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This summary is strictly confidential to you as the Addressee. It must not be copied, distributed or 
considered in isolation from the full report. 

Property Summary 

Location Located approximately 4.6 miles north east of the City of London, 
Stratford is a focus for commercial and residential development 
driven by the statutory focus of regeneration and saturation of Central 
London real estate markets. 

Description Westfield Stratford is configured over lower ground, ground, 
mezzanine and first floors. The scheme opened in 2011 and was 
completed to an exceptional standard of finish commensurate with 
other super prime shopping centres. It is evident that this standard 
has been maintained through quality care, centre management and 
appropriate capital and operational expenditure over the past eight 
years. 
Alongside a comprehensive retail offering, the Property also includes 
a complimenting leisure offer including a Bowling Alley, a Cinema 
and a Casino alongside national F&B operators. 

Floor area 1,971,739 sq ft (183,181 sq m). 

Approximate year of 
construction 

Between 2007 and 2011 

Specification and 
Condition 

Excellent, in line with what would be expected of a super-prime 
shopping centre 

EPC The landlord EPC ratings, for the communal areas, are all ‘C’ 

Deleterious materials None. As far as we are aware.  

Environmental issues Plans reviewed by us on the Environment Agency website indicate 
that the Property is in / near to a natural river floodplain but is 
shown as being protected by flood defences. An Environmental 
report prepared by Delta-Simons further confirms that the 
contamination risk and associated environmental liabilities at the 
Property is considered low.  

Tenure Freehold 

Income Summary 

Gross current income (pa) Deemed* £133,575,094   

Net current income (pa) Deemed* £125,077,287   

Gross to net income 
deductions 
 

Void/inclusive service charge: £3,586,651 

Void/inclusive insurance charge; £63,285 

Void/inclusive business rates: £2,847,871 

LL contribution to marketing: £2,000,000 

Total: £8,497,807 



Cushman & Wakefield | The Addressees 
Valuation Date: 31 March 2019 

Executive Summary 
Valuation of: Westfield Stratford City Shopping Centre 

 

3 

 

Tenancies The Property is let on leases typically for a period of 10 years 
featuring upward only rent reviews in the fifth year and less 
frequently, an option to determine the lease also in the fifth year. 
There are also instances of 5 and 15-year leases as well as 
turnover rent clauses, stepped rents and index-linked leases, 
though these are less common. 
In nearly all tenancies, the leases are Full Repairing and Insuring 
(FRI) by way of service charge, insurance contributions and 
repairing obligations. Amongst smaller units, concessionary and 
temporary income as well as a handful of Tenancies at Will (TAW), 
there are some inclusive leases. 

Income profile Current income is characterised by the following component parts: 
• 86% National Multiple; 
• 3% Local Trader; 
• 7% Car Park; 
• 4% Mall Income. 

The weighted average unexpired lease term (WAULT) by lease 
expiry across the entire scheme is 9.3 years, while the WAULT by 
term certain, assuming all tenant break options are activated, is 5.1 
years.  
Removing the long-term M&S, John Lewis and Waitrose income 
from this analysis, the WAULTs by lease expiry and term certain 
would reduce to 5.8 and 4.6 years respectively. 

Vacancies 21 units are currently vacant, equating to a vacancy rate of 4.4% by 
ERV. 

Letting prospects 6 months to let at Market Rent (6 months’ rent free) for prime units 
on a 10-year term. 

Market Rent (pa) £142,690,920 per annum 

Prime Zone A £450 Zone A 

Market Value and Yields 

Valuation Date 31 March 2019 

Market Value £2,755,000,000 

Net Initial Yield 4.25% Reversionary Yield 4.64%  

Nominal Equivalent Yield 4.60% True Equivalent Yield 4.73% 

Capital expenditure 
deducted from gross 
valuation 

£30,649,771 comprising letting and legal fees on unlet 
units, budgeted capital expenditure, 
outstanding and future tenant capital 
payments and hypothetical vendor top-ups. 

Loan security The Property provides suitable security for the purpose of a loan. 

Liquidity Reasonable  
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Key Investment / Market Considerations for Loan Security 

Strengths / Opportunities 
• The Property is unique, comprising a super-prime shopping centre in a London Borough 

undergoing significant regeneration. 
• Westfield Stratford is a globally recognised shopping centre from the perspective of 

retailers, investors and customers. 
• The Property has showed continual footfall growth since opening. In 2014, footfall was 42.6 

million rising to 51.4 million in 2018. 
• Stratford, and the London Borough of Newham, is forecast to see reasonable population 

growth between 2019 and 2023 (+1.08% forecast in comparison to the PMA Centre average 
of +0.64%. Source: PMA) benefitting the immediate retail catchment area. 

• Freehold shopping centre. 
• Limited exposure to conventional department store leases. 
• Planning permission has been secured for a ‘Phase ’ development, should market 

conditions dictate.  
• Attractive income profile, with a very high proportion of rent secured against national 

multiple covenants.  
• Many retailers have ‘best in portfolio’ trading stores within the scheme.  

Weaknesses / Risks 
• Approximately 50% of current income has a lease expiry or option to determine the lease in 

2021. 
• Headline rents and rental value could fall across the scheme due to the prevailing retail 

market conditions nationwide.  
• Weakening outlook for UK retail.   
• Super prime shopping centre yields have adjusted outwards and are expected to adjust 

further in the short term, however the occupational strength of the Property may mitigate a 
decrease in value relative to other shopping centres. 

• Future tenant CVA and administration risk 

* Deemed income includes settlement of all lease renewals and/or rent reviews outstanding at the Valuation 
Date at our opinion of rental value and reflects any topped-up income resulting from outstanding contracted 
rent free periods. 
 
 



 

 
Cushman & Wakefield 
43/45 Portman Square 
London 
W1A 3BG 

Tel 020 7935 5000 
Fax 020 7152 5360 
www.cushmanwakefield.com 

Strictly Confidential – For Addressee Only 
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VALUATION RECORD  

To: 1) Stratford City Shopping Centre (No. 1) Limited Partnership 
(company number LP012959) (the “Client”) 
 2) Stratford City Shopping Centre (No. 2) Limited Partnership, acting 
by its general partner, Stratford City Shopping Centre (No. 2) 
General Partner Limited; 
3) HSBC Bank Plc and BNP Paribas as arrangers and joint lead 
managers in connection with the issuance of notes by Westfield 
Stratford City Finance No. 2 plc (the “Issuer”);  
4) the Issuer; and  
5) HSBC Corporate Trustee Company (UK) Limited in its capacity as 
security trustee (the “Security Trustee”). 
   
(together "you" or the "Addressee") 

Attention: Andrew Dick on behalf of the Client 
Edward Barnes on behalf of HSBC  
Philippe Lanquetot and Shibing Wu on behalf of BNP Paribas 

Borrower: Stratford City Shopping Centre (No. 1) Limited Partnership (company 
number LP012959)   
(the "Borrower") 

Property: Westfield Stratford City Shopping Centre, Stratford, London; and 
Westfield Stratford City Shopping Centre Car Park, London. 
(together the "Property") 

Report date: 30/06/2019 

Valuation date: 31/03/2019 ("Valuation Date") 

Instructions 

Appointment 
We are pleased to submit our report and valuation (the "Valuation Report"), which has been 
prepared in accordance with the engagement letter entered into between us dated 14 June 2019 
(the “Engagement Letter”), a copy of which is to be found at the back of this document. This 
Engagement Letter and the terms set out therein, together with our Terms of Business, which 
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were sent to you with our Engagement Letter, constitute the "Engagement", which forms an 
integral part of this Valuation Report.  

Included in the Engagement Letter is the Valuation Services Schedule.  It is essential to 
understand that the contents of this Valuation Report are subject to the various matters we have 
assumed, which are referred to and confirmed as Assumptions in the Valuation Services 
Schedule (which forms part of the Engagement).  Where Assumptions detailed in the Valuation 
Services Schedule are also referred to within this Valuation Report they are referred to as an 
"assumption" or "assumptions".  Unless otherwise defined, all capitalised terms herein shall be 
as defined in the Engagement. 

We have valued the property interest detailed in the Property Record. 

Compliance with RICS Valuation Global Standards 
We confirm that the valuation and Valuation Report have been prepared in accordance with the 
RICS Valuation – Global Standards, which incorporate the International Valuation Standards 
("IVS") and the RICS Valuation UK national supplement (the "RICS Red Book"), edition current 
at the Valuation Date. It follows that the valuation is compliant with IVS. 

Status of Valuer and Conflicts of Interest 
We confirm that all valuers who have contributed to the valuation have complied with the 
requirements of PS1 of the RICS Red Book.  We confirm that we have sufficient current 
knowledge of the relevant markets, and the skills and understanding to undertake the valuation 
competently. We confirm that Thomas Hunter, Partner has overall responsibility for the valuation 
and is in a position to provide an objective and unbiased valuation and is competent to undertake 
the valuation. Finally, we confirm that we have undertaken the valuation acting as an External 
Valuer as defined in the RICS Red Book.  

As you are aware, C&W has valued the Property on behalf of Unibail-Rodamco-Westfield bi-
annually for accounts purpose since May 2018. C&W are also leasing agents at the Property. 
This has been discussed with you, and you have agreed that it is appropriate for C&W to act 

Purpose of Valuation 
We understand that our Valuation Report is required in connection with a proposal to refinance 
the above Property (the "Purpose of Valuation"). We understand that the loan amount is to be 
confirmed, but is in the order of [£0.75bn].  

We also understand that the Valuation Report, or summary of or reference to the Valuation 
Report, may be required for inclusion in a prospectus or listing document for the purpose of a 
listing notes in connection with a commercial mortgage backed securitisation. The form and 
content of the Valuation Report, or summary or reference thereof, included within the Prospectus 
shall be subject to C&W’s prior written consent provided that C&W will not approve any disclosure 
that does not refer adequately to the terms of the Engagement and any Special Assumptions or 
Departures that C&W has made. 

Basis of Valuation 
In accordance with your instructions, we have undertaken our valuation on the following bases: 

1. Market Value 

2. Market Rent  
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Definitions 
Market Value 

The term "Market Value" as referred to in VPS4 Item 4 of the RICS Red Book and applying the 
conceptual framework which is set out in IVS 104: "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." 

Market Rent 

The term "Market Rent" as referred to in VPS 4 Item 5 of the RICS Red Book.  Under VPS 4 Item 
5, the term "Market Rent" is defined in IVS 104 as:  "The estimated amount for which an interest 
in real property should be leased on the valuation date between a willing lessor and willing lessee 
on appropriate lease terms in an arm's length transaction, after proper marketing and where the 
parties had each acted knowledgeably, prudently and without compulsion". 

Special Assumptions 
We have made no Special Assumptions.  

Departures 
We have made no Departures from the RICS Red Book.  

Reservations 
The valuation is not subject to any reservation. 

Inspection 
The Property was subject to an external inspection from ground level and an internal inspection 
from a customer’s perspective only on 16 April 2019.  

Measurement 
We have not measured the Property and have relied on floor areas provided to us by the 
Borrower. 

Floor Areas 
Unless specified otherwise, floor areas and analysis in this report are based on the following 
bases of measurement, as defined in RICS Property Measurement (the edition current at the 
Valuation Date): 

Retail GIA, based on information provided by the Borrower 

Sources of Information 
In addition to information established by us, we have relied on the information obtained from you, 
the Borrower and others listed in this Valuation Report, as follows: 

Information Source / Author 

Floor areas  Borrower 

Tenancy schedule and leasing update Borrower 

Draft Certificate of Title and ‘Material Issues Report’, both undated. Ashurst LLP 

Draft Certificate of Title including summary lease reports, undated. DAC Beachcroft LLP 
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Information Source / Author 

Condition survey report Borrower 

Flooding risk enquiries, environmental enquiries Environment Agency 

Copy environmental report / Details of known environmental or contamination 
issues 

Borrower 

Rating assessments Borrower 

Details of planning use and relevant planning consents Local Planning Authority 

Service charge information Borrower 

Details of irrecoverable outgoings Borrower 

Pedestrian flow counts Borrower 

Details of current negotiations in hand, including rent reviews, dilapidation 
claims, details of any CPOs, highway schemes or similar 

Borrower 

 

We have made the assumption that the information provided by you, the Borrower and your 
respective professional advisers in respect of the Property we have valued is both full and correct.  
We have made the further assumption that details of all matters relevant to value within your and 
their collective knowledge, such as prospective lettings, rent reviews, outstanding requirements 
under legislation and planning decisions, have been made available to us, and that such 
information is up to date. 

General Comment 
All valuations are professional opinions on a stated basis, coupled with any appropriate 
assumptions or Special Assumptions. A valuation is not a fact, it is an estimate. The degree of 
subjectivity involved will inevitably vary from case to case, as will the degree of certainty, or 
probability, that the valuer's opinion of value would exactly coincide with the price achieved were 
there an actual sale at the Valuation Date. 

Property values can change substantially, even over short periods of time, and so our opinion of 
value could differ significantly if the date of valuation were to change. If you wish to rely on our 
valuation as being valid on any other date you should consult us first. 

Should you or the Borrower contemplate a sale, we strongly recommend that the Property is given 
proper exposure to the market. 

A copy of this Valuation Report should be provided to your solicitors and they should be asked to 
inform us if they are aware of any aspect which is different, or in addition, to that we have set out; 
in which case, we will be pleased to reconsider our opinion of value in the light of their advice and 
/ or opinions. 

Valuation 
Our opinion of the Market Value of the freehold interest in the Property as at the Valuation Date 
subject to, and with the benefit of the various occupational interests is: 

£2,755,000,000 (two billion seven hundred and fifty five million pounds) 
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Market Rent 
Our opinion of the Market Rent of the Property as at the Valuation Date is: 

£142,690,920 
(one hundred and forty two million six hundred and 
ninety thousand nine hundred and twenty pounds per 
annum) 

The basis on which the Market Rent of the individual elements within the Property has been 
calculated is set out in the Property Record.  

Confidentiality 
This Valuation Report is confidential to you, for your sole use only and for the Purpose of Valuation 
and inclusion in a Prospectus as stated.  Other than as detailed below, we will not accept 
responsibility to any third party in respect of any part of its contents. 

Disclosure 
You must not disclose the contents of this Valuation Report to a third party in any way, including 
where we are not referred to by name or if the Valuation Report is to be combined with other 
reports, documents or information, without first obtaining our written approval to the form and 
context of the proposed disclosure in accordance with the terms of the Engagement. We will not 
approve any disclosure that does not refer adequately to the terms of the Engagement and any 
Special Assumptions or Departures that we have made. 

You have told us that you intend to securitise the loan.  You may only disclose this Valuation 
Report to a securitisation investor with a copy of our Engagement.   

This Valuation Report or any part of it may not be modified, altered (including altering the context 
in which the Valuation Report is displayed) or reproduced without our prior written consent.  Any 
person who breaches this provision shall indemnify us against all claims, costs, losses and 
expenses that we may suffer as a result of such breach.  

We hereby exclude all liability arising from use of and/or reliance on this Valuation Report by any 
person or persons except as otherwise set out in the terms of the Engagement. 

Reliance 
This Valuation Report may be relied upon only in connection with the Purpose of Valuation stated 
and only by: 

(i) you; 

(ii) by such other parties who have signed a Reliance Letter; or 

(iii) as otherwise agreed by C&W in the Engagement.  

You have told us that you intend to securitse the loan.  No reliance may be placed upon this 
Valuation Report by any other party, or for any other purpose other than the Purpose of Valuation. 
to the fullest extent permitted by law we do not assume any responsibility and will not accept any 
liability to any other person for any loss suffered by any such other person as a result of, arising 
out of, or in accordance with the Valuation Report, including (without limitation) inclusion of the 
Valuation Report (or summary thereof) in the Prospectus.  

For the avoidance of doubt, the total aggregate limit of liability specified in the terms of the 
Engagement (the "Aggregate Cap") shall apply in aggregate to (i) you, (ii) such other parties who 
have signed a Reliance Letter and (iii) any other party granted third party rights under the 
Engagement.  Apportionment of the Aggregate Cap shall be a matter for you and such other third 
parties alone.  
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Signed for and on behalf of Cushman & Wakefield Debenham Tie Leung Limited  

 

 
Thomas Hunter MRICS 
Partner  
RICS Registered Valuer 
+44 (0)20 7152 5180 
thomas.hunter@cushwake.com 

 
Christopher Hessel FRICS  
International Partner  
RICS Registered Valuer 
+44 (0)20 7152 5060 
chris.hessel@cushwake.com 
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PROPERTY RECORD 

WESTFIELD STRATFORD CITY, STRATFORD, LONDON E20 

Inspection 
• The Property was subject to an external inspection from ground level and an internal 

inspection from a customer’s perspective only by Thomas Hunter MRICS and Fred Murphy 
MRICS on 16 April 2019.  

1.1. Location 

General 

• Stratford is located within the north-west corner of the East London Borough of Newham, 
approximately 7.5 miles to the north-east of Charing Cross in Central London. Though 
Stratford’s prominence as a location within London over the course of the 20th Century is 
chequered, the 21st Century has seen substantial commercial and residential development 
alongside state-backed development and regeneration, namely in the form of the Queen 
Elizabeth Olympic Park and other projects ancillary to the London 2012 Olympics. As 
saturation of Central London locations and markets continues, fringe locations are gaining 
ever more attention, with Stratford a favoured destination in light of the exceptional transport 
links, considerable statutory investment and forecast population growth. 

• Over the course of the 19th century, Stratford underwent a significant period of economic 
development driven by industrialisation, as with much of the East End of London. The location 
close to Central London, as well as the thriving docks and status as a transportation hub, acted 
as further catalysts. However, like much of the East End of London, Stratford suffered 
significant deindustrialisation during the course of the 20th Century.  

• The vast majority of the 2012 Olympic Games facilities were built in Stratford, resulting in major 
construction projects centred around the Queen Elizabeth Olympic Park. The opening of 
Westfield Stratford City in September 2011 coincided with these projects.  
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Situation and Communications 

• Westfield Stratford is bordered by overground and underground rail lines to the north and east 
sides of the Property. Immediately to the west of Westfield Stratford is the Queen Elizabeth 
Olympic Park with prominent local landmarks such as the London Stadium and the Aquatics 
Centre clearly visible from the south-side of the centre. Immediately to the north of the Property 
is Stratford International Station, providing rail links to Central London (Kings Cross St 
Pancras) in 10 minutes via Southeastern trains. From here, or alternatively, Ebbsfleet or 
Ashford, the Eurostar provides direct travel to European cities such as Paris, Brussels and 
Amsterdam. To the north of Stratford International Station are the East Village, Chobham 
Manor and Portlands Lake East estates providing substantial residential accommodation in 
the immediate vicinity.  

• To the south-east of the Property, and separating Westfield Stratford and Stratford Shopping 
Centre, is Stratford Station. Train services from Stratford Station along the Central and Jubilee 
Underground lines, as well as services from TfL Rail, London Overground, Docklands Light 
Railway and Greater Anglia Trains, provide direct rail links across Greater London. This 
includes Ealing Broadway and Wembley Park in West London, Liverpool Street and Bank in 
the City of London, Clapham Junction and Richmond in south-west London, Canary Wharf 
and Epping to the East as well as a plethora of regional towns and cities located in Essex, 
Norfolk, Suffolk and Hertfordshire. A breakdown of travel times for these destinations can be 
seen in the table below: 

Destination Borough / County Service Travel Time to 
Stratford 

Ealing Broadway London Borough of Ealing Central Line 50 minutes 
Wembley Park London Borough of Brent Jubilee Line 50 minutes 
Liverpool Street City of London Central Line 13 minutes 
Bank City of London Central Line 14 minutes 

Clapham Junction London Borough of 
Wandsworth London Overground 41 minutes 

Richmond London Borough of 
Richmond Upon Thames London Overground 66 minutes 

Canary Wharf London Borough of Tower 
Hamlets 

Docklands Light 
Railway 9 minutes 

Epping Essex Greater Anglia 31 minutes 
Southend Essex Greater Anglia 59 minutes 
Bishop’s Stortford Hertfordshire Greater Anglia 73 minutes 
Norwich Norfolk Greater Anglia 114 minutes 
Braintree Essex Greater Anglia 54 minutes 
Clacton-on-Sea Essex Greater Anglia 79 minutes 
Colchester Essex Greater Anglia 87 minutes 
Ipswich Suffolk Greater Anglia 64 minutes 

• Being connected to the Elizabeth Line, Stratford will further benefit from the opening of 
Crossrail in 2021, for example:  

Destination Time to Stratford Destination Time to Stratford 

Bond Street 15 minutes Maidenhead 54 minutes 
Canary Wharf 8 minutes Paddington 18 minutes 
Ealing Broadway 26 minutes Reading 68 minutes 
Heathrow T5 48 minutes Romford 19 minutes 
Liverpool Street 7 minutes Tottenham Court Road 13 minutes 
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• Approximately 1.0-mile west of Westfield Stratford is the A12, a major trunk road running from 
the Norfolk coastal town of Lowestoft through Ipswich, Colchester, Chelmsford, Brentwood 
and East London before merging with the A13 and A1261 in Poplar. Both these roads provide 
direct access to the City of London as does the A11 which adjoins the A12 approximately 0.5 
miles south of Queen Elizabeth Olympic Park. Furthermore, approximately 4.4 miles north of 
Westfield Stratford along the A12 is the A406, otherwise known as the North Circular. In turn, 
this provides access to the to the M11 and M25, major transport networks around London and 
heading north. Immediately to the east of Westfield Stratford is Warton Road. London City 
Airport is 5.6 miles south-east of Westfield Stratford and can be reached via Warton Road, 
and subsequently via the A1011 and A1020, in approximately 20 minutes. London City Airport 
operates frequent flights to major European business destinations as well as an increasing 
number of retail and travel destinations. 
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Catchment 

• The CACI Retail Footprint Catchment for Westfield Stratford is shown in the plan below:  

 

• The ‘Primary’ catchment is where at least 50% of the shopping centre’s footfall is derived from, 
with ‘Secondary’ and ‘Tertiary’ extending this to at least 75% and 90% of the footfall 
respectively. 

• Considering the catchment analysis presented above; it is evident that Westfield Stratford 
occupies a dominant position in East London. The overall catchment area extends a 
considerable distance outside of London, with the northernmost point including areas of 
Cambridgeshire and the southern reaches extending outside of the M25 and approaching 
Maidstone. Though there is some overlap of the Central London areas, the western border of 
the catchment area for Westfield Stratford broadly follows the east-west divide through 
London, as does the catchment for Westfield London (White City) on the opposite side of 
London. 

Demographics and Local Economy 

• As of 2017, the population of the London Brough of Newham was 384,000 (source: NOMIS) 
equating to 3.94% of the total London population of 8,825,000. Of the total population, 244,900 
are between the ages of 16-64 equating to 70.4% of the borough’s resident population which 
compares favourably to London where the same measure is 67.7%. According to the PROMIS 
Retail Report for London, Westfield Stratford City’s resident population within the Retail Market 
Area was 1,021,000 as of 2018, with this number forecast to increase to 1,077,000 by 2023, 
representing a 5.48% increase and equating to growth of 1.41% annually. 

• Considering local labour markets and supply, Newham sits behind the London average. 
Between January 2018 and December 2018, 72.9% of the resident population aged between 
16-64 were economically active compared to 78.2% for London and accordingly 27.1% of the 
Borough were inactive compared to 21.8% for London. Whilst 57.3% of the London population 
works in one of the top 3 Major Groups (Managers, Professional Occupations and Technical 
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roles), this figure drops to 44.6% for Newham with a similar theme apparent for more desirable 
jobs. In comparison, 21.1% of the Newham population worked within the bottom two Major 
Groups (Process Plant & Machine Operatives and Elementary Occupations) compared to 
13.1% for London. 

• In 2018, Newham had a lower Gross Weekly Pay by place of residence and by place of work 
when compared to London. Based on place of residence, the Gross Weekly Pay for Newham 
was £598.80 and £670.80 for London, a differential of 10.73%. Based on place of work, the 
Gross Weekly Pay for Newham was £581.80 and £713.20 for London, a differential of 18.42%. 

• Considering the PROMIS Retail Market Area, which presents a larger catchment area and 
larger population than the London Borough of Newham, population growth of 1.08% is forecast 
in comparison to the PMA Centre average of 0.64%. In 2018, the total retail expenditure in 
Newham of £4.271 billion was ahead of the PMA Centre Average of £3.296 billion though this 
equated to a low spend per capita of £4,625 compared to £5,153 for the PMA Centre Average. 
However, between 2018 and 2023, Newham is set to outperform retail expenditure growth 
with 2.50% forecast per annum, 0.30% more than the PMA Centre Average. 

London 2012 Olympics Regeneration  

• The 2012 London Olympics had a notably profound impact on Stratford and the Borough of 
Newham. The positioning of the bid to host the games was based on the regeneration of 
London from the outset, creating new jobs, homes and opportunities in one of London’s most 
deprived areas.  

• The Olympics benefitted Stratford in a number of areas broadly centred around housing, 
employment and education. Purpose-built accommodation designed to house the Olympic 
athletes was subsequently appropriated as residential accommodation. The Mayor of 
London’s annual report relating to the legacy of the 2012 Olympic games stated that five new 
neighbourhoods with 6,800 homes are planned on the Park by 2031. In the wider area, some 
24,000 new homes will be built by 2031, with 35 per cent affordable.  

• Similarly, the remnant Press and Broadcast Centre that served the Olympics is now utilised 
as a digital studio that has so far shown remarkable success at attracting new occupiers to 
Stratford, with the campus readily being coined as a new digital and technology quarter within 
London. 

• Some 40,000 jobs will be based on and around the Park by 2025. At the time of the south Park 
opening in April 2014, more than 65 per cent of the workforce across the venues, and in 
estates and facilities management, were local residents.  
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1.2. Description 

 

 

 
Further photographs are attached in Appendix B. 

Summary 

• Westfield Stratford is one of the UK’s largest shopping destinations with a Gross Internal Area 
of over 1,970,000 square feet configured over lower ground, ground, mezzanine and first 
floors. The scheme opened in 2011 and was completed to an exceptional standard of finish 
commensurate with other super prime shopping centres. It is evident that this standard has 
been maintained through quality care, centre management and appropriate capital and 
operational expenditure over the past eight years. 

• The main entrance to the shopping centre is at the eastern end immediately adjacent to 
Stratford Underground Station. The eastern end of the lower ground floor is subject to very 
high footfall as it is the first section of the shopping centre that visitors enter; the footfall 
subsequently tails off as the Lower Ground floor develops into the ‘kids zone’ and visitors alight 
the escalators to the Ground floor. There is a further entrance at the western end of the Lower 
Ground floor by the ‘Great Eastern Market’ from Stratford International station as well as a 
third entrance on the north side equidistant from the eastern and western entrances opposite 
the main food court.  

• Pedestrian access to the centre from the car parking is found at both the western and eastern 
entrances as well as on the south side of the Lower Ground floor close to the food court. The 
Lower Ground floor is characterised by several retail sections, with the section from the 
underground entrance (SU0027A – currently EAT) through to Daniel Wellington (SU0039) 
being comparatively weak due to the pitch being slightly compromised by escalator 
positioning. Beyond this, the floor develops into more ‘High Street’ retailing with tenants 
including Deichman, Greggs, Vision Express, Vodafone, Barclays and Costa before 
developing into the ‘Kids Zone’ which presents well from a tenant mix perspective. The 
Western End of the Lower Ground floor is anchored by a Waitrose, with the ‘Great Eastern 
Market’ section between this and the ‘Kids Zone’. The Great Eastern Market is intended to be 
a low-cost, high tenant-turnover concept ensuring an attractive and alternative food offering to 
the permeant food operators located within the centre. 
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Lower Ground Floor 

 
 

• There are further entrances to the shopping centre at Ground floor level, with access from 
East Village at the western end, a walkway to Stratford Town Centre at the eastern end and 
an entrance from Queen Elizabeth Olympic park at the southern end. The Ground floor is 
characterised by predominantly fashion brands and is anchored by H&M and M&S at the 
eastern end and John Lewis at the western end. Premium brands such as Russell & Bromley, 
Cos, Gant, Coach and Tommy Hilfiger are located at the western end. At the centre of the 
Ground floor are larger tenants such as Primark at the centre-north point and Urban Outfitters 
at the centre-south point ensuring continued foot traffic around the entire floor. 

