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EXECUTIVE SUMMARY
10 BASING HILL, GOLDERS GREEN, LONDON, NW11 8TH

Front Elevation

Location Map

1.

Market Value:

£2,250,000 (Two million two hundred and fifty thousand
pounds)

2.

Rental Value:

£69,600 (Sixty nine thousand six hundred pounds) per annum

3.

Insurance
Reinstatement Cost:

£1,000,000 (One million pounds)

Description:



A three storey extended detached house incorporating a loft
conversion



Built in around 1930



Golders Green, a very good quality residential area of North
West London



Conveniently situated for all the usual amenities



Reasonable

4.

5.

6.

Location:

Condition:
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EXECUTIVE SUMMARY
7.

Gross Internal Floor
Area:



3,800 sq. ft. / 353 sq. m

8.

Tenure:



Freehold

9.

Tenancies:



Assumed to be let on an Assured Shorthold Tenancy basis

10.

Valuation Date:



11th July 2018

RISK ANALYSIS
11.1

Strengths:



Very good quality location



Spacious accommodation

11.2

Weaknesses:



Adjacent house is being redeveloped so there will be short term
noise, nuisance and disturbance

11.3

Opportunities:



In this very good quality area, there is potential for long term
capital appreciation

11.4

Threats:



Taxation on rented properties



Current London property market uncertainties

Matters for your Legal
Adviser:



Confirm that the necessary consents were obtained and
complied with in respect of the various extensions and
alterations

13.

Demand:



Reasonable

14.

Marketing Period to
Exchange of Contracts:



Up to six months

15.

Suitability as Loan
Security:



Suitable

12.

This summary is strictly confidential to the addressee. It must be read in conjunction with the whole report and may not be
copied, distributed or considered in isolation from the full report.
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Your ref: MB/OA
Our ref: HG027496/MF/eg
13th July 2018

UBS AG
Property Financing
5 Broadgate
London
EC2M 2AN

Dear Sirs
RE: 10 BASING HILL, GOLDERS GREEN, LONDON, NW11 8TH
UBS REFERENCE: 5400
1.

INSTRUCTIONS

In accordance with the instructions received from you dated 3rd July 2018, we have inspected the above
property and made all relevant enquiries in order to provide you with our opinion of the current Market
Value as at the date of inspection of the Freehold interest, with the benefit of vacant possession or
subject to the tenancy assumed in Section 16.
As requested, our opinion of Rental Value is provided in Section 19.
We understand that our valuation is required for secured lending purposes for your applicant who is
proposing to refinance the property.
We confirm that we are not aware of any conflict of interest preventing us from providing you with an
independent valuation of the property.

2.

BACKGROUND TO THE VALUATION

According to Her Majesty’s Land Registry website, the last recorded sale involving this property occurred
on 4th October 2013 at £1,999,000. We are unaware of any recent marketing of this house.
The weather at the time of our inspection was overcast, dry and hot.
Present and on site during our visit were the tenants.
We commenced our inspection at 11.05 am and terminated it at 11.50 am.

3.

BASIS OF THE VALUATION

Our valuation has been carried out in accordance with the latest edition of the Royal Institution of
Chartered Surveyors Valuation – Professional Standards [‘The Red Book’] incorporating the
International Valuation Standards [IVS] 2017. It has been undertaken by independent Valuers, as
defined by the RICS Valuation Practice Statements and IVSC. The property was inspected on 11th July
2018 by Mark Francis, BSc MRICS, who is accredited by the RICS Valuers Registration Scheme. The
date of valuation is the date of inspection.
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It is usual for a valuer to be asked to express an opinion as to the suitability of a property as security for
a loan, debenture or mortgage. However, it is a matter for the lender to assess the risk involved and
make their own assessment in fixing the terms of the loan, such as the percentage of value to be
advanced, the provision for repayment of the capital, and the interest rate. We refer in our report to all
matters which are within our knowledge and which may assist you in the assessment of the risk.
Our report and valuation in accordance with these requirements is set out below.
The valuation is subject to there being no unusual matters or factors not revealed to us and subject to
the comments made in this report.
We confirm we have no financial interest in this transaction and that we have had no dealings with this
property within the last 12 months.
We confirm that our insurance policy enables us to undertake residential valuations and our current sum
insured is £15,000,000 (fifteen million pounds), in respect of each and every claim. This is arranged by
Howden Group UK Limited, 16 Eastcheap, London, EC3M 1BD.
We confirm the valuer is experienced in valuing properties of this type and is qualified to carry out the
instructions. We confirm valuations under our Premier Valuation service are subject to RICS and
external audit.

