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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 Keston Fields, Pincbheck for 100 dwellings with
25% affordable housing plus S106 cash contributions of £266,864. Construction of
the site has commenced under an existing consent, however due to changing
circumstances putting further financial pressure on the scheme and thus affecting
viability, the developers wish to amend the affordable housing and cash S106
liabilities.

The Gross Development Value (GDV) is calculated using market evidence from the
houses on site which have already been sold plus looking at new-build comparable
evidence from sites nearby. As such, values of between £2,008 and £3,220 per m?
have been adopted, giving sale values of between £234,500 and £385,000 for
market units, which accurately reflects the market for the various types of dwelling.

A basic build cost of £1,291 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, and detached bungalows, plus the additional cost of piled foundations at
£45 per m?, giving an overall build cost of £1,336 per m2. The piled foundations for
the garages has been added as a capital sum, as opposed to allocated on a price
per m?, and is deemed appropriate for this scale of development.

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 cost for SUDs and storm attenuation, demolition, dewatering, acoustic
measures and off-site works have been provided by the Client.

A contingency of 3% has been adopted, which is more than the 2.5% that would
usually have been adopted for the site being wholly undeveloped greenfield, this is
to have regard to its previous use as a horticultural nursery with some buildings and
structures on site.

Other costs adopted, including 6% for design & professional fees, costs for garages
and driveways, plot specific external works of £2,500 per plot, 3% for marketing,
£750 per unit for legals, and an interest rate of 6.25% are all 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.
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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 horticultural 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.

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
100 units with 25% affordable housing plus S106 -£1297 121
cash contributions of £266,864 e

100 units with no affordable housing and no S106 - £920.360

cash contributions

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

A full policy-compliant scheme for a site of 100 units with 25% affordable housing
plus S106 cash contributions of £266,864 is clearly not viable with a financial deficit
(present value) of nearly £1,300,000 once land cost, construction and other costs
have been deducted from GDV. If all the affordable housing and S106 cash
contributions are removed, the development is still not viable, unless the developer
accepts a profit level of below 17.5%.
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INSTRUCTIONS
We refer to instructions from Keston Fields Ltd 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 7t September 2021, a copy of which is in
Appendix | of this Report.
Client
This report has been prepared for Keston Fields 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 have been imposed in connection with a planning application that has
been granted for residential development.

Asset to be Appraised

The appraisal is of a development site at Keston Nurseries, Mill Green Road, Pinchbeck,
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

Development of the site is underway under the existing consent which is for 100 dwellings
constructed for sale.

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 objectively, impartially, without interference and with reference to all
appropriate available sources of information.
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Although FVA work is outside the scope of the RICS Valuation — Global Standards 2020,
any valuation utilised in the appraisal has been prepared in accordance with RICS
Valuation — 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. EUV has been established using comparable evidence. We
have also had regard to market evidence of development land together with the price paid
for land, as appropriate.

Appraisal Date

The appraisal and any valuations provided within this report are as at 27t October 2021.

Identity of Valuer

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

Material Involvement

Neither Maxey Grounds & Co e nor the named Valuers have any conflict of interest in
preparing this appraisal.

Status of the Valuer

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

Currency

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

Assumptions and Caveats

1.

In making this report, Maxey Grounds & Co LLp has met the relevant requirements of
the RICS Financial Viability in Planning: Conduct and Reporting 1t 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 L to alter the appraisal materially;
that no formal environmental assessment will be provided and that no contaminative
or potentially contaminative uses have ever been carried out on the property and
that there is no potential for contamination of the subject property from past or
present uses of the property or from any neighbouring property. The report will not
identify the existence of contamination but in the Surveyor’s visual inspection
concludes that there may be material contamination the Valuer will report that
further investigation is required.

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

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

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

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

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

8. No indications of past or present contaminative land uses have been noted. 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.

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 spreadsheset.

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 all plans for the existing and 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 obtained from the Client. Other costs have been calculated
using our own knowledge, benchmark levels and from published price information by
BCIS.

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

Use and Publication of this Report

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

RICS Valuation — Professional Standards

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

Appraisal Methodology

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

The valuation of market values and market rents are 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 Ill 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 V.

Information on the Section 106 requirements likely to be sought by the Planning Authority
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, it has been assumed that the normal
requirement of 70% of any affordable housing as affordable rented and 30% shared
ownership.

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

Land Value

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

The EUV of horticultural 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, for the total benchmark land value of the site is £1,500,000.

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.
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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 Keston Nurseries, Mill Green Road, Pinchbeck,
Spalding, Lincolnshire. The site location is shown on the Plans and Photographs within
Appendix Il.

Property Description

The property was previously used as a horticultural nursery with greenhouses and some
industrial-style buildings on site. It is proposed that it will be developed with 100 residential
units. Construction work has commenced but no dwellings have been completed yet.
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 5.45 Hectares. The
size of the units (Gross Internal Area) is provided by way of a schedule and a plan from
the Client; we have separated these out in our Accommodation Schedule. Where garages
are integral, they have been included in GIA. These are also within the inputs to the
Development Appraisal Tool, an electronic copy of which has been provided.

Gross Development Value

Phase 1 of the development is underway with some plots having sold, therefore, where
appropriate, we have adopted the same values that have already been achieved on the
site, this is clearly outlined in our table of comparable evidence and accommodation
schedule.

For Type A, a 3-bed detached bungalow of 118m?, £375,000 has been adopted. There is
comparable evidence for this type of house of a similar size (marginally smaller at 114m?)
therefore we have adopted the same value.

There is comparable evidence from plots on the site which are already sold subject to
contact for Type B, the prices achieved range from £365,000 to £389,000 for the same
property. Looking at other comparable evidence for this size bungalow, £385,000 has
been adopted as being appropriate. Type C is marginally larger, notwithstanding a sale of
this type has been agreed at £345,000, we have valued this unit at £385,000 as well.

There is some comparable evidence from two properties which are sold subject to contract

at Keston Fields already for Type D. As such, we have adopted £234,500 to reflect the
price already achieved.
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Type E is a 3-bed detached house of 132m?. There is limited comparable evidence for 3-
bed detached houses of this size, therefore we have adjusted the price achieved for the
largest comparable (of 108m?) upwards to reflect the increase in size, however there is a
cap on what can be achieved for 3-bed detached houses, as such we have adopted
£275,000.

Type F is a 4-bed detached house of 161m? with a double integral garage. The
comparable evidence for 4-bed detached houses of this size varies, however given the
size of this unit plus the fact it has a double garage, we have adopted £350,000. Type G is
also a 4-bed detached house and marginally smaller at 160m?, as such we have also
adopted £350,000 for this unit.

Costs

A build cost of £1,336 per m? has been adopted which is the weighted average BCIS lower
quartile figure to reflect the different types of dwelling (detached houses, semi-detached
houses, mid-terraced houses and detached bungalows), plus the additional works for piled
foundations required on this site. The build cost for the integral garages has been allowed
for the overall build cost for 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 by the developer in the area. An additional capital cost for piling the
foundations of the garages has also been added separately.

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, semi-detached
and terraced houses and detached bungalows) individually. Breaking down the stated
BCIS figure to the dwelling types gives figures of £1,292 per m? for detached houses,
£1,148 per m? for semi-detached houses and £1,124 per m? for terraced housing. We
have adopted £1,350 per m? for detached bungalows to reflect the higher build costs than
two-storey dwellings, this accounts for the additional foundations (for larger footprints) and
larger roof areas. If we apply these figures to the housing mix being provided this gives an
average figure of £1,291 per m2. We have then added a further £45 per m? to this basic
build cost to allow for the extra over usual construction costs for piled foundations. This
gives an overall house build cost of £1,336 per m2.

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 Keston Nurseries,
Pinchbeck.

BCIS shows a significant increase for detached houses which would be expected — an
additional elevation with a finished brickwork skin rather than a common cavity internal
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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 Keston Nurseries, Pinchbeck, which clearly departs from the mix within the
sample used to determine the “generally” BCIS figure.

