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EXECUTIVE SUMMARY 

Doric Park, Paxcroft, Hilperton, Trowbridge, Wiltshire BA14 6JB 
(The Property) 

The following provides a brief synopsis only and should be read in conjunction with the main body of 
the Report, the Assumptions and Recommendations contained therein. 

Summary Description The Property comprises an overgrown field with a number of dilapidated 

stables together with an adjoining strip of land forming part of 

Trowbridge Rugby Football Club’s (the ‘Rugby Club’) ground. 

Trowbridge Town Council (the ‘Council’) is intending to develop the land 

for new sport facilities including a new 3G artificial pitch and pavilion. 

 

Site Area 3.61 hectares (8.92 acres) 

Floor Area The pavilion building will provide some 577 sq. m. (6,210 sq. ft.).  

Tenure Freehold and part Leasehold 

 

Tenancies None 

 

 

 

 

 

Principal Valuation Considerations  

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Property | Source: Carter Jonas 

 
Site Plan | Source: Promap 
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Strengths Weaknesses   

• Majority of site is held freehold. 

• Sinking fund to maintain and replace the 
facilities. 

 

• Leasehold rather than freehold of the strip of 
land required from the Rugby Club for the 3G 
artificial pitch. 

 

Opportunities Threats 

• Potential loan funding for the provision of the 
sporting facilities. 

 

• Reliance on future cooperation and goodwill 
between the Rugby Club and the Council. 

 

 

Valuation as at 9 September 2022 

Market Value:  £2,700,000 (Two Million, Seven Hundred Thousand Pounds) 
Freehold and part leasehold 
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INSTRUCTIONS & RICS COMPLIANCE 

1 Client (‘Client’) 

Trowbridge Town Council 
St Stephen’s Place 
Trowbridge 
Wiltshire 
BA14 8AH 
 

2 Instructions (‘Instructions’) 

Our Valuation Report is prepared in accordance with the appropriate sections of the current RICS 
Professional Standards (PS) and Our Valuation Report is prepared in accordance with the appropriate 
sections of the current RICS Valuation – Global Standards incorporating the IVSC International 
Valuation Standards and the current UK National Supplement (the ‘Red Book’).  

This Report may be investigated by the RICS for the purposes of the administration of the Institution’s 
conduct and disciplinary regulations. 

This Report is provided for the potential grant funding purposes and for the sole use of the named Client.  
It will be confidential to the Client and its professional advisors.  The Valuer accepts responsibility to the 
Client alone that the Report has been prepared with the skill, care and diligence reasonably to be 
expected of a competent Chartered Surveyor but accepts no responsibility whatsoever to any parties 
other than the Client.  Any such parties rely upon the Report at their own risk.   

We shall rely upon information provided by the Client and / or the Client’s legal or other professional 
advisors relating to tenure, leases and all other relevant matters.  

Additional information, in respect of planning status from Wiltshire Council and flooding from the 
Environment Agency has been sourced by the Valuer. 

3 Identification and Status of the Valuer (‘Valuer’) 

This valuation has been undertaken by Andrew Bowyer for and on behalf of Carter Jonas LLP. 

The Valuer is an RICS Registered Valuer and is in a position to provide an objective and unbiased 
valuation.  The Valuer has sufficient current national knowledge of the particular market together with 
the skills and understanding required and is competent to undertake the valuation.  

4 The Subject of the Valuation (the ‘Property’) 

Doric Park, Paxcroft, Hilperton, Trowbridge, Wiltshire BA14 6JB 

The Property comprises a grass field together with an adjoining strip of land forming part of Trowbridge 
Rugby Football Club’s ground. Trowbridge Town Council (Council) is intending to develop the land for 
new sport facilities. 

5 Basis of Value 

The valuation of the Property has been undertaken on a Fair Value basis. 

The definition of Fair Value is as follows: 

The price that would be received to sell an asset or paid to transfer a liability in an orderly transaction 
between market participants at the measurement date. 
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The RICS considers that Fair Value is consistent with the internationally recognised Market Value 
definition being: 

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

For specialised assets such as the Property, which are rarely sold except as part of a continuing 
business Fair Value has been derived on a Depreciated Replacement Cost (DRC) approach. 

The valuation required by the Department for Levelling Up, Housing & Communities is of the completed 
sports facility on the assumption that the loan period of fifty years has expired. 

6 Valuation Date 

Our valuation is of 9 September 2022 with the special assumption that the sports facilities have been 
completed and 50 years have since expired. 

It should be noted that values change over time and a valuation given on a particular date may not be 
valid on an earlier or later date. 

