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NON-TECHNICAL SUMMARY

This is a financial viability assessment to establish the viability of a scheme for residential
development of a site previously used for allotments at James Road, Crowland. The
proposed development comprises 49 residential units, with 12 affordable houses and a
further 8 units to be provided to the Parish Council as part of payment for the land, along
with a £50,000 contribution towards a local play area.

The Gross Development Value (GDV) is calculated using market evidence from similar
schemes in the area, and therefore values of between £2,226 and £2,767 per m? have been
adopted, giving sale values of between £202,000 and £365,000 for market units, which
accurately reflects the market for the various types of dwelling. Prices per m? have been
adjusted to reflect the size of unit and accommodation.

A basic build cost of £1,131 per m? has been adopted, which is the weighted average BCIS
lower quartile figure calculated on a pro-rata basis to reflect the number of different types of
dwelling i.e. detached, semi-detached and terraced. Due to ground conditions, the proposed
units will need to be piled; an additional cost of £5,000 per unit has been adopted to reflect
this.

Additional costs for additional stone fill to the roads on the site and the dewatering are
required. A basic road construction cost of £2,100 per m has been used for adopted roads
and £1,200 per m has been used for private roadways. These costs are based on figures
from developments in the local area and are considered standard development costs in this
area.

Other costs for additional footpath, Triax and Geotextile under the road, crossing to existing
dyke, imported soil, screen walls and retaining walls have been provided by the Client and
are based on construction costs on similar sites in the region.

Other costs adopted, including 6% for Design & Professional Fees, 2.5% Contingency, costs
for garages and driveways, plot specific external works of £2,500 per plot, 2.5% for
marketing, £750 for legal fees on sale and an interest rate of 6.0%, have all been previously
agreed as appropriate on other sites in this area.

A profit level of 17.5% has been adopted for market units, and 6% for affordable housing,
which is considered to be the minimum level of profit a developer would accept to undertake
this scheme.

As required under NPPF and PPG, we have considered an Existing Use Value (EUV) +
Premium approach to land value, however, in this instance the consideration for the land is
a £50,000 contribution to the Parish Council for improvements to a local play area plus
provision of 8 x residential units to be retained and rented by the Parish Council. Therefore,
we have adopted a land price of £1 in the HCA DAT, and inputted the £50,000 as an
additional cost plus the 8 x residential units have been included within the residential
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batching so the cost of their construction is allowed for, with income from their disposal a
notional £1 per unit.

Using the Homes & Communities Agency Development Appraisal Tool (HCA DAT)
spreadsheet, we have inputted the land value, calculated GDV and deducted all costs for
the development to establish the viability of the scheme. The results are as follows:

Scheme Surplus/Deficit

49 units with 12 Affordable Housing Units (and land
purchase price of £50,000 contribution plus provision of -£641,279
8 x residential units)

49 units with no Affordable Housing (but with land
purchase price of £50,000 contribution plus provision of -£190,573
8 x residential units)

We have conducted a sensitivity analysis which shows variations of the scheme with no
affordable housing, the results of this are outlined further in the Report, but our conclusions
are as follows.

A fully policy-compliant scheme is clearly not viable once land cost, construction and other
costs have been deducted from GDV. Removing all affordable housing still results in a non-
viable scheme, therefore it is not viable to deliver the site with any affordable housing, and
the developer will have to accept a profit level of less than 17.5%.

However if the Developer is to deliver the scheme on this basis, there is provision for 8

rented units, under the control of the Parish Council, to the community as a form of affordable
housing.
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INSTRUCTIONS
We refer to instructions from Ashwood Homes to provide a Financial Viability Assessment
(FVA) for the site and our Conditions of Instructions Letter and Standard FVA Conditions Of
Engagement & Terms of Business dated 3™ March 2021, a copy of which is in Appendix |
of this Report.
Client
This report has been prepared for Ashwood Homes.
Purpose of FVA
This FVA is required to establish the viability of development of a site having regard to the
requirements for affordable housing that might be imposed in connection with residential
development of the site.

Asset to be Appraised

The appraisal is of a development site situated at James Road, Crowland. The site is
identified by the plans within Appendix Il

Scheme-Specific/Area Wide FVA

This FVA is in relation to providing a response to the issue of viability on a site-specific
scheme. We have not provided any advice to the Local Planning Authority.

Interest in the Property

This FVA is conducted on the basis that the land it refers to is owned freehold with vacant
possession.

Classification of Property

The property is proposed to be developed by Ashwood Homes with 49 residential properties
constructed for sale.

RICS Guidance/Professional Statements

In preparing this FVA, the Valuers have acted in accordance with the RICS Professional
Statement Financial Viability in Planning: Conduct and Reporting 15t Edition, May 2019. The
Valuers have acted with objectively, impartially, without interference and with reference to
all appropriate available sources of information.

Although FVA work is outside the scope of the RICS Valuation — Global Standards 2020,
any valuation utilised in the appraisal has been prepared in accordance with RICS Valuation
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— Global Standards 2020. Furthermore, This FVA has been undertaken in accordance with
the requirements of PS2 (Ethics, Competency, Objectivity and Disclosures) of the RICS
Valuation — Global Standards 2020.

Bases of Value

All valuations provided within this report are on the basis Market Value, defined by the RICS
Valuation — Global Standards 2020 as: “The estimated amount for which an asset or liability
should exchange on the valuation date between a willing buyer and a willing seller in an
arm’s-length transaction after proper marketing and where the parties had each acted
knowledgeably, prudently and without compulsion”.

The Benchmark Land Value (BLV) has been considered on the basis of Existing Use Value
(EUV) plus a Premium. However, the land purchase price in this case is not a solely cash
consideration, as it has been agreed as a contribution of £50,000 to the Parish Council for
improvements to a play area plus provision of 8 x constructed dwellings for the Parish
Council as managed affordable dwellings. In modelling we have taken the actual basis of
consideration as representing the land cost.

Appraisal Date
The appraisal and any valuations provided within this report are as at 19t May 2021.
Identity of Valuer

The appraisal has been undertaken by J R Maxey MA (Cantab) FRICS FAAV RICS Registered Valuer and V
J Mcllroy Bsc (Hons) MRICS FAAV RICS Registered Valuer.

Material Involvement

Neither Maxey Grounds & Co e nor the named Valuers have any conflict of interest in
preparing this appraisal. We have carried out work for Ashwood Homes in the past but we
have no interest in the proposed transaction.

Status of the Valuer

The appraisal has been prepared by corporate members of the Royal Institution of Chartered
Surveyors who are also members of the RICS Valuer Registration Scheme, acting as
External Valuers.

Currency

The appraisal and any valuations within are reported in pounds sterling (£).
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In accepting these instructions, no performance-related or contingent fees have been
agreed.

Assumptions and Caveats

1.

In making this report, Maxey Grounds & Co LLp has met the relevant requirements of
the RICS Financial Viability in Planning: Conduct and Reporting 15t Edition, May 2019
and any valuations within this appraisal have been carried out in accordance with the
RICS Valuation — Global Standards 2020 and that, unless otherwise stated, have
made the following assumptions which Maxey Grounds & Co Ltr is under no duty to
verify:

that no high alumina cement, concrete or calcium chloride additive or other potentially
deleterious or hazardous materials or techniques were used in the construction of the
property or have since been incorporated;

that the property is not subject to any unusual or especially onerous restrictions,
encumbrances or outgoings and that good title can be shown;

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 any statutory notice, and
that neither the property, nor its condition, nor its use, nor its intended use are or will
be unlawful;

that inspection of those parts which have not been inspected would neither reveal
material defects nor cause Maxey Grounds & Co LLpr to alter the appraisal materially;
that no formal environmental assessment will be provided and that no contaminative
or potentially contaminative uses have ever been carried out on the property and that
there is no potential for contamination of the subject property from past or present
uses of the property or from any neighbouring property. The report will not identify
the existence of contamination but in the Surveyor’s visual inspection concludes that
there may be material contamination the Valuer will report that further investigation is
required.

