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Valuation Summary

The Avon Inn
Avon Dassett
Southam
Warwickshire
CV47 2AS
Report Date 27th May 2017
DESCRIPTION
The Avon Inn is a stone and brick built Public House located in Avon Dassett, Southam. This village is
located in Warwickshire and with reference to the 2011 census had a population of 210 residents at that
point. Over 100 of these residents are aged over 18. The village is made up of privately owned residential
property together with a Catholic Church, a deconsecrated Church of England Church and a Village
Reading Room that accommodates a mobile Post Office for four hours on a Tuesday.
The Avon Inn public house is currently owned by Mr & Mrs Chick but is closed and not trading. The
property is freehold and currently on the market for £425,000. Avon Dassett Community Benefit Society
Limited have had an offer accepted on the property at £370,000
The Avon Inn served the residents of Avon Dassett for many years before it closed for business. The
property is detached being constructed in the main of stone and brick under a pitched roof with tile
covering. A single storey extension to the rear has a flat roof with felt covering. The property stands to the
centre of the village at the heart of Avon Dassett. A driveway to the side of the property opens out into a
good sized car park with parking for about 10 vehicles. A garden laid mainly to lawn is located to the side of
the property.
VALUATION
Values are summarised here for convenience but must not be relied upon without reading the full report
and establishing the observations and assumptions upon which they are based. Please note that it is our
understanding that this property is registered for VAT and as such VAT will be payable in addition
to any purchase price agreed.

Market Value of the Empty Property having regard to Trading Potential and
subject to Special Assumptions ("Market Value - Closed - in Default")
Reinstatement Insurance Value

VALUATION
£325,000
£700,000

Note: To maintain brevity in the main report, standard clauses concerning assumptions, recommendations,
limitations and statements are included in Appendix A. Where relevant, a reference is included in the main
report.
Report Date 27th May 2017
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INSTRUCTIONS

1.1

Instructions - Details

(i) Our instructions were received from Trevor Gill of Avon Dassett Community Benefit Society Limited by
email dated 9th May 2017. The instruction is confirmed by despatch of this Valuation which can be treated
as a draft for amendment if the client considers it does not comply with the issued instructions.
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(ii) Copies of the relevant correspondence are attached as Appendix 1. A copy of MJD HUGHES Ltd
Standard Conditions of Engagement is attached as Appendix C. These Conditions apply unless amended
by the instructions correspondence - except for 2.2 - Measurement procedure, which applies in all
circumstances.
(iii) Our instructions are to prepare a valuation. This report is not a structural survey.
1.2

Purpose of Valuation & Effective Date

The property is valued as at today's date.
1.3

Bases of Valuation

The basis of valuation - as specified in the letter of Instructions are interpreted to accord with our Valuation
definitions as stated in Appendix B:Market Value of the Empty Property having regard to Trading Potential and subject to Special
Assumptions ("Market Value - Closed - in Default")
Reinstatement - Estimate for Insurance Purposes
To assess the full value of the property when trading we would advise that future reports comment on the
following additional two interpretations.
Market Value as a Fully Equipped Operational Entity having regard to Trading Potential ("Market Value Trading")
Market Value as a Fully Equipped Operational Entity having regard to Trading Potential - but subject to
Special Assumptions ("Market Value - Trading - in Default")
As the property is not currently trading and has been closed for a period of time this report cannot advise
on the operational entity of the property but only comment on assumptions for the fair maintainable trade
that the business could achieve. The above interpretations of value can only be commented upon when the
business is trading.
Avon Dassett Community Benefit Society Limited plan to derive income from the pub on a tied tenancy
style agreement. A tenant will operate the pub and pay a rent for the private accommodation, trade
accommodation, and purchase wet products from the Society. From this method of operation the property
should be valued using the following investment interpretation:
Market Value of a Fully Equipped Operational Entity having regard to trading potential, let as a trading
investment ("Market Value - trading investment")
As with the two interpretations above this report cannot advise on the level of investment income
achievable at this point but only comment on what would be a sustainable income for any operator and
from this the rent and other income achievable for any future owner of the property. The above
interpretation of value can only be commented upon when the business is trading.
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GENERAL INFORMATION

2.1

Client: Avon Dassett Community Benefit Society Limited

2.2

Valuer, Qualifications & Status (Also see appendix A:8)

MICHAEL HUGHES FNAEA FNAEACOM FBII DipCPA
Fellow National Association of Estate Agents
Fellow National Association of Estate Agents Commercial
Fellow British Institute of Innkeeping
Diploma in Commercial Property Agency
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Michael is the Director and owner of MJD HUGHES Ltd a company specialising in Business and
Commercial Property. He has over 30 years’ experience in the licensed trade and with commercial
property. His experience ranges from the physical operation of a variety of outlets (single bar units to
multiple bar operations over multiple site locations) to the estate management of property from acquisition,
drawing up heads of terms for lease agreements and recruitment of tenants, property valuation, and the
sale of property. Michael also has a depth of knowledge in professional services including business rate
appraisal, rent appraisal and review negotiation, and fixtures and fittings inventory valuation and report
preparation for sale.
2.3

Date of Inspection

Friday 12th May 2017
2.4

Sources of information

In arriving at our valuation we have relied upon information provided by the following (where relevant):Email correspondence, telephone conversations and personal meeting with Trevor and Michelle
Gill from Avon Dassett Community Benefit Society Limited
Information contained within the various appendices of this report
Information found on the following websites:
https://www.avondassettcommunitybenefitsociety.co.uk
http://www.avondassettparishcouncil.com
Sight of a private valuation report prepared for a member of the Society in October 2016
The Valuation Office website for rating information.
The property was inspected on Friday 12th May 2017
Weather conditions were dry with sunny spells
3

THE PROPERTY

The Avon Inn
Avon Dassett
Southam
Warwickshire
CV47 2AS
4

LOCATION & COMMUNICATIONS

The Avon Inn is located to the centre of the village of Avon Dassett, Southam. The village is about 4 miles
east of Kineton and 7 miles north of Banbury. The village is located adjacent to Avon Dassett Road which
leads to the B4100 giving easy access to the national motorway network via the M40. Road communication
is therefore very good. The nearest train station is at Banbury and only a limited bus service provides a
daily service to Banbury and weekly service to Leamington Spa. Public transport can only be described as
below average.
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DESCRIPTION OF THE PROPERTY (Also see Appendix A:1)

