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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 known was Phase 2 Balmoral Way, Holbeach.

The Gross Development Value (GDV) is calculated using market evidence from similar
schemes in the area, and therefore values of between £2,066 and £2,455 per m? have
been adopted, giving sale values of between £155,000 and £303,000 for market units,
which accurately reflects the market for the various types of dwelling.

A basic build cost of £1,158 per m? has been adopted, which is the weighted average
BCIS lower quartile figure calculated on a pro-rata basis to reflect the number of different
types of dwelling i.e. detached, semi-detached, and mid-terraced houses, plus the
additional cost of wide strip reinforced foundations allocated on a price per m? basis.

A basic road construction cost of £2,100 per linear metre has been used for adopted roads
and £1,500 per linear metre has been used for private roadways. These costs are based
on figures from developments in the local area and are considered standard development
costs in this area. Furthermore, additional capital costs for Triax Geogrid, Geotextile and
additional stone under the road have been included due to the specific planning (flood risk)
requirements of the site.

There are a number of other site specific costs including screen walls, acoustic fencing,
high performance acoustic glazing and vents, a foul pumping station with rising main,
demolition of existing structures on site plus removal of asbestos and a hydrocarbon
hotspot, provision of new services to neighbouring property Primrose Holt Bungalow and
IDB works which all contribute towards elevated externals costs. The specific costs for
these have been provided by the Client and are outlined in Appendix IV.

Other costs adopted, including 6% for Design & Professional Fees, 2.5% Contingency,
costs for garages and driveways, plot specific external works of £2,500 per plot, 3% for
marketing, £750 for legal fees on sale and an interest rate of 6.25%, have all been
adopted and are deemed appropriate for a site 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 i.e. £1,000,000 for
the whole site.
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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

81 units with 25% affordable housing and S106 cash

contributions of £489,137 -£1,763,000

81 units with no affordable housing and no S106 cash

contributions -£589,382

We have conducted a sensitivity analysis which shows variations of the scheme with no
affordable housing and no S106 contributions, the results of this are outlined further in the
Report, but our overall conclusions are as follows.

A fully policy-compliant scheme is clearly not viable with a deficit of £1,763,000 once land
cost, construction and other costs have been deducted from GDV. Furthermore, if the
affordable housing and cash S106 contribution were removed, the site is still not viable
with a deficit of £589,382. As such, the removal of all affordable housing and S106
contributions is fully justified, and the developer must be prepared to accept a profit level
of below 17.5% in order to deliver this site.
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INSTRUCTIONS
We refer to instructions to provide a Financial Viability Assessment (FVA) for the site and
our Conditions of Instructions Letter and Standard FVA Conditions Of Engagement &
Terms of Business dated 2" June 2021, a copy of which is in Appendix | of this Report.
Client
This report has been prepared for Ashwood Homes 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 that will be
submitted for residential development.

Asset to be Appraised

The appraisal is for Phase 2 of Development at Balmoral Way, Holbeach, 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

The property is proposed to be developed by Ashwood Homes Ltd with a total of 81 new
residential properties constructed.

RICS Guidance/Professional Statements

In preparing this FVA, the Valuers have acted in accordance with the RICS Professional
Statement Financial Viability in Planning: Conduct and Reporting 1%t Edition, May 2019.
The Valuers have acted objectively, impartially, without interference and with reference to
all appropriate available sources of information.

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

Bases of Value

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

The Benchmark Land Value (BLV) has been considered on the basis of Existing Use
Value (EUV) plus a Premium, with both EUV and the Premium having been established
using comparable evidence. We have also had regard to market evidence of development
land, together with the price paid for it, as appropriate.

Appraisal Date

The appraisal and any valuations provided within this report are as at 7t July 2021.
Identity of Valuer

The appraisal has been undertaken by John R Maxey maA (Cantab) FRICS FAAV RICS Registered Valuer,
and Victoria J Mcllroy Bsc (Hons) MRICS FAAV RICS Registered Valuer.

Material Involvement

Neither Maxey Grounds & Co LLp 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 External 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.
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Assumptions and Caveats

1.

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

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

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

that the property and its value are unaffected by any matters which would be
revealed by a local search and replies to the usual enquiries, or by any statutory
notice, and that neither the property, nor its condition, nor its use, nor its intended
use are or will be unlawful;

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

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

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

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

We have not undertaken any site investigations to determine the suitability of
ground conditions or services for any new extended or proposed buildings or
dwellings.

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

8. No indications of past or present contaminative land uses were noted during
the inspection. Our inspection 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 values now reported.

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.

Nature and Sources of Information Provided

We have been provided with copies of site plans and a schedule of the proposed property
types by Client. Copies of plans are attached as Appendix Il to this report.
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Evidence utilised to establish Market Values has been obtained from the Client and
confirmed by Rightmove Plus and HM Land Registry data.

Affordable rental levels have been calculated on the basis of 80% of the maximum market
rental value achievable in Holbeach, and have also been confirmed by enquiries of
housing associations and the local planning authority. We have established figures for
appropriate levels of management and repair costs through discussions with local planning
authorities.

The BLV has been established having regard to the EUV and an appropriate premium
sufficient to ensure land comes forward for development, whilst also having regard to the
purchase price paid.

S106 requirements have been provided by the Client. 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. Maxey Grounds & Co LLp accepts responsibility to the Client named at the
start of this Report alone that this report has been prepared with the skill, care and
diligence reasonably to be expected of a competent Chartered Surveyor, but accept no
responsibility whatsoever to any person other than the client himself.

RICS Valuation — Professional Standards

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

Appraisal Methodology

In undertaking the appraisal, we have utilised the Homes & Community Agency
Development Appraisal Tool to analyse the viability of the proposed development. We
have considered various levels of affordable housing provision to analyse the sensitivity
relevant to differing levels of provision.

The valuation of market values is based upon the comparable method of valuation utilising

evidence of transactions of similar properties in the area. A Schedule of Evidence is
attached as Appendix Il to this report.
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The assumed costs of construction are set out in Appendix IV of this report and are based
upon knowledge and experience of other similar development schemes, information and
costs provided by the Client, and upon published price information, such as BCIS.

Anticipated timescales for development are stated in Appendix IV.

Information on the Section 106 requirements likely to be sought by the Planning Authority
have been provided by the Client. These include education and healthcare contributions.

Affordable rents are based upon 80% of market rent for that area. Given the scale of the
development, it has been assumed that the normal requirement of 70% of any affordable
housing as affordable rented and 30% shared ownership. Where a nil provision is
considered as an alternative, this is not applicable.