In arriving at conclusions, no allowance has been made for costs of acquisition or
realisation, nor any VAT, Capital Gains Tax, nor any other tax, nor similar liability or
claimable allowances which might arise on the sale of the property.

In arriving at our conclusions, no allowance has been made for personal goodwill,
removable fittings, loose furniture or equipment.

We have not investigated the existence of mortgages, leases or hire purchase
agreements in respect of plant and machinery, and our valuation assumes any such
liabilities have been discharged.

We have not undertaken any site investigations to determine the suitability of ground
conditions or services for any new extended or proposed buildings or dwellings.
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6. In the case of agricultural property, we accept no responsibility regarding, and offer
no advice on, the possibility of latent infestations of the soil or of any disease that may
affect crops or stock.

7.  With regard to Town and Country Planning matters, employees of local planning
authorities always give information on the basis that it should not be relied upon and
that formal searches should be made if confirmation of the information is required.
Although for the purposes of this report we have assumed that such informal
information is correct, we recommend that, if you should need to rely upon such
information, you should instruct solicitors to instigate formal searches.

8. No indications of past or present contaminative land uses were noted during the
inspection. Ourinspection was only of a limited visual nature and we cannot give any
assurances that previous uses on the site or in the surrounding areas have not
contaminated sub-soils or ground waters. In the event of contamination being
discovered further specialist advice should be obtained

We have assumed that the information and opinions we have been given are complete and
correct in respect of the properties and that further investigations would not reveal more
information sufficient to affect value. We consider that this assumption is reasonable in the
circumstances.

Special Assumptions

For the purposes of this appraisal, we have assumed that the properties that are the subject
of the planning application are completed in accordance with the plans that have been
supplied to us, and on the timescale as set out in the Residential Planning Section of the
HCA DAT spreadsheet.

Extent of Investigations

Whilst we have taken into account the apparent state of repair of the property in our
appraisal, we have not carried out a building survey, nor have we inspected those parts of
the property that are covered, unexposed or inaccessible. Unless otherwise stated, such
parts have been assumed to be in good repair and condition. We cannot express an opinion
about, or advise upon, the condition of uninspected parts and this Report shall not be taken
as making any implied representation or statement about such parts. We have not arranged
for the testing of electrical, heating or other services and we cannot, therefore, give any
warranty as to the soundness of these items. Whilst the site has been inspected briefly as
this report is in advance of the development, it is undertaken as a desktop exercise.

Nature and Sources of Information Provided

We have been provided with copies of all plans for the proposed development by the Client.
Copies of plans are attached as Appendix Il to this report.
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Evidence utilised to establish Market Values has been obtained from information from the
client as to current sales levels being achieved for similar properties on sites in Crowland
and other nearby villages, and other evidence sources including Rightmove Plus. Affordable
rental levels have also been determined by confirming the maximum Local Housing
Allowance Rates on Direct Gov for the area. Figures for appropriate levels of management
and repair costs have been confirmed by local planning authorities, as utilised in the
appraisal tool.

The BLV has been considered having regard to the EUV and an appropriate premium
sufficient to ensure land comes forward for development. However, land value in this
instance has been inputted as a notional £1 due to the payment being £50,000 to the Parish
Council modelled as a contribution towards a local play area, plus provision of 8 x
constructed dwellings for the Parish Council, modelled on the basis of their anticipated build
cost with a notional income from each unit of £1, given these are required to be transferred
to the Parish Council at no consideration. (The £1 figures reflect that the HCA DAT will not
accept nil values for cost of value).

Abnormal costs estimates have been provided by the Client, based on costs from other sites
or adopted using our own knowledge, benchmark levels and from published price
information by BCIS.

All inputs and information relied upon for this appraisal are researched, evidenced and, in
our opinion, reasonably justified, and details are in Appendix Il and IV.

Use and Publication of this Report

This appraisal is provided for the stated purpose and for the sole use of the party to whom
it is addressed. Maxey Grounds & Co LLp accepts responsibility to the Client named at the
start of this Report alone that this report has been prepared with the skill, care and diligence
reasonably to be expected of a competent Chartered Surveyor, but accept no responsibility
whatsoever to any person other than the client himself.

RICS Valuation — Professional Standards

Although Viability Appraisal work is outside the scope of the RICS Valuation Standards, any
valuation utilised in the appraisal has been prepared in accordance with the RICS Valuation
— Global Standards 2020.

Appraisal Methodology

In undertaking the appraisal, we have utilised the Homes & Community Agency
Development Appraisal Tool to analyse the viability of the proposed development. We have

considered various levels of affordable housing provision to analyse the sensitivity relevant
to differing levels of provision.

File Reference: 21046 Page 9 of 41



MAXEY
GROUNDS

The valuation of market values is based upon the comparable method of valuation utilising
evidence of transactions of similar properties in the area. A Schedule of Evidence is
attached as Appendix lll to this report which outlines the sale values adopted for the
appraisal.

The assumed costs of construction are set out in Appendix IV of this report and are based
upon knowledge and experience of other similar development schemes, information and
costs provided by the Client, and upon published price information, such as BCIS.

Anticipated timescales for development are stated in Appendix IV.

The likely contribution from a Housing Association is based upon benchmarking from similar
sites and is calculated by the HCA DAT model.

Affordable rents are based upon 80% of market rent, which is also the maximum permitted
level confirmed by Local Housing Allowance Rates published on Direct Gov for that area.
Given the scale of the development, it has been assumed that the normal requirement of
70% of any affordable housing as affordable rented and 30% shared ownership.

Sensitivity analysis has been undertaken looking at either +5% or -5% on values and build
costs to measure the relevant effect on residential land value, which is then compared with
BLV to establish the viability surplus or deficit.

Land Value

As required under NPPF and PPG, we have considered an EUV + Premium approach to
land value, whilst putting this in context by review of market transactions. However, the land
consideration that has been agreed is a £50,000 contribution to the Parish Council for
improvements to a local play area plus provision of 8 x residential units to be transferred to
the Parish Council to be used as managed affordables in the parish.

Within the HCA DAT spreadsheets we have used a land value of £1, we have then inputted
the £50,000 as an additional cost and we have also included the 8 x residential units within
the residential batching to ensure the cost of these units is properly allowed for. The GDV
of these units has been inputted as £1 per unit to reflect the fact they are not being sold.

Valuer Competence

The appraisal has been undertaken by Chartered Surveyors who are members of the RICS
Valuer Registration Scheme possessing the necessary local knowledge of the market, and
the necessary skills and understanding to undertake the appraisal competently. The
appraisal has been carried out in accordance with the RICS Financial Viability in Planning:
Conduct and Reporting 13t Edition, May 2019.
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INSPECTION
Date of Inspection

The site has been briefly inspected, but as development of the site has not yet commenced,
the viability assessment has been conducted as a desktop exercise.

Property Address

The property is a development site known as James Road, Crowland. The site location is
shown on the Plans within Appendix II.

Property Description

The property is a greenfield development site upon which it is proposed to develop 49
residential units. No construction work has yet commenced. Plans of the proposed scheme
have been supplied by the Client and this appraisal has been based upon those plans. The
gross site area is approximately 1.69 Hectares. The size of the units (Gross Internal Area)
is provided by way of schedule on the plans and within the inputs to the Development
Appraisal Tool, an electronic copy of which has been provided.

