MAXEY
GROUNDS

VIABILITY ASSESSMENT
OF

DEVELOPMENT SITE
CROSSROADS NURSERY,
QUADRING PE11 4PJ

FOR

STINDERS HOMES

ASSESSMENT DATE

20" November 2023

BY

J R MAXEY MA (Cantab) FRICS FAAV

File Reference: 23172

22-24 Market Place T: 01354 602030
March E: professional@maxeygrounds.co.uk
Cambridgeshire PE15 9JH maxeygrounds.co.uk

Maxey Grounds is the trading name of Maxey Grounds & Co LLP, a Limited Liability Partnership. Regulated by RICS.



INDEX

INDEX 2
NON-TECHNICAL SUMMARY 4
INSTRUCTIONS 6
CLIENT 6
PURPOSE OF FVA 6
ASSET TO BE APPRAISED 6
SCHEME-SPECIFIC FVA 6
INTEREST IN THE PROPERTY 6
CLASSIFICATION OF PROPERTY 6
RICS GUIDANCE/PROFESSIONAL STATEMENTS 7
BASES OF VALUE 7
APPRAISAL DATE 7
IDENTITY OF VALUER 7
MATERIAL INVOLVEMENT 7
STATUS OF THE VALUER 8
CURRENCY 8
FEE 8
ASSUMPTIONS AND CAVEATS 8
SPECIAL ASSUMPTIONS 10
EXTENT OF INVESTIGATIONS 10
NATURE AND SOURCES OF INFORMATION PROVIDED 10
USE AND PUBLICATION OF THIS REPORT 11
RICS VALUATION — PROFESSIONAL STANDARDS 11
APPRAISAL METHODOLOGY 11
LAND VALUE 12
VALUER COMPETENCE 12
INSPECTION 13
DATE OF INSPECTION 13
PROPERTY ADDRESS 13
PROPERTY DESCRIPTION 13
GROSS DEVELOPMENT VALUE 13
CosTs 13
SERVICES 14
PLANNING 14
CONDITION 14
SUSTAINABILITY 15
GENERAL COMMENTS 15
APPRAISAL OUTPUTS 16
JUSTIFICATION FOR VIABILITY ASSESSMENT 16
SENSITIVITY ANALYSIS 19
CONCLUSIONS 20
APPRAISAL CONCLUSIONS 20
SIGNATURE 20
APPENDICES 21
APPENDIX | = COPY OF INSTRUCTION CORRESPONDENCE 21

File Reference:23172 Page 2 of 50



APPENDIX Il = COPIES OF PLANS AND PHOTOGRAPHS 26

APPENDIX |Il = SCHEDULE OF COMPARABLE EVIDENCE 36
APPENDIX IV — COSTS, VALUES AND OTHER ASSUMPTIONS ADOPTED AND S106 REQUIREMENTS
44
APPENDIX V — HCA APPRAISAL TOOL OUTPUT — 25% AFFORDABLE HOUSING AND £272141
CASH CONTRIBUTION 45
APPENDIX VI — HCA APPRAISAL ToOL OUTPUT — NO AFFORDABLE HOUSING AND NO S106
CONTRIBUTION 48

File Reference:23172 Page 3 of 50



MAXEY
GROUNDS

NON-TECHNICAL SUMMARY

This is a financial viability assessment to establish the viability of a proposed scheme for
residential development at a site known as Crossroads Nursery Quadring Spalding PE11
4PJ. The initial assessment appraises the scheme, being a total of 68 units in two phases
with 25% affordable housing units (17) plus estimated S106 cash contributions of £272141.
The scheme has approved consents, and this viability assessment is for the purposes of
supporting an application for variation of the S106 agreement. We have also appraised the
alternative scenario of no affordable housing or S106 cash contributions.

The gross development value (GDV) is calculated using market evidence from newbuild
residential sites in and around Quadring. The site has evidence of current asking prices and
incentives on most house types which we have had regard to. We have adjusted figures
obtained as asking prices given the significant level of current sales incentives on most sites.
As such, values of between £1979 per m? and £2,835 per m? have been adopted for houses
and £2778 per m? £3600 per m? for bungalows giving market sale values of between
£150000 and £470,000 for the various units, which reflect the market for the various types
of dwelling.

