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NON-TECHNICAL SUMMARY

This is a financial viability assessment to establish the viability of a proposed scheme for
residential development at a site at Boston Road Gosberton Spalding PE11 4NR. The initial
assessment appraises the scheme, being a total of 20 units with 25% affordable housing
units (5) plus estimated S106 cash contributions of £117712. The scheme has outline
consent under reference H08-0870-22 and this viability assessment is for the purposes of
supporting an application for Reserved Matters approval and variation of the S106
agreement. We have also appraised the alternative scenario of no affordable housing or
S106 cash contributions.

The gross development value (GDV) is calculated using market evidence from newbuild
residential sites in and around Gosberton. We have adjusted figures obtained as asking
prices from other sites given the significant level of current sales incentives on most sites.
As such, values of between £2255 per m? and £2,813 per m? have been adopted for houses
giving market sale values of between £150000 and £850,000 for the various units, which
reflect the market for the various types of dwelling.

A basic build cost of £1,389 per m? has been adopted for the houses currently being built,
which is the BCIS figure for 2 storey estate housing using median figures, given the scale of
the site, adjusted for the location. We have adjusted build cost for elements not included
within BCIS figure primarily relating to enhanced foundations, and Building Regulation Part
L & F adjustments. This has been adjusted by a site wide addition based on detailed costing
provided to us by the client.

The Clients have provided information regarding anticipated infrastructure on the site. Roads
and drainage are costed at our normal benchmark figures, surface water attenuation via
both ponds and swales is allowed for, and a pumping station for foul sewerage. The costs
for site set up, POS and landscaping provision, external works to plots, and garages have
been provided on the basis of costs actually incurred or estimated on the basis of the
benchmark figures from development sites in the area.

£3,000 per plot has been adopted for plot specific external works, this includes patio, turf
and fencing.

Other costs adopted, including 8% for Design & Professional Fees, 2.5% Contingency, 3%
for marketing, £750 for legals on sale and an interest rate of 8.0%, with 4% credit balance
allowance have all been previously accepted on 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 adopted the Existing Use Value (EUV) +
Premium approach to land value. The proposals comprise an enhanced area of open space
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because of flood risk constraints, and a differential value has been adopted for the area
utilised for dwellings, road, attenuation and essential POS, and the additional amenity areas.
An EUV for the land of £25,000 per gross hectare has been adopted which is Grade 1
agricultural value. To this, a premium of £250,000 per gross hectare has been added for the
proposed development land, a basis that has been accepted elsewhere in South Holland
and is deemed a sufficient sum to bring the land forward for development. This gives an
overall BLV of £558250 for the 2.03 ha site.

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
20 Units with 25% affordable housing plus S106 cash

contributions of £117712 *£1,427,290
20 Units with no affordable housing or cash s106 £1,121,831

contribution

We have conducted a sensitivity analysis which shows variations of the scheme with 70
units with 25% affordable housing and £117,712 S106 contributions, the results of this are
outlined further in the report, but our overall conclusions are as follows.

A full policy-compliant scheme for a site of 20 units with 25% affordable housing plus S106
cash contributions of £117,712 is clearly not viable with a financial deficit (present value) of
£1,427,290, once land cost, construction and other costs have been deducted from GDV.
With no cash contributions or affordable housing, the deficit reduces to £1,121,831.

As such, the site clearly cannot support contributions on the basis of the provision of
affordable housing and S106 cash contributions from South Holland District Council. The
viability of the site is challenging, with significant levels of abnormal and additional costs,
even with no contributions and will only be deliverable if the Developer is prepared to accept
a reduced level of return.
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INSTRUCTIONS
We refer to instructions from Mr N Marshall of Emerald Homes to provide a Financial Viability
Assessment (FVA) for the site on our standard Conditions of Instructions Letter and
Standard FVA Conditions of Engagement & Terms of Business, a copy of which is in
Appendix | of this Report.
Client
This report has been prepared for Emerald Homes.

Purpose of FVA

This FVA is required to establish the viability of development of the site having regard to the
requirements for affordable housing and other section 106 planning requirements as set out
in the current planning agreement relating to the site.

Asset to be Appraised

The appraisal is of a development site known as Land at Boston Road Gosberton PE11
ANR.

Scheme-Specific FVA

This FVA is in relation to providing a response to the issue of viability on a site-specific
scheme. We have made previous objections on behalf of clients during the consultation
process and examination in public during the previous and emerging local plan preparation,
and on site-specific schemes under the current local plan. 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 Emerald Homes with 20 residential properties.
This assessment adopts current standard planning policy requirements in assessing the

viability of the scheme to meet policy level affordable housing and S106 contributions that
are required under the existing S106 agreement for the site.
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RICS Guidance/Professional Statements

In preparing this FVA, the Valuer has acted in accordance with the RICS Professional
Statement Financial Viability in Planning: Conduct and Reporting 15 Edition, May 2019. The
Valuer has 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 2022,
any valuation utilised in the appraisal has been prepared in accordance with RICS Valuation
— Global Standards 2022 incorporating the International Valuation Standards. Furthermore,
this FVA has been undertaken in accordance with the requirements of PS2 (Ethics,
Competency, Objectivity and Disclosures) of the RICS Valuation — Global Standards 2022.

Bases of Value

All valuations provided within this report are on the basis Market Value, defined by the RICS
Valuation — Global Standards 2022 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. EUV has been established using comparable evidence. We have
also had regard to market evidence of from the sales of development land, of evidence of
where the minimum premium level lies in land being deliverable, and recent Planning Appeal
case law on appropriate levels of Premium, as appropriate.

Appraisal Date

The appraisal and any valuations provided within this report are as at 4" September 2024.

Identity of Valuer

The appraisal has been undertaken by J R Maxey Ma (Cantab) FRICS FAAV.

Material Involvement

Neither Maxey Grounds & Co e nor the named Valuer has any conflict of interest in
preparing this appraisal. We have previously undertaken similar reports for the client.
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Status of the Valuer

The appraisal has been prepared by a corporate member of the Royal Institution of
Chartered Surveyors who is also a member of the RICS Valuer Registration Scheme, acting
as an Engaged Valuer.

Currency

The appraisal and any valuations within are reported in pounds sterling (£).

Fee

In accepting these instructions, no performance-related or contingent fees have been
agreed.

Assumptions and Caveats

1.

In making this report, Maxey Grounds & Co e has met the relevant requirements of
the RICS Financial Viability in Planning: Conduct and Reporting 1t Edition, May 2019
and any valuations within this appraisal have been carried out in accordance with the
RICS Valuation — Global Standards 2022 incorporating the International Valuation
Standards and that, unless otherwise stated, have made the following assumptions
which Maxey Grounds & Co LLp 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 Lcp 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 our 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.
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3. In arriving at our conclusions, no allowance has been made for personal goodwill,
removable fittings, loose furniture or equipment.

4. 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.

5.  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.

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. We are not aware of the content of any environmental audit or other environmental
investigation or soil survey which may have been carried out on the property and
which may draw attention to any contamination or the possibility of any such
contamination. In undertaking our work, we have been instructed to assume that no
contaminative or potentially contaminative uses have ever been carried out on the
property. We have not carried out any investigation into past or present uses, either
of the property or of any neighbouring land, to establish whether there is any
contamination or potential for contamination to the subject property from these uses
or sites, and have, therefore, assumed that none exists.

However, should it be established subsequently that contamination, seepage or
pollution exists on the property or on any neighbouring land, or that the premises
have been or are being put to contaminative use, this might reduce the value now
reported.

9. The RICS Valuation — Global Standards 2022, incorporating the International
Valuation Standards include a requirement to measure residential property on the
basis of the International Property Measurement Standards: Residential. However,
as FVA work is outside the scope of the RICS Valuation — Global Standards 2022,
we have utilised the Gross Internal Area of the proposed development as provided to
us by the developer.

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
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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 at the early stages of 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 Emerald
Homes. Copies of plans are attached as Appendix Il to this report.

Evidence utilised to establish Market Values has been obtained from our own records, our
clients and their selling agents in respect of properties currently available, and discussions
with other Local Agents, Developers and other evidence sources including Rightmove Plus,
and other Developers websites. Affordable rental levels have been based upon 80% of
market rents and informed by the cap on housing benefit levels, and also been confirmed
by enquiries of housing associations and the local planning authority who have also provided
figures for appropriate benchmark levels of management and repair costs, as utilised in the
appraisal tool.

The BLV has been established having regard to the EUV and an appropriate premium
sufficient to ensure land comes forward for development.

S106 requirements have been obtained from the existing S106 agreement. Other costs have
been assumed using detailed analysis of costs from the client, 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.
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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 unless otherwise agreed upon and specified within the Confirmation of
Financial Viability Assessment Instructions. 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 2022 incorporating the International Valuation Standards.

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 cost and value to analyse the sensitivity relevant to the policy
level of provision.

The valuation of market values and market rents has been undertaken using the Market
Approach to analyse the sale or rent of other similar properties in the area. The market rent
does not take into account any services or service charges. The Market Approach is defined
within VPS5 of the RICS Valuation — Global Standards 2022 as ‘The market approach is
based on comparing the subject asset with identical or similar assets (or liabilities) for which
price information is available, such as a comparison with market transactions in the same,
or closely similar, type of asset (or liability) within an appropriate time horizon.’

A Schedule of Evidence is attached as Appendix Ill to this report.

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.

Information on the Section 106 requirements by the Planning Authority has been supplied
by the client from the existing S106 agreement. These are also reproduced within Appendix
IV. The likely contribution from a Housing Association is based upon benchmarking from
similar sites.

