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1.0 Confirmation of Instructions 
 
 
1.1 Introduction 

 
We refer to your instructions of 4th August 2017 and our Terms and Conditions of 
Engagement, a copy of which is reproduced in Appendix 1.  We understand that a formal 
valuation report is not required but rather a brief valuation report only is sufficient for 
current purposes.  This report is provided for information only and would not be suited for 
secured lending purposes.   
 
In accordance with these instructions, an inspection of the property was undertaken by our 
Graduate, Eilidh Walker under the supervision of our Associate, Neil A Calder BSc MRICS, 
acting as an external valuer, on 9th August 2017. This report is provided as an update to a 
previous valuation undertaken by our Partner, Alexander W Rennie, BLE FRICS, acting as 
an external valuer, on 27th October 2015. 
 
We can confirm Neil A Calder (an RICS Registered Valuer), has the necessary knowledge 
and expertise to provide the advice required. 
 
This report has been prepared in accordance with the RICS - Global Standards 2017 
incorporating the IVSC International Valuation Standards. 
 

1.2 Conflict of Interest 
 

We are not aware of any conflict of interest that would preclude us from providing the 
valuation advice requested.   

 
1.3 Professional Indemnity 

 
J & E Shepherd maintain Professional Indemnity Insurance with Zurich Insurance plc and 
other insurers, with a limit of indemnity set at a level which is proportionate to the 
instruction as fully outlined within the Terms and conditions of Engagement previously 
provided and appended to this report. 

 
1.4 Purpose of Valuation 
 

As per instructions, we have provided a brief valuation report only.  This report is provided 
for pre-sale purposes and would not be suited for secured lending purposes.  We would be 
pleased to provide a fuller report to address this requirement on receipt of further 
instructions. 
 

1.5 Basis of Value 
 

Our Valuation has been prepared to determine Market Value. 

1.6 Sources of Information 
 

Financial Accounts for the years ending on 30th April 2014 to 2016, as prepared by messrs 
Leggatt & Co. Accountants, together with a Profit & Loss Statement for the financial year 
ending 30th April 2017. 
 

1.7 Scope of Work and Valuation Assumptions 
 

The scope of work and valuation assumptions adopted for the purposes of this report are 
set out in Appendix 4.  

1.8 Verification 
 

Before any financial transaction is entered into the validity of the assumptions that we have 
adopted should be verified.  Any variation should be referred to us immediately, as this 
could impact the valuation(s) reported. 
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2.0 Date of Valuation 
 
 
9th August 2017. 
 
 
3.0 Location 
  

   
The highland town of Ullapool has a resident population of circa 1,300 persons, however, despite 
its small size, it is the largest settlement for many miles around and acts as a major tourist hub 
within the region. Situated on the east shore of Loch Broom, Ullapool was originally founded and 
known (in the 1700’s) as a herring port, designed by Thomas Telford. 
 
The surrounding area of Ullapool is dominated by rugged mountains and with the historic 
association with music and arts and indeed the Ullapool Ferry Terminal providing regular services 
to the western isles.  Ullapool throughout the years proves to be a popular tourist town. 
 
Local amenities include a Tesco Superstore, a range of restaurants, public houses, B&B’s, hotels, 
primary and secondary schools as well as a range of local and national business - tailored towards 
tourists.   
 
The subjects occupy a prominent position on main road entering the town known as Garve Road, 
where there are a number of similar type guest house establishments being situated at the edge 
of the town centre, where all local amenities and facilities may be found.  It is easily accessible to 
those travelling on the North Coast 500 (NC500) route, which was launched in 2015 and regularly 
ranks among the world’s top ten road trips. 
 
 
4.0 Description 
 
 
The subjects under consideration comprise a large trading guest house establishment, arranged 
over a 2-storey detached and modern building situated within a large rectangular shaped plot 
benefitting from outstanding sea views. 
 
The subjects are constructed of timber frame with block fill, under a pitched and tiled roof.  The 
subjects have been extended over the years including a dining Room projection and a later 
projection via a conservatory.  The subjects comprise 7 letting rooms (all en-suite), dining room, 
conservatory, office and storage space.  Furthermore there is an additional “wing”, which is 
interconnected to the main building (at ground floor only), and comprises the owners 
accommodation including living room, utility room, kitchen and bedroom.  There is a small garage 
within the “wing“ also.  
 