A basic build cost of £1,418 per m? has been adopted for the houses currently being built
and £1541 for the bungalows built as phase 1 and, which is the BCIS median figure, for the
area, backdated to Jan 2023 for the bungalows. We have adjusted build cost for elements
not included at this stage within BCIS figure primarily relating to enhanced foundations and
Building Regulation Part L & F adjustments. This has been adjusted by a per dwelling
addition.

The Clients have provided information regarding anticipated infrastructure on the site. Roads
and drainage are replicating our normal benchmark figures, with the cost of a foul pumping
station an additional cost. The costs for site demolition, remediation, dewatering, additional
subbase for roads, landscaping provision, electrical charging points and over-cost of Air
Source Heat Pumps, not included in historic BCIS figures, have been provided on the basis
of costs actually incurred or estimated on the basis of the development sites nearby.

We have adopted a road construction cost of £2,700 per linear metre for the main road
throughout the development to be constructed to adoptable standard with footpath on both
sides. Private roadways have been costed at £1600 per metre run.

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

Other costs adopted, including 8% for Design & Professional Fees, 2.5% Contingency, costs
for parking spaces at £750 per car, 3% for marketing, £750 for legals on sale and an interest
rate of 7.5%, with 4% credit balance allowance have all been previously accepted on sites
in this area.
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A profit level of 17.5% has been adopted for market units and 6% for affordable housing,
which is considered to be the minimum level of profit a developer would accept to undertake
this scheme.

As required under NPPF and PPG, we have adopted the Existing Use Value (EUV) +
Premium approach to land value. The proposals comprise an enhanced area of open space
because of flood risk constraints, and a differential value has been adopted for the area
utilised for dwellings, road, attenuation and essential POS, and the additional amenity areas.
An EUV for the land of £25,000 per gross hectare has been adopted which is Grade 1
agricultural value. To this, a premium of £250,000 per gross hectare has been added for the
proposed development land and £25000 per Ha for additional amenity areas, a basis that
has been accepted elsewhere in South Holland and is deemed a sufficient sum to bring the
land forward for development. This gives an overall BLV of £825000 for the 3.00 ha site.

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

Scheme Surplus/Deficit
68 Units with 25% affordable housing plus S106 cash

contributions of £272141 "£3,764,288
68 Units with no affordable housing or cash s106 _£2.849 054

contribution

We have conducted a sensitivity analysis which shows variations of the scheme with 68
units with 25% affordable housing and £272141 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 68 units with 25% affordable housing plus S106
cash contributions of £272141 is clearly not viable with a financial deficit (present value) of
£3,764,288 once land cost, construction and other costs have been deducted from GDV.
With no cash contributions or affordable housing, the deficit reduces to £2,849,054.

As such, the site clearly cannot support contributions on the basis of the provision of
affordable housing and S106 cash contributions from South Holland District Council. The
viability of the site is challenging, even with no contributions and will only be deliverable if
the Developer is prepared to accept a reduced level of return.
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INSTRUCTIONS

We refer to instructions from Mr S Percival of H A Architectural Services on behalf of Stinders
Homes to provide a Financial Viability Assessment (FVA) for the site on our standard
Conditions of Instructions Letter and Standard FVA Conditions Of Engagement & Terms of
Business, a copy of which is in Appendix | of this Report.

Client
This report has been prepared for Stinders Homes.
Purpose of FVA

This FVA is required to establish the viability of development of the site having regard to the
requirements for affordable housing and 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 of a development site known as Crossroads Nursery Quadring Spalding
PE11 4PJ.

Scheme-Specific FVA

This FVA is in relation to providing a response to the issue of viability on a site-specific
scheme. We have made previous objections on behalf of clients during the consultation
process and examination in public during the previous and emerging local plan preparation,
and on site-specific schemes under the current local plan. We have not provided any advice
to the Local Planning Authority.

Interest in the Property

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

Classification of Property

The property is proposed to be developed by Stinders Homes with 68 residential properties,
an initial phase of 9 bungalows followed by phase 2 of 59 houses. This assessment adopts
current standard planning policy requirements in assessing the viability of the scheme to
meet policy level affordable housing and S106 contributions that are required under the
existing S106 agreement for the site.