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.
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The specific affordable housing mix is agreed in the S106 agreement. Where a nil provision
IS considered as an alternative, this is not applicable.

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 adopted an EUV + Premium approach to land
value, whilst putting this in context by review of market transactions.

The site comprises former arable land considered to be in agricultural use. An EUV for the
land of £25,000 per gross hectare has been adopted which is Grade 1 agricultural value. To
this, a premium of £250,000 per gross hectare has been added. This is deemed a sufficient
sum to bring the land forward for development.

These values are widely accepted as being appropriate in the South Holland area.

Therefore, the total benchmark land value of the site of 2.03 Ha is £558,250. The actual
purchase price for the land has not been utilised in our calculations but is understood to be
a similar level.

Valuer Competence

The appraisal has been undertaken by a Chartered Surveyor who is a member 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 15t Edition, May 2019.
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Date of Inspection

INSPECTION

The site was briefly inspected on 28" August 2024, but the viability assessment has been
conducted as a desktop exercise.

Property Address

The property is a development site known as Land at Boston Road Gosberton PE11 4NR.
The site location is shown on the Plans and aerial images within Appendix II.

Property Description

The property comprises a greenfield site, which is to be developed. It has consent for
development with 20 residential under planning ref H08-0870-22, and reserved matter
approval is being sought. Plans for the proposed scheme have been supplied by Emerald
Homes and this appraisal has been based upon those plans. The gross site area is
approximately 2.03Ha. The size of the units (Gross Internal Area) is provided by the plans
from the client and is within the inputs to the Development Appraisal Tool, an electronic copy
of which has been provided.

Gross Development Value

Market values of the completed units have been assessed based upon evidence of similar
new developments in the area and informed by the prices being sought for some of these
units on the site. Several dwelling types are on the market. It is noted that in current market
conditions a significant number of new dwellings on other sites have attractive sales
incentives effectively discounting marketing levels. This is reflected in our assessment of
values for the site.

From this evidence, a schedule of adopted Market Values for each unit has been produced
which is included within Appendix Ill. This schedule also details the assumed type and
tenure of affordable housing utilised in our policy compliant assessment. We anticipate an
average of 55% of Market Value for Affordable Rented units and a 30% discount for First
Homes in assessing the GDV for the various tenures of units to be constructed.

Costs

A build cost of £1,389 per m?for the houses has been adopted, which is the BCIS cost figure
for 2 storey development median quartile, reflecting the scale of the site. This cost reflects
the significant build cost inflation over the last 2 years during which build costs have risen
by over 20%. The Lower Quartile BCIS level is no longer considered to reflect actual costs
being incurred by developers, and specific calculations we have seen in the course of our
viability work of actual cost calculation by Quantity Surveyors suggest that Median Level is
actually a conservative estimate of such costs at this time. This basis of cost calculation has
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previously been adopted and accepted for sites of this scale likely to be constructed by a
medium size developer, given the site is not of sufficient scale to be of interest to the PLC
housebuilders but likely to be developed by a mid-sized regional firm like our client.

Garage Costs are based on benchmark levels of actual costs from other schemes in the
area. Plot 20 contains a significant quad garage with 2 bed annex over where build cost has
been assessed at £100000.

On this site there are significant additional costs in relation to Pumping Station (rather than
gravity solutions) for foul water discharge, attenuation for surface water including storage
and swales, for which the clients have provided a detailed analysis of the costs being
incurred. The client has also provided a detailed analysis for the site of the additional costs
, averaging £12500 per unit, incurred in providing enhanced fabric to meet Part L & F of
Building Regulations, and heating utilising Air Source Heat Pumps, none of which BCIS
information, which is based on current requirements, allow for. All these costs have been
supplied by the client based on tender prices, with detailed analysis which is in our report
and thus available to be reviewed by the Councils advisor if required.

Other costs adopted, including 8% for Design & Professional Fees, 2.5% Contingency, costs
for garages, plot specific external works of £3,000 per plot, 3% for marketing including
agent’s fees, £750 for legals and an interest rate of 8%, with 4% credit balance, have all
been previously accepted on sites in this area.

Services

The cost of normal service provision to each unit i.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 a foul pumping station, which is now a common requirement for such sites
in the area where there is no natural gradient to the land.

Planning

It is understood that this appraisal is with planning consent issued and for the purposes of
supporting an application for variation of the S106 agreement. The site is being constructed
in accordance with the plans approved.

Condition

The site is formerly arable/horticultural land. There is no allowance for removal of existing
structures on the site, but prelims cost includes site infrastructure establishment and topsoil

stripping.
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Sustainability

Flooding

The application site lies within Flood Zone 3 (https://www.gov.uk/guidance/national-
planning-policy-framework/annex-3-flood-risk-vulnerability-classification) >

The Flood Map for Planning is intended as a guide and is not site specific. If it is believed
that the property is at risk of flooding, or if it has previously been flooded, advice should be
taken from suitably qualified advisors and this may have an adverse impact on the values
reported, and thus the results of this FVA.

Radon.

The site lies within an area assessed as having Maximum Radon Potential as less

than 1% (the lowest level)

https://www.ukradon.org/information/ukmaps

The Radon Map is indicative and is not site specific. A more detailed assessment will usually
be undertaken as part of the searches carried out by a solicitor or conveyancer. If radon has
been noted in the area, advice should be taken from suitably qualified advisors.

- Invasive vegetation

This appraisal has been undertaken as a desktop study. Specific investigations into the site
have not been undertaken by the Valuer. If evidence of invasive vegetation such as
Japanese Knotweed or Himalayan Balsam is found on site, a specialist program of removal
and remediation will be required which can significantly increase costs, depending on the
area affected. If invasive vegetation is discovered, the Valuer should be notified in case
amendments to the calculations are required.

General Comments

This appraisal is to ascertain the viability of the proposed scheme in relation to the intended
form of development and required standard affordable housing provision by way of
calculating the residential land value and comparison of this with a BLV.

The principal appraisal works from a scheme with 25% (5 number) affordable housing units
and £117,712 cash s106 contributions. Thereafter the alternative scenario is appraised
involving no affordable delivery and no cash contributions.

Market conditions for development are currently such that viability for many schemes is
marginal. Market levels have fallen since Sept 2022, although recently appearing to stabilise
whilst build costs at present continue to increase. We have adopted a developer’s profit
level of 17.5% which is considered to be the minimum level a developer would consider
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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.

We have adopted an existing use value of the site based upon an agricultural value of
£25,000 per gross hectare. To this, we have added a premium of £250,000 per gross hectare
for the essential land for development (60% of the site), which is considered to give the
minimum return to the landowner at which land is likely to be made available for
development. This gives an overall value for the site of 2.03 Ha of £558,250.

Having undertaken valuations of the various dwelling types to arrive at the market value set
out within Appendix Ill, and calculating affordable rent levels, analysis was undertaken
utilising the HCA Development Appraisal Tool, the results of which are explained below.

Appraisal Outputs

The full output of the HCA DAT tool for a full policy-compliant scheme is set out within
Appendix V i.e., 70 total units with 18 affordable housing units and £394003 S106 cash
contributions. This scheme produces a deficit of £1,427,290.

Appendix VI gives the amended output figures for a scheme with no affordable housing and
no cash contributions, with the deficit reduced to £1,121,831.

Justification for Viability Assessment

During viability testing in 2017 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 the site at Quadring. 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 Draft Viability Assessment (150-unit site) with the site at Quadring. We have
adopted the percentages and values per unit accepted in the Local Plan Viability and applied
them to a site of 70 units to get a direct comparison of costs. The differences are highlighted
below:

Appraisal Input 2017 Draft Viability Study Long Sutton (70 dwellings)
(Rates/Percentages for 150
dwellings)
Density 30 dwellings per Ha 10 dwellings per Ha
Average Value £1900 per sgm £2553 per sgm
Average Dwelling Size [100sgm 141 sgm
Build Cost £911 per sgm £1389 per sgm
Externals £393087 (10% on build cost) £1,827,566 (46% on build
cost including abnormal
COsts)
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Contingency 3% on build cost 2.5% on build cost

Professional Fees 7% on build cost 8% on build cost

S106 Up to £5,000 per dwelling £5885 per dwelling

Sales/Marketing 3% on revenue 3% on revenue

Developer Profit 17.5% Market, 17.5% | 17.5% Market, 6% Affordable
Affordable

BLV £300,000 per Ha £275000 per Ha

Abnormals £200,000 (£10000 per unit) With externals

Sustainability additions | Nil Within abnormals

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

e The build costs adopted have increased by around 52% compared with the emerging
Local Plan viability study, which was conducted around 6 years ago, therefore a
significant uplift is expected. The build cost adopted for this site is based on the BCIS
median cost of construction with additions for enhanced foundations and is
considered reasonable. There are also additional build costs emanating from
Sustainability enhancements introduced by Building Control requirements not
allowed for in 2019.

e Density is significantly below the assumed level in the local plan, but this is the
maximum number that can be agreed with the planning authority. Whilst this is offset
by a higher average size, the build density per sq. m is lower than the local plan
viability assumed.

e The sales values are around 34% higher than the figures used the in emerging Local
Plan viability study. The values adopted for this site are based on market evidence
to justify the values adopted. There is thus a greater increase in costs to values
eroding viability.

e There is clearly a difference in infrastructure and external costs, and significant
abnormal costs for this site, with externals in the Local Plan study based on 10% on
build cost with 10% more for abnormals, whereas the costs at Gosberton reflect 46%
for externals and abnormals on build cost. This is a significant cost differential.

e The S106 costs are similar.

e BLV. The land value used is similar. It may be argued by the Councils reviewer that
the abnormal costs of development for this site mean that BLV for the development
element should be further reduced but this is refuted. There is a threshold below
which land will not come forward for development and the BLV used for the
development areas is at that level.
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The factors above combined 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.