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

Land Value

As required under NPPF and PPG, we have adopted an EUV + Premium approach to land
value, whilst putting this in context by review of market transactions.

We have adopted an EUV for the land of £25,000 per gross hectare i.e. agricultural value.
To this, we have added a premium of £250,000 per gross hectare in order to bring it
forward for development, therefore giving an overall BLV of around £1000,000.

Valuer Competence

The appraisal has been undertaken by Chartered Surveyors who are members of the
RICS Valuer Registration Scheme possessing the necessary local knowledge of the
market, and the necessary skills and understanding to undertake the appraisal
competently. The appraisal has been carried out in accordance with the RICS Financial
Viability in Planning: Conduct and Reporting 15t Edition, May 2019.

File Reference: 21098E Page 10 of 56



<> MAXEY
GROUNDS

INSPECTION
Date of Inspection

Development of the site has not yet commenced, therefore whilst we have conducted a
brief visual inspection of the site, this viability assessment has been conducted as a
desktop exercise.

Property Address

The property is a site known as Phase 2 of Balmoral Way, Holbeach, Spalding,
Lincolnshire. The site location is shown on the Plans and Photographs within Appendix Il.

Property Description

The property is a greenfield development site upon which it is proposed to develop 81 new
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 3.67 Hectares. The size of the units (Gross Internal
Area) has been provided by way of schedule from the client and is within the inputs to the
Development Appraisal Tool, an electronic copy of which has been provided.

Gross Development Value

We have utilised new build comparable evidence from a site known as Holbeach
Meadows, which is also being developed by Ashwood Homes. Direct comparables are
available for most house types, and given the rise in house prices over the last 6 months,
we have adopted the highest price achieved for each house type; the sale prices adopted
are explained in further detail below.

For the Dee house type, there are direct comparables available from Holbeach Meadows
for both the mid-terrace and end-terrace/semi-detached variants. Therefore, we have
adopted £155,000 for the mid-terrace house type and £167,000 for the end-terrace/semi-
detached house type; this equates to £2,278 per m? and £2,455 per m? respectively.

There is not any direct comparable available for the Aire house type, however there are
direct comparables from Holbeach Meadows for the Avon house type, which is also a 3-
bedroom semi-detached house with the same parking arrangements, and is only 1m?
larger. Therefore, we have adopted the same sale price of £195,000 for both the Aire and
Avon house types, which equates to just over £2,300 per mZ.

Again, there are not any direct comparables for the Coronation house type, however given
it is also a 3-bedroom semi detached house, with the same parking and garage
arrangements as the Aire and Avon house types, and it's only marginally larger, we have
increased the sale value to £197,000.
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The Lock, Nene and Mere house types are all 100m? and there are direct comparables for
both the semi-detached and detached variants at Holbeach Meadows. We have adopted
£210,000 for the semi-detached variant and £227,000 for the detached variant for all 3
types, as achieved at Holbeach Meadows.

There isn’t a direct comparable for the Severn house type, although the Bain house type at
Holbeach Meadows is also a 4-bedroom detached house of a similar size. The Bain house
type has achieved £280,000 at Holbeach Meadows, which is the equivalent to £2,300 per
m?, however there are some differences between this and the Severn type which impacts
the sale value. Whilst they both have 4 bedrooms, the Bain house type has 3 double
bedrooms and 1 single, whereas the Severn has 2 double bedrooms and 2 single rooms.
The family bathroom in the Bain is also larger than that in the Severn house type.
Furthermore, the Bain house type features a double garage at Holbeach Meadows,
whereas the Severn has an integral single garage. Finally, the plot sizes of the Bain house
type at Holbeach Meadows are larger than the plot sizes of the Severn house type at
Balmoral Way, and the Bain is a generally more spacious, well-proportioned house than
the Severn. Taking into account all of these factors, we have adjusted the sale value
achieved of the Bain house type down to £265,000 for the Severn house type, which more
appropriately reflects the accommodation.

For the Ribble and Harren house types, there are direct comparables from Holbeach
Meadows, where these house types are achieving £259,000 and £270,000 respectively.
We have therefore adopted the same prices for these house types at Phase 2 of Balmoral
Way.

Finally, for the Humber house type, which is the largest house type on this site, there are
direct comparables at Holbeach Meadows and sale prices of £303,000 are being
achieved. We have therefore adopted the same price for this house type at Phase 2 of
Balmoral Way.

Costs

A build cost of £1,158 per m? has been adopted, which is the weighted average BCIS
lower quartile figure for the different house types i.e. detached, semi-detached and mid-
terraced units, of £1,141 per m?, plus the cost of wide strip reinforced foundations of
£16.97 per m2. The build cost for the garages has previously been accepted on viability
work in the region, and then we have added the additional cost of the wide strip reinforced
foundations as a capital sum.

The costs for SUDs, storm attenuation, storm headwalls and outfall to the IDB have been
provided by the Client.

We have used a basic road construction cost (which includes the footpath) of £2,100 per
linear metre for adopted and £1,500 per linear metre for private. Triax Geogrid, Geotextile
and additional stone are required, these costs have been provided by the Client and have
been added as an extra cost to road construction on top of the standard cost per linear
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metre. These road costs are based on actual costs for road construction in the region and
are widely accepted as being reasonable.

A cost for site landscaping of £25,000 has been adopted to cover the large area which is
not being developed due to the site’s proximity to the bypass. We have also made an
allowance for maintenance of the POS until it is transferred in this figure.

There are additional site works such as dewatering (single side), dewatering for the foul
pumping station, extra cost to raise plot levels due to the flood risk of the site and extra
importing of soil to fill around the plots. Costs for these have been provided by the Client.

There is also a requirement for additional works in relation to the acoustics of the northern
part of the site, as outlined by a Report by Acoustic Associates (Peterborough), these
extra works include 1.8m high screen walls, acoustic fencing in a range of different heights
as necessary, and specific high-performance acoustic glazing and high performance
acoustic vents in a number of plots. A guide to costs of the acoustic glazing and vents has
been provided by Highseal Manufacturing Company, and we have used this to calculate
the overall additional cost. A spreadsheet in Appendix IV specifically outlines which plots
require the upgraded glazing and vents, and the costs associated with this.

There is a requirement for a foul pump and a rising main, an estimated cost for this has
been provided by the Client.

There is also some demolition required on site, with removal of asbestos and a
hydrocarbon hotspot, we have been provided with an estimated cost of £5,000 for each.
The extent of the works is not yet fully known, however if this cost exceeds the estimated
amount, this will only worsen the viability position.

Other costs adopted, including 6% for Design & Professional Fees, 2.5% Contingency,
standard build costs for garages and driveways, plot specific external works of £2,500 per
plot, 3% for marketing, £750 per unit for legal costs 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.