The costs for SUDs, storm attenuation, demolition, dewatering, acoustic measures and the
foul pump station with rising main, and off-site works have all been provided by the Client.

We have adopted a 3% contingency, which is more than the 2.5% that would have been
adopted for the site being wholly undeveloped greenfield, this is to have regard to its
previous use as a horticultural nursery with some buildings and structures on site.

Other costs adopted, including 6% for design & professional fees, 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.

Services

The cost of normal service provision to each unit i.e. electricity connection, water
connection, sewer connection, and water infrastructure charges and ancillary costs such
as BT conduit, are included within the BCIS total build figure. However, there is an
additional cost for installing a foul pumping station with rising main, which is now a
standard requirement for larger sites in this area where there is no natural gradient to the
land.

Planning

It is understood that this appraisal is for the purposes of supporting an application to
amend the existing S106 agreement, 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 a horticultural nursery. Any structures on site will be
demolished as part of the scheme and thus their existing condition is only relevant in the
context of cost of demolition.

General Comments

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

residential land value and comparison of this with BLV. Development of the site has
started, however due to increased build costs over the last 18 months, it is clear it is not
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viable to deliver the site based on the current S106 obligations. As such, the developer
intends to vary the existing S106 obligations to improve viability of the site and to ensure it
can be delivered.

Our principal appraisal assesses the scheme of 100 units with 25% affordable housing
units and a total of £266,864 S106 cash contributions to be provided. Thereafter, the
alternative scenario is appraised involving no affordable housing and no 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
horticultural 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 £1,500,000 for
the site.

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 the principle appraisal is set out within Appendix V
i.e. 100 units with 25% affordable housing and S106 cash contributions of £266,864. This
scheme produces a deficit of £1,297,121.

If all the affordable houses and S106 cash contributions are removed, this still results in a
deficit of £220,360. This output is within Appendix VI.

Justification for Viability Assessment

During viability testing which helped formulate the South East Lincolnshire Local Plan,
various typologies were tested which resulted in a positive viability position with planning
policies applied, rather than the deficit that is shown for the site at Keston Nurseries,
Pinchbeck. 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 typology i.e. greenfield site for 150 dwellings with the site at Keston
Nurseries, Pinchbeck. We have adopted the percentages and values per unit accepted in
the Local Plan Viability and applied them to a site of 100 units to get a direct comparison
on costs. The differences are highlighted below:
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Appraisal Input

2017 Viability Study
(Rates/Percentages for 150
dwellings)

Keston Nurseries,
Pinchbeck (100 dwellings)

Density

30 dwellings per Ha

22 dwellings per Ha

Average Value

£1,900 per m?

£2,490 per m?

Average Dwelling Size

100m?

122m?

Build Cost

£911 per m?

£1,336 per m?

Externals

£1,634,902 (10% on build cost)

£4,664,136 (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

£2,669 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 £1,040,000 (£10,000 per unit) |£0 (£0 per unit)

The main points affecting the viability position for the site at Keston Nurseries, Pincbheck
in comparison with the Local Plan position are as follows:

File Reference: 21160E

The density of the scheme is significantly lower than assumed in the Local Plan
study, although the individual dwellings sizes are larger, this does have a negative
impact on viability. The scheme is for 100 units on 5.45 Ha and it is understood that
the layout and density of this scheme have been agreed as appropriate with the
local planning authority.

The build costs adopted have increased by around 46% compared with the Local
Plan viability study, which was conducted around 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 Keston
Nurseries, Pinchbeck is the weighted average of the BCIS lower quartile cost of
construction for various different dwellings types to reflect the mix of units actually
being constructed at Keston Nurseries.

The sales values are around 30% higher than the figures used the in Local Plan
viability study. The values adopted for Keston Nurseries are based on what has
been achieved on site so far plus sale values from other new-build developments
nearby, which constitutes clear and strong evidence to justify the values adopted.
However, the 30% increase is not enough to account for the increased build costs
of 46%, and as such this puts further pressure on the viability position.

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 Keston Nurseries totalling 29% on build cost, and abnormals in the
Local Plan study totalling £10,000 per unit and the abnormals for Keston Nurseries

Page 15 of 47



MAXEY
GROUNDS

being included in the externals’ cost. Applying these figures combined to a site of
100 units would give figures for the Local Plan study of £1,634,902 for externals
and £1,040,000 for abnormals, compared with £4,664,136 for externals including
abnormals for Keston Nurseries specifically, this is an overall difference of around
£1,989,234.

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.

File Reference: 21160E Page 16 of 47
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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 100 units with no affordable houses and no cash S106
contributions is shown in the table below:

At BCIS Level +5% -5%
GDV at Evidence - £220,360 -£1,043,419 + £598,804
Level
+5% + £880,713 - + £1,696,933
-5% - £1,328,598 -£2,156,306 -

File Reference: 21160E
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CONCLUSIONS
Appraisal Conclusions

We are of the opinion that a fully policy-compliant scheme for a development of 100 units
with 25% affordable dwellings and S106 cash contributions of £266,684 is not viable,
showing a financial deficit (present value) of £1,297,121. If all affordable houses are
removed as well as the cash S106 contributions, the scheme is still not viable, showing a
financial deficit (present value) of £220,360, 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 £1,500,000.

As such, the site is not viable for development on the basis of the provision of affordable
housing and S106 cash contributions at the level proposed by South Holland District
Council. If the requirement for affordable housing and S106 cash contributions were
removed, the site still appears non-viable unless the developer is 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.

Johuw Maxey

J R MAXEY MA (Cantab) FRICS FAAV RICS Registered Valuer
For and on behalf of Maxey Grounds LLr

Victoria MclIlroy

V J McILROY Bsc (Hons) MRICS FAAV RICS Registered Valuer
For and on behalf of Maxey Grounds LLr

Date of Report:
27" October 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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Keston Fields Ltd
The Stables
Church Walk
Northamptonshire
NN11 4BL

Dear Sirs,

Re: Confirmation of Fi ial Viability A 1t Instructions
Asset: Development Site at Keston Fields, Pinchbeck

| refer to your 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: Keston Fields Ltd

Purpose of Valuation: To establish viability of the proposed development

Asset to be Valued: Development Site at Keston Fields, Pinchbeck

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

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

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

Basis or Bases of Value: Market Value.
Valuation Date: As at date of report.

Identity of Valuers: J R Maxey ma (Cantab) FRICS FAAV RICS Registered Valuer @and by V J Mcllroy
BSc (Hons) MRICS RICS Registered Vaiuer fOr and on the behalf of Maxey Grounds & Co wp

22-24 Market Place T: 01354 602030 -
March £ professional émaxeygrounds.co uk (
Cambridgeshire PEIS OJH maxeygrounds.co.uk \

Charternd Surveyon, Auctioneers. Valuers. Land & Estate Agents sinee 1792

Offices n Macch and Wishech
n and y —
e — - wirwh iy  bveers 2w | Fafhves WS¢ MPICS FABN Vs oS
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Material Involvement: Neither Maxey Grounds & Co Lie nor the Valuers have any conflict of
interest in preparing this viability assessment. We have carried out viability work for this Client
in the past, however we have no interest in the proposed transaction

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

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

Nature and source of the information to be relied upon: Maxey Grounds & Co L are able
1o 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 £4,500 + 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 u» 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
Victoria Mcllvoy

V J MCILROY 8s¢ (ons) MRICS FAAY RICS Registernd Vatuer
For and on behalf of Maxey Grounds & Co u.e
vmcilroy@maxeygrounds.co.uk

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

Signed.........

f (,,'T/' (;A ' ’ .
Date a ?k S@_f‘:&g’: 202 , o
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MAXEY GROUNDS & CO LLP

ST Fi VIABILITY AENT CONDITIONS OF ENGAGEMENT
& TERMS OF BUSINESS

These Conditions of Engagemant and Terms of Business shall apply subject to any madification or amendment set out in the
covering Confirmation of Financial Viabilty Assessment (FVA) Instructions Letter. Maxey Grounds & Co LLP shall advise the
Client in writing as to FVA of the relevant interest specified by the Client in the subject asset (the FVA Report). The folowing
shall form the basis of the terms on which the FVA will be undertaken

The Client shall be the indivi or body as i in the covaring C of FVA Instructions Letter.