4.

DESCRIPTION
(a)

Predominant use?

Residential

(b)

Approximate date of construction?

1930

(c)

Overall quality?

Good

The subject property comprises a three storey extended detached house incorporating a loft conversion.

5.

LOCATION AND VIDEO LINK
(a)

General Location
The subject property is situated in a very good quality residential area of North West London
known as Golders Green.
All the usual amenities can be found in Golders Green centre including shops, recreation,
public transport, schools and places of worship.
This property falls within the Barnet Council administrative district.

(b)

Specific Location of the Subject Property
This house is positioned on the north western side of the road therefore facing south east
and backing north west. Basing Hill Park is at the bottom of the road where there are tennis
courts and Golders Green centre is to the north east.
Nearest Transport Links
Underground Stations

Golders Green
Brent Cross

0.4 miles
0.6 miles

Railway Station

Cricklewood

0.9 miles
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(c)

To access a video link to view the road and front elevation go to:
https://www.periscope.tv/londonssurveyors/1dRJZgyqoXAxB
We confirm that the video link will work on Google Chrome, Safari and Mozilla Firefox but
would caution not all operating systems. Some in-house IT systems may also not allow the
importation of video links.

(d)

Overall quality?

Very good

(e)

Prospects of the location (both macro and micro)
over the next five years?

Reasonable

Street Scenes

6.

ACCOMMODATION
3,800 sq. ft.
(a)

Gross internal floor area?
353 sq. m

(b)

Source of floor area?

Measured on site

Kitchen

HG027496/MF/eg
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Briefly the accommodation comprises the following:
Ground Floor:








First Floor:






Porch
Reception hall
Cloakroom/WC
Drawing room
Dining room
Kitchen/breakfast room
Conservatory/sitting room
Utility room

Landing
Master bedroom with en suite bathroom/WC
Guest bedroom with en suite shower room/WC
Two further bedrooms
Shower room/WC

Second Floor:




Landing
Bedroom with en suite shower room and WC
Study (restricted head height)

Outside:





7.

Front garden with parking area
Rear garden
First floor balcony
Second floor balcony
Timber shed

SERVICES

All mains services are connected to this house. It has gas fired central heating with hot water supplied
from a pressurised cylinder.

8.

CONSTRUCTION
(a)

Date built?

c1930

(b)

Traditionally constructed?

Yes

(c)

Walls?

Rendered brickwork

(d)

Roofs?

Main roof surfaces are pitched and tile clad

(e)

Windows/doors?

Plastic and metal framed double glazed units

(f)

Floors?

Ground bearing concrete and suspended timber; all
surfaces were covered
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9.

CONDITION AND REPAIR

(a)

Any parts of the property NOT inspected (save those areas excluded by
the terms of this instruction)?

(b)

Overall state of repair?

(c)

Any disrepair or structural defects likely to have an adverse impact on
value identified or suspected?

No

(d)

Evidence of damp and/or timber decay?

No

(e)

Any deleterious materials identified or suspected?

No

(f)

Any areas of concern where further investigations are recommended?

No

No
Reasonable

As instructed, we have not carried out a building survey, nor have we tested any of the services.
However, we would comment, without liability, that during the course of our inspection for valuation
purposes, we observed that this property is in an overall reasonable condition.
Should you require a more detailed report upon the property’s structural condition or state of repair, a
further inspection and report would be necessary.

10.

