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01 November 2021
JRB/YL/999T (V1)

Mr Andrew Sweeney

East Lindsey District Council
Tedder Hall

Manby Park

Manby

Louth

LN11 BUP

Email: Andrew.Sweeney@e-lindsey.gov.uk
Dear Mr Sweeney

Property: Play Area and Tennis Court, Manby Park, Manby, Louth LN11 8UP
Customer: Customer

1.0 Instructions

We have been instructed by you to provide a Report and Valuation in respect of the play area and
tennis court within the Manby Park area, which we understand to be required in connection with the
transfer of these two assets from the District Council to the Parish Council, as part of the asset
transformation programme. We understand the transfers completed to date have all been completed
at a notional value of £1, nominally less than best consideration.

Our Report and Valuation has been prepared in accordance with your instructions, our own standard
Conditions of Engagement, copies of which are incorporated within Appendix 1 of this report,
together with the requirements of the RICS Valuation Global Standards (which incorporate the
International Valuation Standards) and the UK National Supplements, having particular regard on
this occasion with UK VPGA17. This is to meet the requirements of the general circular post 06/03:
Local Government Act 1972 General Disposal Consent (England) 2003 "Disposal of Land for less
than best consideration that can be reasonably obtained’. Under VPGA17 the Valuer is required to
provide their opinion of the Market Value of the two sites on both a restricted and unrestricted basis.
We are also asked to consider the Value of the voluntary conditions.

The property was inspected by James R Butcher BSc (Hons) MRICS who is also an RICS Registered
Valuer. The inspection took place on the 8 October 2021. The weather at the time of the inspection
was dry and sunny.

The Valuer has knowledge of the particular market for this property and the skills and understanding
to undertake the valuation competently. Banks Long & Co act as external Valuers and we are not
aware of any previous material involvement in the property. We confirm that we are not aware of
any conflict of interest or potential conflict of interest that may arise as a result of us undertaking this
valuation on your behalf. Appropriate Professional Indemnity Insurance is available in respect of the
service provided.

In arriving at our valuation we may have taken reliance on information provided by a third party.
Where this is the case, it will be brought to the reader’'s attention. Whilst we will use reasonable
endeavours to validate this information no warranties can be given as to its accuracy.
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The valuation is prepared in pounds sterling (GBP).

The date of the valuation is 8 October 2021.

2.0 Basis of Value

Market Value as defined in IVS 104 paragraph 30.1 as:

“The estimated amount for which an asset or liability should exchange on the valuation date between
a willing buyer and a willing seller in an arm's length transaction, after proper marketing where the
parties had each acted knowledgeably, prudently and without compulsion.”

3.0 Subject of the Valuation

Play Area and Tennis Court, Manby Park, Manby, Louth LN11 8UP.

4,0 Type and Classification

Two parcels of amenity land within the community use.

5.0 Location

The two sites are situated on the Manby Park development, within the village of Manby, which lies
about 6 miles to the east of Louth. The surrounding area is a mix of residential and commercial in
character, with the District Council Offices currently based at Tedder Hall within the Manby Park
development, although there are plans to relocate this into new premises in Horncastle.

The two sites are situated to the front of the site Carlton Road that provides access into the wider
development. Housing is located directly opposite the two sites, on Carlton Road.

Plans showing the location of the two sites in both a regional and local context are included in
Appendix 2.

6.0 Description

The two sites comprise a children's play area and a pair of hard surfaced tennis courts. Photographs
of the two properties are shown to the rear of this report at Appendix 3. Both sites are regular in
shape, with the children's play area surfaced in grass and the tennis court in tarmac, with these
being fenced in. The area of the two sites based on the red line plan incorporated within Appendix
2 of our Report extend to 0.23 hectares (0.60 acres) for the tennis courts and 0.19 hectares (0.47
acres) for the children's play area.

7.0  Tenure
We have assumed for the purposes of our Report and Valuations that the two sites will be transferred

Freehold with vacant possession and will be unencumbered and free from any unduly onerous or
unusual easements, restrictions, outgoings, covenants or Rights of Way that will materially affect the
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valuation figures, save as to a restriction which will be imposed on the transferee that the community
uses must continue and in the event that alternative higher value uses are pursued in the future, the
Councils position is protected by the inclusion of an overage/claw back for a period of 80 years from
completion of the transfer.

We understand that both sites are subject to leases between ELDC and The Parish Council, on 7
year terms, expiring in 2025, at peppercorn rents of £1 per annum. We assume that these leases
will be extinguished on completion of the proposed transfer, so we do not feel that this has any
impact on the value of the two sites for the purpose of this valuation exercise.