5.1
General
The Avon Inn is a stone and brick built Public House located in Avon Dassett, Southam. The village is
located in Warwickshire and with reference to the 2011 census had a population of 210 residents at that
point. Over 100 of these residents are aged over 18. The village is made up of privately owned residential
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property together with a Catholic Church, a deconsecrated Church of England Church and a village reading
room that accommodates a mobile Post Office for four hours on a Tuesday.
The Avon Inn public house is currently owned by Mr & Mrs Chick but is closed and not trading. The
property is freehold and currently on the market for £425,000. Avon Dassett Community Benefit Society
Limited have had an offer accepted on the property at £370,000.
5.2
Construction
The Avon Inn served the residents of Avon Dassett for many years before it closed for business. The
property is detached being constructed in the main of stone and brick under a pitched roof with tile
covering. A single storey extension to the rear has a flat roof with felt covering. The property stands to the
centre of the village at the heart of Avon Dassett. A driveway to the side of the property opens out into a
good sized car park with parking for about 10 vehicles. A garden laid mainly to lawn is located to the side of
the property.
5.3
Dimensions
In our description, measurements and dimensions are approximate. The Valuer has not able to enter the
property due to the owners of the property not being available at short notice. No accurate measurements
of the building, internally or externally or of the site were taken during the external inspection. Approximate
or estimated measurements are provided for guidance or identification purposes only.
5.4
Accommodation
Ground Floor
A mainly open plan trade area. The trade area is L-shaped and provides a MAIN BAR (about 49m2) with
flag stone and wood flooring, together with a DINING AREA (about 41m2) with wood board flooring. A
central BAR SERVERY allowing service to all trade areas. We are advised the property is furnished with
traditional bar fixtures, fittings and effects/
The Ladies and Gentlemens TOILET FACILITES are located adjacent to the MAIN BAR.
The COMMERCIAL KITCHEN is to the rear of the BAR SERVERY.
Two store rooms are to the rear of the BAR SERVERY and COMMERCIAL KITCHEN. The hatch for the
BEER CELLAR is in the store to the rear of the BAR SERVERY.
First Floor
The private accommodation is located to the upper floors. The accommodation to the first floor briefly
consists of 3 bedrooms (1 ensuite) , kitchen, bathroom and lounge. Stairs to the second floor
Second Floor
Two further bedrooms together with a landing complete the 5 bedroom private accommodation
With reference to the Energy Performance Certificate the overall workable floor space in the building is
300m2
5.5
Outside
A driveway to the side of the property gives access to a CAR PARK with parking for about 10 vehicles to
the rear (about 250m2). To the front the building opens out onto a paved seating area with low rise
perimeter wall. A garden is to the right hand side of the building with seating and is laid mainly to lawn
The total plot size is about 1,200m2
5.6
Parking
Car Parking is on the CAR PARK with additional parking possibly available to the road at the front of the
property
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SERVICES & SECURITY

6.1

Water - Mains

6.2

Electricity - Mains

6.3

Drainage – Mains

6.4

Gas – LPG

6.5

Central Heating - LPG

6.6

Burglar Alarm – Not in evidence

6.7

Fire Alarm – Not in evidence

We have assumed that service installations are in satisfactory working condition. No tests have been
conducted or commissioned.
This property was owned and operated by Enterprise Inns until it was sold to the present owners in October
2015. A full legal pack will have been produced for the property when it was sold by Enterprise Inns. The
reports and legal documents contained in that pack should still be available and should be requested by the
purchasers prior to exchange of contracts
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OVERALL CONDITION (Also see Appendices A:2, A:3)

7.1
Internal
We were unable to do an internal inspection of the property. From details in the sales particulars it would
appear to be in reasonable condition.
7.2
External
From an informal inspection the exterior appears to be in good condition but in need of routine
maintenance. An indication as to condition of the exterior of the property can be seen in the photographs in
appendix 4 of this report.
7.3
Overall
Overall the property appears to be in good condition. We consider the building should have a useful
economic life of at least 20 years provided a routine maintenance schedule is introduced and this schedule
continues to maintain the property to a reasonable standard.
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FIXTURES & FITTINGS (Also see Appendix A:5)

8.1
Included Equipment
The property has furnishings and equipment to the trade area. These items are mentioned in the sales
particulars and there is no contradictory information in the memorandum of sale issued by the Agent
(details of both are contained in Appendix 3). These fixtures and fittings including the EPOS till system
should therefore form part of the contract of sale
8.2
Excluded Equipment
The Brewers beer raising equipment is excluded from this valuation. This equipment however should form
part of the Society negotiations with the supplier of the draught products for re-sale. Cellar cooling
equipment however is normally owned by the property so this should be checked before exchange of
contracts.
8.3
Trading Stock
Although no internal inspection was made we understand no stock is in evidence at the property. All wet
and dry stock in trade, returnable containers, bar glassware, fuel and sundries are excluded from our
valuation.
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COMPLIANCE MATTERS
Prior to the exchange of contracts on any future purchase of this property we would advise that the
following assessments and reports are completed to a level that satisfies current statutory requirements.
This information should have been made available to the current owners by Enterprise Inns when they
bought the property in October 2015. This documentation may now be out of date and cannot be relied
upon. Updated reports should be requested prior to exchange of contracts.
9.1

Fire Safety (Also see Appendices A:3.5, A:9)

9.2

Disability Discrimination (Also see Appendices A:3.2, A:9)

9.3
Environmental Health, Safety & Hygiene (Also see Appendices A:2, A:3.6, A:9)
As the property has been closed the general level of cleanliness in all areas, including the exterior, will be
below what is required under current statutory health and safety requirements and for a commercial
operation.
9.4

Asbestos Risk Assessment (see Appendices A:3.3, A:9)

9.5
Contamination (see Appendices A:3.1 and A9)
The property is located in a village environment. On our inspection we did not notice, nor was brought to
our attention, any likely areas of contamination that would adversely affect the property. It would be the
responsibility of any future purchaser to satisfy any doubts as to whether a further report is necessary.
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PLANS

10.1

Maps and Site Plans - See Appendix 2:
(i)

Location Map – This is supplied for guidance purposes only, and is not to scale.

10.2
Boundaries
The boundaries to the property appear to be adequately defined. We have not checked upon ownership
and responsibilities for maintenance of boundaries, and such matters should be checked by a suitably
qualified Lawyer.
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LOCAL AUTHORITY & RATEABLE VALUE
The Avon Inn , Avon Dassett, Southam Warwickshire CV47 2AS
Business Rateable Value : (2017 valuation) £23,000

Projected rates payable from 1st April 2017 is £6,430. This includes small business relief together with a
40% reduction in business rates believed to be applied to this property but not transitional relief. It would
therefore be advisable to confirm this figure with the VOA and Local Council
This property had 5 appeals to the 2010 business rates revaluation bringing the rates down from £34,500 to
£32,000
The methodology used by the Valuation Office Agency (VOA) in preparation of rateable value for a public
house is based upon historic trade levels to assess a fair maintainable trade for the property. The current
rateable value together with historic values indicates a history of low trading income.
Fair maintainable trade (FMT) should always reflect what a reasonably efficient operator can achieve in a
business. From our experience, observations and investigations relating to the rateable value for public
houses, the Valuation Office Agency (VOA) have a robust methodology based upon the high number of
similar properties they have in their records. That said they tend to look at the ‘maximum’ FMT a business
can achieve rather than a true analysis of the turnover and costs of a business. The FMT discussed later in
this report analyses this operational system and process.
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PREMISES LICENCE (Also see Appendix A:3.4)
We have not had sight of this licence and due to the period of time that this property has been closed the
group should speak to the licensing department at the local council to see if the licence is current. If the
licence is revoked this will need to be applied for prior to exchange of contracts. We would also advise that
if at all possible the retaining of the licence should be a condition of sale to avoid having to re-licence the
property, which can be a long and complicated process. The licence should include permission for the
performance of live music, the playing of recorded music and dancing and the provision of entertainment
facilities including making music (e.g. karaoke).
13
TOWN PLANNING (Also see Appendix A:4
We are advised during our discussions with members of The Avon Inn Community Benefit Society Limited
of the following:
13.1

