated land or contaminated material present either 

on or in the property, and as such, the property is assumed to be free from any such contaminants. 

 

  The National Radiological Protection Board has identified the area in which the property is 

situated as one in which, in more than one percent of the dwellings, the level of Radon gas 

entering the property is such that remedial action is recommended.  The owners are advised to 

seek further advice on this from their Local Authority. 

 

  I have not carried out or commissioned a site investigation or geographical or geophysical survey 

and can therefore give no assurances, opinion or guarantee that the ground has sufficient load 

bearing strength to support the existing structures or any other structure or structures which may 

be erected upon it.  I can also give no assurance, opinion or guarantees that there are no 

underground mineral or other workings within the site or its vicinity, nor that there is any fault or 

disability underground. 

 

  Asbestos - This report excludes detailed inspection and assessment of materials that may contain 

asbestos.  Although a general reference to this material may have been referred to, we cannot 

confirm whether or not this building is constructed of other asbestos based materials, which may 

be visible, inaccessible or concealed.  You are advised to obtain a specialist report, giving details 

of asbestos based products, which may be present in the building. 

 

  Asbestos is considered to be a hazardous material that should only be removed and disposed of by 

an approved contractor. 

 

  Full details of regulations regarding asbestos and asbestos based products can be obtained from 

the Environmental Health Department of the Local Authority. 

   

  Electro Magnetic Radiation - There is current concern regarding the carcinogenic affects of 

electro magnetic radiation from power lines, sub stations and electricity meters (where the latter 

are in close contact with living or sleeping areas).  The Surveyor has no specific knowledge 

regarding these concerns and cannot comment on them in detail but the occupiers of the dwelling 

should be aware of the possibilities in the event that it may influence prospective purchasers in 

their purchase of the property. 
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  Stachybotrys Chartarum - Stachybotrys Chartarum is a mould that grows on various building 

materials.  This can cause health problems for humans and major structural decay in buildings, if 

left untreated.  No detailed investigations or tests have been made for this mould, as this is 

outside the scope of this report and we are unable to confirm whether or not this is present in the 

subject property.  If you require any further information, you are advised to contact the 

Environmental Health Office. 

 

  Disability Discrimination Act 2004 – The scope of the report provided excludes any reference to 

the above Act.  You are advised to make enquiries with the Local Authority regarding any works 

which may be required to comply with this legislation. 

 

  Insulation/roof ventilation – If additional insulation is provided, it is essential that adequate 

ventilation of the roof void is maintained.  Ventilation should be provided at eaves level, together 

with high level ventilation.  A build up of stagnant air can lead to atmospheric conditions, suitable 

for dry rot to germinate. You are therefore recommended to obtain a costing from a competent 

building contractor for providing adequate ventilation. 

 

18 TOTAL VALUATION: 
  Where this is provided it is the aggregate of the value of each individual property and it assumes 

that each property is marketed singly over an appropriate marketing period. 

 

  However, if the properties were to be sold as a single lot, then it is likely that the realisation price 

would be less than the total valuation. 

 

  This reservation does not apply to valuations made for taxation purposes. 

 

19 MARKET CONDITIONS: 
  Valuations may be relied upon for the stated purpose as at the given valuation date. 

 

  However, the property market is constantly changing and values can fall as well as rise.  

Reasonably, therefore, the valuation should only be considered valid for a period of two months 

after the date of valuation. 

 

20 VALUATION & REPORTS: 
  This Valuation is provided for the stated purpose and for the sole use of the Client.  This Report is 

confidential to the client and McCartneys LLP accept no responsibility whatsoever to any other 

party.  Neither the whole nor part of this Valuation may be included in any Published Document, 

Circular or Statement nor published in any way without my written approval of the form and 

context in which it may appear. 

 

  This Valuation is not suitable for Forced Sale or other uses nor should it be used by third parties 

without consent of this office. 

 

  Reports should be considered in their entirety and should only be used within the context of the 

instructions under which they are prepared. 

 

  Any matters arising, which contradict this Report and these assumptions or are otherwise likely to 

affect the value, should be referred back for reconsideration. 
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21 COMPLAINTS PROCEDURE: 
  The RICS Code of Conduct, Regulation 2.4, requires that members have a procedure for handling 

complaints.  McCartneys LLP have a written complaints procedure and any complaints against a 

Partner or member of staff should be directed to the appointed person, The Company Secretary, 

The Ox Pasture, Overton Road, Ludlow, Shropshire - Tel:  01584 872251. 

