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DATE OF VALUAT ON 31 MARCH 2022

Introduction

Report Date
Valuation Date

Addressees

6 June 2022
3 * March 2022

The D rectors (as set out be ow)
Capta & Count es Propert es PLC
Rega House
4 James Street
London WC2E 8BU
(here nafter referred to as the “Company”)

and

The D rectors

Shaftesbury PLC

22 Ganton Street

Carnaby

Llondon W F 7FD

(here nafter referred to as “Shaftesbury”)

N.M. Rothsch d & Sons L m ted

New Court

St. Swth n's Lane

London EC4N 8AL

(n the r capac ty as Sponsor to the Company)
(here nafter referred to as “Rothsch d”)

Evercore Partners Internat ona LLP
5 Stanhope Gate
Llondon W K LN
(n the r capacty as Ru e 3 Adv sor to Shaftesbury)
(here nafter referred to as “Evercore”)

(together, the “Addressees”)

The Properties

The propertes hed by the Company as sted n the Schedue of Assets be ow (the
“Propert es”).

Instruction

To va ue the unencumbered freeho d, her tab e and easeho d nterests (as app cab e) n the
Propert es on the bass of Market Va ue as at the Va uat on Date n accordance wth the
terms of engagement entered nto between CBRE and the Addressees dated 4 June 2022.

Status of Valuer

You have nstructed us to act as an Externa Va ver as def ned n the current vers on of the
RICS Va uaton G oba Standards.

P ease note that the Va uaton may be nvest gated by the RICS for the purposes of the
adm n strat on of the Inst tut on’s conduct and d sc p nary regu atons n order to ensure
comp ance w th the Va uat on Standards.

Purpose and Basis
of Valuation

The Va uat on has been prepared for a Regu ated Purpose as def ned n the RICS Va uat on
G oba Standards and the UK nat ona supp ement current as at the Va uat on Date (the

“Red Book”).

We understand that our va uat on report and the Append ces to t (together the “Va uat on

Report”) are requred for ncuson n a Rue 2.7 announcement to be pub shed by the

nt oduct on
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Company n connect on w th the a share merger of Capco and Shaftesbury n accordance
w th the C ty Code on Takeovers and Mergers (the “Code”) and the JSE L st ng Requ rements
and Takeover Regu at ons (the “Transact on”) (the "Announcement”).

The effect ve date of va uaton s 3 * March 2022.

In accordance w th the Red Book we have made certa n d sc osures n connect on wth ths
va uat on nstruct on and our re at onsh p w th the Addressees.

Market Value £1,769,130,000 (One Billion, Seven Hundred and Sixty-Nine Million, One Hundred and
Thirty Thousand Pounds) exc us ve of purchaser’s costs VAT, as shown n Append x A be ow.

As set out n Append x B to th's Va uat on Report, there are four propert es n the portfo o
wh ch, ndvdua y, have a va ue of more than 5% of the aggregate of the nd v dua market
va uves. Two of these propert es are cons dered commerca y senstve and ther ndvdua
va ues have therefore not been nc uded.

We are requ red to show the sp t of va ues between freeho d and easeho d property. A
the propert es are he d for nvestment.

Number of Freehold * Long Total
Properties £ Leasehold £ £

Type

Va ve of F eehod

P ope tes he d fo 58 997,220,000 0 997,220,000
nvestment

Va ve of Long

Leaseho d P ope tes 2 0 77 ,9 0,000 77 ,9 0,000
hed fo nvestment

Portfolio Total 70 997,220,000 771,910,000  1,769,130,000

*In excess to 50 years’ unexp red term
There are no negat ve va ues to report.

Our op n on of Market Va ue s based upon the Scope of Work and Va uat on Assumpt ons
attached and has been pr mar y der ved us ng comparab e recent market transact ons on

’

~on Anmth daven

Portfolios and We have va uved the Propert es nd vdua y and no account has been taken of any d scount
Aggregation or prem um that may be negot ated n the market f a or part of the portfo o was to be
marketed s mu taneous y, e ther n ots or as a who e.

Report Format Append x A of th's Va uat on Report prov des the Property Deta s and Market Va ue of the
Portfo o ofted by ocat on. Append x B prov des re evant deta s of those propert es wh ch
have an ndvdua Market Va ue n excess of 5% of the tota aggregate Market Va uve of the
Portfo o. Append x C prov des a tab e of nformat on prov ded to CBRE by the Company.