• Unlike the Lower Ground floor, the Ground floor is configured as a curved walkway from east 
to west with further promenades going west from the eastern entrance and south from the 
western entrance to form an overall segment shape and providing a continual retail floor. 
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Ground Floor 

 
 

• As with the Ground floor, the First floor is anchored by John Lewis at the western end and 
H&M and M&S at the eastern end. The floor accommodates a significant proportion of national, 
large-store format retailers that include Zara, Next, Topshop, New Look, Bershka, River Island 
and Sports Direct. At the western end of the floor there is an ‘island site’ with smaller retailers 
such as Clarks, Thorntons and Apricot. We understand that the site is not as favourable with 
retailers due to a feeling of isolation from the rest of the floor. In the centre of the floor are a 
number of small units accommodating further F&B retailers that are typically smaller operators 
with a limited number of stores. Examples are Passyunk Avenue, Chicago Rib Shack (in 
administration), Rhythm Kitchen and Indi-Go as well as some larger operators including 
Franco Manca, Caffe Concerto and Comptoir Libanais. 
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First Floor 

 

• The Mezzanine floor accommodates the main Food Court as well providing access to the 
leisure components of the centre; Aspers Casino, Vue Cinema and All Star Lanes Bowling 
Alley. Considering the food and beverage units, the tenant mix is characterised by national 
retailers such as Pizza Express, Wagamama, TGI Fridays, Nandos and Gourmet Burger 
Kitchen.  

Mezzanine Floor 
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Footfall 

• We have been provided with the following footfall figures by the Borrower:  

 Footfall (£’000) Year-on-Year Footfall 
Growth 

Occupancy Rate (by floor 
area) 

2014 42,646 - 99.3% 

2015 45,533 6.8% 99.4% 

2016 46,934 3.1% 99.6% 

2017 49,451 5.4% 98.1% 

2018 51,423 4.0% 97.6% 

• Over the past five years, footfall at the Property has grown by an average of 4.8% each year, 
significantly outperforming other UK shopping centres which have typically seen negative 
footfall growth.   

• With ongoing residential and office developments in the surrounding areas, it is anticipated 
that the footfall could reach around 60 million in the medium term.  

Retail Sales 

• We have been provided with the following retail sales figures by the Borrower:  

 Sales (£ million, inc. VAT) Year-on-Year Growth 

2012 940.1 - 

2013 973.2 3.5% 

2014 1,042.8 7.2% 

2015 1,110.9 6.5% 

2016 1,150.9 3.6% 

2017 1,194.4 3.8% 

2018 1,139.0 -4.6% 

• Retail sales have grown at an average rate of 3.3% since 2012, albeit 2018 saw a 4.6% 
decrease in sales from £1.19bn to £1.14bn. We have been advised by the Borrower that this 
dip in retail sales is a result of: 

− Zara being closed for three months while their store was refurbished/upsized. 

− Superdrug being closed for two months while their store was refurbished. 

− Weaker performances of key retailers, mirroring weak group performance nationally.  

• The Borrower has advised us that, based on the above figures, Westfield Stratford’s retail 
spend is approximately 20% higher than Westfield London and 25% higher than Bluewater. 
We have been unable to confirm this.  
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2.  Accommodation 
Floor Areas 

• We have relied upon the floor areas provided by the Borrower.  The floor areas have been 
calculated on the basis of either NIA or GIA, where appropriate.   We have not measured the 
Property and have relied on the floor areas provided without further verification, in accordance 
with our instructions. 

• Based on the information provided by the Borrower, the total floor area is 1,971,739 sq ft 
(183,181 sq m).  

Parking Provision 

• The Property has three car parks offering approximately 4,500 spaces.  

• With 70% of footfall arriving into the shopping centre via public transport, and just 17% arriving 
by car, the car parks are generally under-utilised.  

• With this excess capacity, there is potential to extend the retail accommodation into the car 
park space. Planning permission has been secured for such a project, known simply as ‘Phase 
II’, which we discuss later within the planning section of this report.   

3.  Structural Condition and Repair 
• We have not carried out a building or condition survey. 

• We have not been provided with a building or condition survey.  During the course of our 
inspection of the Property we noted that it appears to have been well maintained having regard 
to its age, use and condition.   

• With footfall exceeding 50 million, the wear and tear of common parts such as floor tiles, WC’s 
and escalators is far in excess of what was imagined when the shopping centre opened in 
2011. The Borrower recognises this and has put in place a substantial rolling programme of 
repairs and upgrades. Spread over five years, this cost totals nearly £22 million, which we 
have reflected in our valuation.  This budget compares to the following historic operating 
capital at the Property:  

 Operating Capital (£m) 

2013 0.4 

2014 2.2 

2015 4.1 

2016 10.5 

2017 7.7 

2018 5.8 

Total 30.7 

 

Remaining Useful Economic Life 

• We consider the building has a remaining useful economic life, provided it is properly 
maintained, of at least 25 years. 
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4.  Site 
Ground Conditions  

• We have not been provided with any information that indicates there are adverse ground 
conditions affecting the Property.  

Archaeology 

• We have made an assumption that the site has no archaeological significance. 

Flooding Risk 

• Plans reviewed by us on the Environment Agency website indicate that the Property is in / 
near to a natural river floodplain but is shown as being protected by flood defences. The 
Environment Agency plan is shown below with the approximate position of the subject Property 
is shown by a yellow marker. 

 
• The Environment Agency map distinguishes between the different levels of flooding risk as 

follows: 

 
High: High risk means that each year this area has a chance of flooding from rivers or 
the sea is greater than 1 in 30 (3.3%). 

 
Medium: Medium risk means that each year this area has a chance of flooding from 
rivers or the sea of between 1 in 30 and 1 in 100 and (1% - 3.3%). 

 
Low: Low risk means that each year this area has a chance of flooding from rivers or 
the sea of between 1 in 100 and 1 in 1,000 (0.1% - 1%). 

No 
shading 

Very Low: Very low risk means that each year this area has a chance of flooding from 
rivers or the sea of less than 1 in 1,000 (0.1%). 

• The EA map indicates that the site is considered to have a low likelihood of flooding. We are 
not aware of any historic instances of flooding at the Property.  

• If the Property lies within or close to a floodplain, or has a history of flooding, we have made 
an assumption that building insurance is in place and available to be renewed to the current 
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or any subsequent owners of the Property without payment of an excessive premium or 
excess.  

5.  Environmental Considerations and Environmental Performance 

5.1. Environmental considerations 
• We have made the enquiries referred to in the terms of the Engagement.   

• In addition, we have been provided with an Environmental Assessment Review Report dated 
29 October 2018, prepared by Delta-Simons Environmental Consultants Limited (the 
“Environmental Report”). Delta-Simons’ report draws the following conclusions:  

− The Site has a long industrial heritage going back to the 1880’s, but has been subject 

− to rigorous investigation, assessment and remediation, to form the present-day land uses 
and landscape. 

− Delta-Simons completed a land contamination risk assessment based upon available 
information. Potential sources of contamination have been identified associated with the 
Site, but it is considered that the risk of significant possible pollutant linkages to exist is 
Low and the Site is suitable for its current use. 

− There is considered to be a Low risk of enforcement action by the regulatory authorities 
under Part 2A of the Environmental Protection Act, the Water Resources Act or the 
Environmental Damage Regulations. 

− The potential for legal action by surrounding landowners based on the potential for 
contamination to migrate off-Site is considered to be Low. 

− Delta-Simons considers there to be a Low risk of impact on the value of the Site from 
significant contamination issues, in the context of the Site remaining in its current use and 
form. 

− On the basis of available information, Delta-Simons considers that with regard to potential 
soil and groundwater contamination issues and associated environmental liabilities, the 
Site represents an investment opportunity with a Low overall risk status in the context of 
its ongoing use. 

• Our enquiries and the Environmental Report have provided no evidence that there is a 
significant risk of contamination or other adverse environmental issues in respect of the 
Property.  Accordingly, as agreed, we have made an assumption that no contamination or 
other adverse environmental matters exist in relation to the Property sufficient to affect value. 

• Other than as referred to above, we have made no investigations to establish if there is existing 
or potential contamination or other adverse environmental issues and, in practice, a purchaser 
may undertake further investigations. 

• If it is subsequently established that contamination or other adverse environmental issues exist 
at the Property or on neighbouring land, or that the premises have been or are being put to a 
contaminative use, this might reduce the value now reported.  You are advised to ensure your 
legal adviser takes up the usual enquiries on your behalf in respect of possible contamination 
or other adverse environmental issues before entering a financial commitment regarding the 
Property. 

• Our valuation has been prepared on the basis that the Property does not suffer from 
contamination. 
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5.2. Environmental Performance 

Energy Performance Certificate and Minimum Energy Efficiency Standards 

• Energy Performance Certificates (EPCs) must be produced for all properties before being 
marketed for sale or lease. 

• The Energy Efficiency (Private Rented Property) (England and Wales) Regulations 2015 
establish a minimum level of energy efficiency for privately rented property in England and 
Wales.  The Minimum Energy Efficiency Standards (MEES) Regulations are effective from 1 
April 2018.  The regulations prohibit the granting of a new tenancy or lease renewal of privately 
rented residential or business premises which do not have an Energy Performance Certificate 
(EPC) rating of 'E' or above.  

• From April 2020, all privately rented residential property will be affected, followed in April 2023 
by all privately rented commercial property even where there has been no change in tenancy 
arrangements.  In both cases, properties will be affected even where a lease is already in 
place and a property is occupied by a tenant.   

• There are important points that lenders should be aware of when assessing an EPC: 

− The quality of an EPC can vary significantly due to the historic limited regulation of 
assessors.  This has improved significantly, however EPCs are valid for 10 years and 
therefore there are still a number of poor quality EPCs in the market.  Furthermore, the age 
of an EPC is an important consideration because its accuracy will degrade over time.  

− The accuracy can also vary significantly due to the calculation methodology.  Since their 
inception in 2008, there have been several changes to the way EPCs are calculated, 
including an update to Part L (Conservation of Fuel and Power) of the Building Regulations 
in 2011.  That said, when there is a lack of information, an assessor will make default 
assumptions usually based on the worst-case scenario this, in turn, can lead to an 
inaccurate default certificate.  There have also been instances when the EPC has been 
registered against the incorrect property. 

• Where the Property's EPC rating falls within E, F or G, we would recommend that you ensure 
an 'Action Plan' is put in place by the Borrower.  An 'Action Plan' would set out how the 
Borrower is going to ensure compliance with MEES regulations through an energy efficiency 
improvement programme. The process would highlight opportunities to implement works 
during void periods or lease breaks, or as part of the on-going maintenance and plant renewal 
programme.  We recommend you monitor the implementation of this Plan over the period of 
the loan. 

• We are not able to comment on the quality or accuracy of a specific EPC and we would advise 
undertaking your own quality assurance measures.  We are not qualified to make an 
assessment of costs associated with improving non-compliant properties. 

Impact on the Property 

• We have been provided with three EPC certificates for the Property covering the landlord’s 
communal areas.  Each EPC currently has an energy performance rating of ‘C’, which is 
considered acceptable.  

• We have not been provided with EPCs for the individual unit shops at the Property.  
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6.  Statutory Matters 
• We have made the enquiries referred to in the terms of the Engagement.   

Town Planning  

Overview 

a. Local planning authority London Borough of Newham 

b. Current planning use Shopping centre including retail and leisure 
uses, office accommodation, vacant land 
and land for transport 

c. Listed Building status? No 

d. Conservation Area? No 

e. Outstanding applications? None material, as far as we are aware.  

Planning History 

• Outline planning permission for Stratford City was granted in February 2005 by the London 
Borough of Newham (LBN ref: P/03/0607, GLA ref: PDU/2296) which approved the 
comprehensive mixed-use development of the former Stratford Railway Lands and 
established a series of parameters for matters such as land profile, building heights and 
access arrangements. This permission was varied in 2006 and 2007, and a new permission 
was granted by the Olympic Delivery Authority in March 2012 (LPA ref: 10/90641/EXTODA, 
GLA ref: PDU/ 1681z). 

• In early 2017 the Borrower submitted a planning application for ‘Phase II’, as follows: 

− The change of use of existing subterranean car parking spaces to provide 14,532 sq.m. 
(GIA) of new Class A1-A4 retail floorspace and 9,429 sq.m. (GIA) of ancillary and back of 
house space 

− 20,238 sq.m. of replacement car parking (578 spaces) to replace the current 1,179 spaces 
within the application site. This would result in a reduction of 601 spaces. 

− The insertion of three new escalator structures on Level 14 (The Street). 

− Associated internal and below grade works to facilitate new vehicle, pedestrian and service 
access arrangements. 

• The proposed development is for predominately ‘higher order’ A1 comparison goods retail, 
and associated A2/A3/A4 floorspace, tailored to meet the continuing demand from retailers for 
new and/or additional representation at Westfield Stratford City. The Phase II scheme 
represents a net increase of circa 10% floorspace.  

• The new retail floor, which will replace existing car parking at Level 08, is expected to provide 
circa 75 units, including kiosks, but the internal configuration of the space and number of units 
will ultimately be determined by occupier demand. The basement level (Level 04) will be 
excavated to provide a new car parking deck which will replace the existing car parking deck 
being removed from Level 10. Minor changes to lifts, escalators and plant will result at Levels 
14, 30 and 40. 

• The planning application for Phase II was referred by the London Legacy Development 
Corporation (LLDC) to The Mayor of London in February 2017 for non-compliance with the 
London Plan. In June 2017 the LLDC decided that it was minded to grant planning permission 



Cushman & Wakefield | The Addressees 
Valuation Date: 31 March 2019 

Property Record 
Valuation of: Westfield Stratford City Shopping Centre 

 

26 

 

and in January 2018 advised the Mayor of this decision, who in turn supported this decision in 
February 2018.  

• Although planning permission has been secured for ‘Phase II’, given the current challenges 
facing the retail occupational market, we do not anticipate this development to commence in 
the short term.  

Planning Policy Framework 

• The London Legacy Development Corporation (LLDC) acts as the planning authority for the 
area around and including Queen Elizabeth Olympic Park. This means that any planning 
application made in that area, called the Legacy Corporation planning boundary, must be 
submitted to the LLDC rather than to the local borough. 

• Elsewhere in the borough, The Newham Local Plan was adopted in December 2018 and sets 
out the Council’s vision and framework for development. It addresses needs and opportunities 
across a number of themes, including housing, the economy, community facilities, 
infrastructure and the environment.  

Policies Affecting the Property 

• Within the LLDC Local Plan, Westfield Stratford City sits within ‘Site Allocation SA3.1 – 
Stratford Town Centre West’. The LLDC aim to provide an overall mix of town centre uses 
respecting the existing character, scale and massing within the allocation area. Office and 
residential uses are being encouraged to complement the existing retail offer.  

• Within the Newham Local Plan, the Council state that the regionally significant economic role 
of the borough will be centred on Stratford, which will provide major employment and business 
opportunities derived from its international, regional and local connectivity, strategic retail 
growth, tourism, education facilities, together with the extensive service sector supporting 
these.  

• Major new housing (at least nearly 4,300 units) and accompanying jobs growth and 
infrastructure provision will be delivered primarily on three strategic sites, including one just to 
the south-west of the Property known as ‘S05 Stratford Central’.  

• The vision for Stratford Central is for it to be an integral part of a thriving Metropolitan Centre, 
which will be a hub for surrounding communities; a gateway to Newham; and a destination in 
its own right. A strong connection will be formed between the existing town centre with finer 
grain retail, workspace and cultural assets, and Stratford City, which offers large scale new 
shopping and leisure facilities. This will create a vibrant place that will serve an international 
and regional community, given strategic transport connections already in place, whilst 
retaining a distinctive East End character. The town centre encompassing Stratford City and 
Stratford town centre will operate as an employment hub, incorporating office, cultural, 
educational and community uses, as well as opportunities for high density residential 
development sensitively integrating with and enhancing the historic setting of the listed 
buildings and Conservation Areas. 

• The Stratford area is subject to major infrastructure investment including key transport projects 
such as Stratford International Station, Crossrail, and DLR enhancements. Major investment 
in the development of the Olympic Park and the delivery of legacy sites has already resulted 
in transformational change to Stratford and West Ham, bringing major development and 
investment in the quality of the environment and lifting Stratford to an international role. 
Significant challenges remain in integrating the new with the old, including equalising 
environmental quality and widening access to the new opportunities provided by major 
development. Further reducing barriers to movement and integrating these areas is a key 
objective for the Local Plan.  
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Other Statutory Matters 

• We are not aware of any road scheme or compulsory purchase order that could affect the 
Property.  

7.  Taxation 
• Based on the tenancy schedule provided to us, the total business rates payable across the 

entire shopping centre for the current year is £40,230,339.  

• In England, the Non-Domestic Rating Multiplier for the fiscal year 2019/2020 has been set at 
50.4 pence.  There is a surcharge for the City of London of 0.6 pence in the pound. 

• Properties with rateable values below £51,000 are eligible for the Small Business Non-
Domestic Rating Multiplier, which for the fiscal year 2019/2020 has been set at 49.1 pence 
(49.7 in City of London).  Businesses in London with assessments greater than rateable value 
£70,000 are liable to pay a Cross Rail Levy of 2 pence in the pound. 

• The Government introduced a new five year transitional rate relief scheme to phase in the new 
2017 Rateable Values.  For 2019/2020, the limits are as follows: 

Maximum increases Maximum decreases 

Large 
properties 
(RV above 
£100,000) 

Medium 
properties 
(RV over 

£28,000 in 
London and 

£20,000 
outside) 

Small 
properties (RV 
under £28,000 
in London and 

£20,000 
outside) 

Large 
properties 
(RV above 
£100,000) 

Medium 
properties 
(RV over 

£28,000 in 
London and 

£20,000 
outside) 

Small 
properties (RV 
under £28,000 
in London and 

£20,000 
outside) 

49% 20% 10% 5.9% 20% 35% 

Empty Rates 

• Vacant premises are eligible for business rate relief. Rates on vacant retail premises are 
charged at full rate following an initial three-month exemption.  

• We have reflected the potential empty rates liabilities in our valuation, except for any initial full 
exemption, because this may be enjoyed by an existing tenant prior to the premises reverting 
to the landlord.  

Value Added Tax 

• We have assumed that the Property is elected for VAT purposes. 

Capital Allowances 

• There may be capital allowances available to a purchaser of the Property. We have not 
considered the benefits of these in our valuation. Should these be available, this may assist 
the marketing of the Property. 
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8.  Tenure and Occupational Interests 
Title  

• We have been provided with: 

− a draft Certificate of Title and ‘Material Issues Report’, both undated and prepared by 
Ashurst LLP.  

− a draft Certificate of Title (undated) including summary lease reports for 21 key leases, 
prepared by DAC Beachcroft LLP. 

Overview  

Type of tenure Freehold, save for and excluding “Bridge 20”.  
Bridge 20 is held pursuant to a lease granted for a 
term of 999 years from 16 July 2008 subject to an 
annual rent of £2 (two pounds). It connects into 
Olympic Park Avenue to the north and then into 
Honour Lea Avenue. 

 

Title no(s) EGL557876 (as to the freehold title). 

EGL557849 (as to bridge 20) 

Any material encumbrances or unduly 
onerous / unusual easements, restrictions, 
outgoings or conditions? 

None apparent 

Any title characteristics likely to have an 
adverse impact on value, either now or over 
the proposed loan term? 

None apparent   

• We have reviewed, from a surveyor’s point of view, those items which from our reading of the 
two Certificates of Title and Material Issues Report that could have a material impact on value. 
Whilst we have therefore considered the legal documentation provided, we cannot take 
responsibility for the legal interpretation of it.   

• Having reviewed the documentation provided to us, we have not identified any such factors 
materially affecting the valuation.  As would be expected of a modern, newly constructed 
shopping centre, benefitting from a predominately freehold title and institutional occupational 
leases, very few material issues have been identified by Ashurst LLP.  

• We summarise the salient points from the Material Issues Report as follows:  

− The Property comprises registered land.  The Property is registered in the name of Stratford 
City Shopping Centre (No. 2) Nominee A Limited and Stratford City Shopping Centre (No. 
2) Nominee B Limited with title absolute.  Title absolute is the best class of title which is 
available. 

− Railways and transport assets are located on, beside and beneath the Property.  These 
include the London Underground ticket hall which is situated on the Property, the 
Docklands Light Railway Line which runs beneath the Property and the national railway 
and High Speed 1 lines which run beside the Property.  The presence of railways and 
transport assets on, beside and beneath the Property will have an impact on the ability to 
do future works and on the nature of those works.   
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− Certain title matters affect both the Property and adjoining land.  Cross indemnity provisions 
exist which allow for the recovery of costs from adjoining owners.  However, there is a risk 
that the owners of the Property could be held liable for a breach by an adjoining owner or 
incur a loss as a result of its actions but be unable to recover its costs or losses if the 
adjoining owner has insufficient financial strength.  We consider the risk to both lender and 
Borrower to be relatively low on this point.  

Occupational Interests 

• We have not been provided with copies of the occupational leases but have been provided 
with a tenancy schedule by the Borrower dated 31 March 2019. We have relied on the 
information so provided. We have made an assumption that the leases are free from any 
unusual or onerous provisions or covenants which may affect value. Unless otherwise stated 
below, we have made an assumption that all occupational leases are on full repairing and 
insuring terms. 

Lease Form 

• We have not read any of the occupational leases, but have assumed that they are based on 
a standard form incorporating the following salient points: 

Occupational Lease Summary 

Rent Rents are generally payable in one of two ways. Either a fixed 
rent subject to 5-yearly reviews, or a minimum guaranteed rent 
(i.e. base rent) plus an annual turnover top-up (i.e. an additional 
rent payable based on a percentage of store turnover).   

Rent Review The rent is reviewable on a 5-yearly basis to open market rental 
value, making the usual assumptions and disregards. 

Repair The Tenant undertakes full repairing liabilities  

Insurance The Tenant reimburses the Landlord the cost of insuring the 
building, plus 3 years’ loss of rent 

User For any use within Class A1, A2 or A3 of the Town and Country 
Planning (Use Classes Order) 1987 

Alienation The Tenant may assign or under-let the whole. 

Alterations Not without Landlord’s consent (not to be unreasonably withheld) 

Temporary Leases 

• Temporary leases are not a significant feature at the Property given the level of occupational 
demand. Despite being short term leases, the level of rents being achieved are broadly in line 
with our opinions of rental value, albeit a few of these rents are inclusive of service charge. 
These leases also account for just 1.93% of the Property’s aggregate gross income and 1.94% 
of the Property’s aggregate rental value.  
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Indexed / RPI Leases 

• The following leases are subject to RPI-linked rent reviews:  

Unit Tenant Current Rent 

LC01 All Star Lanes £328,570 

Cinema Vue £1,293,435 

SU3017 Zara (car parking) £344,709 

SU0047 Hyundai £371,350 

SU1026 Kiko Milano £279,810 

• We have adopted an RPI rate of 2.5% per annum in our valuation.  

Rent Arrears 

• We have not been informed of any material arrears.  

Outstanding Rent Reviews 

• There are 18 outstanding rent reviews at the Property. We have reflected the assumed income 
position upon settlement of the outstanding rent reviews in our valuation, which reflects an 
overall 18% uplift in rent.  

• The Arcadia outstanding rent reviews have been treated differently in our valuation compared 
to the other units. TopShop/TopMan currently pay £1.0m p.a., with a rental value on their unit 
of £1.925m p.a.. Similarly, Dorothy Perkins/Burton/Miss Selfridge currently pay £650,000 p.a. 
with a rental value on their unit of £955,000 p.a.  

• The Arcadia CVA announced in May 2019 clearly pre-dates the valuation date, yet it would be 
remiss of us to ignore it. Even at the March valuation date, where the details of the CVA 
proposals were unknown, there is doubt as to whether a full uplift in rent would be achievable 
given Arcadia’s struggles. We have therefore reflected an assumed uplift at the 2016 rent 
review equating to 70% of rental value. We believe our approach reflects a realistic cashflow 
position as at the valuation date, while also having regard to the positive re-letting prospects 
of the Arcadia units.  

Vacant Units 

• In total there are 21 vacant retail units with a combined Market Rent of £6,237,500 per annum. 
This equates to a vacancy rate of 4.4% by ERV.  

• As at the valuation date, terms are in negotiations with a number of retailers in relation to 
vacant units. Should these transactions progress, the vacancy rate would reduce to 3.5% by 
ERV.  

Service Charge 

• The service charge budget for the 2019 full year is £30,040,000, which equates to a rate of 
£22.34 per sq ft for the internal retail units and £16.68 per sq ft for the external units. The latest 
budget represents a 4.8% increase on the year-prior, with an increase in air conditioning and 
energy costs driving a lot of this change. The increase in service charge costs between 2017 
and 2018 was 2.6%.  

• The service charge at both of Westfield’s London schemes (i.e. Stratford and White City) have 
historically always been higher than other prime and super-prime shopping centres, with a 
typical range being between, say, £10-£15 per sq ft. This higher cost is reflective of, amongst 
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other things, higher than average repair, security and cleaning costs – which all relate to the 
high level of footfall. 

• With retailers focusing more and more on their total occupancy costs, to a certain extent the 
level of service charge per sq ft could hold back rental growth at the Property.  

Insurance 

• Based on the tenancy schedule provided to us, the total insurance premium for the current 
year is £711,103.  

Service Charge, Insurance and Business Rates Shortfalls 

• There are shortfalls associated with vacant units as would be expected.  

• A small number of leases contain service charge caps, or are inclusive of insurance, rates 
and/or service charge. 

• We have allowed for these shortfalls in our valuation.  

Turnover Income 

• A total of £4,991,115 per annum is currently received from 31 tenants paying turnover. We 
comment further on this in Section 10 below.  

RMU (Mall) Income 

• Retail Merchandising Units (RMUs) provide shopping centre owners with additional income 
from renting out mall space. Examples of RMUs including small kiosks, photo booths, vending 
machines and children’s toys. There is currently a mixed view between owners as to which 
strategy is best to employ. Some believe it is best to fill mall space as much as possible to 
improve the scheme’s overall net income, whilst others are of the opinion that employing such 
a strategy creates cluttered, unattractive malls which ultimately disengages the scheme’s 
principal income generators – the retailers themselves – by drawing customers away from 
their stores. 

• We have been provided with historic and forecasted mall income by the Borrower as follows: 

 Gross Revenue Costs Net Revenue % change 

2015 8,050,964 1,968,054 6,082,910 - 

2016 7,554,119 2,008,887 5,545,233 -8.8% 

2017 7,653,958 2,781,325 4,872,633 -12.1% 

2018 7,715,681 2,545,134 5,170,547 6.1% 

2019 
(budget) 8,307,058 2,467,587 5,839,471 12.9% 
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Car Park Income 

• We have been provided with historic and forecasted car park revenue by the Borrower as 
follows: 

 Gross Revenue Costs Net Revenue % change 

2015 £13,247,931 £2,911,965 £10,335,966 - 

2016 £13,297,519 £3,475,101 £9,822,418 -5.0% 

2017 £13,130,923 £4,050,048 £9,080,875 -7.5% 

2018 £13,055,487 £4,330,052 £8,725,435 -3.9% 

2019 
(budget) £13,880,000 £4,638,928 £9,241,072 5.9% 

• The Borrower has advised us that the car park has performed strongly so far this year and 
they are on course to deliver the budgeted net income of £9.2m (+7% vs 2018). 

• The key driver of the 2019 revenue growth is a tariff increase, which was implemented on 4th 
March 2019. Since this date, revenues are tracking up +9.2%.   

• Given the positive performance year-to-date, we have reflected the 2019 budget of £9,241,072 
in our valuation.  

Marketing Costs 

• In the majority of shopping centres, the service charge would usually include an allowance for 
marketing costs, which are typically shared 50:50 by the landlord and tenants.  

• The landlord’s contribution to the marketing budget is £2,000,000 per annum. Given the size 
of the scheme this figure in in-line with expectations. We have reflected this figure in our 
valuation.  

Income Summary 

  Deemed 

Gross income  £133,575,094 pa 

Base Rent  £110,639,214 

Turnover Rent  £4,991,115 

RMU Income  £5,839,471 

Car Park Income   £9,241,072 

Other non-rental income  £2,864,222 

Non-recoverable revenue deductions  £8,497,807 pa 

Net income (allowing for any non-recoverable costs)  £125,077,287 pa 

* Deemed income includes settlement of all lease renewals and/or rent reviews outstanding at the Valuation 
Date at our opinion of rental value and reflects any topped-up income resulting from outstanding contracted 
rent free periods. 
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9.  Income Analysis 
• Unless otherwise stated, the analysis in this section assumes fully topped-up income and 

ignores landlord generated mall and car park income. 

Top 10 Tenants by Current Income 

Tenant Current Rent 
p.a. 

