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1. Instructions

In accordance with your instructions of the February 2009 to provide a valuation of the
property for Market Value purposes, we can confirm that the property was inspected on the
February 2009 by J Perris, BSc MRICS.

The inspection and report is prepared in accordance with the attached Terms of
Engagement. The basis of Market Value and Projected Market Value are as defined by the
5" Edition of the RICS Appraisal and Valuation Standards.

Our valuation has been based on plans and information provided by th e applicant and
vendors agent. This information has been provided within the appendices. It must be
appreciated that any variation in these details may affect the valuation reported and must

be referred back for consideration.

2. Property Description

The property comprises a semi detached self contained house with planning permission for
its demolition and reconstruction for a larger dwelling.

The house is situated at the junction of xxxxxx and a service road leading to two other
houses and the rear of a larger mixed commercial and residential building.

XXXXXX Street comprises a mixture of mainly residential property including both private and
social housing. The road runs from Fulham Road to xxxx Street in the Chelsea district of
South West London.

Am enities are provided on both the Fulham and Kings Roads with South Kensington
underground station situated within walking distance.

Construction The current building is of traditional construction with rendered block
elevations under a mansard roof overlaid in synthetic slate. The floors
are mainly of concrete construction.

Detailed specifications have not been provided although we assume

the new building will be of traditional cavity brick construction under a
flat roof.
Age: The current house was constructed circa 1960.
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3. Accommodation

The current accommodation is as follows:

Ground floor:  Entrance hall, two bedrooms, shower and WC. Self contained flat comprising
two bedrooms, bathroom, reception room, cloakroom and kitchen.

First floor: Landing, reception room, kitchen, study

Second floor:  Landing, bedroom with ensuite dresser bath and W C, bedroom, shower and
wC

The proposed accommodation is as follows:
(based on drawings provided by the developers representative)

Sub basement:  hall, swimming pool, play room and cloakroom.
Basement: Hall, wine store, gymnasium, utility room, kitchenet te, cloakroom, media room.
Ground floor:  Entrance hall, reception room, dining hall, cloakroom.

First floor: Landing/study area, reception room, bedroom with ensuite shower and WC,
bedroom with ensuite shower and WC.

Second floor:  Landing, bedroom with ensuite dressing area bath and WC, bedroom with
ensuite dressing area bath, shower and WC.
Floor Area:

The current gross external floor area of the property is approximately 330 sq m (3100 sq ft
gross internal floor area).

The proposed gross external f  loor area of the new dwelling is approximately 575 sq m (5400
sq ft gross internal floor area). This is based on information provided by the selling agent,
adjusted architects plans, and on site measurements.

Garage and Outbuildings:

The current and proposed houses are provided with a single garage.

The Site:

The current and proposed houses are provided with a terrace situated off the reception
room.

Services

Mains supplies of electricity, drainage and water are available.
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4. Tenure

We have valued the freehold interest with the benefit of full vacant possession.

Assumptions relating to tenure are given above. Any significant variations of the details
given should be referred back as it may affect the valuation now reported.

5. Local Authority Proposals/Environmental Matters

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 contaminatio n or the possibility of any such contamination. In
undertaking your instructions we have assumed that no contaminative or potentially
contaminative uses have ever been carried out on the site. We have not carried out any
investigation in to past or prese nt uses, either of the property or of any neighbouring land,
to establish whether there is any contamination or potential for contamination to the subject
property from these uses or site, and have therefore assumed that none exists. However,
should it be established subsequently that contamination, seepage or pollution 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.

The main frontage of the house is offset from xxxxx on a private service road. Legal
advisers must ensure the appropriate arrangements are in place which must include the use
of this road during the construction period.

The after works valuation assumes the house will be constructed to a high specification
commensurate with its location, and in accordance with all relevant consents and
regulations.

