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INTRODUCTION AND INSTRUCTION

independent search and selection report. They have expressed an interest in
the leisure business/pub business.

Example of Client Brief

To provide details of a business with the property asset value of approximately
£200,000

With between two and three employees
Allowing for a possible additional cash injection of up to £100,000.
Preferences

Itza have expressed an interest in the leisure business pub sector.

Business Limitations

No limitations, other than the business needs to employ two to three people.

Asset Limitations

No asset limitation, other than needs to be within one hour of existing
office/home location.

Timescale
One month; ideally two weeks.

Project Surveyor

The surveyor and the associates that have worked on this project are identified,
together with their qualifications within the Appendix.
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We are Independent Chartered Surveyors and professional members of:-

The Royal Institution of Chartered Surveyors (RICS)
and
The Independent Surveyors and Valuers Association (ISVA)

2999292297

Chartered Surveyor
299992927922

For and on behalf of
29999999999

The work has been carried out as per our standard Terms and Conditions of

Contract which have been emailed to you as part of the confirmation of our
instructions. If you would like further clarification please do not hesitate to

contact us.
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SYNOPSIS OF SEARCH AND SELECTION WORK
CARRIED OUT FOR YOU

Stage One — Initial Report

Stage one consists of an initial four hour search which is paid on a reduced fee
basis to enable feedback and ensure that we have understood your client’s
criteria fully and enable you to give us feedback as to where you would like to
refine the search. This is the initial report you are reading.

We would ask that you turn to the Executive Summary to review our findings.

Stage Two — Full Report and Findings

Stage Two is a full report of our findings where we look at refined search and
selection criteria in much more detail and provide you with specific properties
and businesses which we feel will meet your brief.

We will agree a further search and selection time of a set number of hours at
an agreed fee rate, plus VAT.

This will include a chartered surveyor who will project manage the process
and any associated assistants who will work in relation to prepare reports, etc.
This is a second one off fee.

Marketing by: E E
www.lstAssociated.co.uk
0800 298 5424 El

) .
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited ‘Qit//) Associated.co.uk



EXECUTIVE SUMMARY

Search and Select Findings

We have identified the following business that we feel will be of interest to you after
stage one of consultation.

1.0

2.0

Freehold Public House

This is a village located Public House which has been
successful for many years. It has been closed for
approximately two years and is available for a cash sale.

It was previously a community style pub. Account details are not
known. We feel it will have minimal re-numeration but would

meet your meet your employment criteria requirement and you

would have the option for a joint venture with local business men or

local community, and has the added benefit of a possible future residential
conversion.

School Software Company

Software programme for schools with client in early
development stage requires an early capital injection.

AN
They have had a £200,000 initial capital injection by m-f

investors. The next capital injection is due in about six
months and an early capital injection would be re-
numerated with a good percentage of the business.

Recently they laid off two staff members.

There is a potential for a freehold office in a mutually agreed location.
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3.0 Beautician business on a short lease with potential to buy off market
freehold

An establish beautician business for sale with short lease, '
with two employed staff.

There are various options to relocate to freehold
properties in the vicinity on market and off market.

All of these discussions are at early stages and your immediate feedback would be
appreciated.

We also have other options that we are considering that we will duly feedback once
you have read this initial report.
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Search and Select Overview

The following section is an overview of how we have carried out the search
and selection process.

Our search has been within Buckinghamshire and Bedfordshire. We have
looked for areas that we feel have capital growth from a property point of view
and the funds you have available, and as such we have filtered and identified
the following areas:

Leighton Buzzard
Stony Stratford
Woburn

Woburn Sands
Ampthill

Olney

We have excluded major towns from our search:

Dunstable

Milton Keynes
Bedford
Luton

as we feel that prices will generally be above the funds available, and the best
use of the very time in this instance, to concentrate on the areas mentioned. We
have avoided moving into what we would term as the institutional market as
we do not feel you have sufficient funds.

Timescale

As you are aware, we have agreed initially to take a look at the prospect over
two weeks. We would normally have recommended further time but we
understand that there is limited time factor.