File Reference:23172 Page 6 of 50



RICS Guidance/Professional Statements

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

Although FVA work is outside the scope of the RICS Valuation — Global Standards 2022,
any valuation utilised in the appraisal has been prepared in accordance with RICS Valuation
— Global Standards 2022 incorporating the International Valuation Standards. Furthermore,
this FVA has been undertaken in accordance with the requirements of PS2 (Ethics,
Competency, Objectivity and Disclosures) of the RICS Valuation — Global Standards 2022.

Bases of Value

All valuations provided within this report are on the basis Market Value, defined by the RICS
Valuation — Global Standards 2022 as: “The estimated amount for which an asset or liability
should exchange on the valuation date between a willing buyer and a willing seller in an
arm’s-length transaction after proper marketing and where the parties had each acted
knowledgeably, prudently and without compulsion”.

The Benchmark Land Value (BLV) has been considered on the basis of Existing Use Value
(EUV) plus a Premium. EUV has been established using comparable evidence. We have
also had regard to market evidence of from the sales of development land, of evidence of
where the minimum premium level lies in land being deliverable, and recent Planning Appeal
case law on appropriate levels of Premium, as appropriate.

Appraisal Date

The appraisal and any valuations provided within this report are as at 20" November 2023,
although the HCA DAT model is recorded as being as at 31/12/2021 because the model
perameters require it to be dated prior to any work being undertaken. As the assessment is
of a partially built site, in this way past work is taken into account in cash flow terms.
Identity of Valuer

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

Material Involvement

Neither Maxey Grounds & Co e nor the named Valuer has any conflict of interest in

preparing this appraisal. We have previously advised the landowner in relation to the
disposal.
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Status of the Valuer

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

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

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

Assumptions and Caveats

1. In making this report, Maxey Grounds & Co LLr has met the relevant requirements of
the RICS Financial Viability in Planning: Conduct and Reporting 1t Edition, May 2019
and any valuations within this appraisal have been carried out in accordance with the
RICS Valuation — Global Standards 2022 incorporating the International Valuation
Standards and that, unless otherwise stated, have made the following assumptions
which Maxey Grounds & Co LLp is under no duty to verify:

a) thatno high alumina cement, concrete or calcium chloride additive or other potentially
deleterious or hazardous materials or techniques were used in the construction of the
property or have since been incorporated;

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

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

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

e) that no formal environmental assessment will be provided and that no contaminative
or potentially contaminative uses have ever been carried out on the property and that
there is no potential for contamination of the subject property from past or present
uses of the property or from any neighbouring property. The report will not identify
the existence of contamination but in the Surveyor’s visual inspection concludes that
there may be material contamination the Valuer will report that further investigation is
required.
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2. In arriving at our conclusions, no allowance has been made for costs of acquisition
or realisation, nor any VAT, Capital Gains Tax, nor any other tax, nor similar liability
or claimable allowances which might arise on the sale of the property.

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

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

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

6. In the case of agricultural property, we accept no responsibility regarding, and offer
no advice on, the possibility of latent infestations of the soil or of any disease that may
affect crops or stock.

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

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

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

9. The RICS Valuation — Global Standards 2022, incorporating the International
Valuation Standards include a requirement to measure residential property on the
basis of the International Property Measurement Standards: Residential. However,
as FVA work is outside the scope of the RICS Valuation — Global Standards 2022,
we have utilised the Gross Internal Area of the proposed development as provided to
us by the developer.
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We have assumed that the information and opinions we have been given are complete and
correct in respect of the properties and that further investigations would not reveal more
information sufficient to affect value. We consider that this assumption is reasonable in the
circumstances.

Special Assumptions

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

Extent of Investigations

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

Nature and Sources of Information Provided

We have been provided with copies of all plans for the proposed development by H A
Architectural Services. Copies of plans are attached as Appendix 1l to this report.

Evidence utilised to establish Market Values has been obtained from our own records, our
clients and their selling agents in respect of Phase 1 and 2 properties currently available or
sold, including current incentives offered, and discussions with other Local Agents,
Developers and other evidence sources including Rightmove Plus, and other Developers
websites. We have also been advised of the offer for the affordable units from South Holland
District Council in the absence of interest from any other Housing Associations. Affordable
rental levels have been based upon 80% of market rents and informed by the cap on housing
benefit levels, and also been confirmed by enquiries of housing associations and the local
planning authority who have also provided figures for appropriate benchmark levels of
management and repair costs, as utilised in the appraisal tool.