There is an additional cost of a foul pumping station and a rising main, an estimated cost
of £135,000 has been provided by the Client.

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
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assumed that consent for the scheme would be approved in accordance with the plans
submitted.

Condition

The site is a greenfield development site with no development work yet commenced. Any
structures on site will be demolished as part of the scheme and thus their existing
condition is not relevant to the cost of construction, however there is a cost of demolition
and removal of asbestos and a hydrocarbon hotspot. The extent of works is not yet fully
known.

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.

The principal appraisal works from a scheme with 25% affordable housing units and a total
of £489,137 S106 cash contributions to be provided. We have been provided with the cash
S106 contributions by the Client. Thereafter, an alternative scenario is appraised involving
no affordable housing and no S106 cash contributions for comparison purposes.

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 assessed the BLV using an EUV plus premium approach. We have adopted an
EUV of £25,000 per gross Hectare, giving an overall EUV of £91,750. A premium of
£250,000 per gross hectare has been added to this, which is the minimum a landowner
would expect to be paid in order to release the land for development. This gives a value of
£275,000 per gross hectare, giving an overall BLV of the site of around £1,000,000.

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

The full output of the HCA DAT tool for a full policy-compliant scheme is set out within
Appendix V i.e. 81 units with 25% affordable housing and S106 cash contributions of
£489,137. This scheme produces a deficit of £1,763,000.

Appendix VI gives the amended output figures for a scheme with no affordable housing
and no S106 cash contributions. This scheme produces a deficit of £589,382.

File Reference: 21098E Page 14 of 56



<O

MAXEY
GROUNDS

Justification for Viability Assessment

During viability testing which helped formulate the South East Lincolnshire Local Plan,
various typologies were tested which resulted in a positive viability position with planning
policies applied, rather than the deficit that is shown for a policy-compliant scheme at the
development site known as Phase 2 of Balmoral Way, Holbeach. As per the Planning
Practice Guidance, it is necessary to investigate why there is such a difference between
these two positions, therefore we have compared the closest typology used in 2017, i.e.
greenfield site for 150 dwellings, with Phase 2 of Balmoral Way, Holbeach. \We have
adopted the percentages and values per unit accepted in the Local Plan Viability and
applied them to a site of 81 units to get a direct comparison on costs. The differences are
highlighted in the following table:

Appraisal Input

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

Phase 2 Balmoral Way,
Holbeach (81 units)

Density

30 dwellings per Ha

22 dwellings per Ha

Average Value

£1,900 per m?

£2,215 per m?

Average Dwelling Size

100m?

89m?2

Build Cost

£911 per m?

£1,158 per m?

Externals

£838,922 (10% on build cost)

£3,191,521 (38% on build
cost) (inc. abnormals)

Contingency

3% on build cost

2.5% on build cost

Professional Fees

7% on build cost

6% on build cost

S106

Up to £5,000 per dwelling

£6,039 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 £810,000 (£10,000 per unit) With externals

The main points affecting the viability position for Phase 2 at Balmoral Way, Holbeach in
comparison with the Local Plan position are as follows:

e The build density (units per hectare) on Phase 2 Balmoral Way is significantly lower
than used in the 2017 Local Plan Viability Study, this is due to the proximity of the
site to the bypass and the planning constraints attached to this, with the main issue
being noise, and therefore restricting development along the northern part of the
site. The build density on a m? per Ha basis is also lower, for Phase 2 Balmoral
Way, there is an average of 1,958m? per Ha, in the 2017 Viability Study they
allowed for 3,000m? per Ha. This is a significant difference and puts considerable
pressure on the viability position.

e The build costs adopted have increased by around 27% compared with the Local
Plan viability study, which was conducted around 4 years ago, therefore a
significant uplift is expected. The build cost adopted for Phase 2 Balmoral Way is
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based on the weighted average of BCIS lower quartile cost of construction
calculated on a pro-rata basis to reflect the different number of detached, semi-
detached and mid-terraced houses. There is also the added cost of having wide-
strip reinforced foundations, and this issue was not modelled in the Local Plan
Viability study. To add further pressure onto the viability position, there are reports
of significant increases in the price of materials due to limited supplies. This has not
been reflected in BCIS figures, however higher cost of materials will only worse the
viability position.

e The sales values are around 16.6% higher than the figures used the in Local Plan
viability study, and this is reasonable considering price inflation since 2017.
However, pressure on viability is heightened by the fact build costs have increased
by 27% and the sale values have only increased by 16%. The values adopted for
Phase 2 Balmoral Way are based on what has been achieved on other Ashwood
Homes sites in Holbeach, and this constitutes clear and strong evidence to justify
the values adopted. The rate per m? is partly due to the average unit size being
smaller.

e There is clearly a difference between the way externals and abnormals have been
categorised, with externals in the Local Plan study totalling 10% on build cost and
abnormals in the Local Plan study totalling £10,000 per unit. We have categorised
all externals at Phase 2 Balmoral Way together totalling 38% on build cost. Applying
these figures combined to a site of 81 units would give figures for the Local Plan
study of £838,922 for externals and £810,000 for abnormals, i.e. a total of
£1,648,922, compared with £3,191,521 for all externals and abnormals for Phase 2
Balmoral Way specifically, this is an overall difference of £1,542,599. The
abnormals separated out from our total cost comes to around £1,340,000, and the
abnormals allowed for in the 2017 Local Plan viability study are £810,000, which is
a difference of £530,000, again, this highlights the difference between the two
viability positions.

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

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

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

A change of +5% or -5% in build costs and Gross Development Value has been

considered to assess the sensitivity of the scheme to such changes.

The effects reflected in the model using no affordable housing and no S106 contributions
is shown in the table below:

AtBCIS Level +5% 5%

DV atEvidence | _ ¢5g9,382 _£1,010,296 _£168,954
evel

+5% -£189,762 i +220 534

5% -£1,185,193 - £1,607,029 :
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CONCLUSIONS
Appraisal Conclusions

We are of the opinion that a fully policy-compliant scheme for 81 units with 25% affordable
dwellings and full S106 cash contributions of £489,137 will show a financial deficit
(present value) of £1,763,000, 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 £1,000,000.

We are further of the opinion that if these contributions were removed entirely, this deficit
is reduced to £589,382. Therefore, it is clear that all affordable housing and S106
contributions should be removed, and the developer must be willing to accept a profit level
of below 17.5%.