Next Steps

We recommend that you read the rest of this report, which gives a broader
view of the areas investigated in the search and selection process.
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Further Details

1.0 Shefford

Area Summary

Shefford is a small town near to the Al. The main shopping is carried out in
the more major nearby towns but the High Street has a range of shops. There

are also various estate agents in the area.

Location Maps
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Business Summary

Closed two years ago but previously a good, long standing community based
pub.

Key factors
Available immediately.
Costs

To be agreed.
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2.0 Buckingham

School software - details withheld in this example

Area Summary

The base can be located anywhere within a reasonable distance of
Buckingham.

Location Maps

N/A

Business Summary

The early stages of development of a software business. Initial research based
customers. There is already one investor who has committed hundreds of
thousands of Pounds on this project and they are waiting for further finance
which will be in the summer, but they will be happy to welcome more
immediate finance.

Key factors

Availability subject to negotiation with owner/partners and existing investors.
Presently home based, wishing to be office based.

Costs

To be agreed, but meet your criteria.

Marketing by: E E
www.lstAssociated.co.uk
0800 298 5424 El .

2 necaci ©
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited ‘Qit//) Associated.co.uk

11



3.0 Olney

Area Summary

Olney is a village in Buckinghamshire, just outside of Bedford. It has had good
capital growth for decades. In some areas properties rarely become available.

Location Maps

This shows the central area of Olney.

Pav

Recreation Ground

</ P
: N "S'/“/‘
4»0"‘{&"' Pastlures

1
1
Y
‘{L 1}
A > 950 .
G G |4
Y f,’ E[anerton‘ i L R PR = =

Goosey
Bridge
Y4 GoView

i
3 -~ & L. Crersk
1 ‘Woolwich E| =4 s .
2e g A A ’H j- 'iifl b
ulSlen /| 3t JQ G A v

Go View map of Olney Go View map of a roads around
pub in Olney

Marketing by: E E
www.lstAssociated.co.uk
0800 298 5424 E] .

s .
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited {15t Associated.co.uk

12°



Business Summary

Existing beautician business for sale.

Key factors

Established business with staff at a leasehold location. There are freehold
properties available in Buckingham that this business could be relocated to.

Costs

To be agreed.

Currently being considered

1.0 Stony Stratford

There are a couple of properties in Stony Stratford:

Area Summary

Stony Stratford is a market town just outside Milton Keynes, with many
traditional local shops, good property growth for the right property in the area.

Property that’s being marketed off Property for sale which is a pub off
market for use as an office and shop the high street but would benefit
from the trade of a nearby pub

that’s very popular
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Will be obtained if properties and businesses are identified.

Business Summary

Being looked at.

Key Factors

To be established.
Costs

To be agreed.

2.0 Leighton Buzzard

Area Summary

Leighton Buzzard has had considerable growth in
recent years with residential housing being built. It
tends to have a village type feel, where people that
work in Milton Keynes, Dunstable, Hemel
Hempstead and/or those who need access to the
motorways.

View of a corner shop that’s for
sale. It previously operated as a

Location Maps sandwich shop for many years

Will be obtained if properties and businesses are identified.

Business Summary

Being looked at.

Key Factors

To be established.

Costs
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To be agreed.
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Stage One Signature Document

Stage one signature approved. Client confirms that we have understood the
Search and Selection criteria

CLIENT’S NAME: ...

CLIENT’S SIGNATURE: ...,
L0 LOCALIONS . ¢ .eeetteee et et et
2.0 BUSINESS LYPC «uettentitte ettt e e e et
3.0 Preferences ......ovoeiiiii
4.0 EXCIUSION ...ttt
5.0 FUNdS oo
All the work will be carried out to the RICS Rules, Regulations and Guidance
Notes.

CHARTERED SURVEYOR’S

For and on Behalf of GEM Associates Limited, Chartered Surveyors
CHARTERED SURVEYOR’S

SIGNATURE ...t
For and on Behalf of GEM Associates Limited, Chartered Surveyors

WITNESS NAME: ...

WITNESS SIGNATURE: ...
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Appendices

1 Primary, Secondary and Tertiary property explained
2 Ways of buying property

3 Contacts

+ User Classes

5 Further Marketing

6 Limitations
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Primary, Secondary and Tertiary Explained

We have utilised the term primary, secondary and tertiary within the report. This
offers a further explanation of the ways of buying a property.

