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EXECUTIVE SUMMARY 

 
 

CUSTOMER:  Gosport Borough Council 

 

 
LOCATION: 

 

The subject property is located approximately 2 miles west of 

Gosport town centre on the coast close to Lee-On-The-Solent.  The 
property is accessed via Stokes Bay Road, which runs along the 

coast. 
 

 

 
DESCRIPTION: 

 

The property comprises a Grade II listed former Battery currently 

used as a museum by the Historical Diving Society. 
 

 

TENURE Freehold 

OCCUPATIONAL LEASES: 
 

Current - Tenancy at Will with a peppercorn rent 
 

Proposed – 25 year lease 
 

 

 
MARKET RENT: £1,250 per annum 

 
 

 

VALUATION DATE: 
 

6 February 2015 
 

 
 

RECOMMENDATIONS: 

 

 

 
 

 
IMPORTANT: This summary must not be relied upon without reference to the full 

report.   
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Gosport Borough Council 

Town Hall,  

High Street 

Gosport 

Hampshire 

PO12 1EB 

 

ATO – Mr F Hicks 

 

 

 

PROPERTY –NO 2 BATTERY, STOKES BAY ROAD, GOSPORT, PO12 2QU 

 

INSTRUCTION – RENTAL VALUATION 

 

 

1.0 INSTRUCTIONS 

 

In accordance with your instructions, we can confirm Anthony Crocker BSc (Hons) MRICS 

carried out an inspection of the premises on Friday 6th February 2015, which is also the date 

of valuation.  We can confirm our inspection of the property and this report has been 

prepared in accordance with the RICS Professional Standards (The Red Book) January 2014.   

 

Your instructions to us are to provide at the date of valuation our opinion of the:- 

 

 Market Rent 

  

We can confirm that we have had no previous involvement with the subject property, we 

therefore consider ourselves to be external valuers with no conflict of interest as defined by 

the RICS Professional Standards (The Red Book) January 2014. 

 

We can confirm Anthony Crocker BSc (Hons) MRICS has the knowledge, skills and 

understanding necessary to undertake a valuation competently.  We also confirm the Mr 

Crocker is an RICS Registered Valuer. 

 

The Letter of Instruction can be found to the rear of this report at Appendix 1. 
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2.0 LOCATION 

 

The subject property is located approximately 2 miles west of Gosport town centre on the 

coast close to Lee-On-The-Solent.  The property is accessed via Stokes Bay Road, which 

runs along the coast. 

 

The property is adjacent to Stokes Bay Mobile Home Park as well as a good sized car park, 

which also provides access to the beach and a café. 
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3.0 DESCRIPTION 

 

The subject property comprises a Grade II listed c1860, and later c19 battery, the main 

structure is part of the larger defence system which involved the construction of a moat 

from Fort Monkton to Fort Gomer. 

 

The west-facing unit comprises 5 casemates separated by ammunition stores, constructed 

in red brickwork with cambered vaulting to the casemates and semi-circular vaulting to 

the stores; the loopholes are framed in granite. On the outside, the loopholes are 

set within earth-works. 

 

  
 

The Battery is currently a home to the Historical Diving Societies varied museum collection 

and has been since 2010.  The main battery area is utilised for display purposes with the 

western section either unused/inhabitable or used for maintenance/storage. 

 

  
 

The building, which in recent history has been used as archive storage for the local Council 

and as a nuclear bunker is in a poor state of repair, with evidence of water ingress and 

damp evident at various points throughout the building.  This has led to failings in the brick 

and plaster works, which now require significant works and investment to rectify. 
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The Historical Diving Society has erected several exhibits around the perimeter but they do 

not impact on the structure.  The gun emplacements, which were briefly inspected show 

signs of age and have failings in the concrete structures that require attention. 

 

 

4.0 ACCOMMODATION 

 

The units have been measured on site on a Gross Internal Area basis in accordance with the 

RICS Code of Measuring Practice (6th edition), a brief summary is as follows:- 

 

Floor Description Sq. M. Sq. Ft. 