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 25% affordable housing and £117,712 S106
payments is shown in the table below:

Build Costs At BCIS Level | +5% | -5%

GDV at Evidence | -£1,427,290 -£1,620,241 -£1,234,390
Level

+5% -£1,202,039 -£1,394,989 -£1,009,008
-5% -£1,734,706 -£1,927,657 -£1,541,756
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CONCLUSIONS

Appraisal Conclusions

We are of the opinion that a policy-compliant scheme for 20 units with 25% affordable
dwellings and S106 cash contributions of £117,712 will show a financial deficit (present
value) of around £1,427,290 based upon the current market value and affordable rents of
the proposed units, the projected costs and profit level adopted within the appraisal and BLV
for the site of £558,250.

We are further of the opinion that if the scheme had no affordable housing and no S106
cash payment requirements, this deficit reduces to about £1,121,831.

As such, the site is not viable for development on the basis of the provision of affordable
housing and cash contributions of the level currently required by the S106 agreement with
South Holland District Council. If the requirement for affordable housing and cash
contributions were removed viability remains challenging, because of the extent of abnormal
costs on this site, unless the developer is able to deliver at a significantly reduced return.
Signature

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

J R Maxey

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

Date of Report:
4t September 2024
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Appendix | — Copy of Instruction Correspondence

MAXEY
GROUNDS S

Emerald Homes
Enterprise Way
Pinchheck
Spalding
Lincolnshire
PE113YR

Dear Sirs,

Re: Confirmation of Financial Viability Assessment Instructions
Asset: Development Site at Gosberton, Spalding, Lincolnshire

| 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: Emerald Homes.
Purpose of Valuation: To establish viability of the proposed development.
Asset to be Valued: Development Site at Gosberton, Spalding, Lincolnshire.

Area Wide/Scheme-Specific FVA: This FWA 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 underiaken
in accordance with the RICS Financial Viability in Planning: Conduct and Reporiing 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 2022 incorporating the Intermational Valuations Standards. 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 subseguent
advocacy/negotiation in terms of agreeing a viability position.

Basis or Bases of Value: Market Value.

Valuation Date: As at date of report.

1-3 South Brink T: 1945 428830
Wisbech E: professienal@maxeygrounds.coou -y
Cambridgeshire FE13 104 M@ Y @rounds.co.uk (‘\Q

RICS
Chartered Surveyors, Auctioneers, Yaluers, Land & Estate Agents since 1762

Offices in Mach and Wishech )

Masey Crounchs b e ndieg name of My Soounce & Co LLP, L ke Lishibty Pardrsrshin. Beculsied by A0S, Regaiensd in Englasd & Walss i - arla

Rogh1IEoN MITHT CCIETHE. ROgoR G O o WSS W b, C e RgRating F LFy MSC MAICS FAAY MACLET

MIMAE S MARLA, Srur sEANCS? = 3 SR properbmark
] A, Shirey B Polard BA KBTS FRAY, Packs A V. Class MMAZR ARELA. fosocirm: Ecwart T Waighiman RS |Hom) NRCSMPPRS, Jorurhas B

Myings Wic MRACE. Comsuyr R ey M, ok IFRICS P
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Identity of Valuer: J.R. Maxey Ma [Cantsb) FRICS FASV RICS Registered Valuer fOr and on the behalf of
Maxey Grounds & Co LLP.

Material Involvement: Neither Maxey Grounds & Co P nor the named valuer has any
conflict of interest in preparing this viability assessment.

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.

Mature and source of the information to be relied upon: Maxey Grounds & Co LLr 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 £4,000 plus VAT for the initial report, with any additional work
(including hut not limited to revisions, communication and negotiations with the Local Planning
Authority) charged at £200 plus VAT per hour.

This Confirmation of FVA Instructions Letter, which is supplied in duplicate, should be read in
conjunction with the attached Maxey Grounds & Co wer FVA Conditions of Engagement &
Terms of Business (Version 31 January 2022). Please sign and returm one copy at your
earliest convenience to agree the Conditions of Engagement & Temms of Business. The
Report will not be issued until the signed copy has been received.

Yours faithfully,
J R Maxey

J.R. MAXEY s jcantab) FRICS FAAY RICS Reglstered Viduer
For and on behalf of Maxey Grounds & Co s
jmaxey@maxeygrounds co uk

Enc.
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Asset: Development Site at Gosberton, Spalding, Lincolnshire

| 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 LLe Standard FVA
Conditions of Engagement & Termms of Business (Version 312 January 2022)
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MAXEY GROUNDS & CO LLP
STANDARD FINANCIAL VIABILITY ASSESSMENT CONDITIONS OF ENGAGEMENT
& TERMS OF BUSINESS
Thesa Conditons of Engagarment and Tems of Business shall apply subject fo any medification or amendment sat cut in tha
covering Confli of Fi ial Viabdity A (FVA) = Latter. Maxey Grounds & Co LLP shall acvise tha

Clent in writng as lo FVA of the relzvant interest specified by the Client In the subject assel (he FVA Report). The faliowing
shall form the basis of the terms on which the FVA will be undertakan:

The Client shall be the individual or body as identified in the covering Confirmation of FVA Instructions Lelter.
Tha purpose of tha FVA shail ba as set out in the covering Confirmalicn of FVA Instructions Letler,

1.

2.

3. The asset subfect to the FVA shall be as s&t ou!l in the cavering Confi san af FVA | tians Letter,

4. The interast to be apprased shall be as set aut in tha covenng Confrmation of FYA Instnuctions Lattar.

5. The classificalion of e asset to be appraised shal ba as set aut in the cavering Confirmation of FVA Instructions
Latter.

6. Unless atherwise specifically set out In the cosering Canfirmation of FVA Instructions Letter, the value advisad by
Maxey Grounds & Co LLP shall be the Market Value, dafined by e RICS Valualion- Glotal Standards 2022, “The estimated
amount for which an asset or Kabilty should exchange on fie valualion dale balween a wiling buyer and a wiling seller in an
arm's-length transaction aftar proper marketing and where the parfies had each acted knawledgeably, prudently and without
compulsion” andior the Market Renl, Galined by te RICS Valuation - Global Standards 2022 as: “The sstimatad amount for
which an interest in real property should be leasad on the valuation dale betwaen a wiling lessor and a willing kess9e on
appropriate lease terms n an arm's-length transaction, after propar marketing and where the peties had each acted
knowledgeably, prudently and without compulsion® andiar the statutory defntion of Market Value dafined by e Taxalion of
Chargeable Gains Act 1992 or Inhartance Tax Act 1984 or Financa Act 2003, broadly defined ae: “The price which the property
might reasanably ba expectad 1o fatch If soid in the open market at tat time, bul that peice must not be assumed 1o be reduced
an the grounds that e whole property is to be placed on U market & one and the same tme" andior the Investment Value,
WOWMRICSVMM Globed Standards 2022 as: “The value of an assat to the owner or a prospective owner for
v i 1 or objaclives” andlor the Fair Valus, dafined by tha RICS Vahation - Global Standards 2022
as; “The estimaled price for the ¥ansfer of an asset or liabilty betwasn lgentified knowledgaable and wiling partias that reflacts
the respective intarests of thosa parties” andlor the Fair Valus, defined by tha International Aocounhq Standards Board 8. *The
price that would ba received to sall an assel, or pad 1o transfar g lisbility, in an ordearly trar i market
8t tha maasuremen| data”

b - Yhe valuaticn date shall be as sat out in the covering Confirmation of FVA Instruciions Letier.

8 Unleas othanaise spociﬁealry salout in the covaring Confrmation of FVA Instructions Latter Maxay Grounds & Co LLP
warrant thal they have had no p h in the property.

9, The vahsation shdbemdumken hyfum’-rlmsupammnoia Comp of tha Roysl Ir of Chartesed
Surveyors who is alse 3 member of the RICS Valuer Regl acting as an Engaged Valuar,

10, Maxey Grounds & Co LLP's aggregate lablity ansing out of, or in connaction with this FVA, whalhar arising from

nagliigance, breach of contract, or any othar cause whatsoever, shall in no event axceed £2,000,000. This clause shall not exclude

or imt Maxay Grounds & Co LLP's liability for actual fraud, and shall not imi the liability for dealh or personal injury causead by

their negigance.

1. Nong of Maxey Grounds & Co LLP's emakaynes, partnars, or consuitants indivicually has a contract with the Chent or

owes the Client a mly of care oc persanal responsibiity. The Client agreas that thay wil nct bring any claim against any such
yin othan with the services provided.

12 If the Gliont suffars loss 35 & rasult of Maxay Grounds & Co LLP's breach of contract or neglgance, Maxey Grounds &

Co LLP's liability sha® be limited to 3 just and aguiable propotion of the Client's 1058 having ragarnd 1o the extent of responsibiity

of eny other party. Maxey Grounds & Co LLP's abifity shall nol increase by reasan of & shartfall in recavery from any ather party,

whether that shortfall arizas from an agreemen! between the Client and them, the Client's dificulty in enforcement, or any othar

cause.

13, The FVA provided by Maxey Grounds & Co LLP shall be i paunds sterding,

14, In preparing tha repont. Maxay Grounds & Co LLP will meet the rekvant requirements of the RICS Financial Viabifty

Planning: Conduct and Rapart 1 Edison, May 2018 and, although FVA work is oulside the scope of the RICS Valuation

Standards, any valuation utikzad in lho isal has bom- per n farca with RICS Valuation -~ Global Standards 2022

incorporating the Matemational Val S . This g requires the Valuer 1o make an cbjective and justifies

assesapmil of te vialdily pusiion amd reguites o ol dsliedun beiwesn Ui ubjeclUve raporl g gny subssuen!

advocacy'negatiation in terms of agreaing a visbilty paskion.