 

22 JURISDICTION: 
  In the event of any dispute arising in connection with a Valuation, unless agreed otherwise in 

writing, McCartneys LLP, the Client and any third party using this Valuation, will submit to the 

jurisdiction of the British Courts only.  This will apply wherever the property or the client is 

located, or the advice is provided. 

 

23  LIMITATION OF LIABILITY 

 
 i Subject as provided below so far as permissible by law our aggregate liability to you for any loss 

or damage caused by our negligence or breach of contract shall be as stated in McCartneys 

LLP PI Insurance Certificate. 
 

 ii We shall not accept any indirect or consequential loss such as damages, compensation, costs, 

expenses, losses, loss of profits or any other liabilities of a similar nature. 

 

 iii No liability shall be excluded in respect of death or personal injury. 

 

 iv If any provision relating to limitation of liability is declared void, voidable, illegal or otherwise 

unenforceable, the remaining provisions shall remain in full force and effect. 

 

24 INDEMNITY INSURANCE: 

 

  We hereby confirm that McCartneys LLP hold a Professional Indemnity Insurance to the amount 

of £6,500,000 (six million and five hundred thousand pounds) in each event. 

 

25 VALUATION UNCERTAINTY:  

 
This valuation has been prepared in a period of market uncertainty.  The RICS Valuation 

Standards (GN5) requires that, where valuation uncertainty could have a material effect on the 

valuation, the Valuer must draw this to the client's attention. 

 

 The current turmoil and uncertainty in the world's financial markets has resulted in commercial 

and residential properties selling in much reduced quantities with virtually no market activity in 

some areas.  Many vendors are choosing not to go to the market until conditions improve.  Many 

purchasers are choosing not to buy now in the expectation that market conditions will continue to 

deteriorate and they will be able to purchase more favourably in the future.  Other transactions are 

failing due to the current difficulty in funding acquisitions.  

 

 In view of this lack of market activity and resulting lack of market evidence, the client should 

note that it is not possible to value properties with as high a degree of certainty as would be the 

case in a more stable market, with a good level of market evidence and, thus, the valuation figures 

provided must be read with this in mind. 
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APPENDIX  4 : Valuation Definitions 

 

MARKET VALUE (MV) 

 

The estimated amount for which an asset  or liability should exchange, on the date of valuation, between a 

willing buyer and a willing seller, in an arm’s length transaction, after proper marketing wherein the 

parties had each acted knowledgeably, prudently and without compulsion.  (As defined by the RICS Red 

Book Global) 

 

MARKET RENT (MR) 
 

The estimated amount for which a property, or space within a property, should lease (let) on the date of 

valuation between a willing lessor and a willing lessee on appropriate lease terms in an arm’s length 

transaction after proper marketing wherein the parties had acted knowledgeably, prudently and without 

compulsion. As defined in RICS Valuation - Global Standards effective from 31
st
 January 2022 (As 

defined by the RICS Red Book Global). 

 

REBUILDING/REINSTATEMENT COSTS 

 

The house rebuilding/reinstatement cost as outlined in this report refers to the cost of demolishing and 

clearing away the existing structure and rebuilding it to its existing design in modern materials, using 

modern techniques, to a standard equal to the existing property and in accordance with current building 

regulations and other statutory requirements. 

 

Allowance has been made for replacing foundations and for temporarily making safe the damaged 

structure.  In the case of attached houses allowance has been made for half the cost of replacing party 

walls and for the cost of protecting adjoining structures. 

 

Allowance has been made of professional fees payable in connection with the rebuilding of the property. 

 

No allowance has been made for credits for salvaged materials. 

 

No allowance has been made for inflation during the currency of the policy or in any subsequent period 

before rebuilding is completed. 

 

No allowance has been made for water and sewerage infrastructure charges that are not applicable to one-

for-one rebuilding as envisaged. 

 

VALUE ADDED TAX 
 

The basis of reinstatement cost assessment is the cost of totally rebuilding the insured property. The 

current VAT regulations state that the construction of new buildings, or complete rebuilding using part or 

all of the foundations of an existing building, is zero rated. VAT is not therefore applicable to total 

rebuilding of dwellings and is not included in the house reinstatement cost assessment. 

 

As VAT has to be paid on professional fees this element has been included. 

 

Regard should be had to the ABI/BCIS House Rebuilding Cost Index. 

 

 

 

 

 