8.0 Services

Mot applicable.

9.0 Rating

Mot applicable.

10.0 Planning and Statutory Enquiries

We have assumed for the purposes of our Report and Valuation that the two sites have long
established permitted uses as a children's play area and tennis court respectively. Ultimately the
two sites would have potential for alternative higher value uses, particularly residential having regard
to the residential developed located on the opposite side of Carlton Road, and we have reflected
this in the unrestricted Valuations provided later in this Report.

We have made enquiries of the Highways Department at Lincolnshire County Council and it has
been confirmed that Carlton Road is an adopted highway maintainable at public expense, whilst the
estate roads within Manby Park are all privately owned.

11.0 Environmental Considerations

We have not been instructed to make any investigations in relation to the presence or potential
presence of contamination in land or buildings, and to assume that if investigations were to be made,
then nothing would be discovered sufficient to affect value.

Our brief enquiries have provided no evidence that there is a significant risk of contamination
affecting the two sites or neighbouring property which would affect our valuation. We would stress,
however, that we have not carried out, nor are we qualified to carry out an environmental audit. Our
comments therefore, should be used as a guide only and should not be relied upon. If you require
confirmation of the position then we strongly recommend that an initial environmental audit is carried
out. Our inspections were only of a limited visual nature and we cannot give any assurances that
previous uses on-site or in the surrounding areas have not contaminated sub-soils or ground waters.
In the event of contamination being discovered, then further specialist advice should be obtained.

At the time of the inspection we did not identify any invasive plant or shrub species. Should it be
established that they are apparent on the subject property, or any neighbouring land or boundaries,
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we would reserve the right to re-inspect or revise the report as this may adversely affect the
valuation,

We have made enquiries of the Flood Warning Information Service, which identifies the property at
postcode LN11 BUP as being in an area that has a very low chance of flooding from rivers and seas.
The chance of flooding in this location is detailed as less than 0.1%. Enquiries into the risk of surface
water flooding reveal that the area has a low chance of flooding. The chance of flooding from surface
water each year is detailed as between 0.1% and 1%.

The Public Health England (PHE) website has identified that the property is situated in an area where
less than 1% of properties are at or above the radon gas action level.

We have also referred to the Public Health England website for further information on Environmental
matters. From our informal enquiries, there is no indication that the site or its immediate locality:

is on or near landfills

is located within a mining area

is in an area that has been identified as having a risk of subsidence or landslip

is subject to water or land pollution

has been used for the manufacture, storage or sale of hazardous/toxic materials such as
chemicals, petroleum products, pesticides, fertilisers, acids, asbestos, explosives, paint or
radioactive materials

* is close to incinerators or chimneys giving off heavy emissions

"« & & @ @

12.0 Market Conditions: Novel Coronavirus (COVID-19)

The outbreak of COVID-19, declared by the World Health Organisation as a "Global Pandemic” on
the 11th March 2020, has and continues to impact many aspects of daily life and the global economy
— with some real estate markets having experienced lower levels of transactional activity and
liquidity. Travel, movement and operational restrictions have been implemented by many countries.
In some cases, “lockdowns” have been applied to varying degrees and to reflect further “waves” of
COVID-19; although these may imply a new stage of the crisis, they are not unprecedented in the
same way as the initial impact.

The pandemic and the measures taken to tackle COVID-19 continue to affect economies and real
estate markets globally. Nevertheless, as at the valuation date property markets are mostly
functioning again, with transaction volumes and other relevant evidence at levels where an adequate
quantum of market evidence exists upon which to base opinions of value. Accordingly, and for the
avoidance of doubt, our valuation is not reported as being subject to ‘'material valuation uncertainty’
as defined by VPS 3 and VPGA 10 of the RICS Valuation — Global Standards.

For the avoidance of doubt this explanatory note has been included to ensure transparency and to
provide further insight as to the market context under which the valuation opinion was prepared. In
recognition of the potential for market conditions to move rapidly in response to changes in the
control or future spread of COVID-19 we highlight the importance of the valuation date
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13.0 Valuation Consideration and Analysis

Under YPGA17.1 Basis of Valuation, we are required to provide the Council with our opinion as to
the unrestricted value of the land assuming the land is sold with no restriction on it future use and a
restricted value which is the Market Value of the land having regard to the terms of the proposed
transaction.