7 Inspection 

We carried out an inspection on the 22 August 2022. 

8 Disclosure and Publication 

The contents of this Valuation Report must not be disclosed to any third parties without first obtaining 
our written approval to the form and context of the proposed disclosure. Our consent must be obtained 
even if we are not referred to by name or our Report is to be combined with others.  We will not approve 
any disclosure that does not refer sufficiently to any Special Assumptions or Departures that we have 
made.   

Neither the whole nor any parts of the Report nor any reference to it may be included in any published 
document, circular or statement nor published in any way without the Valuer’s written approval of the 
form and content in which it may appear. 

We therefore confirm that the party that may rely on this Report is Trowbridge Town Council. 
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PROPERTY REPORT 

Doric Park, Paxcroft, Hilperton, Trowbridge, Wiltshire BA14 6JB (The Property) 

9 Location 

The Property is located to the northern side the A361. It lies approximately two miles to the north east 
of the centre of Trowbridge on the fringes of the town. 

Trowbridge is the county town of Wiltshire some 8 miles southeast of Bath, 31 miles southwest of 
Swindon and approximately 20 miles southeast of Bristol. 

The location of the Property is shown on the plans below: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Edozo Maps 
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10 Situation 

The Property is situated in a mainly rural area with open fields to the north and east, Trowbridge Rugby 

Football Club (‘Rugby Club’) adjoining to the west and a layby with a portacabin café to the south. On 

the opposite side of the A361 lies Paxcroft Farm Industrial Estate. 

 

The location of the Property is shown on the plans below: 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Edozo Maps 
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11 Site 

The site is generally level extending to some 3.61 hectares (8.92 acres) with its extent shown edged 
red and green on the plan below: 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 
Source: Google Maps 
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12 Description, Construction and Specification 

The Property comprises an overgrown field together with an adjoining strip of land forming part of the 
Rugby Club’s ground.  

Trowbridge Town Council (the ‘Council’) is intending to develop the land for new sport facilities which 
will include a new fenced and floodlit 3G Artificial Grass Pitch, a new pavilion providing inclusive ancillary 
facilities to support the pitch as well as dedicated car parking.  

A new access road and additional parking is also proposed that will come from the existing entrance 
and cross over the front section of Rugby Club’s ground. 

The pavilion will be of single storey and will offer ancillary facilities to support the pitch including a 
clubroom with kitchen, changing rooms, office, reception, a gym and stores. A bank of photovoltaic 
panels will be mounted to the roof. 

The layout of the proposed development is shown below: 
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The Council have provided a Doric Park 3G ATP Business Plan (‘Business Plan’) which shows the 
projected cost of the facilities to be £4,820,447. This is funded through a Football Foundation 
contribution of £488,908, CIL at £61,044, S106 contributions at £370,495 and a loan borrowing of 
£3,900,000. 

The Business Plan identifies income projections and life costs over the proposed 50 year term of the 
loan. This includes running costs, staff costs, maintenance, carpet replacement, cleaning, rates, the 
rent paid to the Rugby Club and building replacement. 

Photographs of the Property are shown below. 

 
 
 
 
 
 
 
 
 
 

  

View across the Property View across Property towards 
the Rugby Club  

Rugby Club and the Bund to 
the right 

 
 
 
 
 
 
 
 
 
 

  

Rugby Club Car Park where 
access to the Property will be 

derived 

Car Park and Rugby Club’s 
Pavilion  

Rugby Club’s Children’s Play 
Area 

 
 
 
 
 
 
 
 
 
 

  

Entrance to Rugby Club from 
the A361 Northbound 

A361 Southbound Driveway to Rugby Club 
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13 Accommodation 

Floor areas of the pavilion have been derived from plans provided and are on a Gross Internal Area 
(GIA). 

Building Basis Sq M Sq Ft 

Ground Floor Pavilion GIA 577 6,210 

Total GIA 577 6,210 

    

14 Services 

We have assumed that the Property will have the following services: 

 
Electricity Mains 
Water Mains 
Foul Drainage Mains 
Gas Mains 
  

15 State of Repair 

We assume that the Property will be completed in good repair and will be maintained in compliance with 
a planned maintenance programme. 

16 Contamination / Environmental Issues 

16.1 Contamination 

We have not been instructed to make any investigations, in relation to the presence or potential 
presence of contamination in land or buildings, and to assume that if investigations were made to an 
appropriate extent, then nothing would be discovered sufficient to affect value.  We have not carried out 
any investigation into past uses, either of the Property or any adjacent land, to establish whether there 
is any potential for contamination from such uses or sites and have therefore assumed that none exists.  
Should it be established that contamination does exist, this might reduce the value now reported.  