Compliance with The Va uat on and the Va uat on Report have been prepared n accordance w th the atest
Valuation Standards  vers on of the RICS Va uaton G oba Standards ( ncorporat ng the Internat ona Va uat on
and the Code Standards) and the UK nat ona supp ement (the “Red Book”) current as the Va uat on Date.

The va uat ons are comp ant w th the Internat ona Va uat on Standards and Ru e 29 of the
Code.

The Fnanca Conduct Authorty pub shed techn ca note 'Prmary Market TN 6 9. ' to
rep ace and ncorporate the ESMA update (ESMA/20 /8 ) of the Comm ttee of European
Securt es Regu ators’ (CESR) recommendat ons for the cons stent mp ementat on of the
European Comm ss on regu at on (EC) n. 809/2004 nto UK aw ("TN 6 9. ") and, a though
th s does not form part of the UK’s EU Reta ned Law, the F nanc a Conduct Author ty expects
Issuers to app y the prov s ons to the extent re evant. Accord ngy, th's va uat on reports s

6 nt oduct on CBRE
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a so be comp ant w th paragraph 53 of TN 6 9. (w th the except on of nd v dua va uat on
dates).

The Propert es have been va ved by a va uer who s qua fed for the purpose of the Va uat on

n accordance w th the Red Book. We conf rm that we have suff cent oca and nat ona
know edge of the part cu ar property market nvo ved and have the sk s and understand ng
to undertake the Va uat on competent y.

Where the know edge and sk  requ rements of the Red Book have been met n aggregate
by more than one va ver wth n CBRE, we confrm that a st of those va uers has been
reta ned wth n the work ng papers, together wth confrmat on that each named va ver
comp es w th the requ rements of the Red Book.

Th s Va uat on s a profess ona op non and s express y not ntended to serve as a warranty,
assurance or guarantee of any part cu ar va ue of the sub ect Propert es. Other va uers may
reach d fferent conc us ons as to the va ue of the sub ect Propert es. Th's Va uat on s for the
so e purpose of provdng the ntended user wth the vauer’s ndependent profess ona
op n on of the va ve of the sub ect Propert es as at the Va uat on Date.

Sustainability
Considerations

Climate Risk
Legislation

Wherever appropr ate, susta nab ty and env ronmenta matters are an ntegra part of the
va uvat on approach. ‘Susta nab ty’ s taken to mean the cons derat on of such matters as
env ronment and ¢ mate change, hea th and we be ng and corporate respons bty that
can or do mpact on the vauaton of an asset. In a vauaton context, sustanab ty
encompasses a w de range of phys ca, soc a, envronmenta , and econom c factors that
can affect va ve. The range of ssues ncudes key envronmenta rsks, such as food ng,
energy eff cency and ¢ mate, as we as matters of des gn, confguraton, accessb ty,
eg s at on, management, and fsca cons derat ons and current and h stor ¢ and use.

Susta nab ty has an mpact on the va ue of an asset, even f not exp cty recogn sed.
Va vers ref ect markets, they do not ead them. Where we recogn se the va ue mpacts of
sustanab ty, we are refectng our understand ng of how market partcpants ncude

susta nab ty requ rements n the r b ds and the mpact on market va uat ons.

The UK Government s currenty produc ng eg s at on wh ch enforces the trans t on to net

zero by 2050, and the stated 78% reduct on of greenhouse gases by 2035 (based on a
990 base ne).

We understand th s to nc ude an update to the M n mum Energy Eff c ency Standards, stated

to ncrease the mn mum requ rements from an E (snce 20 8) to a B n 2030. The

government a so ntends to ntroduce an operat ona ratng. It s not yet c ear how ths w

be egsated, but foss fues used n bu dng, such as natura gas for heatng, are
ncompat b e w th the UK’s comm tment to be Net Zero Carbon by 2050.

Th s upcom ng eg s aton cou d have a potenta mpact to future asset va ve.

We a so note that the UK’s ntroduct on of mandatory ¢ mate re ated d sc osures (report ng

c mate rsks and opportuntes cons stent wth recommendat ons by the “Task Force for

C mate Reated Fnanca D scosure” (TCFD)), ncudng the assessment of so ca ed

phys ca and trans t on ¢ mate rsks, w potent a y have an mpact on how the market v ews

such rsks and ncorporates them nto the sa e of eft ng of assets.

