
CENTRAL ASSOCIATION OF AGRICULTURAL VALUERS EASTERN GROUP

Morning Practical Examination 

Wednesday 14th November 2012 – 9 am

at 

High Elms Farm, Cowlinge, Newmarket, Suffolk, CB8 9HT

By kind permission of

Mr & Mrs R Davison

Candidates should have read the 2012 Guidelines for the Practical & Written Examinations.

All questions in this paper should be answered.

Time Allowed – 3 ½ hours with ½ hour extra for completion of calculations and final check 
on notebook answers (4 hrs total)

Notebooks, question papers and CAAV publications for both the morning and afternoon 
sessions for the practical examinations will be handed to the candidates at the initial 
briefing.

During the morning session candidates will be shown various items by the Examiners.



      

INTRODUCTION & BACKGROUND  

 

High Elms Farm extends in total to 245 acres (100ha) as outlined RED on the plan, with a 4-
bedroom period farmhouse, and range of agricultural buildings. The holding comprises of 
222 acres arable; 13 acres pasture; 3 acres woodland and 7 acres of house, gardens, 
buildings, tracks etc.   
 
The entirety of the freehold of the property is owned by the Highpoint Marriage Trust.     
 
The holding is let to John (aged 56) & Julia (aged 55) Highpoint who are married with three 
children Paul Highpoint (aged 30); Freddie Highpoint (aged 28) and Martha Highpoint (aged 
20).  
 
Paul is employed on the farm. The three children are the beneficiaries to the Trust.  
  
John and Julia trade as H J Highpoint & Son.  
 
The tenancy is a 15 year FBT which commenced on 29th September 1999. The current rent is 
£38,000 pa and was last reviewed on 29th September 2010. Repairing and insuring liabilities 
are under the ‘Model clauses’.      
 
H J Highpoint & Son also farm 8 acres in the village (coloured PINK on the plan) which is 
owned by Paul.    
 
 



QUESTION 1 – GROWING CROPS 
 
You will be shown growing crops in fields marked Y and Z on the plan.   
 
 

a) Identify the growing crops in field Y and field Z 
 

1 mark 

b) Provide a stocktaking valuation for each of the crops as at today’s date (on a 
per hectare basis) 
 

4 marks 

c) Provide a gross margin for each of the crops for 2013 harvest (on a per 
hectare basis)  
 

4 marks 

d) Identify three possible uses for the growing crop identified in field Z 
 

1 mark 

 



QUESTION 2 - BUILDINGS 
 

(A) Building A (Open Fronted Store) was erected by the Tenant in 2001 and measures 
20m x 8.75m 

 
(i) What are the statutory requirements for the building to be considered as a Tenant's

 Improvement and for the Tenant to qualify for compensation at the end of the 
 tenancy.   (2 marks) 
 

(ii) What is the basis of compensation for such Tenant's Improvements at the end of the
 tenancy.    (1 mark) 
 

(iii) The Tenant has asked for your advice as to the likely level of compensation he might
 receive for the building if the tenancy terminates in 2014.  
 

Prepare a valuation (showing your methodology and calculations) assuming that the
 building and values remain unchanged from today.     (2 marks) 
 
 

(B) Building B (Grain Store) measures 18m x 18m plus a fan house of 6m x 4m. Excluding 
the solar panels attached to the roof: 

 
(i) Describe the building as you would for inclusion in a security lending valuation.   

(2 marks) 
 

 (ii) Prepare, showing your methodology, calculations of the appropriate level of cover 
 for the building for reinstatement insurance.   (3 marks). 
 



QUESTION 3 – TOWN & COUNTRY PLANNING 
 

(A) You will be shown a residential mobile home which was installed by the Tenant without 
planning permission in 2001. 

 
The mobile home is occupied on a permanent basis by a farm worker and has the benefit of 
an independent mains metered electricity supply.  

 
The Landlord and Tenant are keen to regularise the planning status in relation to this 
development and have asked for your advice. 

 
(i)  How would you recommend this breach of planning control is regularised?  

