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NON-TECHNICAL SUMMARY

This is a financial viability assessment to establish the viability of a scheme for
residential development at a site at Spalding Road, Gosberton for 28 dwellings with
policy level contributions of 25% affordable housing plus S106 cash contributions of
£89,320. Construction of the site has not yet commenced.

The Gross Development Value (GDV) is calculated using market evidence from the
house sales on new-build sites in the local area. As such, values of between £2,656
and £3,210 per m? have been adopted, giving sale values of between £150,000 and
£330,000 for market units, which accurately reflects the market for the various types
of dwelling.

A basic build cost of £1,371 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 and semi-detached bungalows. We have
made an adjustment to the price per m? for detached bungalows to reflect an
appropriate yet cautious increase on the price per m? for semi-detached bungalows.

A basic road construction cost of £2,300 per linear metre has been used for adopted
roads and £1,500 per linear metre for private roads. This cost is based upon figures
from developments in the local area and are considered appropriate.

The costs for the attenuation pond have been estimated at this stage but are based
upon developments in the local area and the rates are deemed appropriate, the cost
for the 315m length of pipe for surface water attenuation outflow has been provided
by the Client. We have assumed that single sided dewatering will be required, the
rate per linear metre of adopted road is based upon costs from other sites nearby.
The cost for site demolition has been provided by the Client.

Other costs adopted, including 6% for design & professional fees, 2.5% contingency,
standard road construction costs, costs for garages and driveways, plot specific
external works of £2,500 per plot, 3% for marketing, £750 for legals and an interest
rate of 6.25% 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. An EUV for the land of £25,000 per gross hectare
has been adopted which is agricultural value. To this, a premium of £250,000 per
gross hectare has been added which is deemed a sufficient sum to bring the land
forward for development. This gives an overall BLV of £275,000 per gross hectare.
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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

28 units with 25% affordable housing plus S106

cash contributions of £89,320 - £369,908

28 units with 10.7% affordable housing and

reduced S106 cash contributions of £3,000 - £287

We have conducted a sensitivity analysis which shows variations of the scheme with
10.7% affordable houses and reduced cash S106 contributions of £3,000, 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 28 units with 25% affordable housing plus
S106 cash contributions of £89,320 is clearly not viable with a financial deficit (present
value) of nearly £370,000 once land cost, construction and other costs have been
deducted from GDV. If all the affordable housing and S106 cash contributions are
removed, this results in a surplus, therefore we had adjusted the level of affordable
housing and the cash S106 contributions in order to reach a viable position. A scheme
of 28 units with 10.7% affordable housing and reduced cash S106 contributions of
£3,000 results in a marginal deficit (present value) of £287, therefore meaning the
scheme is viable.
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INSTRUCTIONS
We refer to instructions to provide a Financial Viability Assessment (FVA) for the site dated
and our Conditions of Instructions Letter and Standard FVA Conditions Of Engagement &
Terms of Business dated 2" February 2022, a copy of which is in Appendix | of this Report.
Client
This report has been prepared for D & R Homes (Gosberton) Ltd.
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 potential other Section 106 planning requirements
that might be imposed in connection with a planning application for residential development.
Asset to be Appraised
The appraisal is of a development site at Spalding Road, Gosberton, Spalding, Lincolnshire.

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
This is appraisal is for Land which is to be developed with 28 dwellings.
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 15t 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.
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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 development land as appropriate.

Appraisal Date

The appraisal and any valuations provided within this report are as at 28" February 2022.
Identity of Valuer

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

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
Engaged Valuers.

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 LLr 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
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RICS Valuation — Global Standards 2022 incorporating the International Valuation
Standards and that, unless otherwise stated, have made the following assumptions
which Maxey Grounds & Co LLr is under no duty to verify:

a) thatno 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;

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

c) thatthe 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;

d) that inspection of those parts which have not been inspected would neither reveal
material defects nor cause Maxey Grounds & Co LLp to alter the appraisal materially;

e) 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.

2. 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.

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.
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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.

However, should it be established subsequently that contamination, seepage or
pollution exists at the property or on any neighbouring land, or that the premises have
been or are being put to a 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
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.
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Nature and Sources of Information Provided

We have been provided with copies of plans and planning documents for the proposed
development by the Client. Copies of plans are attached as Appendix Il to this report.

Evidence utilised to establish Market Values has been obtained from the Client, our own
records, and other evidence sources including Rightmove Plus. Affordable rental levels have
also been confirmed by enquiries of housing associations and the local planning authority
who have also provided figures for appropriate 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 calculated using information from South Holland District
Council (SHDC) supplied by the Client. Some specific site costs have been provided by the
Client and other costs have been assumed 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 Ill 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 unless otherwise agreed upon and specified within the Confirmation of
Financial Viability Assessment Instructions. Maxey Grounds & Co LLr 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 affordable housing provision to analyse the sensitivity relevant

to differing levels of provision.

The valuation of market values has been undertaken using the Market Approach to analyse
the sale or rent of other similar properties in the area. The Market Approach is defined within
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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 also stated in Appendix IV.

Information on the Section 106 requirements likely to be sought by SHDC has been supplied
by the Client. 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, and verified by confirming the
maximum permitted level by Local Housing Allowance Rates published on Direct Gov for
that area. Given the scale of the development, the normal requirement of 70% of any
affordable housing as affordable rented and 30% shared ownership, this is confirmed by
correspondence from SHDC. The affordable housing mix is split as 25% as one-beds, 40%
as two-beds, 30% as three-beds and 5% as four-beds.

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 EUV of agricultural land is around £25,000 per gross hectare. An appropriate premium
to then bring it forward for residential development would be a further £250,000 per gross
hectare, giving a benchmark land value of around £275,000 per gross hectare. These values
are widely accepted as being appropriate.

Therefore, the total benchmark land value of the site is £459,250, say £460,000. The actual
agreed price for the land exceeds this value but has not been utilised in our calculations.

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
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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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INSPECTION
Date of Inspection
This viability assessment has been conducted as a desktop exercise.
Property Address

The property is a development site at Spalding Road, Gosberton, Spalding, Lincolnshire.
The site location is shown on the Plans and Photographs within Appendix II.

Property Description

The property is a greenfield development site upon which it is proposed to develop 28
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 1.67 Hectares. The size of the units (Gross Internal Area)
is provided by way of schedule from the client and within the inputs to the Development
Appraisal Tool, an electronic copy of which has been provided.

Gross Development Value

There is a variety of newbuild sales evidence from the surrounding areas. A schedule of
comparable evidence is in Appendix Il of this report. We have summarised the values
adopted below.

There isn’t any newbuild evidence for 1-bed semi-detached newbuild bungalows, however
there is for 2-bed semi-detached newbuild bungalows, therefore we have adjusted the sale
price down to reflect the accommodation. As such, as we have adopted £150,000 for the
HTA type.

For the HTB type, there is comparable evidence for other 2-bed semi-detached newbuild
bungalows, however they are significantly smaller than those proposed at the subject site.
Therefore, we have increased the sale price achieved up to £200,000 which is more
appropriate.

For the HTC type, there isn't any newbuild comparable evidence for 2-bed detached
bungalows of this size, therefore we have adopted an average price per sqm achieved for
the comparables of £3,125 per sqm to make a sale price of £260,000 which is appropriate
for this type of dwelling.

For the HTD and HTE types, we had adopted just over £3,200 per sqm which is comparable

to 3-bed detached bungalows of this size with single garages. This gives a sale price of
£330,000.
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Costs

A build cost of £1,371 per m? has been adopted, which is the weighted average BCIS lower
quartile figure, with an appropriate adjustment to reflect detached bungalows, in order to
accurately reflect the different types of dwelling on the site. The build cost for the integral
garages has been allowed for in the overall build cost of the relevant units, however we have
allocated a separate capital cost for attached and detached garages which are based upon
actual build costs of similar schemes in the area.

Expanding on the build costs further, we have adopted a basic build cost based on BCIS
lower quartile costs for the area, but looking at the dwelling type (detached and semi-
detached bungalows) individually. Breaking down the stated BCIS figure to the dwelling
types gives a figure of £1,303 per m? for semi-detached bungalows. For the detached
bungalows, we have adopted £1,433 per m? which reflects a 10% increase in build costs
from semi-detached to detached units. Looking at the build costs of houses, the price per
m? is 16.5% higher for detached houses than for semi-detached houses, therefore taking a
cautious approach the build cost of detached bungalows per m? is at least 10% higher than
for semi-detached bungalows, as such adopting £1,433 per m? is appropriate. If we apply
these figures to the housing mix being provided this gives an average figure of £1,371 per
m?2.

Looking at the “generally” figure, it is very close to the cost per m?, with decent sample sizes,
for semi-detached and terraced units, and in our view this suggests that the majority of the
“generally” sample are semi-detached or terraced units. We can find no information as to
the makeup of sites for the “generally” figure, but on the basis of our rationale explained
above, then clearly an adjustment is both required and warranted to accurately reflect the
mix of different dwelling types on a development, particularly where there are large numbers
of detached dwellings, as is the case at Spalding Road, Gosberton.

BCIS shows a significant increase for detached units which would be expected — an
additional elevation with a finished brickwork skin rather than a common cavity internal wall
between attached housing, additional windows in this elevation, additional eaves timber to
the roof and additional scaffolding whilst it is constructed are only some of the additional
costs that are incurred with detached units rather than semi-detached or terraced units. As
such, adopting the “generally” figure does not accurately reflect the housing mix at Spalding
Road, Gosberton, which clearly departs from the mix within the sample used to determine
the “generally” BCIS figure.

The costs for the 315m pipework for the surface water outflow and demolition costs have
been provided by the Client. The rate of dewatering cost has been adopted based on costs
on other sites nearby, however we have assumed single side only at this stage. If double-
sided dewatering is required, the cost will be doubled (as a minimum) and therefore will only
worsen the viability position.

Other costs adopted, including 6% for Design & Professional Fees, 2.5% Contingency,
standard road construction costs, costs for garages and driveways, plot specific external
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works of £2,500 per plot, 3% for marketing, £750 for legals and an interest rate of 6.25%
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.

Planning

It is understood that this appraisal is prior to planning consent being issued and for the
purposes of supporting a planning application, and for the purposes of this appraisal it is
assumed that consent for the scheme would be approved in accordance with the plans
submitted.

Condition

The site was previously used as agriculture. Any structures on site will be demolished as
part of the scheme and thus their existing condition is only relevant in the context of their
demolition cost.