Ground Main display area 144.78 

 

1,558 

 

 Workshop area 24.81 

 

267 

 

 Magazine/shell store 

(inhabitable) 

19.51 210 

 Inhabitable store 

(western section) 

43.21 465 

 

The above measurements exclude the access corridors. 

 

 

5.0 SERVICES 

 

We understand that only electricity is provided to the building, we assume that other mains 

services could be added at significant expenditure from the adjacent road. We have not 

however tested any of these services and have assumed they are in full working order and 

of adequate supply and capacity for normal use. 
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6.0 CONDITION AND REPAIR 

 

Whilst at the premises we took some note of its construction and condition, but we must 

emphasise we have not carried out a structural survey as this did not form part of our 

instructions.   

 

Accordingly we can give no detailed assurance with regard to freedom from rot, damp 

related or other serious structural problems and we cannot confirm that any parts of the 

property that are covered, unexposed or inaccessible are free from defect.  Indeed, we 

make the proviso that inspection of those parts that have not been inspected would neither 

reveal material defects or cause us to alter our valuation materially. 

 

Furthermore, we have made no enquiries or investigations to determine whether asbestos 

products, high alumina cement or calcium chloride additive or any other potentially 

deleterious material was used in the construction of the property or has since been 

incorporated.  Our valuation assumes the premises to be free of such materials. 

 

Within the limitations of our inspection we found that the property is in a poor state or repair 

and requires significant investment to ensure the long term usability and safety of the 

subject site, failure to do so could result in the building becoming unusable within the next 3 

– 5 years.  

 

We have not arranged to test the electrical, gas or other services, and we cannot give 

assurances with regard to the suitability or condition of these installations and the 

appliances.  Our valuation assumes them to be in satisfactory order. 

 

 

7.0 ENVIRONMENTAL 

 

We have not arranged for any intrusive site investigation and we have not been provided 

with any specialist reports in relation to past or present uses of the subject properties or 

neighbouring land.  The subject property is situated within a recognised business park; we 

would envisage the current use to be a low environmental risk.  

 

We have valued the premises on the basis that contamination does not exist.  However if it 

subsequently becomes apparent that contamination, seepage or pollution does exist at the 

properties, or neighbouring land there may be an impact upon the value reported.  We have 

assumed that if the sites are fully developed that full Environmental testing will be carried 

out.   
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8.0 TENURE 

 

We understand the premises to be of freehold tenure and for the purposes of our valuation 

we assume it is not subject to any unusual or especially onerous restrictions, encumbrances 

or outgoings, and that good title can be shown.   

 

Furthermore, we presume that the property and its value are unaffected by any matters 

which would be revealed by a Local Search and replies to the usual enquiries, or by a 

Statutory Notice, and neither the property nor its condition, nor its use or intended use, is of 

or will be in contravention of Local Authority or other Statutory regulations and 

requirements. 

 

 

9.0 OCCUPATIONAL LEASES 

 

We understand the Historical Diving Society have occupied the property since 2010 under a 

tenancy at will at a peppercorn rent.  We understand Gosport Borough Council retain some 

responsibility for maintaining the site. 

 

We have been asked to provide a rental valuation on the basis that the Historical Diving 

Society will take a new 25 year lease in order to facilitate the potential for funding in order 

to complete works to the building. 

 

 

 

10.0 PLANNING AND OTHER PROVISOS 

 

We have made no formal enquiries of Gosport Borough Council 

 

As far as we are aware the property is not located within a conservation area, it is however 

Grade II listed. 

 
We believe that Stokes Bay Road is a fully adopted highway.  From informal enquiries of the 

Council we understand that there are no Local Authority or highway schemes likely to 

adversely affect the property.   

 

We have consulted the Environment Agency website and confirm the area surrounding the 

property is in an area that is unlikely to flood.   