The BLV has been established having regard to the EUV and an appropriate premium
sufficient to ensure land comes forward for development.
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S106 requirements have been obtained from the existing S106 agreement. 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 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 unless otherwise agreed upon and specified within the Confirmation of
Financial Viability Assessment Instructions. Maxey Grounds & Co LLp accepts responsibility
to the Client named at the start of this Report alone that this report has been prepared with
the skill, care and diligence reasonably to be expected of a competent Chartered Surveyor
but accept no responsibility whatsoever to any person other than the client himself.

RICS Valuation — Professional Standards

Although Viability Appraisal work is outside the scope of the RICS Valuation Standards, any
valuation utilised in the appraisal has been prepared in accordance with the RICS Valuation
— Global Standards 2022 incorporating the International Valuation Standards.

Appraisal Methodology

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

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

A Schedule of Evidence is attached as Appendix Il to this report.
The assumed costs of construction are set out in Appendix IV of this report and are based
upon knowledge and experience of other similar development schemes information and

costs provided by the Client, and upon published price information, such as BCIS.

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

Affordable rents are based upon 80% of market rent, which is also the maximum permitted
level confirmed by Local Housing Allowance Rates published on Direct Gov for that area.
The specific plots are agreed in the S106 agreement. Where a nil provision is considered
as an alternative, this is not applicable.

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

Land Value

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

The site comprises a former nursery considered to be agricultural / horticultural use. An EUV
for the land of £25,000 per gross hectare has been adopted which is Grade 1 agricultural
value. To this, a premium of £250,000 per gross hectare has been added for the area
required for development and £25000 per gross hectare for the balance as amenity land.
This reflects the value adopted for amenity land in the Local Plan draft Viability report. This
is deemed a sufficient sum to bring the land forward for development.

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

Therefore, the total benchmark land value of the site of 3.0 Ha is £825,000. The actual
purchase price for the land has not been utilised in our calculations but is understood to be
a similar level.

Valuer Competence

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

INSPECTION

The site was briefly inspected on 15t November 2023, but the viability assessment has been
conducted as a desktop exercise.

Property Address

The property is a development site known as Crossroads Nursery Quadring PE11 4PJ. The
site location is shown on the Plans and aerial images within Appendix II.

Property Description

The property comprises a former horticultural nursery of 3.0Ha, which is to be developed. It
is being developed as 68 residential units in 2 phases — 9 bungalows as phase 1 and 59
houses as phase 2. Phase 1 has been constructed and Phase 2 is under construction.
Plans of the proposed scheme have been supplied by H A Architectural Services and this
appraisal has been based upon those plans. The gross site area is approximately 3.00 Ha
of developable land and essential attenuation, and POS space. The size of the units (Gross
Internal Area) is 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

Market values of the completed units have been assessed based upon evidence of similar
new developments in the area. Most dwelling types are either on the market, or have
ongoing sales, although it is noted that in current market conditions a significant number of
new dwellings have attractive sales incentives effectively discounting these marketing
levels. This is reflected in our assessment of values for the site.

From this evidence, a schedule of adopted Market Values for each unit has been produced
which is included within Appendix Ill. This schedule also details the assumed type and
tenure of affordable housing utilised in our policy compliant assessment. We anticipate 65%
of Market Value for Shared Ownership and an average of 55% of Market Value for Affordable
Rented units in assessing the GDV for the various tenures of units to be constructed. Such
levels reflect the offer from the Council for the affordable dwellings.

Costs

A build cost of £1,418 per m?for the houses has been adopted, and £1541 for the first phase
bungalows which is the average BCIS median quartile figure, backdated in the case of the
bungalows to January 2023. This cost reflects the significant build cost inflation over the last
2 years during which build costs have risen by over 20%. The Lower Quartile BCIS level is
no longer considered to reflect actual costs being incurred by developers, and specific
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calculations we have seen in the course of our viability work of actual cost calculation by
Quantity Surveyors suggest that Median Level is a conservative estimate of such costs at
this time. This basis of cost calculation has previously been adopted and accepted for sites
of this scale likely to be constructed by a medium size developer.