6. Condition

We confirm that we have not undertaken a structural survey nor inspected those parts of

the property, which are co  vered, unexposed or inaccessible and such parts are assumed to
be in good repair and condition. We would also confirm that we have not undertaken or
arranged for testing of electric, gas, heating, drainage, plumbing or other services.

We have assumed tha t the inspection of those parts which have not been inspected will
neither reveal material defects nor cause an alteration in the valuation now reported.

The house is in satisfactory condition having regard to its type and age. It is understood this
exist ing structure will be demolished in its entirety.
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7. General Observations

The property comprises a semi detached house with planning permission for redevelopment
of the site into a larger single residence.

The house is currently over three floors w ith the proposed house offering additional
accommodation over a new basement and sub -basement level. Our valuation has been
prepared based on plans provided by the developers and vendors representatives and a
summary of these are provided within the append ices.

The proposed plans have been photocopied and are therefore not possible to scale from

accurately. However, taking the agents information and our own check measurements on

site, we can confirm the proposed dwelling will be approximately 5400 sq ft i n line with the

agentds findings. The planning application has been st
metres, giving approximately 7000 sqg ft gross internal area, although no plans or

information has been provided in relation to this application. Taking into account the current

pl ot and plans provided, the agentés assessment of 540
therefore been used in preparing the valuation advice. It must however be appreciated that

if, in the unlikely event, an additional applic ation was submitted and approved with the

additional floor space then it must be referred back as it will affect the valuation now

reported.

The property is situated in a comparatively good area where high residential values are
achieved. There are few s ingle new build residences in the locality especially offering the
specification and accommodation proposed with a lower ground swimming pool, gym and
media room. Whilst demand across the residential property market has reduced since its
generally accepted peak last summer, there remains strong interest for substantial
contemporary housing of this type.

The location of the garage in the proposed plans is restrictive with a difficult turning circle
for a normal sized car. Repositioning or redesigning the entrance to the garage may be
required.

The location of the house partly on a service road is unusu al, as well as being positioned to
the rear of a large part retail building and opposite a somewhat functional looking block of

flats. In addition the house, as a single family residence does not have a garden which

would be expected in most large family h ouses in this locality. These issues are likely to
affect future saleability and could result in a longer marketing period.
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8. Market Comment

Almost unprecedented demand was witnessed in the residential property market throughout
2006, resulting  in a considerable uplift in values. Whilst reports in the property press have
differed slightly, an increase in residential values of some 30% in central London was a
generally accepted figure.

The increase and improvement in the financial sector and dema nd from international buyers
resulted in premiums being paid for both the higher end of the market as well as increases
at the lower tiers of the market partly for investment/buy to let properties.

These trends continued, and in some instances accelerate d, through the first three quarters
of 2007, with further exceptional increases in residential property values being experienced.

For a variety of reasons including the affect of several interest rate rises, the natural end of

a period of strong inflatio n the fAcredit cruncho and the
quarter of 2007 saw a marked change in the overview and trends of the residential market.
Several reports from national estate agents, the council of mortgage lenders and the RICS

stated hous e prices and lending levels declined markedly over this period.

Throughout 2008 the continued credit issues and onset of recession resulted in a further
decline in activity in the Central London Housing market. Lending levels have been at their
lowest lev els on record with house prices falling throughout the year and accelerating in the
final quarter of the year with the onset of the banking crisis.

Whilst varying with the different tiers in the market a fall of approximately 20% has been
seen in residential property values since their peaks of mid 2007.

Despite the problems and trends in the market, and whilst significantly reduced, some
demand in prime London areas for good housing stock has remained, but to achieve a sale
pricing must be realistic with longer marketing periods required.

With the continued uncertainty in the financial markets and general poor economic outlook

a strong degree of ¢ aution must remain for the London property market. Any inflation is
very unlikely in the short to medium term and the potential for a further decline in values
becomes more likely as the longevity of the credit issues increase and job losses continue.

ntroduct
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9. Valuation

The market value of the freehold interest of the property assuming vacant possession as at
February 2009 is £x,250,000 (x Million Two Hundred and Fifty Thousand Pounds).