The subjects are of a significant size and have been completed to a high standard.  All the letting 
rooms are sizeable and modern in nature with en-suites facilities. 
 
We have not had sight of a Report on Title over the subjects and have therefore assumed that the 
site extends to the footprint of the building along with a large area of garden grounds to front and 
rear, a sloping tarmac drive leading to a flat tarmac car parking area with marked bays at the rear 
elevation.  The subject site is shown outlined in red as at Appendix 2.   
 
Access to the subjects is shared with a neighbouring property.  Furthermore access to the shore is 
provided by a right of access gained at the bottom of the front garden. 
 
The subjects benefit from main services throughout.  The electric heating system has been 
modernised recently. 

 
 

5.0 Accommodation 
 
 
The property provides the following accommodation and approximate floor areas:  
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Floor Accommodation Area (sq m) Area (sq ft) 

    

Ground 3 No. Letting Rooms (all En-suite), 
Office, Lounge, Dining Room, Kitchen. 
Owner’s accommodation – Utility & 
Lounge. 

296.93 3196 

First 4 No Letting Rooms (all En-suite), 
owner’s bedroom and bathroom. 

186.00 2002 

    

Total  482.93 5198 
 
The above areas, which have been calculated from on site measurements, have been calculated on 
a gross internal area basis in accordance with the Sixth Edition of the RICS Code of Measuring 
Practice. 
 
The subjects are contained within a site area of 0.40 acres or thereby. 
 
 
6.0 State of Repair 
 
 
We have not carried out a building survey nor have we inspected those parts of the property 
which are covered, unexposed or inaccessible and such parts have been assumed to be in good 
repairing condition. We cannot express an opinion about, or advise upon the condition of un-
inspected parts of the property.  This report should not be taken as making any implied 
representation or statement about such parts.  
 
We have not been instructed to provide a detailed report upon the structure and fabric of the 
property however a visual, non disruptive inspection of the property was undertaken for the 
purposes of our valuation report. 
 
The property appears to be in good condition throughout with no major items of repair noted. 
 
If more detailed information is required regarding the condition of the property a separate survey 
should be instructed with respect to any items of concern. 
 
 
7.0 Statutory Enquiries 

 
 
7.1    Local Development Plan 
 

The subjects are covered by the Wester Ross Local Plan which was adopted in June 2006 
(as continued in force April 2012). 
 

7.2 Planning Consent(s) 
 

The subjects are currently used for Guest House purposes.   Accordingly we have assumed 
that the subjects will benefit from Class 7 (Hotels/Guest House) consent, all in terms of the 
Town and Country Planning (Use Classes) (Scotland) Order 1997.  Should this prove not to 
be the case, then it is assumed that a Certificate of Established Use can be demonstrated. 
 

7.3 Rateable Value 
 
  Rateable Value - £9,500 (£2,000 Residential & £7,500 Non-Residential). 
 

When arriving at our valuations we have assumed that the property is not listed nor located 
within in a conservation area, that the subjects benefit from an unimpeded right of access onto an 
adopted highway, that any/all necessary licences and consents are in place and that the subjects 
comply with the relevant legislation. 
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8.0 Tenure 
 
 
Heritable (Scottish equivalent of Freehold). 
 
 
9.0 Occupational Leases 
 
 
Not applicable. 
 
 
10.0 Environmental Considerations 

 
 

We have carried out no investigations and we have assumed that there is no existence of 
contamination which would affect value.  Similarly we have assumed there is no EPC, asbestos, 
Radon gas, Japanese Knotweed, invasive species or flooding issues that would affect value.   
  
We reserve the right to amend our valuations on sight of any further information with regard to 
any of these items as noted herein and above.  
 
