
































































































































Appendix A- Timeline (V2 (cells) from WAO)

Date Event
01/01/2008|Initial discussions between Welsh Government officials and the European Investment Bank about establishing a JESSICA fund in Wales
01/10/2008|Ministerial approval in principle for RIFW JESSICA project, to include funding in cash and also land and property assets to be used for funding regeneration investment projects.
01/02/2009|The Welsh Government established a project board to co-ordinate setting-up a JESSICA fund.
01/06/2009| The Welsh Government begins to identify land and property assets for potential transfer to RIFW.
The Welsh Government instruct King Sturge to value 23 assets for potential transfer to RIFW in order to ensure that RIFW will be able to generate enough cash from sales to meet its long-term
01/07/2009|investment objectives, above that which is required for ERDF match-funding.
01/08/2009|The Welsh Government placed an advert in the Official Journal of the European Union announcing that it will seek investment and fund managers for RIFW.
King Sturge valuation date for total of 23 property assets proposed for transfer to RIFW at between £29.831 million based on existing use and £35.581 million including ‘hope value’ to reflect the market
01/10/2009|value of the assets because of potential for future increases in value from changes in planning or development.
01/12/2009|RIFW LLP established and registered at Companies House. Welsh Ministers are the LLP members.
01/02/2010|The Welsh Government invited tenders from companies to support the RIFW Board as investment and fund manager
Welsh Government officials make the final selection of assets to be transferred to RIFW in order to provide a mixed portfolio, some of which will be more or less attractive to the marketplace.
The Welsh Government instruct King Sturge to value Brackla (not included on original list of assets) as at the same Oct 2009 date as the other assets. The aggregate value of the 18 assets actually
transferred to RIFW provided by King Sturge was between £20.55 million (existing use) and £26.3 million (including ‘hope value’) as at Oct 2009.
A Business Plan for obtaining £25 million of EU ERDF funding is prepared for the Welsh Government by a firm of consultants and submitted to WEFO. The Business Plan envisages property disposals
01/03/2010(beyond the first phase of the Fund, to end Dec 2015.
£55 million investment Fund established, comprising £25 million EU ERDF (to be invested by end Dec 2015) plus £9.4 million cash and £20.6 million property from Welsh Government. ERDF match-
funding requirement is £15.4 million.
First meeting of RIFW ‘shadow’ Board
Formal transfer date of property assets to RIFW (although legal transfers were not completed until later). A ‘transfer value’ was agreed at £20,627,000, based on existing usage and excluding ‘hope
value'.
King Sturge confirm to the Welsh Government that the aggregated valuations of the 18 assets transferred to RIFW total between £20,650,000 and £26,400,000. The higher figure includes ‘hope value’
and reflects the market value of the assets. These totals include £100,000 of property which was not actually transferred. Adjusted totals for the 18 sites actually transferred to RIFW are £20.55 million
and £26.30 million..
City of Cardiff Council withdraw their draft Local Development Plan following criticism of its lack of greenfield development.
01/11/2010|Deputy Minister for Regeneration and Housing invites Councillor Chris Holley to join the RIFW Board as an external member.
An offer of £185,000 is received for part of the Cogan Hall Farm site which is accepted and the sale is completed in November 2011. RIFW retains the remainder of the site which was not included in the
portfolio sale.
01/12/2010|Formal execution of LLP Members Agreement governing operation of RIFW.
Fund Manager (Amber) and Investment Manager (LSH) formally appointed, following competitive tender, to manage RIFW'’s day-to-day business. Amber becomes a non-voting member of the LLP.
01/01/2011|RIFW Board achieves full planned composition, having met as a Shadow Board since Mar 2010.
An initial Business Plan is presented to the RIFW Board, indicating a phased disposal of the assets. A possible portfolio sale is not included as an option. A total ‘realisation value’ of £28.425 million is
quoted, based on LHS'’s opinions of aggregated sale returns from phased disposals; not a full valuation.
01/03/2011Initial cash offer for entire portfolio (including assets not transferred to RIFW) received from GST Investments for £23.0 million and reported to the RIFW Board at the Mar 2011 Board meeting.
LSH receive an initial expression of interest from Rightacres proposing a portfolio sale for £17.47 million plus overage on five sites. The interest did not progress to an offer. Rightacres expression of
interest is not reported to the Mar 2011 Board meeting.
RIFW Board approves RIFW First Business Plan, including preferred option for a phased disposal of all assets by end 2014 to yield a ‘realisation value’ of £24.935 million. The Business Plan
acknowledges the possibility of a portfolio sale.
The RIFW Board is notified of the initial offer from GST Investments for the whole portfolio. Board Member Mr J Geen declares he is likely to have a conflict of interest and leaves the meeting.
To ensure the assets are readily marketable and saleable, the RIFW Board commission legal due diligence on the assets transferred to them, under a Welsh Government framework agreement.
LSH internal Email acknowledging that market exposure of the portfolio was limited, to responses to inquiries. The Portfolio Transaction Report prepared for the Board by Amber states that the portfolio
01/04/2011|has been discussed with the most likely potential purchasers.
Amber and LSH stage public sector focused events in Llandudno, Swansea and Merthyr to promote RIFW's investment activity.
Unminuted meeting of the RIFW Board held as a telephone conference. A Portfolio Transaction report prepared for the Board compared the GST Investments offer with an initial expression of interest
from Rightacres, also received in early March. Both are compared with the ‘transfer value’ of the assets (without ‘hope value’) rather than the asset realisation value in the RIFW Business Plan. The Board
decided to progress with the GST Investments offer for a portfolio sale. An immediate departure from the agreed RIFW Business Plan which favoured a phased disposal.
A separate offer of £60,000 is received for part of the Brackla site. The sale is completed in November 2011. The remainder of the site was included in the portfolio sale.
01/05/2011|Amber internal note that no formal marketing of the portfolio has been undertaken but that LSH consider that all likely potential purchasers have been ‘informally canvassed'.
In papers for a RIFW Board meeting convened to specifically discuss GST Investments offer, Amber and LSH recommend to the RIFW Board that they accept the GST Investments offer at £22 million
with overage on two sites, Monmouth and Lisvane. The paper to the Board states that the portfolio has not been formally marketed. The purchaser’s representative had previously informed the Board (in
April) that including overage on the Lisvane site would result in a reduced offer of £21 million. The Board minutes record a resolution to accept an offer of £23 million, including overage on more favourable
terms than the recommendation. The portfolio sale should be on a ‘warts and all’ basis.
GST Investments respond with an offer of £21 million in instalments with overage on Monmouth and Lisvane. LSH responded that £22.5 million in instalments with overage on Lisvane and Monmouth
would be acceptable, subject to RIFW Board approval
Sale of portfolio of 18 land and property assets to GST Investments for £22.5 million, payable in instalments and with overage clauses on terms less favourable than the previous resolution is agreed in
principle by RIFW Board, although insufficient members were present for a valid resolution. The sale is benchmarked against the ‘transfer value’ of £20.6 million, which reflected the assets existing use as
01/06/2011|at Oct 2009.
01/07/2011|Amber and LSH stage private sector focused events in Swansea and Cardiff to promote RIFW's investment activity
Departmental restructuring within the Welsh Government resulting in responsibility for RIFW transferring from the Department for Economy and Transport (now the Department for the Economy, Science
01/08/2011|and Transport) to the Sustainable Futures department.
01/11/2011|LSH obtained a quotation to obtain a full valuation of the RIFW portfolio and forwarded it to Amber. However no further action was taken.
Amber and LSH stage a private sector focused event in Conwy to promote RIFW'’s investment activity.
Valid resolution of RIFW Board to proceed with portfolio sale of 15 assets for £21.7 million, payable in instalments and terms of sale finalised, which included overage clauses in relation to two sites.
Purchaser (formerly GST Investments) identified as South Wales Land Developments Limited (SWLD), a Guernsey-based company established for the purposes of the transaction. Two assets deemed
01/01/2012|to be of little value were excluded from the sale; part of one asset included in the sale was sold separately; and part of one asset was excluded because RIFW did not own it.
Savills provide a valuation to SWLD valuing the assets subsequently sold to SWLD at between £22.2 and £24.4 million. Applying a portfolio discount values the sale transaction at between £17.6 million
and £20.2 million.
Sale contracts exchanged for portfolio of 15 assets for a total of £21.7 million, including overage agreements for two sites that provide for RIFW to share in any future value uplift. The final overage terms
01/02/2012|are less favourable to RIFW than those which the Board agreed. A deposit of £2.17 million is paid. Remaining balance to be paid in three instalments over two years without interest.
WEFO permit investment scheme proposals to be eligible for ERDF funding with a retail component above 50 per cent, increasing the range and number of potential investment schemes that may apply
for ERDF funding via RIFW.
Portfolio sale of 14 assets completed for £15.7 million, plus overage on two sites at Lisvane and Monmouth. Sale of 15th asset, for £6 million, is conditional. First instalment payment of sale proceeds from
01/03/2012[SWLD to RIFW, £10.33 million.
SWLD engage LSH to manage the sites purchased from RIFW in South Wales, including lettings, planning promotion, marketing and sales.
Mr Byron Davies AM tables a written question on RIFW to Mr Huw Lewis AM (then Minister for Housing Regeneration and Heritage) raising concerns about the sale of RIFW's assets.
Ministerial answer to Assembly questions about the RIFW asset portfolio sale.
An Assembly Member, Mr Byron Davies AM, sends an E-mail to the Auditor General expressing initial concerns about the asset portfolio sale transaction.
01/07/2012{SWLD sell-on the Aberdare and Bangor sites purchased from RIFW.
01/08/2012|ERDF investment compliance is confirmed for RIFW'’s first investment project in Neath
01/10/2012|RIFW Fund Manager (Amber) approves first investment project in Neath.
City of Cardiff Council publishes its preferred Strategy for Local Development, reconfirming potential for residential development on the Lisvane greenfield site sold by RIFW, with overage
The Auditor General announces full value for money study of RIFW. The Welsh Government suspends RIFW's activities.
The Welsh Government publicly announces the pause to RIFW'’s activities, which had been in place since October 2012 and also announce two independent reviews, of governance arrangements and of
01/02/2013|professional advice.
Sale of final site, Brackla, to South Wales Land Developments Limited completed for £6 million, once pre-conditions of sale are met; totalling £21.745 million payable in instalments for portfolio of 15 sites,
01/03/2013|plus potential overage returns from two sites at Lisvane and Monmouth.
In March 2010, the aggregated market value of the assets sold to SWLD had been confirmed as £25.58 million, not including a portfolio discount, any adjustments arising from the inclusion of overage
clauses or potential overage receipts.
The District Valuer has provided the Auditor General with a market value of the RIFW assets sold as a portfolio to SWLD of £30.9 million, excluding any potential future receipts from the overage clauses
agreed in relation to two sites.
Second instalment payment of sale proceeds from SWLD to RIFW, £5.0 million. This payment would have been adjusted to £3.22 million if the sale of Brackla had not been completed
RIFW report to WEFO that 62 potential investment projects are at various stages of development; including 14 discontinued, 38 in early evaluation, nine at expression of interest stage, one approved with
01/04/2013|funding in place.
Results of the independent review of RIFW's governance arrangements (the Lloyd Report) were reported to the Welsh Government
01/07/2013|The (then) Minister for Housing and Regeneration, Mr Carl Sargeant confirms that the pause on RIFW'’s activities remains in place.
01/08/2013|Results of an independent review of professional advice provided to the Fund, conducted by Deloitte, were reported to the Welsh Government
01/09/2013|The deposit Local Development Plan for Cardiff is agreed by Cabinet for consultation. It includes residential development on the Lisvane site sold by RIFW to South Wales Land Developments Limited.
SWLD submit a planning application for 1,200 new homes on the Lisvane site, the ‘Churchlands development’. Under the terms of sale agreed between RIFW and SWLD, granting planning permission
would trigger an overage payment to RIFW based upon a proportion of any resulting increase in value.
01/10/2013|The RIFW Board commission a valuation of the assets sold to SWLD from Colliers International LLP (Colliers).
Welsh Government’s Housing and Regeneration Department takes direct control of RIFW in order to allow the activities of the Fund to be brought back under direct Ministerial control. The existing RIFW
Board members resign and are replaced by two Welsh Government officials as an interim measure, in order to re-commence investment activity.
01/11/2013|RIFW agrees to repay £25 million of EU ERDF funding to WEFO to avoid the risk of unspent funds being returned to the EU. Existing RIFW investment projects will be funded wholly by RIFW.
01/01/2014|SWLD sell-on part of the Pyle site purchased from RIFW.
01/02/2014|Colliers value the assets sold as a portfolio to SWLD at the time of the sale, with overage provisions covering two sites, at £19.4 million.
Monmouthshire County Council formally adopts its Local Development Plan which includes the site sold by RIFW within its allocation for mixed use residential and employment development, Under the
overage clause which was part of the terms of sale to SWLD, the site’s inclusion within an approved Local Development Plan is a trigger event for payment of an additional sale receipt to RIFW based
upon a proportion of any increase in the site’s value.
01/03/2014|Final (third) instalment payment of sale proceeds from SWLD to RIFW, £4.24 million. This payment would have been cancelled if the sale of Brackla had not been completed.
01/05/2014|SWLD submit an outline planning application to Monmouthshire County Council for mixed use development on the site sold by RIFW.
City of Cardiff Council approves the deposit Local Development Plan for submission to Welsh Government for independent examination in early 2015. The Lisvane site is included in an area earmarked
01/06/2014|for residential development, which could potentially result in an overage payment to RIFW of a share of any uplift in the site’s value.
The Auditor General's Report covers events to the end of June 2014 in detail.
Monmouthshire County Council grant planning consent for mixed use development (370 dwellings and 6.5 hectares of employment) on the site sold by RIFW, a trigger event for payment of additional sale
01/12/2014|receipts to RIFW under the overage clause which was part of the terms of sale to SWLD
SWLD submit an alternative planning application to City of Cardiff Council for development on the Lisvane site
‘Churchlands development’ planning application by SWLD for the Lisvane site is refused by City of Cardiff Council. SWLD appeals against the decision. The appeal is unlikely to be decided before
01/01/2015|Cardiff's Local Development Plan is adopted, estimated to be in Sep 2015.
01/04/2015|Onward sale by SWLD of site in Monmouth to a developer for £12 million. Under the sale terms agreed between RIFW and SWLD, an onward sale can result in an overage payment.