The European Un on’s “Susta nab e F nance D sc osure Regu at ons” (SFDR) may mpact on

UK asset va ues due to the requ rements n report ng to European nvestors.

Assumptions

The Property Deta s on wh ch each Va uat on s based are as set out n th s report. We have
made var ous assumpt ons as to tenure, ett ng, taxat on, town p ann ng, and the cond t on
and repa r of bu d ngs and stes  nc ud ng ground and groundwater contam naton  as
set out be ow.

If any of the nformat on or assumpt ons on wh ch the Va uaton s based are subsequent y
found to be ncorrect, the Vauaton fgures may aso be ncorrect and shoud be
recons dered.

Variations and/or

None.

nt oduct on
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Departures from
Standard Assumptions

TN 619.1 Paragraph
53

TN 6 9. Paragraph 53 requ res us to comment on any d fferences between the va uat on
fgure n ths Va uaton Report and the va uaton fgure ncuded n the Company’s atest
pub shed annua accounts, wh ch were as 3 December 202 .

D fferences between the pub shed va uat on f gure as at 3 December 2022 and the present
va uat on are attr butab e to a number of factors, nc ud ng but not m ted to:

®  There have been no acqu st ons or d sposa's n the per od.

B Tenancy changes (e.g. new etft ngs, ease renewas, ease exp r es), other renfta ncome
changes (e.g. rent revews, expry of rent free perods) and occupancy eves, n
part cu ar f ve new eases/renewa s w th n the Market Bu d ng, s gn fcant act vty wth n
the food and beverage sector and pos t ve off ce ett ngs.

® Capta expendture and mprovements (e.g. refurb shments), n part cu ar the former
Burberry un t on K ng Street and the off ce refurb shment at 5 6 Henr etta Street.

®  No p ann ng perm ss ons of note have been granted n the per od.

Independence

The tota fees, nc ud ng the fee for th s ass gnment, earned by CBRE Ltd (or other compan es
form ng part of the same group of compan es w th n the UK) from the Company (or other
compan es form ng part of the same group of compan es) s ess than 5.0% of the tota UK
revenues.

It s not ant c pated ths stuatonw vary nthe fnanca yearto 3 December 2022.

We conf rm that we do not have any matera nterest n the Company or the Propert es.

Previous Involvement
and Conflicts of

We conf rm that we have prev ous y va ued a the propert es on beha f of the Company
for f nanc a report ng purposes on a b annua bass s nce the r acqu st on (the f rst be ng

Interest n 2007).
CBRE Ltd has carr ed out Va uat on, Agency and Profess ona serv ces on beha f of Cap ta
& Count es for n excess of 20 years.
CBRE prov de asset management serv ce and agency adv ce to Shaftesbury.
Cop es of our conf ct of nterest checks have been reta ned w th n the work ng papers.
We confrm that: () we are not aware of any reason why we woud not satsfy the
requ rements of Rue 29.3(a)( ) and ( ) of the Code; and () durng the term of the
engagement, we sha not do anyth ng that cou d reasonab y be expected to cause us not
to sat sfy the requ rements of Ru e 29.3(a)( ) and ( ) of the Code.

Disclosure The prnc pa s gnatory of th s report has cont nuous y been the s gnatory of va uat ons for

the Company and for f nanc a report ng purposes s nce 20 9.

CBRE Ltd has cont nuous y been carry ng out va uat on nstruct ons for the Company s nce
2007.

Responsibility

For the purposes of the Code, we are responsb e for ths Va uat on Report and accept
respons bty for the nformat on conta ned n th's Va uat on Report and conf rm that to the
best of our know edge (hav ng taken a reasonab e care to ensure that such s the case),
the nformat on contaned n ths Vauaton Report s n accordance wth the facts and
contans no omssons key to affect ts mport.

Save for any respons b ty ars ng under the Takeover Code to any person as and to the
extent there provded, to the fu est extent permtted by aw we do not assume any
respons b ty and w not accept any ab ty to any other person for any oss suffered by
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any such oiher parson as a result of, arising our of, or in accordance with this Valuation
Report or our statement above.”