Current 
Rent % 

ULT to 
Expiry (yrs) 

ULT to Term 
Certain (yrs) 

Market Rent 
p.a. 

Over/under-
rent 

H & M £3,750,000 3.3% 12.51 4.50 £3,750,000 0.0% 

Primark £3,000,000 2.6% 12.01 7.01 £3,000,000 0.0% 

M & S £2,682,465 2.4% 40.26 40.26 £2,675,000 0.3% 

Zara £2,264,709 2.0% 2.00 2.00 £2,220,000 2.0% 

Next £2,210,000 1.9% 2.45 2.45 £2,200,000 0.5% 

Aspers Casino  £1,944,608 1.7% 17.51 17.51 £1,925,000 1.0% 

New Look £1,600,000 1.4% 2.25 2.25 £1,600,000 0.0% 

Boots £1,500,000 1.3% 7.01 2.00 £1,500,000 0.0% 

Zara (t/o rent) £1,391,500 1.2% 2.00 2.00 £1,391,500 0.0% 

Victoria's Secret £1,350,000 1.2% 2.76 2.76 £1,350,000 0.0% 

Total £21,693,282 19.0%     £21,611,500 0.4% 

Weighted Average Unexpired Lease Term (WAULT) 

• The weighted average unexpired lease term (WAULT) by lease expiry across the entire 
scheme is 9.3 years, while the WAULT by term certain, assuming all tenant break options are 
activated, is 5.1 years.  

• If we remove the long-term M&S, John Lewis and Waitrose income from this analysis, the 
WAULTs by lease expiry and term certain would reduce to 5.8 and 4.6 years respectively.  

• The WAULT is perhaps a little lower than might be expected, although this is a function of two 
things. First, there is a lack of exposure to department store income which, in the current 
market, we view as a positive. For example, the Property does not have 35-year leases to 
Debenhams or House of Fraser at high rents which inherently carry a significant amount of 
risk.  Secondly, approximately 50% of the current income has a lease expiry or break option 
in 2021, being the 10th year anniversary of the shopping centre opening. This naturally reduces 
the average unexpired lease terms, although we believe the retention rate of occupiers in 2021 
should be good owing to the Property having the highest sales density of any major shopping 
centre in the UK. As a result, Westfield Stratford is perceived by occupiers to be a ‘best-in-
class’ retailing environment. Occupier demand therefore continues to be strong despite the 
current challenging occupational market, which should help maintain rental tension at the 2021 
lease expiry cycle. We therefore believe the Borrower is well placed to appropriately asset 
manage the Property leading up to, and beyond, 2021. 

Under-Rent 

• Overall the centre is under-rented, with the passing rent on occupational leases being 2.3% 
below our opinion of rental value. This is a function of positive rental growth across the 
shopping centre.  
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Covenant Profile 

• The covenant profile is excellent, with 97% of the current occupational income being secured 
against national multiple retailers and 3% attributed to local traders. 

 

• If we were to add back in the mall and car park income to this analysis, we can see the 
importance of this income to the Property’s overall cashflow, together accounting for 11% of 
total gross income.  
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Expiry Profile 

• The chart below shows the spread of income expiring (to lease expiry) over the next 15 years.  
As shown, 53% of income expires within five years of the valuation date, a further 26% expires 
within 10 years of the valuation date and the remaining 21% expires thereafter.  

 

• The following chart shows the same 15 year period as the above, although considers income 
by term certain (i.e. assuming that all tenant break options are activated) rather than lease 
expiry. As would be expected, additional income is lost in the first five years in particular (now 
64% compared to 53% previously).  
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• If we were to focus more on the first five-year period from the valuation date, the lease expiry 
cycle in 2021 is immediately apparent. Following an active asset management programme, 
we believe a proportion of this can be mitigated by entering into lease renewal discussions 
early and extending the income profile.   

 
 

• Finally, the five-year income profile to lease breaks once again shows additional income being 
lost in all years, which is not surprising.  
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• The chart below summarises the income lost to lease expiry over the next 15 years. 

 

• This chart does not assume any of the units are re-let or existing leases renewed, and 
therefore reflects a very unlikely ‘doomsday’ scenario.  

• The impact of the lease expiry cycle in 2021 is clear, although - as mentioned previously - in 
reality the asset managers will look to renew / regear leases prior to this date in order to 
maintain the income profile at the centre.  
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10.  Tenant Trading / Feedback 
• We have been provided with turnover information for the Property by the Borrower, which has 

been grouped according to retail sector. From this we are able to calculate the respective 
‘effort ratios’. An effort ratio is a measure of how profitable a store is based on the total 
occupational costs (i.e. rent, rates, service charge and insurance) as a proportion of the 
retailers’ total turnover.  

• Grouping the retailers by sector provides a benchmark by which the performance of individual 
stores may be judged, and can operate as an early warning system for underperforming 
retailers. Generally, an effort ratio of below 30% is looked upon favourably and should 
generate very profitable stores. The effort ratios for the tenants above are summarised as 
follows: 

Sector Turnover Data FY2018/2019 Effort Ratio 

Majors £172,782,417 8.6% 

Fashion £388,220,259 21.0% 

Footwear £52,261,822 25.3% 

Jewellery £39,062,331 21.0% 

Leisure £122,290,314 10.0% 

General Retail £90,205,351 16.4% 

Homewares £13,946,908 26.8% 

Retail Services £8,148,296 26.1% 

Food Retail £19,351,796 20.0% 

Food Catering £129,576,507 17.5% 

Mobile Phones & Accessories £12,954,566 34.7% 

Cinemas £14,172,859 19.7% 

Entertainment £42,957,964 13.1% 

Exceptions / Pad Sites £13,066,804 12.6% 

Travel £8,345,567 3.6% 

Total  £1,127,343,761 17.0% 

• Sector effort ratios across the Property range from 3.6% to 34.7%, with the majority sitting in-
between 10.0% and 25.0% (though there will be individual stores that sit outside these sector 
averages). We consider the effort ratios above to be strong and indicative of a well-positioned 
centre with balanced passing rents and occupancy costs. The outlier to this, despite 
constituting only a small proportion of the overall centre turnover and current income, is the 
Mobile Phones & Accessories sector where the effort ratio is 34.7%. It is worth noting that the 
turnover data for stores of this nature is not truly reflective of their performance, as sales 
generated in the store may complete elsewhere (i.e. mobile phone contracts online) and not 
form part of the reported turnover. 

• The latest Global Data sales density benchmarking information, as at September 2018, places 
Westfield Stratford in the number 1 spot of major UK shopping centres, 15.3% ahead of 
Westfield London in second place and 53.7% ahead of Bluewater in third. The table below 
presents the 10 schemes as reported by Global Data: 

Centre Sales Density (psf) 

Westfield Stratford (London) £632 
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Westfield London (London) £548 

Bluewater (Greenhithe) £414 

Bullring (Birmingham) £406 

Intu Lakeside (Grays) £396 

Trafford Centre (Manchester) £373 

The Centre MK (Milton Keynes) £324 

Meadowhall (Sheffield) £293 

intu Merryhill (Dudley) £290 

Intu Metrocentre (Gateshead) £256 

• Overall, it is clear from the above that tenants generally trade exceptionally well at Westfield 
Stratford. 

11.  Administrations and CVAs 
• According to research conducted by auditing firm Deloitte, the number of large retailers that 

launched CVAs in 2018 increased seven-fold nationwide compared to the previous year, as 
the challenging market took its toll on the UK retail sector.  

• New Look was among the first retailers to use a CVA to restructure their business in 2018, 
with other big names including House of Fraser, Mothercare, Select and Paperchase.  

• Meanwhile, the number of retail administrations increased for the second year in a row, from 
118 that collapsed in 2017 to 125 by the end of last year; an increase of six percent.   

• Westfield Stratford City has been relatively unaffected by CVAs and administrations compared 
to other prime and super-prime shopping centres. As at the valuation date, there were nine 
tenants currently in CVA and one tenant in administration. We summarise this position as 
follows:  

Tenant Category Rent 
Reduction 

New Passing 
Rent 

Rent Reduction 

New Look Cat 1 None £1,600,000 £0 

Jamie’s Italian Cat 1 None £295,000 £0 

Mothercare Cat 1 None £300,000 £0 

Aldo Cat 1 None £405,000 £0 

Supercuts Cat 1 None £82,000 £0 

GBK Cat 1 None £275,000 £0 

Select Fashion Cat 1 None £500,000 £0 

Giraffe Cat 3 95% £11,075 -£210,425 

Paperchase Cat 4 65% £137,848 -£256,003 

Chicago Rib Shack Admin 100% £0 -£180,000 

• The quantum of Category 1 leases is representative of retailer performance at the Property, 
and perhaps an unwillingness from tenants to risk possible eviction from one of the best 
shopping centres in the UK.  
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12.  The Retail Occupational Market 
Overview 

UK retail is in a state of flux, driven for the most part by the ongoing shift to online and changes 
in consumer behaviour. More recently, this has been compounded by rising costs such as 
business rates and the minimum wage, not to mention Brexit-related uncertainty. However, with 
any retail market commentary, it is important to maintain perspective and focus on the long-term, 
rather than being fixated by the here and now. 

That being said, 2019 is expected to be yet another very tough year for retailers. The most recent 
CVAs and administrations include Select, Paperchase, LK Bennett and Snow + Rock.  Recent 
profit warnings include Ted Baker, Links of London, Halfords, Quiz and H&M. 

Even the most successful retailers are not immune to the very difficult trading conditions; 

1. Primark UK like-for-like sales were -2% for the half year to 2 March 2019. 

2. John Lewis Partnership like-for-like sales were -1.4% for the year to 26 January 2019, 
having previously reported half year profits down 99%. 

3. Next like-for-like sales were -7.9% in store, for the year to January 2019.  

Major retailers announcing closures include New Look (85), M&S (100 by 2020) and House of 
Fraser, who have agreed terms on 22 of 59 stores, with the remainder expected to close. 

Debenhams & Arcadia are now where much attention is focused.  A CVA by Debenhams was 
expected before the March quarter day, yet a refinancing at the end of March delayed the 
inevitable until early May 2019. Having now received creditor approval, 22 stores will close by 
early 2020 with rents lowered by as much as 50% on 105 other stores. The CVA will eventually 
see the closure of 50 stores over the coming years.  

The mainstream department stores are in retreat, hampered by more direct interaction between 
brands and consumers and a lack of investment, as well as high occupancy costs. The concept 
is not necessarily obsolete, as evidenced by some very successful high-end operators (e.g. 
Harrods, Selfridges and – to a degree – John Lewis), but the key to its wider survival almost 
certainly lies in a much smaller store footprint and a focus on experiential, lifestyle and wellness 
formats. 

Arcadia have closed 210 units since 2016 and now have 570 stores.  Their CVA was announced 
in May 2019, with the closure of 23 stores and rent reductions of up to 70% on the remainder of 
the portfolio.  

Against the backdrop of difficult trading conditions, retailers are looking at ways of reducing costs, 
with downsizing or renegotiations of rents being considered.  This may take the form of covering 
landlords’ operating costs, paying turnover only rents or paying a base rent with a turnover top up 
should a sales threshold be achieved.  The payment of full market rentals is generally only 
achievable when profitable retailers are seeking to renew leases, although increasingly retailers 
who have achieved rent reductions on their estate will also seek discounts on their best units.  
Low vacancy rates may create rental tension within the best shopping centres, however these 
scenarios are becoming rarer in the current climate. 

Tenants are seeking greater flexibility prior to signing leases. Typically on prime shopping centres, 
tenants of unit shops will sign 10-year leases with 5th year breaks, whilst at secondary centres 5-
year leases with 3rd year breaks are more likely.  The days of 25-year leases and even 15-year 
leases are long gone, other than for retail/leisure uses with high capital cost requirements, i.e. 
cinemas and themed restaurants. 

In view of these two trends, weighted average lease lengths (WAULTs) at shopping centres are 
reducing and may range from 2 - 7 years for secondary to prime centres.  Given the role of 
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turnover rents and shortening leases, the leasing of shopping centres may eventually align itself 
more closely with retail outlet malls which are generally let on 5-year leases at low base rents 
with turnover top ups.  Being dependent on regular turnover information, this may assist landlords 
in managing their assets, highlighting to them tenants in difficulty at an early stage. 

This trend may also result in shopping centres units being let by reference to an affordable rent 
rather than a Zone A rent derived from a letting of a nearby unit.  Given that few new leases are 
subject to rent review, many landlords may be looking at pursuing this option. 

Ultimately, shopping centres will need to evolve and the model of a scheme with a 50% or higher 
fashion and department store mix is now outdated.  Instead, shopping centres may include food 
halls, health and wellbeing uses, education facilities, events space, residential uses and space 
occupied directly by manufacturers.  The structural changes in the retail market are presenting 
opportunities for such a shift, however these difficulties will not be fixed overnight and for many 
centres continued retail use may never been viable long-term again.  

Structural Changes 

Disruption is by no means just a UK phenomenon and technological advances are disrupting 
markets globally. For example, retail conditions in some sectors of the US are exceptionally 
difficult. That said, clear trends are developing which give us clues as to the future shape of retail 
real estate. The Hudson Yards development in New York is a very successful example of a 
carefully curated retail and leisure mix. Another example is the iconic Carnegie Library in 
Washington, which will be turned into a retail store alongside an events and educational space, 
offering classes, talks, concerts and workshops. 

The structural shift to online in the UK has been underway for over a decade – online sales 
accounted for just 3% of total retail sales in 2007, against nearly 20% in 2018. This has presented 
a significant challenge to the traditional retail model and has caused widespread disruption. We 
expect this disruption to continue, at least in the short term, but in time the sector will balance out 
to a ‘new state of normal’. Having grown at 13.7% pa over the last 10 years, the expectation is 
that online sales will account for around 30% of all retail sales over the next decade.  

This expansion has been driven by technology and it is no consequence that retail and 
ecommerce feature heavily in the Financial Times’ 1,000 fastest growing companies, with Boohoo 
in first place.  However, there is growing acknowledgment that the narrative is no longer “physical 
vs online” but instead “physical and online”. This is none more so evident than the announcement 
in May 2019 that Amazon has partnered with Next to provide a click-and-collect service. 
Launching at hundreds of Next stores in the UK, customers will be able to choose a physical pick-
up point when they reach the check-out on the Amazon website. Last mile delivery has long been 
one of the greatest challenges for online retailers, and physical shops provide a convenient 
solution to get products direct to consumers efficiently.   

The Future of Retail 

There is likely to be significantly less retail space going forward, but that which remains will need 
to have a clear purpose. Moreover, it is key to note that around 80% of all retail sales still occur 
in physical stores. Success in the future will therefore be based on a balanced approach to 
physical footprint, digital alignment and logistics execution. 

There is no fixed formula to success for retailers. Key factors that are generally relevant include 
a high online sales penetration rate, an appropriate number of stores, a brand that shoppers 
identify with and an ability to respond quickly to market trends.  Those companies that have failed 
to embrace these points are amongst the failures to date. Debenhams is a prime example.  

Other areas prone to disruption include high streets in small and medium-sized towns (unless 
they have a lifestyle offering), as well as secondary shopping centres, many of which will need to 
be repurposed. There is, however, a distinction between comparison-based secondary centres 
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and service/convenience-led schemes which are aligned to their local catchment and play a vital 
role within the community. 

Traditional retail will continue to play a vital role in the distribution chain, although it will likely form 
a smaller component of the overall tenant mix on high streets and in shopping centres and retail 
parks. We should acknowledge that the UK has too much front-end retail space – probably in the 
region of 25-30% – and that store closures, whether the result of ‘right-sizing’ or retailer 
insolvency, will continue to be a feature of the retail market for the foreseeable future. It is likely 
that some shopping centres and retail parks will need to be completely redeveloped as a result.  

That said, amidst the negative headlines, it would be easy to overlook the opportunities in the 
current market. Voids left by departing retailers create space for alternative uses and functions, 
such as events venues, educational facilities, exhibitions, civic and commercial offices, as well as 
much needed residential space. Private medical facilities and places for health and wellbeing are 
also on the increase. 

Market pressures are forcing occupiers to innovate, and exciting new concepts continue to 
emerge. The rapid growth of new leisure operators, particularly in city centre locations, is an 
example of this – in addition to food and beverage, activity and fitness-based formats are 
increasingly filling gaps left by traditional retailers. Technology is turning the retail sector on its 
head, although it is not necessarily the enemy of occupiers and investors. It should therefore be 
considered key to enhancing the in-store experience, as well as making property management 
and marketing more efficient. 

As consumers become more demanding and less predictable, flexibility in the built environment 
is critical to ensuring the continued vitality and viability of our retail and leisure destinations. Whilst 
central government will need to assist this process by creating the right conditions for 
regeneration, local planners, investors and occupiers will also need to play a role in this. The 
headwinds currently facing UK retail are expected to continue at least in the medium term, but 
once the dust settles, the sector may well emerge fitter for purpose, leaner and more dynamic 
than ever before. 

Retail Sales  

According to the BRC-KPMG Retail Sales Monitor, March 2019 like for like sales fell by 1.1%, as 
greater uncertainty resulted in prospective shoppers postponing spending.  Brexit is continuing to 
impact customer confidence.   

Q1 2019 Like For Like sales performance  

RETAILER SECTOR SALES PERIOD 
Asos Internet Fashion 16.2% 6m to 28/2 

Hotel Chocolat Chocolate 13.0% Total sales 6m to 31/12 

Entertainer Discount toys 12.3% yr to 28/1 

Mountain Ware Outdoor 12.0% 13 wks to 6/1 

Joules Fashion 11.7% 7 wks to 6/1 retail sales 

Greggs Baker 9.6% 7wk to 16/2 

H&M Fashion 8.0% Q to 28/2 

WHSmith  News 6.0% Total sales 20 wks to 19/1 

Footasylum Shoes 5.0% 18 wks to 29/12 rev 

JD Sports  Sports 5.0% 48 wks to 5/1 

Morrisons Supermarket 4.8% yr to 3/2 
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Q1 2019 Like For Like sales performance  

The Works Books 4.5% 11 wks to 13/1 

Ted Baker Fashion 4.2% yr to 26/1 

Waitrose Supermarket 1.3% yr to 26/1 

Dixons  Electrical 1.0% 10 wks to 5/1 

Fat Face Fashion 0.0% 5 wks to 5/1 

Jack Wills Fashion -1.1% yr to 28/1 

Sainsburys Supermarket -1.1% 15 wks to 5/1 

JLP Dep store -1.4% yr to 26/1 

Game Electrical -1.5% 23 wks to 5/1/19 

Kingfisher DIY -1.6% yr to 31/1 

N Brown  Fashion -1.6% Q to 5/1 

Primark Discount Fashion -2.0% 24 wks to 2/3 

Halfords Bicycle/automotive -2.2% 14 wks to 4/1 

Boots Chemist -2.3% Q to 28/2 

Moss Bros Fashion -4.3% yr to 26/1 

Debenhams Dep store -5.3% 26 wks to 2/3 

FCUK Fashion -6.8% yr to 31/1 

Next Fashion -7.9% yr to Jan stores 

Revolution Bars F&B -8.0% 8 wks to 23/2 

Supergroup Fashion -8.5% 13 wks to 26/1 

Quiz Fashion -11.1% 2m to 28/1 

Mothercare Childrens -11.4% 13 wks to 8/1 

 

Internet Sales  

Online sales growth was 3% in March, below the 12-month average of 7.1%.  All online categories 
have seen growth, including health and beauty, shoes and clothes.   

A key differentiator in terms of retailer performance is the relationship between the number of 
physical units and online penetration. John Lewis/Next/Joules, for example, all have a circa 50/50 
split compared to H&M at 15% online sales. Next’s recent in-store performance is -7.9%, 
compared to online at +14.7%.  Next also generate 69% of their profit from online sales. 

Despite trading profitably in store, Majestic wines are to become a pure on-line business, trading 
under their Naked Wines brand.  They currently have 200 stores. 

Internet Sales Growth  

Entertainer 38.0% yr to 28/1 

Footasylum 28.0% 18 wks to 29/12 rev 

Mountain Warehouse 24.6% 13 wks to 6/1 

Ted Baker 20.4% yr to 26/1 
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Internet Sales Growth  

Moss Bros 19.6% yr to 26/1 

H&M 18.0% Qu to 28/2 

Quiz 16.2% 2m to 28/1 

Fat Face 16.0% 5 wks to 5/1 

Next 14.7% yr to Jan stores 

Halfords 7.5% 14 wks to 4/1 

Debenhams 2.0% 26 wks to 2/3 

Supergroup -0.7% 13 wks to 26/1 

Footfall  

 February 2019 

High Street -1.9% 

Out of town -0.8% 

Shopping Centres -3.4% 

Total -2.0% 

This is the 15th consecutive month of footfall decline and the 23rd consecutive month of shopping 
centre decline.   

13.  UK Investment Overview 
• The prospect of a no deal Brexit increased rapidly over the course of the first quarter leading 

to heightened uncertainty and denting investor confidence and wider activity in the market. 
Although in the near term we have a sense of reprieve, with the UK’s exit now delayed until 
the end of October, uncertainty over the nature of the UK’s exit from Europe still overhangs 
the market and is likely to impact sentiment and levels of trading in the near term. 

• According to the MSCI (IPD) monthly index equivalent yields across all sectors moved out 
over the first quarter with the All Property yield moving out 5 bps to 5.86%. The biggest swing 
was in retail (+13bps to 6.27%) and residential (+12bps to 5.31%). Both offices and industrial 
saw swings of less than 2bps. On an annualised basis most markets continue to show 
compression in yields - retail the exception.  

• Prime yields flatlined in most sectors, although no markets saw an inward movement in a clear 
sign that the we are at an advanced stage in the current cycle. The average prime UK all 
property yield moved out 11bps to 4.74% and is now higher than in five other European 
markets.  

• With a more marginal outward shift in secondary yields measured by MSCI, the gap between 
prime and secondary narrowed further to 111 bps.  

• Uncertainties in the wider market sent gilt yields lower increasing the gap to property. With 
interest rates expected to remain lower in the near term we expect prime yields remain stable 
in most markets during 2019 as investors focus on better quality assets.  

• The exception being retail where we generally expect some modest outward shift across the 
majority of markets – this is symptomatic of wider concerns over increased vacancies and 
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expectations of weaker or negative rental growth as the sector grapples with changing 
consumer habits. 

• With uncertainty in the market set to persist in the near term we see investment activity 
focussed on better quality assets, with longer term secure income. As a result we expect the 
gap between prime and secondary to widen on the back of a greater outward drift in secondary 
yields. 

• A total of £11.2bn of commercial real 
estate was traded in the first quarter, 
which was 20% lower on the same 
period a year ago. Annualised 
volumes slowed to £59bn, down from 
£69bn a year ago. Activity was weaker 
in the mainstream sectors – office, 
retail and industrial. Volumes in 
residential and hotels held up in line 
with trends last quarter. Overall we have seen £4.7bn invested in alternative assets during Q1, 
taking their overall share of the market to 42%, its highest share on record and follows a 29% 
and 35% share in each of the previous two quarters, underscoring the continued demand for 
assets in these sectors.  

• Along with alternative assets, Central London has maintained its resilience with trading for all 
asset types marginally higher over the quarter, with annual trading 8% higher y-o-y at £23bn.  

• Investor appetite from overseas buyers has also been impacted with a sharper drop off in the 
flow of capital from outside of Europe. Domestic activity also slowed.  

• In contrast an uptick in investment from European cross border sources was observed, 
notably, Belgian, French and German sources. Most of this activity (over two thirds) was 
centred on alternative assets – hotels, residential and care homes. With prime yields on the 
continent now lower than the UK, there remains appeal in UK assets for those believing in the 
long term fundamentals.  

• In a further sign of calm, figures from the Investors Association showed a marginally positive 
inflow into funds in March, having been negative over the previous three months providing 
much needed stability for these funds.  

• With the form of the UK’s exit from the EU still to be determined levels of trading are expected 
to remain weak over the course of the year as prospective buyers cast a detailed eye over 
transactions. Whilst capital remains in the wings, greater due diligence and a lack of product 
is likely to stifle activity, with the focus expected to centre on better quality assets in core 
sectors and continued appetite for alternatives.  

• Should we see greater clarity on the UK’s position relative to the EU emerge, we could see 
the release of pent-up demand and an uptick in activity. 
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14.  The Shopping Centre Investment Market 
SUMMARY  
Completed transactions Q1 2019    £90m (7 centres) 

Completed transactions 2018  £1,174m (33 centres, £35.6m average size) 

Completed transactions 2017  £1.77b (£55.7m average size) 

Completed transactions 10 year average    £3.08b 

Market Players Vendors; Receivers, St Modwen, Aberdeen Standard.  

Purchasers; Praxis, Areli, Crosstree, Norinchukin Bank. 

Investment Volume 

Since the start of 2018 there has been continued weakening of investment sentiment towards 
shopping centres, compounded by the well-publicised troubles in the occupational market. Until 
this occupational uncertainty stabilises, and capital values halt their decline, we are seeing 
investors reluctant to make significant shopping centre purchases.   

With transactions in 2018 totalling just £1.2bn, 2019 is anticipated to be another low-volume year 
in the shopping centre market. Q1 2019’s investment volume of £90m was the joint lowest level 
of transactional activity ever recorded, representing just circa 10% of the 10-year quarterly 
average figure. It also compares to the post Brexit Referendum (Q3 2016) figure of £123m and 
equals the post Banking Crisis (Q3 2008) figure of £90m.  It is apparent from these comparisons 
just how out of favour the shopping centre sector is from investors’ perspectives right now. This 
can be linked to a number of factors, including:  

1. Continued weakening of the occupational backdrop with a resultant impact on rental 
levels and shortening lease lengths. 

2. Unrealistic vendor expectations when putting assets on the market. 

3. Major retailers facing uncertain futures, in particular Arcadia and Debenhams. 

4. The expectation that values will continue to fall further.   

 

Total Quarterly Shopping Centre Transaction Volumes 
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Total Annual Shopping Centre Transaction Volumes 

 
Pricing  

Pricing for shopping centre assets first saw yield adjustments in Q3 2016.  At first this adjustment 
was confined to all asset classes other than super prime, with this part of the sector proving more 
resilient given the polarisation from a retailer’s perspective between the very best and worst 
shopping centres. 

In late 2017, the super prime sector also saw pricing adjustment in response to the low level of 
transactional volume. There were also concerns over liquidity for larger centres and in particular 
the lack of transactions for major stakes in Bluewater Shopping Centre. 
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This adjustment increased during 2018 as transactional volumes declined and sentiment to the 
sector weakened, as evident from the two aborted attempts to purchase intu plc.  The first 
transaction with Hammerson plc also failed in April 2018 and the second transaction comprising 
a consortium bid failed in November 2018; at a share price 18% lower than the previous offer. 

As the number of tenant failures and CVAs increased in 2018, pricing for all shopping centres has 
adjusted significantly over the last 12 months.  

  C&W yields June 18 Sep 18 Dec 18 Mar 19 June 19 12 mth shift 

Super Prime 4.50 4.75 4.85 5.10 5.25 +75 bps 

Prime 5.75 6.00 6.25 6.75 7.00 +125 bps 

Dominant Secondary 7.00 7.00 7.50 8.00 8.50 +150 bps 

Secondary 8.50 8.50 9.00 9.50 10.00 +150 bps 

Tertiary 10.00 10.50 11.00 12.00 13.00 +300 bps 

This yield shift coupled with declining incomes and a reduction in rental values has resulted in 
value declines for all shopping centre asset classes.  Typically, in 2018 prime regional assets saw 
value declines of 10% or more.  This adjustment is expected to increase in 2019, as an element 
of contagion is evident across all asset classes, with retailers seeking rental reductions and more 
flexible leasing terms.  The degree of landlords’ bargaining power is a function of vacancy rate 
and whether there are viable alternative occupiers.  The best assets are expected to prove more 
resilient than weaker assets, however they are not proving immune to tenants’ demands for more 
favourable terms. 

With concerns over reletting and lack of rental growth, investors are wary of ascribing reversionary 
value to income streams and in fact expect rents to decline.  Consequently, shopping centres are 
at best being priced off ‘Day 1’ net initial yields, but in an environment of significant over-renting 
in many shopping centres, a realistic assessment of the short-medium term cashflow is critical in 
correctly pricing an asset. It is therefore not uncommon to see fundamentally solid shopping 
centres achieve double-digit yields on the expectation that the running/equivalent yields fall over 
a, say, one or two year period.  

The consideration of alternative uses is also becoming increasingly important, as the opportunity 
for development becomes a factor.  Presently, there is more focus for schemes in Greater London 
and the South East with conversion of offices or new construction of residential space.  Such 
factors are unlikely to have an impact nationally unless entry values are adjusted materially.   