01/12/2015

Date by which £25 million of EU ERDF funding to RIFW must be committed and paid to regeneration investment projects to avoid being returned to EU. RIFW needed to have invested £15.4 million in
regeneration projects to draw-down the full-ammount of EU ERDF funding. The ERDF funds were transferred from RIFW to WEFO in Nov 2013 to be committed elsewhere and avoid repayment to the
EU.
















PLANNING COMMENTARY

| have assumed that all necessary consents have been obtained for the current use of the
property and that is no prospect of redevelopment of the site in the foreseeable future.

VALUATION COMMENTARY

Given the high vacancy rate as at the October 2009 valuation date my view is that in many
respects the Imperial House concept of small research and development office and
laboratory suites had by that date failed. The reasons for this failure since construction in the
early 1990's are debatable but the main contributory factor could be the fact that the nearby
LG semiconductor plant, which could have led to demand for complimentary technological
facilities nearby, proved itself a failure. The economic downturn also played its part but the

pattern of the majority of the accommodation being vacant had become well established
even before the events of 2008.

Much the same can be said of Imperial Courtyard, although the nature of the units are more
suited to a broader potential occupancy profile as similar to other high-tech business units
along the M4 corridor.

In my view any potential purchaser would have viewed this investment with considerable
caution and, in a market where by October 2009 funds for such purchases were becoming
increasingly scarce and difficuit to finance, made substantial adjustments fo reflect the
complex matrix of risk inherent in a property with a poor rental income, relatively low
occupier covenant strength and little prospect of short term income improvement. The
subsequent sale of part of Imperial House to GoCompare.com in July 2012 has
demonstrated that a radical revision of the Imperial House concept was achievable, although
at a relatively modest sale price. It is entirely possible that potential purchasers from 2009
on would have also concluded that such a change, either sale or letting of that substantial
part of the building which was vacant, would provide the mast viable option for maximising
revenue or future sale proceeds.

At each valuation date my approach in respect of Imperial House has therefore been to
prepare investment valuations reflecting both the established patiern of occupation and the
possibility of either sale of letting of that substantial part of the building which was vacant. In
order to ensure consistency of approach across the various valuation dates my opinion of
value as at 1 May 2013 does not reflect the works undertaken by GoCompare.com to
convert that part of Imperial House purchased in July 2012 to single occupation. |
understand that those alteration works were completed during April 2013.

My analysis of lettings at Imperial House since the beginning of 2009 indicates rents in the
broad range of £115 — £150/sq m and at Imperial Courtyard in the broad range of £60-£80/sq
m.

Throughout the valuation period since October 2009 comparable evidence of the sale of
similar multi-occupied office/laboratory suites or business units is scarce, reflecting difficult
market conditions arising from the economic downtumn. The principal evidence of sales of
modem office investments along the Newport-Cardiff M4 comridor being:

Date Address Sale Price Yield Remarks

1 March
2009

£9,800,000 | 8.10% -——

30 March £20,350,000 | 8.00%
2009




29 July
2009

28
February
2010

£22,600,00

8.51%

1 July
2010

£34,460,000

6.5%

6
September
2010

£12,362,000

5.13%

25
QOctober
2011

£3,000,000

9.8%

11 August
2011

£14,260,000

7.04%

16
December
2011

£8,500,00

9.5%

1 February
2012

£58,700,000

5.85%

8 February
2012

£22,500,000

6.50%

28 March
2013

£1,400,000

N/A

LL LRk Rl b,

£3,950,000

18.36%

UL

In contrast to Imperial House and Imperial Courtyard most of these sales are of prime or
near prime more recently constructed office buildings for which there has remained demand
despite the economic downtum. The investment yield for a building such as the subject
dating from the mid 1990's with a poor occupancy profile at each of the valuation dates
would have been significantly higher than those quoted above, as evidenced by the Clarence

House sale.

My investment valuations demonstrate an initial decline in value with a slight recovery in
2011, due to the increased occupancy and rental income from Imperial Courtyard, with






2 - 4) Three Farms at Lisvane, Cardiff

LOCATION & DESCRIPTION
See attached summary sheet for details, plus site and location plans.