The market value of the freehold interest of the property assuming vacant possession and
completion of the construction works in accordance with the plans provided is £x,000,000 (x
Million Pounds).

Reinstatement Cost

The current property should be insured for reinstatement purposes for the sum £700,000
(Seven hundred thousand Pounds).

Signed

Surveyor/Qualifications: J Perris, BSc MRICS

De Villiers Chartered Surveyors
2" floor Berkeley Square House
Berkeley Square

Mayfair

London W1J 6BD

Tel No. 020 7887 6009

Fax No. 020 7887 6001

e-mail: info@devilliers  -surveyors.co.uk

Date Signed: February 2009
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10. Definitions/Reservations and Exceptions

Definitions

A valuation is the individual opinion of a Valuer based on the relevant available facts.

The basis of valuation will be Market Value which is defined by the Royal Institution of
Chartered Surveyors as:

the estimated amount for which a property should exchange on the date of valuation

between a willing buyer and a -lengthl tharsactipn adter Iproper in an a
marketing wherein the parties had each acted knowledgeably, prudently and without

compulsion

An interpretive commentary is produced by the RICS under Practice Statement PS3.2 of the
RICS Appraisal and Valuation Standards, 5 ™ Edition, available on request.

The basis of valuation of Projected Market Value is defined by the Royal Institution of
Chartered Surveyors as:

the estimated amount for which a property is expected to exchange at a date , after the

date of valuation an  d specified by the valuer, between a willing buyer and a willing seller, in

an armdés |l ength transaction, after proper mar keting w
knowledgeably, prudently and without compulsion

An interpretive commentary is produced by th e RICS under Practice Statement UK PS3.3 of
the RICS Appraisal and Valuation Standards, 5 ™ Edition, available on request.

The Valuer/Surveyor may take into consideration Special Assumptions when arriving at the
opinion of Projected Market Value. These ar e detailed in the relevant section.

Reinstatement Cost is defined as:
an estimate for insurance purposes of the current cost of rebuilding the property in its
current form, unless otherwise stated. This includes the cost of rebuilding the garage,

permanent outbuildings, site clearance and professional fees, but excludes VAT (except on
fees).

Exceptions and Reservations

Unless expressly agreed to the contrary in making the report, the following assumptions will

be made:
a) For the purposes of valuation we have assumed (unless stated to the contrary)
that no potentially deleterious material was used in the construction, or has since
been incorporated; that no unusual or especially onerous restrictions,
encumbrances, or outgoings exist, that t here is no contamination of the site; and
that good Title can be shown.
b) 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
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Notice, and that neither the property nor its condition, nor its use, nor its

intended use, is or will be unlawful.

C) The Valuer/Surveyor shall have regard to the apparent state of repair and
condition of the property but shall not be under a duty to carry out a structural
survey n or to inspect those parts of the property which are covered, unexposed
or inaccessible, and such parts are assumed to be in good repair and condition;
neither shall the Valuer/Surveyor arrange for the testing of electrical, gas,

heating, drainage, plumbing drainage or other services.

d) That inspection of those parts which have not been inspected would neither
reveal material defects nor cause the Valuer/Surveyor to alter the valuation
materially.

e) The property is valued on the basis of full vacant possession.

f) That the date of valuation will be the date of the report.

o)) The Valuer/Surveyor has no financial interest in the property.

11. TERMS AND CONDITIONS OF ENGAGEMENT

The Valuation(s) to  be provided will be carried out on the following basis.

1.

3.

The Valuer will express his opinion of the market value/market rental of the freehold/leasehold
interest in the property as specified by the Client, and the purpose for which the valuation is

requir ed shall be between the Client and the Valuer.