The purpose of the FVA shall be as set out in the covering Confirmation of FVA Instructions Letter.

The asset subject to the FVA shall be as set out in the covering Confirmation of FVA Instructions Latter.

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

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

SCOAUN =

Unless othervise specifically set out in the covering Confirmation of FVA Instructions Letter, the value advised by
M.lty Grounds & Co LLP shall be the Market Value, defined by the RICS Global 2020: “The
amount for which an asset or liabilty 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” andior 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 valustion date between a willng lessor and a willing lessee on
appropriste lease terms in an arm's-length transaction, after proper marketing and where the parties had each acted
and without " andlor the statutory definition of Market Value defined by the Taxation of
Chargeable Gains Act 1992 or Inheritance Tax Act 1884 or Finance Act 2003, broadly defined as: “The price which the property
might reasonably be expected to fatch 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” andior the Investment Value,
defined by the RICS anudoﬂ Gilobal Standards 2020 as. “The value of an asset to the owner or a prospective owner for
" andlor the Fair Value, defined by the RICS Valuation - Giobal Standards 2020
as: “The estmated pnu for tha transfer of an asset o labilty between ientified knowledgeable and willing parties that reflects
the respective interests of those parties” andior the Fair Value, defined by the Board as: "The
price that would be received to sell an asset, or paid to transfer a liability, in an orderly transaction between market participants
at the measurement date”

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

8 Undess otherwise specifically set out in the covering Confirmation of FVA Instructions Letter Maxey Grounds & Co LLP
vearrant that they have had no previous material involvement in the property.

9. The valuation shall be undertaken by/under the supervision of a Corporate Membar of the Royal Instiution of Chartered
Surveyors who is also a member of the RICS Valuer Registration Scheme, acting as an External Valuer.

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

negligence, breach of contract, or any other cause whatsoever, shall In no event exceed £2,000,000, This dause shall not exclude

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

their negligence.

1 None of Maxey Grounds & Co LLF's employees, partners, or has a contract with the Client or

owes the Client a Mdunupanornl responsibiity. The Client agrees that they will not bring any clsim against any such
in with the services provided.

12 If the Client suffers loss as a result of Maxey Grounds & Co LLP's breach of contract or negligence, Maxey Grounds &

Co LLP's liabiity shall be limited 1o @ 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 liability shall not increase by reason of @ shortfall in recovery from any other party,

whether that ehortfall arises from an agroement between the Client and them, the Client's difficulty in enforcement, or any other

cause.

13 The FVA provided by Maxay Grounds & Co LLP shall be in pounds sterling.

14 In proparing the report, Maxey Grounds & Co LLP will meet the relevant requirements of the RICS Financial Viability

Planning: Conduct and Report 1* Edition, May 2019 and, umm FVA work is outside m- scopa of the RICS Valuation

Standards, any valuation utilised in the has been prepared in with R ion - Global

2020, This guidance requires the Valuer to make an obpm and justified assessment of the mbly position and requres a

clear distinction between the objective report and any subseguent advocacy/negotiation in terms of agresing a viability position.

15 The following assumptions which, unless otharwise stated in the covering Confirmation of FVA Instructions letter,
Maxey Grounds & Co LLP s under no duty to verify:

a) that no high alumina cement, concrete or calcium chloride additive or other ious or
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 jally onerous or oulgoings and that
goad 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 unfawful;
d) that inspection of those parts which have not been inspected would neither reveal material defects nor cause Maxey &

Grounds & Co LLP 1o akter the valuation materially;
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@) that no formal environmental assessment will be peovided and that no or Uses
have ever been carried out on the property and that there is no potential for contamination of the subject proparty from past or
present uses of the property or from any neighbouring property. The report will not identify the existence of contamination but ¥
the Valuar's visual Inspection conciudes that there may be material contamination the Valuer will report that further investigation
is required

16. Maxey Grounds & Co LLP shall carry out such inspections and investigations as are, in the Valuer's professional
Judgment, appropriate and possible in the particular dreumstances having regard to the apparent state of repair and condition of
the property but shall be under no duty 1o carry out a structural survey nor 1o inspect those parts of the property which are covered,
unexposed or inaccessible. Such parts will be assumed to be in good repair and condtion. 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 of 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, uniess otherwise expressly agreed, rely upon information provided by the Client or
m' Client's Itqnl of other professicaal advisers relating to tenure, tenancies and other relevant matters.

The FVA report is provided for the stated purpose of the named chent. Maxey Grounds & Co LLP acoepts responsibility
mmuladnbnammumpodhxummpmmhmsu care and diigonce o bo ofa
Chartered Surveyor but accepts no responsibility whatsoever to any person other than the Client Nﬂuul Any such 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
2 copy of the valuation report. If Maxey Grounds & Co LLP do provide written consent to a third party relying on our valuation,

any such third party is deerned to have the terms of . s sot cut herein

19 The FVA wil be byaC q the local dge of the market, and
the y skills and g o FVA

20. Maxey Grounds & Co LLP =hall charge a ho for the FVA as set out in the covering Confirmation of FVA Instructions

Letter  That fee shall be settled in full within 28 days of the irvoice date. Interest on amounts outstanding at the due date will be
subject to interest from the invoica date until the date of actual paymant at the rate of 4% per annum abave Barclays Bank ple
base rate from time to time.
2 Maxey Grounds & Co LLP, in line with the Rules of Conduct set out by RICS. have a written complaints handling
procedure. If you are unhappy with any aspect of the service you receive In respect of these instructions to provide a valuation,
8 copy of this document is available upon request.
2 As 3 firm reguisted by RICS, all reports produced by Maxey Grounds & Co LLP. including this FVA, are subject to
monitaring by RICS, By these C of E and Terms of Business your consent to inspection of the
report by RICS personnel or their agents is impled.

Maxey Grounds & Co LLP's cortract 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
thndAV\\lu. and shall be determined by the application of English Law, regardiess of who initiates proceedings in relation to the

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

Version 15 May 2020
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Appendix Il - Copies of Plans and Photographs
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Site Plan

PROPOSED SITE PLAN
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House Type A
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House Type C
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House Type E
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House Type G
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House Type K

File Reference: 21160E Page 32 of 47



21ep aAouwnysiy 0uo pIppY
21ep 2A0wW1y31y 01UO PIPPY
21ep 2A0WIYS1Y 01UO PPPY
(LT 101d) poomur] 3y] - (33314427) SPI314 ¥23quduld
(8T 101d) poomur 3y - (333134427) SPI314 ¥23quduld

adioqauim 3y - (133144e7) SPIRLS 23qUduUld
adioqauim ay] - (123e]) SpIRtd }23quduld
(2333134427) wawdojaA3Q SpIAKd F23qyduld
(1331pue7) spI31d P3quYduId

(233314427) 2uawdo|aA3Q spIatd ¥23qyduld
(3331334407) 2UaWdo|3A3Q SPI34 ¥23qUdUld
(1231p1127) sPI314 P3qydUId

(23314407) 2uawdo|3A3Q spIatd ¥23qyduld
21ep A0WYS1Y 01UO PIPPY

21ep aA0WIYS1Y 01UO PPPY

(3331p107) SPI214 ¥23quduld

(233p07) 2uawdojaA3Q SPIAI4 F3qYduld
(2334e7) WwawdojaA3Q SpIatd YP23qyduld
(33314407) Wawdoj3A3Q SPI3t4 P3qUduUId
(23344e7) wawdojaA3Q spIatd ¥22qyduld
(233133407) WwawdolaA3q spIatd ¥23qyduld
(3331p407) 2awdojaA3Q SPI3Id ¥I3qYduld
(23314427) 2uawWdo|3A3Q SPI3td ¥I3quydulg