TENURE

The land is held freehold with Farm Business Tenancy agreements either in place or agreed.
The assumption has been made that vacant possession will be available on sale and that
there are no encumbrances, easements, restrictions or other conditions likely to have a
material effect on value at any of the valuation dates.

OVERAGE PROVISIONS

The sale of the subject land provide that the purchaser will pay overage to the vendor in
based upon the enhanced value, the figure being based upon

Liability for payment of the overage will be
triggered by inclusion of the site within the Local Development Plan for residential

development.

PLANNING COMMENTARY

At each valuation date the planning framework for the Cardiff area was provided by the South
Glamorgan (Cardiff Area) Replacement Structure Plan 1991 - 2011 adopted April 1897 and
the City of Cardiff Local Plan (including waste policies) adopted January 1996 with
preparation work for the replacement Local Development Plan (LDP) 2006-2026 ongoing.

Within the existing Cardiff Local Plan the bulk of the land is identified as “countryside including
urban fringe” in Policy 5 which is worded:
“The countryside including the urban fringe will be conserved for agriculture,
forestry, recreation and other uses appropriate within a rural area. Planning
permission will only be granted for development in the countryside which would
be in harmony with and not cause unacceptable harm to the character, amenity,
landscape and nature conservation value of the area.”

The land forms part of the larger North East Cardiff Consortium development site of 230 ha
(568 ac) proposing mixed residential led development of agricultural land lying between the
existing Cardiff suburbs of Lisvane & Pontprennau and the M4 motorway. The Consortium
proposals provided for a development including housing 133.3ha (280.0 acres), employment
16.0ha (39.5 acres), mixed use 4.5ha (11.1 acres), education 3.4 ha (8.5 acres) and
landscaping, open space and roads of 94.90ha (234.5 acres).

The Consortium site had been advanced for a number of years prior to the first valuation
date in 2009 and had been nominated as an alternative site for development as part of the
consultation process leading to preparation of the original LDP proposals. However, when
placed on deposit in April 2009 and submitted to the Welsh Government in November 2009
Cardiff Council's LDP proposals provided that the bulk of residential land for the plan period
to 2026 should be provided on brownfield sites, not greenfield sites such as the subject.

Following criticism from The Planning Inspectorate on a number of aspects of the Deposit
LDP, including too heavy a reliance on brownfield and windfall sites to meet the requirement
to provide 27,442 dwellings over the plan period, the Council formally wrote to the Welsh
Govemment on 12 April 2010 withdrawing the LDP.












5) Wrexham Industrial Estate, LL13 9UG

Location & Description
See attached summary sheet for details, plus site and location plans.

Tenure

The land is held in freehold with vacant possession. The assumption has been made that
vacant possession will be available on sale and that there are no encumbrances,
easements, restrictions or other conditions likely to have a material effect on value at any of
the valuation dates.

Planning Commentary- Fund Managers

The planning summary document prepared by the RIFW’s fund managers on 22nd October
2012 provides the following comments for the site;

RIFW North Wales Site Portfolio

Planning Summary (By Fund Manager) for Wrexham Industrial Estate

Planning Status — Time of the ARP (March 2011)

Allocated in the existing Unitary Development Plan for employment as part of a wider allocation.

Planning Status — Time of the Sale (January 2012)

LDP Examination in Public started in January 2012 but was suspended and the LDP was withdrawn in
mid-March just after the asset sale.

Planning Status — Now (October 2012)

Land within an existing employment site allocated under the UDP.

Observations (By Fund Manager)

The LDP has been withdrawn, but the site still has a planning context as land within an existing
employment location.

Undeveloped parts of the Industrial Estate which include this site are known to have high ecological
interest through re-colonisation over many years and are therefore likely to be restricted in terms of
developable area.

Planning Commentary- DVS

The site is allocated for employment within the extant (Adopted 2005) Unitary Development
Plan (UDP). The Wrexham LDP is underway and due for adoption December 2016. At the
time of our enquiries no information was available in respect of whether the site would
remain in employment allocation but we were advised that this was the most likely outcome.

SWLD'’s consultants value the site as employment land, as do King Sturge.

Valuation Commentary

You have asked us to provide site values across five valuation dates. Firstly, in line with our
market review over the period of the valuations (See main report) and, secondly, as
observed within the transactional evidence over the period it is the project team’s shared
opinion that in general the market shows some limited improvement since 2009. However,
there is a limited amount of the transactional evidence over this period (and which can often
be dispersed) and therefore it is difficult to be too specific in respect of the gradual changes.
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In light of the above, and unless otherwise stated within the individual valuation sheet, larger
site valuation changes between different valuation dates will likely be due to a change in
material circumstances (e.g. known planning changes etc). In line with our instructions we
have undertaken valuation assessments at each date but in order to avoid our reports
becoming overly complex and/or confusing the valuation commentary firstly focuses upon
the present day valuation considerations and our opinions of value at all five valuation dates
are listed at the end of this valuation note.

| have been advised that on the whole any legal issues identified were resolved before the
portfolio sale was legally completed. | have received from you a copy of Appendix 3
(Headed "Title Imperfections") to the sale contract which | understand was overseen by
Morgan Cole. Within the extract | have seen it is noted, in respect of Plot 6 Wrexham
Industrial Estate, that "...the verges and footpaths of Ash Road (South) abutting the property
are unadopted so there is no right of access to the property, effectively making it
landlocked.". | have no reason to doubt the veracity of this statement, however, were site
access a very tangible risk at the time of sale | would have expected SWLD to have used this
as a price negotiating tool in respect of the portfolio sale and potentially the site could have
been removed from the overall portfolio sale (as other sites were) if the risk level was viewed
as being high.

Additionally, well-established firm of Surveyors are presently marketing the subject site for
SWLD and their sale particulars remain silent on the matter of access (Which they would
have a legal duty to disclose within such literature). Therefore, | assume that the issue has
been resolved (perhaps by means of indemnity insurance, application to the land registry
etc.). My valuations therefore assume that the "Title Imperfection" concerning access
has/had a nominal, and easily resolvable, practical impact.

Details of local employment land sales are less prevalent in current market conditions and
vary greatly across South Wales. Locally, DVS has reported employment land values of
£85,000 to £90,000 per acre. King Sturge refers to comparable sales in the region of
£75,000 to £85,000 per acre, whilst SWLD’s consultants refer to sales ranging from £60,000
to £85,000 per acre.

Appraisals which | have considered arrive at land values of £580,000 (circa £51,000 per net
acre and circa £36,000 per gross acre), and upwards, for the site. | am aware that Savills
are presently marketing the site, and whilst you instructions prohibit direct site-specific
enquiries | can confirm that offers in excess of £500,000 are being sought for the site.

Based on the information to hand | estimate a net developable area of 11.24 acres (site is
16.06 acres gross). Reflecting on the available evidence and taking account of the historic
potential historic contamination and other encumbrances referred to in King Sturge and
SWLD’s consultant reports it is my view that an unadjusted valuation rate of £50,000 per net
acre could be applied to the site in the current market and this would lead to a valuation of
£562,000 across the 11.24 acres of net developable land.

| apply no value to the remaining 4.82 acres of land because | assume this will relate
Structural Landscaping or will be sterilised by contamination and/or legal encumbrance with
no potential for additional development. The present day full development value on the
comparable basis is therefore £562,000

In light of the foregoing, | have adopted a base full development value of £560,000 at the
sale date. From the base full development value | have applied an 80% adjustment factor
(having taken account of the valuation adjustment case law listed within our main report;
Table 2 in section 2) detailed to reflect the challenges, risks and delays associated with site
master planning, scheme financing and development realisation.
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Opinion of value

In my opinion the Market Value of the freehold interest in subject site at the respective

valuation dates was:
e 1 October 2009:
e 1 March 2010:
e 1 March 2011:
e 2 March 2012:

e 1 May 2013:

H 13 /Vv02092

£ 390,000
£ 405,000
£ 420,000
£ 435,000

£ 450,000

(three hundred & ninety thousand pounds)
(four hundred & five thousand pounds)

(four hundred & twenty thousand pounds)
(four hundred & thirty-five thousand pounds)

(four hundred & fifty thousand pounds)



6) Land at Llantrisant Business Park, Llantrisant, CF72 8LF

Location & Description

The property lies in the Northern section of the Llantrisant Business Park, a well established
and secondary industrial location within Rhonda Cynon Taff. The industrial estate has good
access link with the M4 via the A4119 dual carriageway.

The site is previously undeveloped and is irregular in shape, with a partially un-adopted
estate road providing access. The land is currently covered in a mixture of trees and shrubs.
I have calculated the extent of this site to be 1.69 hectares (4.19 acres) excluding the estate
road which could not be verified by Morgan Cole within the title deeds.

To the West of the site a number of electricity pylons cross through the land as per an
agreement with SWALEC, which includes rights for maintenance, repair and replacement if
so required. Due to the position of the electricity pylons no buildings can be constructed
within 3.7 meters of the over head power lines. | therefore calculated the net developable
area of this site to be 3.30 acres.