16.2 Other Environmental Factors 

The Property is shown by the Environment Agency (www.environment-agency.gov.uk) ‘Flood Map for 
Planning’ to be outside of the indicative floodplain. 
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We assumed that there are no other onerous environmental issues affecting the property. 

17 Local Authority 

Wiltshire Council 
www.wiltshire.gov.uk 

18 Planning 

18.1 Planning Enquiries 

We have made online enquiries of the Local Planning Authority and in so doing have assumed that all 
information obtained is correct and accurate. 

• Current Use/Lawful Planning Use: We have not been able to establish the current planning use for 
the property but assume that the football ground is lawful 

• Listed Building Status: The Property is not listed. 

• Conservation Area: The Property does not fall within a Conservation Area. 

• Outstanding Planning Applications: We believe there are no outstanding planning applications for 
the Property. 

18.2 Local Planning Policy 

The Development Plan includes the Wiltshire Core Strategy incorporating saved policies from district 
local plans, Chippenham Site Allocations Plan, Wiltshire Housing Site Allocations Plan, Minerals and 
Waste Plans and made Neighbourhood Plans. 

We have not been able to identify any policies directly affecting the Property. 

18.3 Planning History  

From our inspection of the Council’s online planning portal, we have be able to identify a planning history 
for the following: 
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Reference Proposal Status 

19/1085/FUL New Sports facility to include a new fenced and 
floodlit 3G Artificial Grass Pitch and a new 
pavilion providing inclusive ancillary facilities to 
support the pitch together with new community 
coaching and education rooms and a training 
room/gym for use by football and rugby club 
users. A new access road and additional parking 
is also proposed. 

Permitted 10/6/2021 

W/88/00183/FUL On part of the site comprising some 0.2 hectares 
(0.5 acres) a proposal for a new stable. 

Permitted 24/5/1988 

W/86/01028/FUL On part of the site comprising some 0.02 hectares 
(0.05 acres) a proposal for three new stables. 

Permitted 16/9/1986 

W/83/01305/OUT On part of the site comprising some 0.09 hectares 
(0.22 acres) a proposal for a new dwelling and 
garage for smallholding. 

Refused 17/1/1983 

W/76/00543/HIS Proposed garden centre with retail shop and 
house. 

Refused 8/9/1976 

W/75/01082/HIS On part of the site extending to some 1.98 
hectares (4.89 acres) an outline application for 
agricultural dwelling. 

Refused 2/2/1976 

 

18.4 Listed Status  

The property is not listed. 

18.5 Potential for Change of Use 

We believe that the Property has limited potential for an alternative use.  

19 Local Taxation 

We do not believe the Property has been assessed for rating purposes. 

20 Highways 

The Property will be accessed via the Rugby Club’s ground from the adopted highway.   

21 Tenure 

We have not inspected the deeds of the Property and for the purposes of our valuation we have 
assumed, other than reported below, that they contain no onerous terms, restrictions, covenants, 
encumbrances or outgoings that would adversely affect the usual value and that good title can be 
shown. 

The majority of the Property is held freehold by the Council shown edge red on the plan below. There 
is a sliver of land known as the bund shown edged green which will be incorporated in to the Property 
by way of a lease granted to the Council from Trowbridge Rugby Football Club. The bund allows the 
3G artificial pitch to be built. The lease will be for 99 years at a rent of £2,000 per annum.  

https://publicaccess.mendip.gov.uk/online-applications/applicationDetails.do?keyVal=NG97NBKPFJ100&activeTab=summary
https://publicaccess.mendip.gov.uk/online-applications/applicationDetails.do?keyVal=NG97NBKPFJ100&activeTab=summary
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Rights of way shown yellow over the Rugby Club’s ground will also be granted to the Council to serve 
the Property as well as the Council’s right to use the 89 parking spaces that will be constructed by the 
Council within the Rugby Club’s ground.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Promap 
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22 Lease, Licence & Works 

Following construction of the new sports facilities the Rugby Club will be granted a licence to use the 
artificial pitch for 2 hours a week on Sunday mornings between the 1st September and 30th April each 
year at no charge. Furthermore, the Rugby Club will be entitled to hire the pitch at a discount rate of 
£30 per hour below the advertised commercial rate in the event the Council have not let the pitch to 
others. 

Members of the Rugby Club will also be entitled to use the gym within the pavilion at a discount of 25% 
below the advertised rate. 

The Rugby Club will also be able to use dedicated car parking within the Property on Sunday mornings 
and at other times when the Council are not using their car parking. 