Gross Development Value

Gross Development Value (GDV) has been calculated using comparable evidence from
another site being developed by the Client in Crowland where direct comparables of house
types are available.

There is recent direct comparable for the Clyde house type (end-terraced/semi-detached
version), Aire house type, Lock house type (semi-detached version), Mere house type (semi-
detached version) and Tay house type on the nearby Kingsgate Mews development,
therefore we have adopted the same values for this site.

For the Rutland house-type, we have used the same rate per m? as for the Lock and Mere
semi-detached house types due to the accommodation being similar and the Rutland being
only 1m? smaller.

For the Lock detached house type, we have adopted the same value as for the Mere
detached house type, given they have the same gross internal area and the same number
of bedrooms.

For the Ribble house type, we have used the same rate per m? as was achieved by this
house type on a development by Ashwood Homes on Crease Drove, Crowland.

There isn’t a direct comparable for the Severn house type, therefore we have adopted a

similar price per m? as the Ribble house type given the gross internal area and the number
of bedrooms is similar.
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For the Shared Ownership values, we have reflected the fact they don’t have garages.
Similarly for the Affordable Rented values, where the house types are similar to market ones
we have adjusted for the fact there are no garages.

Costs

A basic build cost of £1,131 per m? has been adopted, which is the weighted average BCIS
lower quartile figure for the different house types i.e. detached, semi-detached and terraced,
calculated on a pro-rata basis to reflect the number of different types. Due to ground
conditions, the proposed units will need to be piled at an average cost of £5,000 per unit,
this has been added as an additional capital cost.

The costs for SUDs and storm attenuation, additional filling to the site and the dewatering
are due to the ground conditions and the Flood Risk of the area, and this has a significant
impact on the costs. SUDs and storm attenuation has been calculated at around £87,000,
additional filling to site and dewatering have been calculated to be around £90,000
altogether.

We have used road costs which include the footpath on both sides of £2,100 per linear metre
for adopted and £1,200 per linear metre for private. Triax and Geotextile under the road has
been included at an additional cost of £10,000, additional stone fill approx. 1,000m? costing
£60,000, and the additional footpath (57m long) has been calculated to cost £250 per m.
Furthermore, a crossing to the existing dyke is required, and a cost of £20,000 has been
allowed to accommodate for the 375mm pipe and backfill.

A cost for general site landscaping of £5,000 has been adopted, plus a cost for imported soil
at a rate of £15 per m3, the Client has estimated that 12,440m? of imported soil will be
required giving a cost of £186,600.

80m of screen walls and 50m of retaining walls will be required, as indicated in the attached
plans. The Client has advised that screen walls will cost £288 per m giving a cost of £23,040,
and the retaining walls will need to be 1.5m and will cost £400 per m, giving a total cost of
£20,000.

All of these costs are based on actual figures for similar developments in the area.

An off-site foul sewer of 156m long will be required with 150mm pipe at a depth of between
2.0 — 3.0m. It’s estimated cost is around £109,000. Part of it (approximately 66m) will have
to go under existing highway meaning alterations to maintain the existing Fire Station access
during construction may be necessary. A specific cost for this has not yet been obtained
therefore we have not allowed for this in our Viability Assessment, however any additional
cost will only worsen the viability position.

The costs adopted for each garage type have previously been accepted by the Council.
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Due to part of the land purchase price being provision of 8 x residential units, a £1.35 million
bond has been arranged to the Parish Council at a cost of £17,188 to the Client.

Other costs adopted, including 6% for Design & Professional Fees, 2.5% Contingency,
onsite establishment and welfare, costs for driveways, plot specific external works of £2,500
per plot, 2.5% for marketing, £750 for legals and an interest rate of 6.0% are all standard
costs and have been previously accepted on sites in this area.

There are no other Section 106 costs required.
Services

The cost of normal service provision to each uniti.e. electricity connection, water connection,
sewer connection, and water infrastructure charges and ancillary costs such as BT conduit,
are included within the BCIS total build figure. However, there is an additional cost for
installing an off-site foul sewer, which is outlined above.

Condition

The site is a greenfield development site previously used for allotments with no development
work yet commenced.

General Comments

This appraisal is to ascertain the viability of the proposed scheme in relation to the intended
form of development, having regard to standard affordable housing provision and the
purchase price (being a contribution to the Parish Council of £50,000 plus provision of 8 x
residential units).

The principal appraisal works from a scheme with 12 affordable housing units and a land
purchase price by way of a £50,000 contribution to the Parish Council for play area
improvements plus provision of 8 x residential units to be rented. Thereafter, we have
appraised an alternative scenario with 0 affordable housing provision for comparison.

We have adopted a developer’s profit level of 17.5% which is considered to be the minimum
level a developer would consider undertaking this scheme, given the scale of the scheme,
infrastructure requirements and current market conditions. A profit level of 6% for affordable
housing has also been adopted.

Having undertaken valuations of the various dwelling types to arrive at the market value set

out within Appendix lll, and calculating affordable rent levels, analysis was undertaken
utilising the HCA Development Appraisal Tool, the results of which are explained below.
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Appraisal Outputs

The full output of the HCA DAT tool for a full policy-compliant scheme is set out within
Appendix V i.e. 49 units with 12 affordable housing units. This scheme produces a deficit
of £641,279.

If all affordable housing is removed, this results in the deficit being reduced to £190,573.
The full HCA DAT output for this scheme is outlined in Appendix VI.

Justification for Viability Assessment

During viability testing which helped formulate the South East Lincolnshire Local Plan,
various typologies were tested which resulted in a positive viability position with planning
policies applied, rather than the deficit that is shown for a policy-compliant scheme at the
James Road, Crowland site. As per the Planning Practice Guidance, it is necessary to
investigate why there is such a difference between these two positions, therefore we have
compared the closest typology used in 2017, i.e. greenfield site for 150 dwellings, with the
site known as James Road, Crowland. We have adopted the percentages and values per
unit accepted in the Local Plan Viability and applied them to a site of 49 units to get a direct
comparison on costs. The differences are highlighted in the following table:

Appraisal Input

2017 Viability Study
(Rates/Percentages based on
Greenfield - 150 dwellings)

James Road, Crowland (49
units)

Density

30 dwellings per Ha

29 dwellings per Ha

Average Value

£1,900 per m?

£2,488 per m?

Average Dwelling Size

100m?2

90m?

Build Cost

£911 per m?

£1,131 per sqm

Externals

£446,390 (10% on build cost)

£1,676,831 (31.9% on build
cost)

Contingency

3% on build cost

2.5% on build cost

Professional Fees

7% on build cost

6% on build cost

S106

Up to £5,000 per dwelling

£0 per dwelling

Sales/Marketing 3% on revenue 2.5% on revenue

Developer Profit 17.5% Market, 6% Affordable 17.5% Market, 6% Affordable
BLV £300,000 per Ha £50,000 plus 8 x built units
Abnormals £490,000 (£10,000 per unit) With externals

The main points affecting the viability position for the site at James Road in comparison with
the Local Plan position are as follows:

e The build density at James Road is marginally lower than used in the 2017 Local Plan
Viability Study, as is the build density on a m? per Ha basis. For the James Road
site, there is an average of 2,620m? per Ha, in the 2017 Viability Study they allowed
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for 3,000m? per Ha. This is a significant difference and puts further pressure on the
viability position.

e The build costs adopted have increased by around 24% compared with the Local
Plan viability study, which was conducted around 4 years ago, therefore a significant
uplift is expected. The build cost adopted for James Road, Crowland is based on the
BCIS lower quartile cost of construction which has been calculated on a pro-rata
basis to reflect the different number of detached, semi-detached and terraced
houses. There is also the added cost of having piled foundations, and this issue was
not modelled in the Local Plan Viability study.

e The sales values are around 31% higher than the figures used the in Local Plan
viability study, and this is reasonable considering price inflation since 2017 and the
fact that Crowland has some of the highest prices in the region due to its proximity to
Peterborough. The values adopted for James Road, Crowland are based on what
has been achieved on other Ashwood Homes sites in Crowland, and this constitutes
clear and strong evidence to justify the values adopted. The rate per m? is partly due
to the smaller unit size.

e There is clearly a difference between the way externals and abnormals have been
categorised, with externals in the Local Plan study totalling 10% on build cost and
abnormals in the Local Plan study totalling £10,000 per unit. We have categorised all
externals at James Road, Crowland together totalling 31.9% on build cost. Applying
these figures combined to a site of 49 units would give figures for the Local Plan study
of £446,390 for externals and £490,000 for abnormals, i.e. a total of £936,390,
compared with £1,676,831 for all externals for James Road specifically, this is an
overall difference of £740,441.