S310N

1202/90/€T
1z0Z/L0/6T
1202/90/€T
0Z0Z AON
0Z0Z AON
610z/71/0T
610Z/T1/0T
610z/71T/02
610z/T1T/0T
610Z/T1/0T
6102Z/71T/02
610z/T1T/02T
0z0z/zo0/8t
0zoz/vo/zT
0z0z/90/9T
120T Jdy
1202 Ae
610z/01/1€
6102/80/0€
6107/11/6T
0z0z/L0/10
070z uer
6107/11/6T
120Z/90/€T
1202/90/€T
070Z AON

0z0z/80/12
610Z/50/LT
6102/50/vT
610z/21/0T
610Z/50/vT
610Z/90/z1
0zoz/ot/z0

Tcoz Inf
0z0zZ1d3s
0z0zd3s
0z0zd3s
0z0zd3s

0z0z/90/sT
0707 924
610Z/T1/21
0Z0Z AON
0z0Z/€0/60
0z0z/z0/8t
0z0z/80/11T
Aaeq

MIN 3uIS/¥0 T
M3N 3uIS/¥0 T
MaN BuIS/¥0 T

MIN
MIN
MIN
MIN
MIN
MIN
MIN
MmN
MIN
MIN
MIN
MIN
MIN
MIN
MIN
MmN
MaN
MmaN
MmN
MIN
MmN
MmN
MIN

MIN
MIN
MIN
MmN
MIN
MIN
MIN

MmN
MIN
MIN
MIN
MaN

MmN
MmN
MIN
MmN
MIN
MIN
MIN

3UON/YO0
3UON/¥0
3UON/¥O
3UON/¥0
3UON/¥O0
3UON/¥O
3UON/HO
3UON/¥0
3UON/¥0
3UON/¥0
3UON/¥O
3UON/¥0
3UON/¥O
3UON/¥O0
213us/¥0
3j3uIs/¥0
313uIs/¥0
2I3uIs/¥0
3j3uIs/¥0
2I3uIs/¥0

3UON/YO T
SUON/YO T

3UON/YO0

3UON/YO0
3UON/¥0
3UON/¥0
3UON/¥0
JUON/Y¥O
3UON/¥O0
3UON/¥0

3j3uIs/¥0
2J3uIs/¥0
2J3uIs/¥0

21qnoa/40

2J3uIs/¥0

2I3uIs/40
33us/y0
213uIs/¥0
2I3uIs/40
33uis/y0
2I3uIs/¥0

33y eg/3uppied

Bunisy
21SS
Bunisy
1SS

1SS
pa13jdwo)
pai3jdwo)
pai3jdwo)
pa13jdwo)
pai3jdwo)
pai3jdwo)
pa13jdwo)
pai3jdwo)
pai3jdwo)
pa13jdwo)
1SS

1SS
pai2|dwo)
pai3|dwo)
pa13jdwo)
pai3jdwo)
21SS
pa13jdwo)
Sunisy
21sS

1SS

pai3jdwo)
pai3dwo)
pai3jdwo)
pa13jdwo)
pai13dwo)
pa13dwo)
pa13jdwo)

J1sS
1SS
1SS
J1sS
21sS

pa13|dwo)

1SS
pa13jdwo)

1SS
pa13dwo)
pa13/dwo)
pa13]dwo)

066'T3
6€0'Z3
6£073
ov'T3
8Lv'T3
11723
0€7'73
0€7'73
L0773
€STT3
€573
¥81'73
€5T'T3
€573
STT'Z3
£SY'73
S9¥'Z3
6vE'TI
9zeT3
6vETI
Lov'T3
STETI
STETI
87€73
8773
08y'73

80573

709°ev3

1€S'23
1€S°23
1€S°T3
T€ST3
0973

6vETI
796'73
€76'73
687°€3
61S'€3

L70°€3
oTT'e3
780°€3
svv'ed
wZ'e3d
€0T'E3
750'€3

000'50Z3
0000123
000°0TZ3
S66'6TZ3
S66°7723
S6ET6TI
S66'€6T3
S66°€6T3
S66'T6T3F
S66'S6T3F
S66'S6T3
0000613
S66'S6T3
S66'S6T3F
S66'€8T3
000°TTZ3
0007123
S66'T0Z3
S66'66T3
$66'T0Z3
$66'9073
S66°T6T3
S66'T613
0000613
0000613
00S°€8T3

$66'79T3
S66'6ST3
S66'T9T3
S66'T9T3F
S66'T9T3
S66'T9T3I
000°SST3

000°0S€3
000°s8€3
000'08€3
000°SLE3F
000°08€3

$66°0Z73
0004223
S66'vTT3
S66'6613
S66°L8T3F
0000813
000°£LT3

€01
€01
€01
06
06
L8
L8
8
L8
L8
L8
L8
L8
L8
L8
98
98
98
98
98
98
€8
€8
8
[4:3
vL

s9
9
9
9
9
9
€9

(349
0€T
O€T
1419
80T

€L
€L
€L
8s
8s
8S
8S

80T°T
80T°T
80T°T
896
896
9€6
9€6
9€6
9€6
9€6
9€6
9€6
9€6
9€6
9€6
Si6
ST6
ST6
St6
SZ6
ST6
€68
€68
8.8
8.8
96L

669
689
689
689
689
689
849

€09°T
66€°T
66€°T
LTTT
91T

S8L
S8L
S8L
vz9
9
9
vz9

smeis wbs 13d 3 5019 214 55019 [wbs) y19 (ybs) y1o

M MMM OMmOMOOOOOOODNOHON;m;Nonnnnononon

Mmoo M L I I I I I

NN NN NN

3sNoH
3snoH
3snoH
3snoyH
3snoyH
asnoy
asnoy
3snoy
asnoy
asnoy
3snoy
asnoy
asnoy
asnoy
asnoy
asnoy
3snoy
asnoy
asnoy
3snoH
3snoH
3sNoH
3sNOH
3snoH
3sNOH
3snoyH

3sNOH
asnoy
asnoy
3sNoH
asnoy
asnoy
3sNoH

3ung
Sung
Sung
3ung
Sung

Sung
Sung
3ung
Sung
Sung
3ung
Sung
adAy

1wag
1wag
1wag
wag
1wag
was
wag
1wag
wag
1wag
1wag
1wag
1wag
1wag
1wag
1wag
1wag
wag
1was
was
wag
1was
1wag
1wag
wag
wag

1313
1313
1313
14313
1531-N
13-
u31-N

120
120
13g
120
120

120
12Q
12g
12a
12Q
lwas
lwas
ks

uolsam
uolsam
uolsIM
»3qyduld
»qyduld
Buipjeds
Buipjeds
Buipjeds
Buipjeds
Suipjeds
Buipjeds
Suipjeds
Suipjeds
Buipjeds
Suipjeds

SPIRBU3I9 L€ 1014
SPI3UAIY UOIIH YL
SPI31U33I9 091014
SUIPIRD UOLIIYIY €€
SU3pPIRY UOLIIYIY SE
350]) uopAeig £
350]) uopAeig g
350|) uopAeig ¢
350|) uopAeig 9
3501) WeylIM €7
350]) Weyum st
350]) Weyum s¢
3500 WeYUM LT
350]) WeylM 67
350J) WeyMM €€

¥23qYduld 3j314 ¥I3qYduld ZST 101d
¥23qyduld 2314 ¥3qYdUld TST 3014

P3qyduld
¥3qyduig
Pqyuld
P3qyuld
»3qyulg
Pgyuld

uoISIM

uoiIsam
P3qyuld

Buipjeds
Buipjeds
Buipjeds
Buipjeds
Suipjeds
Buipjeds
Buipjeds

»qyuld
¥3qyduld
¥23qyduld
¥23qyduld
¥3qyduld

»3qyulg
P3gyuld
P3qyuld
Pgyuld
Pqyuld
Pqyuld
Pgyuld

SUIPIRD UOUBYIY LOT
Suapies uouIYIY SOT
SU3PIRD UOUIYIY SL
SU3PIRS UOUAYIY £/
SuU3pJIRY UOLIAYIY T8
SU3PIRD UOLIYIY 6L
SPIAU3ID £510]d
SPIAYUID IN0Q YL
SU3PIRD UOLIYIY £