Comment on Market Indicators 

Super-Prime 

Transactional activity in the super-prime sector has been virtually non-existent in recent years, 
with our best benchmark still being the marketing of Bluewater which has happened in various 
tranches. First, Royal London purchased Hermes’ 7.5% share in September 2017 for 4.40% net 
initial, having been offered at a quoting price of 3.90%.  

At the same time, GIC and Lendlease Retail Partnership (LLRP) were offering their respective 
17.5% and 25% interests in Bluewater at a quoting price of 4.50% net initial. GIC’s stake failed to 
generate any material interest, with Lendlease being perceived by the market as being the more 
motivated seller due to the imminent maturity of the LLRP fund.  Their 25% stake went under offer 
to AXA at 4.75% net initial, who subsequently tried a price chip to 5.00%. This was rejected by 
Lendlease, and their share was withdrawn from the market in Summer 2018.  
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Based on C&W’s benchmark yields, on sentiment alone we consider that super-prime yields have 
moved out by 75 basis points to 5.25% since the Lendlease Bluewater share was withdraw from 
the market.  

Prime 

Like the super-prime sector, activity in the prime arena has been particularly thin. Highcross 
Leicester was purchased by Norinchukin Bank and M&G in October 2018 for £235m. The vendor 
was Hammerson, and the agreed price reflected 5.50% net initial and 6.1% equivalent. It is 
important to note that this deal was agreed in January 2018, with a particularly protracted period 
to completion.  C&W’s benchmark yield in January 2018 was 5.50%, which moved to 6.25% by 
the end of 2018 and today stands at 7.00% net initial.  

The most recent benchmark for our current prime yield is intu Derby, which exchanged 
(conditional on financing) in April 2019. A 50% share of this scheme is being purchased by Cale 
Street. The reported price is in line with the December 2018 book valuation of £372.5m (6.7% Net 
Initial / 7.2% Equivalent), although the sale is not a traditional property transaction. Under the 
agreed terms of the JV-partnership, Cale Street will receive its half of the income ahead of intu in 
the event of a shortfall. If the rental income from the centre increases, this additional revenue 
goes to intu. We further understand that Cale Street’s equity has been guaranteed by intu.  

We believe this JV structure favours Cale Street over intu, and therefore it is our view – which is 
widely shared by the investor community – that the reported yield of 6.7% net initial shows a 
premium against a more traditional sale of the 100% interest. As a market indicator, therefore, 
intu Derby is a little misleading and the true initial yield is likely to be in excess of 7.00%.  

Dominant Secondary 

There is greater activity in the non-prime end of the market, with higher yields attracting a greater 
pool of purchasers. There are a number of shopping centres available or under offer, with 
arguably the most notable being County Mall, Crawley.  This was brought to the market by 
Aberdeen Standard at £110m and 6.6% net initial in October 2018 and is understood to be under 
offer to a German investor at an initial yield of 8.25%.  This is a dominant secondary centre in the 
South East with Debenhams and Primark anchors. With Debenhams having subsequently agreed 
their CVA, the price and yield on this transaction is likely to change before completing.  

Secondary 

There remains a significant wall of money for secondary shopping centres across the UK, with 
Private Equity investors still willing to invest in the sector. The main blocker to transactions 
progressing, however, is the high entry yields that Private Equity investors now require – typically 
into the double digits – and finding vendors (more often than not also Private Equity) willing to 
take material loses on their capital values.  

Councils remain prevalent buyers of secondary shopping centres, having access to cheap debt 
and being motivated to regenerate their local town centres.  

Examples of recent sales include: 

• The Forum Shopping Centre in Sittingbourne was purchased in January 2019 by Praxis 
for £7.0m / 9.70% net initial. This is a freehold scheme with an attractive WAULT of 17 
years, driven by a long lease on the car park to the Council which accounts for circa 18% 
of the net income and nearly half of the asset value.  
 

• Pentagon Shopping Centre in Chatham sold in May 2019, having been purchased off-
market by the Council for £34.8m / 8.25% net initial. This is a long leasehold interest (150 
years from 2017 at a peppercorn rent to the Council), with key anchors including 
Sainsburys, Boots, Superdrug, Poundland, JD Sports and New Look. WAULT of 4.2 
years to lease expiry and 3.4 years to break.  
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• Pavilion Shopping Centre in Thornaby sold in May 2019 to LCP at £8.5m / 11.00% net 

initial. This is a leasehold scheme (150 years from 2008 at a 10% gearing), anchored by 
Asda for a further 67 years at a rent geared to 17% of ERV. The current rent passing on 
the Asda is £214k per annum. WAULT of 16 years to lease expiry and 15 years to break.  

‘Repurposing’ continues to be the latest trend, with investors seeking value by swapping retail for 
other uses. The largest transaction of Q1 2019, Nicholson Walk in Maidenhead, is a key example. 
This scheme has potential residential upside and received at least 10 serious bids, including from 
Taylor Wimpey, Reef and Sorbon Estates (a subsidiary of Shanly Homes). The successful bid of 
£25m from Areli Real Estate was at least double the reported book value of the scheme, with this 
pricing driven by the perceived residential upside in a Crossrail town.  

Whilst repurposing will no doubt become more commonplace in the coming years, there is a 
geographical challenge associated with it. Generally speaking, there is a £400-£450 per sq ft 
hurdle rate on residential capital values in order to make repurposing viable. Clearly this is an 
issue for failing shopping centres in the North, where residential values are naturally lower.  

Outlook 

We summarise our outlook for the shopping centre market as follows:  

• Values are expected to decline throughout 2019 for all classes of shopping centre assets. 

• Threat of further CVAs and store closures will continue to affect sentiment in the sector. 

• The Super-Prime sector is expected to be most resilient, although increasingly retailers 
are seeking rental discounts in such centres as vacancy rates increase. 

• Prime/dominant sectors are potentially the most vulnerable as yields have held, based 
on limited transactions. However, this part of the market will potentially be affected by 
poor sentiment towards retail occupiers (in particular House of Fraser, Debenhams and 
Arcadia).  

• New Private Equity money is lining up to take advantage when owners of secondary 
schemes are unable to refinance on rebased values, or tire of waiting for the institutional 
sales exit route to reappear.  

• Local Authorities remain confident in investing in their local town centres. We expect this 
to be a continuing trend, particularly while they are able to secure low interest finance.  

• Non-forced sellers will hold assets for the time being, although voids and income decline 
may render this too painful for some failing schemes.  There may therefore be a 
continuing shakeout of obsolete schemes for alternative uses.  

• Further outward yield movement across all spectrums of the shopping centre market are 
expected in 2019. 
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15.  Principal Valuation Considerations 
Location / Situation and Competition 

• Situated adjacent to the 2012 Olympic Park, Stratford has established itself as one of London’s 
premier shopping destinations. Ongoing office and residential development in the immediate 
vicinity will continue to further establish Stratford as its own ‘micro-city’ within London.  

• A second shopping centre in Stratford, known as the ‘Stratford Centre’, does not directly 
compete, with this scheme having 62 retail units over 300,000 sq ft. It is anchored by a 31,000 
sq ft Sainsbury’s and has a convenience/value-led retail offer. Tenants include Poundland, 
Peacocks, SportsDirect and Lidl. There are few, if any, tenants within Stratford Centre that 
would either pose a threat to the retail offer within Westfield Stratford City, or would be a target 
for the Borrower to take space within the Property. Similarly, we believe it highly unlikely that 
occupiers within Westfield Stratford City would look to relocate within the Stratford Centre.  

• We consider the main competing shopping centres to the Property to be:  

− Bluewater was developed by Lend Lease and opened in March 1999. The entire site 
comprises a 243 acre former chalk quarry. The shopping centre is now the 5th largest in 
the UK, totalling approximately 1.85m sq ft of retail floorspace, and benefits from footfall of 
approximately 27 million people per annum.  

The shopping centre is arranged over two levels and is triangular in shape with three 
distinct, separate malls, housing approximately 330 units. It is anchored by John Lewis 
(330,000 sq ft), Marks & Spencer (208,000 sq ft) and House of Fraser (132,000 sq ft). 
Additional key retailers include Boots, Next, Arcadia, H&M, Primark, Zara and Gap. 

The scheme also houses three food courts, one located off each mall, comprising a total 
of approximately 50 catering units. 

− Intu Lakeside is a regional shopping mall neighbouring Bluewater, totalling 1.4m sq ft and 
home to approximately 250 shop units. Key tenants include M&S, House of Fraser, 
Debenhams and Primark.  A £72m leisure extension opened in 2019, with occupiers 
including Nickelodeon Adventure, Puttshack (indoor mini golf), Hollywood Bowl and a new 
food hall concept.  Footfall is circa 24 million people per annum and has remained flat 
during the course of 2019.   

Intu Lakeside is located north of the Dartford tunnel just 9 miles from Bluewater, but the 
River Thames acts as a significant physical barrier preventing notable leakage either way. 

− Westfield London dominates retailing in the west of London, being the largest shopping 
centre in Europe following a £600m extension (including a £33m John Lewis anchor) in 
early 2018. Alongside John Lewis, key retailers include M&S, House of Fraser and 
Debenhams. Like Stratford, Westfield London has a premium feel to it, although parts of 
the original ‘Phase 1’ are struggling to re-let following tenant relocations into the new 
extension. The vacancy rate at Westfield London is therefore significantly higher than at 
Westfield Stratford.  Rental values have historically been in excess of £500 Zone A, 
although these are starting to come under pressure given the level of vacancy. As at the 
valuation date, we consider Westfield Stratford to be the superior of the two Westfield 
shopping centres.  

• With regards to the shopping centres identified above, we consider the threat of competition 
to be limited. The two Westfield shopping centres sit nicely together in terms of location, 
dominating both West and East London catchments. Bluewater and Lakeside are both regional 
shopping centres, and somewhat dated compared to the Westfield’s. We believe Westfield 
Stratford is favourably positioned compared to both Bluewater and Lakeside.   
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• The wider Stratford area continues to see widespread regeneration and development, 
including: 

− Unibail-Rodamco-Westfield, as one stakeholder of the “Cherry Park Partnership”, will 
deliver a £670m Private Rented Sector (PRS) residential scheme adjacent to Westfield 
Stratford.  It will be one of London's largest single-site PRS schemes. Construction work is 
set to start in Q2 2019, with a phased completion and a delivery expected post 2023. The 
Cherry Park Development will feature approximately 1,200 new homes benefitting from a 
suite of amenities including a residents' gym, swimming pool, workspace and high-quality 
public areas.  

− The Madison Square Garden Company have submitted plans for ‘MSG Sphere London’, a 
venue that would hold up to 21,500 people. This would make it the largest concert arena 
in the UK. The Madison Square Garden Company, which is behind the New York concert 
and sports venue of the same name, bought a 1.9-hectare (4.7-acre) site in Stratford, 
adjacent to the Olympic Park and Westfield Stratford, that was used as a coach park during 
the 2012 London Olympics. The London Legacy Development Corporation (LLDC) will 
have the final say on the ongoing planning application, but if approved it is estimated that 
the venue could generate £2.7bn for the UK economy over 20 years. Clearly the benefits 
for Westfield Stratford would be significant, particularly for the leisure/restaurant elements.  

− Telford Homes plc, a London focussed residential property developed, agreed to purchase 
a 1.14-acre site on International Way, Stratford. The site sits adjacent to Stratford 
International station and Westfield Stratford City. 380 homes are expected to be delivered 
with subsidised affordable housing anticipated to make up 50% of the development. 
Contracts were exchanged in February 2019 subject to conditions being met. 

− International Quarter London is a £2.4 billion joint venture between London & Continental 
Railways and Lendlease that will ultimately deliver 4 million square feet of office space, 333 
new homes and community facilities across a 22 hectare site. Forward sales for a number 
fo the commercial office buildings were secured from Deutsche Bank and Legal & General 
totalling more than £615 million. The FCA and TfL have already committed to occupying 
the first two buildings to be delivered. The project is expected to compete in 2025. 

− The London Legacy Development Corporation received consent in May 2019 for Stratford 
Waterfront, as part of its plans for the East Bank at the heart of the former 2012 London 
Olympics site. Stratford Waterfront will provide a 550 seat theatre for Sadler’s Wells, 
together with a new centre for choreography and a hip hop academy, both of which it said 
will be the first of their kind in the country. The proposals also include a new residential 
neighbourhood with 600 new homes including 35% affordable housing. Stratford 
Waterfront is expected to open from 2022. Further development is expected in the coming 
years as part of the wider East Bank development. 

− Legal & General completed a circa £250m deal to forward fund the construction of 14 
Westfield Avenue, an office scheme in Stratford, which pre-let to the Secretary of State for 
Communities and Local Government to establish a new HMRC regional centre. 
Construction started in March 2018 and is expected to be ready for occupation in late 2020. 
It is located immediately south west of the Westfield Stratford City shopping centre and 
immediately north-east of the TfL building, which was also funded by Legal & General and 
the Olympic Aquatic Centre on Westfield Avenue. 

Building Design / Condition / Suitability 

• The Property was developed to a high standard between 2007 and 2011, and has been well 
maintained since.  
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• Given the high level of footfall, the wear and tear of the finishes is much higher than most 
shopping centres, although the Borrower appears to have appropriately planned for this. We 
have also reflected over £20m of capital expenditure in our valuation to allow for ongoing 
repairs and maintenance.  

• The retail units are generally well proportioned and the right size to meet current occupier 
demand. 

Site / Environmental Issues 

• We are not aware of any major site or environmental issues adversely affecting the Property.  

Planning / Statutory Issues 

• We are not aware of any major planning or statutory issues adversely affecting the Property.  

• Planning permission has been secured for Phase II, as outlined above, although given the 
current occupational challenges facing the wider retail market, we do not believe this extension 
will be pursued in the short-medium term.  

Tenure 

• The Property is held Freehold.  

Income Security and Tenant Quality 

• The Property is let to a whole host of strong national covenants, such as John Lewis, Primark, 
Zara, Adidas and JD Sports. The shopping centre has been largely unaffected by CVAs and 
administrations.  

• Across the entire scheme, the WAULT by lease expiry and term certain (9.3 years and 5.1 
years respectively) can be considered satisfactory. Appropriate asset management and 
regearing of leases over the next couple of years should help improve the income profile at 
the centre.   

• Finally, the overall covenant strength across the centre is good, with 97% of occupational 
income attributed to national multiple retailers. The car park is also generates 7% of the total 
income at the Property.  

Lettability 

Current Letting Prospects  

Estimated period to re-let Property (if vacant) at Market Rent 6 months for a standard 
retail unit 

Estimated incentive package required (rent equivalent) 6 months on a 10 year term 
certain 

• We consider that the retail and leisure units within the Property have good reletting prospects, 
with current demand and supply dynamics supporting the existing rental tone.  

• The likely challenge from a leasing perspective in the short term comes from the first floor, 
where there is a vacant former-Missguided unit virtually adjacent to a vacant former-American 
Eagle unit, opposite Dorothy Perkins (CVA risk) and Adidas (who will be vacating following 
their upsize). However, there is an offer that is likely to progress on the Missguided unit to 
Flannels, while House of CB, who are currently on The Street, are in advanced talks to take 
the American Eagle unit. 
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Asset Management Opportunities 

• The Property benefits from being asset managed by a best-in-class shopping centre asset 
manager, who are well placed to appropriately asset manage the scheme over the period of 
the loan. 

• Other than completing outstanding rent reviews, securing tenants for vacant units and 
mitigating any voids or rent reductions arising from CVAs or administrations, the focus for 
asset management in the short-medium term will turn to mitigating as much risk as possible 
from the 2021 lease expiry profile. This will take the form of early lease regears and securing 
tenants on longer terms. Given the positive trading from retailers within the Property, we 
believe there will be good appetite from occupiers to secure longer-term leases post-2021.  

Rental and Capital Performance and Growth Prospects 

• Historically, the rental performance at the Property has been exceptionally good:  

Year 2012 2103 2014 2015 2016 2017 2018 

Net Income (£m) 83.0 83.6 88.3 96.8 103.4 115.2 124.5 

% growth y/o/y - 0.7% 5.6% 9.6% 6.8% 11.4% 8.1% 

% growth cumulative - 0.7% 6.4% 16.6% 24.6% 38.8% 50.0% 

• This performance is party a function of a stabilising shopping centre, which one would typically 
expect to see over the first five-year period, but also a reflection of the fact that Westfield 
Stratford City has arguably exceeded most people’s expectations in terms of overall quality 
and retailer trading performance. We would expect the rate of net income growth to reduce in 
the coming years as prime rents begin to top out. 

• Following the Brexit Referendum announcement, Cushman & Wakefield’s rental growth has 
been revised downwards and our research group are predicting rental growth for UK shopping 
centres and Central London over the next five years as follows:   

Year 2019 2020 2021 2022 2023 

UK Shopping Centres -2.3% -2.6% -2.2% -1.5% 0.8% 

UK Shopping Centres (prime) -1.0% -1.8% -1.5% -0.5% 1.0% 

Central London 0.5% 0.7% 1.5% 1.0% 1.1% 

• Super prime malls such as Westfield Stratford City are expected to outperform UK shopping 
centres, and the above chart illustrates the outperformance of Central London.  It should also 
be highlighted that the above figures are for the eight prime thoroughfares in Central London; 
these have seen significant rental growth and the rental tones are materially higher than at 
Westfield Stratford City. 

• Whilst the Brexit effect on the UK has been well documented, attention in 2019 has been 
drawn to the worsening retail occupational story.  With little respite to the constant bad news 
on the sector, the expectation is that shopping centre owners will experience tough trading 
conditions in the short term at least, with the effect most pronounced on secondary shopping 
centres having fashion dominated occupier profiles.  Super prime and Central London 
schemes are expected to be less affected. 

• Whilst the difficulty facing retailers is a function of structural shifts within the market, including 
the growth of online shopping, there is an element of cyclical nature on customer spend. A 5+ 
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year lease profile for a shopping centre will provide a degree of comfort from tenants looking 
to exploit the short-term weak market conditions. A key date within this timeframe is the 
October 2019 withdrawal from Europe, which presently is contributing towards a number of 
the difficulties affecting retailers’ performance.  

• Against this uncertainty and difficulties faced by the retail sector, the UK remains an attractive 
place for overseas investors to invest, with the focus on Central London.  In 2018, total Central 
London investment volume was £19.5b, 1.5% ahead of the 5-year average.  Asia Pacific 
investors were the most acquisitive at 40%, with overseas investors in total accounting for 
76% of all purchases.   

• With a weakening occupational market evident, the risk to shopping centre values is on the 
downside, albeit prime retail assets are expected to perform better than secondary assets.  
Westfield Stratford City would be viewed in the context of the top tier of shopping centres 
comprising Westfield London, Canary Wharf Shopping Centre and Bicester Village.  

• The defensive nature of such assets reflects their wide occupier base.  While the retail sector 
has deteriorated, most notably for mid-fashion, department store and restaurant chain 
operators, consumers have continued to spend money on a cross section of retailers and 
restaurants as well as leisure, albeit the online retail element is increasing at the expense of 
“in store”.  Hence, it is the best shopping environments attracting affluent customers that are 
expected to prosper at the expense of secondary destinations. We would expect Westfield 
Stratford City to continue to outperform the wider market in the short, medium and long term.  

• Given the Property’s prime location, its predominantly let status, widespread nature of its 
occupier base including lower exposure to department stores, the strength of income and 
rental value, it is likely to offer a degree of security for investors. 

• Westfield Stratford City is one of the few shopping centres in the UK experiencing stability of 
rents, and – in some places within the scheme – even an element of rental growth. This is 
evident by the deal to Morphe at £500 Zone A, well in excess of the established tone (£450 
Zone A).  

Saleability 

Current Sale Prospects  

What is the estimated period it would take to sell the Property at 
Market Value? 

9-12 months 

Purchaser demand is likely to be Satisfactory 

• The retail sector is currently going through a period of structural change and investor sentiment 
has been severely weakened as a result. That said, we believe the Property displays most of 
the key attributes attractive to purchasers, including its Freehold tenure, London location, 
complimentary surrounding developments (both office and residential), rental growth 
prospects, security of income and high visitor footfall / retail spend. Furthermore, the Property 
is located adjacent to a key transportation hub which will benefit further with the arrival of 
Crossrail.  

• The Property is a unique investment opportunity and would be regarded as a “trophy” purchase 
by investors. As a result, we believe it would be well received by the investment market.  

• We consider that the Property would appeal to global investors including Sovereign Wealth 
and institutional investors. Whilst such buyers have not been active recently in the shopping 
centre sector, and there are questions as to whether they would actively seek a super-prime 
UK shopping centre in the current market, we believe prospective purchasers might include: 
The Abu Dhabi Investment Authority, Oxford Properties/Richemont, PSP Investments, Norges 
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Bank Investment Management, CPP, Australian Super, Japanese Super Fund (in conjunction 
with M&G Investments), Gingko Tree Investment, China Investment Corporation, National 
Pension Service of Korea. CK Asset Holdings, Credit Suisse and Hanwha Group.  Such buyers 
are likely to be in partnership with asset managers providing expertise.   

16.  Valuation Approach and Opinions of Value 
Background 
Our opinion of value is based on an analysis of recent market transactions, supported by market 
knowledge derived from our agency experience.  

Our valuation calculations are attached as an Appendix to this Valuation Report. 

16.1. Rental Value 

Approach  
Rental value has been assessed on the basis of Market Rent, assuming new leases drawn on 
standard, effective full repairing and insuring terms, generally for a term of 10 years with a fifth 
year tenant break option and incentives granted equivalent to around 3-6 months’ rent.  

In arriving at our opinion of rental value, we have analysed the passing rents within the Property 
on a Zone A basis, considering each pitch on a floor by floor basis. For certain retail types, such 
as department store anchors or Medium Sized Units (MSUs), as well as F&B units, market 
practice is to analyse passing rents and rental value as an overall rate per sq ft. 

To further substantiate our opinion of rental value, we have consulted with our agency colleagues, 
who are retained as leasing agents on the Property on behalf of the Borrower. We have 
considered the ongoing leasing of vacant units as well current market sentiment before forming 
our opinion of rental value. 

It is important to note that rental tones for specific pitches throughout the centre are fluid by nature, 
as ongoing leasing causes continual shifts. The Property opened in mid-2011, with the model 
lease structure being a 10-year lease with an upward only rent review in the 5th year and some 
instances of a break option in the 5th year; this typically fell between April and July 2016. 
Consequently, much of the evidence that sets the current rental tones is from rent reviews dating 
from 2016.  

As of March 2019, approximately 55% of current rent passing across the Property (excluding car 
park and mall income) was set at the 2016 rent review cycle. Consequently, in certain areas of 
the Property there is limited evidence more recent than 2016 and, as such, we have paid particular 
attention to evidence after 2016 where appropriate and relevant. Nevertheless, rent reviews 
continue to support the existing rental tones alongside current leasing activity, with certain pitches 
continuing to see an increase in rental values.  
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16.2. Market Rent 
Our opinions of the rental values are set out in the attached valuation calculation printouts. Our 
opinion of the aggregate of the Market Rent as at the Valuation Date, for each of the elements 
within the Property is:  

£142,690,920 per annum exclusive 

This Market Rent breaks down as follows: 

  Market Rent 

Aggregate  £142,690,920 

Base Rent  £119,755,040 

Turnover Rent  £4,991,115 

RMU Income  £5,839,471 

Car Park Income   £9,241,072 

Other non-rental income  £2,864,222 
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16.3. Market Value 
Our opinion of the Market Value of the property has been primarily derived using comparable 
recent market transactions on arm's length terms. 

Renewal Assumptions and Permanent Void  
In line with current market practice and investor rationale when acquiring shopping centres such 
as the Property, we have reflected an assumed cashflow of expiries and rent free renewals over 
a two year period from the valuation date. This approach is merely a means to achieve an overall 
income trend for the property that we judge prospective purchasers would consider realistic. 
Beyond the two-year explicit modelling period we have adopted a permanent running void 
equivalent to 2.0% of rental value.  

Hypothetical Vendor Top-Ups 
Vendor top-ups result from where we have assumed the full contracted income on units where 
rent frees are still to expire or where there are initial stepped rent periods. Where these occur, we 
have assumed the full contracted income from the valuation date, and made an appropriate 
capital deduction off the gross valuation to ‘net-back’ the cashflow. For example, if the rent is 
£100,000 pa for a new lease starting on the valuation date and the incentive is 9 months, the top-
up would be £75,000 at the date of valuation. 

We have reflected hypothetical vendor top-ups in our valuation totalling £562,658.  

Sales Evidence 
We have followed the market convention of reflecting notional purchaser’s costs in our yield 
calculations, representing Stamp Duty Land Tax (England & Wales) or Land & Buildings 
Transaction Tax (Scotland), agents’ and legal fees and VAT. This is a notional adjustment and 
the amount is set by market convention and so may not be the same as the actual costs incurred 
in a transaction.  
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SHOP STOP, CLAPHAM JUNCTION, 
LONDON 
JUNE 2018 

 
 

 
 

 
 

 
 
 

• Located 3.6 miles south-west of Central London in a 
popular residential hub for commuters.  

• Shop Stop is a predominately freehold site which acts 
as the main entrance to Clapham Junction station, 
Europe’s busiest railway interchange.  

• Catchment population of 1.8 million. Footfall of circa 15 
million.  

• The scheme comprises 74,500 sq ft of retail, leisure, 
residential and office accommodation. 

• National multiple retailers include Sainsbury’s Local, 
M&S Simply Food, Paperchase, Superdrug, Hotel 
Chocolat, Moss Bros, Caffe Nero and Starbucks.  

• 88-space car park with direct access into the centre.  
• 100% occupancy.  
• Prime Zone A rents of £250 Zone A. 
• 21.5% of current income is secured for 10+ years.  
• WAULT of 6.5 years to expiry, 5.5 years to break.  
• Potential residential development opportunities, with 

Wandsworth Council supportive of retail and 
residential-led mixed use development on the site.  

Purchased by DTZ Investors and Sovereign Centros 
for £136m reflecting £155m reflecting 3.00% net initial 

and 5.10% equivalent.  Vendor was Delancey  

Like Westfield Stratford, Shop Stop is located adjacent to a 
key London transportation hub. The shopping centre has 
effectively been fully let and occupied for the past 10 years, 
with retailer demand for the scheme having always been 
strong due to the excellent footfall. Retailers generally 
report strong trading, and few are willing to give up their 
units. In fact, the landlord’s challenge has always 
historically been in getting space back to then re-let at 
higher rents. That being said, a new tone has been set at 
£250 ZA, meaning that the retail rents are today showing a 
significant reversion.  

The site has been targeted as a potential redevelopment 
opportunity to create significant residential space, a hotel 
and a revised station entrance. The large-scale 
redevelopment was, at one point, a £300m regeneration 
project, but viable options are now on a smaller scale.  

Whilst the lot size is significantly lower than Westfield 
Stratford, this comparable is useful to demonstrate yields 
achievable for well-let shopping centres located on key 
transport hubs.  
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BLUEWATER, DARTFORD 
SEPTEMBER 2017- JULY 2018 
 

 
 

 
 

 
 

 
 

• Bluewater is 22 miles east of Central London and close 
to Junction 2 of the M25 

• Opened in 1999, Bluewater is established as one of the 
first of a new generation of regional shopping centres, 
and has played a significant role in the ongoing 
regeneration of the Thames Gateway.  

• The shopping centre has 334 shops, restaurants, cafes 
and bars within approximately 1.8m sq ft, arranged 
along three, two level malls. 

• Anchored by John Lewis, House of Fraser and M&S 
• Other key retailers include Showcase Cinema, Boots, 

Next, H&M, Zara, River Island, Topshop/Topman, 
Superdry and Hollister.  

• Freehold. 
• Prime Zone A rents of £365 per sq ft.  
• WAULT of 7.0 years to expiry, 5.5 years to break  
• 34 vacant units, accounting for 6% by ERV.  
• Footfall of 27 million per year.  
• 13,000 free car parking spaces.  
• Quoting price was £166.2m / 3.90% NIY / 4.30% NEY 

Hermes’ 7.5% interest sold to Royal London at £155m 
reflecting 4.40% net initial in Sept 2017. Lendlease 

LLRP’s 25% interest failed to sell at 4.75% net initial in 
July 2018  

The sale of a 7.5% interest to Royal London is the most 
recent evidence of a super-prime shopping centre 
transaction in the UK, showing 4.40% net initial back in 
September 2017. 

