
 
 
17 July 2007 
 
 
Mr M Allen 
Bank of Scotland 
Intermediary Commercial Finance 
6th Floor St James’s Gate 
14-16 Cockspur Street 
London 
SW1Y 5BL 
 
 
PRIVATE & CONFIDENTIAL  
 
Our ref: PJV/vp/69385 
 
 
 
Dear Mike 
 
Pentacle Gamma Ltd 
174 C Bow Common Lane  London  E3 
 
In accordance with your instruction letter dated 27 December 2006, we are pleased 
to report as follows:- 
 
1. VALUATION DATE 
 
 We have undertaken a desk-top study to value the professional fees due 

based upon the revised total development cost of £647,434.55. 
 
 
2. AMOUNT CERTIFIED 
 
 We enclose our Project Monitoring Certificate No.2 in the amount of 

£50,937.42 to enable you to make an advance to the Borrower in accordance 
with the agreed costs in your Loan Agreement.  This figure excludes VAT 
except on professional fees.  Our valuation is based upon a total development 
cost of £647,434.55 including professional fees.  Our Certificate does not 
include for any percentage adjustment that you may be making. 

 
 The valuation breakdown is attached at Appendix 1. 
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3.0 FINAL COST ESTIMATE 
 
 Following a fee request from Coomsco and further information obtained, 

some adjustments of the final cost estimate is required. 
 
  

1. Building costs 394,740.00 
2. Demolition, remediation and preliminaries 100,000.00 
3. Contingency 10% 49,474.00 
4. Direct client costs 13,000.00 
5. Building Control fees 3,055.00* 
6. Party wall/scaffold licence fees/costs 5,701.25* 
7. Premier guarantee 10,005.50 
8. Professional fees 53,594.10* 
9. Project management fees 17,864.70 
 Total 647,434.55 

 
 * includes VAT 
 
 Direct client costs include:- 
 

1. Soil investigation 3,000.00 
2. Contamination strategy 3,000.00 
3. Statutory permissions and fees 2,000.00 
4. Service connections 5,000.00 
 Total 13,000.00 

 
 This form of contract signed is Design & Build.  This is where the design 

consultants are appointed by the main contractor and subsequently 
consultant’s fees can normally be zero rated for VAT purposes.  However, in 
this case, Coomsco the lead consultants are invoicing the borrower direct.  
Therefore, VAT will not be recoverable.  It is also important that warranties 
are obtained from the main contractor and from those consultants with a 
design liability, particularly Coomsco Ltd. 

 
 The following costs are included within the valuation. 
 

1. Coomsco professional fees 39,733.80 
2. Building control fees 3,055.00 
3. Party wall/licence fees 5,701.25 
4. Premier Guarantee 3,965.37 
 Total 52,455.42 

 
 
4.0 PROGRESS AND QUALITY  
 
 Demolition has been completed and remediation works are in progress.  The 

project is on schedule. 
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5.0. BUILDING REGULATIONS 
 
 Building Regulations Plans Approval has been submitted for the scheme and 

we are not aware of any evidence of non-compliance with the Building 
Regulations during our inspection. 
 
 

6.0. CONSTRUCTION (DESIGN AND MANAGEMENT) REGULATIO NS 2007 
 
 There was no evidence of contravention of the above Regulations on site 

during our inspection.  A copy of the F10 Notification Form has been 
received. 

 
 
7.0. INSURANCES 
 
 We have reviewed the main contractor’s insurances and these are considered 

to be in order. 
 
If you require any further information, please do not hesitate to contact us. 
 
Yours sincerely 
 
 
 
 
 
Paul Vanson BSc (Hons) MRICS 
For And On Behalf Of 
LAMBERTS CHARTERED SURVEYORS 
Direct Line:  020 7520 2303 
Fax No:  020 7833 9425 
Email:  paul.vanson@lambertsurv.co.uk  
 
c.c Mr E Boag Thompson – euan_boag-thompson@bankofscotland.co.uk 
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Appendix 1 
Valuation Breakdown
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Photographs 