350D A3sI3N §
3AuQ uIYeS T9
3ALQ uIYes L9
350|) uopAesg T
3ALIQ UIAYRS €9
3ALQ uIYes 59
aso) AsiIa €

peoy uoisa) 910i4
peoy 3uipjeds
peoy 3uipjeds
peoy 3uipjeds
peoy 3uipjeds

5U3pIRY UOUIAYLY 68
SU3pIRY UOUIAYIY /9
SU3PJIRY UOLIAYIY €6

SUIPIRD UOLIBYY &
SUIPIRY UOUAYIY TL
SU3PIRY UOUAYY 65
SU3pIRY UOUIAYIY T9

ysued ‘'ON 10]d/sS21ppy 13215

Appendix lll - Schedule of Comparable Evidence

Page 33 of 47

21160E

File Reference



u3pJes e 03 U pue s33died dul - g 3dAL
s1adied dul- g adAL

s1adied dul- g adAL

s1adied dui- g adAL

s1adied dul- g adAyL

SI0N

3>ud 3unyse ‘(€ 21014)

uoljag Y] - (133yye7) WawdojA3Q SpIRtd ¥IqYduld
2d>ud Bunyse ‘(g4 101d) weysduryjo4

3yl - (193yyse7) uawdojaA3q spiaid ¥23qyduld
3yl - (1@3yyse7) wawdojaA3Q spiRid ¥23qyduld
25ud Sunyse 1e pai3|dwod ‘(L€ 10]d) weyuapl
3y] - (193yse7) uawdolaA3q spIRid ¥23qyduld
31ep IA0wWIYS1yY 03UO PIPPY

31ep A0WIYS1Y 03UO PIPPY

31ep A0WIYS1Y 03UO PIPPY

23ese9 dul

,usaop ‘p Y31y 01u0 pappy

eae ‘a1ep

21ep 2A0unySiy 01U PAPPY
21ep aAouny3iy 01U PAPPY
31ep 2A0WIYSIY 01UO PIPPY
31ep 3A0wWIYS1y 01UO PIPPY

(3333427) 2uawdo|aA3Q SpI3td ¥23qyduld
(3333407) 2uawdolaA3q SpI3td ¥I3qyduld
(333y34e7) 2wawdo|aA3Q splatd ¥223qyduld
(poomur 3yy) $T 1014 - (333133407) SPILS NI3qYduld

(uoamaN ay1) Zv 101d - (333144e7) SPIRL ¥3quduld
(uoaman 2Y}) 9T 2014 - (392141R7) SPIRK YPGIUIY
(¥331p4427) SPI3LS H23qYduUld

(6 101d) uoIMaN 3yl - (133141e7) SPI3t4 ¥23qyduld
(uoaman ayl) 951014 - (31331p4427) SPI3K4 P3quduly

Aaeq

1Z0T Aew
0z0Z 3ny

0z0Z Inf
610Z/21/07

1202/90/€T
1202/90/€T
1202/90/€T
1Z02/90/€T

6102/60/0T
o0zoz/to/o0t
0z0z/s0/20
610Z/TT/ST
610Z/TT/6T
610Z/0T/22
610Z/TT/6T
1202/10/12
610Z/0T/82

120Z Aoy
1202/90/sT
1202/90/sT
1202/90/sT
1202/90/€T

0z0Z/20/50
610Z/TT/ST
0Z0Z 1d3s
610Z/0T/5¢2
0z0z/€0/0¢€
0z0z/80/12
070z uver
TZ0T unr
6T0Z Inf
070z 934
TZ0Z Aoy
1Z0Z Aew
0z0z/10/1€

MIN
MmN
MmN
MIN
MmN

a1qnoQa/¥0
31qnoQ/y¥0
31qnoQ@/y0
31qnoQ/y0
2|anoQ/¥0

33y eg/3unpieqd

MIN

MIN

MIN
MmN

21qnoQ/40
33uIs/¥0

21qnoa/40
21anog/40

M3N 1GN0Q/¥0 T
M3N 1Qn0Q/¥0 T
M3N 1Qn0Q/¥0 T
MIN 3BUIS/HO T

MIN 3BUIS/HO T
M3IN 2J3UIS/H0 T
M3IN 2J3uIS/¥0 T

MIN
MIN
MIN
MIN
MmN
MmN
MIN

33uis/y0
33uis/y0
umouyun
umouun
313uIs/¥0
33uIs/¥0
2Iqnoa/40

M3N 2J3uIS/H0 T
M3N I3uUIS/H0 T
M3N 38UIS/40 T
M3N 1qn0Q/¥0 T

MmN
MIN
MmN
MIN
MIN
MIN
MIN
MIN
MmN
MIN
MaN
MIN
MmN

23uis/yo0
2J3uis/y0
33uIs/y0
2I3uis/y0
3j3uis/y0
3j3uis/y0
3UON/¥O
23us/¥0
313uIs/40
3UON/Y¥O
3UON/¥0
3UON/¥O
23uis/yo0

2188 766'73

1SS 80873

1SS 80873

2158 796'T3

2158 796'C3
smeis wbs 13d 3 sso19
2188 686'T3

2188 pE6TI

2158 99073
pa13jdwo) S70'73
Bunysy S9v'Z3
Bunysy S9Y'Z3
2188 S9Y'Z3
Bunysy L0123
pa13jdwo) 101°23
pa13jdwo) 10123
pa13jdwo) 62073
pa13jdwo) 68073
pai3|dwo) 68073
pai3jdwo) ST0'23
pa13jdwo) 016'T3
pai3|dwo) 9y'Z3
pai3dwo) LLE'TI
2158 1€€°73
Bunysy 9EH'TI
Bunysy 9EY'TI
Bunysy 9eY'T3
Bunysy $95°73
pa13jdwo) STE'Z3
pa13|dwo) 90973
2158 68973
pa13jdwo) 19%'T3
pa13jdwo) 6873
pa131dwo) L9%'73
2188 £€€°73

1SS €573

1SS 0€S'73

1SS 9€S'73

2158 80973

2158 80973
pa13jdwo) oTy'z3

000°68€3
000'59€3
000'59€3
000°s8€3
000°s8€3

O€T
€T
0€T
0€T
0€T

66€T
66€T
66€T
66€T
66€T

U4 55019 [wbs) y19 (3bs) ¥Io

000°0L€3

000°0S€3

S66°ELET
000°0Z€3

000°0S€3
000°0S€3
000°0S€3
000'5623

056'6873
0000623
0S6'6£23
0566423
0S6'6L23
056'6923
000'95Z3
000'8T€3
056'6873
000°s£Z3
000's873
000°s873
000°s873
000°00€3

0000523
000°s¥T3
0006223
0002223
0006223
000°2Z23
000°0TZ3
0006223
S66'6073F
005°01Z3
00S°9TZ3
0059123
S66'66T3F

98T

18T

181
8sT

(441
(444
(444
ovT

8€T
8€T
8ET
PET
PET
PET
PET
0€T
(441
81T
L1T
L1T
L1T
L1t

80T
v6
6
6
6
6
06
68
€8
€8
€8
€8
€8

100°Z

8Y6'T

8¥6'T
00LT

8IST
8IST
88T
90ST

S8Y'T
314
S8Y'T
[A4 ¢
W't
W't
W't
66€T
ETET
0Tt
6STT
6ST'T
65TT
6SZ°T

91T
T10T
066
066
066
066
896
856
€68
€68
€68
€68
€68

MmN m N m

< =

< T T

¢ T T TS TS T TS

MO MM m;mm;mo|m;mom | om

Sung
Sung
Sung
3ung
3ung
adAy

3SNOH

FELIT)

w@eyY)
asnoy

asnoy
asnoy
asnoy
asnoy

asnoy
asnoy
asnoy
asnoy
3snoy
asnoy
asnoy
asnoy
asnoy
asnoy
asnoy
asnoy
3snoyH
3snoy

asnoy
asnoy
asnoy
asnoy
asnoy
3snoy
3snoyH
asnoH
3snoy
asnoy
asnoy
asnoy
asnoy

120
12a
12a
12a
12a

EN

12q

13g

12q
12q

eV}
12q
12a
120

12a
12a
12Q
120
12Q
12a
12a
120
12Q
120
120
120
12q
12a

120
120
12a
12Q
12a
12a
12q
120
12a
12a
120
12a
12a

¥3yqould  spi3i4 uoisay 0T 1014
YUY SPI313 U013 § 1014
QU4 SPI313 U013 € 1014
¥34qduld SPI313 uo1s3) Z 1014
¥34qauld SPI313 uoisa) T10ld
ysued ‘oON 10|d/sS21ppy 13215
WS uo sajes Sunsixz