Signature

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

Johw Maxey

J R MAXEY MA (Cantab) FRICS FAAV RICS Registered Valuer
For and on behalf of Maxey Grounds & Co Ltp
Victoria McIlroy

V J MCILROY Bsc (Hons) MRICS FAAV RICS Registered Valuer
For and on behalf of Maxey Grounds & Co Ltp

Date of Report:
71 July 2021

This report has been signed electronically whilst the authors are working remotely. The
Authors verify that they have produced the Report, are satisfied with the contents and
affirm that it has been verified using the internal verification process which is in place at
Maxey Grounds LLP.
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Appendix | — Copy of Instruction Correspondence
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Ashwood Homes
Balmoral Way Ph2
Via Battlefield Lane
Holbeach
Lincolnshire
PE127RN

Dear Sirs,

Re: Confirmation of Financial Viability Assessment Instructions
Asset: Phase 2 of Development at Balmoral Way. Holbeach

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

Client: Ashwood Homes

Purpose of Valuation: To establish viability of the proposed development

Asset to be Valued: Phase 2 of Development at Balmoral Way, Holbeach

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

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

RICS Guidance/Professional Statements: This work and the FVA prepared is undertaken
in accordance with the RICS Financial Viability in Planning: Conduct and Reporting 1% Edition,
May 2019. Although FVA work is outside the scope of the RICS Valuation Standards, any
valuation utilised in the appraisal has been prepared in accordance with RICS Valuation —
Global Standards 2020. This guidance requires the Valuer to make an objective and justified
assessment of the viability position and requires a clear disfinction 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 —
March E: professional@maxeygrounds.co.uk
Cambridgeshire FC15 811 maxeygrounds.co.uk

RICS

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

Officas in March and Wisbach

Maney Geounds is the troding neme of Mawey Grounds & Co LLP, o Limited Liatiity Parsership. Begulsted by RICS. Regisered i Evgland & Wales
Ruggtration Numbee OCISTI4E. Rugystered Ofice 2224 Markwt Place, March, Cambricken bire PEIS OUH. Murmbwes: Alan | Frberer MSe MRICS FAAY MClArs
MPARA MARLA, Jehn B Musomy ML (Carmnb) FRICS FAAY, Shirtay A& Pollyred (3 MEICS FAAV, Pacds AV Clarke ANABA. Acxocivies: Victoria | Meikoy 15 (Mongl
MFRICS. FAQY. Natoke T Jeary MSc. BA Horel MRICS, FAAV
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Identity of Valuer: J R Maxey Ma (Cantab) FRICS FAAV RICS Registered ValueraNd V J Mcliroy Bse
(Hons) MRICS FAAV RICS Registered Valuer for and on the behalf of Maxey Grounds & Co Lir.

Material Involvement: Neither Maxey Grounds & Co LLp nor the valuers have any conflict of
interest in preparing this viability assessment. Ashwood Homes are a longstanding client, for
whom we act on a regular basis, but we have no interest in the proposed transaction.

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

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

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

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

Valuation Fee: Our fee will be £3,500 + VAT for the report plus £200 + VAT per hour for any
additional work.

This Confirmation of FVA Instructions Letter, which is supplied in duplicate, should be read in
conjunction with the attached Maxey Grounds & Co we 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.

Yours faithfully

J RMAXEY ma (cantan) FRICS FAAV RICS Registersa Vaiuer
For and on behalf of Maxey Grounds & Co we
jmaxey@maxeygrounds.co.uk

(Enc)
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| the undersigned hereby acknowledge that | have read and accept the terms set out
in this Confirmation of FVA Instructions Letter and attached Maxey Grounds & Co e
Standard FVA Conditions of Engagement & Terms of Business (Version 15 May
2020).
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MAXEY GROUNDS & CO LLP

STANDARD FINANCIAL VIABILITY ASSESSMENT CONDITIONS OF ENGAGEMENT
& TERMS OF BUSINESS

These Conditions of Engagement and Terms of Business shall apply subject to any modification or amendment set out in the
covering Confirnation of Financial Viability A (FVA) d Letter. Maxey Grounds & Co LLP shall advise the
Client in writing as to FVA of the relevant interest specified by the Chent in the subject asset (the FVA Report). The following
shall form the basis of the terms on which the FVA will be undertaken:

4. The Client shall be the indwidual or body as i in the ing C ion of FVA Letter.

2. The purpese of the FVA shall be as set out in the covenng Cmﬁrm:bon of FVA Instructions Letter.

3 The asset subject to the FVA shall be as set out in the of FVA i jons Letter.

4. Themereﬂnobeappmsedsh;ﬂbeasse(oumnmeeovenngf‘ fi i olFVA‘ Letter.

5 The classification of the asset to be appraised shall be as set out in the covering Confirmation of FVA Instructions
Letter.

8. Unless otherwise specifically set out in the covering Confi ion of FVA | i Letter. the value advised by
Maxey Grounds & Co LLP shall be the Market Value, defined by the RICS Valuation- Global Standards 2020: “The estmated
amount for which an asset or liability should on the ion date b 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® andlor the Market Rent, defined by the RICS Valuation - Global Standards 2020 as: “The estimated amount for
which an interest in real property should be leased on the valuation date between a willing lessor and a willing lessee on
appropriate |lease terms in an_arm's-ength transaction, after proper marketing and where the parties had each acted

knowledgeably, pmdendy and without compuision” and/or the statutory defintion of Market Value defined by the Taxation of
Chargeable Gains Act 1982 or Inhertance Tax Act 1924 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 tme” and/or the Investment Value,
deﬁned Dy the RICS Valuxmn Globd Standards 2020 as: “The value of an asset to the owner or 3 prospective owner for
" and/or the Fair Value, defined by the RICS Valuation - Global Standards 2020

as: “The estimated pme for the transfer of an asset or Eability b 1 identified knowledgeable and willing parties that reflects

the respective interests of those parties” and/or the Fair Value, defined by the | A g Board as: “The

price that would be received to sell an asset, or paid to transfer a liabilty, in an orderly betw market particip

at the measurement date™.

7 The valuation date shall be as set out n the covering Confirmation of FVA Instructions Letter.

8. Unless otherwise specically set out in the C: of FVA ions Letter Maxey Grounds & Co LLP

warrant that they have had no previous material mvol'vemem in the property.

e The valuation shall be undertaken by/under the supervision of a C Member of the Royal Insti of Chartered

Surveyors who is also 3 member of the RICS Valuer Registration Scheme, acting as an External Valuer.

10. Maxey Grounds & Co LLP's aggregate Eability arising out of, or in connection with this FVA, whether arising from
glig breach of or any other cause whatsoever, shall in no eventexceed £2.000,000. This clause shall not exclude

or Ilmn Maxey Grounds & Co LLP's liability for actual fraud, and shall not limit the liability for death or personal njury caused by

their negligence.