 
11.0 Valuations 
 
 
Our valuation(s) have been prepared in accordance with the Royal Institution of Chartered 
Surveyors (RICS) - Global Standards 2017 incorporating the IVSC International Valuation 
Standards.  Any departures from this will be clearly stipulated within our report.  All valuations will 
be carried out under the definitions of the various valuation bases set out by the RICS, which are 
appended. 
 
11.1 Market Value – Bricks & Mortar 
 

We are of the opinion that the Market Value of the property with the benefit of vacant 
possession, as at 9th August 2017, may be fairly stated as being in the sum of FOUR 
HUNDRED AND FIFTY THOUSAND POUNDS (£450,000) STERLING.  

 
11.2  Market Value – Business * 
 

We are of the opinion that the Market Value of the business to include all trade related 
items, fixtures and fittings, as at 9th August 2017, may be fairly stated as being in the sum 
of THIRTY FIVE THOUSAND POUNDS (£35,000) EXCLUSIVE OF VAT. 
 
For the avoidance of doubt, the total value when adding the Bricks & Mortar to the Business 
Value provides a combined Market Value of FOUR HUNDRED AND EIGHTY FIVE 
THOUSAND POUNDS (£485,000) STERLING. 
 
The above mentioned valuation figure makes no allowance for any effect on value of the 
imposition of Value Added Tax on some property transactions. 

 
*Comments 
We have reviewed the most recent profit and loss accounts provided for the years ending 
30th April 2014, 2015 and 2016. We have also been provided with a Profit & Loss Statement 
for the financial year ending 30th April 2017.   
 
We understand the business trades on a seasonal basis with the most recent year showing a 
turnover of £59,361, an increase from £55,529 in 2016.  
 
In arriving at our opinion of value we have analysed the accounts to produce an average 
Net Adjusted Profit (NAP).  When making adjustments for depreciation, extraordinary 
repairs/maintenance and wage costs, in our opinion the NAP equates to £25,000.  We have 
applied a NAP multiplier of approximately 1.5 YP which produces a rounded business value 
of £35,000 (1.4 YP). 
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The client is a seasoned operator and is capable of enhancing the subject’s trading 
potential.  The subjects are presently operated as a lifestyle business and in extending the 
trading period to say 9 months, there is scope to increase the turnover and indeed profit 
accordingly, particularly given the subjects position on the NC500 coastal route. 

12.0 Special Valuation Assumptions 

None. 

13.0 Limitation and Publication

This valuation report is prepared solely for the use of the named client and their professional 
advisors.  No responsibility is accepted to any other party for the whole or any part of its contents. 
It may be disclosed to other professional advisors assisting in respect of the purpose for which the 
valuation is prepared. 

Neither whole nor any part of this valuation report, nor any reference thereto may be included in 
any published document, without the valuer’s written approval over the form and context which it 
may appear. 

We trust that this report will be satisfactory for your present purposes. 

Yours faithfully 

 24th August 2017 

………………………………………………………………………… 
Prepared By 
Neil A Calder BSc MRICS, Associate 
RICS No. 1179517 
For and on behalf of J & E Shepherd 
Chartered Surveyors 

………………………………………………………………………… 
Approved By 
Alexander W Rennie BLE MRICS, Partner  24th August 2017 
RICS No. 0103127 
For and on behalf of J & E Shepherd 
Chartered Surveyors 
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Appendix 2 Site Plan  
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Appendix 3 Definitions of Value  
 
 
Market Rent 
 
The estimated amount for which an interest in real property should be leased on the valuation 
date, between a willing lessor and a willing lessee on appropriate lease terms in an arm’s-length 
transaction after proper marketing and where the parties had each acted knowledgeably, 
prudently and without compulsion. 
 
Market Value 
 
The estimated amount for which an asset or liability should exchange on the valuation date 
between a willing buyer and a willing seller in an arm’s-length transaction after proper marketing 
and where the parties had each acted knowledgeably, prudently and without compulsion. 
 
Existing Use Value 
 
The estimated amount for which an asset or liability should exchange on the valuation date 
between a willing buyer and a willing seller in an arm’s-length transaction, after proper marketing 
and where the parties had acted knowledgeably, prudently and without compulsion - assuming 
that the buyer is granted vacant possession of all parts of the asset required by the business, and 
disregarding potential alternative uses and any other characteristics of the asset that would cause 
its Market Value to differ from that needed to replace the remaining service potential at least cost. 
 