ESSENTIAL REPAIRS FOR LENDING PURPOSES

None.

11.

SITE

(a)

Approximate site area (not measured)?

620 sq. m

(b)

Any parts of the site NOT inspected (save those already excluded by the
terms of this instruction)?

(c)

What are the predominant surrounding land uses?

(d)

Does the site shape / topography have an adverse impact on value?

No

(e)

Any adverse ground conditions identified or suspected?

No

(f)

Are there any trees within influencing distance?

No

(g)

Any areas of concern where further investigations are recommended?

No

No
Residential

The site is clearly defined and is level from front to back and side to side. Almost certainly, this building
will be constructed on London Clay and we would advise that there is no evidence of any significant
movement or distortion to the structure that would justify further investigation.
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12.

ENVIRONMENTAL CONSIDERATIONS

(a)

Any potential sources of contamination identified or suspected?

No

(b)

Does the valuation assume the property does not suffer from
contamination?

Yes

(c)

Any evidence of or risk of flooding from rivers or streams?

No

(d)

Any areas of concern where further investigations are recommended?

No

(e)

Contamination
We are not aware of the content of any environmental investigation or soil survey which may
have been carried out on the property and which may draw attention to contamination or the
possibility of any contamination. In undertaking our instructions we assume that no
contaminative or potentially contaminative uses have ever been carried out in the property. We
have not carried out any investigation into past or present uses of the property or of any
neighbouring land to establish whether there is any contamination or potential contamination
and have assumed that none exist.

(f)

Environmental Matters
We are not aware of any environmental reports that have a detrimental effect on the property or
its immediate surroundings, or that the area is affected by a flood risk. No sub-soil investigations
have been undertaken and it is assumed that they are stable. We are not aware of any mining
or mineral extraction in the immediate area.

(g)

Sustainability
The property has an Energy Efficiency Rating of E63 and an Environmental Impact Rating of
D58.
Should it be established subsequently that contamination, seepage or pollution exist at the
property or on any neighbouring land or that the premises have been or are being put to a
contaminative use then we reserve the right to review our valuation advice.

13.

TOWN PLANNING, HIGHWAYS AND STATUTORY CONSIDERATIONS

(a)

Local Planning Authority?

London Borough of Barnet

(b)

Current planning use?

Residential

(c)

Listing?

No

(d)

Conservation Area?

No

(e)

Are there any other statutory matters / regulatory
requirements likely to have an adverse impact on value?

No

We have not made enquiries of the Local Planning Authority and have assumed that all necessary
Planning Consents and Approvals have been obtained.
We have not made enquiries but do not believe that the property is directly affected by any highway,
town planning or other schemes or proposals.
HG027496/MF/eg
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We have valued the property on the basis that Basing Hill is a made up road, which is adopted and
maintained at public expense.

14.

TAXATION

From the Valuation Office Agency and London Borough of Barnet Council’s websites we understand
that the property is assessed as follows for the current year:Council Tax Band: H

15.

Council Tax Payable: £2,967.14 per annum (2018/19)

TENURE

We have valued on the assumption of the following details on tenure. These should be verified by your
Legal Adviser as correct before you place any reliance on our valuation.
(a)

Tenure?

(b)

Any title characteristics likely to have an adverse impact on
value, either now or in the foreseeable future?

Freehold

No

We assume that full rights of access are enjoyed, and that no third parties enjoy any rights over the
subject property, other than the tenancy assumed below. We confirm the property was occupied at the
date of inspection.
We have not been shown a copy of any Report on Title or tenancy agreement, nor have we made any
enquiries of the Land Registry, and neither has our attention been drawn to the existence of any such
restrictions. We are therefore unable to comment on any restrictive covenants, third party rights or
easements, and have valued the property on the basis that none exist.

16.

TENANCIES

At the time of our inspection, the property was tenanted and our valuation assumes that this tenancy is
an Assured Shorthold Tenancy in a format which does not give the tenants any security of tenure to
occupy for a term of more than six months.
Accordingly, on this basis, the presence of a tenancy would have no bearing on our valuation advice.