 

The Regulatory Reform (Fire Safety) Order 2005 applies to these premises.  It is necessary 

for a full fire risk assessment of the premises to be in place identifying fire hazards, people 

at risk and the preparation of an emergency plan and regular review of the plan. 
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11.0 RATING 

 

We have made enquiries with reference to the business rates assessments regarding the 

subject site.  The listing contains the following details: -  

 

Address – Battery No 2, Stokes Bay Road, Gosport, Hants, PO12 2QU 

 

Description – Museum and Premises 

 

Rateable Value - £2,850 

 

The Uniform Business Rate for 2014/15 is £0.482 or £0.471 for rateable values below 

£18,000. 

 

 

12.0 MARKET COMMENTARY 

 

We have been asked to provide a rental value based on what could potentially be achieved 

in the open market if the subject property were available to let.  The property is a piece of 

Gosport history and one of few surviving Napoleonic era forts that is in use and accessible 

by the public.   

 

The museum attracts approximately 3,500 visitors a year (5,000 in year one) with an adult 

charge of £6 and concession of £3 and under 5’s free.  Given the number of visitors it is 

highly unlikely that the museum will make a profit.  

 

As mentioned within this report the property is in a very poor state of repair and requires 

significant investment to protect the buildings future.  There is evidence of damp 

penetration and water ingress at several points throughout the building, which if left will 

make the building inhabitable.  

 

In determining our opinion of rent we have had to consider potential uses and occupiers.  

The property is not situated in a densely populated part of Gosport/Lee-on-the Solent and 

apart from seasonal occupiers wanting to make use of the proximity to the beach is unlikely 

to attract a retailer.   

 

Given it has no parking, no natural light and access issues it is highly unlikely to appeal to an 

office occupier, there is also a café in close proximity and given the lack of services it is 

unlikely to appeal to a restaurateur or café operator. 

 

The condition, layout and access therefore leave very few potential occupiers; this limits the 

achievable rental value.  The Valuation Office agency values the building at £2,850 per 

annum, however we are of the opinion that this could potentially be challenged and 

reduced. 
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We are of the opinion that the only realistic occupiers are those similar to the current 

occupier, which are willing to pay a nominal sum to occupy the premises.  In our opinion the 

priority has to be for anyone willing to take the property also to have the responsibility of 

maintaining and protecting the Grade II listed building. 

 

 

13.0 COMPARABLE EVIDENCE 

 

Given the unique nature of the subject property comparable evidence of similar properties 

is rare.   

 
In determining our opinion of Market Rent we are of the opinion that some value should 

be attached to the main display areas and workshop but given the current unusable state 
of the western section do not believe it is appropriate to adopted a rent against these 

parts.     
 

We have therefore adopted a rent of £0.75 per sq. ft. against the main display areas and 

£0.25 per sq. ft. on the workshop/storage area. 
 

 

14.0 VALUATION 

 

Our valuation has been carried out in accordance with RICS Professional Standards (The Red 

Book) January 2014 which defines Market Rent as meaning: 

 

‘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. 

 

We have valued the long leasehold interest in the subject property adopting the comparable 

method of valuation having had regard to the transactions detailed above. 

 

Our opinion of Market Rent of the freehold interest as at the date of valuation is: -  

 

 

£1,250 per annum 

 

We have made no allowances for Tax implications, including VAT, in our valuation; nor have 

we reflected any element of marriage or special purchaser value; we confirm we do not 

believe there is any such additional value attaching to the property now or likely to arise in 

the future. 
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15.0 CONFIDENTIALITY 

 

This report is provided for the stated purpose and is for the sole use of the customer; Hellier 

Langston can accept no responsibility to any third party.  Furthermore, neither the report 

nor any part of it may be produced without Hellier Langston's written approval 

 

We can confirm that the valuer, Mr A D Crocker and Hellier Langston, is an external valuer 

as defined by the RICS Professional Standards (The Red Book) January 2014; furthermore 

we can confirm that there is no conflict of interest in this matter and we have relevant 

experience and knowledge of valuing this type of property in this particular locality. 

 

We trust in this report we have provided you with the information you require, but if you 

have any queries or we can be of further assistance, please do not hesitate to contact us. 

 

 

 
 

A D CROCKER BSc (Hons) MRICS 

DIRECTOR 

 

 

HELLIER LANGSTON 
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