1. None of Maxey Grounds & Co LLP's employees. pariners. or consultants individually has a contract with the Client or

owes m Chent a dmy of care or personal responsibility. The Client agrees that they will not bring any claim against any such

with the
12. If the Client suﬁefs loss as a result of Maxey Gmmds & Co LLP's breach of 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 responsibiity
of any other party. Maxey Grounds & Co LLP's liability shall not increase by reason of a shortfall in recovery from any other party.
wheather that shortfall arises from an agreement between the Client and them, the Client's difficulty 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
Planning: Conduct and Report 1* Edition, May 2OIB and, although FVA work is outside the scope of the RICS Valuation
Standards, any valuation utiised in the ap | has been prep: in with RICS Valuation — Global Standards
2020. Thls gurdance requires the Valuer to make an objective and justified of the viability position and requires a
clear the objs report and any sub iation in terms of agreeing a viabdity position.
15. The following assumptions which, unless otherwise stated in the cover g Confi of FVA | letter,
Maxey Grounds & Co LLP is under no duty to verfy:

a) that no high ina cement, or calcium chloride additive or other p ial ! or
materials or technigues 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) 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 uniawdful;
d) that inspection of those parts which have not been nspected would neither reveal material defects nor cause Maxey &
Grounds & Co LLP to alter the valuation matenally;
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€) that no formal environmental assessment will be provided and that no L uses
have ever been carried out on the property and that there is no potential for contamination oﬂhe sub,ec‘l propeﬂy from past or
present uses of the property or from any neighbouring property. The report will not identify the existence of contamination but i
the Valuer's visual inspection concludes that there may be material contamination the Valuer will report that further nvestigation
is required.
16. Maxey Grounds & Co LLP shall carry out such insp and i igati as are, in the Valuer's professional
and possile in the p having regard to the apparent state of repair and condition of
the p property butshal be under no duty to can'y out a structural survey nor to inspect those parts of the property which are covered,
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 arrange 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 implied representation or statement about such parts.
17. Maxey Grounds & Co LLP shall, unless otherwise expressly agreed. rely upon information provided by the Client or
the Clent's legal or other professional adwisers relating to tenure, tenancies and other relevant matters.
18. The FVA report is provided for the stated purpose of the named client. Maxey Grounds &Co LLP aeeepts lesponsvbtiy
to the Client alone that the report has been prepared with the skill, care and diligence ly to be
Chartered Surveyor but accepts no responsibiity whatsoever to any person other than the Client himsef. Any sueh person  relies
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,

any such third party is o d to have pted the terms of engag: t, as set out herein.

18. The FVA will be undenaken by aCh d Surveyor the y local knowl: of the market, and
the y skills and und: g to undertake the FVA competently.

20. Maxeyernds&CoLLF'shalchameafeeforheFVAassetou!mhe Confirmation of FVA |

Letter. That fee shall be settled in full within 28 days of the invoice date. Interest on amounts outstanding at the due date will be

subject to interest from the invoice date untd the date of actual payment at the rate of 4% per annum above Barclays Bank ple

base rate from time to time.

21. Maxey Grounds & Co LLP. in line with the Rules of Conduct set out by RICS, have a written complaints handling
. If you are unhappy with any aspect of the service you receive in respect of these instructions to provide a valuation,

a copy oflms document is avallable upon reguest.

22 As a firm regulated by RICS, all reports produced by Maxey Grounds & Co LLP, including this FVA are subject to

monitoring by RICS. By accepting these Conditions of Engagement and Terms of Busi your 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 junisdiction of the Courts of England
and Wales, and shall be determined by the application of English Law. regardless of who nitiates proceedings i 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 and Photographs
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Avon House Type

File Reference: 21098E Page 31 of 56



MAXEY
GROUNDS

Coronation House Type
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Humber House Type
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Appendix lll - Schedule of Comparable Evidence
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Appendix IV — Costs, Values and Other Assumptions Adopted and $S106
Requirements

COST AND OTHER ASSUMPTIONS ADOPTED

Viabllity Azsessment Ref 31092E

Chant Ashwood Homes

Site Phass 2 al 2¥moral Way, Hoibeach
of p Mads within App

SHe area 3.57 Ha BLV has been 3ssessed 35 EUV 3t £25, 000 par grose ha, plus preméurn of £250,000 per gross ha.
This ghes owerall 5LV of £1,0059,250, say £1,000,000.

Total of 81 x Units {se2 gelafled Accommodation Scheduie |

20 x AToroable Dweliings spitinfo;  70% afordable rended (14)
30% shared ownersnip ()

Construction and Development Costs |Standard)
Timescates ‘Construction 15t Decembar 2021 - 151 Movemper 3023
OM Sales start from fat May 2022 and finlsh st Aoril 2024

Ealle Cost Market & Aflordable Housing (7,245 sqm) @ £1,141 £B 266,215

Basic BCIS Bulld Cost broken down as follows: Total GiA (sgm) Prige per sqm
Defached: 2,593 E1.233 E3.197.16%
E-Temsemi: 4,517 £1,080 £4,823 530
W-Tarr, 138 E1.O070 E145,520
Totak 7245 £1,141

E'o Wige Sirip Reinforced Foundations Housae E16.97 persgm E123 000

Total Houss Bulld
Owerall House Bulid Elagm

&% Design and Professional Fess
2.5% Contngancy Allowance

FUDs and Sorm Afienuation: ARENUEton pand £24,500
Heagwals to storm system and outfal 1o IDB £11.000
Roads Approx S18m nun of adogien Matway 2 £2.100 per m nm £1,087300
ADEFOX 245m FL of unadogted roanway 3t£1,500 par m run £3E7.500
Triax Geogrid and Geotexdiie under road E24.345
Efa §F5 stone under roead fue {0 raising eyels £51.561
Parkimg 162 parking spaces at E600 per space £97.200
Garages 18 % Zingiec @ £2.000 sach £1E2,000
19 x doubies (@ £13,.000 each E247. 000
2 xinipies @ £17.000 each £34 000
Efo wids sirfp reinforced foundations %or garages £36,000
SHe Prep and Set Up Westare: Damokiion and sl ciearance (greenhousss) £30,000
Remova of asiesios EE000
Removal of hydrocarbon hotspot £5.000
Onshiz estadlishmant and wesare (nc. sile oMce, savices 2ic) E£20,000
Foul pump s1ation Inc. compound and rising main E135.000
Prot specific extemnal works (Le. patio, fencing eic)  £2,500 per piot E202,500
General Site Landscaping £25.000
ACDUBTE. L.3m high Soreen Wass (159m @ E315/m) £4E310
3.6m Mg Acoustic Fencing [180m @ £168m) £31,900
25m nigh Acoustic Fencing (35m g £147.60im) £E.1EE
2 im High Acoustic Fencing [17m b £138/m) E2HE
Efo Acpushc glazing and acousic veniliatons £64.590
Site Works: Dewadesing (cost for Dne 6i02) oF road E60,500
Dewatedng for foul pump station £10,000
Efx post to raise plat levals dis 9 fiood sk £158.956
Efo import and il amoung piots E214025
AT Site Works: Replaca exisling 106 culvert to Primrose Halt Sungalow £15.000
New foul 3l and gas conmection 1o Primioes Hol Bungaiow £5,000
New culvest Tor maw piof acesss on Foxes Low Road £10.000
Total Extemats