17.

THE LONDON RESIDENTIAL PROPERTY MARKET
(a)

General Market
Continuing a trend from the preceding 18 months, the first half of 2018 has been
dominated by a political and macro-economic backdrop that continues to evolve on an
almost daily basis.
Whilst agreement in principle seems to be in place regarding the transition period
following Britain’s exit from the European Union, other matters are far from clear.
Inevitably this has a huge bearing on the UK economy which is in turn underpinned by
its property market.
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Reports from respected research departments are now beginning to suggest that the
effects of the 2014 and 2016 Stamp Duty changes have now been all but absorbed into
the high value Prime Central London property market. This data is encouraging
although transaction volumes in this category are inevitably low. The market in the £1m
to £3m bracket is some areas is taking slightly longer to fully recover from the
introduction of increased SDLT levies however, as for many of these buyers, the tax is
more of an affordability consideration.
Looking at London generally, the average cost of buying a home was £486,000 at the
start of 2018, according to the latest sold price figures. This was £10,000 higher than
the average sold price the year before but was lower than 2017's peak average sold
price of £489,000 recorded in July, figures published by the Office for National Statistics
(ONS) show.
However, whilst the average increase in the cost of buying a home in London was 2.1
per cent, this rise was not spread evenly throughout the Capital, with more affordable
outer boroughs attracting buyers priced out of the most expensive, more central areas.
South and East London's outer boroughs saw the greatest price growth in the year, with
Redbridge leading the way with an average sold price of £432,000. Sold prices rose 5.9
per cent in the 12 months up to January 2018 in this East London borough, which will
have fast trains into Central London and Heathrow via Crossrail from four stations at
Ilford, Seven Kings, Goodmayes and Chadwell Heath, when Elizabeth Line opens.
New transport links are also planned for the Capital's second best performing borough,
Merton, which will get a new tram link running from South Wimbledon to Sutton from
September. Prices in this South West London borough rose 5.6 per cent to £511,000.
Lewisham, Greenwich and Bexley, all in South East London, completed the top five
boroughs for property price increases.
In his recent Spring Statement, the Chancellor of the Exchequer explained that the
exemption in Stamp Duty Land Tax has helped over 60,000 first time buyers, coupled
with continued favourable mortgage interest rates. Whilst this combination may seem
to make now the ideal time for first time buyers to step onto the property ladder, the
ongoing lack of supply is maintaining year on year price growth which obviously makes
saving a deposit more and more onerous.
Much like predictions on the future of Britain’s economy generally, forecasts relating to
London’s property market vary widely. Yael Selfin, chief economist at KPMG, said that
house price growth in London will lag behind growth in other sectors of the UK over the
next five years.
"The combination of rising interest rates, relatively subdued UK economic growth, and
Brexit-related uncertainty will put some downward pressure on pricing in the shortterm," she said. "Looking over the longer-term, valuations are likely to play a larger role
in shaping house prices. In London - where prices relative to earnings are the most
stretched - we expect to see prices rise by less than in other regions. Although shortage
of housing stock is expected to support growth in the medium-term."
Elsewhere, Jeremy Helsby, Chief Executive of Savills has recently said “We anticipate
a tempering of the strong transaction volumes of recent times in some markets”.
Moving forward, London’s do not expect to see huge changes in the London residential
property market during the next six months, although as we get closer to 29th March
2019 (Britain’s exit from the European Union) we may see some hesitancy from buyers
and sellers alike.

HG027496/MF/eg
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(b)

Market Specific to Golders Green
The local market has stabilised over the course of the past three and a half years or so
however there has been a fall in values at the top end due to the 2014 and 2016 Stamp
Duty Land Tax legislation changes along with the uncertainties surrounding the run up
to and the result of the EU Referendum in 2016, ensuing ‘BREXIT’ matters to date and
ongoing world/political events.

18.