There is intended to be a lease granted by the Council to the Rugby Club of the storage area to the 
north of the site together with a right of way across the bund as shown edged blue on the plan above. 
The existing stables within this part of the Property are to be removed to enable the Rugby Club’s 
storage containers to be placed in the area. 

A children’s play area within the Rugby Club’s ground was required to be relocated and enhanced at 
the cost of the Council. This has now been undertaken. 

The Council is to use its reasonable endeavours to obtain planning consent for flood lighting and their 
construction on one of the pitches within the Rugby Club’s ground. In the event planning consent is not 
forthcoming the Council are required to pay the Rugby Club £70,000 in lieu of the flood lighting provided 
the monies are spent on improving the Rugby Club’s ground and the Property. 

The Council are responsible for paying the reasonable costs of the Rugby Club in connection with the 
licence and leases. The Council will also pay a licence fee of £2,000 per annum from the date of entry 
on the Rugby Club’s ground until completion of the works.  

All requirements for catering within the Property will be directed to the Rugby Club on a first refusal 
basis except for bookings for children’s parties where the hirer will be able to provide their own catering. 

23 VAT and Taxation  

We have not made any adjustments to reflect any liability to taxation that may arise on disposal, nor for 
any costs associated with disposal incurred by the owner.  No allowance has been made to reflect any 
liability to repay any government or other grants, taxation allowance or lottery funding that may arise on 
disposal. 

24 Valuation Approach 

The Fair Value of the Property has been derived using the Depreciated Replacement Cost (DRC) 
approach. DRC is used for properties which are rarely sold in the market, except by way of a sale of the 
business or entity of which it is part, due to uniqueness arising from its specialised nature and design, 
configuration, size, location or otherwise. For specialised properties, the land and building elements are 
valued separately and when combined these figures give the asset’s total reported value. 
 
Definition 
 
We have regard to the RICS UK GN titled ‘Depreciated Replacement Cost (DRC) Method of Valuation 
for Financial Reporting’. The RICS UK GN defines DRC as: 
 
‘The current cost of replacing an asset with its modern equivalent asset less deductions for physical 
deterioration and all relevant forms of obsolescence and optimisation.' 
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Modern Equivalent Asset 
 
It is confirmed that where DRC is used, the Modern Equivalent Asset (MEA) principle has been applied. 
This is on the principle that a potential buyer would not pay any more to acquire the asset being valued 
than the cost of acquiring an equivalent new one. 
 
Gross Replacement Cost 
 
The Gross Replacement Cost (GRC) of providing a new modern equivalent asset has been assessed 
by reference to the projected cost of the sports project prepared for the Council.  
 
Depreciation 
 
Once the GRC has been calculated, depreciation has been applied to reflect the differences between a 
MEA and the existing Asset. These differences reflect physical deterioration, functional obsolescence, 
and economic obsolescence.  
 
We have assumed that in line with the required valuation, the Property is considered to be some 50 
years in age. 
 
1. Physical deterioration  
 
Physical deterioration is the result of wear and tear over the years, which may be combined with a lack 
of maintenance.  
 
The asset is valued in its existing condition, considering any physical deterioration arising from a lack 
of maintenance or other causes, and the recognition that a lack of adequate maintenance can accelerate 
the rate of depreciation. 
 
Physical deterioration is frequently measured by reference to the anticipated physical life of the asset, 
having regard to the differing rates at which its constituent parts will wear out.  
 
Although an assumption of routine repair and maintenance into the future is allowed, normally an 
assumption cannot be made that components or elements of the asset will be replaced or refurbished 
in the future, however, it is noted that the Council will be setting up an annual sinking fund to maintain 
and replace the physical items including the pavilion and artificial pitch surface. 
 
2. Functional obsolescence  
 
Functional obsolescence arises where the design or specification of the asset no longer fulfils the 
function for which it was originally designed. An example would be a building that was designed with 
specific features to accommodate a process that is no longer carried out. In some cases, functional 
obsolescence is absolute as the asset is no longer fit for purpose. In other cases, the asset will still be 
capable of use, but at a lower level of efficiency than the modern equivalent or may be capable of 
modification to bring it up to a current specification. The depreciation adjustment will reflect either the 
cost of upgrading or, if this is not possible, the financial consequences of the reduced efficiency 
compared with the modern equivalent.  
 
Functional obsolescence may also arise because of: 
 

• advances in technology such as a MEA may be more efficient because of superior insulation 
and modern services.  

• The MEA may be cheaper to recreate than the current asset, and so the replacement cost 
already reflects that of an ‘optimised’ asset.  