These increased costs are due to the fact the Local Plan study doesn’t model the
provision of garages, and the additional on-site costs which are in place to satisfy
planning conditions relating to Flood Risk which enable the site to be safely
developed i.e. dewatering, extra filling to the road and site to increase levels, and
SUDs. This lead to an underassessment of the costs of infrastructure to a residential
site.

The factors above combine to result in a different viability position compared with the Local

Plan whole viability study, and thus results in the need to revisit the viability position in order
for the development to be delivered.
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SENSITIVITY ANALYSIS

A change of +5% or -5% in build costs and Gross Development Value has been considered
to assess the sensitivity of the scheme to such changes.

The effects reflected in the model using no affordable housing are shown in the table below:

Build Costs At BCIS

+5% -5%
Level
GDVatEvidence | £191 573 -£440,070 +£58,306
Level
+5% +£87.619 ] +£335,509
5% £528.933 £779.325 ]
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CONCLUSIONS
Appraisal Conclusions

We are of the opinion that a fully policy-compliant scheme for 49 units with 12 affordable
housing units, and a £50,000 contribution to the Parish Council and provision of 8 x
residential units by way of payment for the land will show a financial deficit (present value)
of £641,279, based upon the current market value and affordable rents of the proposed
units, the projected costs and profit level adopted within the appraisal.

We are further of the opinion that if the scheme had no affordable housing provision, this
deficit (present value) would be reduced to £190,573. Therefore, it is not viable to provide
any affordable housing or other S106 cash contributions unless the developer is willing to
accept a profit level of less than 17.5%. If the scheme with 8 dwellings being transferred to
the Parish Council was delivered it would provide 8 affordable rented units under parish
Council control for the benefit of the community

Signature

We confirm that we have carried out the appraisal as set out in this report.

Johw Maxey

J R MAXEY Ma (Cantab) FRICS FAAV RICS Registered Valuer
For and on behalf of Maxey Grounds & Co LLp

Victoriaw McIlroy
V J Mcllroy Bsc(Hons) MRICS FAAV RICS Registered Valuer

For and on behalf of Maxey Grounds & Co LLp

Date of Report:
19" May 2021

This report has been signed electronically whilst the authors are working remotely. The
Authors verify that they have produced the report, are satisfied with the contents and affirm
that it has been verified using the internal verification process which is in place at Maxey
Grounds & Co LLp.
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Mr A King

Ashwood Homes
Gateway Business Park
1 Goodison Road
Spalding

Lincolnshire

PE12 6FY

Dear Mr King,

Re: Confirmation of Financial Viability Assessment Instructions
Asset: Development Site at James Road, Crowland

| refer to instructions to provide a Financial Viability Assessment (FVA) of the above. This
letter, together with our attached Standard Valuation Conditions of Engagement & Terms of
Business, confirms the basis upon which the FVA will be undertaken.

Client: Ashwood Homes

Purpose of Valuation: To establish viability of the proposed development

Asset to be Valued: Development Site at James Road, Crowland

Area Wide/Scheme-Specific FVA: This FVA is in relation to a scheme-specific site. We have
not provided any advice to the Local Planning Authority.

Interest to be Valued: Freehold.
Classification of Asset: Land for development.

RICS Guidance/Professional Statements: This work and the FVA prepared is undertaken
in accordance with the RICS Financial Viability in Planning: Conduct and Reporting 1% Edition,
May 2019. Although FVA work is outside the scope of the RICS Valuation Standards, any
valuation utilised in the appraisal has been prepared in accordance with RICS Valuation —
Global Standards 2020. This guidance requires the Valuer to make an objective and justified
assessment of the viability position and requires a clear distinction between the objective
report and any subsequent advocacy/negotiation in terms of agreeing a viability position.

Basis or Bases of Value: Market Value.

Valuation Date: As at date of report.

22-24 Market Place T: 01354 602030 e
March E: professional@maxeygrounds.co.uk (Q naeo
Cambndgeshire FCIS 911 maxeygrounds.co.uk \ preportymark
RICS PROTECTS

Chantered Surveyors, Auctioneers, Valuers, Land & Estate Agents since 1792
Offices in March and Wisbach o~

' F arla
Masey G ds 1 the tradng nerme of Masey Grounds & Co LLP. o Limited Listi ity Porisership Reguisted by RICS. Regisered i England & Wales d ﬂTpOer
Ry stration Number OCIEIHE. Rwgrterect Ofice: 2324 Market Pince, March, Carririckyen hire PEIS O0H. Murbers: Alan | Fsborer MSc MRICS FARY MClArb

MAABA MARLA, Joh B Masmy MA (Camab) FRICS FAAY, Shitey & Pollyrd I8 MRICS FAAV, Pacly AV Clake ANAKA Acsocisies: Victarin J. Moy 5 (Mons, -
MRICS, FALY, Natabe T Jeary M5c. BA Honel MAICS, FAAV -
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Identity of Valuer: J R Maxey ma (Cantan) FRICS FAAV RICS Regstersa vaer assisted by Vv J
Mcliroy Bsc (<onz) MRICS FAAV RICT Registered Vaier for and on the behalf of Maxey Grounds & Co
e

Material Involvement: Neither Maxey Grounds & Co w= nor the valuers have any conflict of
interest in preparing this viability assessment. We have previously camed out work for
Ashwood Homes but we have no interest in the proposed transaction.

Assumptions Adopted: As per FVA Conditions of Engagement & Terms of Business, as
attached, with no additions.

Special Assumptions: For the purposes of this FVA, we have assumed that the sites under
consideration are developed on the basis of the type of development and timescale as
described within each model.

Nature and source of the information to be relied upon: Maxey Grounds & Co L are able
to rely upon any information provided by the Client referred to in the FVA.

Extent of Investigation: As per FVA Conditions of Engagement & Terms of Business.

Valuation Fee: Our fee will be £3,500 + vat for the report plus £200 + vat per hour for any
additional work, but we will assess the likelihood of reduction before committing to full reporting
given previous assessments have shown viability in Crowland is better.

This Confirmation of FVA Instructions Letter, which is supplied in duplicate, should be read in
conjunction with the attached Maxey Grounds & Co ur FVA Conditions of Engagement &
Terms of Business (Version 15 May 2020). Please sign and return one copy at your earliest
convenience to agree the Conditions of Engagement & Terms of Business. The Report will
not be issued until the signed copy has been recsived.