I am informed by Morgan Cole that a right of access in the favour of Tudor Jenkins & Co
crosses through the subject property. The deeds in relation to this right of access have been
lost over time and the exact route of access cannot be determined. | have therefore assumed
that access could be maintained within any proposed development and this does not have a
material affect upon the value of the land.

Planning Commentary

During the valuation period of 2009 — 2013 the site has seen a material change in its
planning allocation. Between the dates of 2009 - 2010 the site lay within the jurisdiction of
Rhondda Cynon Taff, and more specifically is governed by the policies contained in the
Rhondda Cynon Taff (Taff Ely) Local Plan 1991 — 2006 (adopted 2003). At this time the site
was allocated for employment land, however following adoption of the Rhondda Cynon Taff
local Development Plan in 2011, policy SSA 13 states that the site is considered as “White
Land” and is not subject to a positive allocation.

White land is defined as:

A general expression used to mean land (and buildings) without any specific proposal for
allocation in a development plan, where it is intended that for the most part, existing uses
shall remain undisturbed and unaltered)

Valuation Commentary

During the valuation period between October 2009 and the date of this report there have
been a limited number of sales of industrial/employment land in the Llantrisant area and
further comparables from around South Wales have been considered in arriving at my
valuation. This is due to both the economic downturn and uncertainties within the market
place and a great variance of values has not occurred during this period.

Of the various factors which need to be considered at the respective valuation dates the
prospect and timing of any development is in many respects the most relevant.

In October 2009/2010 the site benefited from a definitive allocation with the UDP, however,
for the valuation dates preceding this, the land (as described above) received no specific
allocation with the adopted LDP. Given the locality of the site and the previous planning



allocation as employment land, this land provides a natural extension to the business park. |
am therefore of the opinion that any future planning application for employment use would be
viewed as reasonable and estimate that planning consent could be granted within 2-3 years.

Whilst several factors have been taken into consideration in relation to access and electricity
pylons, | have also assumed that the site does not require any remediation works as it has
never been developed upon.

Having undertaken a development appraisal based upon employment use for the subject site
over all five valuation dates | am of the opinion that the freehold value of the Land at
Llantrisant Business Park is:

£285,000 (Two Hundred and Eight Five Thousand Pounds)



























10) Goetre Uchaf, Bangor LL57 2NT

Location & Description
See attached summary sheet for details, plus site and location plans.

Tenure

The land is held freehold with Farm Business Tenancy agreements either in place or agreed.
The dwelling house included with the site (and known as “Parciau”) is let on an Assured
Shorthold Tenancy. The assumption has been made that vacant possession will be
available on sale and that there are no encumbrances, easements, restrictions or other
conditions likely to have a material effect on value at any of the valuation dates.

Planning Commentary- Fund Managers
The planning summary document prepared by the RIFW'’s fund managers on 22nd October
2012 provides the following comments for the site;

RIFW North Wales Site Portfolio

Planning Summary (By Fund Manager) for Goetre Uchaf, Bangor

Planning Status — Time of the ARP (March 2011)

Allocated for residential development in the Unitary Development Plan.

Liaison with the Council had indicated continued support for residential development and that it would
welcome a planning application in advance of the Joint LDP (Anglesey and Gwynedd) given its early
stage of progression.

Planning Status — Time of the Sale (January 2012)

Allocated for residential development in the Unitary Development Plan.
Joint LDP Candidate Site register opened in October 2011.

Joint LDP at a very early Pre-deposit stage, with consultation on a vision, objectives and strategic
options having just concluded.

Planning Status — Now (October 2012)

Allocated for residential development in the Unitary Development Plan.

Joint LDP is still at the Pre-deposit consultation stage.

Observations (By Fund Manager)

Joint LDP is still at an early stage, but the existing allocation, together with the continued support for
residential development is positive.

Planning Commentary- DVS

The extant (Adopted July 2009) Unitary Development Plan (UDP) shows Part of the site
allocated for housing. The emerging Local Development Plan (A Joint LDP with Anglesey
Council) is in process) and due for completion Spring 2016.

There appears to be a well-established and high probability of future development on this
site, which is clear from Redrow homes’ pursuit of the site at the time of the sale to SWLD
(July 2011) and upon Redrow’s purchase off SWLD which completed July 2012.



My investigations have also identified that an ancient burial site has been more recently
uncovered at Goetre Uchaf and the implications of this are that the latest development
proposals are for 245 dwellings and not the 270 dwellings adopted by SWLD’s planning
consultants in January 2012. | do not know the exact point at which the ancient burial site
was formally identified (and led to a reworking of the development proposals) but it appears
logical to assume that this was after the 2012 acquisition by SWLD (since SWLD’s
consultants fail to account for the burial site in their 2012 assessment). Therefore, | am only
adopting the 245 unit proposals in the “present day” valuation assumptions.

Valuation Commentary

You have asked us to provide site values across five valuation dates. Firstly, in line with our
market review over the period of the valuations (See main report) and, secondly, as
observed within the transactional evidence over the period it is the project team’s shared
opinion that in general the market shows some limited improvement since 2009. However,
there is a limited amount of the transactional evidence over this period (and which can often
be dispersed) and therefore it is difficult to be too specific in respect of the gradual changes.

In light of the above, and unless otherwise stated within the individual valuation sheet, larger
site valuation changes between different valuation dates will likely be due to a change in
material circumstances (e.g. known planning changes etc). In line with our instructions we
have undertaken valuation assessments at each date but in order to avoid our reports
becoming overly complex and/or confusing the valuation commentary firstly focuses upon
the present day valuation considerations and our opinions of value at all five valuation dates
are listed at the end of this valuation note for Goetre Uchaf.

Goetre Uchaf is unusual amongst the portfolio assets in that, as previously noted, it was
pursued by another interested party before the sale to SWLD was completed. That
interested party, Redrow homes, made a written unconditional offer of £2,000,000 to RIFW'’s
agents on 22" July 2011 (Compared to the £1,500,000 value placed on Goetre Uchaf at the
time of the RIFW Asset Realisation Plan). However, Goetre Uchaf was still sold to SWLD
who then swiftly sold onto Redrow homes for a price of £2,500,000 with legal completion of
this latter sale happening on 3™ July 2012 (I am told that SWLD’s sale to Redrow was on an
unconditional basis i.e. SWLD did NOT insert any overage or other “value capture”
provisions). The eventual sale price of £2.5 million (SWLD to Redrow Homes) represents a
sale devaluation of £96,006 per net developable acre (£74,118 per acre over the whole site).
The price per acre of this sale is very low, even accounting for current market conditions and
the size of the site (33.73 gross acres. 26.04 net acres- as per SWLD assessment).

As a result of the SWLD sale price to Redrow Homes appearing low (when compared to
available market information), you have provided us with special dispensation to make
carefully targeted supplementary enquiries in respect of the site and its planning and sale
context. The first point to raise is that my investigations have identified that two other
regional developers have assembled interests in development land to the east of Ysbyty
Gwynedd, which not only secures their future development programmes but also unlocks,
with the assistance of Gwynedd Council (Discussions between all parties have been
progressing for a number of years now), the potential to create a new spine road connecting
land to the east and south of the hospital that will be essential to the future development of
this area. A number of these parties had also assumed that the spine road would carry on
from the east through the south hospital land and connect into Goetre Uchaf. This notion
was further reinforced by the fact that one of the developers undertook the deconstruction of
Goetre Uchaf farm house and buildings.

My investigations to date lead me to conclude that these other developers were either not
approached to bid by RIFW, or were unable to bid for the Goetre Uchaf site on a portfolio
basis. Both developers are active in the local market and one of them has an especially
strong regional presence and proven business credentials that would (in all probability) have
allowed them to, at the very least, bid competitively for the site.
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I do not know whether either of these other developers were approached by SWLD agents at
the time of their onward sale to Redrow homes, but since | am aware of at least one of those
developers being very disgruntled at not having a reasonable opportunity to purchase the
site, and given that there would be clear synergistic value in bringing Goetre Uchaf into their
local development land holdings, | presume that they were either not approached or were
approached in disadvantageous circumstances (e.g. insufficient time allowed to formulate
and finance their bid etc.).

My presumption above is based upon the assumption that, reflecting their other ongoing land
assemblies and synergistic value (and all other things being equal), | would expect one of
the other interested developers to be in a position to bid competitively with Redrow Homes
for the site. Additionally, Redrow Homes legally completed their purchase of Goetre Uchaf
off SWLD on 3" July 2012, so given SWLD themselves only completed their purchase off
RIFW on 2" March 2012 there was only a 4 month gap between SWLD’s purchase and
subsequent resale of the site. 4 months would be quite a common period between
agreement of sale and final legal completion for even a conventional house sale, so it is
guite possible that SWLD agreed sale terms to Redrow immediately upon, soon after or even
before their own purchase completion (Such development industry deals are sometimes
referred to as “flipping on”). In such circumstances SWLD and their agents would not have
undertaken subsequent remarketing of Goetre Uchaf.