Garage Costs are based on benchmark levels of actual costs from other schemes in the
area.

On this site there are additional costs in relation to Pumping Station (rather than gravity
solutions) for foul water discharge, for which the clients has provided a costs incurred, and
the need, within the timescales of this development, to provide EV charging points increased
insulation standards under Part L & F of Building Regulations, and heating utilising Air
Source Heat Pumps for phase 2, none of which BCIS information, which is based on current
requirements, allow for. Road construction cost are calculated on a £ per linear m basis
allowing for the width and nature of the specific road. Likely costs for site establishment,
landscaping is calculated at suitable benchmark costs from information derived from
developments we have been involved in.

Other costs adopted, including 8% for Design & Professional Fees, 2.5% Contingency,
standard road construction costs, costs for garages and driveways, plot specific external
works of £3,000 per plot, parking space costs of £750 per space, 3% for marketing, £750
for legals and an interest rate of 7.5%, with 4% credit balance, have all been previously
accepted on sites in this area.

Services

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

Planning

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

Condition

The site is a former horticultural nursery. Any previous structures on site have been
demolished as part of the scheme and thus their existing condition is not relevant to the cost

of construction. The demolition required remediation work as included in the appraisal, and
enhanced foundations.
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Sustainability

Flooding

The application site lies partly within Flood Zones 1, 2 and 3
(https://www.gov.uk/quidance/national-planning-policy-framework/annex-3-flood-risk-
vulnerability-classification) >

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

Radon.

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

than 1% (the lowest level)

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

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

- Invasive vegetation

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

General Comments

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

The principal appraisal works from a scheme with 25% (17 number) affordable housing units
and £272141 cash s106 contributions. Thereafter the alternative scenario is appraised
involving no affordable delivery and no cash contributions.

Market conditions for development are currently such that viability for many schemes is
marginal. Market levels are starting to fall and predicted to reduce further during 2023/4,
whilst build costs at present continue to increase. We have adopted a developer’s profit
level of 17.5% which is considered to be the minimum level a developer would consider
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undertaking this scheme, given the scale of the scheme, infrastructure requirements and
current market conditions. A profit level of 6% for affordable housing has also been adopted.

We have adopted an existing use value of the site based upon an agricultural value of
£25,000 per gross hectare. To this, we have added a premium of £250,000 per gross hectare
for the essential land for development (60% of the site), which is considered to give the
minimum return to the landowner at which land is likely to be made available for
development. And a Premium of £25000 per Ha for the balance taking value to the £50000
utilised in the Local Plan Viability report for Amenity land value. This gives an overall value
for the site of 3.0 Ha of £825,000.

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., 26 total units with 5 affordable housing units and £48,426 S106 cash
contributions. This scheme produces a deficit of £3,764,288.

Appendix VI gives the amended output figures for a scheme with no affordable housing and
no cash contributions, with the deficit reduced to £2,849,054.

Justification for Viability Assessment

During viability testing in 2017 which helped formulate the South East Lincolnshire Local
Plan, various typologies were tested which resulted in a positive viability position with
planning policies applied, rather than the deficit that is shown for the site at Quadring. As
per the Planning Practice Guidance, it is necessary to investigate why there is such a
difference between these two positions, therefore we have compared the closest typology
used in 2017 Draft Viability Assessment (150-unit site) with the site at Quadring. We have
adopted the percentages and values per unit accepted in the Local Plan Viability and applied
them to a site of 68 units to get a direct comparison on costs. The differences are highlighted
below:

Appraisal Input 2017 Draft Viability Study Quadring (68 dwellings)
(Rates/Percentages for 150
dwellings)
Density 30 dwellings per Ha 23 dwellings per Ha
Average Value £1900 per sgm £2381 per sgm
Average Dwelling Size |100sgm 110 sgm
Build Cost £911 per sgm £1433 per sgm
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Externals
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£680000 (10% on build cost)

£2735500 (25.5% on build
cost including abnormal
Costs)

Contingency

3% on build cost

2.5% on build cost

Professional Fees

7% on build cost

8% on build cost

S106

Up to £5,000 per dwelling

£4002 per dwelling

Sales/Marketing

3% on revenue

3% on revenue

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

BLV £300,000 per Ha £275000 per Ha

Abnormals £680,000 (£10000 per unit) With externals

Sustainability additions

Nil

£325,500

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

File Reference:23172

The density of the scheme is lower than assumed in the Local Plan study, the client
having maximised numbers that can be accommodated and it is understood that the
layout and density of this scheme have been approved.