BASIS OF VALUATION

A valuation is the individual opinion of a Valuer based on the relevant available facts. The basis
of valuation of Market Value is defined by the Royal Institution of Chartered Surveyors as:

the estimated amount for which a property should exchange on the date of valuation between a
willing buyer and a wi |-length ganssctidn lafeer propenmaeketingavhenein s

the parties had each acted knowledgeably, prudently and without compulsion

An interpretive commentary is produced by the RICS under Practice Statement 3.2 of the RICS

Appraisal and Valuation Standards, 5 ™ Edition, available on request.

The basis of valuation of Projected Market Value is defined by the Royal Institution of Chartered

Surveyors as:

the estimated amount for which a property is expected to exchange at a date , after the date of

valuation and specified by the valuer, betwee n a willing

buyer

and a wi

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

prudently and without compulsion

An interpretive commentary is produced by the RICS under Practice Statement
RICS Appraisal and Valuation Standards, 5 ™ Edition, available on request.

UK PS3.3 of the

The Valuer/Surveyor may take into consideration Special Assumptions when arriving at the

opinion of Projected Market Value. These are detailed in the relevant sec

SCOPE OF INSPECTION

tion.
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a)

b)

c)

d)
e)

Villiers

Subject to the Valuerds judgement a visual i nspecti on

and interior of the property as is accessible to the Valuer without undue difficulty from within
the property and adjacent communa | and public areas. Furnishings are not moved, floor
coverings are not lifted, nor are floor voids or concealed ducts inspected.

EXCEPTIONS AND RESERVATIONS
Unless expressly agreed to the contrary in making the report, the following assumptions will be
made.
For the purposes of valuation we have assumed (unless stated to the contrary) that no
potentially deleterious material was used in the construction, or has since been incorporated;
that no unusual or especially onerous restrictions, encumbrances, or outgoings exist; that there
is no contamination of the site; and that good Title can be shown.
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 b y any Statutory Notice, and that neither
the property nor its condition, nor its use, nor its intended use is or will be unlawful.
The Valuer shall have regard to the apparent state of repair and condition of the property but
shall not be under a duty to c arry out a structural survey nor to inspect those parts of the
property which are covered, unexposed or testing of electrical, gas, heating, drainage,
plumbing drainage or other services.
That inspection of those parts which have not been inspected would n either reveal material
defects nor cause the Valuer to alter the valuation materially.
The property is valued on a vacant possession basis.
That the date of valuation will be the date of the report.

The Valuation report is provided for the stated purpose( s) and for the sole use of the named
Client. It is confidential to the Client and their professional advisers and the Valuer accepts no
responsibility whatsoever to any other person. Neither the whole or any part of this Valuation

Report or any reference thereto may be included in any published document, circular, or
statement or published or any way, without the Valuer's written approval of the form and context

in which it may appear.

The Client shall pay the Valuer in respect of the said advice a fee t 0 be agreed between the Client
and the Valuer. In addition, where appropriate, the Client will reimburse the Valuer for the cost

of all reasonable disbursements or out of pocket expenses which the Valuer may incur. All fees

and expenses shall be subject to VAT at the prevailing rate.

In the unlikely event of the client being dissatisfi

complaints Handling Procedure is available on request.

This agreement falls outside of the scope of the Contracts (Rights of Third Parties) Act 1999. The

ed

wi

report may be disclosed to the Clientés professional adv
purchase of the property.

Fees paid in advanceareno t considered to be AClIients Moneyo as defi
Conduct but will be refunded in accordance with the Standard Terms of Engagement if

instructions are cancelled before the day of inspection. In the event of cancellation on the day of

inspe ction a fee equivalent to half of the full fee will be charged to cover administrative costs.

CANCELLATION i IMPORTANT
The Client shall be entitled to cancel the instruction by notifying the instructing office at any time
before the day of inspection. Cancellation of the instruction on the day of instruction will mean a
charge of 50% of the fee including VAT is levied to cover administrative costs.
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