MARKET VALUATION AND COMMENTARY INCLUDING COMPARABLE MAP

Our opinion of value is based on an analysis of recent market transactions supported by market
knowledge derived from our valuation experience.
(a)

Schedule of Comparable Sales Evidence
The property has been valued with vacant possession on a comparative basis with regard to
sales of other similar properties in the neighbourhood a number of which we have detailed
below:

SUBJECT
PROPERTY

Location

Residential

Proximity

-

Type

Detached
house

COMPARABLE 1
32 Dunstan
Road
Golders
Green
London
NW11 8AA
Residential
Quarter of a
mile
Semi
detached
house

COMPARABLE 2
10 Armitage
Road
Golders
Green
London
NW11 8RA
Residential
Quarter of a
mile
Semi
detached
house

COMPARABLE 3
7a Elmcroft
Avenue
Golders
Green
London
NW11 0RS
Residential

Semi
detached
house

Detached
house

3,263 sq. ft.

3,760 sq. ft.

3,542 sq. ft.

3,297 sq. ft.

3

3

3

3

Half a mile

COMPARABLE 4
85 The
Ridgeway
Golders
Green
London
NW11 9RX
Residential
Quarter of a
mile

Floor(s)

3,800 sq. ft.
(including
garage)
3

Bedrooms

5

5

6

6

6

Receptions

4

3/4

2/3

2/3

2/3

Kitchens

1

1

1

1

1

Bathrooms
Outside
space

4
Front/rear
gardens

5
Front/rear
gardens

6
Front/rear
gardens

4
Front/rear
gardens

Yes

Yes

Yes

Yes

Condition

4
Front/rear
gardens
Integral
garage
Reasonable

Good

Good

Good

Date Sold

-

April 2018

March 2017

February 2018

Good
Under offer
June 2018

£2,025,000

£2,300,000

£2,300,000

£2,150,000

£621

£612

£649

£652

Floor Area

Parking

Sale Price
£ Per
Square Foot

HG027496/MF/eg
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(b)

(c)

Analysis of Comparable Sales


Comparable 1: This is in a superior condition to the subject although is semi detached.
The higher rate per sq. ft. is explained by the property being in a superior condition and
the lower capital value by the fact that it is smaller and it is semi detached.



Comparable 2: This is another fully refurbished (halls adjoining) semi detached house
which sold in 2017 and interim market trends have been taken account of in our valuation
advice of the subject in respect of this sale. This achieved a slightly higher price as local
values have marginally decreased since this sale transacted and the greater rate per sq.
ft. is explained by the superior condition.



Comparable 3: This is a newly built semi detached house in a marginally more
convenient location. The higher sale price achieved is explained by the fact that the
property was new at the time of its sale and this is also the case in respect of the rate per
sq. ft. achieved.



Comparable 4: This property is currently under offer at £2,150,000 and whilst the sale is
fairly well advanced, contracts have not yet been exchanged and therefore this is not
quite such a reliable transaction as the completed ones above; nevertheless it provide
‘up to the minute’ evidence. This property is also newly built explaining the higher rate
per sq. ft. achieved. The lower capital value is due to the property being smaller.

Further Supporting Comments
By way of comparison and analysis, at our valuation figure of £2,250,000, which falls short of
the stated estimated value of £2,800,000, having a gross internal floor area (including the
garage) of 3,800 sq. ft, this equates to £592 per sq. ft. That having been said, properties in this
area are not typically valued on a rate per sq. ft. basis although this is sometimes used as a
secondary valuation method. Furthermore, the inclusion of the garage in the rate per sq. ft.
tends to distort it slightly downwards. At £2,800,000, this would equate to £737 per sq. ft. which,
as can be seen, cannot be justified.

(d)

Comparable Property Map

HG027496/MF/eg
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(e)

Market Value
Market Value, of the Freehold interest, in the order of:
£2,250,000
(TWO MILLION TWO HUNDRED AND FIFTY THOUSAND POUNDS)

Market Value is defined 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
and where the parties had each acted knowledgeably, prudently and without compulsion.
In the context of the RICS definition of Market Value, we consider that a period of up to six months is a
reasonable period within which to negotiate completion of a sale by private treaty of the property at the
level of our valuation, as indicated in Section 18(e) above taking into account the nature of the property
and the state of the market.