15. The following assumptions which, undess othamise staled in the covering Cenfimation of FVA Instructions letter,

Maxey Grounds & Co LLP & under no duty ta verify:

a) that ro high alumina cement, ar cal choride addiave or other patantially defeterious or hazardous

materals or tschnigues were used in the canstruction of the proparty or have 3nce been Incomparated;

b) thal the proparty 5 not subjact to any unusual o islly onsrous , arcumbrances o oulgoings and that

goad te can be shown:

<) 1hal the property and its value ane unaffeciad Dy ary maders which woukd be revesaled by a local search and reples to

the usual enquirias, or by any statutory notica, and that neither the preperty, nor its conditian, nor its use, nar its ntended use are

af will be unlawful,

d) that inspection of those parts which have not been Inspected woukd naither reveal matarial defects nor cause Maxay &

Grounds & Ca LLP ta aiter the valuation materially;
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a) that ne format enviranmental assessment will be peovided and that no contaminative or patantially contaminative usas
hiwe ever bean carmed aut on the preperty and that there is na potential for contaminelion af the subject property from past or
praseal ueas of tha prepary or from any neighbounng property. The repart will not Idantify the existence of cantamination bt if
the Valuer's visual nspection concludes that there may be material contamination the Valuer will raport thal furthér investigation
I8 required.

16. Maxey Geounds & Co LLP shal camy out such inspections and igations as are, I tha Vaker's professonal
judgment, appropriate and pessible in the particular circuratancas having regard 1o the apparent 2tate of repair and condition of
the proparty dust shall ba under no duly Lo cary outa structural survey noe b6 nspect those parts of the property which are covered,
unexposed o Inaccassible. Such parts will be assumed to be in good repair and condition. Maxey Grounds 2 Co LLP shal ba
undar no duly to arrangs for the testing of electrical, heating, piant ar olher services. Tha FVA providad by Maxey Grounds & Ca
LLP wil nat purport 10 express an opinion aboul o 1 8dvisa upon the candition of uninspected pans ard should not be taken as
making any implied repregantation or statement about such parts.

17, Maxey Grounds & Co LLP shal, unkass ofherwise expressly agreed, rely upen information provided by the Chant o¢
the Cliant's Iegal or ather profeesionsl advisers ralating lo tenurs, tanancias and other relewvant matters.
18. Tha FYA raport is previded for the stated purpose of the named ckent. Maxey Grounds & Co LLP accepls responsblity

ta the Client alons that tha repart has bean prapared with the skill, care and difgence resscnably ta be expacled of 8 compalant
Chartared Surveyor but acospis no responsibility whalsoeves (o any parson oher than the Client hmself. Ary such person ralias
upon the raport at his own risk, avan if that third party pays all or part of Maxey Grounds & Co LLP's feas, or is permilted 1o 86
a copy of the valuation raport. If Maxey Grounds & Co LLP do provide written consent o a third party relying on aur valalion,
any such third party & desmed to have accepted the terms of engagament, as 561 cut heren.

19, Tha FVA will be undariaken by 3 Charered Suréeyer possessing tha necessary local knowiedge of the markel, and
the nacessary skills and understanding to undertake tha FVA competently.
20, Maxey Grounds & Co LLP shall charge a fee for the FVA as sal out in the covering Cordrmation of FVA Inetruchions

Letter. That fee shall 06 settied in full within 28 days of e invcice date. Interast on aMcunts autstandng at the dua date wil ba
subject o intarast from the invoka date until the date of actual paymant at tha rate of 4% per annum abave Barclays Bank plic
base rate fram time 1o time.

21. Maxey Grounds & Co LLP, i Ine with the Rules of Conduct set cut by RICS, have a writtan comphaints handing
precedura, If you are unhappy with any aspect of tha service you receive in respect of these instructions to provide a vakation,
a copy of this document is avalable upon request.

22 As a firm reguistad by RICS, all reporis producad by Maxay Grounds & Co LLP, including this FVA, are subject to
manilering by RICS. By accapting thase Cenditions of Engagement ard Terms of Business your consent % nspection of tha
report by RICS parsonnel or thelr agents is implied.

23 Maxey G ds & Co LLP's with the ramad cient for the provision of this FVA is subject to English Law. Ay
disputs i relation ta this conlract, o any aspact of the FUA, shall be subject fo Ihe exchsive ursdiclio of the Courts of England
and Walas, and shall be ined by the appl of English Law, regardleas of wha indi P dnga in rel ta tha
FUA

In this Agreement words Impering ane gender caly include the athar gender, words importing the singular includa the plursi
number and vics versa; words mporting persens nclide corpoations and vice versa,

Version 31" January 2022

File Reference:24120

Page 24 of 54



MAXEY
GROUNDS

Appendix Il — Copies of Plans and Photographs
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Appendix lll = Schedule of Comparable Evidence
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MAXEY
GROUNDS

Emerald Homes
Emerald Homes, Enterprise Way, Pinchbeck, Spalding, Lincolnshire, FE11 3YR

Best Price Guide

The best data and local market trends to help you
understand how to price your property based on the

following:
Area of Interast Properties marketed batweean Properties marketed by
PE113¥R+ 5miles 21 May23-21Aug 24 Any Agent

Maxey Grounds, Wisbech
1-3 South Brink Wisbech PE13 1JA

o Phone: 01945 661540
Email:

A .&X EY wisbech@maxeygrounds.co.uk

GROUNDS

Nieed | proger tnark pRS

rightmove
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MAXEY
GROUNDS

¢ Maxey Grounds, 1-3 South Brink Wisbech PE13 1)A

QF&{.L:.,:E{'FIE. Phone: 01945 661540 | Email: wisbechipmaxeygrounds.co.uk

Introduction

The Best Price Guide provides comparable property
information selected by Maxey Grounds to help
establish the best market price.

Map of properties included in
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ERs ‘ﬁﬂl: au necessarily the exsct location.
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Fsges m . " i
@ This icon indicates that there are multiple
i ETL
&
Q@w % bkt properties at this lcation—all the properties at
i o / ) — Ilmg e this location are indicated on your property list
e S with a pin numbered in the same way (1 in this
Frda e
Tt oy casa). The number in the circle st the top of the pin
indicates the number of properties that share this
e Bl Frikrak i
g e location |3 in this case).
B ™
1R m
P
Whap kel Failen 51
[ Esrum]
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Comparable properties

@ —_ CURRENTLY ADVERTISED

5 bedroom detached house for sale
Plot 56 Centurion Park, Moulton Chapel, Spalding

FLOT 56 - THE CHURCHILL

Fiwe double bedrooms

Living Room & Day Room

Kitchen/Breakfast Room & Utility

Diining Room & Family RoomJ/Study

Two En Suites & Family Bathroom

Personalisstion Available

Integrated NEFF double-oven, induction hob, fridge free...

o0 000D 0D

Marketed from 12 Mar 2024

® Legal information present on page 5

The properties in this report were advertised on Rightmove during the dates specified. These |
properties were not marketed by Maxey Grounds unless otherwise stated. rlghmm
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o Maxey Grounds, 1-3 South Brink Wisbech PE13 1JA

OF}:‘&BS Phone: 01945 661540 | Emall: wisbech@maxeygrounds.co.uk

CURRENTLY ADVERTISED

5 bedroom detached house for sale
Moulton Chapel Road, Moulton Chapel

Executive Five Bedroom Detached Family Home
High Specification

Dressing Room to Master

Double Garage

Large Driveway providing Ample Off Road Parking
Poputar Village Location

Within Easy Access to the A16

Open Plan Kitchen Dining and Family Room

o 0000O0O0CO

Marketed from 23 Sep 2022

CURRENTLY ADVERTISED

4 bedroom detached house for sale
Shivean Gate, Moulton

Deceptively Spacious Property
Superb Village Location

Gas Central Heating
Underfloor Heating

Kitchen Allowance of £14,000

o 0000

Marketed from 29 Feb 2024

CURRENTLY ADVERTISED

4 bedroom detached house for sale
High Road, Weston, PE12 6RD

Integrated Appliances as standard
10 Yoar NMBC Warranty

Separate Dining room

Utilkity room

2 En-suites and family bathroom

Good sized garden

Excellent transport links to Spalding, Kings Lynn and Bo...
Flooring package included

o 000O0O0O0O0OO

Marketed from 5 Aug 2024

CURRENTLY ADVERTISED

4 bedroom detached house for sale
High Road, Weston, Spalding, PE12 6RA

Kitchen/family/dining room with French doors to garden
Front aspoct living room

Dining room

Utikty

Bedroom 1 with en suite

Storage cupboards

© 00000

Marketed from 20 Feb 2024

* Legal information present on page S

The properties In this report were advertised on Rightmove during the dates specified. These rightmove' Y
properties were not marketed by Maxey Grounds unless otherwise stated, g 5
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o Maxey Grounds, 1-3 South Brink Wisbech PELS 1A

0;:'5:5{).\‘. Phome: 01945 661540 | Emall: wisbech@maxeygrounds.co.uk

CURRENTLY ADVERTISED

3 bedroom detached house for sale
Plot 4 Centurion Park Roman Road, Moulton Chapel,...