In arriving at our opinion as to the Market Value of the two sites from a unrestricted basis, we have
considered the alternative uses for the land and in our opinion, the most appropriate is going to be
some form of residential development, with both sites fronting onto Carlton Road, where there is
housing located directly opposite. Whilst this will be the highest value unrestricted use, because of
the various listed buildings close by including Tedder Hall and Guy Gibson House, securing consent
for this use will not be straightforward, in view of the impact of any new development on the visual
amenity of these buildings.

Assuming the PP can be secured for residential development, then in our opinion, the land with the
benefit of planning permission in this location is likely to have a value in the order of £200,000 per
acre, so applying this rate on a pro-rata area basis to each site, having regard to the size of each
produces Market Values of £120,000 for the tennis court site, which extends to 0.60 acres and
£95,000 for the children's play area, which extends to 0.47 acres. Neither site have any buildings on
them so the cost of bringing the land forward for development will be limited to the cost of securing
an alternative planning permission.

Moving now onto the restricted value for each site. We understand that presently the cost of
maintaining the two sites to the District Council is the sum of circa £3,700 per annum. On this basis
and having regard to the fact that the Parish Council following the transfer, are going to unable to
recoup any income from either site to offset this ongoing liability, on the face of it, neither site has a
value of any more than the £1 proposed as the nominal transfer fee in each case.

We are also required under the VPGA17 to set out the value of any voluntary conditions. These are
any terms and conditions of the proposed transaction that the Local Authority chooses to impose.
Their value is defined as the total of the capital values of the voluntary conditions imposed by the
Local Authority as terms of the disposal or under the agreements linked to the disposal, to produce
a direct or indirect benefit to the Local Authority that can be assessed in monetary terms. Aside from
the cost savings that the District Council will transfer to the Parish Council, through transferring
ownership of the two parcel of land. In this case it is difficult to see a capital value attributable to
these items, so in our opinion this particular basis of Valuation is not applicable in the case of the
transfer of these two properties.

14.0 Valuations

Market Value Unrestricted

We are of the opinion that the Market Value on an unrestricted basis, assuming the land is
transferred from East Lindsey District Council to the Local Parish Council, are figures of:

The Tennis Court Site
£120,000
(One hundred and twenty thousand pounds)
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Children’s Play Area
£95,000
(Ninety Five Thousand pounds)

Market Value Restricted

We are of the opinion that the Market Value of the two sites on a restricted basis, assuming the
land is transferred from East Lindsey District Council to the Local Parish Council, with a restriction
in place that the sites are to continue in Community use are figures in each case of:

£1
{One Pound)

We trust the above is satisfactory for your purposes at this stage, however should you have any
queries then please do not hesitate to let us know.

Taking into account the evidence set out, for valuation purposes we have adopted the market
approach using the comparable method. We do not foresee any substantial increase in the value of
the property other than as a result of any general improvement in market conditions. We do not
consider that there is likely to be any significant decrease in the valuation figure stipulated provided
that current market conditions prevail and the sites continues to be maintained to at least an
equivalent standard to that witnessed at the time of our inspection.

We do not consider that there are any environmental or contamination issues at the property or on
adjoining land which would materially affect our valuation figures.

We do not consider that there is any Hope, Marriage or Special Purchaser Value attached to the
property now, or likely to arise in the future.

We can confirm that our Firm carries current Professional Indemnity Insurance of £5,000,000 for any
one claim plus legal fees. There is an excess of £10,000 for each and every claim.

15.0 Confidentiality

In accordance with the recommendations of the RICS, we would state that this report is provided
solely for the purposes stated above. It is confidential to and for the use only of the party to whom it
is addressed and no responsibility whatsoever is accepted to any third party for the whole of any
part of its contents. Any such parties rely upon this report at their own risk. Neither the whole nor
any part of this report or any reference to it may be included now, or at any time in the future, in any
published document, circular or statement, nor published, referred to or used in any way without our
written approval of the form and context in which it may appear.
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James R Butcher BSc (Hons) MRICS
RICS Number: 0844159

For and on behalf of Banks Long & Co

Date: 01 November 2021
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UK VPEA 17 Local authority dizposal of land for less than best consideration in England and Wales

UK VPGA 17 Local authority disposal of land
for less than best consideration in England
and Wales

Overview

1

This guidance applies only to interests in real estate held by local authorities in
England and Wales.

Local authorities have wide land disposal powers under sections 123 and 127
of the Local Government Act 1972 and section 233 of the Town and Country
Planning Act 1990, Howewver, they have traditionally been required to sesk
specific consent from the relevant Secretary of State where the consideration is
lass than the best that can reasonably be obtained.