District Zoning/Designation
The Avon Inn lies within a conservation area.
The Avon Inn is not listed but it is registered as an Asset of Community Value (ACV)

13.2

Permitted Use
1: The present use of the property does not contravene planning regulations.
2: No enforcement action or proceedings currently affect the property.
3: No planning applications are currently being considered

13.3
Potential for Development and/or Alternative Use
The Avon Inn is currently closed and does not operate as a business. Details of the business plan
presented by the Society and contained within Appendix 3 of this report and show that the property has the
potential to open as a pub for trade and increase this level of trade over a period of time. Such an increase
will require a vision of the style of operation required.
The work required to bring the property up to a standard that will complement a sustainable operation will
need to be discussed with suitably qualified professionals before work starts. Any development proposals
should take into account the need for the costs of the work not to exceed a level that will fail to provide a
commercial return to the business.
It is our opinion that the best commercial use of this property is as a public house but to use the property to
its maximum potential with other commercial enterprises and as a benefit to the community. The associated
commercial enterprises may include a coffee shop, convenience store and possibly incorporating the Post
Office operated at the Village Reading Room for 4 hours on a Tuesday. The car park of the Avon Inn could
also be used to accommodate various health screening and blood donor vehicles. The only alternative to
the property having continued use as a public house is conversion to residential use. Due to the size,
layout, restrictions on the existing property, together with the statutory requirements associate with such a
conversion we do not believe this to be a commercially viable option at this point.
The above development proposals and assumptions of suitability for alternate use would be subject to
planning approval. The Planning Officer of the relevant local council should be contacted to approve or
otherwise all these points prior to their implementation.
14

TENURE & POSSESSION (Also see Appendix A:6)

14.1
Tenure
It is understood that the property is Freehold.
14.2
Third Party Rights & Restrictions
We were advised that the property is subject to a no third party right of way.
(Easements, Wayleaves, Rights of Way)
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14.3
Occupancy & Possession
The property is occupied but not trading and we value on the assumption that vacant possession would be
given without delay in the event of a sale. There was no evidence of other tenanted occupancy.
15

THE BUSINESS

15.1
Period of Occupation
The property is closed and empty.
15.2
Style of Trade
From details in the Business Plan provided by The Avon Dassett Community Benefit Society Limited, we
understand the future style of trade will be as a Public House concentrating on a food offer that will grow
over a period of time depending on the skill set of the tenant recruited. The building will also provide a
variety of other uses to compliment and assist the local community.
15.3
Trading Hours
Closed, but the group should consider future opening times that allow commercial viability to the operation
and also fulfil the needs of the community.
15.4
Competition
The group have explored the strengths, weaknesses, opportunities and threats of competition in and
around the area. The operational style of The Avon Inn in the future may involve multiple use so all types of
competition should be considered.
15.5
Management & Staffing
The group propose to operate The Avon Inn with a tenant.
16
ACCOUNTS & TRADING INFORMATION
No accounts or trading information have been provided. Details of the Business Plan for the operation of
The Avon Inn under tenancy can be found in Appendix 3 of this report
17

POTENTIAL & PERSONAL GOODWILL

17.1
Potential
Although we have no financial information to analyse the potential of the business at The Avon Inn , with
our experience of over 30 years in the licensed trade it is possible to see there is a sustainable business for
the pub.
For the business to be sustainable and encourage an experienced tenant to take over the running of the
operation, The Avon Inn will need to attract visitors not just from the village but from a catchment area
beyond. The layout of the trade area, together with the potential to use the outside areas can provide
confidence that the turnover can gradually be increased to a level that is sustainable. This will probably not
happen overnight however and could take a number of years.
The business at The Avon Inn will need to grow from a nil base to achievable net sales of about £6,000 a
week from all income streams with an overall gross profit of about 56%. Regular visits and use from locals
is paramount but to be attractive to potential customers having to use their car alcoholic sales will not be
able to make up all the sales. Food, teas, coffees and sweet snacks (cakes and biscuits) will therefore be
important to the business. This may well mean that the operation does not adhere to conventional pub
opening times. Morning coffee, a popular lunch menu and afternoon tea will not only be important to
turnover but also as a form of advertisement for the pub. Cyclists, walkers and lunch visitors can be
encouraged to return in the evenings if the correct offering is provided.
Even though the Society will entrust the operation of the Avon Inn to a tenant, they should ensure that the
offering for all the income streams is correct and costs are tightly controlled without reducing the targets for
good service. The Avon Inn has the potential to achieve a sustainable level of trade but the very best tenant
will have to be found.
The value of properties and businesses of this type is closely related to trading results and potential. In
view of the importance which the market for such properties attaches to trading figures actually achieved, in
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the event of a future change in the trading potential or actual level of business from that indicated by the
information and assumptions made herein (possibly as a result of the conduct of the trade by the tenant),
the value reported could vary and in the case of such a meteoric rise in turnover this may be beneficial to
the community. In such a case the ability to review the rent of the trade tenancy agreement needs to be
available to the Society
17.2

Personal Goodwill

Given that the business is closed and in need of refurbishment of the trade rooms, ancillary areas, and
fixtures, fittings and effects of the business there is no personal goodwill associated with the business
18

FAIR MAINTAINABLE TRADE

This Report relates to the current closed property and not to a fully equipped operational entity having
regard to trading potential. For this, we are required to assess the fair maintainable level of trade and
operating profit that can be achieved by a reasonably efficient operator, upon which a potential purchaser
would, in the opinion of the valuer, be likely to base an offer. We include this information therefore to
provide an example of what turnover can be expected, the gross profit that will need to be achieved, the
costs associated with such an operation and the profitability that can be expected for the tenant. Fair
maintainable operating profit is stated prior to deductions for depreciation, amortisation, loan interest and
other salaries (e.g. the tenant’s family who may not be shown on the accounts).
The assessment is on the basis of the tenant and family working full time in the business.
Estimated Maintainable Net Wet Sales
Gross profit percentage
Estimated Maintainable Net Food Sales
Gross profit percentage
Overall Gross Profit Percentage
Estimated Achievable Gross Profit
Less
Total Rent (£15K trade + £10.8K private)
Wages & National Insurance
Business Rates & Insurance
Services
Allowance for Sundry Costs
POTENTIAL EBDITA OPERATING PROFIT