Yours sincerely

J RMAXEY ma (Centati) FRICS FAAY RICE Ragatersd Veluat
For and on behalf of Maxey Grounds & Co ur

jmaxey@maxeygrounds.co.uk
(Enc)
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| the undersigned hereby acknowledge that | have read and accept the terms set out
in this Confirmation of FVA Instructions Letter and attached Maxey Grounds & Co w=
Standard FVA Conditions of Engagement & Terms of Business (Version 15 May
2020).
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MAXEY GROUNDS & COLLP

STANDARD FINANCIAL VIABILITY ASSE3SMENT CONDITIONS OF ENGAGEMENT
& TERMS OF BUSINES S

‘I'heum;deTmMBWSNInwwhmmwwmmnu
covering Confirmation of Financia Viabilty (FVA) Maxey Grounds & Co LLP shal advise the
CIGRMMBNFVAUMMWWMNGMMNMMWCWAWI The following
shall form the basis of the terms on which the FVA wil be undertaken:

The Client shall be the or body as nhe ng Cor of FVA Instructions Leter.
The purpose of the FVA shall be a3 set out In the c of FVA Lefter.

The asset subject 10 the FVA shall be a3 set out In the covering Confirmation of VA instructions Lefter.

The interest 10 be appraised shall be a3 set 0wt In the covering C of FVA

Letter
The classification of the asset to be appraised shall be as set cut n the covering Confirmation of FVA Instructions

ngwrvue

Uniess otherwise specificaly set out In the covering Confirmation of FVA Instructions Lefter, the value advised by
mm&uuﬁnlnnmmvm defined by the RICS Vauation- Global Standards 2020: “The estimated
amount for which an asset or lablity shoud on the date 3 wiling buyer and 3 wiling seiler n an
arm's<ength transaction a%er proper marketing and where the paries had each acied knowiedgeably, prudenty and wihout
:mmrmwmmmmwnmeewm Gilobal Standards 2020 as- “The estimated amount for
which an interest in real property should be ieased on e valuation date between 3 wiling lessor and 3 wiling lessee on

knowiedgeably,

Chargeable Gains Act 1332 or Inherttance Tax Act 1384 or Finance Act 2003, broadly defined as: *The price which the property
might reasonably be expected %o fetch ¥ soid In the open market at that tme, but that price must not be assumed o be reduced
©on the grounds that the who'e property is to be piaced on the market at one and the same tme” andlor the Investment Value,
mnnmcsvm Giobal Standaris 2020 as: “The value of an asset %0 the owner or 3 prospective oaner for
cbjectives® and/or the Fair Value, defined by the RICS Valuation - Giobal Standards 2020
BmﬂmmmuanMMIIﬂb and wiling parties that refiects
e respective interests of those parties” andior the Fair Value, defined by the intemnational Accountng Standaras Soard as: “The
price that would be received 1o seil an asset, or paid to transfer a Jablity, In an orderty transaction between market participants

3t the measurement date”.
A The valustion date shall be as set out In the g C of FVA Lefter.
8. Uniess otheraise specifically setout in the G of FVA Lefer Mavey Grounds & CoLLP
wmmmmmmmmmnum

The shall be by/under the super ofad of he Roya of ¢
mmuw-wuumvuwwam acting a3 an External Valuer.
10 Maxey Grounds & Co LLP's aggregate liabiRy arizing out of, or In connection wih this FVA, whether arsing from
megiigence, breach of contract, or amy other cause . shal nno £2,000,000. This clause shall not exciude
or Imit Maxey Grounas & Co LLP's lablity for actudl fraud, and shal not limit the liability for death or personal injury caused by
heir negligence.
1" None of Maxey Grounds & Co LLP's empioyees, pariners naza win the Clent or
mnamnmumumww mwwummlwmmmm-um

‘wiEh the services provided.

12 nmcmmmuamvmmnuw:mu or Maxey

umumnwummuumwwumumcummmmunmdwn
of amy other party. Maxey Grounds & Co LLP's labiity shall not increase by reason of 3 short®ail in recovery from any other party,
whether that shortfall arises fom an agreement between the Cllent and them, the Client's afficulty in enforcement, or any other

cause.

13 The FVA provided by Maxey Grounds & Co LLF shal be In pounds sterting.

14 In preparing e report, Mavey Grounds & Co LLP wil meet the relevant requirements of the RICS Financial ViabiRy

Flanning: Conduct and Report 1* Edition, May 2019 and, afthough FVA work I cutside the scope of the RICS Vauation

Standards, any valuation utlised in the has been pr n wmn RIC2 - Global

mmmmmvubmm and vert of the viabily postion and requires a
report and any nmmmamum

15 mmmwmmmmmnnm of FVA

Maxey Grounds & Co LLP 5 under no duty %o vernfy:

a) that no high alumina cement, concrete or calckum ddiive or other deletericus of hazardous

materisis or techmiques were used In the construction of the property or have since been incorporated;

b) that the property is not subject b any unusual or especially onerous restrictions, encumbrances or Outgoings and that
@ood Stie can be shown;

5] that the property and s value are unaffected by any mamers which wouid be reveaied Dy 3 Joca search and reples o
the usual enquiries, or by any statutory notice, and that nether the property, nor s condiion, nor &3 use, nor s iIntended use are
or wil be uniswhs;

d that nspection of those parts which have not been nspeciad would nefer reves material defects nor cause Marey &
Grounds & Co LLP 10 aiter the vakuation materialy;
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e) that no ‘ormal envrr vent will be p and that no contaminalive or potentially contaminative uses
have ever been camied out on the property and That there I3 no potental for contamination of the subject property fom past or
present uses of the property or fom any neighbouring property. The report wil not identfy the existence of contamination but ¢
e Valuer's visual Nspection conciudes that there may be materisl contamnation the Valuer will report that further investigation
Is required.

16 Maxey Grounds & Co LLP shall camy out such inspectons and investigations as are, In the Vauers professional
juggment, appropriate and possibie in the particular circumstances having regard 1 the apparent state of repair and congition of
the property but shall be under no duty 10 camry out a structural survey nor 1o Inspect those pars of the property which are covered,
unexposed or inaccessibie. Such parts wil be assumed to be in good repar and condion. Maxey Gmunds & Co LLP shall be
under no duty 10 amange for the testing of electrical, heating, plant or other services. The FVA provided by Maxey Grounds & Co
LLP will not purport 10 express an opinion about of %0 advise UON the condition of uninspected parts and should not be taken as
making any Impled representation or statement about SUCH pants.

17. Marxey Grounds & Co LLP shal, uniess otheratse expressly agreed, rely upon information provided by the Cllent or

the Clent's legdl or other professional advisers reiating to tenure, tenancies and other reievant matiers.
18 The FVA report 5 provided for the stated purpose of the named clent. Maxey Grounds & Co LLP accepts responsibiity
%0 the Clent aicne that the report has been prepared with the skill, care and o be of 3 competent

Chartered Surveyor but 3ccepts no responsibity whatsoever to any person other than the Client himsef. Any such person refles
wpon the report at his own rizk, even If that third party pays all or part of Maxey Grounds & Co LLP's fees, of Is permitied 10 see
3 copy of e valuation report. If Maxey Grounds & Co LLP do provide written consent %o a third party relying on our valuation,
amy such third party is deemed to have accepted the terms of engagement, as set out hersin.

15. The FVA wil be undertaken by a Ci he necessary local knowledge of the market, and
e necessary skiis and under 9 1o MFVA

20 MIMMIICOLLF!MM!IR'CMWABEMHNMWGWAM
Lefer. Thatfee shall be settied in %l wihin 28 days of the invoice date. Interest on amounts cutstanding at the due date will be
subject o interest fom the invoice date until the date of actual payment at the rate of 4% per annum above Barciays Sank pic
base rate fom time to time.

21. Maxey Grounds & Co LLP, In Ine with the Rules of Conduct set out by RICS, have 3 writen compiaints handiing

procedurs. If you are unhappy with any aspect of the senvice you receive in respect of these: 10 provide 3
a copy of this document Is avalable upon request
2 Az 3 rm reguisted by RICS, all reports by Maxey & ColLm, this VA, are subject ©

monitoring by RICS. By accepting these Condtions of Engagement and Terms of Susiness your consent 1o inspection of the
report by RICS personnel or ther agents s impled.