(1 mark) 
 
(ii) What are the time limits within which the local planning authority can take 

enforcement action against this breach of planning control?  
(2 marks) 

 
(iii)  Describe what the applicant will need to prove to obtain retrospective planning 

permission, along with the details of any evidence that could be used (3 marks)  
 
(iv) What are the risks to the applicant in seeking to regularise the planning status? (2 

marks) 
 
 
 
(B) You will be shown a tennis court which was installed by the tenant in 2012. The parish 

council have raised concerns that the work was carried out without planning 
permission and the Tenant has asked for your advice. 

 
(i) How would you recommend the planning situation is regularised?  (1 mark) 
 
(ii) What enforcement action could the local planning authority take if the parish council 

report the matter?  (1 mark) 
      

 



 
 
 
QUESTION 4 IMPLEMENTS & MACHINERY 
 
You will be shown FIVE items of farm machinery and equipment (numbered 1 to 5) 
 

A) Items 1 – 4: Describe each item as if it was being included in a catalogue for sale by 
public auction and provide a current market value for each item. (8 Marks) 

 
B) Item 5: assume that this item is the subject of an insurance total loss claim as a result 

of a fire on the holding. Briefly describe the item and provide an estimated 
replacement cost value for a new machine of an equivalent specification. (2 Marks) 

 



QUESTION 5  COMMODITIES AND LIVESTOCK  

 
(A) In Barn B assume there is a heap measuring 9 metres in width by 10 metres in        

length by 2 metres in height with no slope. The commodity was harvested in 
2012. 
 

(i) Identify the commodity, and provide a tonnage and value for the 
heap, showing your calculations. (Assume the commodity is of a 
standard specific weight).        (2 marks)  

 
(ii) Assuming that the commodity had a specific weight of 62kg/hl what 

impact do you think this would have on the tonnage and price that 
you have given in response to question (A)(i) above? (2 marks) 

 
 

(B)        You will be shown a pen of sheep which were born in April 2012.  

Describe (2 marks) and value (2 marks) the same per head and as a whole 
pen (total 4 marks) 

 
(C)   There are two stacks of bales marked C and D all harvested in 2012. Describe 

one bale from each stack, giving its average weight and what price you would 
place per bale and per ton on each stack. (4 marks) 

 
(D)  There are three metal tanks being shown at point E.  

 
(i) The smaller tank measures 1m x 1m x 1.5m. Assuming it contains derv, 

what  is the total capacity (in litres) and how much would it cost to fill up 
at todays date? (1 mark) 

 
(ii) The two larger tanks measure 1m x 1m x 4m each. Assuming they are 

both full of red diesel how much would they hold in litres and how much 
would it cost to fill them up at todays date? (1 mark) 

 
 

(E)  In the open sided barn marked F are various bags. Describe and value 1 full 
 bag.  (1 mark) 

 



QUESTION 6 ENTRY LEVEL STEWARDSHIP 
 
The tenant entered the farm into ELS, with the agreement commencing from 1st December 
2007, without Landlords consent. A broad range of options have been adopted, including 
buffer strips, hedge and ditch management (single side), in field trees and low input 
permanent pasture. The tenant wishes to continue with the scheme.  
 

a) Give the term, payment rate and minimum points target for the ELS 
Scheme (1 mark) 

 

   
b) For 4 of the options adopted on the farm identify two management 

prescriptions for each option that the tenant has to comply with.  
(4 marks) 

 

   
c) What are the scheme requirements in relation to tenants entering into 

ELS. Are there any implications because the tenant is a partnership. 
(2 marks) 

 

   
d) What changes to options and option point values are being introduced 

from 1st January 2013. (2 marks) 
 
 

   
e) What is the current application deadline to ensure seamless 

continuation of the scheme. What are the implications if this deadline 
is missed?  (1 mark) 

 

 
 
 



QUESTION 7 RENEWABLE ENERGY 

 

In July 2011, 22.33 kilowatt (peak) of solar photovoltaic panels were installed by the tenants 
H J Highpoint & Son on the grain store (Building B) without Landlords consent: 