19.

RENTAL VALUATION AND COMMENTARY

(a)

Rental Value
Our rental value has been assessed on the basis of Market Rent assuming a letting on an
Assured Shorthold Tenancy in a format which does not give the tenants any security of tenure
to occupy for a term of more than six months.

(b)

Schedule of Comparable Letting Evidence
See overleaf:
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SUBJECT
PROPERTY

Location

Residential

Proximity

-

Type

Detached
house

COMPARABLE
2
93 Hodford
Road
Golders
Green
London
NW11
Residential

COMPARABLE
3
11 Western
Avenue
Golders
Green
London
NW11
Residential

Quarter of a
mile

One mile

Semi
detached
house

Detached
house

Detached
house

Smaller

Smaller

Similar

Similar

3

3

3

3

Residential
Three
quarters of a
mile
Semi
detached
house

COMPARABLE
4
10 The Park
Golders
Green
London
NW11
Residential
Three
quarters of a
mile

Floor(s)

3,800 sq. ft.
(including
garage)
3

Bedrooms

5

4/5

6

5

5

Receptions

4

2/3

3

3

3/4

Kitchens

1

1

1

1

1

Bathrooms
Outside
space

2
Front/rear
gardens

4
Front/rear
gardens

3
Front/rear
gardens

4
Front/rear
gardens

Yes

Yes

Yes

Yes

Condition

3
Front/rear
gardens
Integral
garage
Reasonable

Good

Reasonable

Very good

Date Let

N/K

May 2018

March 2018

Reasonable
December
2017

Rental per
Calendar
Month

£5,800
(our valuation)

£5,633

£4,767

Floor Area

Parking

(c)

COMPARABLE
1
28 Park Drive
Golders
Green
London
NW11

August 2017

£5,417

£8,667

Analysis of Comparable Lettings
The four rental transactions are from the Golders Green area, with rental levels achieved ranging
from £4,767 per calendar month through to £8,667 per calendar month, although the latter is in
a superior location and newly refurbished to a high standard explaining the premium rental level
achieved. Our rental assessment sits within this ‘basket of evidence’ also reflecting the current
rent advised to be passing as indicated by the tenants.

(d)

Further Supporting Comments
We consider that our rental assessment is supported by the four transactions detailed and
discussed above.

(e)

Rental Value
In our opinion, the current "Rental Value" on the assumption the property is let on an Assured
Shorthold Tenancy in a format which does not give the tenant any security of tenure to occupy
for a term of more than six months is in the order of:
£69,600
(SIXTY NINE THOUSAND SIX HUNDRED POUNDS) per annum

HG027496/MF/eg
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Market Rent is defined as:
The estimated amount for which an interest in real property should be leased on the valuation date
between a willing lessor and willing lessee on appropriate lease terms in an arm’s length transaction,
after proper marketing and where the parties had each acted knowledgeably, prudently and without
compulsion.
(f)

Gross Yield
This represents a gross yield of 3.09% on our valuation figure as indicated in Section 18(e)
which we consider to be appropriate for a property of this type in this location.

(g)

Conclusion
Having regard to the comparable sales and lettings evidence as indicated above, we are of the
opinion that the subject property is worth £2,250,000 (Two million two hundred and fifty
thousand pounds) which equates to £592 (Five hundred and ninety two pounds) per square foot
and is capable of achieving a rental income in the sum of £5,800 (Five thousand eight hundred
pounds) per calendar month equating to £69,600 (Sixty nine thousand six hundred pounds) per
annum.

20.

