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For the attention of Richard Baker, Deputy Director, Land Division

Dear Richard,

PROPERTY: Coney Beach Amusement Park, land to the East of Mackworth Road (known as Monster Park) and foreshore
of Sandy Bay, Porthcawl, Bridgend

In accordance with your instructions we have inspected the property and made such enquiries as are sufficient to provide you
with our opinion of value on the basis stated below.

We draw your attention to our accompanying Report together with the General Assumptions and Conditions upon which our
Valuation has been prepared, details of which are provided at the rear of our report.

We trust that our report meets your requirements, however should you have any queries, please do not hesitate to contact us.
Yours faithfully

For and on behalf of Savills (UK) Limited

[Redacted] MRICS [Redacted] MRICS
RICS Registered Valuer RICS Registered Valuer
Director Associate

Offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East.

Savills (UK) Limited. Chartered Surveyors. Regulated by RICS. A subsidiary of Savills plc. Registered in England No. 2605138.
Registered office: 33 Margaret Street, London, W1G 0JD
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1. Instructions

1.1 Instructions & Basis of Valuation
You have instructed us to provide our opinion of value on the following basis:

A The current Market Value of the freehold interest in Coney Beach Amusement Park and foreshore of Sandy Bay and the
leasehold interest of Monster Park, subject to and with the benefit of vacant possession ( i Mar ket Val ued)

1.1.1. General Assumptions and Conditions

Our valuation has been carried out on the basis of the General Assumptions and Conditions set out in the relevant section towards
the rear of this report.

1.1.2. Date of Valuation

Our opinion of value is at the date of this report being 1 March 2023. The importance of the date of valuation must be stressed as
property values can change over a relatively short period.

1.1.3. Definition of Market Value
In undertaking our valuation, we have adopted the definition of Market Value as defined in the RICS Red Book, as detailed below:
Market Value (MV) is defined in IVS 104 paragraph 30.1 as:

AThe estimated amount for which an asset or I|liability sHmgul d e
sel |l er i n a nansactiamdfer propen rgarkbtingtand where the parties had each acted knowledgeably, prudently and
without compul sion. o

1.1.4. Purpose of Valuation

You instruct us that our valuation is required to support your acquisition of the subject property. It is not to be used for any other
purpose.

1.1.5. Conflicts of Interest

In accordance with the RICS professional standards on Conflicts of Interest (1%t Edition March 2017), we are required by our
professional body, the Royal Institution of Chartered Surveyors, to inform you of certain matters that could be perceived as a
conflict of prior to confirm our valuation appointment.

We confirm that Savills (UK) Limited does not have any involvement with the property and there are no other factors that could
limit our ability to provide an impartial and independent valuation. Accordingly, we are reporting on an objective and unbiased
basis.

Welsh Ministers March 2023 1



Report & Valuation

Coney Beach Amusement Park and Sandy Bay, Porthcawl SaV"lS

1.1.6.  Valuer Details and Inspection

The due diligence enquiries referred to below were undertaken by [Redacted] MRICS and [Redacted] MRICS. The valuation has
also been reviewed by [Redacted] MRICS.

The property was inspected on 30" January 2023 by [Redacted] MRICS and [Redacted] MRICS and again by [Redacted] MRICS
on 9" and 23 of February 2023. We were able to inspect the whole of the property but limited to those areas that were easily
accessible or visible. The weather on our inspections was dry.

All those above with MRICS qualifications are also RICS Registered Valuers. Furthermore, in accordance with VPS 3.2, we
confirm that the aforementioned individuals have sufficient current local knowledge of the particular market and the skills and
understanding to undertake the valuation competently.

1.1.7. Extent of Due Diligence Enquiries and Information Sources

The extent of the due diligence enquiries we have undertaken and the sources of the information we have relied upon for the
purpose of our valuation are stated in the relevant sections of our report below.

Where reports and other information have been provided, we summarise the relevant details in this report. We do not accept
responsibility for any errors or omissions in the information and documentation provided to us, nor for any consequences that may
flow from such errors and omissions.

1.1.8. Liability Cap

Our aggregate liability to any one, or more, or all of the addressees or any party who otherwise becomes entitled to rely upon this
report under or in connection with this agreement and our valuation, however that liability arises (including, without limitation, a
liability arising by breach of contract, arising by tort, including, without limitation, the tort of negligence, or arising by breach of
statutory duty) shall be limited to the lower of:

i 25% of the value of the property stated in our report; and
ii. £75,000,000

You acknowledge and agree that we shall not be liable under or in connection with this agreement and the provision of our
valuation in tort (including negligence), breach of contract, breach of statutory duty or otherwise due to, under and/or arising out
of or in connection with this agreement to the extent such loss or damage is consequential, indirect, special or punitive.