 

a) What do solar photovoltaic panels produce and under which government scheme 
are they likely to be supported? (2 marks) 

b) As well as the solar photovoltaic panels what other key electrical component would 
you expect to find installed? (1 mark) 

c) Would it cost more, the same or less to install the system today and have the 
support payments increased or decreased since the panels were installed? (2 marks) 

d) If the panels were being installed today would planning permission be required? (1 
mark) 

e) H J Highpoint & Son have asked you to seek retrospective Landlords consent for the 
installation. Provide bullet points of issues to be discussed with regard to the Farm 
Business Tenancy (5 marks) 

 



QUESTION 8 HEALTH & SAFETY 
 
Several roofing sheets on building X require replacement. The building was constructed in 
the 1970’s and it is very likely that the sheets contain asbestos. The landlord and tenant 
have agreed that it is the landlords obligation to replace the sheets.  
 
The landlord has asked a local self-employed handyman, Derek Mostyn who is 73 years of 
age and works alone to do the work. Assume that The Construction (Design and 
Management) Regulations 2007 (CDM) do not apply to the proposed project. 
 
a) What is the current legislation concerning asbestos (1 mark) 
 
b) What document should the landlord provide to a contractor who undertakes any 
 work in or on farm buildings  and what information should the document contain. 
 (3 marks) 

 
c) What are the rules governing the removal and disposal of asbestos (2 marks) 
 
d) What checks should the landlord undertake on the contractor before he undertakes 

the work on the roof (3 marks) 
 
e) Explain under what circumstances CDM would apply to a project (2 marks) 

 
 

 
 



CENTRAL ASSOCIATION OF AGRICULTURAL VALUERS EASTERN GROUP

Written Practical Examination – Afternoon Paper

Wednesday 14th November 2012 – 2pm

Based on the morning inspection of 

High Elms Farm, Cowlinge, Newmarket, Suffolk, CB8 9HT

Examination to be held at 

Rowley Mile Racecourse, Newmarket, Suffolk

Candidates should have read the 2012 Guidelines for the Practical & Written Examinations.

4 out of 5 questions in this paper should be answered.

Time Allowed – 2 ½ hours     



 

 

INTRODUCTION & BACKGROUND  

High Elms Farm extends in total to 245 acres (100ha) as outlined RED on the plan, with a 4-
bedroom period farmhouse, and range of agricultural buildings. The holding comprises of 
222 acres arable; 13 acres pasture; 3 acres woodland and 7 acres of house, gardens, 
buildings, tracks etc.   
 
The entirety of the freehold of the property is owned by the Highpoint Marriage Trust.     
 
The holding is let to John (aged 56) & Julia (aged 55) Highpoint who are married with three 
children Paul Highpoint (aged 30); Freddie Highpoint (aged 28) and Martha Highpoint (aged 
20).  
 
Paul is employed on the farm. The three children are the beneficiaries to the Trust.  
  
John and Julia trade as H J Highpoint & Son.  
 
The tenancy is a 15 year FBT which commenced on 29th September 1999. The current rent is 
£38,000 pa and was last reviewed on 29th September 2010. Repairing and insuring liabilities 
are under the ‘Model clauses’.      
 
H J Highpoint & Son also farm 8 acres in the village (coloured PINK on the plan) which is 
owned by Paul.    
 
 



QUESTION 1 
 

1. The Trustees of the Highpoint Marriage Trust have requested a Red Book valuation 
of High Elms Farm subject to the current Farm Business Tenancy agreement in favour 
of Mr and Mrs J Highpoint. The valuation is required for internal tax planning 
purposes.  

 
Prepare a valuation report providing a value for the following elements: 

 
a) Valuation of the farmhouse and appropriate grounds.  In your 

valuation you should clarify the extent to which you are valuing.   
 

 

b) Provide a valuation of the farm buildings. N.B. The photovoltaic 
panels on the grain store roof have been installed by the tenant 
without the landlord’s consent and should be disregarded from 
your valuation. 
 

 

c) Provide a valuation of the farm land.   
 
(9 Marks) 

 

 
2. Having provided a current market value of the holding the Trustees of the Highpoint 

Marriage Trust require your opinion as to whether the property is more valuable as a 
whole or in its component parts.  Please provide your thoughts in a bullet point 
format. 