Reliance This report is for the use only of the parties -0 whom it is addressed for the specific purpose
set out herein and no responsibility is accepted 1o any third party for the whole or any part
of is conens save as st out in “Responsibility " above.

No reliance may be placed upon the contents of this Valuation Report by any party for any
purpose other than in connection with the Purpose of Valuation.

Publication Neither the whole nor any part ot our report nor any references thereto may be included in
any published document, circular or statement nor published in any way without cur prior
written approval of the form and context in which it will appear.

Such publication of, or reference to this report will nol be permitied unless it contains a
sufficient contemocraneous reference to any depariure from the Red Book or the
incorporation of any special assumptions referred o herein.
rours fairnfully Yours faithfully
David Methuen Guy Schiess
BA iHaons) MRICS LLM MRICS
Senior Direclor Serior Direcior
RICS Registered Valuer RICS Registered Valuer
For and on behalf of CBRE Limited For and on behalf of CBRE Limited
~BEL L mited
Henriella House
Henretta Ploce
London
W1G ORE
o CBRE



10

DATE OF VALUAT ON 31 MARCH 2022

SCHEDULE OF ASSETS

Town/City Postcode Tenure

7 Garrick Street

10-14 Bedford Street

10-13 King Street

14 King Street

15 King Street

16-18 King Street & 28 Bedford Street

33 King Street

34 King Street

Royal Opera House Retail

Sussex Mansions, Maiden Lane

28 Maiden Lane

23-24 Henrietta Street

25-29 Henrietta Street

30-33 Henrietta Street

34 Henrietta Street

Covent Garden Market

Flat 1, 20 The Piazza

20 The Piazza

11-12 Russell Street

10 Russell Street

9 Russell Street

SCHEDULE OF ASSETS

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

WC2

Freehold
Freehold
Leasehold
Freehold
Freehold
Freehold
Freehold
Freehold
Leasehold
Freehold
Freehold
Freehold
Leasehold
Freehold
Freehold
Leasehold
Freehold
Leasehold
Freehold
Freehold

Freehold
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8 Russell Street London WC2 Freehold
49 Wellington Street London WC2 Leasehold
4-7 Russell St/45-49 Wellington Street London WC2 Leasehold
41-43 Wellington Street London WC2 Freehold
33-35 Wellington Street London WC2 Freehold
London Transport Museum London WC2 Freehold
Jubilee Hall London WC2 Leasehold
1a Henrietta Street London WC2 Freehold
3 Henrietta Street London WC2 Freehold
4 Henrietta Street London WC2 Freehold
5-6 Henrietta Street London WC2 Freehold
7-8 Henrietta Street London WC2 Freehold
9-10 Henrietta Street London WC2 Freehold
11 Henrietta Street & 33 Maiden Lane London WC2 Freehold
Il.:r,‘les Henrietta Street & 29 Maiden London WC2 Freehold
17-18 Henrietta Street London WC2 Freehold
30 Maiden Lane London WC2 Freehold
40-41 Maiden Lane London WC2 Freehold
42-43 Maiden Lane London WC2 Freehold
44 Maiden Lane London WC2 Freehold
Tower House London WC2 Freehold
Bedford Chambers London WC2 Leasehold

11 SCHEDULE OF ASSETS CBRE
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40-43 King Street

11-12 Floral Street

9-10 Floral Street

22-23 James Street

21 James Street

11 James Street

Regal House

37 King Street

8 King Street

9 King Street

7 King Street

13-14 Floral Street

Floral Court

26 King Street

35 King Street and 17-18 Floral Street

38 King Street and 15-16 Floral Street

16 Henrietta Street

19 Henrietta Street & 35 Bedford Street

37 Bedford Street

39-40 Bedford Street

39 Floral Street

37 Floral Street

SCHEDULE OF ASSETS

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

London

wC2

WC2

wC2

WC2

wC2

WC2

wC2

WC2

wC2

WC2

wC2

WC2

wC2

WC2

wC2

WC2

wC2

WC2

wC2

WC2

wC2

WC2

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

Freehold

CBRE
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Floral Place

15-17 Long Acre

14 Garrick Street

Walter House

158-159 Drury Lane

SCHEDULE OF ASSETS

London

London

London

London

London

WC2

wC2

WC2

wcC2

WC2

Leasehold

Leasehold

Freehold

Leasehold

Freehold

CBRE
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Source of Information and Scope of Works

Sources of
Information

We have carr ed out our work based upon nformat on supp ed to us by the Company, as set
out w th n th s report, wh ch we have assumed to be correct and comprehens ve.