Worth and Investment Value 
 
The value of an asset to the owner or a prospective owner for individual investment or operational 
objectives. 
 
Fair Value 
 
The estimated price for the transfer of an asset or a liability between identified knowledgeable and 
willing parties that reflect the respective interests of those parties.      
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Appendix 4 Scope of Work and Valuation Assumptions 
 
 
Repair and Condition 
 
This report constitutes a valuation and not a building survey.  Comments, if any, on the physical 
condition of the foundations, walls, floors, ceilings, roof or roof voids, roof coverings, chimneys, 
gutters, drains, pipes, tanks and services etc., must be read in this context.   
 
If further information is required a separate survey with respect to these items or to other parts of 
the property related thereto must be specifically instructed in writing.   
 
Woodwork or other parts of the property, which were covered, unexposed or inaccessible, have 
not been inspected and we are therefore unable to report that such parts of the property are free 
from rot, beetle or other defects. 
 
In the absence of any information to the contrary, we have assumed that: 

 
(a) there are no abnormal ground conditions, nor archaeological remains present which 

might adversely affect the current or future occupation, development or value of the 
property. 

(b) no currently known deleterious or hazardous materials including but not limited to 
composite panelling have been used in the construction of, or subsequent alterations or 
additions to, the Property; and 

(c) the services, and any associated controls or software, are in working order and free 
from defect. 

 
Statutory Enquiries 
 
We have not secured a written planning history from the local authority nor have we made formal 
enquiries to other relevant bodies.  The information contained within this report therefore 
represents our findings based on verbal enquiries with the relevant statutory bodies and 
investigations thought appropriate.  Whilst the information provided is taken to be accurate, we 
have assumed that a full planning history and further formal enquiries will be conducted by your 
legal advisors.  Any discrepancy should be immediately notified to ourselves in order that we may 
advise whether this may impact our valuation(s) reported. 
 
Unless stated otherwise within this report and in the absence of any information to the contrary, 
we have assumed that: 

 
(a) all buildings have been erected either prior to planning control, or in accordance with 

planning permissions, and have the benefit of permanent planning consents or existing 
use rights for their current use; 

(b) the property is not adversely affected by town planning or road proposals. 
 
(c) all alterations, additions or extension to the property have received all necessary Town 

Planning Consents, Building Authority Approvals (Building Warrants) and Completion 
Certificates. 

 
(d) the property complies with all relevant statutory and local authority requirements, 

including but not limited to Fire Regulations, The Equality Act, The Control of Asbestos 
Act, The Licensing Scotland Act, Health and Safety Regulations, Environmental Health 
Regulations and similar. 

 
Fixtures and Fittings 
 
Unless otherwise specified the following items are excluded; except in the case of Trading Related 
valuations where they are specifically included, unless stated to the contrary: 
 
All items of process plant and machinery, tooling and other equipment not primarily serving the 
building, cranes, hoists, conveyors, elevators, structures which were ancillary to, or form part of 
an item of process plant and machinery, sewerage plant primarily concerned with treating trade 
effluents, air conditioning forming part of a computer installation or primarily serving plant.   
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In the case of trading related valuations, all items of trade equipment and fittings currently 
present within the property that are necessary for the continued operation of the business are 
assumed to be owned outright (unless otherwise stated) and included with the sale of the 
business.  No tests have been undertaken to establish the operation of the trade fixtures and 
fittings which are assumed to be in good working order.   
 
Information Sources 
 
All information provided to the valuer by the client and/or the client’s professional advisors or any 
other party is assumed to be complete and correct. 
 
Title, Tenure and Tenancies 
 
It is assumed that there are no encumbrances or unduly onerous restrictions, easements, 
outgoings or conditions that would have an adverse effect upon the value of the property and that 
a good and marketable title is held.   
 
We do not generally have access to all leases, title deeds, or other legal documents relating to the 
property.  
 