Sustainability

- Flood Risk
The majority of the site lies within Flood Zone 3.

- Radon

The Radon Map is indicative and is not site specific, however the site does not appear to be
affected by Radon Gas. If radon has been noted in the area, advice should be taken from
suitably qualified advisors and this may affect the values reported.

- 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 would significantly increase costs, depending on the
area affected. If invasive vegetation is discovered, the Valuer should be notified in order to
update this appraisal if required.

General Comments
This appraisal is to ascertain the viability of the proposed scheme in relation to the intended
form of development and standard affordable housing provision by way of calculating the

residential land value and comparison of this with a BLV. Development of the site has not
started, therefore this appraisal has been undertaken as a desktop exercise. The developer
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intends to vary policy-level S106 obligations to improve viability of the site and to ensure it
can be delivered.

Our principal appraisal assesses the scheme of 28 units with 25% affordable housing units
and a total of £89,320 S106 cash contributions to be provided. Thereafter, the alternative
scenarios are appraised involving no affordable housing and no S106 cash contributions,
and reduced affordable housing of 10.7% and reduced S106 cash contributions.

Market conditions for development are currently such that viability for many schemes is
marginal. 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.

We have adopted an existing use value of the site of £25,000 per gross hectare as it was
agricultural land. To this, we have added a premium of £250,000 per gross hectare, 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 £460,000 for the site.

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.

Appraisal Outputs

The full output of the HCA DAT tool for a full policy-compliant scheme is set out within
Appendix V i.e. 28 units with 25% affordable housing and S106 cash contributions. This
scheme produces a deficit of £369,908.

If all affordable housing and S106 cash contributions are removed, this results in a surplus
of £237,843. Therefore, we have analysed various types of contribution.

Appendix VI gives the amended output figures for a scheme with reduced affordable housing
of 10.7% and reduced S106 cash contribution of £3,000. This results in a marginal deficit of
£287 and is therefore viable.

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 the site Spalding Road, Gosberton.
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 30 dwellings with the site at Spalding Road, Gosberton.
We have adopted the percentages and values per unit accepted in the Local Plan Viability
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and applied them to a site of 28 units to get a direct comparison on costs. The differences

are highlighted below:

Appraisal Input

2017 Viability Study
(Rates/Percentages for 30
dwellings)

Spalding Road, Gosberton
(28 dwellings)

Density

30 dwellings per Ha

16.8 dwellings per Ha

Average Value

£1,900 per sgm

£2,846 per sgm

Average Dwelling Size

100 sgm

83 sgqm

Build Cost

£911 per sgm

£1,371 per sgm

Externals

£318,495 (10% on build cost)

£919,525 (29% on build cost)

Contingency

3% on build cost

3% on build cost

Professional Fees

7% on build cost

6% on build cost

S106

Up to £5,000 per dwelling

£3,190 per dwelling

Sales/Marketing 3% on revenue 3% on revenue

Developer Profit 17.5% Market, 6% Affordable 17.5% Market, 6% Affordable
BLV £300,000 per Ha £275,000 per Ha

Abnormals £280,000 (£10,000 per unit) £0 (£0 per unit)

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

e The density of the scheme is lower than assumed in the Local Plan study, which has
a negative impact on viability. The scheme is for 28 units on 1.67 Ha. Furthermore,
given the scheme is entirely bungalows, this reduces the density per hectare as the
footprint size is greater than if it was developed with 2-storey units.

e The average size of the dwellings at Spalding Road, Gosberton is smaller than those
for the Local Plan study, reflecting appropriate designs for the site and area, but which
impacts the viability position by reducing GDV.

e The build costs adopted have increased by around 50.5% compared with the Local
Plan viability study, which was conducted over 4 years ago, therefore a significant
uplift is expected, particularly more recently with the Covid-19 pandemic putting
additional pressure on the supply chain. The build cost adopted for Spalding Road,
Gosberton is based on the weighted average BCIS lower quartile cost of construction
for detached and semi-detached bungalows, and is considered reasonable.

e The sales values are around 50% higher than the figures used the in Local Plan
viability study, and this is reasonable considering price inflation since 2017. The
values adopted for Spalding Road, Gosberton are based on what has been achieved
on other newbuild sites in Gosberton and the surrounding area, and this constitutes
clear and strong evidence to justify the values adopted.

However, it is worth noting that this whole site is for bungalows, which attract a
premium of around £500 per sgm extra over the price achieved per sgm for houses,
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therefore the comparison of sale prices on a £ per sqm basis between the Local Plan
position and that at Spalding Road, Gosberton isn'’t like for like. The price per sgm is
also skewed by the fact the average unit size is significantly smaller than that used in
the Local Plan, therefore pushing up the price per sqm. Generally, the increase in
sale prices is not enough to account for the increased build costs.

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 the
externals at Spalding Road, Gosberton totalling 29% on build cost, and abnormals in
the Local Plan study totalling £10,000 per unit and the abnormals for Spalding Road,
Gosberton being included in the externals’ cost. Applying these figures combined to
a site of 28 units would give figures for the Local Plan study of £318,495 for externals
and £280,000 for abnormals, compared with £919,525 for externals including
abnormals for Spalding Road, Gosberton specifically, this is an overall difference of
around £321,030.
The 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 and SUDs.

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.
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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 10.7% affordable housing and reduced S106 cash
contributions is shown in the table below:

At BCIS Level +5% -5%
GDV at Evidence -£287 -£165,299 +£164,326
Level
+5% +£222 483 +£57,962 +£386,849
-5% -£223,767 -£389,027 -£58,639
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CONCLUSIONS
Appraisal Conclusions

We are of the opinion that a fully policy-compliant scheme for 28 units with 25% affordable
dwellings and S106 cash contributions of £89,320 will show a financial deficit (present
value) of around £369,908, 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 £460,000.

We are further of the opinion that if the scheme had no affordable housing provision or cash
S106 requirements this would result in a surplus. As such, we have adjusted the affordable
housing and S106 cash contributions in order to assess the position in which the site is
viable. If the scheme has 10.7% affordable housing and reduced cash S106 requirements
of £3,000, this results in a marginal deficit (present value) of £287, and is therefore viable.

As such, the site is not viable for development on the basis of the provision of affordable
housing of the level proposed by South Holland District Council. If the requirement for
affordable housing were reduced to 10.7% and the cash S106 contributions were reduced
to £3,000, delivery of the site is viable.

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 L.p

Victoria McIlroy

V J MARR BSc (Hons) MRICS FAAV RICS Registered Valuer
For and on behalf of Maxey Grounds L.p

Date of Report:
28" February 2022

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 LLp.

File Reference: 22002 Page 19 of 44



MAXEY
GROUNDS

APPENDICES

Appendix | — Copy of Instruction Correspondence
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M A X E y Your Ref:
GROUNDS Sul Freinan 22

D & R Homes (Gosberton) Ltd
Celey House

4A The Wentworths

Long Sutton

Lincolnshire

PE12 9RT

Dear Sirs

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

| 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, confims the basis upon which the FVA will be undertaken.

Client: D & R Homes (Gosberton) Ltd

Purpose of Valuation: To establish viability of the proposed development.

Asset to be Valued: Development Site at Spalding Road, Gosberton

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 2022. 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 oy
March E: professionalé®maxeygrounds.co.uk (
Cambridgeshire PE1S 9JH maxeygrounds.co.uk \

RICS

Chartered Surveyors, Auctioneers, Valuers, Land & Estate Agents since 1792

Officas in March and Wisbech —
P . orla
Masay Grounds is the ading nome of Maeey Grounds & Co LLP. o Linvied Listilty Porership. Beguiated by RICS. Regiaered in Evgland & Wales propertymark

XCISTIB Bngpeinrnd Ofice 23-24 Market Pince, March, Cambrisgmedirn PETS SUH. Merbers: dlan 1 Faskner MSc MRICS FASY MCA
WINAKS MARLA, John 3 Maxey MA [Carmas) FRICS FAOV. Shrtey & Poflard BA MRICS FAAV. Pty V. Case ANAEA. Scsocimes: Wictona J Moy B%e (Hons,
WIRICS. FAAY, Natabe T Joary MSc, BA (Honsl, MPICS, FARY
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Identity of Valuer: J R Maxey Ma (Cantab) FRICS FAAV RICS Registered Valuer, aSSiSted by V J Mcliroy
BSc (Hons) MRICS FAAV RICS Registered Valuer for and on the behalf of Maxey Grounds & Co Lir.

Material Involvement: Neither Maxey Grounds & Co Lie nor the named valuers have 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 site under
consideration is 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 LLP 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 + VAT for the initial Report, with additional time spent,
including revisions and negotiations with the Local Planning Authority, charged at £200 + 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 ues 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 received.

Yours faithfully
Victoria Mcllroy

V J Mcllroy BSc (Hons) MRICS FAAV RICS Registered Valuer
For and on behalf of Maxey Grounds & Co we
vmcilroy@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 e
Standard FVA Conditions of Engagement & Terms of Business (Version 15 May
2020)

Date ~
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MAXEY GROUNDS & CO LLP
STANDARD FINANCIAL VIABILITY ASSESSMENT CONDITIONS OF ENGAGEMENT

& TERMS OF BUSINESS
mmawmmmsdsumwmmmmmnamummmmhm
covering Confimation of Financial Viability A (FVA) I g Letter. Maxey Grounds & Co LLP shall advise the
Client in writing as to FVA of the relevant tspeeﬁedhyﬂ\eclemnmesubyedassel(mFVARepon) The following
shall form the basis of the terms on which the FVA will be undertaken
8 The Client shall be the individual or body as identfied in the ing Confi ion of FVA i Letter.
2. The purpose of the FVA shall be as set out in the ing C ion of FVA ions Letter.
3 The asset subject to the FVA shall be as set out in the ',“ ion of FVA ions Letter.
4. Thenleresnobeappmsedshalbeassetomnhe L on of FVA jons Letter.
5. dassﬁcamdmeassawbe:ppnsedshdlbeammnnm ing C: ion of FVA
Letter.
6. Unless otherwise specifically set out in the ing C ion of FVA i Lenerlhevdneaﬁvsedby
MaxeyGtunds&Oou_PshdbelhellmvaaedeﬁnedbylheRICS ion- Global 2022: “The ests
amount for which an asset or kability should ge on the ion date a willing buyer and a willing seller in an

amm’s-length transaction after proper marketing and where the parties had each acted knowledgeably. prudently and without
compulsion” andlor the Market Rent. defined by the RICS Valuation - Global Standards 2022 as: “The estimated amount for
which an interest in real property should be leased on the valuation date between a willing lessor and a wiling lessee on
Wk&mmx\mswmm after proper marketing and where the parties had each acted
knowledgeably, prudently and without " andlor the Y ition of Market Value defined by the Taxation of
Chargeable Gains Act 1892 or Inheritance Tax Act 1884 or Finance Act 2003, broadly defined as: “The price which the property
might reasonably be expected to fetch if sold in the open market at that time, but that price must not be assumed to be reduced
on the grounds that the whole property is to be placed on the market at one and the same time” andlor the Investment Value,
deﬁnedbylheRlcsvm bedsmdadsmzzas “The value of an asset to the owner or 3 prospective owner for
" andlor the Fair Value, defnedbylheRlCSViuam Giobal Standards 2022

asﬂhesbln&dpruhhhmsferofmmuhm g andwiilgpamesmm

the respective nterests of those parties™ and/or the Fair Value, defined by the i A Board as: “The

price that would be received to sell an asset, or paid to transfer a liability, in an orderly on b market ici

at the measurement date”.