Whilst it is clear that the other developers with existing nearby land assemblies held interests
which could have lead them to outbid Redrow Homes, it is equally true that their possession
of these interests is of disbenefit to Redrow Homes. Because Redrow can now only access
Goetre Uchaf off Ffordd Penrhos (an already busy road at rush hours) at the point adjoining
Parciau this creates significant highway considerations (and likely costs) for the developer.
Furthermore, since only emergency vehicular access will be allowed through the existing
Ffordd Cynan and Ffordd Crwys estates, the single access points creates further layout and
design considerations (which could have cost and development density implications) for
Redrow and effectively turns the new estate into a large cul-de-sac (which might have some,
though probably peripheral, impact on the end sales market). In short, Redrow’s bidding
position was hampered, whilst the other locally embedded developers were at an advantage.

One further point to highlight in respect of the developers with already established local land
interests is where does the line between Market Value and Special Value lie? In section 2.2
to the main report | make clear that market value disregards “special value”. However, “hope
value” is reflected in market and one branch of this is “synergistic value” (again refer to
section 2.2). Is the added value that may be seen by the other developers’ special or
synergistic value? | would argue that in this case it is synergistic since more than one party
could be at an advantage and, particularly in the smaller (in terms of numbers of
transactions, vendors and purchasers) development market place, | do not believe that the
bids of the other developers can be ignored for the purposes of assessing market value (nor
should they be ignored during any actual marketing process). Additionally, Redrow Homes
and the other developers would be effectively bidding on slightly different development
proposals (in terms of access and therefore site layout etc).

Activity in the development land market has been subdued since the market crash (2008 on),
and North West Wales has experienced this impact more than most. Like many other parts
of Wales market activity is ongoing but housing associations have become more prevalent in
the development market. Given the reduced activity levels it is more appropriate to consider
transactions across North Wales but note that, value hotspots aside, land values are
generally higher in North East Wales.
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The nearest significant land private transaction involved a four acre site that achieved an
overall land value (net of costs) of just over £450,000 per acre in early 2011. Another local
transaction for a small affordable housing development achieved an overall land value of
circa £360,000 per acre in late 2011, whilst another local affordable scheme achieved a
value of £410,000 per acre in late 2008. By way of comparison a peak of the market private
transaction (Mid-2007) achieved in excess of £660,000 per acre on a site over 2.5 acres in
size, whilst a larger (circa 11 acres) development site achieved circa £500,000 per acre in
early 2008.

Looking further afield, post 2008, there have been numerous land transactions involving
affordable housing development in North East Wales and these have typically ranged from
£200,000 per acre to £300,000 per acre. The, post 2008, land sales involving private
developers in North East Wales have ranged from just under £250,000 per acre (in some of
the lower value areas) to approaching £600,000 per acre. There have even been some
sales ahead of this, but as a result of very specific reasons (e.g. flatted development). One
notable transaction achieved a rate of circa £380,000 per acre (net of abnormal costs) across
a 20 acre site in mid 2012.

The land valuation scenarios which | have considered (and which are reflective of potential
abnormal development costs) arrive at residual land values of between circa £4.1 million
(circa £157k per net acre and circa £122k per gross acre) and circa £6.65 million (circa
£255Kk per net acre and circa £197k per gross acre) for the 270 dwelling scheme at Goetre
Uchaf. The 245 dwelling scheme which | have considered equates to land values of between
circa £3.3 million (circa £128k per net acre and circa £98k per gross acre) and circa £5.60
million (circa £216k per net acre and circa £167k per gross acre)

The subject is a generally a good site being a large block near existing housing, the local
hospital complex and regional transport links. However, whilst from my inspection and the
information seen it appears site access is secured the arrangements are not an ideal.
Reflecting this, the proportion of public open space and the scale of the site within the local
market | believe an unadjusted valuation rate of £250,000 per net acre could be applied in
the current market and this would lead to a valuation of £6,510,000 across the 26.04 acre
net developable residential land (before any adjustment for the ancient burial site).

Of the remaining 7.69 acres of Greenfield/Public Open Space/Structural Landscaping land, |
have not applied a value in this case because part of the site is steeply sloping and due the
more recently identified ancient burial site. My view of the present day full development
value (Parciau excluded from development value at this stage) on the comparable basis is
therefore £6,500,000 (rounded). By way of reference, | confirm that SWLD’s consultants (as
at January 2012) placed a full development value of £4,410,000 (This is based on a clean
rate of £250,000 per acre of private housing before deductions for abnormal costs and
planning risk. Also note that no value was applied by SWLD’s consultants to the 16.09 acres
of Greenfield and Affordable housing land, nor Parciau) upon the site.

In light of the foregoing, at the date of sale | have adopted a base full development value of
£6,500,000 for the 270 dwelling scheme and £5,800,000 for the 245 dwelling scheme (Circa
£250,000 per net acre for both schemes, if the developable area were discounted for the
burial site within the 245 unit proposals). Even given the access challenges, ancient burial
site and quantum of land | still think this is a very low starting point but it is reflective of
current market conditions, site development costs and the relatively low density of
development (25.6 dwellings per hectare on the 270 unit scheme and 23.2 dwellings per
hectare on the 245 unit scheme).
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At each valuation date the “full” development land values (net of any site/scheme specific
adjustments for overage and/or ransom) are fed into the “draw down” appraisals which
calculate a residual land value reflective of the land speculator's “risk and return”
assessment.

Opinion of value

In my opinion the Market Value of the freehold interest in land at Goetre Uchaf, Bangor at
the respective valuation dates was:

e 1 October 2009: £ 2,600,000 (Two million six hundred thousand

pounds)

e 1 March 2010: £ 2,900,000 (Two million nine hundred thousand
pounds)

e 1 March 2011: £ 3,250,000 (Three million two hundred & fifty thousand
pounds)

e 2 March 2012: £ 3,400,000 (Three million four hundred thousand
pounds)

o 1 May 2013: £ 3,050,000 (Three million & fifty thousand pounds)

Remarks

For the avoidance of doubt, not only do | not believe the RIFW sale price for Goetre Uchaf to
be below the site’s full Market Value | also believe SWLD’s subsequent sale to also be below
the site’s Market Value. As pointed out within the main body of my report when a property is
disposed of, provided “proper and prudent marketing” has been conducted, the sale value is
usually adopted as being representative of market value. Yet in this case, the information at
hand (body of comparable sales, residual valuations etc.) still leads me to a different answer
than the known sale price.

It may be that SWLD did carry out extensive “proper and prudent marketing” before selling to
Redrow Homes. However, it is also possible that strategic reasons led to SWLD'’s early sale
of Goetre Uchaf and/or that SWLD’s notional acquisition price to some extent coloured their
views on their disposal price. Development land is an infrequently traded commodity
(especially without planning consent and/or a conditional sale agreement) and significant
sums of money are often at stake, so disposals can be very much influenced by the
circumstances of the vendor and/or purchaser at the time of sale.
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11) Ty Mawr, Anglesey, LL61 5YR

Location & Description
See attached summary sheet for details, plus site and location plans.

Tenure

The land is held freehold with Farm Business Tenancy agreements either in place or agreed.
The assumption has been made that vacant possession will be available on sale and that
there are no encumbrances, easements, restrictions or other conditions likely to have a
material effect on value at any of the valuation dates.

Planning Commentary- Fund Managers

The planning summary document prepared by the RIFW’s fund managers on 22nd October
2012 provides the following comments for the site;

RIFW North Wales Site Portfolio

Planning Summary (By Fund Manager) for Ty Mawr, Anglesey

Planning Status — Time of the ARP (March 2011)

Site allocated as part of a prestige employment site.

Planning Status — Time of the Sale (January 2012)

Joint LDP Candidate Site register opened in October 2011.

Joint LDP at a very early Pre-deposit stage, with consultation on a vision, objectives and strategic
options having just concluded.

Agreement from RIFW with the Council to prepare a Development Brief for the site, but work not started
due to timing of the asset sale and the early stage at which the Joint LDP was at.

Planning Status — Now (October 2012)

Site allocated as part of a prestige employment site.

Joint LDP is still at the Pre-deposit consultation stage.

Observations (By Fund Manager)

Joint LDP is still at an early stage, but the existing allocation is positive as is the request from the
Council for a Development Brief.

Planning Commentary- DVS

The site, a former hotel, is unallocated with road part being green wedge in the extant
(Adopted 2005) Unitary Development Plan (UDP). A joint Anglesey- Gwynedd LDP is
underway and due for adoption Spring 2016. The LDP Candidate Site Register opened in
October 2011 and a smaller area of land at Ty Mawr has been put forward for mixed use
development.

Previously, the Ty Mawr site was included as part of a Planning Application covering a 55
acre land assembly for a prestigious mixed use development including Al(Retail), D2
(Leisure), A3(Restaurants and Hot Food takeaway), B1(Offices), D1 (Education) together
with ancillary facilities, car parking, landscaping and construction of a new vehicular and
pedestrian access and full plans for the erection of Class D2 (Leisure) & Class A3. The
application was submitted in December 2007 for but was subsequently called in by Welsh
Government and was withdrawn by the applicant in December 2009.

H 13 /Vv02092




SWLD’s consultants value the site as a residential building plot. At the time of the King
Sturge valuation (October 2009) the Welsh Government had called in the wider scheme but
the applicant had not formally withdrawn the application, King Sturge therefore valued with
regard to this but applied caution to their valuation. Whether a wider development master
plan will include the subject site again is unclear. The site is being put forward for mixed use
development and so some form of future planning approval would appear likely but in the
current market conditions a stand alone speculative employment use seems unlikely. In
terms of value generation the land owners would likely consider a residential scheme in the
short term (as per SWLD’s consultants) are seek to defer action until market conditions are
more conducive to an employment development; whether stand-alone (e.g. hotel etc) or as
part of a wider employment masterplan.