Primary locations

A primary location is a high street location, or main
shopping location, such as a shopping centre. Often
these areas are institutionally owned/pension fund
owned, which can unfortunately exclude the smaller
investor.

SHOP LOCATIONS
PRIMARY / SECONDARY / TERTIARY
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Secondary locations

Shops

These are slightly out of the main shopping or office
areas; still with good footfall. Footfall is a term used
very generally, but for us it means people who are
walking past a property who are able, likely and
willing to spend money.

A secondary property can also include active local
shopping parade with good parking, corner shops with
good visibility and parking.
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Warehouses

Tertiary locations

These are areas we would term as being poor or
defective in some way. They could be the outskirts of
a town, or an old high street of a town where shopping
parades have been built but where the areas has
moved on and changed, for example Margate where
the old high street now is used for of an arts and crafts

PROFESSIONAL LOCATIONS
PRIMARY / SECONDARY / TERTIARY
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and artisan area and the shopping centre area that
originally took over from the high street, which is
literally up the road, is still relatively busy. Then
there is the new slightly out of town shopping centre

that is considered to main place to shop/primary location.
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A tertiary location doesn’t necessarily mean a bad location, as you can have what is
known as a destination business where people travel to you. This is a particularly
well known concept in the pub and food trade, where a good reputation will mean
that people travel some distance.

Can you have primary, secondary and tertiary property all in the same area?

It is perfectly possible to have a mix of the different types of properties in one area.
A good example of this is an area which has lots of good outlets, including
restaurants and takeaways, where it will be a primary location for a food based
business as everyone knows this is where you get your takeaway.

It may also have some other shop units with a different use which are secondary or
tertiary, for example, an antique shop or an art gallery may not feel that this is the
best location for them.
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Ways of buying property

There are several ways of buying property, ranging from:

1.0  Traditional purchasers of property, which will be via an estate agent for a
residential property, although some of them also have commercial, or

2.0 A commercial agent or chartered surveyors, who tend to have a range of

properties and perhaps deal with someone who owns several properties, or a
portfolio of properties.

The new traditional way to buy a property

It could be argued that the new way to buy property is via websites, such as:
Right Move, which has residential and commercial properties, and
Prime Location, for residential properties

Various other specialist websites, such as:

Find My Pub

Also the estate agents or commercial agents own websites; often they will put
properties on these that never go on the major websites.

The old traditional way of buying a property by word of
mouth

There are still many sales that take place before properties are marketed by details or
Internet. This comes about where you know the right person or have marketed to the
right person so they are aware of what you want, and the quality of your buyer,
which is known as the quality of the covenant.
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Open market sale

This is a term traditionally used for sales that have been on the open market, such as
with an estate agent or commercial agent or chartered surveyor.

Off market

This is where properties are marketed without details. There can be many reasons for
this; everything from a property where the existing business is remaining and is being
sold as a lease. This could be via agreement between the building owner and the
business if they want a quiet arrangement, so trade is not upset and staff move on as
they think the business is being sold.

It could equally be where the business is re-financing by doing a sale and lease-back,
which is a way of releasing cash to be used within the business.

It could also be a way that a person dealing with a large portfolio or a trust fund
decides to market.

Moving High Streets!

Margate is a good example of where the High Streets move. We have looked at
properties there which were originally built as institutional investments, which are no
in no man’s land, for want of a better term, between an arts area towards the sea front
and the new high street.
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1.0 Margate

Area Summary

D7992997997

Map of a commercial retail
property we recently surveyed in Margate high street

Business Summary

Being looked at.

Key Factors

To be established.
Costs

To be agreed.

Marketing by: E E
www.lstAssociated.co.uk
0800 298 5424 El .