We have nc uded a schedu e n Append x C of the var ous due d gence tems prov ded to us
by the Company and the r adv sors, for the purposes of our nta vauaton as at [date] and
thereafter on add t ona propert es enter ng the portfo o.

The Properties

Our report conta ns a br ef summary of the Property deta s on wh ch our Va uat on has been

based.

Inspection

We have prev ousy nspected a the propert es wth n the scope of our nstruct ons from the
Company to carry out va uat ons for f nanc a report ng purposes, under wh ch we carry out
externa nspect ons of the propert es every year and a propert es are sub ect to nterna re
nspect on over a three year per od.

In accordance w th your nstruct ons, we have not re nspected the Propert es for the purposes
of th's va uat on, except where propert es had not been nspected w th n twe ve months of the
va uat on date.

The Company has conf rmed that they are not aware of any mater a changes to the phys ca
attr butes of these propertes, s nce the ast nspecton. We have assumed th's adv ce to be
correct.

Where propert es have not been re nspected, the va uer w not carry out the usua range of
enqu r es performed durng a fu nspect on of these propert es and w  make the appropr ate
assumpt ons based on the nformat on provded or ava ab e that, wthout a fu nspect on,
cannot be verfed. The nstruct ng partes acknow edge and accept the he ghtened and
nherent uncerta nty and r sks re y ng upon a va uat on prepared on a desktop bas s.

Areas

We have not measured the Propert es but have re ed upon the f oor areas prov ded to us by
the Company or ther profess ona advsors, whch we have assumed to be correct and
comprehens ve, and wh ch the Company has adv sed us have been ca cu ated us ng the: Gross
Interna Area (GIA), Net Interna Area (NIA) or Internat ona Property Measurement Standard
(IPMS) 3  Off ce, measurement methodo ogy as set out n the atest ed t on of the RICS Property
Measurement Standards.

Environmental
Considerations

We have not been nstructed to make any nvest gat ons n re at on to the presence or potent a
presence of contam nat on n and or bu d ngs or the potent a presence of other env ronmenta
rsk factors and to assume that f nvest gat ons were made to an appropr ate extent then
noth ng wou d be d scovered suff c ent to affect va ve.

We have not carr ed out nvest gat on nto past uses, e ther of the property or of any ad acent
ands, to estab sh whether there s any potenta for contam nat on from such uses or s tes, or
other env ronmenta r sk factors and have therefore assumed that none ex sts.

Services and

We understand that the Propert es are ocated n an area served by ma ns gas, e ectr c ty, water

Amenities and dra nage.
None of the serv ces have been tested by us.
Enqu res regard ng the ava ab ty of ut tes/servces to any proposed deve opments are
outs de the scope of our report.
Repair and We have not carr ed out bu d ng surveys, tested serv ces, made ndependent s te nvest gat ons,
Condition nspected woodwork, exposed parts of the structure whch were covered, unexposed or

naccess b e, nor arranged for any nvest gat ons to be carr ed out to determ ne whether or not
any de eter ous or hazardous mater a s or techn ques have been used, or are present, n any
part of the Propert es. We are unab e, therefore, to g ve any assurance that the Propert es are
free from defect.

Town Planning

We have not undertaken p ann ng enqu res.

Sou ce of nfo mat on and Scope of Wo ks
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Titles, Tenures and  Deta s of tte/tenure under wh ch the Propert es are he d and of ett ngs to whch 1 s subect

Lettings are as supp ed fo us. We have not genera y exam ned nor had access to a the deeds, eases
or other documents re at ng thereto. Where nformat on from deeds, eases or other documents
s recorded nth s report, trepresents our understand ng of the re evant documents. We shou d
emphas se, however, that the nterpretat on of the documents of tte (nc ud ng re evant deeds,
eases and p ann ng consents) s the respons bty of your ega adv ser.
We have not conducted credt enqures on the fnanca status of any tenants. We have,
however, ref ected our genera understand ng of purchasers’ ke y percept ons of the f nanc a
status of tenants

15 Sou ce of nfo maton and Scope of Wo ks CBR E
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Valuation Assumptions

Introduction

An Assumpt on s def ned n the Red Book G ossary and VPS 4 to be a “suppos t on taken to
be true” (an “Assumpt on”).