£250,000
55%
£50,000
60%
56%
168,000
25,800
69,000
10,000
24,200
16,800
22,200

The foregoing is intended as a broad indication of achievable returns. These could vary considerably
dependent upon the economic climate, the input by the operators and other factors beyond their direct
control.
It is important to qualify the above. The business will be starting from below a nil base. That is to say work
will be required just to get the property prepared to begin to achieve the above figures. The need to recruit
a suitable tenant cannot be over emphasised. There may need a period where the cost of operation has to
be paid for by other means before a profit can be achieved. The period where the business achieves breakeven needs to be considered fully before recruitment. The correct tenant for this business therefore needs
to not only have entrepreneurial skills but also a very strong work ethic.
To illustrate this further, the above assessment works on a 55% gross profit for wet sales. This is not
commercially ideal for the operator as it leaves very little room for the tenant to build up a surplus for the
business should there be any protracted times of trading difficulty. The above assessment only provides an
income for the Society from wet volume sales of £112,500 rather than the £124,000 as outlined in the
Business Plan. This income also requires the tenant to be fully tied on all wet products which would include
beer, lager, cider, fab’s (flavoured alcoholic beverages), wines, spirits and all minerals. To achieve the
desired £124,000 income the wet gross profit would have to be reduced to 50.4% with the following effect
to sustainability that the following assessment illustrates.
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Estimated Maintainable Net Wet Sales
Gross profit percentage
Estimated Maintainable Net Food Sales
Gross profit percentage
Overall Gross Profit Percentage
Estimated Achievable Gross Profit
Less
Total Rent (£15K trade + £10.8K private)
Wages & National Insurance
Business Rates & Insurance
Services
Allowance for Sundry Costs
POTENTIAL EBDITA OPERATING PROFIT

£250,000
50.4%
£50,000
60%
52%
156,000
25,800
69,000
10,000
24,200
16,800
10,200

Taking the above assessment into consideration it is unlikely that a tenant and partner will see this as a
sustainable business for the efforts that they will have to put in.
Having discussed the matter at length with the Society, the Management Committee are aware that they
will need both professional and legal advice with the appointment of a tenant as it is imperative to appoint
an experienced and professional tenant who shares the Society’s vision and values. When they appointed
their solicitors they deliberately appointed someone who is very experienced in commercial transactions
and they will seek his advice and guidance in respect of the tenancy leases. The Society is also aware that
they are light in the area of knowledge in appointing a tenant and they will seek the appropriate
professional advice when undertaking this process. The Society has already asked me for details of any
services that I can provide to help in this process together with the costs involved. The Society are also
actively looking at other options for the professional support required to ensure that they receive balanced
and comprehensive professional help.
The first assessment showing an operating profit of £22,200 is still tight on achieving sustainability for a
tenant. An exceptional tenant may be able to add a further £15,000 to the operating profit over time but this
would still only bring the achievable operating profit to £37,700 and the Society would have a shortfall on
their income of £11,500.
However, this is not as bad for the Society as it seems. The shortfall in income also means that they are not
spending the money on stock. The net result on the tenant buying £124,000 worth of stock against
£112,500 worth of stock actually means that the Society has a shortfall in gross profit of only £821
A: Net wet turnover of £250,000 at 55%
Total rental income
£ 25,800
Total volume income
£112,500
Total volume cost
£107,142
Gross profit

£ 31,158

B: Net wet turnover of £250,000 at 50.4%
Total rental income
£ 25,800
Total volume income
£124,000
Total volume cost
£117,821
Gross profit

£ 31,979

Gross profit difference between A & B = £821
19

SPECIAL ASSUMPTIONS

Except for those referred to in our standard valuation definitions (see Appendix B), we have made no
special assumptions in reaching the conclusions of this report.
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RECENT TRANSACTIONS (within the last 3 years)
(Also see Appendix A:9)
Recent purchases of public houses, public houses under offer and public houses on the market.
 I have been verbally advised that the Red Lion at Northend Southam has recently been sold off an
asking price of £325,000. This could not be confirmed
 The Plough, The Fosse,Eathorpe CV33 9DQ SOLD off an asking price of £295,000
 Fox & Hen, Bascote Heath Southam CV47 2DN FULL & FINAL offers to be in by 5pm 19 th May
2017, off an asking price of £370,000
 The Roseycomb, Rugby Road, Coventry CV3 2AY currently on the market at an asking price of
£189,995
Details for the above properties can be found in Appendix 3 of this report.
21

COMMENT/RECOMMENDATION

21.1

Market Conditions

Our opinion of current market conditions and current and expected trends in respect of this type of property
is as follows:For the seven years to January 2008 the market in hotels, licensed and leisure premises was exceptionally
buoyant, with the peak of the cycle being reached in Spring 2007. Up to this point the major pub owning
companies in the UK had seen a sharp increase in their share value based upon the progressive increase
in rents that could be asked for, the high number of potential recruits for public houses, and the protection
of high beer volumes the fully tied substantive agreements gave to these companies. The acquisition of
more public houses to the estate of each Pub Company was therefore a method of sustaining this inflated
share price. The cost of borrowing money was below the return that their income could provide and so the
Pub Companies were able to out-bid each other and individual purchasers so increasing the market value
of many public houses. Following the banking collapse in 2008 and the nationalisation of the Royal Bank of
Scotland and Lloyds, the property market went into virtual freefall, and this trend continued for at least six
years to 2014 when values appeared to level out. It would seem that we may have reached the bottom of
the cycle, but there are presently no signs of a significant uplift, with few if any pressures which in the
foreseeable future are likely to cause an increase in value.
Pub Companies and most corporate purchasers have withdrawn from the market, and those funds which
were supporting the investment sector are no longer attracted to the hospitality industry. Pub Companies
and some Brewers have sold a significant number of their “bottom end” units and a large number of
licensed premises have closed, and this trend continues, albeit at a slightly reduced level. The The Avon
Inn is a perfect example of this.
Commercial lenders have reduced their loan to value lending criteria and have little appetite for the licensed
trades. These factors, and the ever-present adverse press reports on the hospitality industry have
constrained demand, and made sales difficult to achieve.
In the last eight years values of hotels and licensed premises have fallen by between 40% and 50%. At one
time there were, on some sites, reasonable prospects of alternative use, including in certain circumstances
redevelopment or change of use. That sector of the commercial property market is weak, and such
prospective purchasers in that sector are conservative in their assessment of value
In assessing the underlying value of licensed and leisure premises one must rely on their current viability
and longer term prospects when judged against the realistic potential of fair maintainable trade.
In arriving at our valuation we have endeavoured to reflect the present market condition, but clients should
be aware that values show no sign of improvement and there is still a risk that they may in the short to
medium term decline still further.
In addition to our comments as to the freehold market we are adding the following information relating to
the market for attracting tenants.