Any information recorded in this report represents our understanding of the relevant documents 
provided.  We should emphasise that the interpretation of the documents of title (including 
relevant deeds, leases and planning consents), is the responsibility of your legal advisor. 
 
Unless otherwise stated and in the absence of any information to the contrary, we have assumed 
that: 

 
a) There are no tenant’s improvements that will materially affect our opinion of the rent 

that would be obtained at rent review or lease renewal. 
 
b) The tenants will meet their obligations under their leases and are responsible for 

insuring the property or reimbursing the cost of insurance to the landlords, payment of 
business rates, and all repairs, whether directly or by means of a service charge. 

 
c) There are no user restrictions or other restrictive covenants in leases which would 

adversely affect value. 
 
d) Where appropriate, permission to assign the interest being valued would not be 

withheld by the landlord. 
 
e) Vacant possession can be secured for all accommodation let on a temporary basis, 

serviced occupancy etc. 
 

Where we have not conducted credit enquiries on the financial status of any of the tenants, we 
have, reflected our general understanding of the likely perception of the tenants in the 
marketplace.  Accordingly, purchasers should satisfy themselves of the financial strength of the 
tenants prior to purchase. 
 
Ground and Environmental Investigations 
 
We will not carry out or commission a site investigation or geographical or geophysical survey.  
We will, therefore, not be able to give any opinion or assurance or guarantee that the ground has 
sufficient load bearing strength to support any of the existing constructions or any other 
constructions that may be erected in the future.  We also cannot give any opinion or assurance or 
guarantee that there are no underground mineral or other workings beneath the site or in its 
vicinity nor that there is any fault or disability underground that might affect the property or any 
construction thereon. 
 
We will not undertake or commission an environmental assessment to establish whether 
contamination exists or may exist.  We will not carry out any detailed investigation into past or 
present uses, either of the property or of any neighbouring land, to establish whether there is any 
contamination or potential for contamination of the subject property from these uses or properties. 
 
Therefore, for the purposes of our Valuation Report, unless definitive information to the contrary is 
made available to us, we will normally assume that no contamination exists in relation to the 
property which would affect value. 
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If, during the course of our inspection and subsequent enquiries for valuation purposes, or through 
our knowledge of the locality, we become aware of any matters which may indicate the likelihood 
of, or potential for, contamination of the subject property, these will be stated in this report. 
 
Should it be established subsequently that contamination exists at the property or on any 
neighbouring land, or that the premises have been or are being put to a contaminative use, this 
might reduce the value(s) set out in the report.  You should therefore inform us of this 
immediately and we will reconsider our opinion of value accordingly. 
 
Similarly we have assumed there are no EPC, asbestos, Radon gas, Japanese Knotweed, invasive 
species or flooding issues that would affect value.  We reserve the right to amend our valuations 
on sight of any further information with regard to any of these items as noted herein and above.  
 
Reinstatement Cost Assessment 
 
Any reinstatement figure indicated within this report is provided for guidance purposes only, as a 
formal estimate for insurance purposes can only be given by a Quantity Surveyor or other person 
with sufficient current experience of replacement costs. 
 
Unless otherwise stated, the calculation is based upon the building in its present form including the 
cost of demolition, site clearance and professional fees but excluding: 

 
a) VAT 
 
b) Loss of rent or turnover 
 
c) Cost of alternative accommodation for the reinstatement period. 
 
d) Any other consequential loss. 
 

 
Taxation 
 
We have not been advised whether the property is elected for Value Added Tax (VAT).  For the 
avoidance of doubt, all values stated in this report are exclusive of VAT and take no account of any 
liability for taxation that may arise upon the disposal or acquisition of the property. 
 
Site Boundaries 
 
Markings highlighted on any appended plans indicate the approximate extent of the site inspected 
as understood or as indicated to us during our visit to the property.  No guarantee can be given as 
to whether this corresponds to that over which the title is held.  It remains the responsibility of 
your legal advisor to confirm the legal boundaries and title applying to the property. 

 
 
 

Should any of the assumptions or any additional stated assumptions prove to be 
incorrect (or inappropriate); we reserve the right to revise our opinion(s) of value 

accordingly. 
 

 
 
 
 