7. Thevaiuanondaeshalbeassaomnlhe ing C: ion of FVA jons Letter.

8. Unless oth ifically set out in the ing C ion of FVA Letter Maxey Grounds & Co LLP

warrant that they have had no previ nlhe perty

e. The son shall be ul‘af‘ P Member of the Royal Institution of Chartered
yors who is also a b dMRICSVduerRmdemnemasanEmmlvam

10. Maxey Grounds & Co LLP’s aggregate liability arising out of. or in connection with this FVA, whether arising from

ce, breach of contract. or any other cause whatsoever, shall in no event exceed £2,000,000. This clause shall not exclude
or limit Maxey Grounds & Co LLP’s liability for actual fraud. and shall not limit the liabiity for death or personal injury caused by
their

1" NmedMaxeyGtwndleoLLP‘s wpioy i hasa with the Client or
MMCMJMMMUMWIW memwmmuimmmmmzym
12 HhCiunsuﬁecsbssasamsﬂdl‘axemeunds&CoLLP‘st or neglig Maxey &

Co LLP’s liability shall be limited to a just and equitable proportion of the Client's loss having regard to the extent of responsibility
of any other party. Maxey Grounds & Co LLP’s liabiity shall not increase by reason of a shortfall in recovery from any other party,
whether that shortfall anses from an agreement between the Client and them, the Client's dfficulty in enforcement, or any other

cause.

13 The FVA provided by Maxey Grounds & Co LLP shall be in pounds sterfing.

14. In preparing the report, Maxey Grounds & Co LLP will meet the relevant requirements of the RICS Financial Viability
Conduct and Report 1* Edition, May?OlDand although FVA work is outside the scope of the RICS Valuation

Standards, any valuation utilised in the app has been in with RICS Valuation — Global Standards

2022Thsgu-da\eerewnslhevambmananMndpﬂﬁedammdﬂnvnbﬁymﬂwma

the obj report and any subseq ion in terms of agreeing a viability position.

15 The following assumptions which, unless otherwise stated in the ing C jon of FVA | i letter,

Maxey Grounds & Co LLP is under no duty to verify:

a) that no high alumina cement, or calcium chioride additive or other : ¥ or

maenakwuquusmmdnﬁumsmmdﬂ:muhmsmb&nwﬁed

b) that the property is not subject to any or y or outgoings and that

good title can be shown;

c) 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;

d) that inspection of those parts which have not been inspected would neither reveal matenal defects nor cause Maxey &

Grounds & Co LLP to alter the valuation materially;
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e) that no formal L '} will be provided and that no
haemrkenwmdmmhmﬂyzﬂﬁmﬂmesmmﬂhwmmdmmmﬁmp&a
present uses of the property or from any neighbouring property. The report will not identify the existence of contamination but if
the Valuer's visual inspection concludes that there may be material contamination the Valuer will report that further investigation
is required.
16. quaumumumwmmmmsn in the Valuer's professional
app and ible in the parti having regard to the apparent state of repair and condition of
Hlewopeﬂybﬂshalbemdermdu!ytocaryomzmsumeywbnspedmpansdmepmpeﬂywhnhneovered
unexposed or inaccessible. Such parts will be assumed to be in good repair and condition. Maxey Grounds & Co LLP shall be
under no duty to arange for the testing of electrical, heating. plant or other services. The FVA provided by Maxey Grounds & Co
LLP will not purport to express an opinion about or to advise upon the condition of uninspected parts and should not be taken as
making any mplied representation or statement about such parts.
17. Maxey Grounds & Co LLP shall, unless otherwise expressly agreed, rely upon information provided by the Chent or
mcmslegduwmmobssmdwmvutngbm tenancies and other relevant matters.
18. The FVA report is provided for the stated purpose of the named client. MaxeyGrouMs&CoLLPaweptsnspmsbi!y
to the Client alone that the report has been prepared with the skil, care and diigence bly to be
wsmmmqummmymmmmcmmm Anysunhpersalrehes
upon the report at his own risk, even if that third party pays all or part of Maxey Grounds & Co LLP’s fees, or is permitted to see
a copy of the valuation report. f Maxey Grounds & Co LLP do provide written consent to a third party relying on our valuation,
wmmmmsdm«mmmdmmdwasmmm

10. TheFVAwibe bya‘" d Surveyor g the y local knowledge of the market, and
the y skills and the FVA
20. MaxeyGfomds&Cou.Pshdlepreafeeh’mFVAasse(wtnme C ion of FVA

Letter. That fee shall be settied in full within 28 days of the invoice date. Inmeslmmmsmdmaﬂlemdamwlbe
subject to interest from the invoice date until the date of actual payment at the rate of 4% per annum above Barclays Bank pic

base rate from time to tme.

21. Maxey Grounds & Co LLP, in line with the Rules of Conduct set out by RICS, haveameomplalnshandnq

procedure. If you are unhappy with any aspect of the service you receive in respect of these i to provide a

3 copy of this document is avaiable upon request.

22 As a firm regulated by RICS, all reports by Maxey & Co LLP, inch (hlsFVA are subject to
by RICS. By pting these Conditions of E and Terms of Busi your to i jon of the

report by RICS personnel or their agents is implied.

23 Maxey Grounds & Co LLP’s contract with the named client for the provision of this FVA is subject to English Law. Any

dispute in relation to this contract, or any aspect of the FVA, shall be subject to the exclusive jurisdiction of the Courts of England
and Wales, and shall be determined by the application of English Law, regardless of who initiates proceedings in relation to the
FVA.

In this Agreement words importing one gender only include the other gender; words importing the singular include the plural
number and vice versa; words importing persons include corporations and vice versa.

Version 15 May 2020
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Appendix Il — Copies of Plans
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Appendix IV — Costs, Values and Other Assumptions Adopted and S106
Requirements

COST AND OTHER ASSUMPTIONS ADOPTED

Wiability Assessment Ref 2202E
Client D & R Homes (Gosberton) Ltd t'a D & R Homes
Site Site at Spalding Road, Gosberton

Staternent of Assumptons Made within Appraisal Caleulations
Site area approx. 1.87 Ha. BLV has been assessed as EUV at £25.000 per gross ha, plus premam of £250,000 per gross ha.
This gves overall BLV of £450,250. say £480,000.

Total of 28 x Units (see detaled Accommodation Schedule)

T x Affordable Dwelings split into: 5§ affordable rented
2 shared ownership

Construction and Development Costs (Standard)
Timescales Constructon 1st June 2022 - 1st December 2023
OM Zales start from 15t Movember 2022 and finish 1st May 2024

Build Cost Market & Affordable Housing (2,323 sgm) @ £1.271 £3.184 940
Basic BCIS Build Cost broken down as follows: Total GI4 {sgm) Price per sqm
Detachad Bung: 1218 £1.433 £1,742528
Semi Bung: 1107 £1.303 £1.442421
Total: 2323 £1.371
Total House Build £1.371

% Desgn and Prefessienal Fees
2.5% Contingency ASowance

SUDs and Storm Atten uation: 315m buried pipe for surface water attenuation outfiow £33 278

Attenuation Pond inc. headwall and hydrobrake estmated £40,000 ET3 275
Roads Approx 124m run of adepted roadway at £2,300 per m run £448 200

Approx 10Bm run of unadopted roadway at £1.500 per m run E£162,000 EB08,200
Parking: 58 parking spaces st E500 per space £33,800 £33,800
Garages 3 xsngles {{ £9,000 each £27,000

2 x pairs {ff) £18,000 each £36,000 £63.000
Site Prep and SetUp Welfare: Onsite establshment and welfare {inc. access formation, site office. senvices etc) £15,000

Site Demaoliton ne scaffoldng £12.200 E27.200
Plaot specific extermal works {i.e. patio, fencing etc) @ £2,500 per plot £70,000 ET0.000
Dewaterng: Assume single sided @ £125 per inear metre of adepted road £24 250 £24.250
General 54e Landscaping £20,000 E20.000
Total Externals £819.525

Affordable Housing & 5106 Contributions

Affordable Housing 25%
Primary School Contribution E30em
Secondary School Confribution E46 217
NHS Contribution E444 per unk E12432
Total Cash 5106 £83,320

Finance, Disposal Costs and Profit
Stamp Dufy Land Tax Land £12 500
Finance costs of £8.000 amangement costs plus £2.000 survey and valuaton cost plus §.25% interest [ave]