23 Marey Grounds & Co LLP's contract with the named clent for the provision of this FVA Is subject o English Law. Any

dispute in reiation to this contract, or any aspect of the FVA, shal be subject to the exciusive jurisdiction of the Courts of England

and Wales, and shall be determined by the appication of English Law, regardiess of who inliates proceedings in reiation to the

FVA

In this Agreement words Importng one gender only Inciude the other gender; words Importing e singular Include the plural
number and vice versa; words importing persons Include comporations and vice versa.

Version 15 May 2020
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Appendix Il - Copies of Plans and Photographs
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Site Plan
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Boundary Treatment Plan
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Google Earth Aerial Photograph
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Accommodation Schedule

James Road Crowland

Accommodation Schedule

Type Number Beds Type Garages Size Total Area  Value Total Value £/sqm
For Parish Council
Elsden B 2SD None 87 348 £1 £4 £0
Elsden 1 2D Sing 87 87 £1 £1 £0
Oakham 3 2D Sing 108 324 £1 £3 £0
Total: 8 759 £8
Affordable Rented
A516 2 15s/D None 48 96 £140,000 £280,000 £2,917
A732 1 2 M/T None 68 68 £175,000 £175,000 £2,574
A732 3 2 S/DorE/T  None 68 204 £185,000 £555,000 £2,721
Clyde 2 3 S/D Sing 73 146 £202,000 £404,000 £2,767
Total: 8 514 £1,414,000
Shared Ownership
A732 3 25/D None 68 204 £185,000 £555,000 £2,721
Clyde 1 3S/D Sing 73 73 £202,000 £202,000 £2,767
Total: 4 277 £757,000
Market
Clyde 3 3s/D Sing 73 219 £202,000 £606,000 £2,767
Aire 9 35S/ Sing 81 729 £208,000 £1,872,000 £2,568
Rutland 1 35s/D Sing 99 99 £242,500 £242,500 £2,450
Lock 2 35s/D Sing 100 200 £245,000 £490,000 £2,450
Lock = 3D Sing 100 400 £265,000 £1,060,000 £2,650
Mere 2 35s/D Sing 100 200 £245,000 £490,000 £2,450
Ribble 4 4D Dbl 119 476 £288,000 £1,152,000 £2,420
Severn 2 4D S Integ 114 228 £275,000 £550,000 £2,412
Tay 2 4D Dbl 164 328 £365,000 £730,000  £2,226
Total: 29 2,879 £7,192,500

91
Overall Totals: 49 4,429 £9,363,508

Plots

23,24,29,30
27
25,26,28

21,22

17
16,18,19
14,15

6,7,20

2,41,42
8,9,10,11,12,13,32,33,34
a4

43,46

35,39,48, 49

31,45

4, 36, 38,47

3,5

37,40
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Comparable Evidence
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Appendix IV — Costs, Values and Other Assumptions Adopted and S106 Requirements

Viability Assessment Ref 21048
Client Ashwood Homes
Site Site at James Road. Crowiand
Statement of Assumptions Made within Appraisal Calculations
Site area 1.60 Ha. Cost of land = £50,000 contribution to Parish Council for Play Area
plus provesion of B x constructed dwellings (35 per sccommadation scheduie} for Parish Council to manage as affordable dwellings in the pansh.
(For purposes of HCA DAT, land value has been inputted as £1 as spreadsheet won't accept £0).
Totadl of 48 x Units {see detzled Accommodation Schedule)
12 x Affordable Dwellings splitinto:  70% affordable rented (2)
30% shared ownership (4)
Pius 2 x Units for Parish Council
C tion and Devel Costs [Star 1]
Tmescakes Constructon 1st October 2021 - 1st April 2023
OM Sales start from 1st April 2022 and finish 15t Ocfober 2023
Build Cost Market & Affordable Housing (4,428 sgm) £1,131 fsgm £5,000,199
Additional Cost for Piing ) Houses E5000pergit £245,000
Total House Build £5.254,189
Owerall House Budd £/sqm £1,168 persgm
8% Design and Professional Fees
2.5% Contingency Alowance |Greenfiedd site)
SUDs and Storm Atienuation (inc. bafancing pond, filter drains, 3 x headwalls, hydrobrake manhale, £87.141 £87.141
off-site storm pipework)
Roads Approx 275m run of adopied roadway at £2,100 per m run £577.500
Approx 147m run of unadopted roadway at £1.200 per mnn £176.400
Triax and Geotextile under road £10,000
Crossing to Existing Dyke (373mm pipe and backfill with stone) £20,000
Additional footpath 57m @ £250 perm £14 250 £738,150
Parking B4 parking spaces at £600 per space £56,400 £56,400
Garages 11 singles @ £2.000 each £09.000
13 doubles ¢ £13,000 each £163,000 £268,000
Onsite establishment and weffare (inc. site office, services etc} £20,000 £20,000
Plot specific external works {Le. patio, fencing etc) @ £2.500 per plot £122,500 £122,500
General 51e Landseaping £5.000
Imported Soif (12,440 cu m @ £15 percum) £186,600 £191.600
Screen Walls (80m g £288/m) £23,040
Retainng Walls {1.5m high. 50m @ £400 perm) £20,000 £43,040
Site Works Dewatering (cost for one side) £30.000
Filing under road wih stone to Raise Levels (Vanous Depths - approx. 1,000 cum & £60 per cum) £60,000 £50,000
Total Externals £1,676,831
Off-Site Works
Off-s#2 Foul Sewer (156m. 150mm pipe, 2.0-3.0m deep, part {approx. 68m) under adopted highway) £108,229
Alteration 1o Fire Station Access (whilst off-s2e foul sewer works going on) TBC
Total Off-Site Works £109.239
Affordable Housing & 5106 C
Affordable Housing 25% provision
Total Cash 5106 £0
Finance and SDLT
Cast of £1.35 miion Bond o Parish Council £17.188
Finance costs of £10,000 amangement costs plus £5,000 survey and valuation cost plus 6.0% interest{ave)
Marketing / agents’ costs for Market units of 2.5% seling and £750 per unt legal costs
Developer cost of sale o AP £5,000
Dzvelopers retum of 17.5% on Markst units and 8% on Affordabies
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BCIS (L RICS
¥
£/m2 study
Description: Rate per m2 gross intemal floor area for the budding Cost including prefims.
Last updated: 13-Mar-2021 00:40
» Rebased to South Holiand | 20: sample 8 |
Maximum age of results: Default period
Fuuding fm,m'm-_r £/'m* gross internal floor area PR
(Maximum age of projects)  Mean  Lowest Lower guartiles Median Upper quartiles Highest
Mew build
810 Housing, mixed 1.253 837 1.082 1,218 1,370 2848 1233
developments {15)
8101 Estate housing
Generally (15) 1253 &08 1.068 1.207 1370 4340 1580
Single storey {15} 1.408 E00 1.182 1.353 1.573 4340 252
Z-storey (15) 1.212 &08 1.055 1.181 1.323 28325 121
3-starey (15) 1201 781 1.055 1.241 1453 2583 101
4-storey or abowe (15) 2634 1,278 2118 2383 3518 3824 5
B10.11 Estate housing 1.619 241 1211 1.380 1,630 4,340 21
detached (15)
81012 Estate housing
semi detached
Generally (15) 1.248 741 1.075 1222 1372 2310 380
Single storey {15} 1.389 &ag 1.192 1,372 1,542 2310 73
Z-storey (15) 1.214 741 1.074 1184 1,330 2,080 283
-storey (15) 1.167 883 o4g 1,185 1273 1.815 13
81013 Estate housing
terraced
Generally (15) 1.288 781 1.088 1.217 1423 3804 365
Single storey {15} 1439 @63 1224 1.361 1.660 205 0
Z-storey (15) 1.244 767 1.050 1,186 1.373 2,825 225
-storey (15) 1.301 781 1.038 1.218 1435 2523 48
4-storey or above (10) 3,708 3,518 . - = 3,804 2
Ta-War- 20 V14 & FCE 1N Fage 1ef 1
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Appendix V — HCA Appraisal Tool Output — Policy-Compliant Scheme
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HCA Deyenormen Apprasi Too! Printed 19052021