© ***Brand New Home***
© The Darby- Plots 204 39
© Three Bedrooms

© En-Suite Shower Room
© Family Bathroom

© Kitchen

© Lounge & Dining Room

© Drivewny & Garage

Marketed from 12 Mar 2024

NOLONGER ADVERTISED

3 bedroom detached house for sale
High Road, Weston, PE12 6RD

Integrated Appliances as standard

Flooring Package as standard

10 Yeoar NHBC Warranty

Utilty room

Patio doors leading into the rear garden

Good local amenities and schools

Single Garage with off road parking

Marketing Suite now open Thursday to Monday 10-5

0000000

Marketed from 7 Jul 2023 to 12 Jan 2024 (189 days)

NOLONGER ADVERTISED

3 bedroom semi-detached house for sale
High Road, Weston, Spalding, PE12 6RA

Spacious three-story living

Bright kitchen/dining room with French doors into the g
Frontaspect living room

Downstairs WC

Large first bedroom with en suite

Handy storage cupboards on the second floor
Marketed from 3 May 2024 to 27 Jun 2024 (55 days)

000000

NOLONGER ADVERTISED SOLDSTC

3 bedroom link detached house for sale
Plot 18, 2 Queen Elizabeth Road, Gosberton, PE11

*Coming Soon*

Brand New Village Development.

Bespoke Local Builders

10 Yoar Warranty

Three Bedrooms

Single Garage

Early Enquiries Welcome

CGl For llustration Purposes Only And Some Materials M...

@ 0o o0oo0o0co0o00

Marketed from 28 Apr 2022 to 23 Aug 2023 (482 days)

* Legal information present on page 5

The properties in this report were advertised on Rightmove during the dates specified. These l'l A
properties were not marketed by Maxey Grounds unless otherwise stated. glll"lm s
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° Maxey Grounds, 1-3 South Brink Wisbech PE13 1JA

GF:{‘?,Z};S Phone: 01945 661540 | Emall: wisbech@maxeygrounds.co,uk

NO LONGER ADVERTISED

3 bedroom semi-detached house for sale
Wailter Dring Way, Weston, Spalding

Brand new home
Parking

Garden

Open plan kitchen/diner
En suite

Downstairs cloakroom

000000

Marketed from 8 Jan 2024 to 29 Apr 2024 (112 days)

NOLONGER ADVERTISED SOLDSTC

3 bedroom semi-detached house for sale
THE ORPINGTON, KESTON FIELDS, Pinchbeck, Spal...

Three Good Size Bedrooms

Spacious Kitchen Dining Room With Bi-Folding Doors Ou...
Utility Room & Downstairs Cloakroom

West Facing Rear Gardens

En-Suite To Bedroom One

Extremely Popular Development

000000

Marketed from 13 Dec 2022 to 21 May 2024 (525 days)

CURRENTLY ADVERTISED SOLDSTC

2 bedroom detached house for sale
Plot 1, Siltside, Gosberton Risegate

Two Bedroom Detachod House
Off Road Parking

Enclosed Rear Garden

BRAND NEWI

Viewing is Mighly Advised

NO FORWARD CHAIN

00000

Marketed from 22 Mar 2024

CURRENTLY ADVERTISED SOLDSTC

3 bedroom semi-detached house for sale
Plot 56, The Kingfisher, Coalbeach Lane South, Surfl...

THE KINGFISHER

THREE BEDROOM
DETACHED HOUSE
SINGLE GARAGE
EN-SUITETO MASTER
CHOICE OF KITCHEN
UPGRADES AVAILABLE

10 YEAR LABC WARRANTY

co0oaQao0oo0oo00o0

Marketed from 22 Apr 2024

* Legal Information present on page 5

The properties in this report were advertised on Rightmove during the dates specified. These f' h (A
properties were not marketed by Maxey Grounds unless otherwise stated. g tmove -
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o Maxey Grounds, 1-3 Scuth Brink Wisbech PE13 1JA

oRouRihs  Phone: 01945 661540 | Emall: wisbech@maxeygrounds.co.uk

NOLONGER ADVERTISED SOLDSTC

2 bedroom semi-detached house for sale
Plot 9 Centurion Park, Moulton Chapel, PE12

© Brand New Home

© Quality Fittings

© Off Road Parking for Two Vehicles
© Good Size Garden

Marketed from 1 Feb 2023 to 14 Nov 2023 (286 days)

CURRENTLY ADVERTISED

2 bedroom semi-detached house for sale
High Road, Weston, Spalding, PE12 6RA

©  Modern open plan kitchen/dining/living room

© Frenchdoors leading to the garden

© Downstairs WC

©  Family bathroom with modemn fixtures and fittings

Marketed from 25 Apr 2024

CURRENTLY ADVERTISED SOLDSTC

2 bedroom semi-detached house for sale
Jubilee Way, Gosberton, Spalding, Lincolnshire, PE11

© Brand New Two Bed Semi Detached Home

© Socable Kitchen Diner

© Two Double Bedrooms

© Low Maintenance Garden

© Off Road Parking Available

©  Walking Distance to Village School and Amenties
© 10 Yoar Warranty

© Call NOW 24/7 or book instantly onfine to View

Marketed from 24 Jul 2024

The o lapr try HM Land Ragatry (for propert s In England and Walea) and the Registers of Scotland lfor properties n Scotland) ® I matched to Rightmove
mhmm-ﬁuwm Theew ks not shways amatch. MM Land Reglhtry deta covers the pericd from 03 Jenuary 1995 and the Reglstars of Scotiand data covers the period
mum»-:m-unq;unum-memuvn.-mhw-umuamwmmmmmmmmwm-nqnmdm-.m-nuu-u
material or g from HML n y s reg: with the permizalon of HM Land Reglatry under drom the C. of HMSO. Conteins publc
mmmk-—cmmhwmumwmmh- of S n weith the p of the Keuper of the Regiaters of
data 3 THE Registers of Scotiand If you have found s arror with the dets, plesse contact the WM Land Reglatry for properties in England and Waks, or the
Rughatens of Scotiand for peoperties i Scotland.

HM Land Reglatry: This for purposes ordy, HM Land Registry will not perm the use of L0 be re-used commarcialy. Yo shoukd
not uae the for reaat Y. wedl or publish the data Inamy way. Any other uas of the materisl requines the formal wriktten peemission of HM
Land Reglutry, and is subiject to dd it -—d 4 charge.

The Registers of Scotiand: The Reglsters of Scotiand slows - 4 to from of charge In sy formet or medium, oy for ressarch, privets study

or for ik within en N-I--ﬁk!!nllbdnqr-w\xtu:dmﬁﬁm“hanLhMmuWnmetﬂ
Youmuat not use the data for ner st e, sl or publish the dats In enyway.

Nightrmove provides HM Land fegiatry, the Nag oS d and deta “us ls*. Righ ot warrant finess cf the data for amy purpcas end b provided for Informational

purpases only. No warranty, sxprusa or inpled, is glven relating to the scouracy of content of HM Land Reglatry, Nlﬁmu!&mawm“wmwmw(

ey Babliity for wrror or omisslon. You must only cas this dets usder the terms and conditions of your contract with Righ Aoy dd result In the termination of your
L I the relevant s in the Rightmews G ship Yerma and G

The properties in this report were advertised on Rightmove during the dates specified. These ri (A
properties were not marketed by Maxey Grounds unless otherwise stated. gmm
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Appendix IV — Costs, Values and Other Assumptions Adopted and S106

Requirements

COST AND OTHER ASSUMPTIONS ADOPTED

Viability Assessment
Client Emerald Homes
Site Site at Boston Road Gosberten

Statement of Assumptions Made within Appraisal Calculations

24120

Total site area approx. 2.03 Ha. BLV has been assessed as EUV at £25,000 per gross ha, plus premium of

£250,000 per gross Ha = £275,000 per Ha BLV.
This gives overall BLV of £558250.

Total of 20 Units (see detailed Accommodation Schedule)

Initial model based upon 25% affordable housing and Existing $106 contributions from outline consent ref H08-0870-22

Total 5 x Affordable Dwellings split into:

Construction and Development Costs (Standard)
Timescales

Build Cost Market & Affordable Housing
Excludes additional Part L/F costs

2830 sqm

Additional build cost houses and groundworks
Piled foundations as per Groundworks schedule

Extra over normal of
Addition for Part L/IF as per calculation sheet at £12500 per unit

8% Design and Professional Fees
2.5% Contingency Allowance

Prelims / site prep
Roads, Drainage, Adopted Road 205m @ £2600
Private Roads 95m @ £1500
Pumping Station and rising main

Surface Water attenuation and swales

Parking:

Garages

Plot specific external works (i.e. patio, fencing etc) @ £3000 per plot

General Site Landscaping / POS

Total Externals and Abnormals

Affordable Housing & $106 Contributions
Affordable Housing
Education Contribution
Health Contribution
$106 Costs

Total Cash $106

as per calculation
660 per dwelling

Finance, Disposal Costs and Profit
Stamp Duty Land Tax Land

Aff Rented 4
First Homes 1

Construction 1st June 2025 - 1st March 2027
AH Construction 1st Jan 2026 - 1st Nov 2026
OM Sales from 1st Mar 2026 - 1st Mar 2027

£1,389 per sqm Estate housing median BCIS figure Sept 2024

£210,000
£250,000
39 spaces at £750
6 singles @ £12,000 each

8 Double @ £20000
1 Quad with 2 bed annex over@£100000
1 Treble Car Por t@£10000

Finance costs of £10,000 arrangement costs plus £5,000 survey and valuation cost plus 8 % interest (ave)

Marketing / agents' costs for Market units of 3% selling and £750 per unit legal costs

Developer cost of sale to RP
Developers return of 17.5% on Market units and 6% on Affordables

Please Note: At this stage, we have made no allowance for services infrastructure enhancements