Afordable Houslng & 5106 Contrioutions

Affordabée Housing 25% prowision
Education Confribution E43ET
NHS Cantripution £54.120

Tofal Cash $108

Finance, Dispozal Coste and Proft

Finance ang SDLT

Stamp Duty Land Tax Land £30,500
Finance cosls of £15,000 amangement cosls plus £3,000 survey and valuation cost plis §.25% Interest{ave}

Markatng / agents’ costs for Market units of 3% s2iing and £750 per Uit fagal costs
Developer cost of saie fo RP £8.000
Deveiopers retum of 17.5% on Marke? units and 63 on Afforoabies

£8,305,213
58 par sqm

£35.500

£1,531.208

£37.200

473,000

£60,000

£135,000

£202,500

£25,000

£152,532

£443 583

£30,000

£3,191 521

483,137

File Reference: 21098E Page 44 of 56




MAXEY
GROUNDS

Accommodation Schedule

MARKET

Reference Style Type Ho. Beds GIA(sqft)  GlA(sqm) Total GIA (sqm) Parking/Garage Price persqm  Price Total 6DV

Dez M-Ter House 1 2 732 68 68 2/None £2,278 £155,000 £155,000

Dez E-Terr Semi House 5 2 732 68 340 2/Neone £2,455 £167,000 £835,000

Aire Semi/E-Terr House 14 3 02 84 1,174 2fsingle £2,326 £195,000 £2,730,000

Avon Semi Houze 5 3 510 85 507 2fSingle £2,306 £195,000 £1,170,000

Coronation Semi House 14 3 832 87 346 2fSingle £2,300 £197,000 £788,000

Nene Detached House 3 3 1,077 100 300 2/Single £2,268 £227,000 £681,000

Lock Semi House 2 3 1,079 100 201 2/Single £2,004 £210,000 £420,000

Lock Detached House 3 3 1,079 100 301 2/Single £2,264 £227,000 £681,000

Mere Semi House 6 3 1,073 100 602 2fSingle £2,004 £210,000 £1,260,000

Mere Detached House 5 3 1,079 100 501 2/Single £2,264 £227,000 £1,135,000

Severn Detached House 2 4 1345 15 250 2/int Single £2,120 £265,000 £530,000

Ribble Detached House 7 4 1,283 118 835 2/Double £2,172 £259,000 £1,813,000

Harren Detached House 2 4 1,396 130 259 2/Double £2,081 £270,000 £540,000

Humber Detached House 1 4 1578 147 147 2/Double £2,066 £303,000 £303,000

Toral: 61 5,831 £13,041,000
AFFORDABLE RENTED

Reference Style Type Mo, Beds  GIA{sqft] GlA{sqm) Total GIA (sqm) Parking/Garage Price persqm Price Total 6DV Rent p/w (805
A516 E-Terr/Semi House s 1 516 8 96 2/None £2,308 £115,000 £230,000 £92
A732 M-Ter House T 2 732 8 68 2/None £2,278 £155,000 £155,000 £120
A732 E-Terr/Semi House 2 2 732 8 544 2/Naone £2,455 £167,000 £1,336,000 £120
A0z E-Terr/Semi House 3 3 202 81 251 2/None £2,326 £195,000 £585,000 £138
Toral 14 360 £1,921,000

SHARED OWMNERSHIP

Reference Style Type Ho. Beds GIA{saft]  GIA(sqm) Totsl GIA (sqm) Parking/Garage Price persqm  Price Total GDV Rent p/w (80%)
AT32 E-Terr/Semi House 3 2 732 8 204 2/None £2,455 £167,000 £501,000 £120
A0z E-Terr/Semi House 3 3 502 84 251 2/None £2,326 £195,000 £585,000 £138
Total: 6 456 £1,086,000
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£/m2 study
Description: Rate per m2 gross intemal floor area for the building Cost including prelims.

Last updated: 18-Jun-2021 00:44
» Rebased to South Holland ( 95; sample 6 )

Maximum age of results: Default period

Building function £/m* gross internal floor area
(Maximum age of projects) pMean  Lowest Lower guartiles Median Upper quartiles Highest
New build
810. Housing, mixed 1217 849 1,115 1,242 1,395 2,902
developments (15)

810.1 Estate housing

Generally (15) 1,275 817 1,087 1,229 1,335 4420
Single storey {15) 1,433 a1s 1,215 1,379 1,599 4420
2-storey (15) 1,233 617 1,072 1,201 1,347 2673
3-storey (15) 1,314 795 1,060 1,264 1,480 2,640
4 storey or above (15) 2682 1302 2,155 2,407 3,582 3,985
810.11 Estate housing 1,648 958 1,233 1,408 1,660 4420

detached (15)

810,12 Estate housing
semi detached

Generally (15) 1272 754 1,094 1,248 1,397 2,353
Single storey (15) 1,418 942 1,218 1,397 1,569 2,353
2-storey (15) 1,236 754 1,080 1215 1,355 2,128
3-storey {15) 1,209 905 963 1,186 1,297 1,848
810.13 Estate housing
terraced
Generally (15) 1,314 795 1,086 1,240 1,450 3,965
Single storey (15) 1,479 986 1,257 1,392 1,699 2,090
2-storey (15) 1,267 802 1,070 1,216 1,398 2673
3 storey (15) 1,331 795 1,055 1,240 1,474 2 840
4-storey or above (10) 3,774 3582 - = = 3,965

BCIS’ (3 rics

Sample

1229

1551

1198
ar

N

365
74
278

298
29
s |
48

"
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Acoustic Glazing and Vents Cost Calculations
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Appendix V — HCA Appraisal Tool Output — Policy-Compliant Scheme (25%
Affordable Housing and Full S106 Cash Contributions)
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HCA Deveiopmen: Spprasial Too