Marketing / agents’ costs for Market unis of 3% selling and £750 per unit legal costs
Developer cost of sale o RP £5 000
Developers retum of 17.5% on Market units and 8% on Afferdables
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..
BCIS (3 ricS
£/m2 study
Description: Rate per m2 gross intemal floor area for the budding Cost including prefms.
Last updated: 12-Feb-2022 09:38
» Rebased to South Holland { 100: sample 6 }
Maximum age of results: Default period
.Buiid'u-lg f“ncﬁo;? £im* gross internal floor area Sample
(Maximum age of projects}]  Mean  Lowest Lower quartiles. Median Upper quartiles Highest
New build
810. Housing. mixed 1,353 740 1,185 1,313 1,474 3,071 1218
developments (15)
8101 Estate housing
Genarally (15) 1,349 653 1,150 1,300 1,474 4 /78 1483
Single storey (15} 1.517 882 1200 1480 1,687 4878 245
2-storey (15) 1304 853 1.134 1.268 1425 2,844 1151
3-storey (15) 1,383 845 1,12 1332 1,563 2,781 a2
4-storey or above (15) 2,844 1,388 2289 2534 3,812 4212 5
81011 Estate housing 1,738 1,005 1,341 1,502 1,748 4,678 22
detached (15)
810.12 Estate housing
semi detached
Generally {15) 1,345 708 1,158 1,313 1477 2,400 353
Single storey (15} 1.501 eg7 1.303 1472 1.657 2.400 T3
2-storey (15) 1.308 708 1.151 1279 1420 2.275 267
3-storey (15) 1.261 258 1021 1.266 1,366 1.856 13
810.13 Estate housing
terraced
Generally {15) 1301 845 1135 1.318 1.520 4210 275
Single storey (15) 1,563 1,034 1.330 1473 1.708 2,180 25
2-storey (15) 1,338 £40 1132 1.278 1471 2,844 206
3-storey (15) 1420 845 112 1317 1,500 2781 43
4-storey or above (10} 4015 3812 - - - 4219 2
20-Fab-2032 20 as © FICE 200 Page el
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Appendix V — HCA Appraisal Tool Output — Policy-Compliant Scheme
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HCA Devenoment Apprsial Too! Prines SO2CIT
Surplus (Danicit} from input isnd valustion si 2802022 £363.508
i L L
SCHEME .
Siie ADdress 2 31 Spaiding Road, Gosderton Diate of aporaisal 25022022
Sie Reference 22002 Nat Residentis Sie Area 1.67
File Sowte Aunor & Orgarisation Maxay Grounds, 22-24 Markat Piace, March PE15 90H
23 Units wih 25%
Schams Description Affordabies and S108
Cash Conmibuions Registanse Provider (ane T

Housing Mix {AFfordable + Open Markst}

Total Net intemal Area (eq m)
% Afforgable by Uik

5 Afforastie oy Alea

Total Number of A'H Persons |
| Total Numoer of Open Marks! Persons |
Total Number of Persans T
G

Open Market Phass 1 Dm!mih‘mél Opsn Markst Phaas 3 Phass 4
£
£[| £0]
0 5
i B H
£ ) [
th| 0|
£0| £0|
_ - —
ED| £3| £D)]
£0) £D £0)
£0) £0 £0|
E0 0}
CAPITAL VALUE OF OPEN MARKET SALES £5,050,000
Capital Value of Prvaie Remal
Phase 1 £
Prase 2 £0
Prase 3 €0
Phase 4 £0
Priase 5 £0
Total PR 20
CAPITAL VALUE OF OPEN MARKET HOUSING £5,050,000 £ 2525 psqm
BUILD COST OF DPEN MARKET HOUSING Inc Contingency £2511,226 E 1,405 pegm
CONTRISUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £2538.774
AH Realdentlal Valuse
AH & RENTAL VALUES BASED ON NET RENTS
| Shared Ownership (sl  Afordabis Rent (all
Type of Unit Soclal Rented| Total
| phasss) phasse)|
1 5ed Fiat Low rise
2 Bed Fia Low rise
4 Bed + Fiat Low rise |
1 5ed Fiat High rise |
25ed it Hgnrse X z
3 Bed Fiat High fse
4 Bed + Flat Hgh rise
2 5ed House £243,348
3 Bed House |
4 Bed + House |
] £D] £243,548
Epeam oGV (phase 1] z 7%
CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) ET14.892
RP Cross Subsiay (use of own assets) £0
LA 5105 commLeas in ey £0
RP Re-cycied SHG £0
Use of AR rest conversion income £0
Othar sounce of AH Tunding £0
OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0
CAPTAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING) £714,892
BUILD COST OF AFFORDABLE HOUSING Inc Contingency £743,012 £ 1,405 psgm
CONTRISUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING -£34,120
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HCA Deveiopment Apprsial Tool

Car Parking

FE|

[Wo. of Spacas Price par Space (£}
[E &8

‘Vaiue of Residenilal Car Parking
Car Parking Buld Cosis

Ground reat

Social Remed
Sharad Camassnip
Afforoabie Rent

Open markst (3l phases|
Capltaissd Anmual Ground Rents

[TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME

Prinbad J8T0ET

£0
£33,600

Capitalizad annual
ground rent

5 BB

[TOTAL BUILD COST OF RESIDENTIAL SCHEME
I H

==t

B
b
B

Non-Rssidanttal
Office

Feeta

Inadustrial

Ledsure

Commanty Liss
Community Infrastructune Levy

[CAPTAL VALUE OF MON-RESIDENTIAL SCHEME

[COSTS OF NON-RESIDENTIAL SCHEME

1|

CONTRIBUTION TO SCHEME COSTS FROM NON-RESIDENTIAL

£2.471,054

nEnnsni

2

£5,754, 532

External Works 8 infrastracturs Coats (£)
Slie PreparationTemottion

Dihor sits coats
Fees and certification 5.0%
DOihwer Actuisition Coets (£}

Sits Abnormals (€]
De-carkng t=nams
Decontamination
Other

Diher 2

Other 3

Cther 4

Cther 5

Totsl She Costs nc Fess

Dner2
Cther 3
Other 4

Statutory 106 costs

ET0,000
£63,000
£

885,725

£192,858
£0

£
£0
2]
£0
£0
£0
£0
£0

£1.078, 584

F
- R =
= BEaBng E.
B BRERRC 5EBES 8

2,250 1.4% 37,725

15.4% 530,374

33,521

2,746

3,190
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HCA Dev=nprme=: Apprasisl Too! Prman ET000T

Mearkating (Opsn Market HousIng ONLY] per OM it

Saes/isting Fess El Y £151,500 7.214

Leqal Feas (per Open Market initt £750 £15,750 750

Marksting {Affordabis Housing) per affordatie unit

Developer cost of sae o AP [£) £5,000 Tid

RS purchase cosis £) £0

Intermediats Housing Saes and Markstng (£ £0

Total Marksting Costs £172,250

Total Direct Costs 4,833,552
[Elnancs and scquisition costs

Land Payment £460,000 21,505 per OM home 275,448 perheciare

AMTangEmart Fes £8,000 57% Of Imersst

Misc Fess (Surnveyors Eic) £2,000 0.03% of scheme vale

Anerts Fess £0

Legal Fess £3,450

Stamp Duty £12,500

Total Intersst Pald £139,188

Total Financs and Acquisition Costs PE25,138

Developar's return for risk and proflt

Realdgantial

Markat Housing Retum (inc OH) on Vals 17.5% ££83,750 42,083 per OM unit

AMrianis Housng Retum on Cost 6% £43,545 6,254 per afondabie unit

Fstum on sale of Private Fent 0% £0 #DIVIDE per PR unit

Hon-residential

Office £0

Retal 0

Inaustrial €0

Leisure 0

Communiy-uss £0 £0

Total Operating Profit £327,595

L=, profit Fter deducting sales and 5B specific finance costs but oefors deoucting deveinoer Dvsrneads ana faEson)

TOTAL COST I 26,166,724

Schems Investment MIRR 1E.6% efore Deveiopers: refums and infsres: in 3wk OOUDIE COUNENG Neums)
Site Value as 3 Percentage of Total Scheme Vaue BO% Peak Cash Requrement £2122.779
She Value [PV per heclare -£221,502 per hectare -£102,224 per acre
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Appendix VI — HCA Appraisal Tool Output — 10.7% Affordable Housing and
Reduced Cash S106 Contribution
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=iCA Devecomen Apprasia Too!

Prindsd 2500/ND2

Surpius (Defici) from input kand valuailon af AP0
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME
SHe Aodress 2 3 Spakiing Road. Gosoerion
Site Reference 22p02E
Flie Source
23 Uniis wiih 10%
Schame Description Affordables and 5106
Cash Confriuiions

Date

of aporaisal
Nat Residential Ste Area 1.67
Aumor & Organisation Marsy Grounds, 22-74 Mankst Piace, March PE15 o

Total Number

erofums |
[ Tofal Mumoer of Open Market Uniis |

% Aforgatie oy ATes

Total Number of AfH Persons

[ Total Numoer of Dpen Marke: Persons |
[ Total Numnber of Persans

Rt

She Area |
[Netintemal Fosing Ar=a | Hectars |

£287

Zoiiarnze

Ragistarsa Provider (ane 0

Average valus (£ per unit)
[TEed Pl Low Tee

|2 Bed et Low 1se

[T 5ed Fomse
Foegsroes |

NetArea [5q m) 1
Revenue (£/sq m) l

CAPTAL VALUE OF OPEN MARKET SALES

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

£5,930,000 £2,535 psqm
£2338,430 £ 1,405 pegm

£2,531,570

AH Residential valuse
AH & RENTAL VALUES BASED ON NET RENTS

Soclal Rented|

Sharsa Ownsrship (il
[ Typs of Unit phases)

Afordabie Rent (all

" ) Total

1 Bed Pt Low nse

2 Bed Fiat Low rie

2 Bed Fiat Low rise

|4 Bed + Fian Low rise

£102,378|

3,025

£3, 022 £197 407
£103,554

£105,554

1 0] EiD8,378

£200,013| £304,391

Epsgm of CV (phase 1) = T.93%

CAPTAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING)
P Cross SUDEIOY (USE of oan assals|

LA §105 commutad in feu

RP Re-cyciad SHG

Use of AR Fent COVErsion INcome

Other source of AH funding

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING
CAPITAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING)

BUILD COST OF AFFORDABLE HOUSING Inc
CONTRISUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING

1124

£308,391
£321,808 £ 7,405 pegm
217,417
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HCA Devmnprmens Apprsial Took Printen JOZED

Car Parking
[Ho. of Spacas Price par Space [£)] Valua]
[5E 153 1

WValua of Residentlal Car Parking £0
Car Parking Buid Costs E33,600

Ground rent

Socia Rented ED
Shared Cwnenship
Afforgadis Rent

Cpan marke [all phases)
Capitaitssd Annual Ground Rents

TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEWE 1
OTAL BLNLD COST OF RESIDENTIAL SCHEME T
0 SCHEME

lon-Reaigantial

£2 540,553

Oiffice
Retal
Industrial
Leleune

Communiy Lisa
COmmanity Infrastniciurs Levy

CAPTAL VALUE OF NON-RESIDENTIAL SCHEME ]