File Reference:24120

£40,000
£533,000
£142,500
£135,000
£65.816

£29,250
£72,000
£160,000

£100,000
10000

£60,000

£20,000

25%
£102,012
£13,200
£2,500

£17,413

£5,000
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£3,930,870

£460,000

£916,316

£29,250

£342,000

£60,000

£20,000

£1,827,566

£117,712
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BCIS

£IM2 STUDY

Descripion: Rate per m2 gross intemal floor area for the building Cost including pr
Last updated: 24-Aug-2024 0728
Rebaszed to South Holland ( 97; sample 6 )

@
m
]

MAXIMUM AGE OF RESULTS: DEFAULT PERIOD

£im? gross internal fleor area

E::::ing m"cﬁ:'; — Sample
{Miaximum age of projects}) Mean Lowest :ﬁm Median :EEEE Highest

Mew build

m‘xm ;‘:g’;" 1504 | 808 1,308 1454 1847 3748 1252
810.1 Estate housing

Generally (15 1400 | 764 1,250 1431 1831 5.108 1367
Single storey {15) 1,605 | 008 1,430 1831 1881 5108 228
2storey (15) 1434 | 764 1238 1338 1571 2,008 1062

2 storey (15) 1583 021 1,208 1404 1788 008 | 74

4 storey or above (15) 3100 1510 2408 2780 4152 4504 5
*[31151'“ Estate housing dtached oy qpoa 1480 1670 | 2278 5,108 12
810.12 Estate housing semi

detached

Generally [15) 1505 | 874 1278 1467 | 1882 2,301 47
Single storey (15) 1670 1077 1452 1638 1818 2,301 80
2.storey (15) 1455 874 1,262 1408 1,803 2534 | 258

2 storey (15) 1487 | 1084 1202 1413 1750 2,115 1"
£10.13 Estate housing terraced
D3 Sep 2004 15:46 © BCIS 204 Page 1 of 2
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BCIS

Building function

£im? gross internal fleor area

5 . Sample
{Mzcimum age of projects) Mean Lowest ::::J.'E Median :ﬁ;’i{lﬁ Highest ]
Generally (15) 1498 878 1.234 1415 1618 4504 218
Single storay (15) 1671 1.099 1.420 1817 1.008 2354 16
2-storey (15) 1437 878 1.218 1381 1.553 3008 168
I-storey (15) 1562 @21 1,209 1.481 1.710 3,008 az
4-storey or above (15) 4373 a152 | - - - 4504 2
816, Flats [apartments)

Generally (15) 1761 268 1,456 1.858 1,902 sg72 784

1-2 storey (15) 1674 1,000 1,400 1573 1,881 3310 186

3-5 storey [15) 1737 @em 1,452 1.855 1,980 3825 523

6 storey or above (15) 2082 1250 1,887 1.851 2238 5072 oz
03-Sep-2024 1546 ® BCIS 2024 Page2cf2
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GOSBERTON

STANDARD RTW CONSTRUCTION & DEVELOPMENTS LTD HOUSE TYPE -

AVERAGE 1000 Sq/ft or 92.90m2 PART I— 2023

M2 No. TENDER | INCREASE PLOTS RATE PERPLOT NOTES
Thesmally broken lintels for fabric requirements based on average 10 lintels per plot @
Lintels 10 25.00 250.00 Jadditional £25.00 per linel
Enhanced cavity insultion 1o meet fabirc requirements. Based on average of 111m2
Insulation {cavity) 111 425 471,75 [insulation per plot @ £4.25m2
U'value enhanced to range between 1.0 & 1.2 W/m2.
Windows and doors inc formers 175,000 12.00% 19 1,105.26 =
Airsource heat pump, cylinder and associated controls
Mechanical Heat Pump 7,500 7,500.00 P, Y
Credit for Combi boiles
Combi Boiler -1,100 -1,200,0p | TR
Est. All heating drops 15mm and circulating pipework in creased to 22mm and 2Bmm
Increased pipe dia 1,200 1,200.00 G drop -
Increased rad size and out puts all K2 rads rather than a mainly K1 and a few K2 rads
Higher capacity rads 11 75.00 825.00 P v
Additional chasing out of walls for increased pipe dia and overall labour time (Av. 10hrs @
Increased labour 500.00 500.00 |£50F/H)
Electrical Additional wiring input 500.00 500.00 Increased material and labour input to wire heal pumps
Additional requirement to meet SAP
Car chargers 850.00 850,00 "
\nsulation to Loft 46 1135 517.50 Additonal 100mm Loft insulation to meet fabric requirements

Cost per plot] 12,619.51
costperm2] 135.84

I SITE SQ/FT I 264?9'

SITE M2 2460|

| Increased cus{l gaadsolcwe rall estimated cost to the project to meet latest part 'L’ requirements

File Reference:24120 Page 45 of 54



00057 O00STTT DO'SLRE 0000507 0005008 0000657 00'¥EY TS 0OPEY'TS 000565 O0SRLPTT 0008y TOT 00°526°4T 00000 LLT 00'SET'SET
00 TSE'ST - - 000sT 0005T 00005 - - 00056 O008T'T 007085 - 00005 0TS 8E En [
00TIZ T8 00°05T 007052 00520 00000 00005T 00005 T DO0SET £ 00'9ET € 00050 F 000FS'L 00955 OOSIET 000066 O0ETEE EIE uaney [
00 TSE'ST - - 0005T 0005T 00005 - - 00056 O008T'T 00°085'T - 00005 0TS 8E 20 [
0091578 00°0ST 00°0ST'T 00'ST0'T 000007 00005T 00005 0O'SETE 00'9ETE O00EP'E O00LES 00°PE6'S OOSIET 000SEDT 00DEEDT 86 PIEIEW 81
00L8r'S8 00°05T 000S2T 00'ST0T 000001 00005T 000051 00°9ETE 009ETE 00 0v0's 0009E6 00 VITL 00SIET 0000571 00TSO'ST [ UEMS i3
000168 ) ) 000ST 00057 00052 - ) 007005 000071 00PES'T - 000SET 009407 0z 25 E
O0BLVEE 0005T 000SC T 00SI0¢ 000001 00005 ¢ 00000 T O09ELE 009EL € 0005L 1 0005 £ 00999 ¢ O0SIEL 000557 0005P'S 05 UaiEH Bl
000I6 8 - - O00ST 0005C 0005C - - 007005 0000 1 00 PEST - 00058 T 009L0T [ ES ST
O0BLLEE 00°05T 007052 00520 00000 00005T 00°000°T DO0SETE 00'9ET € 005581 O0SHTE 009957 OOSIET 00055 7 00051'S €5 JusiBUn 5T
EETES 6L 00°05T 00°05L 00°ST0'T 000007 00005T 00058 00°SETE 00'9ET'E [ O00ELT EETITL 00SIET 0000L'E 0BV [ Supeg vT
EETE5 6T 00°0ST 00°05L 00°ST0'T 000007 00005T 00°058 00'SETE 00'9ET E 000LY'T O00ELT EETITT 00SIET 0000L'E [ ESN [ Supeg €1
EETES 6L 00°05T 00°05L 00°ST0T 000001 00005T 00058 00°9ETE 009ETE 00°0LY'T O0DELT EETIIL 00STET 0000LE [ER w S i
0S¥SLBT 00°05T 00°05L 00°S70°7 000007 00005T 00058 00SETE 00'9ETE 00°S9E'T O0SEST 000STT 0OSIET 000SLE 0STEHE GE uigoy [
05 PS8 00°05T 00°05L 00520 00000 00005T 00058 DO0SETE 00'9ET € 00558 1 005E5 T 00051T OOSIET 000SLE OSTEEE 6E uigoy [
000168 - - 0005T 0005T 00°05T - - 00005 00001 00°PEST - 000SET 009L0T [ 25 6
O0'BLE'EE 00°05T 007052 00'ST0'T 000007 00005T 00°000°T 0O0°SETE 00'9ETE 00°068'T O00TSE 00°995'T OOSTET 00053 0005K'S (5 MOJEMS 6
000168 - - 000sT 000ST 00052 - - 007005 00001 00 PETT - 000SET 009L0T [ 95 8
O0'BLY'EE 00°05T 00052 00°S70°7 000007 00005T 00°000°T 00°SETE 00'9ETE 0005 O00STE 00999 0OSIET 00055 0005K'S 05 uouaH 8
00L81'S8 00°05T 00°0S2T 00°ST0T 000007 00005T 000051 00°9ETE 00'9ETE [ 0009E'6 00 VITL 00SIET 000051 00TS0'ST [ UEMS L
00085'8C - - 0005T 0000E 00°05L - - 00'SL6'T 0OrLY O00EL'Y - 00DSTE O0°SELL 6L oML 985
O0EVE'LP 00°05T 00°0ST'T 00'ST0'T 000007 00005T 000571 DO0°SETE 00'9ETE 00°0ZT'E 000865 00°9YT'S OOSTET 00056 L [ PR E]
OUEVE LV 007051 000SCT 00'ST0°C 000001 00005 T 000ST T 00SECE 00'SET E O00CT E 00086 5 00°9VT S O0SIET 000516 O0°SEL L 6 S H
[ 00°05T 00°0ST T 00'ST0°C 00000 T 00005 T 007005 T DOSELE 00'9ET € 00 0P S O00SE 6 00 PITL OOSIET 00005 TT O0TSOST PET UEMS v
00T88'SE - - 000sT 000ST 00005 - - 00056 000STT 0008ST - 0000SY W0TIST 8E 20 3
009L5'TS 00°05T 00052 00°S70°7 000007 00005T 00005 00°SETE 00'9ETE O00EP'E O00LES 00°¥EG'S 0OSIET 000SEDT 00DEEDT 5 PIRIEW 3
000168 - - 00051 000ST 00052 - - 007005 000071 00 PET - 00058 00907 0z 25 z
00'SYETY 00°05T 00052’ 00°ST0°T 000007 00005T 00002 00°SETE 00'9ET'E 00'STY'T 00 SEPY 00°550'F OOSTET 00STTL OUETEE 63 Yauyp|on T
000168 - - 000ST 00057 00052 - - 00005 000071 00°PEST - 00058T 00907 [ ES T
00 SVETY 00°05E 00°0SZ'T 00'ST0° 000001 0000S5T 00007 T 00°SELE 00'9ELE 00'STP'T 00 8Ty 00°S80'7 00'SIET 00SITL O0EZEE 63 youyp|on 1
SpIauu0)
(2101 1014 2 mu_”_mmm_u posdo) =ed 10]d ﬁ“u_...mzu”h Eﬂwwﬁﬂm 1Bl PIogEIS mEH_ﬁu ME e st At BN L2of s ewd E“u“ﬂ..ﬁ Bunsa a4 sweag Sury Sund ang 43y wndu) u“u_“_
uaagsog ‘peoy uoisog THIOMPUNOID J0id - X1IEW Sutug