Valuation Commentary

You have asked us to provide site values across five valuation dates. Firstly, in line with our
market review over the period of the valuations (See main report) and, secondly, as
observed within the transactional evidence over the period it is the project team’s shared
opinion that in general the market shows some limited improvement since 2009. However,
there is a limited amount of the transactional evidence over this period (and which can often
be dispersed) and therefore it is difficult to be too specific in respect of the gradual changes.

In light of the above, and unless otherwise stated within the individual valuation sheet, larger
site valuation changes between different valuation dates will likely be due to a change in
material circumstances (e.g. known planning changes etc). In line with our instructions we
have undertaken valuation assessments at each date but in order to avoid our reports
becoming overly complex and/or confusing the valuation commentary firstly focuses upon
the present day valuation considerations and our opinions of value at all five valuation dates
are listed at the end of this valuation note.

Activity in the development land market has been subdued since the market realignment
(2008 on), and North West Wales has experienced this impact more many areas. Like many
other parts of Wales market activity is ongoing but housing associations have become more
prevalent in the development market. Given the reduced activity levels it is more appropriate
to consider transactions across North Wales but note that, value hotspots aside, land values
are generally higher in North East Wales.

The nearest significant land private transaction involved a four acre site that achieved an
overall land value (net of costs) of just over £450,000 per acre in early 2011. Another local
transaction for a small affordable housing development achieved an overall land value of
circa £360,000 per acre in late 2011, whilst another local affordable scheme achieved a
value of £410,000 per acre in late 2008. By way of comparison a peak of the market private
transaction (Mid-2007) achieved in excess of £660,000 per acre on a site over 2.5 acres in
size.

Looking further afield, post 2008, there have been numerous land transactions involving
affordable housing development in North East Wales and these have typically ranged from
£200,000 per acre to £300,000 per acre. The, post 2008, land sales involving private
developers in North East Wales have ranged from just under £250,000 per acre (in some of
the lower value areas) to approaching £600,000 per acre. There have even been some
sales ahead of this, but as a result of very specific reasons (e.g. flatted development). One
notable transaction achieved a rate of circa £380,000 per acre (net of abnormal costs)
across a 20 acre site in mid 2012.
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In view of the currently difficult employment market conditions it is difficult to apply a
speculative employment value to the site. Therefore a modest residential scheme seems the
most likely alternative at present. Based on the information to hand | estimate a net
developable area of 2 acres (site is 2.63 acres gross). Reflecting on the available evidence,
it is my view that an unadjusted valuation rate of £250,000 per net acre could be applied to
the site in the current market and this would lead to a valuation of £500,000 across the 2
acres of net developable land.

| apply no value to the remaining 0.63 acres of land because | assume this will relate
Structural Landscaping with no potential for additional development. The present day full
development value on the comparable basis is therefore £500,000

The potential scheme appraisals which | have considered (and which are reflective of
potential abnormal development costs) suggest land values of up to £340,000 (circa £170k
per net acre and circa £130k per gross acre) for the site.

In light of the foregoing, | have adopted a base full development value of £400,000. From
the base full development value | have made the following adjustments (Please refer to
Table 1 (section 2) in the main body of the report for details on the case law considered in
setting the appropriate adjustments) for the present day valuation;

1) A 55% adjustment factor to reflect planning certainty

2) A 90% adjustment factor to reflect the challenges, risks and delays associated with site
master planning, scheme financing and development realisation.

Opinion of value
In my opinion the Market Value of the freehold interest in subject site at the respective
valuation dates was:

e 1 October 2009: £ 150,000 (one hundred & fifty thousand pounds)

e 1 March 2010: £ 150,000 (one hundred & fifty thousand pounds)

e 1 March 2011: £ 150,000 (one hundred & fifty thousand pounds)

e 2 March 2012: £ 175,000 (one hundred & seventy-five thousand
pounds)

o 1 May 2013: £ 200,000 (two hundred thousand pounds)
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“Natural Resources Wales” (NRW) provide an online flood map which shows the site as
being at "low risk of flooding”. NRW define the location as being “unlikely to flood except in
extreme conditions™ and they quantify this by noting “The chance of flooding each year is
0.5% (1 in 200) or less.” (This takes into account the effect of any flood defences in the area
and looking at NRW's website flood prevention measures have been undertaken both close
to the site and in the wider area.). Therefore, whilst flood alieviation measures are pertinent
practical and cost considerations they do not, in of themselves, prohibit the site's
development.

SWLD's consultants value the site in 2012 on the basis of residential development.

Valuation Commentary

You have asked us to provide site values across five valuation dates. Firstly, in line with our
market review over the period of the valuations (See main report) and, secondly, as
observed within the transactional evidence over the period it is the project team’s shared
opinion that in general the market shows some limited improvement since 2009. However,
there is a limited amount of the transactional evidence over this period (and which can often
be dispersed) and therefore it is difficult to be too specific in respect of the gradual changes.

In light of the above, and unless otherwise stated within the individual valuation sheet, larger
site valuation changes between different valuation dates will likely be due to a change in
material circumstances (e.g. known planning changes etc). In line with our instructions we
have undertaken valuation assessments at each date but in order to avoid our reports
becoming overly complex and/or confusing the valuation commentary firstly focuses upon
the present day valuation considerations and our opinions of value at all five valuation dates
are listed at the end of this valuation note.

Activity in the development land market has been subdued since the market crash (2008 on)
and, like many other paris of the UK, North Wales has experienced this also. Like many
other parts of Wales market activity is ongoing but housing associations have become more
prevalent in the development market. Given the reduced activity levels it is more appropriate
to consider transactions across North Wales but note that, value hotspots aside, land values
are generally higher in North East Wales.

The nearest significant land private transaction involved a four acre site that achieved an
overall land value (net of costs) of just over £450,000 per acre in early 2011. Another local
transaction for a small affordable housing development achieved an overall land value of
circa £360,000 per acre in late 2011, whilst another local affordable scheme achieved a
value of £410,000 per acre in late 2008. By way of comparison a peak of the market private
transaction (Mid-2007) achieved in excess of £660,000 per acre on a site over 2.5 acres in
size.

Looking further afield, post 2008, there have been numerous land transactions involving
affordable housing development in North East Wales and these have typically ranged from
£200,000 per acre to £300,000 per acre. The, post 2008, land sales involving private
developers in North East Wales have ranged from just under £250,000 per acre (in some of
the lower value areas) to approaching £600,000 per acre. There have even been some
sales ahead of this, but as a result of very specific reasons (e.g. flatted development). One
notable transaction achieved a rate of circa £380,000 per acre (net of abnormal costs)
across a 20 acre site in mid 2012.

The subject site is in fact two closely associated blocks of farm land, and the specific ransom
considerations to site access mean that each block has to be considered separately. The
westemn land (12.2 acres) is easily accessed via "Ffordd Y Berllan" or “Rhodfa Nant” so no
access ransom applies to this portion of the development.
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17) Pen-y-Bryn, St Asaph, LL17 OPU

Location & Description
See attached summary sheet for details, plus site and location plans.

Tenure

The land is held freehold with Farm Business Tenancy agreements either in place or agreed.
The assumption has been made that vacant possession will be available on sale and that
there are no encumbrances, easements, restrictions or other conditions likely to have a
material effect on value at any of the valuation dates.

Planning Commentary- Fund Managers
The planning summary document prepared by the RIFW’s fund managers on 22nd October
2012 provides the following comments for the site;

RIFW North Wales Site Portfolio

Planning Summary for (By Fund Manager) Pen y Bryn, St Asaph

Planning Status — Time of the ARP (March 2011)

Unallocated.

Site had been rejected by the Council as a candidate LDP development opportunity and all key stages
of the LDP had taken place prior to the site coming into RIFW ownership.

No opportunity for further representations into the LDP process.

Planning Status — Time of the Sale (January 2012)

LDP Examination in Public.

Planning Status — Now (October 2012)

The Inspectors in their note of findings of May 2012 have indicated that currently the Denbighshire LDP
is likely to under-provide for housing needs across the County by around 1,000 houses.

The Council has agreed that further work can be carried out to identify additional housing sites that will
make up this shortfall and a consultation runs until 6" November. The Council has indicated that the St
Asaph site will not be included as part of the identification of additional sites as it has already been
dismissed.

Observations (By Fund Manager)

It is clear that this Greenfield site will have no opportunity to become allocated for development until at
least the first LDP review.

The Revised Delivery Agreement for the LDP indicates annual monitoring and a review every 4 years.
The time of this initial review will be informed by the annual monitoring process. It is indicated that it
could be earlier depending on performance/change in national policy/change in local circumstance.