COSTS OF NON-RESIDENTIAL SCHEME 1

CONTRISUTION TO SCHEME COSTS FROM NON-RESIDENTIAL

GROSS DEVELOPMENT VELUE OF SCHEME I
B COBTS I
ECOSTS

External Works & infrastructure Costs (£) % of GOV par Heclare
Site PreparationiDemoiton E2T.D00 54 0.4% 16,166
Finads and Sewears £508,200 21,721 SE% 354,192
SUDs and Storm Attenuation £T3.275 2617 1.2% 43,877
Dewatering E24,250 B 0.4% 14,521
General shie landscaping E20,000 Ti4 0.3% 11,576
Pubkc Cpen Space £D

Site Specific Sustainabaty inklatives ED

Piot specific extemnal works ET0,000 2,500 1.1% 41918
£63,000 2250 1.0% 7,725

£2 540,553

Garaes
Othar 2
Diber site coats

Faes and certification 6% £192,858 6,686 ERE 115,485
Ofher Acouisition Costs (£) ED

Sie Abnormals (£)
De-canting tenams
Decortamination
Qher

ED
£885,725 14.2% 530,374

&80
ED
ED
Diher 2 D
Qiher 3 ED
Cher 4 £0
Oiher £ £
E0

S84

Total Stte Costs inc Fass £1,078, 38,521

Commanity Infrastructune Levy
Other Tarm

Ciher 1

Ofher 2

Other 3

Oihar 4

Statutory 106 costs £3,000 107
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MAXEY
GROUNDS

HCA Deveiopmen: Apprasis Too! Froe=g BO0DT
Marketing (Opan Markst Housing ONLY) per O Nt
Saesettng Fess 3r% E177,900 T.116
Leqa Fees (Der Open Mamet wny £750 £18,750 730
Marksting [Arforgatis Houslng) per aftordatie unit
Develoner cost of 532 10 AR [E) £5,000 1,667
Fi2 purchass costs (£) o
Intarmadiate Housing SSies and Markstng (£} @
Total Marksting Costs £201,850
Total Direct Costs BA.5T7.072
Elnance and sequisition costs
Lang Payment £450,000 18,400 per OM home 275,445 per hectars
ATangsment Fas £3,000 £.3% of mrest
Misc Fess |Sunveyors ety £2,000 0.03% of scheme vale
Agerts Fess =
Legal Fess £3,450
Stamp Dty £12,500
Total Intarest Pald £115,108
Total Financa and Acquisition Coste EG01,058

Devedopar's return for risk and proft

Realgential

Wanat Housing Retum (i OH) on Valu 17.5% £1,097.750 41,510 per OMunn
Afforgatie on Cost 50% £15.838 5273 per affordabie uit
Retum on sake of Private Rent 0% 0 #DIIDE per PR unit
Non-Tesidentiai

omce 0

Retal 0

Ingustrial £0

Leisure £0

Community-uss £0 £0

Total Oparating Profit £1.058,588

[1.2. DYOM 3Mer JEGUCHNG SaIES 3N Sba SHcinG TINFNCE COSHS DUt DEAOME CROLCHNG UEVEIODET OVSMEaTE 3NG EXaTon)
[FoTALEosT I _EE 254 718]

Schems Investment MIRR 28.8% (before Deveopers retums and interes: i W0kl COUDIE COUNENG NS
Site Value as 3 Percentage of Total Schems Value TA% Peak Cash Raquremant -£1,676.942
Site Value (V) per nectars -E172 per hectars -£79 peracre

File Reference: 22002 Page 44 of 44



Development Homes &
Communities
Appraisal Tool

Agency

PRESS 10 ACCEPT
MSCLAIMER and CONTINUE

Version 405 Apr-16

Thi Homes and Communities Agancy(HCA) makes no wamanties, represantations or uncefakings about any af the content contained in this Meodael
{inchuding, withaut limitation, any as to tha gualty, accuracy, completeness or filness for any particular purpose: of such content).
The HCA will nat ba liahla for any loss ansing aut af of in conraction with the usa of this Maded in negligence. for, by slabie or athensiza

when starting a scheme apprasial always download current version from www.gov, uk/government/collections/development-appraisal-tool

Any problems working with this tool should be reported to DatEnquiries@hca.gsi.gov.uk

Cover Sheet
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Surplus (Deficit) from Input land valuation at 28/2/2022 -287

HCA Development Appraisal Tool
INPUT SHEET 1 - SITE DETAILS

Basic Site Details

FULL VIABILITY ASSESSMENT |

Site at Spalding Road, Gosberton

22002E

28 Units with 10% Affordables and $106 Cash Contributions
28/02/2022
1.67
1.67
Maxey Grounds, 22-24 Market Place, March PE15 9JH
South Holland |

460,000
28/02/2022

460,000
Other -please note below|
28/02/2022 |

EUV of £25,000 per gross hectare plus premium of £250,000 per gross hectare

Developer




HCA Development Apprasial Model v3 Printed 10/03/2022

Surplus (Deficit) from Input land valuation at 28/2/2022

IF IN DOUBT LEAVE THIS SHEET 'AS IS' AND CONTINUE TO SITE SHEET
HCA DevelopmentAppraisal Tool

Tool Setup of Sheets to display

The only function of this sheet is to display or hide particular sheets to match user

Simplified data entry is normally faster; if required it is possible to enter additional detail at a later stage
PRESS for level of detail to display>>>>> * Simplified Screens or Pres

Minimal input & output sheets
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requirements: if you wish to view all formulas then select 'Advanced user’

" Advanced user << view more outputs and calcs (" Add Analytical To
Workings & cashflow also visible including sensitive test
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HTA (Right) 3 2 Bed House Open Market Build phase 1

HTB (Left) 5 75 |2 Bed House Opan Markel Build phage 1 200,000
HTE (Right) & 75 |2 Bed House Open Market Build phase 1 200,000
HTC 5 99 |3 Bed House Open Market Build phase 1 260,000
HTD 2 103 |3 Bed House Opan Markel Build phage 1 330,000
HTE 4 103 |3 Bed House DOpen Market Build phase 1 330,000
HTA (Left) 1 51 |2 Bed House Shared Ownership phase 1 150,000
HTE (Left) 1 75 |2 Bed House Affardable Rent phase 1

HTD 1 103 |3 Bed House Affardable Renl phase 1

<Enter description hare=
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HCA Davelopmant Appraisal Tool
200%  1.00% 5.25% 39.M%| 2.?5%'
10.00% ) 2.00%| 10.00%| 5.25%
Costs £ par home pa Mygmt  Voididebi R&M
Shared Ownership phase 1 83 25

Affordable Rent phase 1 673 135 673

Printed 1000372022
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HCA Development Apprasial Model

Date of scheme appraisal 28-Feh-22 from Site Sheet

Use any valid Excel Date format (g DOMIMAYY)

Tenure phases display for date input only after transfer from Input 2 sheet
01-Jun-22 01-Jan-23|
01-Jun-22 01-Dec-23

AH phases display for date input only after transfer from Input 2 sheet
01-Feb-23 01-Feb-23
01-Feb-23 01-Feb-23

OM phases display for date input only after transfer from Input 2 sheet
01-MNow-22 01-May-24

PR phases display for date input only after transfer from Input 2 sheet

Printed 10/03/2022

Manthly
Sales
rate

1.32
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Surplus (Deficit) from Input land valuation at 28/2/2022

HCA DevelopmentAppraisal Tool

Quher sources of flunding
Must be batwesan 28-Feb-22
and 1 -May-24
RP Cross Subsidy (use of awn assets) Impliad Presant Value of Affordable Housing 287837

LA s 106 commuled in ieu

RP Re-gycled SHG

Use al AR rent cormversion ncome
Oher source al &H Tunding
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Building Cost £ per Sq Avg Cost
m GROSS area pu
1,371 69,921
1,371 122,019
1,371 114,670

Fees & Contingencies as % of Building Costs £ Total

6.00% 182,859

2.50% 79,518
* This section excludes Affordable Housing section 106 payments All dates must be between 28-Feb-22 23-Feb-42

‘Histore' costs incurred earfier may be entered as 28-Feb-22 PROVIDED they are not taken into account in the site valuation (& hence double ot
Cost per

External Works & unit {all
Infrastructure Costs (£) fenures)
Phase 1
Site Preparation/Demolition inc. demalition £27,000 01-Jun-22 01-Aug-22 964
Roads and Sewers £608,200 01-Jun-22 01-Dec-23 21.721
SUDs and Storm Attenuation £73,275 01-Jun-22 01-Dec-23 2617
Dewatering assumed single side of adopted roads £24,250 01-Jun-22 01-Dec-23 866
General site landscaping £20,000 01-Jun-22 01-Dec-23 714
Public Open Space
Site Specific Sustainability Initiatives
Plot specific external works £2.500 per plot £70,000 01-Jun-22 01-Dec-23 2,500
Garages £63,000 01-Jun-22 01-Dec-23 2,250
Other 2

Cost per
unit {all
Site Abnormals (E) lenures)

De-canting tenants
Decontamination
Other

Other 2

Other 3

Other 4

Other 5




HCA Development Apprasial Model

Statutory Payments (£)
Education Primary and Secondary
Sport & Recreation

Social Infrastruciure

Fublic Realm

Affordable Housing

Transport

Highway

Hesalth NHS £444 per unit
Public Art

Flood work

Other 1
Other 2
Other 3
Other 4

OTHER COSTS

SITE PURCHASE COSTS

£3,000

£0

0.00%

0.75%

01-Aug-23

56 {Open Market and Affordable)

01-Sep-23

01-Sep-23

01-Sep-23 01-Sep-23

Printed 10/03/2022

Per unit

107
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FINANCE COSTS

£8,000
| 6.25% |
£2,000

4.00%

MARKETING COSTS

Affordable Housing Marketing Costs

01-Feb-23

01-Feb-23
£0
£0

Open Market Housing Marketing Costs

3.00%
£750

DEVELOPER'S OVERHEAD AND RETURN FOR RISK (before taxation)
Developer Ofhead (€) Return at Scheme end

Open Market Housing (% GDV) 17.50% 17.5% inc Overheads

41,510 per open market home
Nioriat i (o Cost) soo
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Surplus (Deficit) from Input land valuation at 31/7/12014 Incomplete entry , see warning sheet
HCA DEVELOPMENT APPRAISAL TOOL

Space for pasting any more detailed figures supporting inputs into the DAT model
This data may be used as cell references in formula within DAT entries.
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obviously missing data
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Surplus (Defic

om Input land valuation at 28/2/20232

SLMMART D=TaIL

HCA DEVELOPMENT APPRAISAL TOOL I

SCHEME

Site Addrass
Site Referance
File Source

28 Urats with 10%

Schama Dascripton

Aflardables and 5106

Cash Cortributions

Houslng Mix (Affordable + Ogan Marketh

Site 81 Spalding Road, Gosterlon
22002

Tolal Mumbsar of Lins

ks

Total Mumber of Open Market Lnits

s

Total Mumbar of Affordabia Units

Lnits

Tolal Mel kternal Area (g m)

T

S Affordabss by Unit

S Allordable by Area

Densify

wnits’ bactang

Total Mumbsar of A'H Persons.