Assumpt ons are facts, cond t ons or stuatons affect ng the sub ect of, or approach to, a
va uat on that t has been agreed need not be verfed by the va uer as part of the va uat on
process. Assumpt ons are made when t s reasonab e for the va uer to accept that someth ng
s true w thout the need for spec f ¢ nvest gat on.

The Company has conf rmed and we conf rm that our Assumpt ons are correct as far as the
Company and we, respect ve y, are aware. In the event that any of these Assumpt ons prove
to be ncorrect then our va uat ons shou d be revewed. The prnc pa Assumptons wh ch we
have made are stated w th n th s Va uat on Report.

For the avo dance of doubt, the Assumpt ons made do not affect comp ance w th the approach
to Market Va ue under the Red Book.

Capital Values

Each va uat on has been prepared on the bas s of “Market Va ue”), wh ch s def ned n the Red
Book as:

“The est mated amount for wh ch an asset or ab ty shou d exchange on the Va uat on Date
between a w ng buyer and a w ng se er n an arm’s ength transact on, after proper
market ng and where the partes had each acted know edgeaby, prudenty and wthout
compu s on.”

The Va uat on represents the f gure that wou d appear n a hypothet ca contract of sa e at the
Va uat on Date. No ad ustment has been made to th s f gure for any expenses of acqu s t on or
rea saton nor for taxat on wh ch m ght arse n the event of a d sposa .

No account has been taken of any nter company eases or arrangements, nor of any
mortgages, debentures or other charge.

No account has been taken of the ava ab ty or otherw se of cap ta based Government or
European Commun ty grants.

Taxation, Costs and
Realisation Costs

As stated above, no a owances have been made for any expenses of rea sat on nor for taxat on
wh ch m ght ar se n the event of a d sposa .

Our va uat ons ref ect purchasers' statutory and other norma acqu st on costs.

VAT

We have not been adv sed whether the propert es are e ected for VAT.

A rents and cap ta va ues stated n th s report are exc us ve of VAT.

Passing Rent

Pass ng rents quoted n th s report are the rents wh ch are current y payab e under the terms of
the eases. Pass ng rents exc ude serv ce charges and VAT and are pr or to deduct on of any
non recoverab e costs.

Net Annual Rent

Net annua rent s def ned for the purposes of th s transact on as "the current ncome or ncome
est mated by the va ver:

() gnorng any spec a rece pts or deduct on ar s ng from the property;

() excud ng Va ue Added Tax and before taxat on ( nc ud ng tax on prof ts and any a owances
for nterest on cap ta or oans); and

( ) after mak ng deduct ons for super or rents (but not for amort sat on), and any d sbursements
ncud ng, f appropr ate, expenses of manag ng the property and a owances to mantan t n
a cond t on to command ts rent".

Estimated Net
Annual Rental Value

The est mated net annua renta va ue s based on the current renta va ue of each of the
Propertes. The renta va ue ref ects the terms of the eases where the Propert es, or parts
thereof, are et at the date of va uat on. Where the Propert es, or parts thereof, are vacant at
the date of va uat on, the renta va ue ref ects the rent we cons der wou d be obta nab e on an
open market eft ng as at the date of va uat on.

Va uat on Assumpt ons
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Rental Values

Un ess stated otherw se renta vaues ndcated n our report are those wh ch have been
adopted by us as appropr ate n assess ng the cap ta va ue and are not necessar y appropr ate
for other purposes, nor do they necessar y accord w th the def nt on of Market Rent n the Red
Book, wh ch s as fo ows:

'"The est mated amount for wh ch an nterest n rea property shou d be eased on the Va uat on
Date betweenaw ng essorand aw ng essee on appropr ate ease terms nan arm's ength
transact on, after proper market ng and where the partes had each acted know edgeaby,
prudent y and w thout compu s on."

Fixtures, Fittings
and Equipment

Where appropr ate we have regarded the shop fronts of reta and showroom accommodat on
as form ng an ntegra part of the bu d ng.

Lland ord’s fxtures such as fts, escaators, centra heatng and other norma servce
nsta at ons have been treated as an ntegra part of the bu d ng and are nc uded w th n our
Va uat ons.