12
MJD HUGHES Ltd Registered in England & Wales No. 10385651 Registered Office: 2 Forest Farm Business Park, Fulford, York YO19 4RH
Email: info@mjdhughes.com Mobile 07960 117776 Telephone 01904 215241North West 0151 558 1351 Wales & West 01443 523261

The market for leasehold property has fallen from the market high of 2006 to a plateau that remains the
same in the number of applicants today as it did in 2008. For every 100 applicants for a tenanted property
in 2006 there is now 1. This is based upon our own data as a licensed property specialist and reflected in
the circulation of specialist trade journals such as the Publican and Morning Advertiser having to merge and
their combined readership falling from an estimated 70,000 in 2006 down to 11,000 by 2016.
There are many reasons for this reduction in candidates not wanting to enter the licensed trade, these
reasons include the increase in cost of adhering to the statutory requirements associated with operating a
business and in particular a food/drink business, the low level of available funding from Banks and other
finance houses to start up a business, and the unattractive working hours for an increasingly low level of
return. The level of rent that can be commanded has fallen to reflect the number of candidates looking to
take on licensed premises and also the profits that a tenant can expect to achieve from a business. Rents
relating to 15% of net turnover were normal in 2006 and this has now fallen to around 10% of net turnover.
21.2
Summary/Comments/General Remarks
The Avon Inn is presented to the market as a closed business. It cannot therefore be handed over as a
going concern.
As the property has been closed for a substantial period it will need to be cleaned to bring it up to an
acceptable standard and all the equipment tested to ensure it works and is safe to use. The pub does
provide a high degree of potential for initial trade and has a healthy level of interest from the local
community. There will be a period of uncertainty as to the trade performance for an initial period after the
opening and the tenant should be provided with assistance to constantly analyse trends in trade levels and
deal with operational shortcomings. The pub would provide an excellent facility for community groups,
meetings, and visitors to the village such as cyclists, walkers and motor car/motor cycle clubs. All these
groups should be encouraged to use the pub as often as possible.
From our projection as to the fair maintainable trade our valuation reflects the property and trade
level/potentials with a basic level of investment. Future investment into the property and business will need
to be carefully analysed to ensure the community group receive a return on the investment. If this does not
happen then the community must be prepared to receive no return for their investment.
The same process as outlined above is required to be undertaken when any future developments to the
business is analysed. Each development or refurbishment proposal must stand alone on its own to either
pay for itself by increased income, added value to the business, or as a cost that will provide no financial
benefit for the business and needs to be written off over a period of time.
The property in this report is valued as it currently stands as a closed public house with the potential to be
re-opened and operated as a multiple facility. It is important to understand that any repairs and
improvements to the property may not necessarily translate to an increase in value. The market values a
property such as The Avon Inn by the level of trade and profitability, together with any additional investment
potential rather than the bricks, mortar, fixtures, fittings and effects.
If this project is recognised as an Enterprise Investment Scheme by HMRC the tax breaks for members of
the Society may get swallowed up in having to invest back into the Society if profit levels fall during the
initial period of operation. Over time the property will require repairs and with a building this old this may be
substantial.
As mentioned earlier in this report the valuation provided here can only be based upon the property as a
closed business and with reference to its potential given an analysis of the fair maintainable trade of a
future operation. Given the Society’s method of deriving profit following the property purchase it is worth
noting that the potential investment income from the proposed private and trade accommodation, together
with the profit from wet volume sales to a tenant, would provide a yield of about 9.6% given our valuation.
This would fall to 8.3% yield based upon the Society’s offer price of £370,000 but this is still an acceptable
level for most private investors.
It is our understanding that the community will be looking to operate this pub with a tenant. We would
recommend that prior to deciding on a tenant a profile of the type of operation is written up and agreed with
the community. From this a tenant can be recruited who will follow the same vision as the community. The
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terms of any agreement must be sustainable. That is to say the tenant who takes on the lease must be able
to fulfil all of the conditions and still make the operation work for them.
The Management Committee are aware that they will need both professional and legal advice with the
appointment of a tenant as it is imperative to appoint an experienced and professional tenant who shares
the Society’s vision and values. Their solicitor is experienced in commercial transactions and they have
asked me for details of any services I can provide to help with the recruitment process together with the
costs involved. The Society are also actively looking at other options for the professional support required
to ensure that they receive balanced and comprehensive professional help.
When putting the agreement together we could advise that the terms are weighted on the side of the
community group. This allows the community to offer a concession should they need it whilst at the same
time protecting the groups interests.
The tenant should buy the fixtures and fittings at an agreed price prior to taking on the lease. This will
return capital to the Community Group for re-investment into the project. It is normal for tenants to be
required to keep the fixtures and fittings in good order and replace as needed. When the tenant leaves the
fixtures and fittings are then bought back by the Community Group at a value assessed on the day of
change-over, or more normally bought by the new tenant taking over the pub. An alternative to this is that
the F&F are rented to the tenant. The tenant is responsible for the F&F maintenance and if something is
broken/comes to the end of its natural life, it has to be replaced. In my experience however this system
does become a bit difficult to administer when a high value item needs replacing.
The lease should be fully repairing and insuring so that the Society does not find itself having to repair the
property if and when the tenant leaves. To ensure that the property remains in good condition the
community as landlords should undertake an annual property inspection (API) with a copy of the report
given to the tenant and a copy held by the community group. All repairs required following this report
should be completed by the party responsible (landlord or tenant) before the following API is undertaken.
The above summary outlines why the property is valued as it is in this Business Buyers Report, how to deal
with any added investment into the property, and the initial process of recruiting a tenant and what level
rent and lease conditions need to be agreed. In addition to this information the Society should make
themselves aware of the statutory responsibilities they will be taking on as owners of the property.
22

VALUATION METHODOLOGY & STATUS

This valuation has been made after having regard to evidence of 2 comparable market transactions, and 2
properties currently on the market, in support of general market analysis. (See Appendix A:7 - 12)
23

OTHER MATTERS

Legal Issues, Grants and Taxation, Liability, Disclosure, Complaints: See Appendices A:10 to A:15
It would be advisable to ensure that all legal matters are understood and the responsibilities of the Society
fully covered before exchanging contracts on the property
24

VALUATION

Based upon the information provided to us, and in accordance with the assumptions and conditions as
detailed in this report, we are of the opinion that the valuations as at today's date and as detailed at the
commencement of this report are as follows:VALUATION
Market Value of the Empty Property having regard to Trading Potential and £325,000
subject to Special Assumptions ("Market Value - Closed - in Default")
Reinstatement Insurance Value

£700,000

Please note that it is our understanding that this property in registered for VAT and as such VAT
will be payable in addition to any purchase price agreed
14
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We trust the foregoing opinions and valuations will satisfy your requirements, but should you require a more
detailed report on any particular aspect, please let us know.

Dated
27th May 2017

FNAEA FICBA FBII DipCPA

MJD HUGHES Ltd
Business & Commercial Property Specialists
2 Forest Farm Business Park
Fulford
York
YO19 4RH
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APPENDIX 1
Letter of Valuation Instructions
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APPENDIX 2
Location Maps, Plans, and Society information
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APPENDIX 3
Business Plan & Market Comparable Property
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For brevity and illustration only the front page of the business plan is included. The full plan can be
obtained from The Avon Dassett Community Benefit Society Limited
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APPENDIX 4
Photographs &Property Reports
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GENERAL APPENDIX A
Standard Assumptions, Recommendations, Limitations and Statements
1: THE BUILDING/S - RECENT ADDITIONS - RECOMMENDATION
It is recommended that legal advisers check on compliance with Planning and Building Control Regulations in respect of any recent
additions/changes. We have made no such checks.
2: CONDITION OF PROPERTY - LIMITATIONS
These observations are subject to the limitations detailed in our Conditions of Engagement.
We have not carried out a Building Survey, nor have we inspected those parts of the property which are covered, unexposed or inaccessible, and
such parts have been assumed to be in good repair and condition. We cannot express an opinion about or advise upon the condition of
uninspected parts and this report should not be taken as making any implied representation or statement about such parts.
3:

COMPLIANCE MATTERS

3.1: CONTAMINATED LAND - LIMITATIONS
We are not aware of the content of any environmental audit or other environmental investigation or soil survey which may have been carried out on
the property and which may draw attention to any contamination or the possibility of any such contamination. In undertaking our work, we have
been instructed to assume that no contaminative or potentially contaminative uses have ever been carried out in the property. We have not carried
out any investigation into past or present uses, either of the property or of any neighbouring land, to establish whether there is any potential for
contamination to the subject property from these uses or sites, and have therefore assumed that none exists.
However, should it be established subsequently that contamination exists at the property or on any neighbouring land, or that the premises have
been or are being put to a contaminative use, this might reduce the values now reported.
3.2: DISABILITY DISCRIMINATION ACT
We have not carried out or commissioned any investigations to determine whether or not the property complies with the requirements of the
Disability Discrimination Act 1995 and have made no allowance for any potential cost or compliance works. We make informal comment but we
are not qualified or registered Access Consultants. Operators are obliged to make reasonable adjustments to minimise impediments to provision of
their services to disabled people.
3.3: ASBESTOS & ANY OTHER HAZARDOUS OR DELETEROUS MATERIALS
Owners, occupiers or tenants of non-domestic premises have responsibilities to manage any risk concerning asbestos containing materials (ACMs)
on the premises (Control of Asbestos at work Regulations 2002).
We have not arranged for any investigation to be carried out to determine whether or not any deleterous or hazardous material or technique, (eg
high alumina cement, asbestos) were used in the construction of the property or have since been incorporated, and we are therefore unable to
report that the property is free from risk in this respect. For the purpose of this valuation we have assumed that such investigation would not
disclose the presence of any such material to any significant extent.
3.4: PREMISES LICENCE
We have made enquiries concerning any Premises Licence as indicated in the report. It is the responsibility of the owner or operator to be and/or
appoint Personal Licence holder/s for the business to be operated. We have made no enquiries concerning personal licence holders.
3.5: FIRE RISK ASSESSMENT
[Regulatory Reform (Fire Safety) Order 2005]
Owners, Occupiers or Tenants - “Responsible Persons” of business premises are required to make suitable and sufficient assessment of the risks
and to identify and action the fire precautions required to comply with the order.
We have not carried out or commissioned any fire risk assessment.
3.6: ENVIRONMENTAL HEALTH, SAFETY & HYGIENE
Businesses must have assessed their operations and made adequate provision for compliance. We have not carried out or commissioned any
Environmental Health, Food Safety or Hygiene assessments.
4:

TOWN PLANNING - ASSUMPTIONS
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Our report is issued strictly on the understanding that all work to the property and the use are fully authorised by valid planning consents in
accordance with the Town & Country Planning Legislation. In the event that subsequently it appears that planning consent has not been obtained
for any part or parts then this valuation should be referred back to us for reconsideration.
5: FIXTURES & FITTINGS - ASSUMPTIONS
We have assumed that the trade furniture, fixtures, fittings and effects (with the exception of the obvious personal and private items) would be
included in any sale and that all these are or will be owned outright by the Mortgagor or Applicant and not subject to any Lease, Hire Purchase or
Third Party Charge.
Any Brewers Beer raising and dispense equipment is specifically excluded from the Valuation.
6: TENURE & TITLE - GENERAL ASSUMPTIONS
This Appraisal is based on the assumption that good title can be shown and that the property is not subject to any unusual or especially onerous
restrictions, encumbrances or outgoings, that the property and its value are unaffected by any matters which would be revealed by a local search
and replies to the usual enquiries, or by any statutory notice, and that neither the property nor its condition or its use or its intended use is or will be
unlawful.
7: VALUATION METHODOLOGY
The property has been valued by the profits method relying on the trade information provided and using our knowledge of other comparable trading
accounts of similar styles of business.
The resulting valuations have been checked by reference to open market sales of comparable categories of property. Due to the confidential nature
of our business, we may be unable to quote full transaction details.
8: STATUS OF VALUER & P.I. INSURANCE
It is confirmed that neither the valuer nor MJD HUGHES LTD have any direct or indirect interest - financially or otherwise - in the property or any
loan transaction secured upon it. The Valuation has been prepared by us as independent Valuers and is not conditional upon the production of any
specific value or range of values.
It is confirmed that we have in place appropriate Professional Indemnity insurance in respect of this valuation.
9: RE-APPRAISAL
In the event that an assumption we have made proves to be wrong whereby the difference could have an effect on value, the valuation should be
referred back to us for reappraisal.
10: LEGAL ISSUES - LIMITATIONS
(i) No responsibility or liability is accepted for the true interpretation of the legal position of the client or other parties. Any interpretation of legal
documents and legal assumptions must be checked by the client with a suitably qualified lawyer if they are to be relied upon.
(ii) This report is carried out in accordance specifically with your instructions.
(iii) Any discrepancies revealed by the searches and verification should be referred back to us so that the valuation can be reviewed in the light
thereof.
11: GRANTS & TAXATION - ASSUMPTIONS
(i) We have not taken account of any grants or other subsidies which may have been received or may be available in respect of the property nor
any liability to repay such sums which may arise on disposal.

(ii) No allowance has been made in the valuation for Capital Gains Tax and VAT or any other taxation liability which may arise on the letting or
disposal of the property - actual or notional, nor for any costs of acquisition or disposal.
(iii) We have assumed that VAT will not be chargeable in addition on the interest valued. In the event of VAT being chargeable, the value reported
could vary and should be referred back to us for comment.
12: LIABILITY - LIMITATION
This Report and Valuation has been prepared for the stated purpose and for the sole use of the named client. The Valuer accepts responsibility to
the client alone that the Report has been prepared with the skill, care and diligence reasonably to be expected of a competent Valuer, and accepts
no responsibility whatsoever to any parties other than the client. Any such parties rely on the Report at their own risk.
13: DISCLOSURE - LIMITATION
Neither the whole nor any part of the Report nor any reference to it may be included in any published document, circular or statement or published
in any way, without the Valuer's written approval of the form and context in which it may appear
15: COMPLAINTS
MJD HUGHES Ltd has in place a Complaints Handling Procedure in compliance with the regulations of The National Federation of Property
Professionals. If you have a complaint please refer it to your Contact Office. If your complaint cannot be resolved immediately, we will ask you to
follow the approved Complaints Procedure, and a copy of the Procedure will be dispatched to you.
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GENERAL APPENDIX B
VALUATION DEFINITIONS
a) Market Value
The estimated amount for which a property 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. ("Market Value")
The valuation prepared on an open market basis which is defined as follows:b) Market Value as a Fully Equipped Operational Entity having regard to Trading Potential (“Market Value -

Trading”)