Parsong

Tolal Number ol Open Markel Persans

Parsong

Tofal Mumber of Parsons

Parsons

Grogs site Ares

hacisres

Mel Sile Area

taclares

Ml Internal Housing Area § Heclane

50 m S haclae

Date of appraisal 28022022
Mel Residential Sike Area 187

Author & Organisation  Mamey Grounds, 22-24 Market Placa, March PE15 SJH

Reosierad Provider (whe 0

aqusis

BOST sch per acr

Average value (£ par unit)

Open Market Phase 1:

Opan Markat Phase 2;

Open Marked
Open Market Phase 3; Phasae 4;

Tipen Market]
Phasae 5

Taotal

1 Bed Flal Low rise

£0

£0 £0

£0

Z Bad Flal Low rige

£0

£0 £0

£0

3 Bad Flal Low rise

Fal]

Fal] £0

Fal]

4 Had + Flat Low nse

£0

£0 £0

£0

1 Bad Flat High risa

in

in £

in

2 Bad Flal High rise

0

0 0

0

3 Bed Flal High rise

£0

£0 £0

£0

4 Bad + Flal High rige

£0

£0 £0

£0

£ Bad House

E189, 206

Fal] £0

il

3 Bad House

E29E,182

£0 £0

£0

4 Baid + Housa

in

in 0

in

Tolal Revenwe £

E£5,930,000

2EBEEEEBBEEE

£0 £0

£0

E£5.830,000

Net Araa (50 m}

2.0

2,081

Rewvanua (£ 50 m)

£2 BI6

CAPITAL VALUE OF OPEN MARKET SALES

Capital Value of Privata Rantal
Fhage 1
Phase 2
Frasa 3
Fhage 4
Phase &
Tolal PR

CAPITAL VALUE OF OPEN MARKET HOUSING
BUILD COST OF OPEN MARKET HOUSING inc Contingency
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING

AH Residential Values
AH & RENTAL VALUES BASED ON NET

REMNTS

£2,938,430 £ 1,405 psqm

Type of Unit

Social Rented

Shared Ownerghip fall
phasas)

Affordable Rent (all

phasss) Total

1 Bad Flal Low rige

2 Bad Flat_Low rise

3 Bad Flat Low risa

4 Bad + Flal Low rige

1 Bad Flal High rise

2 Bad Flat High risa

3 Bad Flal High rise

4 Bad + Flat High rise

2 Bad House

£104,378

£a3.009 E197 407

3 Bead House

E106 584 E10E 884

4 Bad + Housa

£104,378

E200,013 E304,301

E psgrm of CV [phase 1)

£0

1,936

CAPITAL VALUE OF ALL AFFORDAELE HOUSING (EXCLUDING OTHER FUNDING}

RF Cross Subsidy (use of own assats)
L& 51068 commuted in lisu

RF Re-cyclad SHG

Usa of AR rent conversion income
Oiber source al AH funding

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING

CAPITAL VALUE OF ALL AFFORDAEBLE HOUSING (INCLUDING OTHER FUNDING)
BUILD COST OF AFFORDABLE HOUSING Inc Contingency
CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING

Car Parking

|Mo. of Spaces |

Price per Space [£)]

Walue|

(56 |-

] |

1,124

E321,808 £ 1,404 psqm

0
£0
£0
0
£0
£0

£5,930,000

E£304,301
£0
in
£0
£0
in

£0

E£304,301

E£5,930,000

£ 2,836 psqm

£2,991,570

£17,417
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Value of Residential Car Parking £0
Car Parking Buiki Cosls E33 610
Ground rent
Capitalised annual
ground rent
Social Ranted £0
Shared Ownership £0
Affordabile Rent £0
Open markel (3l phases) £0
Capitalised Annual Ground Rents. £0
TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME ]
TOTAL BUILD COST OF RESIDENTIAL SCHEME | ﬂ,ﬂml
TOTAL CONTRIBUTION OF RESIDENTIAL 5CHEME £2.940,553
Non-Residential
Cost Values
Ofice £0 £0
Retai £0 £0
Industnial £0 £0
Lasigure £0 £0
Community Llsa £0 £0
Community Infrestruchure Levy £0
CAPITAL VALUE OF NON-RESIDENTIAL SCHEME =
COSTS OF NON-RESIDENTIAL SCHEH_E _ ED
CONTRIBUTION TO SCHEME COSTS FROM NON-RESIDENTIAL £0
GROSS DEVELOPMENT VALUE OF SCHEME |
TOTAL BUILD COSTS | £3,283 838]
TOTAL CONTRIBUTION TO SCHEME COSTS E2.940,553
External Waorks & Infrastructiure Costs (E) Per unit % of GOW per Heclare
Site Fraparation/Demaition E27.000 Be5d 0% 16168
Roads and Sewers E608,200 21,71 98% 364,192
SUDs and Stomm Attenuation ET3.275 287 1.2% 43877
Derwatering E24,250 B&G 0% 14521
General site landscaping E20,000 T4 0.3% 11,876
Publz Opan Spaca EQ
Site Specilic Sustainability Initatives {31
Plal specific external works E70,000 2.500 1.1% 41,916
Garagas E63,000 2250 1.0% s
DOahear 2 31
EBBS T25 14.2% 530,374
Other sibe costs
Fees and certification 6.0% £182,859 E.643 3 1% 1154385
Oiher Aequisilion Costs [£) ED
Site Abnormals (£)
De-canbing tanants 31}
Decontarmination ED
Oihar ]
Dihar 2 EQ
Caker 3 (31]
Cribar & ED
Oahar 5 31}
ED
Total Site Costs inc Feos £1,078 584 36,511
Statutory 106 Costs ()
Education £3,000 07
Sgporl & Recraation {31]
Sacal Infrasbructure 3]
Publiz Raalm 131}
Aflordable Houging 3]
Transgar 31
Highway 3]
Health {31]
Public Ar 31]
Fload wark E0
Community Infrastruchure Levy ED
Cdbwer Tariff 31]
Dhar 1 E0
Oaher 2 {31]
Cahar 3 31]
Cahar 4 31}
Statutory 108 costs E£3,000 107
I mg (Open Mar fuBin per OM unit
Salesating Fe 30% £177.900 7,116
Leqal Fesas [par Opan Market unit): £rsn E18,750 750
Markating (Affordable Housing) per affordable unit
Developer cost of sale o RP (£) £5,000 1,687
RF purchase cosis (£) 31}
Inlermediale Housing Sales and Marketing (£) ED
Taotal Marketing Costs E£201,650

Tolal Direct Cosls E£4,577,072



HECA Davalagenent Agpragial Tool

Finance and acquisition cosis

Printed 100032022

Land Payment E4E0, 000 18,400 per OM horme 275449 per heclane
Amrangament Fae £8,000 G.5% of interast

Misc Fees (Surveyars etc) £2,000 0.03% of scheme value
Agents Fees 31

Lagal Feas £3,450

Starmp Duty E12,500

Tolal Imerest Paid £115,108

Total Finance and Acquisition Cosls E601,058
Developer's return for risk and profit

Residential

Markat Housing Return fing OH) on Valy 17.5% £1,007, 750 41,510 par Cb unit
Affordable Housing Return on Cost 6.0% E18,838 6,279 per affordable unit
Relum an sale of Privale Raml 0.0% (31] WO per PR unit
Hon-residential

Ofice ]

Retai £0

Iridustnal 0

Lalsure £0

Community-usa £0 £0

Total Operating Profit £1,056,588

(1.8, profi aftar deducting sales and site spacific financa costs but bafore daducting developar ovarhaarts and taxation)

TOTAL COST [ £6,234,718]

Scheme Investment MIRR 2B.8% [halora Daveloper's miums and interast 1 aecid doubla counting returms)

Sie Value as a Percentage of Total Schame Value T.A4% Paak Cash Requirement

Site Value [PY) par heclare -E172 per hactare -ETD per acre

-E1.876,544
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Scheme Results
“GLA toolkit' style Schema Results

Site Reference Details Site Details

Site Reference 22002E Site Address Site at Spalding Road, Gosberton

28 Units with 10% Affordables and
|I_-;;u;|.| P|i|r|r||l1g A.l,ll,l1|_1ri1:,- South Halland Scheme Description  [S106 Cash Contributions
|Registarad Provider (whe|Developar

TOTAL NUMEER OF UNITS AFFORDABLE UNITS
Dwalings | 28 Cruantity % all units
Todal 11%,)

3
[CENSITY (per hectare) Social Rented ] e

F]

1

|Dwealings | 16,8 Affordable Rent T
Shared Cwnership 4%

[REVENUES AND COSTS Burplus/|DeNcit) Present Value |

Total Scheme Revenues | 6.234.301 ‘Whole Scheme - 287
Tolal Scheme Costs 6,234,718 Per net heclare - 172
Par dwelling - 10
Per market dweling |- 11

Contribution to Revenue from

Marked Howsing 5,830,000
Affordable Housing 304,301 |Attemative Site Value |

Social Rent - [Other -please nate bel 460,000 |
Sharad Cwnarship 104,378
Affordable Rent 200,013
Other Contribubions
IMon Residential Values