England

3

In England, the Local Government Act 1972: General Disposal Consent
{England) 2003 removes the requirement for authorities to seek specific consant
fram the Secretary of State for any disposal of land where the differance
between the unrestricted value of the interest to be disposed of, and the
considaration accepted (the 'undervalue’), is £2 million or less.

The detailed valuation requiremeants are set out in the technical appendix to
tha Consent, which specifically incorparatas this guidance and the definition of
marke! value in VPS 4.

Wales

5

In Wales, the Local Government Act 1872: General Disoosal Consent (Wiales)
2003 removes the requirement for authorities to seek specific consent from
the National Assembly for Wales for any disposal of land where the difference
hetweean the unrestricted value of the interest to be disposed of, and the
consideration accepted (the 'undervalue’), is £2 million or less.

The circular accomparying the 2003 Consent provides that the valuer
shall have regard to the guidance on local authonty disposals of land at an
undervalua in these standards,

The local authorty decides whether any proposed disposal requires specific
consent, as the Secretary of State and the National Assembly for Wales have no
statutory powers to advise in any particular case.

England and Wales

8  The valuer may be asked to pravide a valuafion so that the local authority may
consider whether or not an application for consent is necassary, or to support
a submission for a specific consent. For either request, valuation must be
|

132 RICE Valuation - Elobal Standards 2017 UK national supplament
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provided in England following the advice in the technical appendix and in Wales
following the advice in paragraph 4 of the circular.

UK VPGA 17.1 Bases of valuation

1 The consent requires the valuer to provide the following figures:
«  unrestricted value
*  rastricted value and
= the value of voluntary conditions,

Unrestricted value

2  The unrestricted value is the best price that is reasonably obtainable for the
proparty. It is the market value of the land, as defined in VPS 4, except that it
should take into account any additional amount that is, or might reasonably be
expected to be, available from a purchaser with a special interest,

3 The valuer should take account of any uses that might be permitted by tha local
planning authority if these would be reflectad by the market, and not only a use
{or uses) intended by the parties to the proposed disposal. It should also ignore
the reduction in value caused by any voluntary condition imposed by the local
authority (see restricted value),

4  The valuer should assume that the freehold disposal is made, or the lease
is granted, cn terms that are intended to maximise the consideration. For
example, where unrestricted value is based on the hypothetical grant of a lease,
at a rack rent or ground rent, with or without a premium, the valuer should
assume that the lease would contain those covenants normally included in
such a lease by a prudent landlord. The valuer should also assume that the
lease would not include unusual or onerous covenants that would reduce the
consideration, unless these had to be included as a matter of law,

Restricted value g

5  The restricted value is the markef value of the property having regard to the
terms of the proposed fransaction. It is defined in the same way as unrestrictad
value, exceplt that it should take into account the effect on value of any
voluntary condition.

6  Where the local authority has invited tenders and is comparing bids, the
restricted value is normally the amount offered by the local authority's preferred
transferee. Otherwisea it is nomally the proposed purchase price.

The value of any voluntary conditions

7 Sales may be subject to voluntary conditions. These are any term or condition
of the proposed transaction that the local authority chooses 1o impose.
Vaoluntary conditions do not include any term or condition that the local authority

RICS Valuation - Global Standards 2017 UK national supplement 1838
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10

11

is obliged to iImpose, for example, as a matter of statute or a condition that runs
with the land. They also do not include any term or condition relating to a matter
that is a discretionary, rather than a statutory, duty of the local authority.,

Their value is the total of the capital values of voluntary conditions imposed by
the local authority as terms of the disposal, or under agreements linked to the
disposal, that produce a direct or indirect benefit to the local autharity that can
be assessed in monetary terms. It is not the reduction in value (if any) caused by
the imposition of voluntary conditions, and any advarse effact these may have
an value must not be included in this figure.

The proposed disposal, or an agreement linked with it, may give rise to non-
property benefits to the local authority. For example, these might include
operational savings, or income ganarated as a result of the transaction where
the local authaority has an associated statutony duty. The monetary value of
these bensafits to the local authority should be included in the value of veluntary
conditions in the valuer's report.

The valuer will often be able to assess the value of a voluntary condition of
disposal to the local authority. However, there may be cases wihere a question
arises about the status, in law, of such value {whether or nat it is capable of
forming part of the consideration). In such cases, the local authority may nesd
to seck legal advice as to whether the value of the voluntary condition is such
that it may form part, or all, of the consideration the local authority proposes

to accepl. Conversely, there may also be cases where a term or condition of
disposal is, in law, capable of forming part, or all, of the proposed consideration,
lut it has no guantifiable valua to the local authorty, or its value is nil.