A more representative benchmark of the market is the failed 
sale of LLRP’s 25% share, which having gone under offer 
to AXA at 4.75% net initial fell through when the purchaser 
attempted to chip the price to 5.00% net initial. Since this 
deal fell through, we consider that super-prime yields have 
moved out by circa 35 basis points based on sentiment 
alone.  

Bluewater is no longer considered by many in the market to 
be a top-tier super-prime shopping centre. This is owing to 
its comparatively high vacancy rate, lack of rental growth 
and certain physical restraints. We consider Westfield 
Stratford City to be in a different league of super-prime 
shopping centre and would expect a substantially lower 
yield profile to be achievable.  
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Approach 
As outlined earlier in this report, we have based our opinion of value on our assumed net income 
of £125,077,287, which takes into account the outgoings and non-recoverable costs already 
discussed in this report.  The deductions from the gross income are as follows: 

• Void/inclusive service charge:  £3,586,651 

• Void/inclusive insurance:   £63,285 

• Void/inclusive business rates:  £2,847,871 

• Landlord contribution to marketing:  £2,000,000 

• Total Revenue Deductions:  £8,497,807 

In addition to deductions from the gross income, we have also made the following capital 
expenditure deductions from the gross valuation: 

• Landlord maintenance:   £21,936,362 

• Development works:   £4,046,000 

• Outstanding tenant capital payments: £1,130,627 

• Future tenant capital payments:  £2,017,500 

• Assumed vendor top-ups:  £562,658 

• Legal and Letting Fees:   £956,624 

• Total capex deductions:  £30,649,771 

While there are various cashflow techniques available to us when arriving at our opinion of Market 
Value, this methodology requires subjective estimations for growth and discounting more typically 
associated with an investor’s opinion of worth.  Based on the devaluation of the evidence detailed 
above and in line with accepted market practice, we have adopted a comparison method of 
valuation in arriving at our opinion of value. 

We consider that Westfield Stratford is likely to receive significant interest as a single lot in view 
of its quantum, global profile, stability of income and ongoing asset management potential.  

Within the UK, there is virtually no recent super-prime shopping centre investment evidence for 
us to consider. The marketing of Bluewater shopping centre in 2017-2018 is our most recent 
benchmark. As outlined above, Royal London purchased Hermes’ 7.5% share in September 2017 
for 4.40% net initial, having been offered at a quoting price of 3.90%.  

At the same time, GIC and Lendlease Retail Partnership (LLRP) were offering their respective 
17.5% and 25% interests in Bluewater at a quoting price of 4.50% net initial. Despite the LLRP 
share going under offer at 4.75% net initial to AXA, neither of these interests managed to sell 
following AXA’s attempt to move pricing to 5.00% net initial. The sales process was eventually 
withdrawn in July 2018.  

There is a perception that Bluewater is no longer considered in the top tier of regional super-prime 
shopping centres, owing to the higher vacancy rate with a consequent lack of rental growth. Part 
of this stems from the large number of small units. The lease profile is also restricted by the three 
main anchor stores being sold off on leases in excess of 100 years. Furthermore, there are 
physical restraints in the form of restrictions on the ability to provide double height units, the layout 
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lacks a central food and beverage/leisure hub, and its location in a former gravel pit presents 
access/expansion constraints. It is our view that Westfield Stratford City is in a different league of 
super-prime shopping centres compared to Bluewater, and as such we would expect a lower yield 
profile to achievable at the Property.  

For prime London, the DTZi acquisition of Shop Stop Clapham for £137m, reflecting 3.00% net 
initial and 5.10% equivalent, is an important indicator. This yield profile, however, is distorted by 
the reversionary nature of the income, with recent rental evidence supporting significant increases 
in rental income in the short-medium.  

Westfield Stratford City is more akin to Shop Stop, being situated adjacent to a major 
transportation/railway hub, albeit the lot size is much smaller and there are clear development 
opportunities at Clapham Junction which was built into the pricing. Nevertheless, it illustrates the 
attraction of a managed shopping centre opportunity in an edge of Central London location 
situated at a major transport hub.  

Not included within the transaction schedule above, but worthy of comment in order to illustrate 
the appetite for London retail at low yields, is the off-market sale of Burlington Arcade in May 
2018. This iconic shopping destination was purchased by property tycoons David and Simon 
Reuben for £320m, reflecting 3.70% net initial. The running yield moved to circa 4.2% after 12 
months. The vendor, Thor Equities and Meyer Bergman, acquired Burlington Arcade in 2010 for 
£104 million and had invested considerably into the scheme. With rents of £1,500 Zone A, 
opportunity for rental growth is arguably limited.  

There is clearly a lack of transactional evidence for super-prime shopping centres in the UK, not 
least those with a price tag of over £1 billion. In summary, Bluewater provides us with an indication 
of pricing for a ‘second-tier’ super-prime shopping centre at 4.75-5.00% net initial in Summer 
2018, Clapham Junction provides evidence for low-yielding shopping centres located on key 
London transportation hubs, while Burlington Arcade also shows appetite for low-yielding, iconic 
London retail schemes. 

Given the lack of evidence in the UK, we have also looked across Europe to consider investor 
appetite for large, prime shopping centres. This is on the premise that we believe the investor 
pool for Westfield Stratford City would extend far and wide globally. We have identified the 
following recent transactions:  

Shopping Centre Comments 

Jumbo Mall, Helsinki, Finland 
February 2019 

 

€248.6m / 5.00% net initial  

Unibail-Rodamco-Westfield sold its 34% share of Jumbo Mall. The 
purchaser was Elo Mutual Pension Insurance, who already partially 
owned the shopping centre 

Jumbo is one of the leading shopping centres in the Helsinki region. It 
offers 4 600 free car parking spaces, 120 speciality stores, 2 
hypermarkets and 2 department stores.  

Opened in 1999, Jumbo was extended in 2005 and provides a modern 
retailing environment.  
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Shopping Centre Comments 

Wars Sawa Junior, Warsaw, 
Poland 
October 2018 

 
 

€301.5m / 4.10% net initial  

Wars Sawa Junior is a prime shopping centre located in the city centre 
of Warsaw, and sold for €301.5m having been purchased by Atrium 
from CBRE GI.  

The Wars & Sawa and Junior buildings date from the turn of the 60s 
and 70s. They were initially built as a central department store 
comprising two separate buildings, but later redeveloped to the 
current layout of two separate buildings offering self-contained 
individual shops each with their own entrances from the street. The 
buildings are arranged over three above ground shopping levels with 
office accommodation on the top floors. There are also several units 
within the basement. The buildings have a total rentable area of ca 
37,000 sqm of which ca 26,000 sqm is retail, let to flagship brands.  

Wars Sawa Junior is virtually fully occupied.  

Das Schloss, Berlin, Germany 
August 2018 

 

€225.0m / 4.00% net initial  

Deka Immobilien acquired the shopping centre "Das Schloss" for the 
open-ended real estate mutual fund Deka-ImmobilienEuropa. Seller 
was Wealthcap for the closed fund HFS Germany 10.  

The property offers approximately 42,000 sqm of rental space and 564 
parking spaces. Anchor tenants include Media Markt, H & M, Anson's 
and Rewe.   

 

Forum Almada, Lisbon, Portugal 
July 2018 

 

€406.7m / 5.00% net initial  

In 2015, Almada Forum was sold to Blackstone, as part of an 
international portfolio for an estimated value of €223,9 M. In July 2018, 
Blackstone sold this scheme to Merlin for a value of €406.7m.  

Opened in 2002, Almada Forum is the largest shopping and leisure 
destination on the south bank of the Tagus river, receiving more than 
14.4 million visitors per annum. It includes a multiplex cinema and a 
food court with circa 40 restaurants.  

Almada is a suburb of Lisbon, densely populated mainly by middle 
class working family. The popularity of the complex in terms of visitors 
is linked to its commercial success, currently nearing full occupancy 
(97% of GLA let).  

Rive Gauche, Charleroi, Belgium 
March 2018 

 
 

€300.0m / 4.60% net initial  

Rive Gauche has approximately 90 shops and is one of the most 
visited shopping centres in Belgium. It is a former Au Bon marché mall 
which was demolished in 2014 along with other buildings.  The 
development cost was € 155 million. There is a 4* hotel in the complex 
as well.  

Footfall is 8 million per year.  
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Shopping Centre Comments 

The Woluwe Shopping Centre, 
Brussels, Belgium 
March 2018 

 

€468.0m / 3.85% net initial  

Eurocommercial have purchased for 468 million, with an initial yield of 
less than 4%. The Wolwue Shopping of Brussels is the best centre in 
the region. Built in 1968, the shopping centre has 155 shops and 
welcomes 6.5 million visitors per year. In addition, the purchaser is 
potentially able to develop a 10,000 sq m extension. It is the first 
commercial asset ever held by Eurocommercial in Belgium.  

The centre is situated in one of the wealthiest suburbs in the city and 
is served by excellent main roads, its own metro station and buses, 
as well as a tram line which is set to open next year. The rents are 
very high in the centre and there is limited potential for reversion.  

We have overlaid these transactions onto the prime shopping centre yield chart for each relevant 
country, as follows:  

 
Our intention behind outlining the above European sales is not to draw asset-by-asset 
comparisons, given there are country-specific nuances to each transaction – such as lease 
structures, macro-economic influences, currency fluctuations etc. However, what the above does 
show is a depth of market for low-yielding, large retail lot sizes that we believe could be translated 
to the UK – but only for the right product, and Westfield Stratford City specifically. 

We have also made enquiries with our colleagues in America, who report very good appetite for 
the top shopping centre assets in the market, should they be made available. Yields in the super-
prime/prime segment have been relatively steady and, while a sub-4% cap rate might be difficult 
to achieve, it is not an unreasonable expectation should a bidding situation arise.  

In the context of the global market, therefore, we believe Westfield Stratford City would compete 
favourably amongst the very best schemes in the world for investor capital.  

Having considered the above, we have arrived at a Market Value of £2.755bn, which reflects an 
equivalent yield of 4.60% and a net initial yield of 4.25%. Whilst investors of lesser-quality 
shopping centres are increasingly focused on net initial yields, for a super-prime shopping centre 
such as Westfield Stratford City we believe that pricing off the equivalent yield still stands. This 
is, however, on the assumption that the delta between the initial and equivalent yields is no more 
than 25-50 basis points. The yield spread at the Property is 35 basis points, which we are satisfied 
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with. Furthermore, if we were to look at the running yield on the valuation cashflow, the equivalent 
yield of 4.60% is achieved relatively quickly - by May 2020.  

The application of a lower equivalent yield of 4.60% compared to Cushman & Wakefield’s super 
prime regional shopping centre benchmark yield of 5.10% as at March 2019 reflects the Principal 
Valuation Considerations outlined above. In particular; 

• The Property is widely regarded as one of the premier shopping centres in the UK, if not 
Europe. As a result, the Property is far less exposed to the challenges facing the wider 
retail occupational market. Westfield are also regarded as best-in-class developers and 
asset managers of super-prime shopping centres, which is reflected in the quality of 
product.  

• London shopping centre assets trade/are priced at a premium to regional shopping 
centres. C&W’s benchmark super-prime shopping centre yield is for the best regional 
super-prime shopping centres, such as Bluewater.  

• There is a proven level of occupational demand, with Westfield Stratford City being in the 
clear minority of shopping centres that has seen stability of rents in the current market, 
and even rental growth in certain places.  

• Rental growth has been achieved every year at the Property since opening in 2011.   

• The Property benefits from a growing population at Stratford, with offices and residential 
developments in the pipeline likely to increase footfall and retail spend.  

• The Property is centred around a transport hub which will benefit from the opening of 
Crossrail in Spring 2021.   

Purchaser’s costs at 5.5% have been deducted from the gross valuation, a reduction from the 
standard level of 6.8%, to reflect quantum.  This comprises 5% stamp duty and 0.25% each for 
agency and legal fees. In the event that parts of the Property are sold individually then purchaser’s 
costs at the higher level (i.e. 6.8%) may apply. 

Opinion of Market Value 
Our opinion of the Market Value as at the Valuation Date of the freehold interest in the Property, 
subject to and with the benefit of the occupational interests described, is: 

£2,755,000,000 (two billion seven hundred and fifty five million pounds) 

17.  Security for the Loan 
Principal Property Risks 
We are not qualified to assess the adequacy of capital and income cover for the loan, but we 
comment below on the future prospects for movement in the value of the Property in comparison 
to its peers over the period of the loan. 

We have assumed a loan period of 5 years from the Valuation Date.   
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Principal Property Risks 

Location / situation:  
1= very poor 
5 = excellent 

5 The Property occupies a dominant position within Stratford with 
immediate access to Stratford Underground as well as the 
neighbouring overground and international rail stations. The 
shopping centre is exceptionally well-positioned at the heart of 
Stratford to benefit from the ongoing regeneration and 
development of the locality, as well as the forecast population 
growth over the next five years. 

Building quality:  
1= very poor 
5 = excellent 

5 We have not been provided with a building survey report on the 
condition of the Property. We have undertaken a customer 
inspection of the centre and consider the scheme to have been 
exceptionally well maintained and commensurate to the quality 
seen amongst super-prime shopping centres. 
Outside of the budgeted operational and maintenance 
expenditure we have been provided with, we do not foresee any 
further capital expenditure requirement. 

Title:  
1= very poor 
5 = very good 

5 Freehold. 

Security of income:  
1= very poor 
5 = excellent 

4 The weighted average unexpired lease term (WAULT) by lease 
expiry across the entire scheme is 9.3 years, while the WAULT 
by term certain, assuming all tenant break options are 
activated, is 5.1 years. These figures drop to 5.8 and 4.6 years 
respectively, when excluding the long term M&S, John Lewis 
and Waitrose income. 
Excluding car parking and mall income, approximately 50% of 
the current income is secured against leases with a lease expiry 
or a tenant option to determine the lease in 2021. Whilst this is 
less than ideal, given the prominence and performance of 
Westfield Stratford, we are of the view that the net income will 
remain at least stable throughout the course of the loan term. 

Rental value volatility: 
1= very high 
5 = very low 

4 Headline rents are currently being maintained though secured 
through an increase in the incentive package being negotiated 
in place of a conceding on the headline rent. We expect a 
relatively low level of rental value volatility over the course of 
the assumed loan.  

Capital value volatility: 
1= very high 
5 = very low 

3 The number of willing purchasers for super prime shopping 
centres is uncertain at present given the lack of a transaction of 
a notable interest in Bluewater.  The prime Central London 
retail property market remains attractive to overseas investors, 
although there is future uncertainty. 
Super prime shopping centre assets are less likely to see 
reducing income from tenant CVAs and unit closures, which are 
more likely to affect secondary assets with a fashion 
focus.  Value decline at the Property is therefore more likely to 
be a function of outward yield shift and not a reflection of 
income. 
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Principal Property Risks 

Liquidity: 
1= very low 
5 = very high 

4 Should Westfield Stratford being marketed for sale, we would 
expect a reasonable number of prospective purchasers 
interested in the Property in view of its profile, location, tenant 
line up and opportunities for rental and capital growth.   
The Property also offers a unique opportunity to deploy a 
sizeable capital sum that is infrequently available across any 
real estate market outside of portfolio sales. 

Asset management 
potential: 
1= very poor 
5 = excellent 

3 In the short term, the current 21 vacant units, reflecting a 
vacancy rate of 4.4% by ERV, is the primary focus. That aside, 
continual management of tenant mix is imperative as well as 
keeping a watchful eye on tenant sales performance allowing 
early identification of tenants beginning to face difficulties. 

Re-financing prospects: 
1= very poor 
5 = excellent 

4 The average unexpired lease term at the valuation date is 
reasonable, but this will decrease as 2021 approaches. As 
renewal terms are negotiated with tenants, we expect to see a 
marked improvement in the average unexpired lease term. 
Furthermore, the low vacancy rate, level of occupier demand 
and prime location provide good prospects for re-financing.    

Suitability for Loan Security 
In our opinion, subject to the comments and assumptions contained below and elsewhere in this 
Valuation Report, the freehold interest in the Property provides good security for the purposes of 
a loan over a period of 5 years (subject to the adequacy of capital and income cover).  This is 
without opinion as to the commercial decision to lend, which remains with the Bank. 
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APPENDIX A: MAPS AND PLANS 
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REPORT Valuation Summary Cushman and Wakefield

Report Date 29 May 2019
Valuation Date 31 March 2019

Portfolio
Name Westfield Stratford 2019 CMBS

Gross Valuation £2,940,672,893
Capital Costs -£30,649,771
Net Value Before Fees £2,910,023,122

Less Acquisition costs -£154,309,465

Net Valuation £2,755,713,657
Say £2,755,450,000

Equivalent Yield 4.6003%
True Equivalent Yield 4.7345%

Initial Yield (Deemed Rent) 4.2466%
Initial Yield (Contracted Rent) 4.2141%
Reversion Yield 4.6441%

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Mar-2019 £133,395,094 £124,877,939 4.2466 % 4.3617 %
09-May-2019 £133,397,594 £124,880,439 4.2467 % 4.3618 %
13-Jun-2019 £133,612,594 £125,095,439 4.2540 % 4.3695 %
30-Jun-2019 £133,643,907 £125,212,279 4.2579 % 4.3737 %
01-Jul-2019 £134,174,967 £125,776,578 4.2771 % 4.3940 %
09-Jul-2019 £134,174,967 £125,779,464 4.2772 % 4.3941 %
22-Jul-2019 £133,636,488 £125,240,985 4.2589 % 4.3747 %
08-Aug-2019 £133,686,488 £125,882,280 4.2807 % 4.3978 %
23-Aug-2019 £133,693,988 £125,889,780 4.2810 % 4.3980 %
04-Sep-2019 £133,669,988 £125,883,249 4.2808 % 4.3978 %
13-Sep-2019 £133,690,988 £125,909,355 4.2817 % 4.3987 %
18-Sep-2019 £133,695,988 £125,914,355 4.2818 % 4.3989 %
19-Sep-2019 £133,705,988 £125,924,355 4.2822 % 4.3993 %
30-Sep-2019 £133,695,988 £125,811,766 4.2783 % 4.3952 %
01-Oct-2019 £133,565,332 £129,503,565 4.4039 % 4.5278 %
08-Oct-2019 £133,177,430 £129,152,071 4.3919 % 4.5152 %
24-Oct-2019 £133,182,430 £129,157,071 4.3921 % 4.5154 %
25-Oct-2019 £133,184,430 £129,159,071 4.3922 % 4.5154 %
15-Nov-2019 £133,124,430 £129,099,071 4.3901 % 4.5133 %
01-Jan-2020 £133,440,855 £129,415,496 4.4009 % 4.5246 %

 IMPORTANT NOTICE: Unless this information is provided in conjunction with a valuation report, it is for guidance purposes only and does not constitute a formal valuation.
                      The information is confidential to the party to whom it is addressed by Cushman & Wakefield and no liability is accepted to any other party.
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CIRCLE VISUAL INVESTOR 2.50.079
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REPORT Valuation Summary Cushman and Wakefield

Report Date 29 May 2019
Valuation Date 31 March 2019

26-Jan-2020 £133,445,855 £129,420,496 4.4011 % 4.5248 %
01-Feb-2020 £133,336,657 £129,343,145 4.3984 % 4.5220 %
01-Mar-2020 £133,354,657 £129,361,145 4.3990 % 4.5227 %
04-Mar-2020 £133,394,657 £129,401,145 4.4004 % 4.5241 %
13-Mar-2020 £133,399,657 £129,406,145 4.4006 % 4.5243 %
30-Mar-2020 £133,579,657 £129,689,422 4.4102 % 4.5345 %
31-Mar-2020 £133,689,658 £129,842,884 4.4154 % 4.5400 %
01-Apr-2020 £138,484,408 £134,637,634 4.5785 % 4.7125 %
08-Apr-2020 £138,836,908 £134,990,134 4.5905 % 4.7252 %
13-Apr-2020 £138,842,199 £134,995,425 4.5906 % 4.7254 %
09-May-2020 £138,844,699 £134,997,925 4.5907 % 4.7255 %
15-May-2020 £139,124,699 £135,277,925 4.6002 % 4.7356 %
02-Jun-2020 £138,599,474 £134,752,700 4.5824 % 4.7167 %
30-Jun-2020 £138,595,474 £134,748,700 4.5822 % 4.7165 %
01-Jul-2020 £138,881,974 £135,035,200 4.5920 % 4.7269 %
22-Jul-2020 £139,401,974 £135,555,200 4.6097 % 4.7456 %
01-Aug-2020 £139,591,974 £135,745,200 4.6161 % 4.7524 %
08-Aug-2020 £139,141,974 £134,703,905 4.5807 % 4.7149 %
23-Aug-2020 £139,149,474 £134,711,405 4.5810 % 4.7152 %
26-Aug-2020 £139,104,474 £134,666,405 4.5794 % 4.7136 %
13-Sep-2020 £139,121,434 £134,683,365 4.5800 % 4.7142 %
17-Sep-2020 £139,216,434 £134,778,365 4.5832 % 4.7176 %
18-Sep-2020 £139,221,434 £134,783,365 4.5834 % 4.7178 %
19-Sep-2020 £139,226,434 £134,788,365 4.5836 % 4.7180 %
01-Oct-2020 £139,433,934 £134,995,865 4.5906 % 4.7254 %
24-Oct-2020 £139,438,934 £135,000,865 4.5908 % 4.7256 %
25-Oct-2020 £139,440,934 £135,002,865 4.5909 % 4.7257 %
01-Nov-2020 £139,464,934 £135,026,865 4.5917 % 4.7266 %
08-Nov-2020 £139,452,434 £135,014,365 4.5913 % 4.7261 %
02-Dec-2020 £139,452,434 £135,462,479 4.6065 % 4.7423 %
30-Dec-2020 £139,463,934 £135,473,979 4.6069 % 4.7427 %
31-Dec-2020 £139,461,434 £135,471,479 4.6068 % 4.7426 %
01-Jan-2021 £139,348,935 £135,358,980 4.6030 % 4.7385 %
14-Jan-2021 £139,322,685 £135,332,730 4.6021 % 4.7376 %
26-Jan-2021 £138,952,685 £134,962,730 4.5895 % 4.7242 %
08-Feb-2021 £138,952,685 £135,554,025 4.6096 % 4.7456 %
26-Feb-2021 £139,047,685 £135,649,025 4.6129 % 4.7490 %
13-Mar-2021 £139,052,685 £135,654,025 4.6130 % 4.7492 %
14-Mar-2021 £138,852,685 £135,454,025 4.6062 % 4.7420 %
16-Mar-2021 £138,752,685 £135,354,025 4.6028 % 4.7383 %
30-Mar-2021 £138,760,185 £135,361,525 4.6031 % 4.7386 %
01-Apr-2021 £127,073,077 £123,674,417 4.2057 % 4.3186 %
09-May-2021 £127,075,577 £123,676,917 4.2057 % 4.3187 %

 IMPORTANT NOTICE: Unless this information is provided in conjunction with a valuation report, it is for guidance purposes only and does not constitute a formal valuation.
                      The information is confidential to the party to whom it is addressed by Cushman & Wakefield and no liability is accepted to any other party.
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02-Jun-2021 £127,430,577 £124,031,917 4.2178 % 4.3314 %
30-Jun-2021 £127,420,577 £124,021,917 4.2175 % 4.3310 %
01-Jul-2021 £99,703,957 £96,305,297 3.2749 % 3.3431 %
02-Jul-2021 £99,520,762 £96,122,102 3.2687 % 3.3366 %
14-Jul-2021 £99,547,012 £96,148,352 3.2696 % 3.3375 %
26-Jul-2021 £100,032,012 £96,633,352 3.2861 % 3.3547 %
08-Aug-2021 £100,437,012 £97,038,352 3.2999 % 3.3691 %
23-Aug-2021 £100,414,512 £97,015,852 3.2991 % 3.3683 %
13-Sep-2021 £99,740,262 £96,341,602 3.2762 % 3.3444 %
14-Sep-2021 £100,082,762 £96,684,102 3.2878 % 3.3565 %
16-Sep-2021 £100,182,762 £96,784,102 3.2912 % 3.3601 %
18-Sep-2021 £100,187,762 £96,789,102 3.2914 % 3.3602 %
19-Sep-2021 £100,192,762 £96,794,102 3.2916 % 3.3604 %
01-Oct-2021 £114,172,355 £110,773,695 3.7670 % 3.8573 %
02-Oct-2021 £114,347,355 £110,948,695 3.7729 % 3.8636 %
24-Oct-2021 £114,332,355 £110,933,695 3.7724 % 3.8630 %
25-Oct-2021 £114,334,355 £110,935,695 3.7725 % 3.8631 %
01-Jan-2022 £137,770,505 £134,371,845 4.5694 % 4.7030 %
29-Jan-2022 £137,745,505 £134,346,845 4.5686 % 4.7021 %
13-Mar-2022 £138,378,005 £134,979,345 4.5901 % 4.7248 %
30-Mar-2022 £138,383,005 £134,984,345 4.5903 % 4.7250 %
31-Mar-2022 £138,383,005 £132,230,057 4.4966 % 4.6259 %
01-Apr-2022 £141,389,685 £135,236,737 4.5988 % 4.7341 %
09-May-2022 £141,382,185 £135,229,237 4.5986 % 4.7339 %
22-May-2022 £141,372,185 £135,219,237 4.5982 % 4.7335 %
01-Jul-2022 £142,879,685 £136,726,737 4.6495 % 4.7878 %
03-Jul-2022 £142,759,685 £136,606,737 4.6454 % 4.7835 %
13-Sep-2022 £142,764,685 £136,611,737 4.6456 % 4.7837 %
18-Sep-2022 £142,744,685 £136,591,737 4.6449 % 4.7830 %
19-Sep-2022 £142,734,685 £136,581,737 4.6446 % 4.7826 %
03-Oct-2022 £142,852,185 £136,699,237 4.6486 % 4.7868 %
25-Oct-2022 £142,844,185 £136,691,237 4.6483 % 4.7865 %
01-Jan-2023 £142,824,185 £136,671,237 4.6476 % 4.7858 %
19-Mar-2023 £143,021,685 £136,868,737 4.6543 % 4.7929 %
30-Mar-2023 £143,026,685 £136,873,737 4.6545 % 4.7931 %
01-Apr-2023 £142,932,685 £136,779,737 4.6513 % 4.7897 %
30-Jun-2023 £142,927,685 £136,774,737 4.6511 % 4.7896 %
01-Jul-2023 £142,944,210 £136,791,262 4.6517 % 4.7901 %
05-Sep-2023 £142,943,210 £136,790,262 4.6517 % 4.7901 %
13-Sep-2023 £142,908,210 £136,755,262 4.6505 % 4.7889 %
30-Sep-2023 £142,938,210 £136,785,262 4.6515 % 4.7899 %
01-Oct-2023 £142,918,210 £136,765,262 4.6508 % 4.7892 %
01-Jan-2024 £142,924,335 £136,771,387 4.6510 % 4.7894 %
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20-Jan-2024 £142,930,635 £136,777,687 4.6512 % 4.7897 %
01-Apr-2024 £142,908,135 £136,755,187 4.6505 % 4.7888 %
27-Aug-2024 £142,898,135 £136,745,187 4.6501 % 4.7885 %
01-Oct-2024 £142,116,384 £135,963,436 4.6235 % 4.7603 %
01-Jan-2025 £142,906,384 £136,753,436 4.6504 % 4.7888 %
01-Oct-2025 £142,910,792 £136,757,844 4.6506 % 4.7889 %
01-Jan-2026 £142,892,858 £136,739,910 4.6500 % 4.7883 %
01-Feb-2026 £142,882,858 £136,729,910 4.6496 % 4.7879 %
01-Apr-2026 £142,798,611 £136,645,663 4.6467 % 4.7849 %
26-May-2026 £142,761,111 £136,608,163 4.6455 % 4.7835 %
01-Jul-2026 £142,715,611 £136,562,663 4.6439 % 4.7819 %
13-Sep-2026 £142,712,069 £136,589,810 4.6448 % 4.7829 %
01-Oct-2026 £142,672,069 £136,549,810 4.6435 % 4.7814 %
01-Oct-2027 £142,659,569 £136,537,310 4.6431 % 4.7810 %
01-Jan-2028 £142,634,569 £136,512,310 4.6422 % 4.7801 %
01-Jul-2028 £142,579,569 £136,457,310 4.6403 % 4.7781 %
06-Aug-2028 £142,540,979 £136,418,720 4.6390 % 4.7767 %
01-Oct-2028 £142,558,479 £136,436,220 4.6396 % 4.7773 %
01-Jul-2030 £142,550,979 £136,428,720 4.6394 % 4.7771 %
03-Sep-2031 £142,381,428 £136,259,169 4.6336 % 4.7710 %
11-Sep-2031 £142,587,993 £136,465,734 4.6406 % 4.7784 %
03-Jun-2032 £142,747,993 £136,625,734 4.6461 % 4.7842 %
01-Jan-2034 £142,717,993 £136,595,734 4.6451 % 4.7831 %
29-Sep-2036 £142,698,385 £136,576,126 4.6444 % 4.7824 %
24-Jun-2059 £142,690,920 £136,568,661 4.6441 % 4.7821 %