[=1=1

Confribution to Costs from
Markel Housing 2,858,430
Affordable Housing a21.808
Social Rent -
Shared Qwnership 63,921
Affordable Rent 244,038
Orthier Construction costs 1,112,184
|Flanning Obligatons 3,000
|Fees 201,650
|Mon Residential Costs -
[Finance and Acquisition Costs 501,068
|Developer's retumn for risk and profit 1,056,588




evelopment Homes &
Communities
praisal Tool

Agency

PRESS to ACCEPT

DMSCLAIMER and CONTINUE

Version 4.05 Apr-16

Thea Hames and Communitias AgancyiHC A} makes ng warmantias, reprasantations or undariakings aboul any of the conbant containad in this Model
{Including, withouwt bmitatian, any & 10 the quality, accuracy, completenass or fitness for any pamicular purpose of such content)
Tha HCA will not ba liabie for any loss -BNSJI'EI-D{I-D-'QT in connachion with the use of this Modal in negligance, tort. by statute ar otharaisa

when starting a scheme apprasial always download current version from www.gov.ukigovernment/collections/development-appraisal-tool

Any problems working with this tool should be reported to DatEnquiries@hca.gsi.gov.uk

Cover Sheal
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Printed 10/03/2022

Surplus (Deficit) from Input land valuation at 28/2/2022 -369,908

HCA Development Appraisal Tool
INPUT SHEET 1 - SITE DETAILS

Basic Site Details

FULL VIABILITY ASSESSMENT

Site at Spalding Road, Gosberton

22002E

28 Units with 25% Affordables and 5106 Cash Contributions

28/02/2022
1.67
1.67

Maxey Grounds, 22-24 Market Place, March PE15 9JH

South Holland |

460,000 |
28/02/2022
460,000

Other -please note below,

28/02/2022 |

EUV of £25,000 per gross hectare plus premium of £250,000 per gross hectare

Developer
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Surplus (Deficit) from Input land valuation at 28/2/2022

IF IN DOUBT LEAVE THIS SHEET 'AS IS' AND CONTINUE TO SITE SHEET
HCA DevelopmentAppraisal Tool

Tool Setup of Sheets to display

The only function of this sheet is to display or hide particular sheets to match user

Simplified data entry is normally faster; if required it is possible to enter additional detail at a later stage
PRESS for level of detail to display>>>>> {+ Simplified Screens or Pres

Minimal input & output sheets
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-369,908

requirements: if you wish to view all formulas then select 'Advanced user’

" Advanced user << view more outputs and calcs (" Add Analytical Tc
Workings & cashflow also visible including sensitive test
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HTA (Right) 2 2 Bed House Open Market Build phase 1
HTB (Left) 3 75 |2 Bed House Opan Markel Build phage 1
HTE (Right) & 75 |2 Bed House Open Market Build phase 1
HTC 5 99 |3 Bed House Open Market Build phase 1
HTD 1 103 |3 Bed House Opan Markel Build phage 1
HTE 4 103 |3 Bed House DOpen Market Build phase 1
HTA (Left) 1 51 2 Bed House Shared Cwnership phase 1
HTB (Left) 1 75 |2 Bed House Shared Cwnership phase 1
HTA (Laft) 1 51 2 Bed House Affordable Rent phase 1

HTE (Left) 2 75 |2 Bed House Affordable Rent phase 1

HTD 2 103 |3 Bed House Affardable Renl phase 1

<Enter description hare=
<Enter description hare>
<Enter descriplion here=
<Enter description hare=
<Enter description hare>
<Enter descriplion here=
<Enter description hare=
<Enter description hare>
<Enter descriplion here=
<Enter description hare=
<Enter descripfion here>
<Enter descriplion here=
<Enter description hare=
<Enter description hare>
<Enter descriplion here=
<Enter description hare=
<Enter descriplion here>
<Enter descriplion here=
<Enter description hare=
<Enfer descripfion here=
<Enter descriplion here=
<Enter descriplion hare=
<Enter description here=
<Enter desceriplion here=
<Enter description hare=
<Enter descripfion here=
<Enter description here=
<Enter description here=
<Enter description heres
<Enter descriplion here
<Enter description here=
<Enter descriplion here=
<Enter descriplion here:=
<Enter description here=
<Enter descriplion here=
<Enter descriplion here:=
<Enter description here=
<Enter descriplion here=
<Enter descriplion here:=
<Enter description here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion here=
<Enter description here=
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<Enter descriplion here:=
<Enter description hens=
<Enter descripion here=
<Enter descriplion here=
<Enter description hens=
<Enter descriplion here=
<Enter descriplion here:=
<Enter description hans=
<Enter descriplion here=
<Enter descriplion here:
<Enter description hans=
<Enter descriplion here=
<Enter descriplion here:=
<Enter descriplion hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hena=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hena=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion henas=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hena=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hena=
=Enter deacription hergs
<Enter descriplion here=
<Enter descriplion heana=
<Enter deacription herss
<Enter descriplion here=
<Enter descriplion hena=
<Enter deacription hengs
<Enter descriplion here=
<Entaer descriplion hena=
<Enter deacription heres
<Enter descriplion here=
<Entar descriplion hens=
<Enter deacription henss
<Enter descriplion here=
<Entar descriplion henas=
<Enter descriplion hens
<Enter descriplion here=
<Entar descriplion hena=
<Enter deacriplion henss
<Enter descriplion here=
<Entar descriplion hena=
<Enter deacription here=
<Enter descriplion here=
<Entar descriplion hena=
<Enter description here=
<Enter descriplion here=
<Entar descriplion hena=
<Enter deacription hens=
<Enter descriplion here=
<Entar descriplion hena=
<Enter descriplion here=
<Enter descriplion here=
<Enter description hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter description hans=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hens=
<Enter descriplion here=
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<Enter descriplion here:=
<Enter description hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter description hens=
<Enter descriplion here=
<Enter descriplion here:=
<Enter description hans=
<Enter descriplion here=
<Enter descriplion here:
<Enter description hans=
<Enter descriplion here=
<Enter descriplion here:=
<Enter descriplion hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hena=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hena=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion henas=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hena=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter descriplion hena=
=Enter deacription hergs
<Enter descriplion here=
<Enter descriplion heana=
<Enter deacription herss
<Enter descriplion here=
<Enter descriplion hena=
<Enter deacription hengs
<Enter descriplion here=
<Entaer descriplion hena=
<Enter deacription heres
<Enter descriplion here=
<Entar descriplion hens=
<Enter deacription henss
<Enter descriplion here=
<Entar descriplion henas=
<Enter descriplion hens
<Enter descriplion here=
<Entar descriplion hena=
<Enter deacriplion henss
<Enter descriplion here=
<Entar descriplion hena=
<Enter deacription here=
<Enter descriplion here=
<Entar descriplion hena=
<Enter description here=
<Enter descriplion here=
<Entar descriplion hena=
<Enter deacription hens=
<Enter descriplion here=
<Entar descriplion hena=
<Enter descriplion here=
<Enter descriplion here=
<Enter description hens=
<Enter descriplion here=
<Enter descriplion here=
<Enter description hans=
<Enter descriplion here=
<Enter descriplion here:=
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38.00%]

Costs £ per home pa Mgmt  Voiddebt RE&M

Shared Ownership phase 1 56 29
Affordable Rent phase 1 G634 127 &34
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HCA Development Apprasial Model

Date of scheme appraisal 28-Feh-22 from Site Sheet

Use any valid Excel Date format (g DOMIMAYY)

Tenure phases display for date input only after transfer from Input 2 sheet
01-Jun-22 01-Jan-23|
01-Jun-22 01-Dec-23

AH phases display for date input only after transfer from Input 2 sheet
01-Feb-23 01-Feb-23
01-Feb-23 01-Feb-23

OM phases display for date input only after transfer from Input 2 sheet
01-MNow-22 01-May-24

PR phases display for date input only after transfer from Input 2 sheet

Printed 10/03/2022

Manthly
Sales
rate
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Surplus (Deficit) from Input land valuation at 28/2/2022

HCA DevelopmentAppraisal Tool

Quher sources of flunding
Must be between 8-Feb-22
and 01-May-24
RP Cross Subsidy (use of awn assets) Impliad Presant Value of Affordable Housing 676,247

LA s 106 commuled in ieu

RP Re-gycled SHG

Use al AR rent cormversion ncome
Oher source al &H Tunding
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pu

Building Cost £ per Sq
m GROSS area

86,373
111,599
116,666

Fees & Contingencies as % of Building Costs £ Total

6.00% 182,859

2.50% 79,518
* This section excludes Affordable Housing section 106 payments All dates must be between 28-Feb-22 23-Feb-42

‘Histore' costs incurred earfier may be entered as 28-Feb-22 PROVIDED they are not taken inte account in the site valuation (& hence double ¢t
Cost per

External Works & unit (all
Infrastructure Costs (£) tenures)
Phase 1
Site Preparation/Demolition inc. demalition £27,000 01-Jun-22 01-Aug-22 o964
Roads and Sewers £608,200 01-Jun-22 01-Dec-23 21,721
SUDs and Storm Attenuation £73,275 01-Jun-22 01-Dec-23 2,617
Dewatering assumed single side of adopted roads £24,250 01-Jun-22 01-Dec-23 B66
General site landscaping £20,000 01-Jun-22 01-Dec-23 714
Public Open Space
Site Specific Sustainability Initiatives
Plot specific external works £2.500 per plot £70,000 01-Jun-22 01-Dec-23 2,500
Garages £63,000 01-Jun-22 01-Dec-23 2,250
Other 2

Cost per
unit (all
Site Abnormals (E) tenures)

De-canting tenants
Decontamination
Other

Other 2

Other 3

Other 4

Other 5




HCA Development Apprasial Model

Statutory Payments (£)
Education Primary and Secondary
Sport & Recreation

Social Infrastruciure

Fublic Realm

Affordable Housing

Transport

Highway

Hesalth NHS £444 per unit
Public Art

Flood work

Other 1
Other 2
Other 3
Other 4

OTHER COSTS

SITE PURCHASE COSTS

£76,888

£12,432

0.00%

0.75%

01-Aug-23

56 {Open Market and Affordable)

01-Sep-23

01-Sep-23

01-Sep-23 01-Sep-23

Printed 10/03/2022

Per unit

2,746

444
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FINANCE COSTS

£8,000
| 6.25% |
£2,000

4.00%

MARKETING COSTS

Affordable Housing Marketing Costs

01-Feb-23

01-Feb-23
£0
£0

Open Market Housing Marketing Costs

3.00%
£750

DEVELOPER'S OVERHEAD AND RETURN FOR RISK (before taxation)
Developer Ofhead (£) Return at Scheme end

Open Market Housing (% GDV) 17.50% 17.5% inc Overheads

42,083 per open market home
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Surplus (Deficit) from Input land valuation at 31/7/12014 Incomplete entry , see warning sheet
HCA DEVELOPMENT APPRAISAL TOOL

Space for pasting any more detailed figures supporting inputs into the DAT model
This data may be used as cell references in formula within DAT entries.
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obviously missing data
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Surplus (Defic om Input land valuation at 28/2/20232

HCA DEVELOPMENT APPRAISAL TOOL I

SLMART D=TaIL

SCHEME .