You acknowledge and agree that none of our employees, partners or consultants individually has a contract with you or owes you
a duty of care or personal responsibility. You agree that you will not bring a claim against any such individuals personally in
connection with our services.

Nothing in this agreement shall exclude or limit our liability for death or personal injury caused by our negligence or for any other
liability that cannot be excluded by law.

Welsh Ministers March 2023 2
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1.1.9. RICS Compliance

This report has been prepared in accordance with the RICS Valuation i Global Standards (incorporating the IVSC International
Valuation Standards) effective from 31 January 2022 together, where applicable, with the UK National Supplement effective 14
January 2019, together the 66Red Bookdb.

Our report is in accordance with those requirements is set out below.
1.1.10. Verification

This report contains many assumptions, some of a general and some of a specific nature. Our valuation is based upon certain
information supplied to us by others. Some information we consider material may not have been provided to us. All of these
matters are referred to in the relevant sections of this report.

We recommend that you satisfy yourself on all these points, either by verification of individual points or by judgement of the
relevance of each particular point in the context of the purpose of our valuation. Our valuation should not be relied upon pending
this verification process.

1.1.11. Confidentiality and Responsibility

Finally, in accordance with the recommendations of the RICS, we would state that this report is provided solely for the purpose
stated above. It is confidential to and for the use only of the party to whom it is addressed, and no responsibility is accepted to
any third party for the whole or any part of its contents.

Any such parties rely upon this report at their own risk. Neither the whole nor any part of this report or any reference to it may be
included now, or at any time in the future, in any published document, circular or statement, nor published, referred to or used in
any way without our written approval of the form and context in which it may appear.

Welsh Ministers March 2023 3
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1.2 Background

The property has been in the ownership and operation as a fun fair of a local family for a number of generations and is a well-
known public leisure destination. The site is located in a prime beachfront position and represents a significant redevelopment
opportunity in a popular coastal location. An owners agreement has been in place between the seller and the local council who
own adjoining land since [redacted] with the aim of bringing forward both sites as part of a comprehensive mixed use residential
led development.

[Redacted information]. Welsh Ministers have agreed terms to acquire the property in an off market transaction so that the
proposed mixed use development site is within public ownership, capable of enabling the development in accordance with policy
objectives and an appropriate delivery timetable.

The seller will continue to operate the fun fair facility (and therefore secure and maintain the property) on a short term contracted
out lease arrangement whilst you prepare to implement and commence the regeneration works.

1.3 Market Conditions

The UK economy continues to experience inflationary pressures against the backdrop of faltering economic growth and continued
concerns over the cost of high energy costs, following the ongoing war in Ukraine. The Bank of England has sought to address
this by increasing interest rates, while the government has stepped in to insulate households and businesses from much of the
increase in wholesale energy prices. Financial markets remain under close watch after a period of disruption and resulting volatility,
but the UK government has managed to restore confidence in their ability to manage public finances, and bond yields have fallen
by around 100bps since peaking last October at around 4.5%.

There remains concern as to how the UK economy will perform in the short term and the IMF are amongst those who have issued
a bearish assessment for the short term outlook, whilst some bankers and other commentators have issued a more upbeat outlook,
although nonetheless subject to challenges. There are some encouraging signs that the recent economic disruption is starting to
stabilise insofar that the inflation curve points to a marked reduction in inflation over the next 6 to 12 months, SONIA interest rates
have tightened and lenders continue to re-emerge in the UK residential market and lending rates have begun to fall.

Whilst the UK economy narrowly avoided falling into recession in 2022, the economic outlook for the next 12 months remains
muted. Continued industrial action in the public sector, coupled with the prolonged hostilities in Ukraine and a weak consumer
economy are also likely to impact economic performance. Nonetheless as inflationary pressures start to potentially subside the
Chancellor is coming under increasing pressure to reduce taxes as the UK moves towards a probable General Election in the mid
part of 2024.

Although the Bank of England has continued to raise base rates, analysts predict that they are nearing the peak, and may end by
the middle of the year. Nonetheless, it is difficult to predict precisely what the future holds for the mainstream housing market.
There continues to be a period of reduced confidence and uncertainty in the mainstream market. A lot will depend on the impact
on the cost and availability of mortgage debt over the medium term and the extent to which policymakers and lenders seek to
mitigate the potential impact of a sharp increase in interest rates.

Considerable financial strain has been put on existing borrowers who are already on a standard variable rate and will impact
borrowers who are coming to the end of a fixed rate deal. This is likely to result in a lower transactional volumes over the next 6
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to 12 months, combined with downward pressure on prices. However, rates for new mortgages have been slowly falling since the
turmoil created by the mini budget in September 2022, which provides a clear indication that the financial markets consider that
base rates will be reduced towards the latter end of 2023 and which will assist in improving liquidity in the residential markets.