INDICATION OF REINSTATEMENT VALUE

You have sought from us an indication for insurance purposes of the current reinstatement cost of the
property in its present form. This we are pleased to provide below, but is given solely as a guide. A
formal estimate for insurance purposes can only be given by a Quantity Surveyor or other person with
sufficient current experience of replacement costs. We confirm that the property has not been inspected
by such a person, and therefore the cost estimate below is provided without liability, and for guidance
purposes only.
Having applied the latest BCIS data, we would recommend that the subject property be insured for a
minimum sum of £1,000,000 (One million pounds). This sum allows for full reinstatement, professional
fees and VAT, but excludes any allowance for inflation or loss of rent, and should accordingly be updated
on an annual basis to keep pace with rising costs. We would emphasise that the figure detailed above
is our estimate of the costs of rebuilding the property and bears no direct relationship to current market
values.
The external area of the property is 400 sq. m as measured under the IPMS and RICS Property
Measurement Standards.

21.

SECURITY FOR LOAN
(a)

Principal Property Risks
We are not qualified to assess the adequacy of capital and income cover for the loan but
we comment below on the principal risks affecting the property and how they may impact
on the property over the period of the loan.
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Location

Very good quality residential

Overall Condition

Reasonable

Capital Value Volatility

Low – due to its very good quality location

Liquidity

Good – in line with its peers

Refinancing Prospects

(b)

Risk (SWOT) Analysis
(1) Strengths:

(c)

Sound – suitable for all mainstream lending sources



Very good quality location



Spacious accommodation

(2) Weaknesses:



Adjacent house is being redeveloped so there will be
short term noise, nuisance and disturbance

(3) Opportunities:



(4) Threats:



In this very good quality area, there is potential for long
term capital appreciation
Taxation on rented properties



Current London property market uncertainties

Performance of the Property over the Course of the Loan
The value of this property is unlikely to fluctuate significantly in the short to medium term
due to its very good quality location.

(d)

The Property as Security for the Loan
Having regard to all of the comparable evidence currently available and bearing in mind
the contents of this report as a whole, we can confirm that in our opinion, this property
forms a suitable security for the funds of UBS AG Property Financing.

22.

GENERAL REMARKS

The subject property comprises a reasonably presented, extended three storey detached house situated
in a very good quality residential area of North West London close to all the usual facilities.
To conclude, we consider that the subject property provides a suitable security for the funds of UBS AG
Property Financing at the level of our valuation advice reported in Section 18(e).
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23.

ASSUMPTIONS AND CONDITIONS
(a)

General Assumptions

Our valuation has been carried out on the basis of the following General Assumptions. If any of
them are subsequently found not to be valid, we may wish to review our valuation, as there may
be an impact on it.
(1)

That the Freehold interest is not subject to any unusual or especially onerous restrictions,
encumbrances or outgoings contained in the Freehold Title. Should there be any
mortgages or charges, we have assumed that the property would be sold free of them.
We have not inspected the Title Deeds or Land Registry Certificate.

(2)

That we have been supplied with all information likely to have an effect on the value of
the property, and that the information supplied to us and summarised in this report is both
complete and correct.

(3)

That the building has been constructed and is used in accordance with all statutory and
bye-law requirements, and that there are no breaches of planning control. Likewise, that
any future construction or use will be lawful (other than those points referred to above).

(4)

That the property is not adversely affected, nor is likely to become adversely affected, by
any highway, town planning or other schemes or proposals, and that there are no matters
adversely affecting value that might be revealed by a local search, replies to usual
enquiries, or by any statutory notice (other than those points referred to above).

(5)

We have not carried out a Building Survey or opened up the construction in order to make
a detailed examination and no tests have been made of the drains, electrical or gas
installations, hot or cold water systems or other services. No inspection has been made
of the woodwork or other parts of the structure which are covered, unexposed, or
inaccessible and we are, therefore, unable to report that that such part of the property are
free from rot, beetle and other defects.

(6)

That the property is connected or capable of being connected without undue expense, to
the public services of gas, electricity, water, telephones and sewerage.