The average size of the dwellings is larger than those for the Local Plan study,
reflecting appropriate designs for the site and area, but still below the anticipated
Sgm/Ha density which impacts the viability position by reducing GDV.

The build costs adopted have increased by around 57% compared with the emerging
Local Plan viability study, which was conducted around 6 years ago, therefore a
significant uplift is expected. The build cost adopted for this site is based on the BCIS
median cost of construction with additions for enhanced foundations and is
considered reasonable. There are also additional build costs emanating from
Sustainability enhancements introduced by Building Control requirements not
allowed for in 2019.

The sales values are around 25% higher than the figures used the in emerging Local
Plan viability study, partially because the larger units realise a lower rate per sq. m
than smaller units and partly resulting from ongoing slippage in market values.
However, this increase is applied to a reduced total built area. The values adopted
for this site are based on what is being sought on units on this site, as well as other
evidence and this constitutes clear and strong evidence to justify the values adopted.

There is clearly a difference in external costs, with externals in the Local Plan study
based on 10% on build cost with 10% more for abnormals, whereas the costs at
Quadring reflect 25.5% for externals and abnormals on build cost, including
abnormals. This is a significant cost differential.
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e The S106 costs are similar.

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

The factors above combined result in a different viability position compared with the Local
Plan whole viability study, and thus results in the need to revisit the viability position in order
for the development to be delivered.
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SENSITIVITY ANALYSIS

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

The effects reflected in the model using 25% affordable housing and £272141 S106
payments is shown in the table below:

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

GDV at Evidence | -£3,764,288 -£4,325,876 -£3,202,699
Level

+5% -£3,235,567 -£3,797,155 -£2,673,978
-5% -£4,293,008 -£4,854,567 -£3,731,420

File Reference:23172
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CONCLUSIONS

Appraisal Conclusions

We are of the opinion that a policy-compliant scheme for 68 units with 25% affordable
dwellings and S106 cash contributions of £272141 will show a financial deficit (present
value) of around £3,764,288 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 £825,000.

We are further of the opinion that if the scheme had no affordable housing and no S106
cash payment requirements, this deficit reduces to about £2,849,054.

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

Signature

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

J R Maxey

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

Date of Report:
27" November 2023
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APPENDICES

Appendix | — Copy of Instruction Correspondence
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Cio Mr 5 Percival
H A Architechural Senidces

By emall only
Dear Sirs

Ra: Confirmation of Financlial Viablity 2sssssment Instructions
Agast: Development Site at Crossrcads Hurssry Quadring PE11 4PJ

I refer to Instrucions to provide a Financial Viablity Assessment (FVA) of the above. This
lebier, together with our attached Standard Valuation Condtions of Engagement & Tems of
Business, confirms the basls upon which the FVA will b2 undertakan.

Clieni: Slinders Homes

Purposs of Valuatlon: To establish viablity of the proposad development

Agset to be Valued: Developmeni SHe at Crossroads Mursary Quading PE11 4PJ

Area Wide/Scheme-Specific FVA: This FVA Is In relation to a scheme-speciic site. We have
not provided any advice io the Local Planning Authority.

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

RICS GuldanceProfeeslional Statements: This work and the FVA prepared & undertaken
In accordance with the RICS Financlal Viabliity In Pianning: Condwct and Reporting 1= Edition,
May 2010, Ashough FVA work |s ouislde the seope of the RICS Valuabion Siandards, any
valuation ubillsed In the appralsal has been prepared In accordance with RICS Valuation —
Global Standards 2022 Incorporating the intermatonal Valualions Standards. This gukdance
requires the Valuer to make an objective and [ustified assessment of tha viablilty position and
requires 3 clear disiincion betwesn e objecive reporl and any subsequent

advocacy/negatiation In terms of agresing a viablity posiion.
Basls or Bagas of Value: Market Value.

Waluatlon Date: As at date of repor.