) .
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited ‘Qit//) Associated.co.uk

22



Contacts

We have either spoken to or contacted the following agents by e-mail or searched
their website:

Agents

1. Alexander & Co.
Dunstable

2. White & Co.
Leighton Buzzard

3. Beasley & Partners
Woburn Sands

4. Peter Hill
Luton

5. Berry Holt
Watford

6. Stimpsons
St Albans

7. Stimpsons Eves
Newport Pagnell

8. Stephen Oakley
Olney

9. Van Weenen
Olney

10.  Sheridans

Pub and leisure contacts and their associated websites

We have used various generic commercial websites, such as:

RightMove

FindMyPub

as well as estate agents, commercial agents websites.

We have also spoken to various companies that may have business that need help,

together with other contacts.
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USER CLASSES ORDER

Town and Country

Use/Description of Development

Permitted change to

Planning Act (TCPA) another use class
Classes Order
Al: Shops The retail sale of goods to the public: Shops, Post Offices, No permitted

Travel Agencies & Ticket Agencies, Hairdressers, Funeral
Directors & Undertakers, Domestic Hire Shops, Dry Cleaners,
Internet Cafés, Sandwich Bars (where sandwiches or other
cold food are to be consumed off the premises).

change

A2: Financial &
Professional Services

Financial Services: Banks, Building Societies & Bureau de
Change. Professional Services (other than Health or Medical
Services): Estate Agents & Employment Agencies. Other
services which it is appropriate to provide in a shopping area:
Betting Shops. (Where the services are provided principally to
visiting members of the public).

Al (where there
is a ground floor
display window)

A3:Restaurants & Cafés

Restaurants & Cafés (i.e. places where the primary purpose is
the sale and consumption of food and light refreshment on the
premises). This excludes Internet Cafés which are now Al.

Al or A2

A4: Drinking
Establishments

Public House, Wine Bar or other Drinking Establishments (i.e.
premises where the primary purpose is the sale and
consumption of alcoholic drinks on the premises).

Al, A2 or A3

AS: Hot Food Take-
away

Take-aways (i.e. premises where the primary purpose is the
sale of hot food to take-away).

Al, A2 or A3

B1:Business

a) Offices, other than a use within Class A2 (Financial Services)
b) Research and development of products or processes

B8 (where no more
than

c) Light industry 235 sq.m.)
B2: General Industrial General Industry: use for the carrying out of an industrial B1 or B8 (B8
process other than one falling in class B1. limited to
235 sq.m.)

B8: Storage &
Distribution

Use for storage or distribution centre.

B1 (where no more
than
235 sq.m.)
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C1: Hotels Use as a Hotel, Boarding House or Guesthouse, where no No Permitted
significant element of care is provided. Change

C2: Residential Hospital, Nursing Home or Residential School, College or No Permitted
Institutions Training Centre where they provide residential accommodation Change

and care to people in need of care (other than those within C3
Dwelling Houses).

C2A: Secure Residential
Institution

Use for a provision of secure residential accommodation,
including use as a prison, young offenders institution, detention
centre, secure training centre, custody centre, short term holding
centre, secure hospital, secure local authority accommodation or
use as a military barracks.

No Permitted
Change

C3: Dwelling Houses

Use as a Dwelling House (whether or not as a sole or a main
residence),

a) by a single person or people living together as a family, or
b) by not more than six residents living together as a single
household (including a household where care is provided for
residents).

No Permitted
Change

D1: Non-Residential
Institutions

Clinics & Health Centres,

Creches, Day Nurseries & Day Centres, Museums, Public
Libraries, Art Galleries & Exhibition Halls, Law Court, Non-
Residential Education & Training Centres. Places of Worship,
Religious Instruction & Church Halls.

No Permitted
Change

D2: Assembly &
Leisure

Cinema, Concert Hall, Bingo Hall, Dance Hall, Swimming Bath,
Skating Rink, Gymnasium, or area for indoor or outdoor sports
or recreations, not involving motor vehicles or firearms.

No Permitted
Change

Not in any use  class|A use on its own, for which any change of use will require No Permitted
(Sui — Generis*) planning permission. Includes, Theatres, Nightclubs, Retail Change
Warehouse Clubs, Amusement Arcades, Launderettes, Petrol
Filling Stations and Motor Car Showrooms.
Casinos - following declassification planning permission is D2

needed for any premises, including D2 premises, to undergo a
material change of use to a casino.