Surplos (Dafclt) o inpul kand valustion s STR021

Printad 0707202

R D

CAPITAL VALUE OF ALL AFFORDABLE HOUSING {INCLUDING OTHER FUNDING)
BUILD COST OF AFFORDABLE HOUSING Inc Contingsncy

SCHEME
Slte Anoress Pnase 2 at BEaimoral Way, Holbeach Date of aparaisal paoTRmy
She Reference 21098E Nat Residential Ste Area 367
File Source Aumor 5 Orgaveation  Maxsy Grounds 22 - 24 Market Place. March, Cambriggashi
B1 Units with 258
Scheme Description AlTordabie Housing phus
ICaen S10€ Contridions = - o
Nei Infamal Holsing Area | Hechare o L ]
TR W T[T WK
Avarage valua [£ per unit) Phass 4 Phags 5
A 3 20| &0 z0|
| = 5ed Fiat Low mse. 0| 1) ED|
SEetTH Tobe 01 E0f ol
[FEed P LOWiee i0 0 0
T Eed T Figh e ) i1 0
3 Bed Fiat High fse £0| &0 0
PR g 5] 5 &0
T 5ed Holse [ £ 0 £
¥ 5ed House £0| &0 £0]
[T Eed F Homse. 0 £0 £0)
| Total Revanis £ | | 1]
Nzl Area(samy -1 - -]
Revenue (E/sqm) =N | -
CAPTTAL VALUE OF OFPEN MARKET SALES 13,043,500
Capltal WValue of Privaie Rental
Prase | £0
Prase 2 £0
Phiase 3 £
Fhigse 4 £0
Phase 5 E0
Total PR £0
CAPTTAL VALUE OF OPEN MARKET HOUSING E13.043.500 £ 2337 psgm
BUILD COST OF OPEN MARKET HOUSING Inc Comtingancy £6922.292 £ 1157 peqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING 86,121,208
AH Realdentlal Vaiuas:
AH & RENTAL WALUES BASED OH NET RENTS
Shared Ownership {all|  AMordabia Rent fall
of Unit Social Reated) Total
Type phagas) phasea)
1 Bed Pl Low nse
2 Bed Fidl Lowrse ! |
2 Bed Bt Low e
4 Bed + Fiat Low 768
2 Fiat High rise
3 Bed Fat High rise
4 Bed + Fiat High nise 1 e e YT
2 Bed House £326,914 E573,535 £1,308 550
|3 Bed House 351,726 E320,353 £702,67E
|4 Bed £ House !
1 0] ET0E,EAT O I |
Epsgm of CV [phasa 1) = 1,448 1,355
CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) £2,003,528
RP Cross Subsioy (Use of own assats) £0
LA 5104 commuted in B £0
RP Recycien SHG £0
Use of AR remm COMVErSIon INCome £0
Ciher 5oUte of AH Tunding £0
OTHER 3DURCES OF AFFORDABLE HOUSING FUNDING £0
£2,009,528

E1.680,721 £ 1,157 peqm
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HCA Deveinoment Apprasial Too!

CONTRISUTION TO SCHEME COSTS FROM AFFORDAELE HOUSING
Car Parking

Vaue of Residertial Car Parking
Car Parking Buld Costs

‘Ground rant

Soca Rented
Shared Cranership
Affrianis Rent

Open markst [all phases)
Capltalissd Annual Ground Rents

£07,200

Capitalized annusl
ground rant
£0n

£
£0

[TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME |
[TOTAL BUILD COST OF RESIDENTIAL SCHEME |

EREFE

TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME
Bon-Rasigsndial

offee

Fstal

Irdustrial

Letsure

Comemantty Lisa

Comemanily Infrasinuctiune Lewy

GRO5S DEVELOPMENT VALLE OF SCHEME
[TOTAL BUILD COSTS 1

TOTAL CONTRIBUTION TO SCHEME COSTS

External Works & infrastracture Costs (2]
Site: PraparationDematton

Roads and Sewears

BUDs and Shorm: Attsnumtion E35,500
Foul Pumg inc. Rising Main and Compound

Other Acouistion Costs{E) £

Site Abnomaks ()
De—carong tenams 0
Decoriaminaton En
Other B0
Oinar 2 £
Other 3 L
Ofher 4 3]
Other & £
£0

Total St Costs e Fesa

Statul A0E Costs
ducation

m
=
=1

4
3
2

Pubiic Art

Flood work.

Comemunily Infrastructure Lewy
Oifver Tart?

Other 1

Other 2

Othar 3

Offer a

Statubory 108 costa

ppopnannnEnnEnnD

5
£

42431

5,038

20

£15,055, 028

Prinfed O7/OTV2IRY

E328,807

E5, 352,814
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HCA Devenpment Apprasis Tood Primg=s OOV
Marksting [Opan Markst Housing OMLY per OM Nk
Saesfistting Fees 3% E391,305 6,415
Leqal Fess (per Open Markat iniy E750 £A45,75D TS0
Marksting [Affordabis Housingy per affondabee Uit
Developer cost of sale tp RR (£) E3,000 400
RP purchase coets [£) £
Intarmegiats HousING 53 and Marketing (£] ED
Total Marksting Coats 445,055
Total Direct Coats £13,238,150
Finance and co8ts

Land Payment £1,000,000 15,393 per OM hame 272450 parheciare
Amangamert Fee £15,000 3.3% of Intersst
MisC Fess (Sunveyars sich £3,000 D.02% Of scheme value
Agenis Fess D
Lega Feas E7,500
Stamg Duty £33,500
Total interest Falg 451,727
Total Finance and Acquisition Costa £1.518,727
Daysiopsrs 64U ToT risk Snd proft
Esalganttal
Market Housing Retum (inc OH) on Valu 17.5% E2. 782 613 37,420 per OM unit
APfroaie Housing Retum on Cost 0% £23,334 4,515 per JMondabie unil
Feetum on s3ie of Private Rent 1% En FDIITE per PR Uit
Mon-{esldential
Office £0
Retal £0
Industral ED
Leisure £0
Commaniy-usa £0 £
Total Operating Profit £2 380,596
[Le. profit after dedusting sales and 5te spacific inancs costE but Defore deducting developer oWerheads and taaton)