Planning Commentary- DVS

The site is unallocated in the extant Unitary Development Plan (UDP) and outside of the St
Asaph settlement boundary. The emerging Denbighshire Local Development Plan is at an
advanced stage (Planning Inspectorate has recently published their report) and the subject
site is unallocated with the proposed LDP. Our enquiries have revealed that several different
mixed use and residential schemes have been proposed for the land but none have been
acceptable and the local planning authority are very cautious about the land’s current and
future development prospects.
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SWLD’s consultants value the site in its exiting use as agricultural land, and make no
allowance for future hope value. King Sturge’s valuation report provides values in both
existing use and reflective of hope value. It is my view that hope value (probably as
residential development, given the land immediately adjoins a St Asaph housing estate) is
attributable to the land but that this is some way off in the future.

Valuation Commentary

You have asked us to provide site values across five valuation dates. Firstly, in line with our
market review over the period of the valuations (See main report) and, secondly, as
observed within the transactional evidence over the period it is the project team’s shared
opinion that in general the market shows some limited improvement since 2009. However,
there is a limited amount of the transactional evidence over this period (and which can often
be dispersed) and therefore it is difficult to be too specific in respect of the gradual changes.

In light of the above, and unless otherwise stated within the individual valuation sheet, larger
site valuation changes between different valuation dates will likely be due to a change in
material circumstances (e.g. known planning changes etc). In line with our instructions we
have undertaken valuation assessments at each date but in order to avoid our reports
becoming overly complex and/or confusing the valuation commentary firstly focuses upon
the present day valuation considerations and our opinions of value at all five valuation dates
are listed at the end of this valuation note.

Activity in the development land market has been subdued since the market crash (2008 on)
and, like many other parts of the UK, North Wales has experienced this also. Like many
other parts of Wales market activity is ongoing but housing associations have become more
prevalent in the development market. Given the reduced activity levels it is more appropriate
to consider transactions across North Wales but note that, value hotspots aside, land values
are generally higher in North East Wales.

The nearest significant land private transaction involved a four acre site that achieved an
overall land value (net of costs) of just over £450,000 per acre in early 2011. Another local
transaction for a small affordable housing development achieved an overall land value of
circa £360,000 per acre in late 2011, whilst another local affordable scheme achieved a
value of £410,000 per acre in late 2008. By way of comparison a peak of the market private
transaction (Mid-2007) achieved in excess of £660,000 per acre on a site over 2.5 acres in
size.

Looking further afield, post 2008, there have been numerous land transactions involving
affordable housing development in North East Wales and these have typically ranged from
£200,000 per acre to £300,000 per acre. The, post 2008, land sales involving private
developers in North East Wales have ranged from just under £250,000 per acre (in some of
the lower value areas) to approaching £600,000 per acre. There have even been some
sales ahead of this, but as a result of very specific reasons (e.g. flatted development). One
notable transaction achieved a rate of circa £380,000 per acre (net of abnormal costs)
across a 20 acre site in mid 2012.

If the subject site were considered for residential development then | estimate, from the
information available, a net developable area of 24.65 acres (site is 35.22 acres gross).
Reflecting on the available evidence, and that the overall size of the is large for the local
market and will require some element of development phasing it is my view that an
unadjusted valuation rate of £300,000 per net acre could be applied to the site in the current
market and this would lead to a valuation of £7,395,000 across the 24.65 acre net
developable residential land.

Of the remaining 10.57 acres of Greenfield/Public Open Space/Structural Landscaping |
apply a value of £18,000 per acre (three times basic agricultural value) to half of this land (I
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assume the remaining half is critical to the development and can have no hope value
element) to reflect the land’s associated hope value (Primarily as potential development
land, but as other alternative uses e.g. equestrian, market gardening, allotments etc, )
relevant to this land, and which leads to a total value of £95,130

The present day full development value on the comparable basis is therefore;

A) Residential land = £7,395,000
B) Greenfield and other land = £95,130

C) Total = £7,490,130
Say £7,500,000

The potential scheme appraisals which | have run (and which are reflective of potential
abnormal development costs) suggest land values of between circa £3.0 million (circa £121k
per net acre and circa £85k per gross acre) and circa £6.2 million (circa £248k per net acre
and circa £174k per gross acre) for the site.

In light of the foregoing, | have adopted a base full development value of £6,500,000. At
each valuation date the “full” development land values (net of any site/scheme specific
adjustments for overage and/or ransom) are fed into the “draw down” appraisal model which
produces a land value reflective of the land speculator’s “risk and return” assessment.

Opinion of value
In my opinion the Market Value of the freehold interest in subject site at the respective
valuation dates was:

e 1 October 2009: £ 750,000 (Seven hundred & fifty thousand pounds)

e 1 March 2010: £ 750,000 (Seven hundred & fifty thousand pounds)
e 1 March 2011: £ 750,000 (Seven hundred & fifty thousand pounds)
e 2 March 2012: £ 750,000 (Seven hundred & fifty thousand pounds)
o 1 May 2013: £ 750,000 (Seven hundred & fifty thousand pounds)
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18) St Georges Road, Abergele, LL22 9AR

Location & Description
See attached summary sheet for details, plus site and location plans.

Tenure

The land is held freehold with Farm Business Tenancy agreements either in place or agreed.
The assumption has been made that vacant possession will be available on sale and that
there are no encumbrances, easements, restrictions or other conditions likely to have a
material effect on value at any of the valuation dates.

Planning Commentary- Fund Managers
The planning summary document prepared by the RIFW'’s fund managers on 22nd October
2012 provides the following comments for the site;

RIFW North Wales Site Portfolio

Planning Summary (By Fund Manager) for St Georges Road, Abergele

Planning Status — Time of the ARP (March 2011)

Unallocated.
LDP candidate site for mixed use including residential, open space and employment.

LDP was at Revised Deposit Stage.

Planning Status — Time of the Sale (January 2012)

Still a candidate LDP mixed use site. LDP was still at Revised Deposit Stage.

Planning Status — Now (October 2012)

Still a candidate LDP mixed use site.

LDP submitted to the Planning Inspectorate in August 2012 for Examination.

Observations (By Fund Manager)

Nothing of note.

Planning Commentary- DVS

The site is unallocated in the extant Unitary Development Plan (UDP). The emerging Conwy
Local Development Plan is in process and the subject site is allocated for mixed use
development in the Deposit LDP that was submitted in July 2009. Our enquiries therefore
indicate that there is a higher degree of planning certainty through all five valuation dates
(October 2009 to May 2013).

There is a lack of clarity on the employment to residential mix that could be anticipated on
this site. There is no commercial development in the immediate locality, only housing and
farm land, though there is commercial uses to the other side of the A547 and off the A55
Junction roundabout. Therefore, whilst the local Council may like to see some employment
use on the site the local characteristics of the neighbourhood and difficult market conditions
for speculative employment development in this area are likely to weight any proposals very
much in favour of residential use, possibly with some supporting employment use to address
Council Policy objectives.
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SWLD’s consultants value the site in 2012 with sole reference to residential development but
our instructions prevent us from following up this line of enquiry, which is unfortunate as
Savills may have some important market information in this regard. | have to say in this case
that because there is other neighbouring Greenfield land adjoining the A547 and off the A55
Junction roundabout, which is much more suited to employment provision | do share the
consultant’s views and have therefore also assessed the site as a residential proposal.

Valuation Commentary

You have asked us to provide site values across five valuation dates. Firstly, in line with our
market review over the period of the valuations (See main report) and, secondly, as
observed within the transactional evidence over the period it is the project team’s shared
opinion that in general the market shows some limited improvement since 2009. However,
there is a limited amount of the transactional evidence over this period (and which can often
be dispersed) and therefore it is difficult to be too specific in respect of the gradual changes.

In light of the above, and unless otherwise stated within the individual valuation sheet, larger
site valuation changes between different valuation dates will likely be due to a change in
material circumstances (e.g. known planning changes etc). In line with our instructions we
have undertaken valuation assessments at each date but in order to avoid our reports
becoming overly complex and/or confusing the valuation commentary firstly focuses upon
the present day valuation considerations and our opinions of value at all five valuation dates
are listed at the end of this valuation note.

Activity in the development land market has been subdued since the market crash (2008 on)
and, like many other parts of the UK, North Wales has experienced this also. Like many
other parts of Wales market activity is ongoing but housing associations have become more
prevalent in the development market. Given the reduced activity levels it is more appropriate
to consider transactions across North Wales but note that, value hotspots aside, land values
are generally higher in North East Wales.

The nearest significant land private transaction involved a four acre site that achieved an
overall land value (net of costs) of just over £450,000 per acre in early 2011. Another local
transaction for a small affordable housing development achieved an overall land value of
circa £360,000 per acre in late 2011, whilst another local affordable scheme achieved a
value of £410,000 per acre in late 2008. By way of comparison a peak of the market private
transaction (Mid-2007) achieved in excess of £660,000 per acre on a site over 2.5 acres in
size.

Looking further afield, post 2008, there have been numerous land transactions involving
affordable housing development in North East Wales and these have typically ranged from
£200,000 per acre to £300,000 per acre. The, post 2008, land sales involving private
developers in North East Wales have ranged from just under £250,000 per acre (in some of
the lower value areas) to approaching £600,000 per acre. There have even been some
sales ahead of this, but as a result of very specific reasons (e.g. flatted development). One
notable transaction achieved a rate of circa £380,000 per acre (net of abnormal costs)
across a 20 acre site in mid 2012.