Surpios {Dancil) from input isnd valosiion sl ZV32001
HCA DEVELOPMENT APPRAISAL TOOL

273

SCHEME
Slte Address
Slie Reference

James Road Crowiand
JEMAIM 21048

File Source
43 Uniis wih & for PC
Schemes Desceipbon S 123 AH

Housing Mix [Affordable - Open Markst)

Date of
Nel Residental Site Area
Aumor & Organisation

a2
165
JRM

[Tokal Ramber of Unis

Total Number of Cpen Market Units
| Total Nunber of Afordabis Units

Total Net Intemal Area (eq m)

Densify
Total Number of A Dersons
Total Nurmoer of Open Market Persons |

[Total Nasnbes of Pexsons I
Gross sits Ares

Nel iz Area

Neat intemai Housing Ar2a / Heclan

Registersd Provider (el T

e AN sfiger mmw

Average valus (£ per unit)

;5;
:

Open Market Phass 3

i K

"
L=]
"
o

4 Bed + Fiat High nse
[2 5ed Fose

T 5ed + Nolee

[ToTal Revanus &

BIBIE BB B 55 S
5

W=l Area (sqm|
Revenue (£ /5q m)

CAPITAL VALUE OF OPEN MARKET SALES
Capital Value of Prvale Remal
Prase 1

Prase 2
Phase 3
Prase 2
Prase 5
Toal PR

CAPITAL VALUE OF OPEN MARKET HOUSING
BUILD COST OF OPEN MARKET HOUSING Inc Contingsn
CONTRISUTION TO SCHEME COSTS FROM OPEN

AH Residential Values

oy
MARKET HOUSING

B R A P

N
1
Lijs

£7.152,508
£4217,442 1,159 pegm

AH & RENTAL VALUES BASED ON NET RENTS

Type of Unit

Soclal Rentad

Sharsd Ownership {a
phagea)

Affordanis Rent {all

phasss) Total

£341, 728

E263.733

£0

£707.715] _ F1.305018]

£pegm of CV (phasa 1) =

1654

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING)

P Cross Subeldy (use of own assets)
LA §105 commuted in feu

RP Re-cysisd SHE

Use of AR rent conversion Income
Diher source of AH funding

OTHER $OURCES OF AFFORDABLE HOUSING FUNDING

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING)

BUILD COST OF AFFORDABLE HOUSING Inc C

CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING

1552

£1,305,018
£916,387 E 1,159 psgm

£7,192,508]
3,635

WO

£7,192,508

£ 1,577 psqm
E2 575,068

£368,032
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HCA Deveiopment Apprsial Tood Frinfed 13052
Lar Parking
[Ho. of Spaces Price par Space (£)] valus|
[E] 5] ]
Waue of Residential Car Parking £0
Car Parking Buld Costs £55,400
Groung reat
Capltalized annual
ground rant
Social Rented &0
Shared CWTETEND €0
Aforgabis Rent £0
Opan market (2l phasag) £0
Capltalised Annual Ground Rents £0
[TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME 1 £5, 457 526
[FOTAL BUALD COST OF RESIDENTIAL SCHEME 1 B5,150 B23)
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME 3,308,637
Cosl Walues
£n £0
£0 £0
£0 £0
(2] £0
£n £0
£
I
20
&0
GROSS DEVELOPMENT VALUE OF SCHEME 1 28 497,526
TOTAL BLALD COSTS I 5,190,629
TOTAL CONTRIBUTION TO SCHEME COSTS £3, 308637
External Works & Infrastructurs Costs () Per unit 5 of GOV per Hectane
She Preparation’Demaliton £20,000 408 0.2% 11,634
Foads ard Sewears £753,150 16,239 Q4% 472,278
Screening and Retalning Walls 43,040 ETE 0.5% 25457
She Landscaping £191,600 3510 2.3% 113,373
Off She Waorks E109.23% 2229 1.3% 62,636
Pubic Open Space E50,000 1.0:20 DER 23,536
SUDs E5T, 141 1,778 1.0% 51,563
Plot speciic extemnal works £122,500 2,500 14% T2.488
Garages £263,000 5453 I2% 153,580
Sie Works £90,000 1,837 1.1% 53,254
E1TTAETD 20.9% 1,053,058
Otmar sita costa
Fees and certification 6.0% £303,938 6,203 3E% 173,544
Other Acguistion Costs {(£) £37,000 795
Site Abnormais (£}
De-cantng tenams [£1]
Decontamination 0
Pling £245,000 5.000 29% 144,970
Bond for PC E1T, 188 351 D2% 1070
Oiher 3 £0
Other 4 ED
omer s £0
£262, 188 3% 155,141
Total Site Costs Inc Fees £2.382,734 48,628
Statutory 106 Coats {£]
Enucation £0
Spon & Recreabon [
Social Infrasiniciure £0
Pubic Reaim ED
Aforaabie Housing €0
Transport £0
Highway £0
ED
Pubfc At £0
Fiood work ED
Comemanity Infrassructine Levy ED
Other TartT £0
Other 1 £0
Othier 2 ED
Other 3 £0
Other 4 ED
Statutory 106 coats £0
per OM unit
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HCA Deyenomant Apprasial Tool Printed 130052021
Saesfeting Fees 25% £179,812 4,880

Legal Fees (per Open Markst unki £750 E27,750 750

g [ETo 1 per affordatée unit

Developsr cost of 53le to RP {£) £5,000 47

RP purcnase costs (£) 0

Irtermediaie Houelng Sakes and Marketing (E) £

Total Marksting Costs EN2 563

Total Direct Costs £7.786,186

Financs and acquisiiion costs

Land Payment £l 0 per OM homa 1 perhectane
Amangement Feg £10,000 T7.2% of interest

Misc Fiess | Sunevors o) £5,000 O0E% of scheme vale
Agents Fass £0

Legal Fess £0

Stamp Duty £

Total interest Pald Ef25.E16

Total Financa and Acqulsttion Costs E140. 81T

Markat Housing Retam (inc OH) on Valu 17.5% £1,255,650 34,018 per Ol unit
Affordaie Housing Retum on Cost 6.0% ES36TT 4,473 per affordabie unit
Retm on sake of Private Rent 0.0% {71] O per PR unit
Mon-residential

Office £0

Foatal ED

Ircustrial ED

Leigure f2e)

Communiy-use £0 £0

Totsl Operating Profit £1,312,366

|Le. proft after dedusting sales and ste gpecific nance costs but before deducting developer owerheads and taaEton)
[fGTAL COBT. T [

Schems investment MIRR 15.9% fosfore Deveiopers retums and inkerest to avold doubie couring retume)
Site Value as 3 Pencentage of Tolal Scheme Vaiue 0.0% Peak Cash Requirement -£2,124,909
Site Value [PV per nectars -£379 455 per hectars £177,545 per acre
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Appendix VI - HCA Appraisal Tool Output — No Affordable Housing and No S106
Cash Contribution
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HCA Deveinprmen Apprasial Too!