   
 (3 Marks) 
 
3. On the basis that High Elms Farm had been subject to an Agricultural Holdings Act 

tenancy granted in September 1980 to Mr and Mrs J Highpoint, how would this 
impact on the valuation of the component parts that you have provided in part 1 of 
this question.  Your thoughts should be set out in note form in anticipation of a 
meeting with the Trustees.   

  
 (3 Marks) 
 



QUESTION 2  

You have been appointed by the trustees of the Highpoint Marriage Trust to advise them 
upon renewal of the farm business tenancy. 

Write a letter to the trustees explaining the position of the current tenancy and providing 
advice on the following points: 

a) the trustees options for the tenancy of the farm after 29th September 2014 including 
advice on procedural matters;  

b) the issues they should consider for renewal of the tenancy following changes to  
legislation, taxation and agricultural subsidies since the existing tenancy commenced 
in 1999 that will have a bearing on any new tenancy;  

c) a recommended course of action to the trustees. 

(15 marks) 

QUESTION 3  
 
Paul Highpoint inherited Field X (coloured pink on the plan) three years ago from a spinster 
Aunt, and he has been farming the land since then. Paul now wants to release some capital 
quickly for another project and accordingly has decided to sell the land.  He has made it 
clear that he does not wish to pursue planning opportunities but would be disappointed to 
miss out entirely in the future. 
 

1. Please write a letter to Paul giving your recommendations for selling the land and 
marketing proposals, including your proposed fees.   (5 marks) 

 
2. Outline the potential tax implications following the sale and the provide some 

calculations to show the likely tax liability (if any).       (5 marks) 
 

3. In bullet point format, list the headings that you would include in a set of property 
particulars for your recommended method of sale.     (5 marks) 

 



QUESTION 4 
 
The Landlord has served a statutory rent review notice on the Tenant to review the rent 
for the farm with effect from the 29th September 2013. 
 
(a) What is the basis under which the rent is assessed under the statutory rent review 
procedure under the Agricultural Tenancies Act 1995 and what factors should be 
disregarded?     (6 marks) 
 
(b) The Tenant has asked you to meet to discuss the rental value of the holding. Prepare 
some notes for the meeting addressing the main issues affecting your valuation and 
provide a summary valuation.  (6 marks) 
 
(c) Describe the changes brought about by the 2006 Regulatory Reform Order (TRIG) In 
relation to rent reviews under the Agricultural Tenancies Act 1995?  (3 marks) 
 

 

QUESTION 5 

As a result of the installation of the solar panels on the grain-store the electricity 
company have advised that the transformer on the overhead line junction needs to be 
upgraded. It will cost £13,000 plus VAT. Your client – the tenant – would like the supply 
to the farm (which also supplies third party properties nearby) from the transformer, 
placed underground.  Your client would like to mitigate the cost of the works.  The 
electricity company are flexible about how the matter could be dealt with legally. 
 
a. Prepare a letter to your client on the options available, processes and timescales 

to have this carried out.  You should outline any new legal documentation that 
would be necessary to record the presence of the underground supply, together 
with any tenancy implications.          (9 marks) 

 
b. As an Appendix, set out the most likely type of agreement and the likely terms 

that may need to be considered within any legal document entered into with the 
electricity company in respect of any underground cable.           (6 marks) 

 

END OF PAPER



CENTRAL ASSOCIATION OF AGRICULTURAL VALUERS – EASTERN GROUP

ORAL QUESTION – Thursday 15th November 2012

The black Dutch Barn in the farmyard has been leased informally to a third party for 
occasional storage. The Landlord is concerned about increased business activity in the 
building and is seeking your advice on how best to regain control of the occupation.   

Answer – will be looking for candidate to ask about length of occupation, amount and frequency of rental 
payments, who pays for insurance and repairs, what is the situation relating to planning permissions and 
business rates. Candidate needs to form a view about security of tenure under LTA 1954. 

Looking to formalise the agreement by offering tenant a short term written lease to regain control or use 
possible breach of planning consent as angle.   