Page 46 of 54

File Reference:24120



File Reference:24120

Pricing Matrix - Roads & Sewers

category Contract Value
Preliminaries
Prelims Prel £ 25,000.00
Earthworks
Strip Topsoil EWks E 15,000.00
Muck Away EWks NfA
Drainage
Foul Sewers Drain £ 22 856.00
Foul Manholes Drain £ 58,139.00
Storm Sewers Drain £ 55,000.00
Storm Manholes Drain £ 104,000.00
Attenuation Drain £ 28,000.00
Swales Drain £ 37.816.00
Foul Domestic Connections Drain £ 12 500.00
Storm Domestic Connections Drain £ 15,000.00
Roads
5278 Waorks Road
Gullies & Connections Road £ 2,066.00
Backfill Trench With Stone Road £ 44 000.00
Removal Of Surplas Material To Stock Pil{ Road £ 15,000.00
Road To Base Road £ 178,000.00
Road To Surface Course Road £ 32,000.00
Footpaths
Footpath To Binder Ftph £ 51,000.00
Footpaths To Wearing Course Ftph f 13,000.00
Services
Road Crossing Ducts Serv £ 8,400.00
Mains Excavations Serv f 22.500.00
(Other Works
Shared Drives OthW f 36,300.00
Pump 5tation and Rising Mains OthW £ 135,000.00
f -
B74,277.00
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Appendix V — HCA Appraisal Tool Output — 25% Affordable Housing and
£117712 Cash Contribution
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HICA Dewel opeen A ppoasisl Tool

‘Eurplus [Deflol] from nput nd valustion st 482024
HCA DEVELOFMENT AFFRAIZAL TOOL

ECHEME

2= Address Boston Road , ‘Gosberon FE11 ANR
Bfie Reference JRM 24120

Fle Sounce

Bcheme Description 20 Units with S AH and

SUMMART

Total Humber of Unks 20| unis

Total Mumber of Cpen Market Unis 16| unfc

Tot@l Mumber of Affondabie Links 4|unfs

Total Met Inbermal Area (sq m) 1 2829|553 m

% AfTordabie by Link 20.0%.

% Affordsble by Area 9.5%

Demsily i unes’ hecran
Tol Humber of AMH Persons 1 0| Persons
Total Humber of Cpen Markel Persons | 0| Persons
Tol Humber of Persans 1 0| Persons
Gross she Area 2.03| nes

Net Sie Ares 2.03| hecianes

Net Imtemal Housing Area J Hectans 1,354 | 53 m /7 hecian

Primmd GRRAGTIE

Dabe of appraisai [Tt e

et Sesidential S8 Area 203

Author & Drganizsation  J R Mawey MASRICE, SAAY Marey Srounds & Co FEA2 104
Registered Srovider (whe1

L ]

Avorags valus (£ par unt) Cpan Marksd Phace 1:| Opesn Markst Pracs 2|

i’
i
E

2 B Flat Liow s

B8

3 Bed Flak Low rise

4 Bad = Flat Low rise

[TEed T High rse
EEC e e
4 Bed + Flat High rise

2 Bed House

A R

3 Bad Hous=

4 Bed = House

Total Fevenue £

NetArea (sg m)

2581

Revenue £/ 5qm)

CAPITAL VALUE OF OPEN MARKET ZALEE

Captal Vake of Frivate Rencsl
Frase 1
Frase 2
Fhrase 3
Frase 4
Fraze S
Tobl PR

CAPITAL VALUE OF OPEN MARKET HOUSING
EUILD CO3T OF OFEN MARKET HOUSING Ino Contingenoy
CONTRIEUTION TC 2CHEME COSTE FROM OPEN MARKET HOUZING

AH Recldential Valuss
AH B RENTAL VALUES BAEED OM HET RENT2

I ] B et e Pl P

B B B B
I 1 AR S S )

£2,542 psgm
£3,848, 180 £ 1,424 pzgm

£2,884,840

Sharsd Ownerchip jall

Soolal Rented )

Type of Unit

Affordabls Rent (all
ent | Total

1 B Flat Liow rise

2 Bed Flai Low rise

3 Bed Flaf Low rise
4 Bed = Flat Low rise

1 Bed Flaf High rise
2 Baxd Flat High rise

3 Bed Flak High rise
4 Bed + Flat High rise
2 Bed House

£350,262 £350,262)

3 Bed House
4 Bad + House

£350 262 B340, 252

£ psgm of G (phase 1]

CAFITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDHING)
RP Cross Subsidy {use of own assets)

LA 3106 commuted in by

RP Re-cycled EHGE

Ws= of AR rent conversion income

Other source of AH funding

OTHER $OURCES OF AFFORDAELE HOUEING FUNDING
CAFITAL VALUE OF ALL AFFORDABLE HOUZING (INCLUDING OTHER FUNDING)

BUILD COST OF AFFORDAELE HOUZING Ino Continganoy
CONTRIEUTION TO 2BCHEME COSTE FROM AFFORDABLE HOUSING

Car Farking

File Reference:24120

1344

£380,262

B oBEssyE

£380,2

E8E1,568 £ 1424 pzam
£21,25%
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HCA Dewelcpment Apprasisl Tool

GROUNDS

[Wo_of Epaces Frice per Space (E]] Valus|
[0

= -

‘Value of Residendial Car Farking
Car Farking Buld Costs

Ground rent

Soclal Renied
Srared Cwnership
Afordable Rent

Open market (all phases)
Capitaliced Annual Ground Rente

£29,250

TOTAL CAPITAL WALUE OF REMDENTIAL SCHEME
TOTAL EUILD CO3T OF REEBIDENTIAL 3CHEME

=
@ B 8B5S

TOTAL CONTRIEUTION OF RESIDENTIAL $CHEME
Hon-Residential

Office

Retal

Irsduss rial

Leisure

CommunEy Use

Communiy Infrastructure Levy

[CAFITAL VALUE OF HOH-REZIDENTIAL 3CHEME

|C0ETE OF NON-RESIDENTIAL 3CHEME

CONTRIEUTION TO: BCHEME CO3TE FROM HOK-REZIDENTIAL

ppEEEEs

2
! ! mEone

GR0E3 DEVELOPMENT VALUE OF JCHEME
TOTAL B CO3TE

24,065 2e]

TOTAL CONTRIEUTION TG 8CHEME CO3TS

Exiernal Works & Infractructurs Costs [£)
2t PreparationDemolition
Roads and Sewers

Zervices (Power, Waler, Gas, Telco and IT)
Sirategk Landscaping

OF BHie Works

Fublic Open Space

3fie Spedic Sushirabiity intiathes

Fiot specific sxbemal works

Other 1

Tither

Qthar gits DOGIE
Fees and certfication
Othier Acquisition Costs (E)

Zhe Abnomals
De-canting beranis
Decontsminabion
Tther

Tther Z

Other 3

Other 4

Ttheer £

Todal Eite Coste Ino Fess

Binfutore 108 Cogly i)
Education

Sport & Recreaton
Boclsl Infrasiructure
FPublic Rzaim

ASordabie Housing
Tramsport

HigFway

Healh

Fubiic At

Floacsd waork

Communiy Infrastructure Levy
Tther Tarf?