Site Address Site a1 Spalding Road, Gosbarton Date of apprasal 28mMa22

Site Referance ZH02E et Residential Sile Area 1,87

File Source Author & Organisaton  Mamey Grounds, 22-24 Market Placa, March PE15 SJH
28 Units with 25%

Schama Dascripton Allordables and 5108
Cash Cortributions Renistered Provider fwhe

Housing Mix (Aftordable + Open Market)

Tolal Mumbsar of Lins 20| units
Total Mumbser af Open Market Units 21 | s
Total Mumbar of Affordabia Units 7| umits
Total Mel lnternal Area (sq m) 2,320 5g
S Affordabss by Uinit 26.0%
S Allordable by Area 23.0%
Dengify 17 s hestare
Totel Mumbsar of A'H Persons. Parzons
Tolal Mumbser of Open Markel Persons Pavsang
Tolal Mumbsar of Parsons Parsans
Grogs Bite Ares 167 | hectanss
Mel Sile Area 1.E7 | heclaras
Ml Internal Housing Area § Heclane 1,389 5q m / heclare nqusis BOST sgll per acm

=1=1=]

Dpen Market, Tpen Market]
Average valee (£ per unit) Opan Market Phase 1:| Open Market Phase 2;| Open Market Phase 3 Phase 4; Phase & Total
1 Baxd Flal Low rise £ £1 £0 £0 £0
Z Bed Flal Low rige £ £1 £0) £0 £0
% Bed Flal Low rige £0 £0 £0 £0 £0
4 Bad + Flat Low nse EQ ] £0 ] £0
Ed
£0
£

1 Bad Flat High risa £0 £0) £0 £0)
2 Bad Flat High rise £0 £0 £0 £0
3 Bed Flal High rise £ £0 £ £0
4 Bed + Flal High rige £1) £1 £0 £1 £
2 Bad House £190,90%9 £0 £0 £0 £0
3 Bad House £295,000 ] £0 ] £0
4 Bad + Housa Ed ] £0 ] £0
Tolal Revenuse £ £5,0:50,000 £0 £0 £0 £0 £5,050,000]
Net Araa (50 m} 1,7E7 - - - - 1,787
Rewvanua (£ 50 m) £2 86 - - - -

CAPITAL VALUE OF OPEN MARKET SALES £5,050.000

Capital Value of Privata Rantal

Fhage 1 0
Phase 2 £0
Frasa 3 £0
Fhase 4 0
Phase & £0
Tolal PR £0

CAPITAL VALUE OF OFEN MARKET HOUSING £5,050,000 £ 2 826 psgm
BUILD COST OF OPEN MARKET HOUSING inc Contingency E2.511,226 £ 1,405 psqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £2,538.774

AH Residential Values
AH & RENTAL VALUES BASED ON NET RENTS

Shared Ownership (all Affordable Rent (all

Type of Unit Social Rented ohases) phasss)

Taotal

1 Bad Flal Law riga
2 Bad Flat_Low rise
3 Bad Flat Low riga
4 Bad + Flal Low fise
1 Bad Flat High rise
2 Bad Flat High risa
3 Bad Flal High rige
4 Bad + Flat High rise
2 Bad House E243 544 E257 374 E500,924
3 Bad House E13 065 EZ15 D63
4 Bad + Housa

Ed E243 544 E4T1,343 E714,802
E psgrm of CV [phase 1) - 1,828 1,158

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) 714,892
RF Cross Subsidy (use of own assats) £0
L& 5106 commuted in lisu £0
RP Re-cycled SHG £0
Usa of AR rent conversion income £0
Oiber source al AH funding £0

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0
CAPITAL VALUE OF ALL AFFORDAELE HOUSING (INCLUDING OTHER FUNDING) E714,892

BUILD COST OF AFFORDABLE HOUSING inc Contingency E7T49,012 £ 1,405 psqm
CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING £34.120

Car Parking

|Mo. of Spaces | Price per Space [E]] Waluae |
(54 [ [E |




HECA Davalagenent Agpragial Tool

Value of Residential Car Parking

Car Parking Buiki Cosls E33E10
Ground rent
Capitalised annual
ground rent
Social Ranted £0
Shared Ownership £0
Affordabls Rent £0
Open markel (3l phases) £0
Capitalised Annual Ground Rents.
TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME |
TOTAL BUILD COST OF RESIDENTIAL SCHEME 1 H,Ilml
TOTAL CONTRIBUTION OF RESIDEMTIAL SCHEME
Non-Residential
Cost
Ol £0
Rrdail £0
Industrial £0
Lasigure £0
Community Llsa £0
Community Infrestruchure Levy £0
CAFITAL VALUE OF NON-RESIDENTIAL SCHEME
COSTS OF NON-RESIDENTIAL BCHEH_E _ ED
CONTRIBUTION TO SCHEME COSTS FROM NON-RESIDENTIAL
GROSS DEVELOPMENT VALUE OF SCHEME |
TOTAL BUILD COSTS | £3,283 838]
TOTAL CONTRIBUTION TO SCHEME COSTS
External Waorks & Infrastructiure Costs (E) Per unit
Site Praparation/Demaition £27,000 Be5d
Roads and Sewers EB0E, 200 21,1
SUDs and Stomm Attenuation ET3.2TS 287
Dewatering £24.250 B&E
Ganeral site laindscaping E20,000 T4
Publiz Opan Spaca £0
Site Specific Sustainability Initalives £0
Plal specific external works ETD,000 2.500
Garagas 63,000 ]
Ohar 2 £0
EBAS,T25
Other sibe costs
Fees and certification B.0% E192,B59 E.B43
Oiher Aequisilion Costs [£) £0
Site Abnormals (£)
De-canbing tanants £0
Decontarmination ]
Cahar £0
Oahar 2 £0
Caker 3 ]
Crhar 4 £0
Oahar 5 £0
ED
Total Site Costs inc Feos E1,078,584 36,51
Statutory 106 Costs |£)
Education ET6, B4 2746
Sgorl & Recrealion £0
Sacal Infrasbructure fai]
Public Raakm £0
Affordable Housing £0
Transgarl £0
Highway £0
Health F12,432 444
Public Ar ]
Fload wark il
Community Infrastruchure Levy £0
Cobwer Tariff fai]
Cahar 1 il
Oiaher 2 £0
Cdbar 3 fai]
Cahar 4 £0
Statutory 108 costs ERG, 300 3,130
| ey (D par O unit
Salesfating Fa 3.0% E151,500
Legal Feas (per Opan Market unit): £750 £15,750
par affordable wnit
Developer cost of sale o RP (£) £6,000 T4
RF purchase costs (£) £0
Inlermediale Housing Sales and Marketing (£) £0
Taotal Marketing Costs E172,250

Tolal Direct Cosls

£4,633,992

£0

£0

5,764,802

Values
in
£0
£0
in
£0

)

% ol GOV
0.5%
10.6%
1.3%
DA%
0.3%

1.2%
1.1%
15.4%

¥

Printed 100032022

£2,471.054

£2,471.054

per Hectare
16,168
364,192
43,4877
14,521
11,978

41,918
37725
530,374

115,485
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Finance and acquisition cosis
Land Payment
Amrangament Fae
Misc Fees (Sureeyors aba)
Agents Fees
Lagal Feas
Stamip Duty
Total Inferest Paid

Total Finance and Acquisition Cosls

Develoger's return for risk and profit

Residential

Markat Housing Return fing OH) on Valy
Affordable Housing Retumn on Cost
Relum an sale of Privale Reaml
Hon-residential

Ofice

Retai

Iridustnal

Lalsure

Community-usa

Total Operating Profit

Printed 100032022

E480,000 21,805 per OM horme 275449 per heclane
£8,000 5.7% of interast
£2,000 0.03% of schame value
fai]
£3.450
£12,500
£130,188
E625,138
17.6% EBAE,TEO 42,083 par Ok unig
B.0% £43,845 6,264 per affordable unit
0.0% £ MO per PR Uit
fai ]
fui]
£
fail
EQ £0
E92T,595

(1.8, profi aftar deducting sales and site spacific financa costs but bafore daducting developar ovarhaarts and taxation)

TOTAL COST

I £6,186.724]

Schemae Investment MIRR

Sie Value as a Percentage of Total Schame Value

Site Value [PY) par heclare

18.8%: (hatone Deraslopars redums and intarest bo ayoid doubibe counting ralunmes)

B0 Prak Cash Requiremaent £2122779

-E321,502 per heclare -E102,234 per acre
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Scheme Results
“GLA toolkit' style Schema Results

Site Reference Details Site Details
Site Reference 22002E Site Address Site at Spalding Road, Gosberton
28 Units with 25% Affordables and
|I_-;;u;|.| P|i|r|r||l1g A.l,ll,l1|_1ri1:,- South Halland Scheme Description [ S106 Cash Condributions
|Registarad Provider (whe|Developar
|_TDTAL NUMEER OF UNITS AFFORDABLE UNITS
Dwalings | 28] Clusantity %o all units
Total 7 25%
EHSIT‘( [per hectare) Social Rented [i] 0%
|Dwealings | 16.8 Affardable Rent 5 18%
Shared Ownership 2 T%
[REVENUES AND COSTS [Surplusi|Delicit] Present value
Total Scheme Revenues | 5,764,802 Whaole Scheme - 365,908
Todal Scheme Costs 6,186,724 Per net hectare - 221,502
Par dwalling - 13.211
Per market dweling |- 17615
Contribution to Revenue from
Markel Housing 5,050,000
Affordable Housing 714,882 |Altarnative Site Valus
Social Rent - |her -please note be 460,000 |
Sharad Cwnarship 243 548
Affordable Rent 471,343
Orther Contributions o
IMon Residential Values 0
Confribution to Costs from
Markel Housing 2,211,226
Affordable Housing 748,012
Social Rent -
Shared Qwnership 172 748
Affordable Rent 557.007
Oiliver Construction costs 1,112,184
|Flanning Obligatons 80,320
|Fees 172,250
|Mon Residential Costs -
[Finance and Acquisition Costs 625,138
|Developer's retumn for risk and profit 927,585
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