• legislative change with existing buildings not complying with current regulations on health and 
safety or disabled access.  
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3. Economic obsolescence 
 
This arises from the impact of changing economic conditions on the demand for goods or services 
produced by the asset. A common example of economic obsolescence is where over-capacity in a 
particular market reduces the demand and therefore value for the actual asset. 
 
We confirm that no such adjustment has been made for economic obsolescence.  
 
Land 
Land required for the MEA has been separately assessed. Due to the service provision of the Property, 
we have assumed a site of similar size and in broadly a similar location to the actual site held. 
 
We have then sought to assess the cost of acquiring the site in the market at the valuation date by 
determining what other uses a prudent buyer for the hypothetical site would need to compete with in 
the market in these locations having regard to the least expensive sites that would be appropriate for 
the service provision offered by the Council. 
 
Land sales in the Trowbridge area are very limited. As the majority of the land within the Property is 
former farmland, we have adopted agricultural values of circa £8,000 per acre. 
 
 

25 Valuation Reasoning 

The valuation required assumes that the life of the facilities have expired by 50 years coinciding with 

the end of the term of the proposed loan. 

 

The Business Plan has a project cost of £4,820,447 which includes initial one off planning contributions 

of £431,539. This gives a net project cost of £4,388,908. 

 

The Business Plan also provides for projected annual maintenance costs as well as an annual sinking 

fund for a replacement artificial carpet for the 3G pitch and for the pavilion building replacement. 

 

The lifespan of 3G pitch is around 10 years and we have assumed that in year 50 the artificial carpet 

pitch will have been replaced in that year. We have also assumed that the pavilion has an economic 

and physical life of 50 years and will also be due a replacement at that time. 

 

Despite potential replacements and annual maintenance, we have assume that there will be some 

physical and functional obsolescence in the facilities and have discounted the current net project cost 

by 40% representing 20 years of a notional 50 year life. This derives a sum of £2,633,345. 

 

Added to this is the land value at £72,000 giving a total value of £2,705,345 with a rounded sum of 

£2,700,000. 

 

It is noted that the Council at that point of time will have a remaining lease length of 49 years. Under 

current landlord and tenant legislation the Council will have an automatic right to lease renewal at lease 

expiry unless the Rugby Club opposes the grant of a new lease. The grounds for opposing the lease 

renewal are limited and the current likelihood of the Rugby Club being successful in getting vacant 

possession of the leasehold interest granted to the Council appears limited provided the Council act as 

a reasonable tenant of the bund area. 
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26 Valuation  

Fair Value   

Having regard to the above we are of the opinion that the Fair Value of the interest assuming that the 
50 year loan facility has expired subject to the assumptions in this Report as at the valuation date is  

£2,700,000 (Two Million, Seven Hundred Thousand Pounds) exclusive of VAT. 

This Report and valuation has been carried out by A S Bowyer MRICS an RICS Registered Valuer.  

 

 

 

…………………………….. 

 

 
 
 
 
 
 
Tel:     07831 469 429 
Email: Andrew.bowyer@carterjonas.co.uk 

 

 

 

 

……………………………….. 

 
 
 
Peer reviewed by Colin Scragg FRICS an RICS Registered Valuer  
 
 
 
Tel:     07974 399432 
Email: Colin.Scragg@carterjonas.co.uk 
  
 

For and on behalf of Carter Jonas LLP 
Date of Report: 17 September 2022 
Carter Jonas LLP Reference: J0015074
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Appendix 1 

Letter of Engagement
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Dear Lance 

 

PROPERTY VALUATION 

 

Client:  Trowbridge Town Council 

Property: Doric Park, Devizes Road, Hilperton, Trowbridge 

Purpose: Valuation for funding purposes 

Interest: Leasehold  

Type / Use: Leisure 

Currency:  Pound Sterling (£ GBP) 

Thank you for your instruction to act on your behalf. This Letter of Engagement (“Letter”) should be read in 

conjunction with our Terms of Engagement (“Terms”) which are available in the Terms & Conditions section 

at the foot of our website (www.carterjonas.co.uk), or by request.  

This Letter sets out the agreement between the parties. Any subsequent changes will be discussed with you 

and where appropriate a new Letter or written confirmation of agreed variations will be issued.  

We are required to confirm the following details prior to submission of our Report. We would be grateful if 

you could sign this letter and return it to us. Please note that we will be unable to release the Report until this 

has been received. 

 

1. Our services 

Carter Jonas is instructed to undertake a valuation of the above detailed property.  Our Valuation 

Report has been completed in accordance with the appropriate sections of the current RICS Valuation 

– Global Standards (‘Red Book Global’), incorporating the IVSC International Valuation Standards and 

the relevant, current UK national supplement. 