$3Iqydug SU3PJeD UOIAYY §
¥AQYdUd  SUIPIRD UOUAYLY S6
¥3qYdUld  SUIPIRS UOUAYLY 69
¥AQYPUIY  SUIPIRD UOUAYIY €L
UoISIM SPIA13U319 GE 1014
uoISIM SPI31U319 87 1014
uoISIM SPI31U319 0€ 1014
uoISIM SPIAUIID €10]d
Suipjeds uno) Aspuag 1
Buipjeds uno) Aspuag ¢
Buipjeds uno) A3puag 7
$2qyduld aso) Aueg 9
$P2aqydud aso|) Aue@ ¢
Suipjeds uno) A3uag &
Buipjeds uno) Aspuag §
¥23qyduld 13315 1y3iuy ege
$2qyduld asopp Aueq g
¥3qyduld 2314 ¥23qYduld $9T 3014

uolsam Sp|23uU33L9 $ 10|14
uolsam Sp|aju3aL9 10|14
uolIsamm SplRuU33I9 H€ 10|14
uolIsamm Sp|RUl3I9 TE€ 10|14
¥3qydulg PI3yAuuuag 8
$3qydulyg aso|p Aueg §
PQYUIY  SUIPIRD LOLAYIY 67
¥AGYIUId  SUIPIRD UOUIAYIY S8
¥AQYdUId  SUIPIRS UOUIYLY S§
¥IGYIUId  SUIPIRD UOUIIYIY LS
¥P2qyuid Suapied uouaIy LT
¥3quduld 2J31d ¥23qYduld 6ST 101d

¥2AqYduUld  SUIPIRD UOUIYIY €8
MP3IqYdIUId  SUIPIRD UOUAYIY TE
¥23qyduld 2314 ¥23qyduld 0ST 01d
MPqYIUIY  SUIPIRD UOUAYIY LT
NI23qyduld Aep aneiBled T

Page 34 of 47

21160E

File Reference




s13died ul - g 3dAL MIN  33uIs/yo 21sS SSZ'T3  00S'pETI 0T 61TT € 3SnNOH 1was M3yqould  spial4 uolsay 6L 1014
s13died ul - g 3dAL MIN  33uIs/y0 21sS STT'Z3  000°0ZZ3 0T 6ITT € 3SNOH 1was M3yqould  spial4 uoisay 8L 1014
s13died dur-) adAL M3N  3j3uIs/¥0 1SS 95573 000°SPETF SET ESP'T € 3ung 120 ¥3ugqduld SPI314 U0is3) 9101d

Page 35 of 47

21160E

File Reference




MAXEY
GROUNDS

Appendix IV — Costs, Values and Other Assumptions Adopted and S106
Requirements

COST AND OTHER ASSUMPTIONS ADOFTED

Viability Assessment Ref21160E
Client Keston Fields Ltd
Site Site at Keston Fields, Pinchbeck

Statement of Assumptons Made within Apprarsal Calculations
Site area approx. 5.45 Ha. BLW has been assessed as EUV at £25,000 per gross ha, plus premium of £250,000 ger gross ha.
This grves overall BLV of £1,408,750, say £1,500,000.

Total of 100 x Units (see detaled Accommodation Scheduls)

25 x Affordabés Dwellings spit info: 18 affordabie rented
T shared cwnership

Construction and Development Costs |Standard)
Timescales Constrction 1st March 2022 - 1st March 2024
OM Sales start from 1st July 2022 and finish 15t June 2024

Buid Cost Market & Affordable Housing (12,241 sqm) & £1.291 £15,738,178
Basic BCIS Build Cost broken down as follows: Total GIA (sgm) Price per sqm

Dietached House: 4333 £1,282 £5,605,358

Semi House: 1838 £1,148 £2.107,728

Temaced House: 4a3 £1.124 £520.412

Dretached Bung: 5603 £1,350 £7,584,050

Total: 2241 £1,201
Efo Enhanced Foundatons Houses £45.00 per sgm £550,845
Total House Build £16, 243,023
Owerall House Build £'sgm £1.336 per sqm
B% Design and Professional Fees
3% Contingency Allowance
SUDs and Storm Attenuation: Attenuation Pond for Phase 1 £84 118

Attenuation Pond for Phase 2 £53,337 E107.442
Roads Approx 820m run of adoepted roadway at £2,300 per m run £1,336,000

Approx 250m run of unadopted madway at £1,500 perm nun £375,000  E2,261,000
Parking: 162 pariing spaces at 2600 per space £101,400 £101,400
Garages 37 x singles @ £8.000 each £333,000

37 x doubles g% £15.000 each £555,000

Efn enhanced foundations for garages £111,000 £555,000
DCremualition: Demo of masting buldings £30,005

Remowal existing hardstanding and roads £92,000

Remowa of glass houses £50,000 E181,995
Site Prep and Set Up Welfare inc. Dermi Onsite establishment and weifare [inc. access formation. site office, senices eic) £25,000 £25.000
Flot specific external works (Le. patio, fencing =tc) £ £2 500 per plot £250,000 £250.000
Ciawaterng: £35,000 E£63,000
General Site Landscaping £50,000 £350.000
Acoustic Measures £81,280 £61.280
Foul Pump Station and Rising Main: Phase 1 foul pump wel £75,154

Phase 1 surface water pump well £80,288

Exylem equipment for both £84. 577 £240,019
Off Site Works [Junction mprovements and AWA Pipswork in [DB inc. new access path:. Phase 1@ £128,800

Phase 3: £183,200 £322,000

Total Externals E4.664.136
Affordable Howsing & 5106 Contributions
Affordable Housing 25%
Call Connect Bus Contribution £50,000
Call Connect Bus Mantenance £15,000
Education Contribution £301,864
Total Cash 5106 E266.864

Finance, Disposal Costs and Profit
Stamp Duty Land Tax Land £54.400
Finance costs of £10,000 amangement costs plus £5,000 survey and valuation cost plus 6.25% interest {ave)

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

Dieveloper cost of sale o RP £15,000
Drevelopers retum of 17.5% on Market units and 8% on Affordables
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BCIS

£/m2 study

Building function
(Maximum age of projects)
MNew build

B810. Housing. mixed
developments (15)

810.1 Estate housing
Generally {15)
Single storey {15}
Z-storey [(15)
3-storey (15)
4-ctorey or above (15)

B10.11 Estate housing
detached (13}

81012 Estate housing
semi detachad

Generally {15)
Single storey {15}
Z-storey (15)
Z-storey (15)

810.13 Estate housing
terraced

Generally {15)

Single storey {15}
2-storey (15)

I-storey (15)

4-storey or above { 10)

22-0e- 2027 1081

Description: Rate perm2 gross intemnal floor area for the budding Cost including prefims.
Last updated: 08-Oct2021 00:38

» Rebased to South Holland [ 28; sample 8

Maximum age of results: Default period

Eim® gross internal floor area

Mean  Lowest Lower quartiles Median Upper quartiles

1.344 741 1477 1.204
1.340 853 1,144 1,282
1.504 854 1.278 1456
1204 653 1.130 1.250
1.384 833 1,118 1328
2813 1,378 2258 2582
173 1,004 1.282 1472
1.338 Tan 1.158 1.307
1480 el 1,298 1471
1.208 a0 1.148 1.275
1272 48 1.011 1.242
1377 833 1.137 1.303
1,528 1.018 1,285 1445
1,328 840 1.124 1.275
1,408 £33 .12 1318
3,855 3,754 - -
& RECE 3