Process p ant and mach nery, tenants’ f xtures and spec a st trade f tt ngs have been exc uded
from our Va uat ons.

A measurements, areas and ages quoted n our report are approx mate.

Environmental
Matters

In the absence of any nformat on to the contrary, we have assumed that:

a) the Propert es are not contam nated and s not adverse y affected by any ex st ng or
proposed env ronmenta aw;

b) any processes whch are carred out on the Propertes whch are regu ated by
envronmenta eg s aton are propery censed by the appropr ate author t es;

c¢) n Engand and Waes, the Propertes possesses current Energy Performance
Cert f cates (EPCs) as requred under the Government’s Energy Performance of
Bu d ngs Drectve and that they have an energy eff c ent standard of ‘E’, or better.
We wou d draw your attent on to the fact that under the Energy Eff c ency (Prvate
Rented Property) (Engand and Waes) Reguatons 20 5 t became unawfu for
and ords to rent out a bus ness premse from st Apr 20 8 uness the ste has
reached a m n mum EPC rat ng of an ‘E’, or secured a re evant exempt on. In Scot and,
we have assumed that the Propert es possesses current EPCs as requ red under the
Scott sh Government’s Energy Performance of Bu d ngs (Scot and) Regu at ons and
that they meet energy standards equ va ent to those ntroduced by the 2002 bu d ng
regu atons. We woud draw your attenton to the fact the Assessment of Energy
Performance of Non Domest c Bu d ngs (Scot and) Regu at ons 20 6 came nto force
on st September 20 6. From th s date, bu d ng owners are requ red to comm ss on
an EPC and Act on P an for sa e or new renta of non domest c bu d ngs b gger than
,000 sq m that do not meet 2002 bu d ng regu at ons energy standards. Act on P ans
conta n bu d ng mprovement measures that must be mp emented w thn 3.5 years,
sub ect to certa n exempt ons;

d) In January 202 the Government c osed the consu tat on per od that focused on ts
atest proposas n Engand and Waes for ‘ mprov ng the energy performance of
prvate y rented homes’. The key tenets of the proposas are to; reduce em ss ons;
tack e fue poverty; mprove asset qua ty; reduce energy b s; enhance energy secur ty;
and support assocated emp oyment. The proposas are wde rangng and they
ntroduce new demands on resdenta andords through Energy Performance
Cert f cates (‘EPCs’). Ex st ng PRS Regu at ons set a m n mum standard of EPC Band E
for res denta unts to be ettab e. The Government proposa s see th s thresho d be ng
ra sed to EPC Band C for a new tenanc es created from O Apr 2025 and for a
exstng tenances by 0 Apr 2028. The prnc p e for re evant bu d ng works s to be
‘fabr c frst’ mean ng max m sat on of components and matera's that make up the
bu d ng fabr c to enhance, for examp e, nsu at on, vent at on and a r t ghtness. The
proposa s a so c te; comp ance measures and penat es for and ords, ett ng agents
and oca authortes; and affordab ty support for carry ng out necessary works. The

Va uat on Assumpt ons

CBRE



DATE OF VALUAT ON 31 MARCH 2022

mp caton s (as w th the ex st ng EPC Band E requ rement) that pr vate rented un ts
may effect ve y be rendered un ettab e fthey fa to meet or exceed the m n mum EPC
requ rement. It s expected that the Government w respond to the consu tat on
process n Q2/Q3 202 w th any new regu at ons tak ng effect n Q3/Q4 202 . At
present t s not c ear how the market wou d respond to these proposa s were they to
be mp emented as currenty drafted; ne ther do we have any vsb ty of changes that
may be made to the proposas fo owng the consu tat on process. Our Va uat on
ref ects market cond t ons and regu at ons effect ve at the Va uat on date; we make no
add t ona a owances for any future works that may be requ red n order to ensure
that the sub ect assets wou d rema n ettab e under rev sed regu at ons;

e) the Propertes are e ther not subect to food ng rsk or, f t s, that suff c ent f ood
defences are n p ace and that appropr ate bu d ng nsurance cou d be obta ned at a
cost that wou d not mater a y affect the cap ta va ue; and

f)  nvas ve spec es such as Japanese Knotweed are not present on the Propert es.