 

2. Fees and expenses 

 The agreed fee will be £3,500 plus VAT. We reserve the right to charge interest on overdue amounts 

as specified in our Terms. 

 Disbursements to be paid in addition and charged at our standard rates; rates available on request. 

 

St Catherine’s Court 

Berkeley Place 

Bristol 

BS8 1BQ 

 

T: 0117 922 1222 

Your ref: AB/RE 

Our ref: RBVC2_1817 

Trowbridge Town Council 

Attn: Town Clerk & Chief Executive 

The Civic Centre 

St. Stephen’s Place 

Trowbridge 

BA14 8AH 

11 August 2022 
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 Fees are payable within 14 days of the date of the invoice. For the avoidance of doubt, all fees raised 

will remain due unless otherwise confirmed in writing by Carter Jonas unless you are following the 

disputed debts procedure as outlined in the Terms of Engagement. 

 

3. Invoicing Instructions 

 

To ensure that we issue invoices correctly we would like to confirm that invoices will be addressed as 

follows.  

 

Trowbridge Town Council 

Attn: Lance Allan 

The Civic Centre 

St. Stephen’s Place 

Trowbridge 

BA14 8AG 

 

Email for invoice to be sent to (if applicable): lance.allan@trowbridge.gov.uk 

 

Please advise us immediately by email if:  

• The invoice details are incorrect.  

• You intend to assign a purchase order number.  

• You require a supplier form to be completed to facilitate the payment of invoices.  

 

4. Basis of Value  

 

The valuation is on a Fair Value. 

The definition of Fair Value as adopted by the International Accounting Standards Board (IASB) is as 
follows: 

The price that would be received to sell an asset or paid to transfer a liability in an orderly transaction 
between market participants at the measurement date. 

The RICS considers that Fair Value is consistent with the internationally recognised Market Value 
definition being: 

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

For specialised assets such as this property, which are rarely sold except as part of a continuing 

business Fair Value is derived using an income or Depreciated Replacement Cost (DRC) approach. 

 

5. Special Assumptions 

 

Valuation of the proposed scheme assuming completed and 50 years old subject to a replacement 

and ongoing preventive maintenance plan in place. 

 

6.  Valuation Date 

 

Date of inspection assuming scheme has been completed and of 50 years of age. 
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7.  Status of the Valuer and Disclosure of Involvements 

 

The valuation will be undertaken by Andrew Bowyer MRICS for and on behalf of Carter Jonas LLP. 

We will act as an External Valuer, as defined by the Red Book. 

 

We confirm that the Valuer has no known material connection or involvement with the subject of the 

valuation or the client.  

 

he Valuer is an RICS Registered Valuer and is in a position to provide an objective and unbiased 

valuation. The Valuer has sufficient current national knowledge of the particular market together with 

the skills and understanding required and is competent to undertake the valuation. 

 

8. Assumptions or Departures 

 

In preparing the report, unless otherwise stated by the Valuer, the following assumptions will be made 

which the Valuer shall be under no duty to verify: 

 

8.1 That all materials and fire safety precautions including external cladding systems; glazing, doors, 

external wall system and / or internal wall system (including insulation and fire breaks) of any building 

or structure comply with The Building Regulations for England & Wales 2010, Building (Scotland) 

Regulations 2004  or The Building Regulations (Northern Ireland) 2012  or any re-enactment thereof. 

Carter Jonas LLP accept no liability for any loss associated with any non-compliance with these 

Regulations. 

8.2 No harmful or hazardous material has been used in the construction of the Property or has since been 

incorporated and that there is no contamination in or on the ground, and it is not landfilled ground. 

8.3 That good title can be shown and that the Property is not subject to any unusual or especially onerous 

restrictions, encumbrances or outgoings. 

8.4 That the Property and its value are unaffected by any matters which would be revealed by a local 

search and replies to the usual enquiries, or by any statutory notice, and that neither the Property, nor 

its condition, nor its use, nor its intended use, is or will be unlawful. 

8.5 That inspection of those parts that have not been inspected would not reveal a material defect nor 

cause the Valuer to alter the valuation materially. 

8.6 Unless otherwise stated, that no contaminative or potentially contaminative uses have ever been 

carried out on the Property and that there is no potential for contamination of the subject property from 

past or present uses of the Property or from neighbouring property. 

8.7 Unless stated to the contrary we shall assume that all uses evident at the time of our inspection are 

fully authorised and are not in contravention of any planning permission or any condition(s) and that all 

necessary statutory requirements including, but not limited to, planning, building regulations, 

environmental, employment, fire, health and safety have been complied with. 