Market Value, plus:
(i)
Vacant possession is provided on completion of all parts of the property occupied by the business.
(ii)
The business is open for trade.
(iii)
The business includes an Inventory of trade furnishings and equipment.
(iv)
Accounts or records of trade are available and will be assessed and/or relied upon by a prospectivepurchaser.
(v)
(If specified in addition) with special assumptions made as to trading performance.
C) Market Value as a Fully Equipped Operational Entity having regard to Trading Potential - but subject to Special Assumptions
(“Market Value - Trading - in Default”)
As Market Value Trading, but of a property which is equipped and continuing to trade with mortgagee in possession. Assumptions (iv) and (v)
change:
(iv)
Accounts or records of trade are not available and prospective purchasers are aware that the business has trading difficulties.
(v)
The mortgagee realises it would be beneficial to achieve a sale within four months.
d) Market Value of the Empty Property having regard to Trading Potential and subject to Special Assumptions
(“Market Value - Closed - in Default”)
The market value of a property which is usually valued as a fully equipped operational entity, having regarding to trade potential but subject to the
following special assumptions.
(i)
Vacant possession is provided on completion of all parts of the property occupied by the business.
(ii)
The business has been closed.
(iii)
The trade Inventory has been depleted or removed.
(iv)
Accounts or trading records would not be available to a prospective purchaser.
(v)
Licences have been lost or breached
(vi)
The mortgagee desires a sale within three months.
(vii)
The property has not been vandalised.
e) The Market Value of a property which is or will be a fully equipped or operational entity having regard to trading potential - subject to
special assumptions regarding development as proposed or in progress. ("Market Value - Trading Development Projection")
Market Value plus:
(i)
Vacant possession is provided on completion of all parts of the property occupied by the business.
(ii)
The proposed development of the business is assumed to have been completed.
(iii)
The business is assumed to have been equipped /re-equipped to a specified standard.
(iv)
The valuation is made on the assumption that trade projections as supplied and/or specified by the valuer are being achieved.
f) The Market Value of a fully equipped operational entity having regard to trading potential, let as a trading investment ("Market Value trading investment")
Market Value plus:
(i)
The property is let subject to a tied supply agreement on known/specified terms and reflects the maintainable margin gained on goods and
services.
(ii)
The business is open for trade.
(iii)
Tied supply (barrelage etc) records are available and will be relied upon by a prospective purchaser.
(iv)
The trade inventory is owned by the lessee and not included in the valuation.
g)
The Market Value of a fully equipped trading entity, let as a trading investment as part of a portfolio of properties ("Market Value trading investment - Portfolio")
As “Market Value - trading investment” plus:
(v)
Enhanced assumptions of investment return because the freeholder / lessor obtains preferential discount terms from brewers/trade
suppliers and overheads benefit from the economies of scale.
h)

Market Rent
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, assuming:
(i)
A stated length of term and principal conditions which are neither onerous nor beneficial apply.
(ii)
No premium passed.
(iii)
Any rent free period was in respect only of the time needed by the tenant to make the property fit for occupation.
j) Reinstatement
An indication for insurance purposes (which is given solely as a guide, as a formal estimate for insurance purposes can be given only by a quantity
surveyor or other person with sufficient current experience of replacement costs) of the current reinstatement cost of:
(i) The buildings in their present form (unless otherwise stated);
(ii) or
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Buildings being constructed as proposed to be completed; each including the costs of clearance and professional fees, and assuming satisfactory
ground conditions. Excluding:(a) VAT (except on fees)
(b) loss of rent; and/or
(c) cost of alternative accommodation for the reinstatement period.
Note: In particular, where a building is listed as being of architectural or historic interest, or is located in a conservation area, or is of substantial
stone half -timbered or other construction which is at variance with conventional modern techniques or methods the Client is advised to obtain
specialist advice because reinstatement costs of such buildings can exceed substantially the reinstatement costs usually recommended for
buildings of conventional construction. Where buildings are likely to be rebuilt or to have to be rebuilt in a different way from their original, the
insurers approval of the proposed method of reinstatement must be obtained.

40
MJD HUGHES Ltd Registered in England & Wales No. 10385651 Registered Office: 2 Forest Farm Business Park, Fulford, York YO19 4RH
Email: info@mjdhughes.com Mobile 07960 117776 Telephone 01904 215241North West 0151 558 1351 Wales & West 01443 523261