1.462

464
1.670
1412
1,538
3,754
1.740

1,466
1,630
1.418
1272

1,508
1,772
1.448
1,585

(Y rics

Highest

3.028

4831
483
2,801
2787
4,155
4,621

2485
2485
2,751
1,835

4155
2191
2,801
2767
4 185

Sample

1223

1515
252
1165
B3

21

362
T8
273

281
v
200
43

Page1ef1
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Appendix V — HCA Appraisal Tool Output — 100 Units Policy-Compliant
Scheme
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HCA Deveiooent Apprasial Tood

Prinbea ITMIEET

Surpius (Deficlt) from inpul tsnd vahssbion af ZAMOERN
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME
SHe Address Site & Keston Fleids, Pinchbeck
She Reference 2H160E
File Source
100 Units with 25%

SRRy

(e T LR e
Total Number of Dpen Market Unfis

Total Number of Aforoais Unlis

Rotat Nt ntearea A {ery. o)
% Afforiavie by Unt

% ATIOrTLabie by Alea

[ Total Mumber of A/H Persons

[ ToEal Kumber | Market Pessons |

B

Met She Area
|Met Intemal Houslng Arsa | Hectars

-£1.257. 11
Cate of aporaisal xHo2

Kat Resicental Site Areg 545

Aumor & Onganisation Maxay Grounds, 22-24 Mamket Place, Manch PE15 2uH

Registerag Provider (whel 0

WIS mh car acre

Dpan Markst Phase 2-

Am’aga vabus (£ per unit)

?1

Opan Markst Phase 3:

T
[T 5ed Fial Low 1ee
[TSed i Low ise

Ao T W [

EBEUH.E‘quﬁ‘H.‘hE

SR

[ 5ed + Fia Figh e
[[Eedfome |
|7 5Ed Folse ;

]
3]
£Q)

€0

[ ]
[1i]
[41]
[41]

il

|3 Bed + Holse

g

[Total Revenus £ i

Net Arza (sam)

Ravenue (£ /sq m) E1.257]

CAPITAL VALUE OF OPEN MARKET SALES

Capital Value of Prvate Rental
Prase 1
Prage 2
Prase 3
Prase 2
Prase 5
Total PR

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

AH Realdantial Valuss

L] [ e e )

L |l e sl

|| |essnge

£2,497 psqm
£14,533,681 E 1,376 pegm

£11,847,339

AH & RENTAL WALUES BASED ON NET RENTS

Type of Unt &hared Ownership {all

Soclal Rented)
phages)

Affordabls Rent [all

i ) Total

1 Bed Fal Low rise

2 Sed Fiat Low rise
3 Bed Fial Low rse

4 Bed + Flal Low rise

¥ Bed Fiat High rise:
|2 Bed Fiat_High rse

3 Bed Fiat High rise

4 Sed + Flat Hghnse

2 Bed House £434] 656

£1,172172 £1,602 E37

3 Bed Howse £377,150]

E£427 936 | £B05 094 |

4 Bed + House:

E0 £E07, 524

ETa00, 707 7 407, 537

Epsom of CV (phasa 1) =

CAPITAL VALUE OF ALL AFFORDABLE HOUSING ([EXCLUDING OTHER FUNDING)
RP Cross Subelty (e of own assats)

LA 6106 commitad In ey

FiP Re-oycled SHG

Lisa of AR rent converslon Income

Diher S0UTE of AH funding

1.505

OTHER SQURCES OF AFFORDABLE HOUSING FUNDING

CAPITAL VALUPE OF ALL AFFORDAELE HOUSING (INCLUDING OTHER FUNDING)
BUILD COST OF AFFORDABLE HOUSING IRt Co

1375

£2,407 552
£2.304,534 E 1,376 peqm
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HCA Deveiopment Apprasia Tool Printed 27 020

CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING E102,338
Car Parking

[Mo. of Spaces Price per Space [E}] Walus|
(EEE] - 1] ]

Vaue of Raskdemial Car Parking £0
Car Parking Bulld Cosis E101,400

Ground rent

Social Rented £n
Sharad Cranenship £
Affordable Rent [51]

Opan market {all phasas) 0
Capltaitsed Annual Ground Rents £0

[FOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME 1
AL BUILD COST OF RESIDENTIAL SCHEME [ E16.945 535
TOTAL CONTRIBUTION GF RESIDENTIAL SCHEME 11,848,538

leon-Rssigential

Cost

Office £

Retal £0
Indusirial £0 £0

= £

£

=]

Lesire
Community Liss
Communiy Infrasincture Lewy

GROSS DEVELOPMENT WALUE OF SCHEME ]
TOTAL BUILD COSTS. 1 1B 945 595]
TOTAL COMTRIBUTION TO SCHEME COSTS £11,548,536

External Works & infrastructure Costs () Per unit % of GOV per Heclane
She PreparatiorDemaltion E£2065,995 2070 0.7% 37,981
Foads and Sewers E2.251,000 =610 T.9% 414,552
SUDs and Storn Atbenuation E107,482 1.074 CA% 13,714
Genaral She Landscaping £50,000 SO0 0.2% 9,174
Off Site Whorks £322,000 3220 1.1% 59,033
Cewatening £55,000 = 1] 0.2% 1927
Acoustic Maasunes E51,230 613 D.2% 11,244
Plot spechic axiermnal works £250,000 2.500 D.5% 45,872
Foul Pump Station and REEing Main £240,01% 2400 DE% 42020
Garages and Enhanced Foundations E£529,000 9,590 3.9% 183,302

Oihar sits coats
Faes and ceriificalion 0% £067, 323 9E7T3 34% 181,160
Ofher Acquisition Costs () ED

[=)
it
# zmooponaon

Total Site Costs Inc Feas

by
g

55,501

Statu 106 Cosfa
2010

i

i

Community Infrasinucture Lewy
Other TanT

Ofhier 1

Other 2

Oher 3

DOther 4

statutory 106 costs

8
a8
5
£ opoponppensnpned

2,660
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HCADevenpment Apprasial Took

Markating {Opsn Markst Housing OHLY

Saesleting Fees
L g Fess {per Dpen Market i)

Markating [&fordsbla Housing)
Daveloper cost of 53l 10 RF (£}
RP parchase costs [£)

Inbermediate Housing Saies and Marketng (€]

Total Marksiing Costs
Total Direct Costs

Financa snd scquisition costs

Lane Payment
AMangemert Fee

Misc Fees | Survevors elc)h
Agents Faes

Legal Fess

Stamg Duty

Total Intarest Palg

Totsl Finance and Acquisition Coste

Deavelopar's FeUm Por ek and profi

Fsslgential
Mamet Housing Retum (e OH) on Vale

Afordabie Housing Retum on Cosl
Retum on 5ai2 of Private Rent
Mon-residential

Cffice

Foatail

InGustrizi

Leseume
Communiy-use
Total Operating Profit

(Le. proft after dedusting sales and sbe specific inance costs but Defare deducling developer overheads and axaton)

A% £791,610 10,555

£3,000
£D
£0

EB55,860

17.5% £4. 817,725
6.0% £134,268
00% £

fufafagag

bt

TL02% of scheme value

5,371 per affordabie unit

[TOTAL CosT

I

Scheme Invesiment MIRR

Site Walue 38 3 Percaniage of Tolal Scheme Vaue

Site Value [PV per hectars

Primed 7102021

275,220 par hectare

23.6% ibefore Devisiopers refums and infsrest o avold doubie coonng nefurs)

SI%

-£233,004 per hectane

Peak Cash Raquirement

-£5,00F 863
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Appendix VI — HCA Appraisal Tool Output — 100 Units No Affordable Housing
or S106 Cash Contributions
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HCA Deveiooment Apprasial Tool

Prirfed 2710202

Swrplus (Deficit) fnom inpu kand valestion si 220 02021
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME
Stte Aseress Site 3 Kesion Fisiss, PIRchbeck
Stz Reference 21160E
File Source

100 Urits with 25%
Schems Descripton AfTordable Houshg pius

Cash 5108 Conirbutions

D3l Mumer of LInks.