Surplus (Dencit rom inpul kand valusbon af 2730001
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME

Site Address James Road Crowiand
Shiz Reference JEMAWIM Z1046

Flle Spares

s o 43 Units with & for PC

and Mo AH
Housing Mix |Affordabls - Open Markst)

£15,573

Diate of aporaizal 3032021
N2t Residantal St Aa 169
Aumor B Organisaton JRM

Fiagistered Provider (whet 0

o
1 45
[1
442002
} 1.0%
0%
Diansity FE)
Total Numier of A1 PErsons. olFe
Total Number of Open Market Pereons | OfPersan
Total Numier of Persons 1 _ DjFerzone
GI"BSS&'T.&NB& 1,59} heciares
EE EME] 1,69 hecrarss
et infemal Housing Area] Hectare Z521|5q M/ hectare [ AT e
Avarags valus (£ per unit) Open Markst Phass 1: Open Markst Phass - Open Markst Phass 3: Phass 4 Phass 5 Total
[T 5ed Fian Low rie =) 10| =) ED
2 Ged Fia: Low e i £0 —E0 ED 2] £0
|3 5ed Fial Low rise £0)| [71] [1] [71] 0
|[d5ed + Fia LOw i6e =] [=1] [=1] [=1] £0
0 1] £ i) [
[ 5ed Fiat High fse 3 £ £ [3:] ] £0
4 5ed + P High rise i) f5i] £ fii] )
[Z5ed Hose E108, 155 0| £D)| 0| 5]
3 Bed Howse | £20.554 £0) £ £0) E0
| 5&d + HomsE £504,000 5] £ ED) ]
[ToEl Fevenus £ 9,363,508, [0 B i) £0 5,363,508
et Area (g mj | 4429 £ = 5 ~ 4,429
Faverue (€ /sq m) 71 - - B -
CAPITAL WAL LJE OF OPEN MARKET SALES £9,383,508
Capita Valle of Prvae Remal
Prase 1 &0
Prase 2 £
Phase 3 £0
Prase 4 £
Prase 5 &0
Total PR £0
CAPITAL WALUIE OF OPEN MARKET HOUSING £5,363,508 £2.114 psgm
BUILD COST OF OPEN MARKET HOUSING Ing Contingancy £5,134,429 £ 1,159 pegm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING 4,229,079
AH Realdantial Valuss
AH & RENTAL VALUES BASED ON NET RENTS
— Shared Ownership (all|  AMordable Rent (all
Type Soclal Rentad phases) phiagss) Total
T 5ed Fiafl Low nse. I
2 Bed Fig Low rse
3 Bed Fia Low nse
(4 5ed + Fiat Low flse_ [
| Bed Fiat High fisa
2 Bed Fia_Hign nse
4 Bed + Fiat High rise
2 Bed House
3 Bed HousE I
4 5ed + House
0 £0 i) 7]
L Degm of CV [phase 1) - - *
CAPITAL VALUIE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) ]
FiP CTOBS SUDSITY (UGS OF 0WM 355215) £0
LA 5105 commubed In feu £0
iR Re-cyied SHE £0
Lise of AR rent conversion Incoms £0
Ciher source of AH funding £
OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0
CAPITAL VALLFE OF ALL AFFORDABLE HOLSING (INCLUDING OTHER FUNDING) 4]
BUILD COST OF AFFORDABLE HOUSING Ing Col £0 FOMITE
CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING £
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HCA Devenpran: Apprasia Too Prged 1205200
Lar Parking
[Ho. of Spacas | Price per Spacs ()] Valug]
[ T JEQ ]
Vaiue of Residential Car Parking £0
Car Parking Buid Costs E55,400
Ground rent
Capitaliesd annual
ground rent
Soca Renled £0
Shared Cwnarship £0
Aftardanie Rerd £0
Open market (3l phases) £
Capltalised Annual Ground Rents £0
TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME 1
TOTAL BUILD COST OF RESIDENTIAL SCHEME [} £5.190,629]
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME E4,172,679
Cost vales
£0 £0
£ £0
£ £0
€0 £0
€0 £0
£0
—m
£0
£
[GROSE DEVELOPMENT VALUE OF SCHEME 1 £5,363,508
TOTAL BUILD COSTS [ £5,190,823
TOTAL CONTRIBUTION 10 SCHEME COSTS £4,172,673
External Works & infrastructure Costs (£) P unit % of GOV par Hectare
St Preparation Demaition 20,000 405 0:2% 11,534
Fioads and Sewers £798,150 16,289 5.5% 472,376
SCreening and Retining Walks E43,040 &7E 0.5% 25,457
Site Landscaping £191,500 3510 2 113,373
O SHE Wors £109,23% 2229 12% :
Publc Cpen Space £50,000 1,020 0.5% 29,536
SUDE EET, 141 1,776 0.8% 51,563
Plot Bpecific exiemal works. £172,500 2,500 1.3% 72,485
Garages £268,000 5455 2.8% 154,580
Site Works £50,000 1,837 1.0% 53,254
£1,773,670 19.0% 1,053,058
Othar sita costs
Fees and certification 60% £303,536 6203 3% 179,544
Other Acquisition Costs (£] £37,000 TS5
Sits Abnormals ig)
De-canting kanams £
Decontamination £0
Pling £245,000 5000 26% 144,570
Bond for PC £17,188 351 02% 18,170
Other 3 £0
Other 4 £
Other & £0
£262,188 ZE% 165,141
Total Site Coats Inc Fasa £2,382,794 48,628
Statutory 106 Coats (7]
Entugation £
5port & Recreation £
Social Infrastnucture o]
Pubic Reaim £D
Afforgable Housing £0
Transpart £
Highway £
Haaltn £0
Public Art £0
Fiond work £D
Commauntty Infrastructune Levy £0
Ofher Tarm £
Cther 1 £0
Other 2 ]
Other 3 £0
Other 4 £
Statutory 106 coats ]
Marksting (Opan Markat Housing OMLY] per OM unit
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HOA Devsinpmant Apprasia Tool
Saiesfating Fees 25%
Lega Feas (per Open Marat tic ETE0

Developer cos! of 53 10 AR [£)
RP pirchase costs (£)
Irtarmedlate Housing Sabes and hiarkebng (£)

Total Marketing Costs
Total Dirsct Costs

Finanica and acquisition coste
Land Payment
Amangament Fas
Misc Fess [ Survevors efc)
Agerts Fass
LEgal Fess
Stamp Duty
Total Int=rast Palg

Total Fnance and Acquisttion Costs

Developsr's refurn for risk and prodt

Eaaidantial

Markat Housing Retum (inc OH) on Valu 17.5%
Affordabie Housing Retum on Cost 5.0%
Rl On saie of Frivate Rent 0%
Naon-realdantial

Office £0
FReatal £0
Industrial ]
Leisure £0
Community-Lse £0
Total Operating Proft

Primbed 1905

£234.D8B 4,777
36,750 750
per affordabie urit
£5,000
£
5]
£275,838
B7.849 481
Et 0 per OM hame 1 perhectars
£10,000 12.4% of Inerest
E5,000 0.05% of scheme valie
53]
€0
£0
£30,531
£S5,832
£1,638,514 33,441 per OM unt
£0 per affordabée it
1] SO per PR unit
£0
E1LEIB,E14

[L.2. profit aftesr deducting sales and ske spacific inance costs but before deducting developer owerheads and t2aEton)

Schemea iInveatment MIRR

Sie Value as a Percentage of Tolal Scheme Vaue

She Vaiue [PV per nectars

23.2% (before Deveiopers neturs and Intsrest by avold doubie coangng returms]
O.0% Peak Cash Requirement -£2 054,217

-£112,755 per nectars -£52, 792 per acre
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