


INVESTMENT SUMMARY

. Loughton is an affluent Essex commuter town in easy reach of the M25.

. Purpose-built modern supermarket adjacent to busy London Underground station extending to
approximately 50,000 ft2.

. Dominant food store for Loughton catchment of 41,000 persons.

. Freehold/part long leasehold, subject to a lease to Sainsbury Supermarkets Limited until April 2128,
offering a further 119 years well secured income.

. Rent receivable by the Landlord is geared to 20% of the rent settled at each fifth year upwards only
rent review.

. Rent reversionary to £231,320 per annum (based upon £23.50 per ft?). Passing rent of £212,000 pa
reflecting £21.50 per ft2.

. Seeking offers in excess of £4,455,000, subject to contract, for our client’s interest. A purchase at this
level would reflect a net initial yield of 4.5% and a nominal equivalent yield of 4.85%, based upon our
opinion of Estimated Rental Value and allowing for purchaser’s costs at 5.75%.

LOCATION

Loughton is an affluent Essex town within easy reach of the M25 and is almost adjacent to Junction 5 of the
M11, some 12 miles north east of Central London. It is a desirable place to live being very close to Epping
Forest but only 25 minutes from the City and 35 minutes from the West End via the Central Line.

Loughton has an urban population of 41,000 persons and catchment population of 67,562 within a 10 minute
drive time. Loughton’s affluence is evidenced by the fact that some 25% of the population is classified as
“symbols of success” compared to a UK average under 11%.

DESCRIPTION
The premises comprise a six year old purpose built food store arranged predominantly on ground floor but

with a mezzanine level containing staff and ancillary areas. We measure the store to have the following
gross internal areas:-

Ground Floor 43,285 ft2  (4,021.24 m?)
Mezzanine 6,114 ft2 ( 567.99 m?)
Total GIA 49,399 ft2  (4,589.23 m?)

There is also a small canopy area outside the secondary entrance to the store which is excluded from the
above floor areas. The floor area agreed at the last review was 49,217 ft2.

The store has a surface car park with 285 spaces located at the front of the store and is under the control of
the tenant who operates it on a pay and display basis with an in-store refund policy in operation. Adjacent to
this is a commuter car park with a further 350 spaces. This car park acts as overflow customer parking at
weekends and in the evening.

The store benefits from servicing facilities from its own dedicated enclosed and secure yard accessed from
Old Station Road.

TENURE

Part of the site is held freehold and part long leasehold for 125 years 4 days from Sainsbury’s Supermarkets
Limited at a yearly rent (if demanded) of £5. Further details upon request.
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TENANCY

The premises are let in their entirety to Sainsbury’s Supermarkets Limited on a lease for a term of 125 years
with effect from 11" April 2003 expiring on 10" April 2128 at a passing rent of £212,000 per annum. The
lease provides for the rent payable to the landlord to equal 20% of the Open Market Rent negotiated at each
review. The lease provides for reviews at five yearly intervals throughout the term and is on an upwards only
basis with the next one due on 11" April 2013.

RENTAL VALUE

We analyse the passing rent of £212,000 pa to equate to £21.50 per ft2 based upon the floor areas set out
above which were agreed at the last rent review.

We estimate the property to have a current rental value of £231,320 pa exclusive which is based upon
£23.50 per ft2. This is in line with recent rental evidence, some of which is set out below:-

ADDRESS TENANT | TRANSACTION FLOOR RENT COMMENTS

AREA PER FT?
Epping M&S OML - 05/2008 19,416 ft2 £26.00 | £500,000 ingoing
239/253 High Street premium paid by tenant.
Colchester Waitrose OML - 08/2008 39,500 ft2 £23.00 | Average stepped rent

over first 5 years.

Surrey Quays Tesco RR - 09/2008 89,043 ft2 £25.00
Islington — 31/41 JS RR - 03/2009 67,426 ft2 £31.50 | 190 spaces. Plus 10%
Liverpool Road fittings.
Locks Bottom JS RR - 03/2006 69,207 ft2 £26.25
Pallants Way
Ealing Tesco RR - 06/2007 36,541 ft2 £22.50 | Store arranged over 4
50 Ealing Broadway levels with only 60% of
Centre space at ground floor.

COVENANT STATUS

Established in 1869, J Sainsbury plc is the parent company of Sainsbury’s Supermarkets Limited, the third
largest chain of supermarkets in the United Kingdom. Today the retailer comprises 502 supermarkets and
290 convenience stores. The most recent annual accounts report the figures set out below:-

SAINSBURY'S YEAR END YEAR END

SUPERMARKETS LTD 21/03/2009 (EM) 22/03/2008 (EM)

Gross Sales £18,910 £17,619

Profit Before Tax £548 £332

Net Assets £3,541 £4,113

VAT

We understand that the property has been elected for VAT and therefore VAT will be charged on the GCW
purchase price. SURVEYORS
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SITE PLAN

PROPOSAL

We are instructed to seek offers for this valuable asset in the region of £4,455,000 (Four Million Four
Hundred and Fifty Five Thousand Pounds Only) which would show the purchaser a net initial yield of 4.5%,
after acquisition costs of 5.75%, a nominal equivalent yield of 4.85% and reversionary yield of 4.91% based
on our opinion of Estimated Rental Value.

For further information please contact:

Fiona Nichols 020 7647 4809

Jonathan Wynne 020 7647 4817

SUBJECT TO CONTRACT
FEBRUARY 2010
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