The subject site is a generally a good residential prospect being a large block near existing
housing and so | have assumed a residential development scheme. Reflecting on the
available evidence, and that the size of the site (11.04 acres gross; 9.00 acres net) in the
local market may require some element of development phasing it is my view that an
unadjusted valuation rate of £350,000 per net acre could be applied to the site in the current
market and this would lead to a valuation of £3,150,000 across the 9.00 acre net
developable residential land.
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| apply no value to the remaining 2.04 acres of land because | assume this will relate
Structural Landscaping with no potential for additional development. The present day full
development value (Excluding the existing dwellings) on the comparable basis is therefore
£3,150,000

The potential scheme appraisals which | have run (and which are reflective of potential
abnormal development costs) arrive at residual land values of between circa £1.7 million
(circa £192k per net acre and circa £156k per gross acre) and circa £2.9 million (circa £320k
per net acre and circa £260k per gross acre) for the site.

By way of reference, | confirm that SWLD’s consultants (as at January 2012) placed a full
development value of £1,600,000 upon the site (NB SWLD’s consultants have applied a nil
value to the affordable housing element they calculate to be required. DVS confirms that the
transactional evidence already, to one extent or another, reflects affordable housing
requirement. Additionally, my potential scheme appraisals are reflective of the assumed
affordable housing requirements).

In light of the foregoing, | have adopted a base full development value of £3,000,000. At
each valuation date the “full” development land values (net of any site/scheme specific
adjustments for overage and/or ransom) are fed into the “draw down” appraisal model which
produces a land value reflective of the land speculator’s “risk and return” assessment.

Opinion of value
In my opinion the Market Value of the freehold interest in subject site at the respective
valuation dates was:

e 1 October 2009: £ 1,150,000 (one million, one hundred & fifty thousand

pounds)

e 1 March 2010: £ 1,200,000 (one million two hundred thousand pounds)

e 1 March 2011: £ 1,250,000 (one million, two hundred & fifty thousand
pounds)

e 2 March 2012: £ 1,300,000 (one million three hundred thousand
pounds)

o 1 May 2013: £ 1,400,000 (one million four hundred thousand pounds)
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19) Waenfynydd Farm, Llandudno Junction, LL31 93D

Location & Description
See attached summary sheet for details, plus site and location plans.

Tenure

The land is held freehold with Farm Business Tenancy agreements either in place or agreed.
The dwellings included with the site (and known as “New Bungalow” and “Waen Fynydd”)
are let on an Assured Shorthold Tenancies. The assumption has been made that vacant
possession will be available on sale and that there are no encumbrances, easements,
restrictions or other conditions likely to have a material effect on value at any of the valuation
dates.

Planning Commentary- Fund Managers
The planning summary document prepared by the RIFW'’s fund managers on 22nd October
2012 provides the following comments for the site;

RIFW North Wales Site Portfolio

Planning Summary (By Fund Manager) for Waunfynydd, Llandudno
Junction

Planning Status — Time of the ARP (March 2011)

LDP candidate site for mixed use including residential and employment.
LDP was at Revised Deposit Stage.

Planning Status — Time of the Sale (January 2012)

Still a candidate LDP mixed use site. LDP was still at Revised Deposit Stage. Representations and
supporting masterplan and technical information submitted in April 2011 to support the candidate site
allocation.

Planning Status — Now (October 2012)

Still a candidate LDP mixed use site.
LDP submitted to the Planning Inspectorate in August 2012 for Examination.

Observations (By Fund Manager)

There remains a lack of clarity over the employment to residential percentage mix which casts
uncertainty over the deliverability/market demand for the site.

Planning Commentary- DVS

The site is unallocated in the extant Unitary Development Plan (UDP). The emerging Conwy
Local Development Plan is in process and the subject site is allocated for mixed use
development in the Deposit LDP that was submitted in July 2009. Our enquiries therefore
indicate that there is a higher degree of planning certainty through all five valuation dates
(October 2009 to May 2013).

As the fund managers note, there is a lack of clarity on the employment to residential mix
that could be anticipated on this site. There is no commercial development in the immediate
locality, only housing and farm land. Therefore, whilst the local Council may like to see some
employment use on the site the local characteristics of the neighbourhood and difficult
market conditions for speculative employment development in this area are likely to weight
any proposals very much in favour of residential use, possibly with some supporting
employment use to address Council Policy objectives. However, the ambiguity of the mixed
use allocation means it could take some time for the developer and Council to agree a final
development scheme.
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Interestingly, SWLD’s consultants value the site in 2012 with sole reference to residential
development. Our instructions prevent us from following up this line of enquiry, which is
unfortunate as Savills may have some important market information in this regard.

Valuation Commentary

You have asked us to provide site values across five valuation dates. Firstly, in line with our
market review over the period of the valuations (See main report) and, secondly, as
observed within the transactional evidence over the period it is the project team’s shared
opinion that in general the market shows some limited improvement since 2009. However,
there is a limited amount of the transactional evidence over this period (and which can often
be dispersed) and therefore it is difficult to be too specific in respect of the gradual changes.

In light of the above, and unless otherwise stated within the individual valuation sheet, larger
site valuation changes between different valuation dates will likely be due to a change in
material circumstances (e.g. known planning changes etc). In line with our instructions we
have undertaken valuation assessments at each date but in order to avoid our reports
becoming overly complex and/or confusing the valuation commentary firstly focuses upon
the present day valuation considerations and our opinions of value at all five valuation dates
are listed at the end of this valuation note.

Activity in the development land market has been subdued since the market crash (2008 on),
and North West Wales has experienced this impact more than most. Like many other parts
of Wales market activity is ongoing but housing associations have become more prevalent in
the development market. Given the reduced activity levels it is more appropriate to consider
transactions across North Wales but note that, value hotspots aside, land values are
generally higher in North East Wales.

The nearest significant land private transaction involved a four acre site that achieved an
overall land value (net of costs) of just over £450,000 per acre in early 2011. Another local
transaction for a small affordable housing development achieved an overall land value of
circa £360,000 per acre in late 2011, whilst another local affordable scheme achieved a
value of £410,000 per acre in late 2008. By way of comparison a peak of the market private
transaction (Mid-2007) achieved in excess of £660,000 per acre on a site over 2.5 acres in
size.

Looking further afield, post 2008, there have been numerous land transactions involving
affordable housing development in North East Wales and these have typically ranged from
£200,000 per acre to £300,000 per acre. The, post 2008, land sales involving private
developers in North East Wales have ranged from just under £250,000 per acre (in some of
the lower value areas) to approaching £600,000 per acre. There have even been some
sales ahead of this, but as a result of very specific reasons (e.g. flatted development). One
notable transaction achieved a rate of circa £380,000 per acre (net of abnormal costs)
across a 20 acre site in mid 2012.

The subject site is a generally a good residential prospect being a large block near existing
housing and good transport links, so | have assumed the mixed use scheme will be split
between 4.12 acres residential and 1.0 acre of employment use. Reflecting on the available
evidence, and that the size of the site would be of interest to many parties and not of a scale
that would require particular financing arrangements, it is my view that an unadjusted
valuation rate of £450,000 per net acre could be applied in the current market and this would
lead to a valuation of £1,854,000 across the 4.12 acre net developable residential land.

H 13 /Vv02092



Details of local employment land sales are less prevalent in current market conditions and
vary greatly across North Wales. Locally, DVS has reported employment land values of
£65,000 to £100,000 per acre but in view of the limited evidence available to me, and the
difficult market conditions currently prevailing | have chosen to adopt a more cautious figure
of £65,000 per acre. Applied to the assumed employment land provision of 0.6 acres this
results in a value of £39,000.

| apply no value to the remaining 0.98 acres of because this relates to the domestic
curtilages of “New Bungalow” and “Waen Fynydd”, and Structural Landscaping.

The present day full development value (Excluding the existing dwellings) on the comparable
basis is therefore;

A) Residential land = £1,854,000
B) Employment land = £39,000
C) Greenfield and other land = £ Nil

D) Total = £1,893,000
Say £1,900,000

The potential “mixed-use” scheme appraisals which | have considered (and which are
reflective of potential abnormal development costs) arrive at residual land values of between
circa £1.4 million (circa £295k per net acre and circa £245k per gross acre) and circa £2.1
million (circa £410k per net acre and circa £365k per gross acre) for the site.

By way of reference, | confirm that SWLD’s consultants (as at January 2012) placed a full
development value of £1,000,000 upon the site (NB no value applied by SWLD’s consultants
to the existing dwellings or the residue of undeveloped land which they calculate to be 1.2
acres in their assessment).

In light of the foregoing, | have adopted a base full development value of £1,900,000. At
each valuation date the “full” development land values (net of any site/scheme specific
adjustments for overage and/or ransom) are fed into the “draw down” appraisal assessments
which produce land values reflective of the land speculator’s “risk and return” assessment.
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Opinion of value

In my opinion the Market Value of the freehold interest in subject site at the respective

valuation dates was:
e 1 October 2009:
e 1 March 2010:
e 1 March 2011:
e 2 March 2012:

e 1 May 2013:
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£ 900,000
£ 950,000
£ 1,000,000
£ 1,000,000

£ 1,050,000

(Nine hundred thousand pounds)

(Nine hundred & fifty thousand pounds)
(one million pounds)

(one million pounds)

(one million & fifty thousand pounds)
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