224 Marks Pace T- 01354 Ganisd =

Waich E: peafosshonalonmaos ygroun th co.uk ( e

Cambridgashise PEES 20H Tl R groursd oo, Uk FropETTrark
RICS FROSEEFE

Chirlered hisvep s din ] preees, Valuers, Lavd K belale Ggeeds srae 1543

e i Mavch sned Waasch

ario
[T Y Ty rm—— - b I i LI, i Ll Ly P . Bl oy B, Bl il s gl e P
Poge o s s RRUTLLN P w0 33 0l By P, Mk, S slgmbins: PP G Mmooy Siar J Foors Gl MPSCT Pk’ BCla PropesyTaTy
S A e B ks B e TS A, Sy o, hniand [ . Lo’ B o, i s oA, s iy ) ke S i), i - YT

R, M |y I, 0, i, B, S
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Identity of Valeer: J R Maxey wa |Cestel) FRICS FAAY RIGS Reguess: Valeer 107 3and on ihe Dehalf of
Maxsy Grounds & Co L.

Materal involvamant: Melther ME.HE]' Groungs & Co P nor the namead valuer has any
conflict of Interest In prepanng this viablity assassment

Azsumptions Adopied: As per FWA Condilons of Engagemsent & Temns of Business, as
abiachad, with no addtions.

Special Azsumplions: For the purposes of this FyA, we have assumed ihat the sltes under
consideration are developed on the basls of the type of development and fmescale as
describad within each model.

Hature and source of the Informatien to be relled upen: Mazey Srounds & Co LP are able
io refy wpon any Information provided by the Gllent refemed to In the FVA.

Extent of Investigation: As per FWVA Conditions of Engagement & Tesms of Business.

Valuation Fes: Our fee will be £5,000 + VAT for the Initial repost, with any addtional work
{including but nod Imited to revisions, communication and negetiations with the Local Planning
Authority) charged at £200 + VAT per hour.

This Confirmation of FVA Instrucions Lefier, which is suppiled In duplcate, should b2 read In
conjunciion with the attached Maxey Grounds & Co we FVA Condithons of Engagement &
Terms of Busingss (Version 31% January 2022). Please sign and refum one copy at your
earliest convenlence to agree the Condilons of Engagement & Temms of Busingss. The
Report will not be Issued untll the signed copy has been recelved.

¥ owrs Talthhuly
JHR .'i'-{nxcy

J R MAXEY wajcantst) FRICS FRAY RS Regissmd ‘e
For and on behalf of Maxey Grounds & Co we

Jmaxsyfhmazsygrounds.co.uk
{Enz)

File Reference:23172 Page 22 of 50



MAXEY
GROUNDS

MAXEY
GROUNDS

| the undersigned hereby acknowledge that | have read and accept the terms set out
in this Confirmation of FWVA Instructions Letter and attached Maxey Grounds & Co e
Standard FVA Conditions of Engagement & Terms of Business (Version 31 January
2022)
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MAXEY GROUNDS & CO LLP
STANDARD FINANCIAL VIABILITY ASSESSMENT CONDITIONS OF ENGAGEMENT
& TERMS OF BUSINESS
Thesa Conditons of Engagarment and Tems of Business shall apply subject fo any medification or amendment sat cut in tha
covering Confli of Fi ial Viabdity A (FVA) = Latter. Maxey Grounds & Co LLP shall acvise tha

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

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

1.

2.