Yields based on £2,940,672,892
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Property File/Ref No Net Rent ERV Gross Value Net Value Say Value Eq Yld True Eq Yld Init Yld Revn Yld
Department Stores 01 £5,020,564 £6,272,500 £106,557,990 £100,907,187 £100,000,000 4.600 % 4.736 % 4.712 % 4.578 %
Cinema 02 £1,293,435 £1,500,000 £31,622,944 £29,945,970 £30,000,000 4.600 % 4.734 % 4.090 % 4.649 %
Casino 03 £1,944,608 £1,925,000 £46,225,764 £43,774,398 £43,750,000 4.600 % 4.744 % 4.207 % 4.081 %
Mini Majors 04 £37,634,306 £43,950,000 £920,453,444 £868,417,796 £867,500,000 4.600 % 4.733 % 4.089 % 4.679 %
Specialities 05 £50,477,675 £58,156,000 £1,227,375,397 £1,136,604,842 £1,137,500,000 4.600 % 4.734 % 4.113 % 4.643 %
Food Courts 06 £4,326,862 £4,483,540 £94,770,029 £89,725,406 £89,750,000 4.600 % 4.734 % 4.566 % 4.636 %
Kiosks 07 £2,280,481 £2,534,500 £54,076,909 £51,119,861 £51,000,000 4.619 % 4.756 % 4.217 % 4.593 %
Turnover 08 £4,991,115 £4,991,115 £100,291,773 £94,973,270 £95,000,000 4.600 % 4.731 % 4.977 % 4.877 %
ATMs 09 £59,000 £59,000 £1,260,194 £1,193,366 £1,200,000 4.600 % 4.736 % 4.682 % 4.588 %
Sundry office/ carpk lettings 10 £905,128 £874,500 £18,230,453 £17,263,687 £17,250,000 4.600 % 4.733 % 4.965 % 4.701 %
Mall Commercialisation 11 £3,839,471 £5,839,471 £81,248,308 £76,939,685 £77,000,000 4.600 % 4.736 % 4.726 % 4.582 %
Car Park 12 £9,241,072 £9,241,072 £197,382,127 £186,914,893 £187,500,000 4.600 % 4.736 % 4.682 % 4.588 %
Other non-rental income 13 £2,864,222 £2,864,222 £61,177,559 £57,933,295 £58,000,000 4.600 % 4.736 % 4.682 % 4.588 %
Total £124,877,939 £142,690,920 £2,940,672,893 £2,755,713,657 £2,755,450,000  
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APPENDIX D: ABBREVIATIONS 

ERV Estimated Rental Value 

GIA Gross Internal Area 

IPMS International Property Measurement Standards 

NIA Net Internal Area 

PROMIS Property Market Information Service (an authorative real estate database 
produced by PMA Services) 

PS RICS Professional Standard – RICS Red Book 

RICS Royal Institution of Chartered Surveyors 

UKNS United Kingdom National Supplement – RVCS Red Book 

VPGA RICS Global Valuation Practice Guidance Application- RICS Red Book 

VPS RICS Valuation Technical and Performance Standard – RICS Red Book 

WAULT Weighted Average Unexpired Lease Term 

WAEPC Weighted Average Energy Performance Certificate 
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SOURCES OF INFORMATION AND TERMS OF THE 
ENGAGEMENT 

Sources of Information 
In addition to information established by us, we have relied on the information obtained from the 
Borrower, as listed below: 

Information Source / Author 

Floor areas  Borrower 

Tenancy schedule and leasing update Borrower 

Draft Certificate of Title and ‘Material Issues Report’, both undated. Ashurst LLP 

Draft Certificate of Title including summary lease reports, undated. DAC Beachcroft LLP 

Condition survey report Borrower 

Flooding risk enquiries, environmental enquiries Environment Agency 

Copy environmental report / Details of known environmental or contamination 
issues 

Borrower 

Rating assessments Borrower 

Details of planning use and relevant planning consents Local Planning Authority 

Service charge information Borrower 

Details of irrecoverable outgoings Borrower 

Pedestrian flow counts Borrower 

Details of current negotiations in hand, including rent reviews, dilapidation 
claims, details of any CPOs, highway schemes or similar 

Borrower 
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Terms of the Engagement 



 

  

 

125 Old Broad Street 
London, EC2N 1AR 
Tel +44 (0) 20 3296 3000 
Fax    +44 (0) 20 3296 3100 
cushwake.com 

Cushman & Wakefield Debenham Tie Leung Limited, 125 Old  Broad Street, London  EC2N 1AR.  Registered  in England & Wales with  registration number  02757768.  Regulated  
by RICS. Cushman & Wakefield Debenham Tie Leung Limited is an appointed  representative  (FRN: 481082) of DTZ  Insurance Services Limited which is authorised and 
regulated by the Financial Conduct Authority (FRN: 477013). VAT No. GB 466425139. 

 
 

 
Stratford City Shopping Centre (No. 1) Limited 
Partnership, acting by its general partner, Stratford City 
Shopping Centre (No. 1) General Partner Limited 
4th Floor 1 Ariel Way 
London  
W12 7SL 
 

Email thomas.hunter@cushwake.com 
Direct 020 7152 5180 
Mobile 07793 808180 
  

  

 
14 June 2019 
 
Dear Sirs 
 
VALUATION OF STRATFORD CITY SHOPPING CENTRE, LONDON  
 
We are delighted that you have chosen Cushman & Wakefield to work with you in relation to the above 
matter. The schedule to this letter details the services we will provide, the basis of our appointment, our fees 
and anticipated expenses, together with other information relevant to our services (the "Services Schedule" 
and together with this letter, the "Engagement Letter").  
 
Enclosed are our standard terms of business containing exclusions and limitations on our liability and 
detailing our respective obligations (the "Terms of Business") which, together with the Engagement Letter, 
comprise the terms of our engagement (the "Engagement"). Please take a moment to check that you are 
happy with the contents of the Engagement Letter, the Services Schedule and the Terms of Business and 
understand the basis of the Engagement.  
 
To the extent that there is any discrepancy or conflict between the Terms of Business and the Engagement 
Letter, the Engagement Letter will prevail.  
 
I will have overall responsibility for the provision of our services to you, assisted by other professional staff 
as it may be appropriate for us to involve.   
 
I should be grateful if you would return a signed and dated a copy of the Engagement Letter as soon as 
possible to confirm that you accept the basis of the Engagement. Please be aware that your continuing 
instructions in relation to this matter will amount to your acceptance of the terms of the Engagement. If there 
is any matter that requires clarification please do not hesitate to contact me. 
 
Yours faithfully 
 

 

Thomas Hunter  
Partner 
Cushman & Wakefield Debenham Tie Leung Limited
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Services Schedule – Valuation & Advisory 
 

Type of Instructions: Valuation and Advisory 

Property Details: Appendix 1 includes the address, tenure and property type of the property or each of the 
properties ("Property") to be valued ("Property Schedule"). 
 
 

Client: Stratford City Shopping Centre (No. 1) Limited Partnership (company number 
LP012959), acting by its general partner, Stratford City Shopping Centre (No. 1) General 
Partner Limited (company number 06529117) 

 

 

Client Instructions:  

 

 

The Client has instructed C&W to: 
 
a. Undertake a valuation of the legal interests in the Property described in the Property 

Schedule ("Valuation") as at 31 March 2019 (the "Valuation Date"). 

b. Provide a valuation report in the format referred to in the 'Scope of Services' section 
below ("Valuation Report") in connection with a refinance of the Property ("Purpose 
of Valuation"):   

Addressee: The Valuation Report will be addressed to: 

1) the Client; 

2) Stratford City Shopping Centre (No. 2) Limited Partnership, acting by its general 
partner, Stratford City Shopping Centre (No. 2) General Partner Limited; 

3) HSBC Bank Plc and BNP Paribas as arrangers and joint lead managers in connection 
with the issuance of notes by Westfield Stratford City Finance No. 2 plc (the “Issuer”);  

4) the Issuer; and  

5) HSBC Corporate Trustee Company (UK) Limited in its capacity as security trustee (the 
“Security Trustee”) 

(together (1) to (5) inclusive, the “Addressees”)  

The Addressees shall be entitled to rely on the Valuation Report subject always to the 
terms of the Engagement.   

By relying on the Valuation Report, each Addressee shall be deemed to acknowledge 
and agree that C&W’s duties and obligations to the Addressees under and in connection 
with the Valuation Report shall be no different or greater and of no longer duration than 
the duties and obligations which C&W owes to the Client under the Engagement.  C&W 
shall have no greater liability to the Addressees by virtue of such reliance, either in nature, 
extent, or in time, than C&W has to the Client under the Engagement and C&W shall be 
entitled to rely on any limitation in the Engagement and to raise the equivalent rights in 
defence of liability or indemnity to the Addressees (both jointly and severally) as are 
available to C&W against the Client under the Engagement.  

C&W’s limit of liability under this Engagement represents the maximum total liability to 
the Client, the Addressees and all other parties permitted to rely on the Valuation Report 
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in the aggregate.  

 

Timetable:   

 

C&W will provide a draft report no later than 31st May 2019, with a final report provided 
by 14th June 2019.  

The above is subject to the timely receipt of all information requested from the Client or 
Borrower.  Any delay may result in the timetable being amended. 

Scope of Services: 

 

Included in the Services are: 
 
a. Valuation Report  

Providing a Valuation Report that will be prepared in English.  C&W will provide one 
electronic copy of the Valuation Report and, if requested, one signed hard copy.  
Where the Valuation Report is required to contain site plans these will be based on 
extracts of the Ordnance Survey or other maps showing, for identification purposes 
only, C&W's understanding of the extent of title based on site inspections or copy 
title plans supplied to C&W.  The Client should not rely on C&W's plans to define 
boundaries.  

 

 b. Inspections  

External inspection of the Property from ground level and an internal inspection of 
the Property from a customer’s perspective only.  

 

 c. Floor Areas  

Adopting floor areas provided to C&W by the Borrower for the purpose of the 
Valuation, (subject to the provisions of item 3 of the Assumptions). 
 

 d. Tenancies & Leasing  

Relying on tenancy information provided by the Borrower, subject to the provisions 
of item 4 of the Assumptions.  For the avoidance of doubt, C&W will not read copy 
leases. 
 

 e. Environmental Matters (including Flooding) 

Reviewing the relevant Local Authority websites regarding environmental matters, 
including contamination and flooding (subject to the provisions of item 5 of the 
Assumptions). For the avoidance of doubt, C&W will not undertake an environmental 
assessment or prepare a land quality statement, which would be the responsibility of 
an environmental consultant or chartered environmental surveyor.  In this respect, 
C&W will have regard to any environmental reports provided to C&W by the Borrower 
(subject to the provisions of item 5 of the Assumptions). 
 

 f. Title 

Reading a Certificate of Title where this is provided to C&W by the Borrower and 
C&W will reflect its contents in the Valuation (subject to the provisions of item 7 of 
the Assumptions). 
C&W will not inspect the title deeds of the Property. 
 
Unless agreed in writing in advance with the Client, C&W will not obtain information 
from the Land Registry. 
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 g. Condition of Structure & Services, Deleterious Materials and Ground 
Conditions 

Taking into account the general condition of the Property as observed from the 
inspection (subject to item 8 of the Assumptions).  Where a separate condition or 
structural survey has been undertaken and made available by the Borrower to C&W, 
C&W will reflect the contents of the survey or condition report in the Valuation Report, 
but may need to discuss the survey or condition report with the originating surveyor.  
 

 h. Statutory Requirements and Planning 

Making verbal or electronic enquiries of the relevant planning authorities as to the 
possibility of highway proposals, comprehensive development schemes and other 
ancillary planning matters that could affect property values.  C&W will also seek to 
ascertain whether any outstanding planning applications exist which may affect the 
Property, and whether the Property is listed or included in a Conservation Area.  
C&W will also attempt to verify the existing permitted use of the Property, and 
endeavour to have sight of any copies of planning permissions.  For the avoidance 
of doubt, C&W will not undertake formal searches. 
 

Basis of Appointment:  

 

C&W confirms that: 

a. The Valuation and Valuation Report will be undertaken in accordance with the 
appropriate sections of the current edition of the RICS Valuation – Global Standards 
which incorporate the International Valuation Standards ("IVS") and the RICS UK 
national supplement (the "RICS Red Book").  In this context "current edition" means 
the version in force at the Valuation Date. 
 

 b. The Valuation will be the responsibility of Thomas Hunter, Partner, who is in a 
position to provide an objective and unbiased Valuation.  The Valuation will be 
undertaken by a suitably qualified valuer, or valuers, who has or have the knowledge, 
skills and understanding to undertake the Valuation competently and who will act as 
"External Valuer(s)" (as defined in the RICS Red Book) qualified for the Purpose of 
Valuation.   
 
C&W does not (and any affiliates of C&W do not) act as external valuers as defined 
under the Alternative Investment Fund Manager's Directive ("AIFMD") legislation, or 
its equivalent under local law.  C&W expressly disclaims any responsibility or 
obligations under AIFMD and/or its equivalent unless expressly agreed in writing in 
advance by C&W.   
 

 

 

c. As you are aware, C&W has valued the Property on behalf of the Borrower bi-
annually for accounts purpose since May 2018. C&W are also leasing agents at the 
Property. 
 
This has been discussed with the Client who has agreed that it is appropriate for 
C&W to act 
 
 

Inclusion in a 
Prospectus: 

 

a. The Valuation Report, information extracted from the Valuation Report or summary 
of the Valuation Report, may be required for inclusion in a prospectus or listing 
document for the purpose of a listing notes in connection with a commercial mortgage 
backed securitisation or secured corporate bond (the "Prospectus") 
 

b. The Client acknowledges and agrees that the form and content of the Valuation 
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Report, or summary thereof, included within the Prospectus shall be subject to 
C&W’s prior written consent provided that C&W will not approve any disclosure that 
does not refer adequately to the terms of the Engagement and any Special 
Assumptions or Departures that C&W has made. 
 

c. C&W will therefore provide a final copy of the Valuation Report to be incorporated 
into the Prospectus, together with a consent letter by which C&W consents to the 
inclusion of the Valuation Report within the Prospectus provided always that (i) C&W 
has first approved the form in which the Valuation Report is to appear within the 
Prospectus and (ii) the consent letter is factually correct.  
 

d. Save in respect of the Client and the Addressee(s) and for the Purpose of Valuation, 
to the fullest extent permitted by law we do not assume any responsibility and will not 
accept any liability to any other person for any loss suffered by any such other person 
as a result of, arising out of, or in accordance with the Valuation Report, including 
(without limitation) inclusion of the Valuation Report (or summary thereof) in the 
Prospectus. 

 

Fees and Expenses: C&W's fee for undertaking the Services is £150,000  

 The fee excludes VAT which will also be payable pursuant to Clause 3 of the Terms of 
Business. 
 

 The fee includes the provision of the copies of the Valuation Report referred to under 
'Scope of Services'.  Where additional hard copies are required, a charge may be made 
reflecting the time spent and costs incurred.   
 

 C&W's invoice will be addressed to the Client.  If C&W is requested to re-address an 
invoice after it has been issued, C&W reserves the right to make an administrative 
charge. 
 
Invoices for fees and, where appropriate, expenses shall be issued upon earlier of: (i) 
closing of refinancing; (ii) confirmation of the abortion of such refinancing (such 
confirmation not to be unreasonably withheld or delayed) or (iii) 30 August 2019.   
 
Where C&W undertakes to read reports prepared by third parties as part of the 
Engagement (such as Reports on Title or Structural Surveys), if these reports are 
provided some time after C&W has submitted the Valuation Report, and C&W is required 
to review and/or change the Valuation and/or advice in the light of the contents of any 
such reports, C&W reserves the right to charge an additional fee appropriate in relation 
to the time involved. 
 
In the event that C&W agrees to re-address the Valuation Report to another party or 
other parties or permit reliance upon it by another party or other parties, C&W reserves 
the right to charge additional fees appropriate to the additional work involved and any 
extension of C&W's liability. 
 

 C&W's fees and expenses shall be payable whether or not the transaction proceeds or 
the loan is drawn down, and in the event that instructions are withdrawn, the fee or a 
proportion of it will be payable in accordance with Clause 12 of the Terms of Business. 
    

Anticipated Expenses: None. 
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Special and Additional 
Terms: 

 

1. Bases of Valuation 

In accordance with the Client's instructions, C&W will undertake the Valuation on the 
following bases: 
 
Market Value 
 
Market Rent  
 
The definitions of the above basis/bases is/are set out in Appendix 2 (the 
"Definitions Schedule").   

 

 2. Special Assumptions 

N/A 
 

 3. Use of Valuation Report 

The Valuation Report may be used only for the Purpose of Valuation referred to in 
item (b) of 'Client Instructions' in this Services Schedule. 
 

 4. Areas 

Where C&W measures and calculates the floor areas, measurement will be in 
accordance with the current edition of the RICS Professional Statement RICS 
Property Measurement  
 
The RICS Practice Statement "RICS Property Measurement" requires office and 
residential buildings to be measured in accordance with International Property 
Measurement Standards ("IPMS"), unless the Client confirms in writing that 
alternative methodology should be used. Unless the Client so instructs C&W 
otherwise in writing, C&W will assume that the Client does not require C&W to 
measure office and residential buildings in accordance with IPMS on the basis that 
the Client has no use for such data given that at present it is rare for market activity 
to be based on IPMS measurements. 
 
The areas C&W report will be appropriate for the Purpose of the Valuation but should 
not be relied upon for any other purpose. 
 

  5. Limitations 

N/A 
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 6. Limitation of Liability 

The cap on C&W's liability in Clause 11.3 of the Terms of Business shall not apply 
to the Valuation.  
 
C&W's total aggregate liability to the Client or to any other party entitled to rely on 
the Valuation Report, arising out of, under or in connection with this Engagement 
shall be limited to an aggregate sum not exceeding £100 million. 
 
Where more than one value basis is adopted, the Market Value of the Engagement 
Property shall be the Market Value without Special Assumptions; or, if this basis is 
not included in the Valuation Report, the Value basis most similar to the Market Value 
without Special Assumptions, as referred to in the Definitions Schedule.   
 
Where the Services relate to more than one property, C&W's maximum liability in 
respect of an individual property shall be in the same proportion to the total aggregate 
liability as such individual property's reported value is to the aggregate reported 
value. 
 

 C&W acknowledges and agrees that an Addressee shall be entitled to disclose a 
copy of the Valuation Report to: 

a) affiliates of an Addressee (being subsidiaries and holding companies as 
defined under the Companies Act 2006 and, in respect of the joint venture 
partners of the Client, the Canadian Pension Plan Investment Board and 
APG);  

b) the Addressees’ and their respective affiliates’ potential assignees, 
transferees or participants, finance providers or arrangers (and their 
professional advisors); 

c) any parties in connection with or contemplation of a capital markets 
transaction (and their professional advisers) auditors, advisors (including 
tax, legal and other professional advisers), brokers, insurers, reinsurers or 
risk mitigation providers as well as any rating agency of any Addressee;  

d) the directors, officers and employees of (a) to (c); and  
e) any person as required by Applicable Law, by the rules or regulations of any 

supervisory or regulatory body, by the rules of any exchange on which 
securities of any affiliate of any Addressee are admitted to listing, by court 
order or in connection with any arbitral or judicial proceedings (together, (a) 
to (e) the “Disclosees”).  

Save for affiliates of HSBC Bank Plc and BNP Paribas (which C&W confirms may 
rely on the Valuation Report subject always to the terms of this Engagement), any 
such disclosure shall be on a strictly non-reliance basis provided that the relevant 
Addressee informs each Disclosee that the Valuation Report is confidential and may 
not be relied upon.  

Notwithstanding the foregoing, before the Valuation Report or any part of its contents 
are reproduced or referred to in any offering document, circular, prospectus or other 
such statement C&W’s written approval as to the form and context of such publication 
or disclosure must first be obtained. Such publication or disclosure will not be 
permitted unless, where relevant, it incorporates a reference to the terms of this 
Engagement. For the avoidance of doubt, such approval is required whether or not 
this firm is referred to by name and whether or not the Valuation Report is combined 
with others and, save for disclosure in the Prospectus contemplated under this 
Engagement, C&W’s approval may be subject to the payment of an additional fee in 
consideration of the additional liability exposure of C&W and its insurers in respect 
of such disclosure.  
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 7. Disclosure and Syndication 

C&W will not consent to publication or disclosure of the Valuation Report unless, 
where relevant, it incorporates adequate reference to the Special Assumptions 
and/or Departures from the RICS Red Book referred to in this Services Schedule. 

 

 Clause 8 of the Terms of Business states that the provision of the services is for the 
Client’s benefit only.  If C&W is subsequently asked to extend responsibility to other 
parties, then there will be an additional fee payable, to be agreed, to cover C&W’s 
additional time costs, indemnity and insurance liabilities subject to a minimum of 
£500, plus VAT. 

 9. Age of Building 

If C&W states the age of a building in the Valuation Report, this will be an estimate 
and for guidance only. 

 10. Condition of Structure, Foundations, Soil & Services 

It is a condition of C&W or any related entity, or any qualified employee, providing 
advice and opinions as to value, that the Client and/or third parties (whether notified 
to C&W or not) accept that the Valuation Report in no way relates to, or gives 
warranties as to, the condition of the structure, foundations, soil and services. 

 11. Plant & Machinery 

No allowance will made by C&W for any items of plant or machinery not forming part 
of the service installations of the building(s).  C&W will specifically exclude all items 
of plant, machinery and equipment installed wholly or primarily in connection with 
any of the occupants’ businesses.  C&W will also exclude furniture and furnishings, 
fixtures, fittings, vehicles, stock and loose tools, except where such items would 
ordinarily transfer to a prospective purchaser in the sale of a trading business as a 
going concern in accordance with VPGA4 of the RICS Red Book. 

 12. Goodwill 

No account will be taken by C&W in the Valuation of any business goodwill that may 
arise from the present occupation of the Property, except where such business 
goodwill (excluding any personal goodwill) would ordinarily transfer to a prospective 
purchaser in the sale of a trading business as a going concern in accordance with 
VPGA4 of the RICS Red Book. 

 13. Statutory Requirements & Planning 

Please note the fact that employees of town planning departments now always give 
information on the basis that it should not be relied upon and that formal searches 
should be made if more certain information is required.  Where a Client needs to rely 
upon the information given about town planning matters, the Client’s legal advisers 
must be instructed to institute such formal searches.  C&W recommends that the 
Client requests C&W to review its comments and Valuation in light of any resultant 
findings. 

 14. Defective Premises Act 1972 

No allowance will be made by C&W for rights, obligations or liabilities arising under 
the Defective Premises Act 1972. 
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 15. Legal Issues 

Legal issues, and in particular the interpretation of matters relating to title and leases, 
may have a significant bearing on the value of an interest in property. No 
responsibility or liability will be accepted by C&W for the true interpretation of the 
legal position of the Client or any other parties in respect of the Valuation. Where 
C&W expresses an opinion on legal issues affecting the Valuation, then such opinion 
is subject to verification by the Client with a suitable qualified legal adviser.  

 16. Deduction of Notional Purchaser’s Costs 

The opinion of value which C&W will attribute to the Property will be the figure C&W 
considers would appear in a contract for sale, subject to the appropriate assumptions 
for the Basis of Value reported.  Where appropriate, C&W will make an allowance in 
respect of stamp duty and purchaser’s costs. 
 
The Client’s attention is drawn to the fact that when assessing Market Value, Fair 
Value or Existing Use Value for balance sheet purposes, C&W will not include directly 
attributable acquisition or disposal costs in the Valuation.  Where C&W is requested 
to reflect these costs, they will be stated separately. 

 17. Taxation & Disposal Costs 

No adjustment will be made by C&W to reflect any liability to taxation that may arise 
on disposal, or development of the Property nor for any costs associated with 
disposal incurred by the Owner.  Furthermore, no allowance will be made by C&W 
to reflect any liability to repay any government or other grants, taxation allowance or 
lottery funding that may arise on disposal. 
 
C&W’s valuation figure for the Property will be that receivable by a willing seller 
excluding VAT, if applicable. 

 18. Building Society Act 1986 

C&W confirms that it is not disqualified under Section 13 of the Building Societies Act 
1986 from reporting to the Client. 

 19. Properties to be Developed or in the Course of Development or Requiring 
Repair / Refurbishment and Recently Completed Developments 

Unless specifically agreed in writing to the contrary, C&W’s fee assumes that C&W 
will be provided with a specification and floor plans of the proposed / ongoing 
development as well as information relating to construction and associated costs in 
respect of both the work completed and the work necessary for completion, together 
with a completion date or dates.  Normally such figures, dates and information will 
be provided by the professional advisers involved in the construction programme.  
Unless specifically instructed to the contrary in writing, C&W will rely on such figures, 
dates and information and the Client should make this fact known to such advisers.  
Alternatively, on request, C&W can arrange for independent quantity surveyors to 
provide an assessment of costs and dates at an additional fee charge.  If the 
Valuation is for lending purposes, the Client is advised to seek independent advice 
and to consider the appointment of a project monitoring surveyor. 

 

 20. Monitoring 

The compliance of the valuations undertaken in accordance with the RICS Red 
Book may be subject to monitoring by the RICS under its conduct and disciplinary 
regulations. 
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21. Valuation Components 

The components of C&W’s valuation calculations (such as future rental values, cost 
allowances, or void periods) may only be appropriate as part of the valuation 
calculations and should not be taken as a forecast or prediction of a future outcome.  
The Client should not rely on any component of the valuation calculations for any 
other purpose. 

 22. Trade Related Property 

Valuation Practice Guidance Application 4 (VPGA 4) of the RICS Red Book sets out 
examples of properties that are normally bought and sold on the basis of their trading 
potential.  The essential characteristics of such a property is that it has been 
designed or adapted for a specific use and the value of that property reflects its 
trading potential.  VPGA 4 relates only to the valuation of an individual property that 
is valued on the basis of trading potential.  Where C&W is instructed to value a trade 
related property or business, C&W will apply the principles of VPGA 4 unless 
explicitly instructed to do otherwise and confirmed as appropriate in the Valuation 
Report. 

Terms of Business: C&W’s Terms of Business (Version 2.01 – May 2018) shall apply to this Engagement. 
The parties agree that the Terms of Business shall be amended as follows:   

- Clause 3.3: the final sentence shall be deleted;  
- Clause 3.4 shall be deleted in its entirety and replaced with “NOT USED”; 
- Clause 3.5: “fourteen (14)” shall be deleted and replaced by “thirty (30)” and 

the final sentence shall be amended to read “Following the expiry of a further 
thirty (30) days from the date on which payment is due and payable, interest 
shall accrue until all outstanding sums have been paid in full in cleared funds.”  

- Clause 3.8 shall be deleted in its entirety and replaced with “NOT USED”; 
- Clause 6.1: shall be amended to read “C&W shall not use the Client’s name in 

publicity nor publish any details of any proposed or actual transaction (other 
than those which are publicly available) without prior consent, such consent not 
to be unreasonably withheld or delayed.”  

- Clause 6.3: Insert after Client’s business activities “or the activities of any legal 
or beneficial owner of the Property”; 

- Clause 7.2(d): Insert the words “Clause 6 and” before “Clause 7”; 
- Clause 8.4 shall be amended to read “Where the Client provides a copy of a 

Document to another person, or permits a person to rely upon a Document, the 
Client shall be responsible to reimburse C&W from and against any liability 
arising out of that person's use or reliance on that Document except where a 
Reliance Letter has been entered into by such person, such person is an 
Addressee or reliance is otherwise expressly granted under the Engagement.”; 

- Sub-Clauses 11.2 (b) to (d) (inclusive) shall be deleted in their entirety and 
replaced with “NOT USED”; 

- Clause 11.5: “six (6)” shall be deleted and replaced with “seven (7)”; 
- Clause 12.1 shall be deleted and replaced with “Either party may terminate the 

Engagement in the event a party considers (acting reasonably) that continuing 
to perform the Engagement would be a significant reputational risk”; 

- Clause 15.1: a new sub-clause (c) shall be added as follows, “sent by email, in 
legible form, without the receipt of an error message”; 

- Clause 21 shall be deleted in its entirety and replaced with: “Each Engagement 
and any dispute or claim arising out of or in connection with it or its subject 
matter or formation (including non-contractual disputes or claims) are governed 
by and shall be construed in accordance with English law. The parties submit 
to the exclusive jurisdiction of the English courts for all purposes relating to and 



     

 Version 2.02 (Jan 2019) Page 10 

in connection with each Engagement and any such dispute or claim.”  
- Clause 22.2: Shall be amended to read: “Provided that Clause 22.1 remains 

valid and in full force and effect, save as expressly stated in this Engagement, 
no term of the Engagement is intended for the benefit of a third party and the 
parties do not intend that any term of the Engagement shall be enforceable by 
a third party either under the Contracts (Rights of Third Parties) Act 1999 or 
otherwise. Clause 22.1 for any reason is or becomes illegal, invalid or 
unenforceable, then the rights under each Engagement shall be enforceable by 
any member of the C&W Group.”;  

- A new Clause 22.3 shall be inserted as follows “The rights of the parties to 
rescind or vary this Engagement are not subject to the consent of any other 
person.” 