GENERAL APPENDIX C
MJDHUGHES LTD STANDARD CONDITIONS OF ENGAGEMENT FOR THE VALUATION AND
APPRAISAL OF COMMERCIAL LAND AND BUILDINGS
(Which apply unless agreed to the contrary in the Letter of Instruction)
1. The Service
1.1 The Valuer will provide directly to the Client a Report based on an inspection as described below. In respect of the subject property(ies), the
Valuer will be an independent Valuer, who either:
(a) in respect of the particular type of property, has sufficient current local, and national (as appropriate) knowledge of the particular market and
the skills and understanding necessary to undertake the valuation competently;
or:
(b) where he satisfies (a) above, except that he has insufficient current knowledge, he will be or has been assisted by a person(s) who has/have
such knowledge and the skills and understanding necessary to provide the assistance required;
and
where the nature of the instruction dictates, the above requirements in (a) and (b) may be met in aggregate by more than one Valuer.
(c) meets any legal or regulatory requirements which apply in the circumstances in which the particular valuation is required.
(d) has, no other current or presently foreseeable potential fee earning relationship concerning the subject property(ies), apart from the valuation
fee, who has disclosed in writing to the Client any present relationship, or relationship within the past two years of receipt of the valuation
instruction, with any of the interested parties and any previous involvement with the subject property(ies).
(e) has professional indemnity insurance.
1.2 The Report will provide the following points:
1.2.1 A full description of the property, its location, apparent state of repair and other relevant information such as the approximate site area.
1.2.2 The Valuer's valuation(s) of the property(ies) on the following bases:
(a) Market Value as a Fully Equipped Operational Entity having regard to Trading Potential.
When providing valuation (a) the Valuer may also report on the effect of closure of the business, making special assumptions, which are interpreted
as:
(b) Market Value as a Fully Equipped Operational Entity having regard to Trading Potential - but subject to Special Assumptions.
(c) Market Value of the Empty Property having regard to Trading Potential and subject to Special Assumptions.
The valuations will exclude any additional value attributable to personal goodwill, but will include the value of any fixtures and fittings which are of
value in situ to the present or proposed occupier.
and: if the Valuer believes there is a special prospective purchaser, on the above basis(es) but reflecting the bid of that special prospective
purchaser:
and: where the valuation(s) reported pursuant to (a) above, has/have been affected by the existence of an unimplemented planning consent for
change of use or other development or by the prospect of such consent(s) being available, the Valuer will so report and advise as to the amount(s)
of the increase reported in consequence.
1.2.3 In the case of property to be held as an investment:
(a) a projection, at rental levels current at the reporting date, of the rental income to which the owner will be entitled from the property on the bases
of current and full occupancy, with comment on the time-scale to achieve the latter and any other related factors;
(b) an opinion upon the effects on value of the quality and terms of the lease(s) and relevant implications upon the valuation in respect of privity of
contract (if any); and
(c) the Valuer's view of the market's opinion of tenant covenants for the class of the subject property in the subject locality.
1.2.4 In the case of a property which is, or which is intended to be, the subject of development or refurbishment, comment upon:
(a) the cost and viability of the project where cost information is provided.
(b) the implications on value of any cost overruns or completion delays.
1.2.5 Advice, if the Valuer considers it relevant, that there is a significant prospect of or potential for change of use or other development of the
subject property, or those in the vicinity, which would materially affect the value of the subject property.
1.2.6 Advice on any other factors which the Valuer considers are likely materially to affect the status of the property as security, e.g: privity of
contract
1.2.7 Comment upon the proposed purchase price if this has been notified to the Valuer.
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1.2.8 A statement as to any special assumptions which the Valuer has made.
1.2.9 Where the valuation is for secured lending purposes, the Valuer's opinion of the property as a lending security in terms of present saleability,
suitability, expected obsolescence and potential, bearing in mind the length (which will be stated) of the term of the loan contemplated by the Client
Lender and assuming that the borrower will maintain the property in a reasonable state of repair.
1.2.10 An opinion (without liability on the part of the Valuer) of current market conditions and current and expected trends in respect of the type of
property in the area.
1.2.11 A statement as to the valuation method adopted, and an indication as to the extent to which the Valuer has been able to have regard to
comparable market transactions and: in the case of property valued for the existing use as an operational entity having regard to trading potential,
the opinion which the Valuer has formed as to the future trading potential, including the gross income and profitability likely to be achieved with
comment where possible on trading results, current trends, budget and management accounts and existing and expected competition.
1.2.12 Where the valuation is for secured lending purposes, or otherwise agreed as an additional service: an indication for insurance purposes
(which is given solely as a guide, as a formal estimate for insurance purposes can be given only by a quantity surveyor or other person with
sufficient current experience of replacement costs) of the current reinstatement cost of:
(a) the buildings in their present form (unless otherwise stated);
or
(b) buildings being constructed as proposed to be completed;
each including the costs of clearance and professional fees but excluding
(i) VAT (except on fees);
(ii) loss of rent; and/or
(iii) cost of alternative accommodation for the reinstatement period.
1.2.13 Any other aspects, other than the usual legal investigations, which the Valuer considers require further consideration or investigations by or
on behalf of the Client.
1.2.14 The date of valuation will be the date of the Report, and the date of inspection will be stated.
1.3 Following provision of the Report, the Valuer will be prepared to discuss its contents with the Client/Client Lender's representative.
1.4 The Valuer will:
1.4.1 unless otherwise expressly agreed, rely upon information provided by the Client Lender and/or the Client's legal or other professional advisers
relating to tenure, leases and all other relevant matters. However, the Valuer will advise in the Report if he becomes aware of information which
appears to be at variance with that provided.
1.4.2 Subject to Paragraph 2.1 below, carry out such inspections and investigations as are, in the Valuer's professional judgement, appropriate and
possible in the particular circumstances. These will include oral town planning enquiries.
1.4.3 Where appropriate, make informal comment with regard to the likely conformity of the property with local Environmental Health Officer
requirements. The Valuer will not make any enquiries of the Environmental Health Officer and the opinion will be given without liability on the part
of the Valuer
1.4.4 If the Valuer's knowledge or inspection suggests that there may be contamination or hidden defects the Valuer will so advise and may
exceptionally defer submitting a final Report until the results of further investigations and costings are available. The Valuer will not provide a formal
environmental assessment.
1.4.5 In preparing the Report, unless otherwise stated by the Valuer, make the following assumptions which the Valuer shall be under no duty to
verify:
(a) that no deleterious or hazardous materials or techniques were used in the construction of the property or have since been incorporated;
(b) that good title can be shown and that the property is not subject to any unusual or especially onerous restrictions, encumbrances or outgoings;
(c) that the property and its value are unaffected by any matters which would be revealed by a local search and replies to the usual enquiries, or by
any statutory notice, and that neither the property, nor its condition, or its use, or its intended use, is or will be unlawful;
(d) that inspection of those parts that have not been inspected would neither reveal material defects nor cause the Valuer to alter the valuation(s)
materially; and
(e) unless otherwise stated, that no contaminative or potentially contaminative uses have ever been carried out on the property and that there is no
potential for contamination of the subject property from past or present uses of the property or from any neighbouring property.
(f) in the case of proposed or potential building or construction works, that ground conditions are satisfactory and no extraordinary expenses or
delays will be incurred during the construction period.
1.5 The Report will be provided for the stated purpose and for the sole use of the named Client. The Valuer accepts responsibility to the Client
alone that the Report will be prepared with the skill, care and diligence reasonably to be expected of a competent Valuer, and accepts no
responsibility whatsoever to any parties other than the Client. Any such parties rely upon the Report at their own risk. Neither the whole nor any part
of the Report nor any reference to it may be included in any published document, circular or statement or published in any way, without the Valuer's
written approval of the form and context in which it may appear.
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2. The lnspection
2.1 The Valuer will undertake a visual inspection of so much of the exterior and interior of the property as is accessible with safety and without
undue difficulty, as can be seen whilst standing at ground level within the boundaries of the site and adjacent public/communal areas and whilst
standing at the various floor levels, which the Valuer considers reasonably necessary to provide the Service, having regard to its purpose.
The Valuer is under no duty to carry out a building survey or to inspect those parts of the property which are covered, unexposed or inaccessible, or
to raise boards, move anything, use a moisture detecting meter, or to arrange for the testing of electrical, heating or other services.
2.2 Measurements and Dimensions: The Valuer will not take accurate measurements of the building, internally or externally or of the site, but will
take approximate or estimated measurements for guidance or identification purposes only.
3. The Report
3.1 If it is not reasonably possible to carry out a substantial part of the inspection (see paragraph 2 above) this will be stated
3.2 Where the Valuer relies on information provided, this and its source will be indicated in the Report.
3.3 The Report will state the existence of tenants improvements and any apparently recent significant alterations and extensions.
3.4 The Valuer is not required to:3.4.1. take account of any grants or other subsidies which may have been received or may be available in respect of the property nor any liability to
repay such sums which may arise on disposal.
3.4.2. make allowance in the valuation for Capital Gains Tax and VAT or any other taxation liability which may arise on the letting or disposal of the
property - actual or nominal, nor for any cost of acquisition or disposal.
3.5 The Valuer can assume that VAT will not be chargeable in addition on the interest valued. Following the provision of the report in the event of
VAT being chargeable, the Valuer will provide a revised opinion of value/s.
3.6 Where the Valuer is required to interpret the legal position of the Client or other parties, the Client confirms that no responsibility or liability will
be accepted by the Valuer for any interpretation of legal documents, and in any interpretation of legal documents and legal assumptions must be
checked by the Clients with a suitably qualified Lawyer if they are to be relied upon.
4. lnstructions and Charges
4.1 All instructions of the Client Lender will be made directly by the Client and confirmed in writing.
4.2 The Client will pay to the Valuer the fee initially agreed between them, or any amendment thereto to be agreed if the Valuer's instructions are
subsequently modified. In addition the Client will pay the amount of any Value Added Tax on the fee.
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