Where uses do not fall within the four main use classes they are classified as sui-generis.
We have provided examples of some sui-generis uses but this list is not exhaustive.

(Correct April 2006)
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Further Marketing

New media

1.0

2.0

3.0

4.0

Create a website, focusing on the investment type that you are looking for and
the various criteria you have, such as two employees and a deadline, although

we would not reveal the latter until we had a very strong interest.

We would network. We regularly already go to property investment meetings.

We would network at business meetings.

A database mail shot. This would use contacts and possibly via mail shot lists
to contact further people.

Traditional marketing

1.0 Networking in property investment groups

2.0  Networking within business groups

3.0 Shop window marketing via open days with estate agents and commercial
agents.

Marketing

5.0 Detailed brief. We would go through a detailed brief with you and get to
understand your needs a lot better. We would also adjust and fine tune this
brief as time progressed.

6.0 A search engine marketing campaign, with Google AdWords and Google
AdSense; also Bing and Facebook.

7.0  Aim of appointing us with your search and selection of business/property.
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8.0 We would establish such things as the areas of investment you are happy to
look at:

Leisure/Retail/Shops
We would also discuss other areas of investment such as:
Industrial/Warehouses
Offices
Institutional — schools, colleges, etc
Residential — freehold or long lease

Commercial to commercial / commercial to residential
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LIMITATIONS

Our limitations are as the agreed Terms and Conditions of Engagement.

Search and Select Report

1. Conditions of Engagement

Term on which the Chartered Surveyor will undertake the search and select report as
set out below:

Based upon our knowledge, experience and contacts we will provide the client with a
search and select solution, based upon their brief within an agreed timescale;
typically two months.

a) Search and Select Report
This will be in two parts:

1.0 The first initial part will identify our general findings and we will adjust and
adapt the report to ensure that it is specific to your needs.

2.0 Part two will look in detail at various options and it will then be up to the client
to assess the risk and appropriateness of the businesses and properties for their
requirements.

b) Whilst we have used reasonable skill and care in preparing this report, it should be
appreciated that the Chartered Surveyors cannot offer any guarantee that the
business/property will have an existing or future profitability but we will merely
identify the opportunity.

3. Survey Report

a) We would of course be happy to prepare a survey on any properties that the
client wishes to consider, but it should be noted:

b)  unless otherwise expressed
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a)

b)

Contamination

The Surveyor will not comment upon the existence of contamination as this
can only be established by appropriate specialists. Where, from his local
knowledge or the inspection he considers that contamination might be a
problem he should advise as to the importance of obtaining a report from an
appropriate specialist.

Consents, Approvals and Searches

The Surveyor will assume that the property is not subject to any unusual or
especially onerous restrictions or covenants which apply to the structure or
affect the reasonable enjoyment of the property.

The Chartered Surveyor will assume that all bye-laws, Building Regulations
and other consents required have been obtained. In the case of new buildings
and alterations and extensions, which require statutory consents or approval
the Surveyor will not verify whether, such consents have been obtained. Any
enquiries should be made by the Client or his legal advisers.

Drawings and specifications will not be inspected by the Chartered Surveyor.
It is the Clients responsibility to forward any drawings and specifications that
he has or knows the whereabouts of to us to include information in our report.
If these are not forthcoming we will make our best assumptions based upon the
information available.

The Chartered Surveyor will assume that the property is unaffected by any
matters which would be revealed by a Local Search and replies to the usual
enquiries or by a Statutory Notice and that neither the property nor its
condition its use or intended use is or will be unlawful.

Fees and Expenses

The Client will pay the Chartered Surveyor the agreed fee for the Report in
two parts and any expressly agreed disbursements in addition.
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Restrictions on Disclosures

This report is for the sole use of the Client in connection with the property and
is limited to the current brief. No responsibility is accepted by the Chartered
Surveyors if used outside these terms.

Should any disputes arise they will be dealt with and settled under English
law;

This report does not fall under the Third Parties Rights Act.

Safe Working Practices

The Surveyor will follow the guidance given in Surveying Safely issued by the
Royal Institution of Chartered Surveyors (RICS).

Marketing by: E E
www.lstAssociated.co.uk
0800 298 5424 El

©
30°