 

Assumptions: 1. Assumptions  

The RICS Red Book contains a glossary that defines various terms used in the RICS 
Red Book that have a special or restricted meaning.  One such term is an assumption 
which is defined as "A supposition taken to be true" ("Assumption").  Accordingly in 
this context, C&W will make certain Assumptions in relation to facts, conditions or 
situations affecting the subject of, or approach to, the Valuation that C&W will not 
verify as part of the valuation process but rather, in accordance with the definition in 
the RICS Red Book, will treat as true because it is agreed that specific investigation 
by C&W is not required.  In the event that any of these Assumptions prove to be 
incorrect then the Valuation will need to be reviewed. 

 2. Confirmation of Assumptions 

The Client's counter-signature of the Engagement Letter represents confirmation that 
C&W may make the Assumptions referred to below. 

 
 The Client must promptly notify C&W in writing if any of the Assumptions are 

incorrect.  Should any amendment to the Assumptions set out in the Services 
Schedule result in an increase in the scope of the Engagement this may result in an 
appropriate increase in C&W's fees and expenses due under the Engagement. 

 3. Areas 

Where C&W is provided with floor areas, C&W will make an Assumption that the 
areas have been measured and calculated in accordance with the current edition of 
RICS Professional Statement RICS Property Measurement. 
 

 4. Tenancies and Leasing 

C&W's opinion of the Market Value or Fair Value will be subject to existing leases of 
which the Client or its advisors have made C&W aware but otherwise will reflect an 
Assumption of vacant possession.  Where C&W has undertaken to read the leases 
and related documents provided to it, C&W will make an Assumption that copies of 
all relevant documents will be sent to C&W and that they are complete and up to 
date.   
 
Where C&W relies on tenancy and lease information provided to it, unless such 
information reveals otherwise, C&W will make the Assumption that all occupational 
leases are on full repairing and insuring terms, with no unusual or onerous provisions 
or covenants that would affect value. 
 
C&W will make an Assumption that vacant possession can be given of all 
accommodation which is unlet or occupied by the entity/borrower or its employees 
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on service tenancies.   C&W will not take account of any leases between subsidiaries 
unless C&W states otherwise in the Services Schedule. 
 
C&W will not undertake investigations into the financial strength of any tenants 
unless otherwise referred to in the Valuation Report.  Unless C&W has become 
aware by general knowledge, or has been specifically advised to the contrary, C&W 
will make an Assumption that:  

a. where a Property is occupied under leases then the tenants are financially in a 
position to meet their obligations, and 

b. there are no material arrears of rent or service charges, breaches of covenant, 
current or anticipated tenant disputes.   

 
However, the Valuation will reflect a potential purchaser's likely opinion of the credit 
worthiness of the type of tenants actually in occupation or responsible for meeting 
lease commitments, or likely to be in occupation.  
 
C&W will take into account any information the Client or its advisors provide 
concerning tenants' improvements.  Otherwise, if the extent of tenants' alterations or 
improvements cannot be confirmed, C&W will make an Assumption that the Property 
was let with all alterations and improvements evident during C&W's inspection (or, in 
the case of a Valuation without internal inspection, as described within the 
information provided by the Client). 
 
C&W will also make an Assumption that wherever rent reviews or lease renewals are 
pending or impending, with anticipated reversionary changes, all notices have been 
served validly within the appropriate time limits. 
 

 5. Environmental Matters 

If C&W's enquiries or any reports supplied to C&W indicate the existence of 
environmental problems without providing method statements and costings for 
remedial works, then C&W may not be able to issue a Valuation Report except on 
the Special Assumption that the subject property is assumed NOT to be affected by 
such environmental matters.  In certain circumstances, the making of such a Special 
Assumption may be unrealistic and may be a Departure from the requirements of the 
RICS Red Book.  In these circumstances, the Valuation Report may include a 
recommendation that an investigation should be undertaken to quantify the costs and 
that subsequently the Valuation should be reviewed.   
 
Where C&W's enquiries lead C&W to believe that the Property is unaffected by 
contamination or other adverse environmental problems, including the risk of 
flooding, then, unless the Client instructs C&W otherwise, the Valuation will be based 
on an Assumption that no contamination or other adverse environmental matters 
exist in relation to the Property sufficient to affect value.  
 
If the Property lies within or close to a flood plain, or has a history of flooding, C&W 
will make the Assumption that building insurance is in place and available to be 
renewed to the current or any subsequent owner of the Property, without payment of 
an excessive premium or excess. 
 
Depending on the nature of the investigations made and the information revealed, 
the Valuation Report may include a statement that, in practice, a purchaser might 
undertake further investigations and that if these revealed contamination or other 
adverse environmental problems, then this might reduce the value reported. 
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 6. Mineral Rights 

C&W will make an Assumption that any mineral rights are excluded from the 
Property. 
 

 7. Title 

Save as disclosed either in any Certificate of Title or unless specifically advised to 
the contrary by the Client or its legal advisers and as referred to in the Valuation 
Report, C&W will make the Assumption that there is good and marketable title in all 
cases and that the Property is free from rights of way or easements, restrictive 
covenants, disputes or onerous or unusual outgoings.  C&W will also make an 
assumption that the Property is free from mortgages, charges or other 
encumbrances. 
 
If verification of the accuracy of any site plans contained in the Valuation Report is 
required, the matter must be referred to the Client's legal advisers. 
 
C&W will make the Assumption that roads and sewers serving the Property have 
been adopted and that the Property has all necessary rights of access over common 
estate roads, paths, corridors and stairways, and rights to use common parking 
areas, loading areas and other facilities. 
 
In addition, similarly, where the title is leasehold, C&W will make the Assumption that 
both landlord and tenant have abided by the terms of the lease and that the layout of 
the accommodation is in accordance with that permitted in the lease.  C&W will make 
a further Assumption that the lease contains no option for the landlord to obtain 
possession of the Property if they intend to redevelop the Property or a substantial 
part of the premises in which the Property is situated. 
 

 8. Condition of Structure and Services, Deleterious Materials and Ground 
Conditions 

Due regard will be paid by C&W to the apparent general state of repair and condition 
of the Property, but a condition or structural survey will not be undertaken, nor will 
woodwork or other parts of the structure which are covered, unexposed or 
inaccessible, be inspected.  Therefore, C&W will be unable to report that the Property 
is structurally sound or is free from any defects.  C&W will make an Assumption that 
the Property is free from any rot, infestation, adverse toxic chemical treatments, and 
structural, design or any other defects other than such as may be mentioned in the 
Valuation Report. 
 
C&W will not arrange for investigations to be made to determine whether any 
deleterious, hazardous or harmful materials (including but not limited to high alumina 
cement concrete or calcium chloride additive) have been used in the construction or 
any alterations, and therefore C&W will not be able to confirm that the Property is 
free from risk in this regard.  For the purposes of the Valuation, C&W will make an 
Assumption that any such investigation would not reveal the presence of such 
materials in any adverse condition. 
 
C&W will not carry out an asbestos inspection and will not act as an asbestos 
inspector in completing the valuation inspection of Property that may fall within the 
Control of the Asbestos at Work Regulations 2012.  C&W will not make an enquiry 
of the duty holder (as defined in the Control of Asbestos of Work Regulations 2012), 
of an existence of an Asbestos Register or of any plan for the management of 
asbestos to be made.  Where relevant, C&W will make an Assumption that there is 
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a duty holder, as defined in the Control of Asbestos of Work Regulations 2012 and 
that a Register of Asbestos and Effective Management Plan is in place, which does 
not require any immediate expenditure, or pose a significant risk to health, or breach 
the HSE regulations.  C&W recommends that such enquiries be undertaken by the 
Client's legal advisers during normal pre-contract or pre-loan enquiries. 
 
No mining, geological or other investigations will be undertaken by C&W to certify 
that the sites are free from any defect as to foundations.  C&W will make an 
Assumption that all buildings have been constructed having appropriate regard to 
existing ground conditions or that these would have no unusual or adverse effect on 
building costs, property values or viability of any development or existing buildings.   
C&W will make the Assumptions that there are no services on, or crossing the site 
in a position which would inhibit development or make it unduly expensive, and that 
the site has no archaeological significance, which might adversely affect the present 
or future occupation, development or value of the Property. 
 
No tests will be carried out by C&W as to electrical, electronic, heating, plant and 
machinery equipment or any other services nor will the drains be tested. However, 
C&W will make an Assumption that all building services (including, but not limited to 
lifts, electrical, electronic, gas, plumbing, heating, drainage, sprinklers, ventilation, air 
conditioning and security systems) and property services (such as incoming mains, 
waste, drains, utility supplies etc.) are in good working order and without any defect 
whatsoever. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

9. Statutory Requirements and Planning 

Save as disclosed in a Certificate of Title, or unless otherwise advised, C&W shall 
make the Assumption that all of the buildings have been constructed in full 
compliance with valid town planning and building regulations approvals and that 
where necessary, they have the benefit of current Fire Risk Assessments compliant 
with the requirements of the Regulatory Reform (Fire Safety) Order 2005.  Similarly, 
C&W shall also make the Assumption that the Property is not subject to any 
outstanding statutory notices as to construction, use or occupation and that all 
existing uses of the Property are duly authorised or established and that no adverse 
planning conditions or restrictions apply.   
 
C&W shall make the Assumption that the Property complies with all relevant statutory 
requirements. 
 
Energy Performance Certificates ("EPC") must be made available for all properties, 
when bought or sold, subject to certain exemptions.  If the Property is not exempt 
from the requirements of this Directive C&W shall make an Assumption that an EPC 
is made available, free of charge, to a purchaser of all the interests which are the 
subject of the Valuation. 
 
In addition, in England and Wales the Minimum Energy Efficiency Standards 
Regulations are effective from 1 April 2018.  The regulations prohibit the granting of 
a new tenancy or lease renewal of privately rented residential or business premises 
which do not have an Energy Performance Certificate (EPC) rating of 'E' or above..  
C&W will ask the Client or its advisors for information relating to the EPC ratings of 
the Property if the Property is not exempt from these requirements.  In any instance 
where C&W is not provided with an up to date EPC rating C&W will make the 
Assumption that the subject property meets the minimum requirements to enable it 
to be let. 
 
In Scotland, the Energy Performance of Non-Domestic Buildings (Scotland) 
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Regulation 2016 (the "Regulation") requires that qualifying properties have an 
energy assessment completed and an action plan prepared prior to sale or leasing.  
If the Property is not exempt from the requirements of the Regulation C&W shall 
make an Assumption that an energy assessment and action plan is made available, 
free of charge, to a purchaser of the interests which are the subject of the Valuation 
and that there is no capital expenditure required in order to comply with the 
requirements of the Regulation. 
 
In any instance where C&W is to value Property with the benefit of a recently granted 
planning consent, or on the Special Assumption that planning consent is granted, 
C&W will make an Assumption that it will not be challenged under Judicial Review.  
Such a challenge can be brought by anyone (even those with only a tenuous 
connection with the Property, or the area in which it is located) within a period of 
three months of the granting of a planning consent.  When a planning consent is 
granted subject to a Section 106 Agreement, the three month period commences 
when the Section 106 Agreement is signed by all parties. 
 
If a planning consent is subject to Judicial Review, the Client must inform C&W and 
request C&W to reconsider its opinion of value.  Advice would be required from the 
Client's legal advisers and a town planner, to obtain their opinion of the potential 
outcomes of such a Judicial Review, which C&W will reflect in its reconsideration of 
value.  
 

 10. Information 

Notwithstanding the Terms of Business, C&W will make an Assumption that the 
information provided by the Client and/or its professional advisers and/or by the 
Borrower and/or its professional advisers in respect of the Property to be valued is 
both full and correct.   C&W will make an Assumption that details of all matters 
relevant to value within their collective knowledge, including but not limited to matters 
such as prospective lettings, rent reviews, outstanding requirements under 
legislation and planning decisions, have been made available to it, and that such 
information is up to date. 
 
If the Valuation is required for the purpose of purchase, loan security or other 
financial transaction, the Client accepts that full investigation of the legal title and any 
leases is the responsibility of its legal advisers. 
 
Where comparable evidence is included in the Valuation Report, this information is 
often based on C&W's verbal enquiries and its accuracy cannot always be assured, 
or may be subject to undertakings as to confidentiality.  However, such information 
would only be referred to where C&W had reason to believe its general accuracy or 
where it was in accordance with expectation.  It is unlikely that C&W will have 
inspected comparable properties. 
 

 11. Landlord and Tenant Act 1987 

The Landlord and Tenant Act 1987 (the "Act") gives certain rights to defined 
residential tenants to acquire the freehold/head leasehold interest in a building where 
more than 50% of the floor space is in residential use.  Where this is applicable, C&W 
will make an Assumption that necessary notices have been given to the residential 
tenants under the provisions of the Act, and that such tenants have elected not to 
acquire the freehold or head leasehold interest, and therefore disposal into the open 
market is unrestricted. 
 

 12. Leasehold Reform Housing and Urban Development Act 1993 and Leasehold 
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Reform Act 1967 

If C&W value the freehold or leasehold interest in either blocks of flats or in houses, 
the following will apply.  The Leasehold Reform Housing and Urban Development Act 
1993, as amended by the Commonhold and Leasehold Reform Act 2002, or The 
Leasehold Reform Act 1967 (collectively the "Act") give certain rights to residential 
tenants to acquire either the freehold/leasehold interest in any building which qualifies 
under the Act, or the right to lease extension.  If this is applicable, C&W shall make 
an Assumption that no residential tenants have elected under the provisions of that 
Act to acquire the freehold or head leasehold interests, nor have they elected to 
acquire a lease extension, unless the Client and/or its advisers specifically inform 
C&W to the contrary. 
 

 13. Properties to be Developed or in the Course of Development or Requiring 
Repair / Refurbishment and Recently Completed Developments 

Where C&W undertake a Valuation of the completed Property this will be based on 
an Assumption that all works of construction have been satisfactorily carried out in 
accordance with the building contract and specification, current British Standards 
and any relevant codes of practice.  C&W will also make an Assumption that a duty 
of care and all appropriate warranties will be available from the professional team 
and contractors, which will be assignable to third parties. 
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Appendix 1 - Property Schedule 
 

PROPERTY Owner INTEREST PROPERTY 
TYPE 

Westfield Stratford City Shopping Centre, 
London   

Stratford City 
Shopping Centre 

(No.1) Limited 
Partnership, 
acting by its 

general partner, 
Stratford City 

Shopping Centre 
(No. 1) General 
Partner Limited  

Freehold Investment 

Westfield Stratford City Shopping Centre Car 
Park  

Stratford City 
Shopping Centre 

(No.2) Limited 
Partnership, 
acting by its 

general partner, 
Stratford City 

Shopping Centre 
(No. 1) General 
Partner Limited  

Freehold Investment 
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Appendix 2 - Definitions Schedule 
 
1. Bases of Valuation: 
 

Market Value  Market Value as referred to in VPS4, Item 4 of the current edition of the RICS Valuation 
- Global  Standards which incorporate the International Valuation Standards ("IVS") and 
the  RICS UK national supplement (the "RICS Red Book"), and applying the conceptual 
framework which is sect out in IVS104: 
 
"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" 
 
 

Market Rent Market Rent as referred to in VPS 4 Item 5 of the RICS Red Book. Under VPS 4 Item 5 
the term "Market Rent" is defined in IVS104 as: "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". 
 

Whenever Market Rent is provided the "appropriate lease terms" which it reflects should 
also be stated. 
 
The commentary from VPS4 Item 5 of the RICS Red Book is reproduced below: 
 
"5.1 Market rent will vary significantly according to the terms of the assumed lease 
contract.  The appropriate lease terms will normally reflect current practice in the market 
in which the property is situated, although for certain purposes unusual terms may need 
to be stipulated.  Matters such as the duration of the lease, the frequency of rent reviews 
and the responsibilities of the parties for maintenance and outgoings will all impact the 
market rent.  In certain countries or states, statutory factors may either restrict the terms 
that may be agreed, or influence the impact of terms in the contract.  These need to be 
taken into account were appropriate. 
 
5.2. Market rent will normally be used to indicate the amount for which a vacant 
property may be let, or for which a let property be may re-let when the existing lease 
terminates.  Market rent is not a suitable basis for settling the amount of rent payable 
under a rent review provision in a lease, where the definitions and assumptions specified 
in the lease have to be used. 
 
5.3 Valuers must therefore take care to set out clearly the principal lease terms that 
are assumed when providing an opinion of market rent.  If it is the market norm for 
lettings to include a payment or concession by one party to the other as an incentive to 
enter into a lease, and this is reflected in the general level of rents agreed, the market 
rent should also be expressed on this basis.  The nature of the incentive assumed must 
be stated by the valuer, along with the assumed lease terms." 
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2. Special Assumptions: 
 

Special Assumptions The Glossary of the RICS Red Book states that an Assumption "that either assumes 
facts that differ from the actual facts existing at the valuation date, or that would not be 
made by a typical market participant in a transaction on the valuation date" is a Special 
Assumption. 
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1. Client Engagement 
1.1 The Client appoints C&W to provide services on these Terms 

of Business and the terms set out in the Engagement Letter. 
Each Engagement Letter forms a discrete contract 
incorporating the latest version of these Terms of Business 
that have been provided to the Client (together an/the 
"Engagement"). 

1.2 The entire scope of the services to be provided as part of an 
Engagement ("Services") is set out in the Engagement 
Letter. Nothing shall bind C&W to perform any role or function 
other than as is documented in the Engagement Letter. 

1.3 The Client shall provide all necessary co-operation to enable 
each member of the C&W Group to discharge its obligations 
in respect of all Applicable Laws, particularly those pertaining 
to 'know your client', anti-money laundering and the 
prevention of other financial crimes, and data protection. 
Each of the Client and C&W agrees that it shall comply with 
all Applicable Laws in performing its obligations in relation to 
the Engagement. 

1.4 C&W may sometimes require input from third parties to 
perform all or part of the Services. Where C&W intends to 
subcontract to a third party, C&W will seek the Client's 
consent before so subcontracting. The Client consents to the 
use of other members of the C&W Group and C&W Affiliates 
to provide all or part of the Services, and no further 
notification need be given in relation to such use. Except 
where C&W contracts third parties directly (otherwise than as 
the Client's agent), in which case it shall be liable in particular 
for any breach of C&W's data protection obligations under 
Clause 7 that is caused by an act, error or omission of its sub-
processor, C&W shall not be responsible for supervising or 
monitoring the performance of third parties. 

2. Definitions and Interpretation 
2.1 In an Engagement the following terms shall have the 

following meanings: 
"Applicable Law" means all applicable laws, regulations, 
regulatory requirements and codes of practice of any relevant 
jurisdiction, as amended and in force from time to time; 
"C&W" means the member of the C&W Group that is a party 
to the Engagement Letter; 
"C&W Affiliate" means a third party licenced by a member of 
the C&W Group to trade using the Cushman & Wakefield 
brand;  
"C&W Group" means DTZ Worldwide Limited (company 
number 9073572) and any of its subsidiaries (within the 
meaning of section 1159 of the Companies Act 2006); 
"C&W Materials" means all those materials owned by C&W 
and its licensors, and all Intellectual Property Rights owned 
by C&W and its licensors, whether before or after the date of 
the Engagement, but excluding the Service Materials. 
"Client" means the addressee(s) of the Engagement Letter 
and excludes any third party who pays or may be responsible 
for paying any part of the Fees; 
"Client Materials" means all those materials owned by the 
Client and its licensors, and all Intellectual Property Rights 
owned by the Client and its licensors, but excluding the 
Service Materials. 
"Engagement Letter" means the letter issued by C&W to the 
Client and identified as the engagement letter, which shall set 
out particular Services to be provided by C&W together with 
other terms and conditions that shall form part of the 
Engagement. Where the context permits, documents cross 

referenced and/or attached to the Engagement Letter shall 
form part of it; 
"Fees" means the amounts specified as payable in the 
Engagement Letter, or otherwise calculated in accordance 
with the Engagement Letter; 
"Intellectual Property Rights" means patents, trade marks, 
design rights, applications for any of the foregoing, copyright, 
database rights, trade or business names, domain names, 
website addresses, whether registrable or otherwise, 
(including applications for and the right to apply for 
registration of any such rights), know how, methodologies, 
and any similar rights in any country whether currently 
existing or created in the future, in each case for their full 
term, together with any renewals or extensions; 
"Relief Event" means: (i) any delay or failure by the Client or 
a person acting on its behalf to perform any obligation of the 
Client under an Engagement; (ii) the failure of any 
assumption set out in the Engagement Letter; and (iii) any 
other event specified in the Engagement Letter; 
"RICS" means the Royal Institution of Chartered Surveyors;  
"Services" means the services to be provided to the Client 
by C&W as part of the Engagement, as specified in the 
Engagement Letter; 
"Service Materials" means all those works, and all 
Intellectual Property Rights in works, that are created, 
provided, or which arise exclusively in the course of the 
provision of the Services to the Client; 
"Terms of Business" means the terms set out in this 
document; and 
"Value Added Tax" means value added tax as provided for 
in the Value Added Taxes Act 1994 and subordinated 
legislation made under it, or any similar sales or turnover tax 
in any jurisdiction. 

2.2 Unless the context otherwise requires or the contrary 
intention appears, any reference to an enactment includes 
that enactment as amended or replaced, together with any 
subordinate legislation made under that or any other 
applicable enactment; and any reference to an English legal 
term includes, in respect of any jurisdiction other than 
England, a reference to what most nearly approximates in 
that jurisdiction to the English legal term. 

2.3 Other than for notices to be given, references to "written" or 
"in writing" include e-mail. The words "including" and "in 
particular" and any similar words or expressions are by way 
of illustration and emphasis only and do not operate to limit 
the generality or extent of any other words or expressions. 
The words "subsidiary" and "holding company" have the 
meanings given in Section 1159 of the Companies Act 2006 
(and Clause 2.2 shall not apply in relation to this sentence). 
The headings in these Terms of Business are for 
convenience only and do not affect their interpretation. 

3. Fees, Expenses, and Payments 
Fees 

3.1 In consideration of the provision of the Services, the Client 
shall pay the Fees. The Fees, or the method of calculating 
them, shall be as set out in the Engagement Letter. 

3.2 Fees stated shall be exclusive of Value Added Tax which, 
where applicable, shall be charged to the Client at the 
prevailing rate. The Client agrees to pay to C&W any Value 
Added Tax in relation to the provision of the Services 
provided that C&W has supplied a valid tax invoice as 
required by Applicable Law. 

http://www.cushmanwakefield.com/
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Expenses 
3.3 The Client shall reimburse all out of pocket expenses and 

disbursements properly incurred by or on behalf of C&W in 
the performance of the Services ("Expenses") up to five 
hundred pounds (£500) per quarter. Before incurring any 
Expenses that would result in that limit being exceeded, C&W 
shall seek the Client's consent, in which case those further 
Expenses shall also be payable. Expenses may be invoiced 
at the same time as the Fees, or quarterly in arrears, at 
C&W's discretion. 

3.4 The Client shall reimburse all marketing costs which shall, 
where relevant, be handled as follows: 
(a) C&W will inform the Client of any marketing costs 

proposed to be incurred on its behalf. C&W will 
provide cost estimates for any initial marketing 
campaign in the Engagement Letter, and further 
proposals if additional marketing is required. 

(b) Cost estimates will be best estimates or based on 
actual quotations from suppliers. Final costs may 
differ from estimates provided. Advertising and 
printing rates provided will be from the publishers' rate 
cards current at the date of the marketing proposals. 
The Client shall pay any additional sum charged by 
the suppliers for the correction of mistakes in artwork 
or other advertising material not caused by the 
suppliers. The individual printer or supplier's terms will 
apply to all Client work placed with it. All costs are 
gross and C&W will retain the usual trade discounts 
offered by newspapers, periodicals or other media 
suppliers. 

(c) The Client shall instruct all suppliers directly. In the 
event that C&W agrees to instruct any such supplier, 
C&W may require advance payment of anticipated 
costs to be incurred on the Client's behalf. Where the 
sum paid on account exceeds the actual costs 
incurred, such excess shall be repaid to the Client 
without interest once all invoices and accounts have 
been finalised and settled. Where the marketing costs 
exceed the sum paid, the Client shall pay the amount 
of any difference to C&W immediately on request.  

(d) The Client shall reimburse all marketing costs incurred 
on its behalf as and when the costs are incurred, 
irrespective of completion of the transaction to which 
the Services relate. 

Payment 
3.5 C&W's invoices are payable from the date of each invoice, 

and are due for payment within fourteen (14) days. C&W may 
charge the Client interest on any amounts due but which have 
not been paid within this period (whether before or after 
judgment) at three percent (3%) per annum above the Bank 
of England base rate from time to time. Interest shall run from 
the date of the invoice until all outstanding sums have been 
paid in full in cleared funds. 

3.6 The Client shall pay all sums by electronic bank transfer to 
the C&W bank account detailed in an invoice. C&W is unable 
to accept payment by cash or cheque. 

3.7 The Client shall pay all sums payable to C&W in relation to 
the Engagement without set-off and free of any deduction. 

3.8 If the Client is required by Applicable Law to make any 
deduction from any payment then it shall increase such 
payment to ensure that C&W receives the same amount as it 
would have received if no deduction were required. 

3.9 C&W may require payments to be made on account before 
commencing or completing all or part of the Services. In 
specifying on-account payments C&W may have regard to 
the nature and context of Services to be performed, and the 
likely timing and amounts of Expenses to be incurred. 

3.10 C&W may, by giving written notice to the Client, suspend 
Service provision if any sum is not paid to C&W within the 
period specified at Clause 3.5, until all outstanding sums 
have been paid in full in cleared funds. 

3.11 After completing an Engagement, C&W shall be entitled to 
keep any Client materials held by it while sums payable to it 
by the Client remain outstanding. 

3.12 C&W may search the Client's record at credit reference 
agencies for the purposes of verifying the Client's identity and 
to assess whether the Client is able to fulfil its payment 
obligations in relation to the Engagement. 
Client Monies 

3.13 C&W handles client monies in accordance with RICS rules 
and regulations.  

4. Client Obligations 
4.1 The Client shall, as soon as reasonably practicable following 

a request, provide all information, assistance, approvals, and 
consents reasonably requested by C&W in relation to the 
performance of C&W's obligations in connection with the 
Engagement. The Client shall ensure that all information 
provided by or on behalf of the Client shall be complete and 
accurate in all material respects, and notify C&W as soon as 
reasonably possible on becoming aware that any information 
is incomplete, inaccurate or misleading. 

4.2 The Client acknowledges that C&W: (i) is entitled to rely upon 
the completeness, accuracy, sufficiency and consistency of 
any information supplied to it by or on behalf of the Client; 
and (ii) shall have no liability for any inaccuracies contained 
in any information provided by or on behalf of the Client 
unless otherwise stated. 

4.3 All estimations made by C&W are based on depth and quality 
of information provided by the Client and the Client shall not 
be entitled to assume that C&W has performed an inspection. 
The Client must take this into account in relation to all figures, 
calculations, and advice. 

4.4 The Client shall check and confirm the accuracy and 
completeness of any property particulars prepared by C&W, 
and shall confirm that they are not misleading. The Client 
undertakes to notify C&W immediately if any particulars are 
or become inaccurate or incomplete. 

5. Measurements 
5.1 Where C&W is required to measure a property, it will do so in 

accordance with applicable measuring practices relevant to 
the property. If the Client requires C&W to adopt a particular 
measuring practice, it shall specify the same in writing before 
work starts. The Client acknowledges that the floor areas 
contained in any report are approximate and if measured by 
C&W will be within a two percent (2%) tolerance either way. 
In cases where the configuration of the floor plate is unusually 
irregular or obstructed, this tolerance may be exceeded. 