Whera the valuer is not gualified to assess the value of any benefits (for
example, of share options) the report should make clear the extent to which
the valuer accepts hability for the figures. Where the valuer does not accept
full responsibility, the report should make clear who was responsitle for
assessment of the remainder, and copies of any valuabions or advice received
fram accountants or other professional advisers should be annexed.

UK VPGA 17.2 Leasehold disposals

The valuer is required to assess the unrestricted value in capital terms. The
unrestricted value should be assessed by valuing the authority's interest after
the lease had been granted, plus any premium payable for its grant. In other
words, it will be the value of the right to receive the rent and any ather payments
under the lzase, plus the value of the reversion when the lease expires.

UK VPGA 17.3 Options

1 Where a disposal invalves the grant of an option, the valuer is required to
consider both the payment for the option and consideration that might be
|
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received, were it to be exercised as either, neither or both may involve a
discount.

2 Paragraphs 1810 21 of the technical appendix to the General Disposal Consent
provide more detailed guidance on the treatment of options.

UK VPGA 174 Discount
This is the amount by which the value of the actual consideration is less than that of
the best consideration reascnably cbtainable.
It is given by the formula:
unrestricted value — (restricted value + value of conditions)

Otherwise, where the value of the consideration for the disposal differs from the
restricted value, it is given by this formula:

unrestricted value - {value of consideration + value of conditions)

1 The Secretary of State or NAW must be made aware of cases where the
proposad consideration is more or less than the value of the interest to be
disposzed of, subject to the proposed voluntary conditions, so that this can be
taken into account when reaching a decision on whether to allow the proposed
transaction to procead.

2 Accordingly, where the value of the considaration differs from the restricted
value, bath figures must be given.

UK VPGA 17.5 Purpose of the valuation

1 In additicn to stating the overall purpose of the valualion, the valuer will need to
provide a summarny of the proposed transaction, noting the key terms and any
restrictions to be imposed by the local authority.,

2 Where the local authority proposes to grant a lease, a copy of the draft lease
should be attached to the report.

3 Where this is impracticable, a copy of any heads of terms agreed or a summary
of the key terms of the proposed lease should be provided.

UK VPGA 17.6 Assumptions as to planning

1 ‘Where therg is no detailed scheme, the valuer should make reasonable
assumptions about the form of the development.

2  This should include a note of the existing use(s), current planning consents and
use(s) likely to be permitted with regard to the development plan.

RICS Valuation - Global Standards 2017 UK national supplement 138

(svadan)

suogealjddy Bouspmg 8aRIE.J LORSTIIEA NN



UK VPEA 17 Local authority dizposal of land for less than best consideration in England and Wales

~ [UKVPBAS)

3

Where the unrestrictad value has been based on an assumed planning use
ather than that for which the property has been sold, a detailed explanation of
tha planning assumpfions made is required.

UK VPGA 17.7 Tenure

& note will need to be included identifying the local authority’s tenure and giving
details of the purposals) for which the land is held (which is normally for the
purposes of the powsr under which it was acguired, or taken on lease, unless it
has since been formally appropriated).

The note will need to include a summary of the details of any leases, or
encumbrances such as easements, to which the land is subject.

UK VPGA 17.8 Valuations

The unrastricted and restrictad values, together with the value of conditions,
should be given. Where any of these is nil, this should be expressly stated.

Where the value of a scheme is less than the developrment cost (that is, there
is ‘negative development value’), the advice in paragraph 23 of the technical
appendix to the Consent should be followed.

Where the value of land may be affectaed by the availability of grants, the advice
in paragraph 24 of the technical appendix to the Consent should be followed.

The valuation date should not be more than six months before the submission
of the application to the Secretary of State.

UK VPGA 17.9 Description

1

The repaort will need to include a written description of the site and buildings,
the location and surroundings. A plan (to which the Secretary of State will refer
if giving consent) that is sufficiently accurate to identify the land is also to be
provided.

UK VPGA 17.10 Existence of a special purchaser

1

The effect on value of the existence of a purchaser with a special interast should
e described (see VPS 4 section 4 and the Global Edition Glassary).

UK VPGA 17.11 The report

Tha genaral reguirements of PS 1, PS 2 and VPS 3 apply.

138 RICE Valuation - Elobal Standards 2017 UK national supplament
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