(7)

That in the construction or alteration of the building no use was made of any deleterious
or hazardous materials or techniques, such as high alumina cement, calcium chloride
additives, woodwool slabs used as permanent shuttering and the like (other than those
points referred to above). We have not carried out any investigations into these matters.
For the purpose of this valuation we have assumed that such investigation would not
disclose the presence of any such material in any adverse conditions.
No investigations have been carried out to ascertain the presence of Radon gas or
emissions from power cables.

(8)

That the property has not suffered any land contamination in the past, nor is it likely to
become so contaminated in the foreseeable future. We have not carried out any soil tests
or made any other investigations in this respect, and we cannot assess the likelihood of
any such contamination.

(9)

We have not carried out, nor commissioned, a site investigation or geographical or
geophysical survey and can therefore give no assurances, opinion or guarantee that the
ground has sufficient load bearing strength to support the existing structure or structures
which may be erected upon it. We can give no assurance, opinion or guarantee that there
are no underground mineral or other workings within the site or its vicinity, nor that there
is any fault or disability underground.
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(b)

General Conditions

Our valuation has been carried out on the basis of the following general conditions:

24.

(1)

We have made no allowance for any Capital Gains Tax or other taxation liability that might
arise upon a sale of the property.

(2)

Our valuation is exclusive of VAT.

(3)

No allowance has been made for any expenses of realisation.

(4)

Excluded from our valuation is any additional value attributable to goodwill, or to fixtures
and fittings which are only of value in situ to the present occupier.

(5)

This property has been valued individually and no allowance has been made, either
positive or negative, should it form part of a larger disposal.

(6)

No allowance has been made for rights, obligations or liabilities arising under the
Defective Premises Act 1972, and it has been assumed that all fixed plant and machinery
and the installation thereof complies with the relevant UK and EEC legislation.

(7)

The valuation has been carried out using comparable data of property transactions
supplied to us and assumed to be correct.

VERIFICATION

This report contains many assumptions, some of a general and some of a specific nature. Our valuation
is based upon certain information supplied to us by others. Some information we consider material may
not have been provided to us. All of these matters are referred to in the relevant sections of this report.
We recommend that you satisfy yourself on all these points, either by verification of individual points or
by judgement of the relevance of each particular point in the context of the purpose of our valuation. Our
valuation should not be relied upon pending this verification process.
We confirm that we are not excluded under the Building Societies Act 1989 (Section 13) in carrying out
this report. The surveyor who has completed this report has appropriate experience in valuations of this
type.

25.

CONFIDENTIALITY

Finally, in accordance with the recommendations of the RICS, we would state that this report is provided
solely for the purpose stated above. It is confidential to and for the use only of the party to whom it is
addressed and no responsibility is accepted to any third party for the whole or 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.

HG027496/MF/eg

- 23 -

LCSV/PREM

10 Basing Hill, Golders Green, London, NW11 8TH

We trust that the above is satisfactory for your purposes, but if we can be of any further assistance then
please do not hesitate to contact us.
Yours faithfully

MARK FRANCIS, BSc MRICS
RICS Diploma Number: 0083484

SIMON N WHITE, FRICS C.Build E MCABE
RICS Diploma Number: 1126369
LONDON’S SURVEYORS & VALUERS LIMITED
17 Hanover Square, Mayfair, London, W1S 1BN
Tel: 020 7491 7178

www.londonssurveyors.london
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BEDROOM

SHOWER ROOM
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APPENDIX 2
LOCATION MAP

All Technology © Copyright: Streetmap.co.uk/Streetmap EU Ltd 2016
This site includes mapping date licensed from Open Street Map, Ordnance Survey & Bartholomew.
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APPENDIX 3
AERIAL VIEW
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APPENDIX 4
LAND REGISTRY EXTRACT

Appendix removed due to confidential agreement.
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APPENDIX 5
RIVERS AND STREAMS FLOOD MAPS

Map of surface water flood risk

Map of river and sea flood risk

HG027496/MF/eg

- 38 -

LCSV/PREM

10 Basing Hill, Golders Green, London, NW11 8TH

APPENDIX 6
LETTER OF INSTRUCTION

Appendix removed due to confidential agreement.
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