5.2 C&W is unable to measure areas to which it does not have 
access, in which cases floor area may be estimated from 
plans or by extrapolation. Where land or site areas are 
measured, all areas will be approximate and will be measured 
from plans supplied or Ordnance Survey plans, rather than 
being checked on site. 

http://www.cushmanwakefield.com/


 Cushman & Wakefield Terms of Business (UK)     

Version 2.01 (May 2018)                    3 

6. Confidentiality 
6.1 The Client consents to C&W announcing that it is providing 

or has provided the Services to the Client and using the 
Client's name in publicity. However, C&W shall not publish 
any details of any proposed or actual transaction (other than 
those which are publicly available) without prior consent, 
such consent not to be unreasonably withheld or delayed. 

6.2 The Client shall keep confidential and not disclose to any 
other person (whether before or after termination or expiry of 
the Engagement): (i) any information received by it in respect 
of the methodologies and/or technologies used by C&W in 
providing the Services; (ii) the details of the terms on which 
C&W provides the Services; and (iii) any other information in 
respect of C&W's business activities which is not publicly 
available. 

6.3 C&W shall, during the period commencing on the date of the 
Engagement and ending two (2) years following the earlier of 
the termination or completion of the Services, keep 
confidential and not disclose to any other person (whether 
before or after termination or expiry of the Engagement) any 
information in respect of the Client's business activities which 
comes into its possession as a consequence of C&W 
providing the Services and which is not publicly available. 

6.4 A party shall not breach this Clause 6 by disclosing 
information, to the extent reasonably necessary: 
(a) where required to do so by Applicable Law or order of 

the courts, or by any securities exchange or regulatory 
or governmental body to which such party is subject 
or submits, wherever situated (whether or not the 
requirement for information has the force of Applicable 
Law); or 

(b) to the professional advisers, insurers, auditors and 
bankers of such party. 

6.5 C&W shall not breach this Clause 6 by disclosing information 
to members of the C&W Group or C&W Affiliates in 
connection with the Engagement. 

7. Data Protection & Data Handling 
Data Protection 

7.1 The Client appoints C&W as a data processor in relation to 
personal data which is the subject of each Engagement and 
in respect of which the Client is a data controller (the "Data"). 

7.2 In processing Data pursuant to an Engagement, C&W shall: 
(a) unless otherwise requested by the Client in writing, 

process the Data only to the extent, and in such 
manner, as is necessary for the provision of the 
Services, except where otherwise required by any EU 
(or any EU Member State) law; 

(b) ensure that appropriate technical and organisational 
measures shall be taken to protect the Data from (i) 
accidental or unlawful destruction, and (ii) loss, 
alteration, unauthorised disclosure of, or access to, 
Data; 

(c) ensure that any person whom it authorises to process 
the Data shall be subject to an actionable duty of 
confidence; 

(d) only cause or permit Data processing to be sub-
contracted to: 
(i) sub-contractors in accordance with Clause 1.4; 
(ii) members of the C&W Group and C&W Affiliates 

and each of their professional advisers, insurers, 
auditors and bankers; and/or 

(iii) service providers appointed by a 
member of the C&W Group to support 
C&W's business administration and 
infrastructure (as identified here and 
updated from time to time) 

who are committed, by means of a written contract 
with C&W, to protect the Data to the standard required 
by this Clause 7.   
 
If the Client objects to any sub-processor under 
Clause 7.2(d) on reasonable grounds relating to the 
protection of personal data, then either C&W will not 
appoint the sub-processor or the Client may elect to 
suspend or terminate the Engagement upon written 
notice to be given not later than thirty (30) days after 
such objection has been notified to C&W in writing; 

(e) only cause or permit Data to be transferred outside the 
European Economic Area: 
(i) to those persons identified under Clause 7.2(d) 

or otherwise with the Client's prior consent (not 
to be unreasonably withheld or delayed); and  

(ii) taking such measures as are necessary to 
ensure the transfer is in compliance with 
applicable data protection law (such as 
ascertaining that the recipient benefits from an 
EU Commission finding of adequacy of 
protection for personal data transferred from the 
European Union or has otherwise agreed 
European Union standard contractual clauses 
on data processing in countries outside the 
European Economic Area);  

(f) notify the Client without undue delay and provide 
reasonable information and cooperation on becoming 
aware of a breach of data security which would be 
notifiable under applicable data protection law; 

(g) notify the Client without undue delay (and in any event 
provide reasonable and timely assistance to the Client 
(at the Client's expense)) to enable the Client to 
respond to: (i) any request from a data subject to 
exercise any of its rights under applicable data 
protection law; and (ii) any other correspondence, 
enquiry or complaint received from a data subject, 
regulator, or other third party in connection with the 
processing of the Data.  

(h) C&W shall make available to the Client such 
information as is necessary to demonstrate its 
compliance with this Clause 7 and, if required, shall 
permit the Client (or its appointed third party auditors 
who are subject to strict obligations of confidentiality 
and whose identity has been agreed with C&W) to 
conduct an audit to confirm its compliance, provided 
that the Client gives reasonable notice of its intention 
to audit, conducts its audit during normal business 
hours, and takes all reasonable measures to prevent 
unnecessary disruption to C&W's operations. The 
Client may not exercise this right more than once in 
any twelve (12) month period except as required by 
instruction of a competent data protection authority. 
 

7.3 Where the Client is a public authority for the purposes of the 
Freedom of Information Act 2000 ("FOIA") as amended from 
time to time, the Client shall notify C&W of that fact at the start 
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of the Engagement. The Client shall notify C&W within five 
(5) business days of receiving a request pursuant to the FOIA 
requesting information which relates to the business 
arrangements between C&W and the Client and/or any 
information C&W has provided to the Client at any time 
(whether or not in connection with the Engagement). In 
recognition of the fact that C&W may be providing the Client 
with confidential or commercially sensitive information, the 
Client agrees to consult with C&W and take into account 
C&W's views on all such requests, giving C&W reasonable 
notice to respond, before making any decision on whether 
any particular information should be disclosed. 

7.4 The Client shall be responsible for C&W's reasonable and 
properly incurred charges in producing any documentation 
which the Client requires in order to comply with a request for 
disclosure under the FOIA. For the avoidance of doubt, the 
Client, not C&W, shall liaise with such third party. 
Data Handling 

7.5 The Client shall use all reasonable procedures to seek to 
ensure that any materials provided to C&W in any electronic 
format are virus free, and shall be responsible for using 
appropriate firewalls and anti-virus software. The Client shall 
not disclose any special categories of data to C&W except by 
express written agreement. 

7.6 Subject to the remainder of this Clause 7, the Client 
authorises C&W to communicate with any person C&W 
reasonably requires in providing the Services. C&W may 
release to such person any information reasonably necessary 
to perform the Services and which it has obtained during the 
Engagement. C&W shall not be liable for any use made of 
that information. 

7.7 Unless otherwise instructed in writing by the Client to destroy 
or return the Data (or any copies thereof) on termination of 
the Engagement, C&W keeps its Engagement files, including 
the Data, for six (6) years after issue of C&W's final invoice. 
The Client consents to the deletion and destruction of all 
Engagement files upon the expiry of that period unless the 
Client has requested in writing the return of Client papers or 
documents during that period. C&W shall not be liable for any 
loss arising out of the destruction of documents occurring 
more than six (6) years after the date of final invoice. C&W 
shall be entitled to retain Data to the extent required by any 
EU (or any EU Member State) law. 

7.8 If requested by Client, C&W shall provide reasonable 
cooperation to the Client (at Client's expense) in connection 
with any data protection impact assessment and any 
consultation with the Client's data protection authority that 
may be required under applicable data protection law. 
In this Clause 7, “EU Member State” shall be deemed to 
include the United Kingdom.  

7.9 A copy of C&W’s Privacy Notice can be found here.  

8. Documents and Reliance 
8.1 C&W will take reasonable care in the preparation of any 

research, data, report or advice ("Documents") provided as 
part of the Services. Any opinions expressed in them 
constitute C&W's judgement, and data upon which this 
judgement is based are believed to be correct as at the date 
of the Documents (but may be subject to change during the 
life of the project and beyond and as new information 
becomes available). C&W reserves the right to change the 
underlying data, and its opinions, without prior notice in the 
light of revised market opinion and evidence, but shall not be 
required to update any Document already provided. 

8.2 Subject to Clause 8.3, the provision of the Services is for the 
Client's benefit only and no part of any Document produced 
by C&W for the Client shall be reproduced, transmitted, 
copied or disclosed to any third party without the prior written 
consent of C&W. C&W shall not be liable to any third party 
placing reliance upon any such Document. 

8.3 The Client may permit other persons to use C&W's 
Documents only with C&W's written consent and where such 
other persons have entered into a written agreement with 
C&W in relation to such use ("Reliance Letter"). C&W 
expressly disclaims any tortious duty of care (e.g., in 
negligence) to any third party in relation to any Document 
provided in connection with an Engagement, and the Client 
shall not permit any person to rely upon such Document 
unless that person has first entered into a Reliance Letter. 
Any limitation on C&W's liability set out in the Engagement 
shall apply in aggregate to the Client and any party entering 
into a Reliance Letter.  

8.4 Where the Client provides a copy of a Document to another 
person, or permits a person to rely upon a Document, the 
Client indemnifies and holds harmless C&W from and against 
any liability arising out of that person's use or reliance on that 
Document except where a Reliance Letter has been entered 
into by such person. 

8.5 Where the Client acts on behalf of a syndicate or in relation 
to a securitisation, the Client agrees that it is not entitled to 
pursue any greater claim on behalf of any other person than 
it would have been entitled to pursue on its own behalf had 
there been no syndication or securitisation. 

9. Service Quality 
9.1 In carrying out the Services, C&W shall exercise the 

reasonable care and skill to be generally expected of a 
competent provider of services similar in scope, nature and 
complexity to the Services. 

9.2 In the event that the Client is dissatisfied with the provision of 
the Services by C&W it must refer such complaint in the first 
instance to the C&W representative named in the 
Engagement Letter in accordance with the provisions of 
C&W's complaints procedure current at the time of the 
complaint. C&W shall supply to the Client a copy of the 
complaints procedure upon the request of the Client. 

9.3 No implied terms shall apply under and/or in connection with 
the Engagement, and no other express warranties are given 
- all such terms are expressly excluded to the extent 
permitted by Applicable Law. 

9.4 C&W is certified as ISO9001:2008, ISO14001, and 
OHSAS18001 compliant. 

10. Conflicts of Interest and Anti-Corruption 
10.1 C&W maintains conflict management procedures designed to 

govern actual or potential conflicts of interest. If the Client 
becomes aware of a possible conflict, it shall inform C&W 
immediately. If a conflict arises, then C&W will decide, taking 
account of legal constraints, relevant regulatory rules and the 
clients' interests and wishes, whether it can continue to act 
for both parties (e.g., through the use of ethical walls), for one 
only, or for neither. Where C&W does not believe that any 
potential or actual conflict can be managed appropriately and 
in accordance with C&W policy (available upon request), it 
will inform all clients affected and consult with them as soon 
as reasonably practicable as to the steps to take. 

10.2 The Client acknowledges that C&W may earn commissions 
and referral fees, and may charge handling fees connected 
to the services that it performs, and agrees that C&W shall be 
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entitled to retain them without specific disclosure. C&W will 
not accept any commissions or referral fees in circumstances 
where it is of the reasonable belief that they would 
compromise the independence of any advice that it provides.  

10.3 It is not C&W policy to provide any services for financial gain 
either directly or through connected persons, to a prospective 
purchaser or tenant in respect of a property for which C&W is 
instructed as agents by the seller/owner, until unconditional 
contracts have been exchanged. C&W will notify the Client if 
it is instructed by a prospective purchaser or tenant to provide 
such services where the Client is the seller/owner. 

10.4 C&W and the Client each confirms that it will not, and will 
procure that its employees will not, knowingly engage in any 
activity which would constitute a breach of applicable Anti-
Bribery & Corruption Laws. C&W confirms that it has in place 
a compliance and training programme designed to ensure 
compliance with the terms of applicable Anti-Bribery & 
Corruption Laws.  

10.5 For the purposes of this Clause 10, "Anti-Bribery & 
Corruption Laws" means the Bribery Act 2010, the US 
Foreign Corrupt Practices Act 1977 and any other applicable 
legislation prohibiting bribery and corruption involving public 
or private persons.  

11. Liability and Insurance 
11.1 Notwithstanding any contrary provision, neither party limits or 

excludes its liability in respect of: 
(a) any death or personal injury caused by its negligence; 
(b) any fraud or fraudulent misrepresentation; or 
(c) any statutory or other liability which cannot be limited 

or excluded under Applicable Law. 
11.2 C&W shall not be liable for any: 

(a) indirect or consequential loss (even where the parties 
are aware of the possibility of any such loss at the date 
of the Engagement); 

(b) loss of profits or revenue of the Client generally; 
(c) loss of goodwill, reputation or opportunity; 
(d) loss of or corruption of data, or loss resulting from the 

Client's receipt of information, data, or 
communications supplied or sent by C&W 
electronically; 

(e) pure economic loss suffered by the Client or persons 
other than the Client arising out of a tortious duty of 
care, whether in negligence or otherwise; 

(f) acts or omissions of third parties (other than where 
contracted directly by C&W otherwise than as the 
Client's agent); or 

(g) delay caused by its duty to comply with legal and 
regulatory requirements (such as anti-money 
laundering checks), 

in each case arising out of or in connection with an 
Engagement or any breach or non-performance of it no 
matter how fundamental (including by reason of negligence 
or breach of statutory duty).  The parties agree that each of 
sub-clauses (a) to (g) (inclusive) above are separate terms 
and are intended to be severable.  

11.3 C&W's total aggregate liability arising under or in connection 
with an Engagement or any breach or non-performance no 
matter how fundamental (including by reason of negligence 
or breach of statutory duty) in contract, tort or otherwise shall 

be limited in all circumstances to an amount equal to the 
lesser of: 
(a) five (5) times the Fees paid or payable by or on behalf 

of the Client to C&W in relation to the Engagement; or 
(b) two million pounds sterling (£2,000,000). 

11.4 Subject always to Clauses 11.2 and 11.3, where an 
Engagement involves C&W being appointed as part of a 
project team, liability for loss and/or damage arising under or 
in connection with the Engagement shall be limited to that 
proportion of the Client's loss and/or damage which it would 
be just and equitable to require C&W to pay having regard to 
the extent of C&W's responsibility for the same and on the 
basis that: 
(a) all other Client consultants and contractors shall be 

deemed to have provided contractual undertakings, 
on terms no less onerous than those set out in the 
Engagement, to the Client in respect of the 
performance of their services in connection with the 
project; 

(b) there are no exclusions of or limitation of liability nor 
joint insurance or co-insurance provisions between 
the Client and any other party referred to above; and  

(c) they shall be deemed to have paid to the Client such 
proportion which would be just and equitable for them 
to pay having regard to the extent of their 
responsibility. 

11.5 No actions or proceedings arising under or in respect of the 
Engagement or documents signed in connection with it shall 
be commenced against C&W after six (6) years after the date 
of the final invoice in relation to the Engagement.  

11.6 C&W shall effect and maintain, during the Engagement and 
for a period of six (6) years after issue of C&W's final invoice, 
professional indemnity insurance with a limit of indemnity of 
£10 million provided always that such insurance remains 
available at commercially reasonable rates, together with 
such other insurance as is required to be maintained in 
accordance with Applicable Law. 

11.7 Further to Clause 1.2, nothing appoints or obliges C&W to act 
as an External Valuer as defined under the Alternative 
Investment Fund Managers Directive ("AIFMD") legislation, 
or its equivalent under local law. C&W expressly disclaims 
any responsibility or obligations under AIFMD and/or its 
equivalent unless expressly agreed in writing by C&W. Where 
C&W provides valuation advice to an entity that falls within 
the scope of AIFMD ("Fund"), its role will be limited solely to 
providing valuations of property assets held by the Fund. 
Responsibility for the valuation function for the Fund and the 
setting of the net asset value of the Fund will remain with 
others. C&W's Document will be addressed to the Fund for 
internal purposes and third parties may not rely on it. C&W's 
aggregate liability howsoever arising out of such instruction is 
limited in accordance with these Terms of Business. 

11.8 C&W shall not be responsible for the management of any 
property the subject of an Engagement, and shall have no 
other responsibility (such as for maintenance or repair) in 
relation to nor shall C&W be liable for any damage occurring 
to any such property.  
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12. Termination 
12.1 Either party may terminate the Engagement upon not less 

than thirty (30) days written notice, for convenience without 
cause 

12.2 Either party may terminate the Engagement at any time on 
written notice, either immediately or following such notice 
period as it shall see fit if the other party: 
(a) is in material breach of the Engagement, and such 

breach is irremediable; 
(b) commits any remediable material breach of the 

Engagement and fails to remedy such breach within a 
period of thirty (30) days from the service on it of a 
notice specifying the material breach and requiring it 
to be remedied (or, having so remedied, subsequently 
commits a similar breach within the next thirty (30) 
days); or 

(c) ceases or threatens to cease to carry on business, is 
found unable to pay its debts within the meaning of the 
Insolvency Act 1986 section 123, has an 
administrator, receiver, administrative receiver or 
manager appointed over the whole or any part of its 
assets, enters any composition with creditors 
generally, or has an order made or resolution passed 
for it to be wound up (otherwise than in furtherance of 
any scheme for solvent amalgamation or solvent 
reconstruction) or undergoes any similar or equivalent 
process in any jurisdiction. 

12.3 C&W may terminate the Engagement immediately upon 
written notice if the Client has failed to pay an invoice within 
thirty (30) days of the date of such invoice. 

12.4 On termination of the Engagement, the Client shall pay to 
C&W: 

(a) Fees for the Services it has performed (on a pro rata 
basis having regard to the Fees payable for the 
completion of the Engagement, the expected duration 
of the entire Engagement and the Services performed 
prior to termination, unless otherwise specified); 

(b) any Expenses properly incurred in accordance with 
Clause 3.3, and marketing costs incurred in 
accordance with Clause 3.4, on or before the effective 
date of the termination; and 

(c) where the right is exercised by the Client, any 
additional sums set out in the Engagement Letter as 
being payable upon termination. 

12.5 If a party, acting in good faith, exercises a right of termination, 
its subsequent failure or refusal to perform all or any of its 
current or future obligations in connection with an 
Engagement shall not be a breach of an Engagement 
(whether repudiatory or otherwise). 

13. Intellectual Property 
13.1 All Service Materials shall vest in the Client on creation. C&W 

hereby assigns the Service Materials to the Client together 
with the right to sue for and recover damages or other relief 
in respect of the infringement of any Service Materials by a 
third party. In relation to future copyright, this shall take effect 
as a present assignment of future rights. 

13.2 The Client grants to C&W a worldwide, fully paid-up, non-
exclusive, transferable (to a member of the C&W Group) 
licence to use, copy and modify the Client Materials and 
Service Materials to the extent necessary and for the purpose 

of providing the Services to the Client and performing its other 
obligations in relation to an Engagement. 

13.3 C&W and its licensors shall retain all right, title and interest in 
and to the C&W Materials. The Client and its licensors shall 
retain all right, title and interest in and to the Client Materials. 

14. Non-Solicitation 
14.1 Neither party shall (except with the other party's prior written 

consent) directly or indirectly solicit or entice away (or attempt 
to solicit or entice away) from the employment of the other, 
any employee or contractor working on an Engagement, and 
shall not offer employment to any employee working on an 
Engagement, for a period of six (6) months following the end 
of any involvement by that person with an Engagement. This 
shall not prohibit a party from offering employment to an 
employee or contractor of the other who has responded to an 
advertising campaign open to all comers and not specifically 
targeted at any of its employees or contractors. 

14.2 In the event that a party breaches Clause 14.1, the other party 
shall be entitled to be paid compensation of six (6) months' 
salary or fees of the employee or contractor concerned. The 
parties agree that this is a genuine pre-estimate of loss taking 
into account the cost of recruitment and training of staff, and 
is agreed on a commercial basis between the parties. 

15. Notices 
15.1 Any notice or other information to be given by either party to 

the other under the terms of an Engagement shall be given 
by: 
(a) delivering it by hand; or 
(b) sending it by pre-paid registered post, 
to the other party at the address given in Clause 15.3. 

15.2 Any notice or information sent by post in the manner provided 
by Clause 15.1(b) which is not returned to the sender as 
undelivered shall be deemed to have been given on the 
second day after it was so posted; and proof that the notice 
or information was properly addressed, pre-paid, registered 
and posted, and that it has not been returned to the sender, 
shall be sufficient evidence that the notice or information has 
been duly given. 

15.3 The address of either party for service for the purposes of this 
Clause 15 (but excluding legal proceedings) shall be that of 
its registered or principal office, or such other address as it 
may last have notified to the other party in writing from time 
to time. Notices to C&W must be addressed to EMEA General 
Counsel to be valid. 

16. No Waiver, Partnership or Joint Venture 
16.1 No waiver of any right in connection with an Engagement 

(including rights to sue for breach) shall operate or be 
construed as a waiver of any other or further right whether of 
a like or different character, or be effective unless in writing 
duly executed by an authorised representative of the affected 
party. The failure to insist upon the performance of the terms, 
conditions and provisions of the Engagement, or time or other 
indulgence granted by one party to another, shall not act as 
a waiver of any breach, as acceptance of any variation, or as 
the relinquishment of any right in connection with the 
Engagement, which shall remain in full force and effect. 

16.2 Each right or remedy of a party to an Engagement is without 
prejudice to any other right or remedy of that party. 

16.3 The Engagement shall not be interpreted or construed to 
create an association, joint venture or partnership between 
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the parties, or to impose any partnership obligation or liability 
upon either party. 

17. Force Majeure and Relief 
17.1 If either party is prevented or hindered from performing any 

of its obligations in connection with an Engagement by 
reason of circumstances outside its reasonable control, that 
party ("Claiming Party") shall as soon as reasonably 
possible serve notice in writing on the other party specifying 
the nature and extent of the circumstances preventing or 
hindering it from performing its obligations. 

17.2 Subject to the Claiming Party serving notice in accordance 
with Clause 17.1, the Claiming Party shall have no liability in 
respect of any delay in performance or any non-performance 
of any such obligation (save for any payment obligation which 
shall continue in full force and effect), and the time for 
performance shall be extended accordingly to the extent that 
the delay or non-performance is due to such circumstances. 

17.3 The Client agrees that C&W shall be excused from its failure 
to perform or delay in performing any affected obligation in 
connection with the Engagement to the extent that such 
failure results from a Relief Event. C&W shall be entitled to a 
reasonable extension of time in relation to any affected 
obligation, and to recover reasonable additional costs 
incurred by it, as a result of a Relief Event. 

18. Illegality/Severance 
If any provision is declared by any competent court or body 
to be illegal, invalid or unenforceable under the law of any 
jurisdiction, or if any enactment is passed that renders any 
provision illegal, invalid or unenforceable under the law of any 
jurisdiction, this shall not affect or impair the legality, validity 
or enforceability of the remaining provisions relating to an 
Engagement, nor the legality, validity or enforceability of such 
provision under the law of any other jurisdiction. 

19. Assignment and Novation 
19.1 Neither party may at any time, without the prior written 

consent of the other party (such consent not to be 
unreasonably withheld or delayed), assign all or any part of 
its rights and/or obligations relating to an Engagement. 
Notwithstanding the previous sentence, C&W may 
assign/novate (as applicable) all or any part of its rights 
and/or obligations in connection with an Engagement to any 
other member of the C&W Group, without the Client's prior 
written consent. 

19.2 Each Engagement shall inure to the benefit of, and be binding 
upon, the parties' successors and permitted assignees. 

20. Further Assurance 
Each party shall at all times from the date of the Engagement 
Letter, on being required to do so, at its own expense do or 
use reasonable endeavours to procure the doing by any 
necessary third parties of all such acts as may be required to 
give full effect to the terms of the Engagement including the 
execution and delivery of all deeds and documents. 

21. Governing Law and Dispute Resolution 
21.1 In the event of a dispute arising out of or connection with an 

Engagement, a party contemplating instigating legal 
proceedings shall notify the other party of that fact not less 
than fourteen (14) days before issuing such proceedings. 
Either party may, upon receipt of notice or otherwise, apply 
to the President or the Vice President, for the time being, of 
the Chartered Institute of Arbitrators, for the appointment of a 
single arbitrator, for final resolution. The arbitration shall be 

governed by both the Arbitration Act 1996 and the Rules of 
Controlled-Cost Arbitration of the Chartered Institute of 
Arbitrators (2014 Edition), or any amendments thereof, which 
Rules are deemed to be incorporated by reference into this 
clause. The seat of the arbitration shall be England. 

21.2 Clause 21.1 shall not prohibit a party from applying to the 
court, and shall not require such party to serve notice prior to 
applying, for interim injunctive relief. 

21.3 Each Engagement and any dispute or claim arising out of or 
in connection with it or its subject matter or formation 
(including non-contractual disputes or claims) are governed 
by and shall be construed in accordance with English law. 
The parties submit to the non-exclusive jurisdiction of the 
English courts for all purposes relating to and in connection 
with each Engagement and any such dispute or claim. 

22. Third Party Rights 
22.1 To the extent that any loss, damage or expense is suffered or 

incurred by a member of the C&W Group, the parties agree 
that such loss, damage or expense shall be deemed to be the 
loss, damage or expense of C&W, and such loss shall be fully 
recoverable from the Client as if the loss, damage or expense 
was suffered or incurred by C&W directly. 

22.2 Provided that Clause 22.1 remains valid and in full force and 
effect, no term of the Engagement is intended for the benefit 
of a third party and the parties do not intend that any term of 
the Engagement shall be enforceable by a third party either 
under the Contracts (Rights of Third Parties) Act 1999 or 
otherwise. If Clause 22.1 for any reason is or becomes illegal, 
invalid or unenforceable, then the rights under each 
Engagement shall be enforceable by any member of the 
C&W Group. 

23. Entire Agreement 
23.1 The Engagement constitutes the entire agreement and 

understanding between the parties relating to the 
transactions contemplated by or in connection with it and the 
other matters referred to in the Engagement and supersedes 
and extinguishes any other agreement or understanding 
(written or oral) between the parties or any of them relating to 
the same. 

23.2 Each party acknowledges and agrees that it does not rely on, 
and shall have no remedy in respect of, any promise, 
assurance, statement, warranty, undertaking or 
representation made (whether innocently or negligently) by 
any other party or any other person except as expressly set 
out in the Engagement. The Client's sole remedy in relation 
to any act or omission of C&W relating to or in connection 
with the Engagement shall be for breach of contract. 

24. Miscellaneous Terms 
24.1 Each party warrants and represents that it has power to enter 

into the Engagement and that it has obtained all necessary 
consents and/or approvals to do so. 

24.2 The Client agrees that C&W shall be entitled to rely upon 
instructions given by any employee or other representative of 
the Client, and any person holding themselves out as having 
the authority to give such instructions. 

24.3 Where the Client comprises two or more persons their liability 
in relation to the Engagement shall be joint and several. 

24.4 Clauses 1.1, 2, 3, 4.2, 4.3, 6, 7.6, 8, 9.3, 10.4, 11, 12.4, 12.5, 
13 to 16 (inclusive), 18 and 20 to 24 (inclusive) of these 
Terms of Business shall survive termination of the 
Engagement. 

http://www.cushmanwakefield.com/
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24.5 The Client agrees and acknowledges that the Engagement is 
between the Client and C&W, and that the Client shall have 
no right to make any claim against any member (partner), 
director, employee, agent, or contractor of C&W or any 
member of the C&W Group or any C&W Affiliate. 

24.6 In accordance with the Provision of Services Regulations 
2009, C&W is required to make available certain information 
to Clients which can be found here. 

24.7 In accordance with Section 54, Part 6 of the Modern Slavery 
Act 2015, details of the measures C&W has taken to ensure 
that slavery and human trafficking is not taking place in its 
supply chains or in any part of its business can be found here. 
 

Cushman & Wakefield Terms of Business (UK) 
(Version 2.01 – May 2018) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
125 Old Broad Street, London EC2N 1AR 

cushmanwakefield.com  
Regulated by RICS 

http://www.cushmanwakefield.com/
http://www.cushmanwakefield.co.uk/en-gb/regulatory-information
http://www.cushmanwakefield.co.uk/en-gb/modern-slavery-act
http://www.cushmanwakefield.com/
http://www.cushmanwakefield.com/


 

 

    

 