Hgh votage eectrca suppy equ pment may exst wthn, or n cose proxmty of, the
Propert es. The Nat ona Rad o og ca Protect on Board (NRPB) has adv sed that there may be
a rsk, n specfed crcumstances, to the heath of certan categores of peope. Pub c
percept on may, therefore, affect marketab ty and future va ue of the Propert es. Our Va uat on
ref ects our current understand ng of the market and we have not made a d scount to ref ect
the presence of th s equ pment.

Repair and In the absence of any nformat on to the contrary, we have assumed that:

Condition a) there are no abnorma ground cond t ons, nor archaeo og ca rema ns, present wh ch
m ght adverse y affect the current or future occupat on, deve opment or va ve of the
Propert es;

b) the Propert es are free from rot, nfestat on, structura or atent defect;

c) no currenty known de eter ous or hazardous mater a s or suspect techn ques, nc ud ng
but not m ted to Compos te Pane ng, ACM C add ng, H gh A um na Cement (HAC),
Asbestos, have been used n the construct on of, or subsequent a terat ons or add t ons
to, the Propert es; and

d) the servces, and any assoc ated contro s or software, are n work ng order and free
from defect.

We have otherw se had regard to the age and apparent genera cond t on of the Propert es.
Comments made n the property deta s do not purport to express an op n on about, or adv se
upon, the condton of un nspected parts and shou d not be taken as mak ng an mp ed
representat on or statement about such parts.

Title, Tenure, Un ess stated otherw se w th n th s report, and n the absence of any nformat on to the contrary,
Le“ings, Planning’ we have assumed that:

Taxation and a) the Propertes possesses a good and marketabe tte free from any onerous or
Statutory & Local hamper ng restr ct ons or cond t ons;

Authority

b) the bu d ng has been erected e ther pror to p ann ng contro , or n accordance w th
p ann ng perm ss ons, and has the benef t of permanent p ann ng consents or ex st ng
use r ghts for the r current use;

Requirements

c) the Propertes s not adverse y affected by town p ann ng or road proposas;

d) the bu dng comp es wth a statutory and oca authorty requ rements ncud ng
bu d ng, fre and hea th and safety regu at ons, and that a fre rsk assessment and
emergency p an are n p ace;

e) ony mnoror nconsequenta costs w be ncurred fany mod fcatons or aterat ons
are necessary n order for occup ers of the Propert es to comp y w th the prov s ons of
the D sab ty D scrm naton Act 995 (n Northern Ire and) or the Equa ty Act 20 O
(n the rest of the UK);

18  Va uat on Assumpt ons C BR E
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f)

a)

h)

k)

a rent revews are upward ony and are to be assessed by reference to fu current
market rents;

there are no tenant’s mprovements that w mater a y affect our op n on of the rent
that wou d be obta ned on rev ew or renewa ;

tenants w meet ther ob gatons under ther eases, and are responsbe for
nsurance, payment of bus ness rates, and a repa rs, whether d recty or by means of
a serv ce charge;

there are no user restr ct ons or other restrctve covenants n eases wh ch woud
adverse y affect va ve;

where more than 50% of the foorspace of the Propertes s n resdenta use, the
Land ord and Tenant Act 987 (the “Act”) g ves certa n r ghts to def ned res dent a
tenants to acqu re the freeho d/head easeho d nterest n the Propert es. Where ths s
app cab e, we have assumed that necessary not ces have been g ven to the res dent a
tenants under the provsons of the Act, and that such tenants have e ected not to
acqu re the freeho d/head easeho d nterest. D sposa on the open market s therefore
unrestr cted;

where appropr ate, perm ss on to ass gn the nterest be ng va ued here n wou d not be
w thhe d by the and ord where requ red;

vacant possess on can be gven of a accommodaton whch s unet or s et on a
serv ce occupancy; and

Land Transfer Tax (or the oca equ vaent) w app y at the rate currenty app cabe.

In the UK, Stamp Duty Land Tax (SDLT) n Eng and and Northern Ire and, Land and
Bu d ngs Transact on Tax (LABTT) n Scot and or Land Transact on Tax (LTT) n Wa es,
w appy at the rate currenty app cabe

Appendix A: Properties Details

Property Details: Properties held for Investment

Appendix B: Properties Exceeding 5% of Aggregate Market Value of Portfolio

Properties with a Market Value over 5% of the portfolio

Appendix C: Information Received
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