8.8 There have been no changes in the physical characteristics of the Property between the date of our 

inspection and the publication of our report.  

8.9 The valuation will only take into account those items of plant and machinery which primarily provide 

services to the land and buildings and which the open market regards as an integral part of the 

Property. 
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9. Extent of Investigations 

 

 The Valuer will carry out inspections and investigation to the extent necessary to produce a valuation, 

which is professionally adequate for its purpose. 

 

 Unless agreed otherwise with you: 

 

9.1 The Valuer will undertake a visual inspection of so much of the exterior and interior of the Property 

as is accessible with safety and without undue difficulty, as can be seen whilst standing at ground 

level within the boundaries of the site and adjacent public / communal areas and whilst standing at 

the various floor levels, which the Valuer considers reasonably necessary to provide the Valuation, 

having regard to its purpose.  

 

 We will measure the Property in accordance with the latest edition of RICS Code of Measuring 

Practice/or for offices IPMS.  

 

9.2 The areas we report will be appropriate for the valuation purpose, but should not be relied upon for 

any other purpose. 

 

9.3 The Valuer will have regard to the apparent state of repair and condition of the Property but would not 

carry out a building survey nor inspect roof voids, raise boards, move anything or those parts of the 

Property, which have been covered, unexposed or inaccessible. Such parts will be assumed to be in 

good repair and condition. The Valuer will not be under a duty to use a moisture detecting meter or 

arrange for the testing of electrical, heating, plant or other services. 

 

9.4 If the Valuer’s inspection suggests that there may be material hidden defects the Valuer will so advise 

and may exceptionally defer submitting a final report until the results of further investigations are 

available. 

 

9.5 We will rely upon public access website and verbal information obtained from the relevant local 

planning or municipal authority which will be assumed to be correct. No responsibility can be accepted 

for any misstatement of omission in information supplied to us at the time of our enquiries. No formal 

search of planning registers will be made. We will provide details on entries in the valuation lists but 

will not advise as to the current validity of the District Valuer’s assessment, nor any potential liability 

for retrospective payments. 

 

9.6 The report will not identify the existence of contamination unless, by agreement with the client, reports 

thereon from others have been obtained and made available to the Valuer, who will have no liability in 

respect thereof. If, however, the Valuer in the course of the Valuation inspection concludes that there 

may be material contamination, the Valuer will report this to the client with a view to a decision being 

taken as to whether the Valuers instructions are to be amended. 

 

9.7 We will not provide an assessment of reinstatement costs for insurance against fire and other perils. 

10. Nature and Source of Information to be relied upon 

 

 The Valuer shall, unless otherwise expressly agreed, rely upon information provided by the client and / 

or the client’s legal or other professional advisors relating to tenure, leases and all other relevant 

matters. 
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 The Valuer accepts no responsibility or liability for the true interpretation of the client’s legal title in the 

Property.  

  

11. Report Format 

 

 The Report will be produced in accordance with the requirements of VPS3 of the Red Book. 

  

12.  Consent to Publication 

 

 Neither the whole nor any parts of the report nor any reference to it may be included in any published 

document, circular or statement nor published in any way without the Valuer’s written approval of the 

form and content in which it may appear. 

 

13.  Limitations 

 

 The report will be provided for the stated purpose and for the sole use of the named client. It will be 

confidential to the client and their professional advisors. The Valuer accepts responsibility to the client 

alone that the report will be prepared with the skill, care and diligence reasonably to be expected of a 

competent Chartered Surveyor but accepts no responsibility whatsoever to any parties other than the 

client. Any such parties rely upon the report at their own risk. 

 

14.  Third Party Reliance 

 

 Responsibility for our valuation extends only to the named client to whom it is addressed. However in 

the event of us being asked by you to readdress our report to another party or other parties or permit 

reliance upon it by another party, we will give consideration to doing so subject to an agreed additional 

fee. 

 

 Where we consent in writing to reliance on our report by another party(ies), we do so on the condition 

that the other party is bound by these terms, as though they had been a party to the original letter 

between us and where you act on behalf of a syndicate or in relation to a securitisation, you agree that 

you are not entitled to pursue any greater claim on behalf of any other party than you would have been 

entitled to pursue on your own behalf had there been no syndication or securitisation. 

 

 Where you provide a copy of and/or permit another party(ies) to rely upon our valuation report without 

obtaining our express written consent and fail to provide us with the written consent of any other party 

(ies) who have received our report to be bound by this letter, you agree to indemnify us for any and all 

liability which arises from the use of or reliance upon our report by such unauthorised party.  