N7 135,879

NGRS

Scheme Investment MIRR B.5%. (hefore Devasoper's metums and inkerest o avwold double coangng retums)
Sl Valee a8 3 Percantage of Total Scheme Value B.E% Peak Cash Requirement £4576.034
Site Value (2 per hectars -£45] 352 perheclars -£379 677 per acre
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Appendix VI — HCA Appraisal Tool Output — No Affordable Housing and No
Cash $106 Contributions
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HEA Deveioomert Apprasial Too Printed OO
Surplus (Deficit) from npold tavd valeafion sl STIREZY -£583 382
HCA DEVELOPMENT APPRAISAL TOOL _ =
SCHEME .
Slte Address Fhase 2 at Baimoral Way, Holbeach Ciate of aporaisal osioTRe
Site Referenca ZHISBE Net Residenial Site Area 367
Flle Source Aumor & Organisation Maxey Grounds 22 - 24 Market Place, March, Cambridgeshhl
B1 Units 'With 255
Schems Description Affordatiz Houshg phs
s
Ca&h 5106 Comribltions " Provider o

[T el Humoer o Unis
Total Mumoer of Open Market Unfis
Tokal Nuroer of Aoroanis Units

Total Nel inlemal Area (50 m) I

(TR Moeibes o ey Wintked Pévstets |
Total M
Gross site Area

Net 52 Are3

Nt Infemal Hotsing Arsa | Hectars

= 4800w per mrn

Total

.d.vsraga valus Ep« unit)

Open Market Phase 3:
Low T
| T 5ed Fiat Low rse

<1
£
<1
<0
0|
k=

0
1]
]
]

|3 5ed + Holse
| Total Revanua £
et Area (50 m)
Raverile (£ fsqm)

CAPTAL VALUE OF OPEN MARKET SALES E18,435,500

Capital Value of Private Remal

Phrase | £0
Phase 2 E0
Prase 3 £0
Prase £ £0
Prase 5 £0
Total PR £0

CAPTAL WALUE OF OPEN MARKET HOUSING £18,435,500 £ 2 268 peqm
BUILD COST OF OPEN MARKET HOUSING Inc Contingency 8,805,014 £ 1 187 psqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING E7.E32,485

&H Resldantial Valuss
&H 8 RENTAL VALUES BASED ON NET RENTS

Todall

Shared Ownsrship (ali|  AMordabis Rent [all
Typs of Unit Zoclal Rentsd| i

phages)

1 Bed Fidt L oW fi6e.
7 Sed Fio Low ree.
3 Bed Pt Low ise
4 Bed + Flal Low rise
[ Bed Flat High rise
2 Bed Aal Highrse
|3 Bed Fiat High rlse.
4 Sed + Fidt High rse
2 Bed HougE

3 Bed HoUS S

4 Sed + Holse

il ] £ Bl

£ psgm Of CV [ohase 1) = = =

CAPTAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) £0
P Cross Subsidy fLse of own 355818| £0
L& 5105 commutag in bey £0

OTHER SCURCES OF AFFORDABLE HOUSING FUNDING £0

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING) £0
BUILD COST OF AFFORDASLE HOUSING Inc Contingency £ 20D

File Reference: 21098E Page 54 of 56



MAXEY

GROUNDS

HCADeveiooment: Apprasial Toot

CONTRIBUTICN TO SCHEME COSTS FROM AFFORDABLE HOUSING

Vaue of Resideriial Car Parking

Car Parking Buld Costs £97,200
Ground rent
Capltalised annual
ground rent
S Remed £
Shared £
Aforoaie Rent £0
Open market {all phases) £
Capltalised Annual Ground Reats
TOTAL CAPITAL VAL UE OF RESIDENTIAL SCHEME | _—
TOTAL BUILD COST OF RESIDENTIAL SCHEME | £5,700,214]
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME
Cost
£0
ED
2]
£0
4713
£0
20
GROSS DEVELOPMENT VALUE OF SCHEME |
AL BUILD COSTS 1 TE.700.214)
TOTAL CONTRIBUTION TO SCHEME COSTS
External Works & Infrastrocturs Costs () Per unit
Site Preparation'Demofion 60,000 741
Foads and Sawars £1,531,206 18,004
SUDs and Storm: Attenuation E35,500 438
Fiatl Pumg inc. Rising Maln and Compound £135,000 1,657
O Siie Works £30,000 370
General Site Landecaning £25,000 308
ALoustics E152,532 1,883
Piot Specic extemna works. £302,500 2,500
Sitz Works £a43533 S54TE
Gaages £479,000 5914
E3.054,321
Diher site coats
Fees and certMeation 0% E5ma 423 6,289
Dihar Acquistion CostE (£) €0
Sie Abnormals (F)
De-cantng tenans £
Dcoriaminaton 0
Othar £
Othar 2 £
Othar 3 {71}
Other 4 £
Other 5 1]
£
Total Site Costs inc Fess B3 E03.744 42431

Statul 106 Coats

Otfer 1
Ofher 2
Othar 3
Ofher 4

Siatubory 106 costa

2 BBEBEBEBEBEEBEBEBEAER

£0

8

£1E.435,500]

Prirfed OT/OT2ER

E7. 735288
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HCA Deveinpment Apprasial Tool Proted TORRIZY
Marksting (Opsn Markst Housing ONLY per O unit
Salesiatting Fees 30% £493,085 £,087
Legat Fess {per Dpen Markst unit): £750 EEQ,7S0 T
Marksting [Affordshis Housing) Per 3fondaiée unit
Developer cost of 53 1o RP [£]) £0
FP purchase costs (£) £0
Intermadiaba Houeing Sales and Marketing [£] £0
Total Marksting Coste £553,815
Totsl Direct Coata £12,857,773
Financs and acqulsition costs
Lano Payment £1.000,000 12,346 per OM home E72,450 per nectars
Amangamert Fee £15,000 4.5% of Inferest
Misc Fess (Sunevors eic) £3,000 DO2% of scheme value
Agents Fees £
LEgal Feae £7,500
Stamg Duty £33,500
Total Intanast Pald £332,523
Total Finance and Acquisition Costs
Davelopsr's return tof risk and groft
Basigantial
Markst Housing Retum fine OH) on Vals 17.5% E2.ETE,213 35,509 per Ol unk
Afforoabie Housing REtm on Cost 6% £ per 3Mondabée unit
Retem on saie of Private Rent os £0 FOIWD! per PR unit
Mon-residentlal
Office £0
Fatal £0
Irsdustrial £0
Leisune £0
Commanky-usa b £0
Total Operating Profit £2.576.213
(L. proft afer deducting sales and sz gpecific inance costs Dt before deducting developer DWarneads ang taxaion)
[FfoTECCosT T 17,191,

Site Valse a5 3 Percantage of Tola Scheme Vaue 6% Feak Cash Requirement £3,955.203

Siie Value [PV perhectars -E160,595 per hectare -E£76,T83 per acre
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