Tther 1

Other Z

Other 3

Tithier 4

Eiatubory 108 coste

Marksting (Dpsn Marksd Houglng OHLY)
Sales/elting Fees

File Reference:24120

5.0% E315.598
£0

E102,01

"

]
fr]

fi i
EEEEEEEEE LT

[
H]
-]
]

per OM unk
30% £195,330 12,208

Per unit
2,000
33,775
1,000

12,500
3,000
32

17,100

15,835

10,500
6,750

105,751

5101

660

125

5,886

Values

£8,871

% of GOV
0.E%
5.5%

5%
1.0%
E.Fa
HIT%

4.5%

ER L
2.0%

Primes ST

B2 814,284

B2.814,284

per Hectare
15,704
332,759

9,853
123,153
29,857
33423
168,473
5,519

15E,005

03,438
66,502

165,951
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A Developmen! Appresisl Tool

Legal Fees (per Dpen Markef unlllc ETSD £1Z)000 T=0

arketing (Afordabis Hougingl per a=oniabie unit
Developer cost of sale fo RP (€] £5.000 1,250
RF puchaze costs (E] £0

inbermediaie Housing Sales and karketing (E) E0

Total Marksting Coctc EF12.230

Total Direct Cosic 8,602,025

Flnanos and soquichion sosts

Land Fagment E558. 250 34,851 per Ol home
Armangement Fee £10,000 29% of Intenest

Mz Fees (Surveyors eic) £5.000 007 of scheme vake
Agenis Fees £0

Legal Fees £5583

Btamp Duty E17.£13

Towml imenest Pakd £341,332

Total Finanees and Asquiciion Cosis ERIT,ETH
Devslooers radurn for rick and profit

Recldantial

Mariet Housing Refurn (inc OH] on Vak 17.5% £1.133425 71,214 per Ol unil
Amoriabie Housing Feturn on Cost 50% £37 335 5,584 per affordacie ns
FRetum on sake of Frivabe Reni 0.0% £0 FDIVD! per PR unk
Hon-regigential

Tffloe 0

FRetal 0

inausinal &0

Leisure &0

‘CommunEy-use 0 £0

Total Operating Profit £1,181,780
{Le. profit after deducting saies and ske specHic finance costs but before deducting developer overheads and taoabion)

|

[ToTALcosT I

Bchema Investment MIRR

2= Vake 3 3 Percentages of Tobal Bcheme Valee B.1%

2= Vake (FV) per hectare -£7032,0599 per hectare

File Reference:24120

Feak Cash Reguiremeant

-£344 S0S per acre

Printed SLIRSAN

275,000 per heclare

1.3% (tefors Develooer's retums and inlert 1o swold doutle counting relamm|

-£3,432,321
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Appendix VI - HCA Appraisal Tool Output — No Affordable Housing and No S106

Contribution

HCA Devel opment Apprasisl Tool

Eurplu {Dwfott) nput nd valustion af 4821024

HCA DEVELOP AFFRAIZAL TOOL

SCHEME

Sfie Address Bosion Road , Gosberion PE11 4NR
3fie Reference JRM 24920

Fle Source

Scheme Descrption 20 Uinils Wi Ro AH and

Totsl Mumber of Unks

Total Mumber of Cpen Martet Uniks
Toml Number of Afiondsbis LUnks
Total Met Inbermal Anes (5q m)

% Affordable by UnE
% Affordsble by Area
Denes ity

Totl Number of ATH Persons 1
Total Mumber of Open Market Persons |
Total Number of Persons

‘Gross ske Area

Net She Ares

Met Intmmal Housing Ares § Hectars

SLRMERY

Primes S0

Dabe of appralsal [t el

Heet Residential She Area 203

Author & Crganisation o R ey BUAFRICE, FAAN Maey Grounds & Co FE13 14
Registened Frovider (whe 0

ESPT mofiper s

Average valus (£ par unit] pen Marked Phacs 1:| Open Market Phace 2:

OEFn Markey|
Phace 4:

i
E
i

2 Bed Flak Low rise

3 Bl Fiat Low riss

4 Bed = Flat Low rise

[T Eed ik High rise

RS EE EE S

4 Bad + Fiat High nz=
2 Bed House

3 Bed House

4 Bed = House

Total Havenus £

b B b B e e e b B

BT, 225,000

Net Area (3g m)

P ] e e e P

2,835

PO 1 R ] PSS

FEvermus (£ T sqm)

CAFITAL VALUE OF OFEN MARKET 2ALES

Capital Value of Privabe Rentsl
Frase 1
Frase 2
Frase 3
Frase 4
Frase £
Toal PR

CAFITAL VALUE OF OPEN MARKET HOUSING
EUILD CO2T OF OFEN MARKET HOUZING Imo Contingsnoy
CONTRIEUTION TC: SCHEME COSTE FROM OFEN MARKET HOUEIKG

AH Raclosntial Valuss
AH & RENTAL VALUES BASED OM HET RENTS

ET, 225,000

£7,226, £ 2,554 psgm
£4,027, 718 £1.424pzgm

£3, 187283

2hared Ownerchip (all

Eoolal Rented
ool phacet)

Type of Unit

Affordable Rent {all

Total
phacec) *

1 Bed Flak Low rise

2 Bed Fiak Low rise

3 Bead Fiaf | ow riss
4 Bl = Flat Low rise

1 B Fliat High rise
2 Bed Higih rise

38ed High rise
4 Bed = Flat High rise
2 Bed House

3 Bed House
4 Bed = House

Epsgm of CV (phase 1)

CAPITAL VALUE OF ALL AFFORDABLE HOUESMNG (EXCLUDING CTHER FUNDING)
RP Cross Subsidy (use of oan assets)

LA 5106 commubad In feu

RP Re-cycled EHE

W= of AR rent conversion ncome

Other source of AH funding

OTHER $OURCES OF AFFORDAELE HOUSING FUNDING
CAPITAL VALUE OF ALL AFFORDABLE HOUSING {INCLUDMKG OTHER FUNDIMG)

BUILD CO2T OF AFFORDAELE HOUZING Imo Contingsmoy
CONTRIBEUTION TC: SCHEME COATE FROM AFFORDAELE HOUSING

Car Parking

File Reference:24120

5 B BhbhBBs
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HCA Dewel opment Appresisl Tool Printed SATRLOIE

[Wo_of Bpaces Price per Bpace (E]] Value]
E 5 [E&D

‘Walue of Reskdendal Car Farking ED
Car Farking Buld Costs £23,250

Bround rent

Capttalicad annual
grownid rent
Buocisl Rended
Brared Cwnership
AScrdable Rent

Open marked [all phases)
Caplitallcsd Annual Ground Renbe

TOTAL CAPITAL VALUE OF Rl ENTIAL SCHEME 1
TOTAL EU CO3T OF REZIDENTIAL 3CHEME |
TOTAL CONTRIEUTION OF REIDENTIAL SCHEME £3,188,032

3
@ B B85

Kon-Recidential
Valums
O

Retal

Irsciues trial

Leisure

Communky Use

Communky Infrastruchure Levy

pooooog

! CEETY:

[CAFITAL VALUE OF HOW-REZIDENTIAL ECHEME |
[COETE OF NON-REEIDENTIAL 3CHEME 1
CONTRIEUTION TO 8CHEME CO3TE FROM HON-REZIDENTIAL -]

RO22 DEVELOPEENT VALUE OF SCHEME 1 £7,226,000

TOTAL BUILD COSTE I £2,068,883)
TOTAL CONTRIEUTION T0 8CHEME COBTE £3,184,032

Exernal Worke & Infracirscture Coste [£) Perun % of GOY per Hectane

Bfie PreparationDemaltion £40,000 2,000 0.e% 19,704

Roads and Bowers £5TS,500 33,77E 5.3% 332,758

Bervices |Power, Wailer, Gas, Tekoo and [T} E0

Birategic Landscaping £20,000 1,000 0.3% 9,852

OfT She Works E0

Fublic Open Epace E0

Biie Spediic Sushinabity Infiathes £250,000 12,500 31.5% 123,153

Fiot specific extemal works £E0,000 3,000 0.5% 39,EET

Other 1 £55.816 32 0.o% 33,422

Other 2 £342.000 17,100 47T% 168,473
£1 483 318 HA% TE5S

Dther cite ooglc
Fess and certfication 8.0% £315,6528 15,835 4.4% 5E, 009
Other Acguisition Costs

ZHe Abnomals
De-canting ferants £0
Decontamination E0
ther £210,000 10,500 2.9% 103,438
Other 2 £135.,000 6,750 1.9% BE,502
Other 3 E0
Tther 4 E0
Other S E0
EME.DID 4.5% 169,551

Total Ze Costs Ing Fesc E21E04 105,751

Eiatutore 108 Cogds (81
Education

Sport & Recreafion
Bochl Infrasiruciune
Fublic Reaim

ASordabie Housing

Transport
Higiway
Health
Public At
Fiicacad wazirk
Communky Infrastruchure Levy
Other TarfY
Other 1
Other 2
Other 3
Tther 4

Stabutory 108 oocts

2 BEEBEBEBBEEBELEES

Barketing (Open Maried Houclng OHLY) per O unk
Balesietiing Fees 30% £Z218,750 10,838
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A Duevel oprmert Apprasial Tod

Legal Fees (per Open Markef unitc ETSD £15,000 7=0

per atoroabie unit
Developer cost of sale 1o RP (£) £0
RP puchaze costs (E) £0
intermedizie Housing Sales and Marketing (£ EQ
TED

Total Marksting Coste £

Total Dirsat Costs £8,805, T8

Flnanos and scquistion socte

Printed SLTROEN

Land Fayment £S5 250 27,513 per OM home 275,000 per hectare
Armangement Fee £10,000 3.1% of intenest
Misc Fees [Surveyors eic) £5.000 007T% of scheme vake

Agents Fees £0
Legal Fees £5.583
Biamp Duly EAT A3
Total irerest Pakd £300 424

Toial Finanee and Acquiciion Cosis EBTE, T8

Developer's returm for rick and profit
Escidantial

Miariet Housing Return (Inc OH) on Valka 17.5% £1,254.375 63,215 per OM unit
£0

ASordable Housing Retun on Cost 6.0%

affordable unk

FRetum on sake of Frivabe Rent 0.0% £0 #0OWVO! per PR unk

Non-recigentisl
oMo

Retal

s iral
Leisure:
Communiy-use

BEEESE

Toial Cperating Profit E1,264,376

{Le. profit after deducfing saies and ske specfc Tmance costs but before deducting developer overheads and taorabion)

[ToTaL coET T m

Zoheme Invectmeni MIRR T.2% (tefore Develoser's neturss and istenmt to ov old Sousie coorting *etum)
2= Vake 1 a Percentage of Total Scheme Value T.7% Feak Cash Reguinement -£3,523 477
S Vake (PV) per hectare -£552 626 per hectare -£271,053 per acre
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