It is therefore important to recognise that our valuation has been prepared against the backdrop of a very challenging economic
outlook and financial market instability. We stress the importance of the valuation date and recommend that the value of the
property is kept under regular review. For the avoidancel of
valuation uncertaintyo6 asi GtbmafStandards. i n t he RI CS Valuati on
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2.  The Property, Statutory and Legal Aspects

2.1 Location

Porthcawl is a town and community on the south coast of Wales in the county borough of Bridgend, approximately 25 miles of the
capital city of Cardiff and 19 miles southeast of Swansea.

The town offers comprehensive amenities for residents and holidaymakers, including a mix of local high street independent
retailers and national chains, banks and building societies and a good leisure offering. In recent years, the harbour and seafront
of Porthcawl have been subject to various regeneration initiatives. These initiatives include the Jennings Building, which was
redeveloped in 2017 to leisure and residential apartments. Last year, the Eastern Promenade re-opened following extensive works
to improve the promenade, make the area more accessible and provide enhanced flood defences.

Road links to urban centres are good, with the M4 motorway 4 miles to the north of Porthcawl at junction 37, providing access
west to Swansea and east to Cardiff. The A48 is also easily accessed from the eastern side of Porthcawl with direct access to
Bridgend, the nearest major town. There is no rail service in Porthcawl; the nearest station is Bridgend with local, regional and
national services to Swansea, Cardiff and beyond. There are several local bus routes operating in Porthcawl.

We enclose below a general location map showing Porthcawl in a regional context .
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2.2 Situation

Coney Beach Amusement Park and Sandy Bay are located approximately 1 mile east of Porthcawl town centre, on the sea front

overlooking the Bristol Channel.

Immediately to the west of the site is Griffin Park, which includes two tennis courts, a bowls green and community centre, beyond
which a new Aldi supermarket is currenty under construction. To the east, there are other retail and lesiure facilities, a car park,
Sandy Bay Caravan Park and a large public park. Further east is Trecco Bay holiday park, a static carvan and holiday park
extending to over 135 acres. To the north of the site is predominantly Victorian residential terraced housing. The amusement park
and the foreshore are intersected by a walk way providing pedestrian access to both sites. The main vehicular access into the

amusement park is to the rear (north of the site) off Mackworth Road.

The site is in close proximity to Newton Primary School approximately 0.3 miles to the north. Porthcawl Comprehensive School is

1.2 miles to the west.

We provide below a plan showing the situation of the site.
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2.3 Description

The extent of the site that you are purchasing comprises approximately 33 hectares (81.57 acres) in total. The site is made up of
Coney Beach Amusement Park (3.66 hectares / 9.04 acres), the foreshore of Sandy Bay (28.28 hectares / 69.88 acres) and
Monster Park (1.07 hectares / 2.65 acres).

Coney Beach Amusement Park comprises a relatively flat surfaced area, albeit the plateau has been built up and comprises made
ground which is higher than the adjoining Mackworth Road and Griffin Park. A number of both permanent and temporary buildings,
including seasonal kiosks and fun fair rides occupy the site. The temporary buildings/structures will be removed by the tenant on
vacating the property and the buildings to remain include a pub/restaurant, offices, pavilion buildings and industrial workshops, all
of which are proposed for demolition as part of the redevelopment proposals. The rear (north) of the site is an area used for car
parking and storage. The site is secured with metal security fencing.

Monster Park is a separate, sloping irregular shaped parcel of land, comprising mainly grass and vegetation with trees and a
fence around the boundary. Mackworth Road forms the south and west boundary and is the link between the property you are
acquiring and the council owned land subject to the owners agreement.

We provide an aerial image of the site below which identifies approximately the land that Welsh Minsters are acquiring in green.

Coney Beach
Amusement Park

Foreshore of

Sandy Bay

Photographs of the property taken on the date of our inspection are provided below.
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Sandy Bay Coney Beach Amusement Park i Front Entrance

Cabin Bar

Front stalls and walk way between foreshore of Sandy
Bay and Coney Beach Amusement Park Coney Beach Amusement Park - Rides
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Rear car park and storage area Rear car park and storage area

Monster Park off Mackworth Road Monster Park
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The site of the property is irregular in shape. We calculate that the site has an area of 33 hectares (81.57 acres), The site is made
up of Coney Beach Amusement Park (3.66 hectares / 9.04 acres), the foreshore of Sandy Bay (28.28 hectares / 69.88 acres) and
Monster Park (1.07 hectares / 2.65 acres).

2.4 Taxation
24.1 VAT

We are informed that the Seller has exercised its option to tax the property for VAT purposes and as such, VAT will become
payable on the purchase price.

2.5 Tenure
2.5.1 Title

The freehold interest in Coney Beach and Sandy Bay that you are acquiring as outlined red on the plan below, is registered at
HMLR under title numbers WA166414 and WA166103.

Coney Beach & Sandy Bay
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