Total Number of Aforiabie Unlis

okt Mt epmael Area {0 )
% Affordanle oy LNk

% Affordabie by Area

Total Number of A'H PErsons

Tokal Muoer of Open Market Pemsons |
Total NUMDer of Persons.

£330, 360
CETalL
Diate of aporaisal 2o

Ket Residental St Areg SAS

Aumor & Ongansation Maxey Grounds, 22-24 Market Placa, March PE1S 9

Registerad Provider fwhet D

het She Area L
Wet infemnal Howsling Area | Hectars LY BTEZ wzer ww
L L I L e
.ﬂ.m’agnmaEtpal unit} Open Market Phass 1 Opsn Markst Phase 2| Open Markst Phase 3; Phase 4| Phase 5| Total
] 2] I 2 ]
| T 5ed i Low ree £0) £D] £ £0) 20|
I 5ed Fial Low Tse 5] £0 0 0| Eil
T [ | —ED “Ef Y “Ei|
T5ed Fiat Figh Fse 3] I 0 0 €0
T 5ed Fiat High fis2. E0)| “£3)| 0| EL| 0|
3 Bed Fiat High rise. 0 3] €0 €0 0
I 5ed + i a}jﬁﬁ D £ 0 £ 0
TEEd e B 1522z £ £ £ 0
o mEE E335,078 0 €0 0 ]
I Hed ¥ Hose £350,000 £ ED 0 £0
[Totl Ravenua £ B0, 405, 000 il kil il B 3
Nt Arza [z m) 12241] - - - - 1224
Ravenue (€ J gq m) £2,250] 2 = 2 2
CAPITAL VALUE OF OPEM MARKET SALES £30,485,000
Capital Value of Private Restal
Prase 1 €0
Prase 2 €0
Prase 3 £0
Prase £ 0
Prase 5 £0
Total PR £0
CAPTTAL VALUE OF OPEM MARKET HOUSING £30,485,000 £ 2,490 psqm
BUILD COST OF OPEN MARKET HOUSING Inc Contingsncy £16,844,595 £ 1,376 peqm
CONTRISUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £13,680,405
AH Resldential Valuss
AH & RENTAL VALUES BASED ON NET RENTS
E— [— e (sl; Affordatie Rent tai: ok
1 5ed Fial Low rse
25ed Fiat Low rise !
3 Sed Fiat Low nse
4 Bed ¢ Flat Low fse
1Bed At High nge |
2 Sed Fiat Highrise
3 Sed Fiat High rise
4 Bed + Fiat Hghrise !
2 Sed House
3 Bed Howse
3 Bed + Holse i
i) 0 0 0|
ED5QM of CV [Dhase 1) - - E
CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) £0
R Cross Subshdy (use of own assals) £0
L& 5106 commued in Feu €0
R Re-cyniag SHG £0
Lis2 of AR Tent COMMEEION INCOME €0
Cihar source of AH funding €0
OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0
CAPITAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING) £0
BUILD COST OF AFFORDABLE HOUSING Inc Col 20 £DIT
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HCA Deveiopment Apprasial Too iyl it ]

CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING 0
Car Parking

[Mo. of Spacas Price par Space ()] Valug]
|82 - |0

Vaue of Residential Car Parking £0
Car Parking Bulld Cosis E101,400

Ground rent

Sosal Rented =
Shared Dwnarship £
Afsordania Rent £B

Opan market {30 phases) En
Capitallzed Annual Ground Rents £0

[TOTAL CAPITAL WALUE OF RESIDENTIAL SCHEME | 30,455
[TOTAL BIALD COST OF RESIDENTIAL SCHEME £16,945 595
TOTAL CONTRIBUTION GF RESIDENTIAL SCHEME £13,533,005

Hon-Realdonttal

Vaiues

Office

Fatal

Industrial

Lefsure

Commnty Lse

Communiy Infrastruciure Lewy

£0
£0

E0

nunopnk

| ]
| £
£0
GROSS DEVELOPMENT VALUE OF SCHEME | [ E30.485 000]
TOTAL BUILD COBTS | £16,945,595)
TOTAL CONTRIBUTION T0 SCHEME COSTS £13,539,005
Exfernal Works 5 infrastructurs Costs [£) Per unit % of GOV per Hectare
Slte Preparation/Tematiion £205,995 2,070 0.7% 37,881
Fioads ard Sewers £2.264,000 22 510 T4% 414,562
5UDs and Storm Attenuation £107,442 1,074 0.4% 18,714
General Site Landscaning 50,000 a6 0.3% 3,174
Of Stie Wons £322,000 320 1.5% 53,083
Dewatering EE:5,000 650 0% 11,527
Acoustic Measres £51,730 B13 0.2% 11,244
Plot specTic axiema woeks £250,000 2,500 0.5% 45,572
Foul Pumg Stallon and Rising Man £240,015 2400 D.B% 45,040
Garages and Enhanced FounCatons £599,000 3,530 3.3% 183,303
£4,562 738 15.0% B37,199
Diner sits coats
Fees and certfization 60% £087,323 9573 3.3% 181,160
Cther Acguistion Costs i) £
Stte Abnormals (2]
Die-carbng tenarms €0
Daconiamination £
Other £0
Othar 2 0
Other 3 £
Ciher 4 £
ofher 5 £0
£0
Total Stts Costs Inc Fess £5,550,059 55,90
Statutory 106 Coats (F)
Educaton o
Spart & Recreation £
Social Infrastruciure £
Fupic Reaim £
Affordanis Housing £
Transport o
Haghway £0
Haatth 0
Fubic At £0
Fiood work £
Communtly Infrasiruchure Levy =4
Other TariT £
Other 1 0
Cither 2 £
Other 3 £
Cither 4 £0
Statutory 106 coste £

File Reference: 21160E Page 46 of 47




MAXEY
GROUNDS

Prim=d ZFM0202

HCA Devenprent Appraci Too
Marketing [Open Markst Housing OMLY per OM unit
Saleslstiing Fees 0% £814,550 0,145
Legga Fiess (per Open Mamat ity E750 £75,000 750
Marksting [affordabls Housingy per amordabie unit
Developer cost of 53 to RP [£) 0
RP purehase costs (£) &
Intermeagiabe Housing Sales and Markeing [£] £0
Total Markeéing Costa £3&3,550
Total Direct Costa E23.485,504
Financs and acquisition costs
Land Payment £1,500,000 15,000 per OM home 275,229 perhectars
Arrangamert Fee £10,000 3.0% of Inerest
Misc Feas {Survevors eich E5,000 DO2% of scheme value
Agerts Faes £0
Legai Feas £11.250
3 Duty EE2,500
Total Interest Paid £331,432
Total Finance and Acquisttion Coste £1322 242
Degvelopsrs refum s Nek and proflt
FEaaitential
Markst Housing Rewm (inc OH) on Valo 17.5% E5,334,675 53,325 per OM uni
Aordanle Housing Retum on Cost 6.0% 20 per affordabie unit
Fetum on sale of Private Rant 0.0% ] FOITE per PR unit
Mon-residential
Ofmce ED
Fetal ED
Imdusirial £D
Lesre 0
Communiy-use £0 il
Total Operating Proft £5.334,875

[L2. proft aNer decucting Sales and ska Epecific NGNG2 COSIE DU Dafons GStuCtng OEVEODer OVErnEads ana 126ETon)

[OTALCoaT T TR
i

Scheme Investmant MIRR 32 T% tefore Dewsopers meturs and ke bn svold dounie coonng rebums)
She Value a8 a Percentage of Total Scheme Vaiue 4.0% Peak Cash Reguirement -£5,534,941
Site Valwe [PV per hectare ~£40,433 per hectarz -£13,137 per acre
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