 

15.  Professional Indemnity Insurance (PII) 

 

 Carter Jonas LLP has PII cover in accordance with RICS requirements please refer to our Terms.  

 

16.  Limitation of Liability 

 It is our Policy to exclude and/or limit our liability to Client’s in certain situations. Please read the “Limit 

of Liability” section in our Terms.  

Please be advised that our liability under this Agreement will be limited to 25% of the Market Value (as 

defined in the RICS Red Book, for the property in current condition), subject to a maximum of £5 

million. 
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17. Compliance and Duty of Care 

 

 This report may be investigated the RICS for the purposes of the administration of the Institution’s 

conduct and disciplinary regulations. 

 

 You acknowledge that any duty of care which an individual Chartered Surveyor / Valuer would 

otherwise owe to you, whether he / she be a partner, associate or an employee of Carter Jonas LLP, 

is specifically excluded on the basis that you are entirely relying on the duties owed to you by Carter 

Jonas LLP, Chartered Surveyors, as a well established professional practice. 

 

18.  Complaints Procedure 

 

 Carter Jonas LLP is regulated by the RICS and is registered with relevant ombudsman services. 

Please refer to our Terms.  

 

19.  Conflicts of Interest 

 

 Carter Jonas LLP has procedures in place to ensure that appropriate conflicts checks are carried out 

on every instruction so that any conflicts, or potential conflicts in accordance with the RICS guidance. 

Please refer to our Terms.  

 

20.  Abortive Fees and Additional Work 

 

 In the event that you withdraw your instructions to us prior to completion of a valuation, we reserve the 

right to charge a fair and reasonable proportion of our fees and any agreed disbursements.  

 

21.  Financial Advice 

 

 Nothing in the valuation or advice we provide to you shall constitute financial advice or assistance. 

 

I trust you will find all in order but please do not hesitate to call me about this Letter or our Terms. To confirm 

your acceptance of these Terms please return a signed copy to me or provide your written acceptance by 

email, otherwise your continuing instructions will amount to acceptance of these Terms.  

 

Yours sincerely 

 

 

 

 

 

Andrew Bowyer 

Partner 

E: andrew.bowyer@carterjonas.co.uk 

T: 0117 403 9953 

M: 07776 460 858 
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I / we instruct Carter Jonas LLP in accordance with the terms detailed within the Agreement. 

Signed:  

Print name:  

Position: 
 

Date: 
    



From: Lance Allan
To: Bowyer, Andrew
Cc: Evans, Rebecca; Scragg, Colin
Subject: [Ext Msg] RE: Doric Park
Date: Monday, 12 September 2022 08:26:14
Attachments: image001.png

image002.png
image003.png

Confirm acceptance.
 
Lance
 

From: Bowyer, Andrew <Andrew.Bowyer@carterjonas.co.uk> 
Sent: 10 September 2022 09:29
To: Lance Allan <Lance.Allan@trowbridge.gov.uk>
Cc: Evans, Rebecca <Rebecca.Evans@carterjonas.co.uk>; Scragg, Colin <Colin.Scragg@carterjonas.co.uk>
Subject: Doric Park
 
Hi Lance
 
I am working on the report but noticed I haven’t sent you a Letter of Engagement. Please find enclosed.
 
If you can confirm acceptable that would be appreciated.
 
Thanks
 
Regards
Andrew
 

Classification L2 - Business Data

Andrew Bowyer
Partner
 

T: 0117 403 9953 x3363  | M: 07776 460858  | carterjonas.co.uk
St. Catherine's Court, Berkeley Place, Bristol, BS8 1BQ

 
 Please consider the environment. Do you really need to print this email?

This e-mail does not constitute any part of an offer or contract, is confidential and intended solely for the use of the individual(s) to whom it is addressed. If
you are not the intended recipient be advised that you have received this email in error and that any use, dissemination, forwarding, printing, or copying of
this email is strictly prohibited. Although the firm operates anti-virus programmes, it does not accept responsibility for any damage whatsoever that is caused
by viruses being passed. Carter Jonas LLP is a Limited Liability corporate body which has "Members" and not "Partners". Any representative of Carter
Jonas LLP described as "Partner" is a Member or an employee of Carter Jonas LLP and is not a "Partner" in a Partnership. The term Partner has been
adopted, with effect from 01 May 2005, because it is an accepted way of referring to senior professionals. We are committed to protecting your personal
information and your right to privacy, please see our Privacy Policy.

Carter Jonas LLP
Place of Registration: England and Wales
Registration Number: OC304417
Address of Registered Office: One Chapel Place, London, W1G 0BG.
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