3. The asset subfect to the FVA shall be as set cu!l in the cavering Confi san af FVA I tians Letter,

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

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

6. Unless atherwise specifically set out In the covering Canfirmation of FVA Instructions Letter, the value advisad by
Maxey Grounds & Co LLP shall be the Maret Value, dafined by e RICS Valualion- Global Standards 2022. “The estimated
amaount for which an asset or Kabilty should exchange on fie valualion dale batween a wiling buyer and a wiling seller in an
arm's-length transaction aftar proper marketing and where the parfies had each acted knawiedgeably, prudently and without
compulsion” andior the Market Renl, Galined by te RICS Valuation - Global Standards 2022 as: “The sstimatad amount for
which an interest in real property should be leasad on the valuation dale betwaen a wiling lessor and @ willing kessa9e on
appropriate lease terms n an arm's-length transaction, after propar marketing and where the paties had each acted
knowledgeably, prudently and without compulsion® andiar the statutary defntion of Market Value daflned by e Taxalion of
Chargeable Gains Act 1992 or Inhartance Tax Act 1984 or Finance Act 2003, broadly defined ae: “The price which the property
might reasanably ba expectad 1o fatch If sold in the open market at tat lime, bul that peice must not be assumed 1o be reduced
an the grounds that e whole property is to be placed on U market & one and the same tme" andior the Investment Value,
omowmeamvmum Globed Standards 2022 as: “The value of an assat to the owner or a prospective owner for
v i 1 or objaclives” andlor the Fair Valus, dafined by tha RICS Valation - Global Standards 2022
as; “The estimaled price for the ¥ansfer of an asset o liabilty betwasn lgentified knowledgaable and wiling partias that reflacts
the respective intarests of thosa parties” andlor the Fair Velus, defined by tha International Aocounhq Standards Board 8. “The
price that would ba received to sall an assel, or pad 1o transfar g lisbdlity, in an ordearly trar i market
8t tha maasuremen| data”

T Yhe valuaticn date shall be as sal out in the covering Confirmation of FVA Instruciions Letier.

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

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

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

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

or imt Maxay Grouncs & Co LLP's llability for actual fraud, and shall not imi the liabiity for death or personal injury causead by

their negiigance.

1. None of Maxey Grounds & Co LLP's emalaynes, partnars, or consuitants indivicually has a contract with the Chent or

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

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

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

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

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

cause.

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

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

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

Standards, any valuation utiksad in the isal has baen p n farce with RICS Valuation -~ Global Standards 2022

ncorporaing the international Valuenam Standards, This guudmce reguires the Valuer 1o make an cbyective and justifiee

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

advocacynegatiation in terms of agreaing a visbilty paskion.

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

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

a) that ro high alumina cement, ar cal cHoride addiave or other patantially defsterious or hazardous

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

b) thal the proparty s not subjact to any unusual o ially onsrous , 8rcumbrances o oulgoings and that

goad te can be shown:

<) 1hat the property and its value ane unaffeciad Dy ary maders which woukl be revesled by a local search and reples to

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

af will be unlawful,

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

Grounds & Ca LLP ta aiter the valuation materially;
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a) 1hat ne format enviranmental assessment will be peovided and that no contaminative or patantially contaminative usas
hiwe ever bean carmed aut on the preperty and that there is na potential for contaminelion af the subject property from past or
praseal ueas of tha prepary or from any neightounng property. The repart will not Idantify the existence of cantamination bt if
the Valuer's visual nspection concludes that there may be material contamination the Valuer will raport thal furthér investigation
I8 required.

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

17, Maxey Grourds & Co LLP shal, unkass ofherwise expressly agreed, rely upen information provided by the Chant o¢
the Cliant's legal or other professionsl ad ing fo tenure, tanancias and other refevant matters.
18. Tha FYA raport is previded for the stated purpose of the named ckant. Maxey Grounds & Co LLP accepls responsblity

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

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

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

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

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

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

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

Version 31" January 2022
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Appendix Il — Copies of Plans and Photographs

SITE LAYOUT

1: 500 scale
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Appendix Il = Schedule of Comparable Evidence

Accommodation schedule and policy level affordable housing mix

paid for 2 years

‘Asking 345000 with 15000 cashback
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Best Price Guide

The bast data and local markat trend< to help you
understand ow Lo price your property based on the

fallowing:
Ares of It Froperties marisisd el wean Propartias markebsd by
PELL 4FJ+ 2 mmlles D0 Ausg 22 - B0 Mov 23 Ay Agent
Maoey Grounds, Wishech
¢ 1-3 Soauth Brink Wishach FE1T 10A
FABNEY Phirets: D1SES BE1540
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MAXEY
GROUNDS

o Muxwy Coounds, 1-3 South Brirk Wishsch PELS 1A

MANEY
»&:’:«’,u’v. Mratw: 01945 881540 | Eval

WAl hDrm ey grounds (o.uk

Introduction

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

rew Te.

Map of properties included in
this report

B o
=) : 2 P ok s s

nacesmrlly the sxact locatSon.

@l Thie lcon Indcatas that thers are muitiple
propecties st this location - afl the propecties st

o
2] rie =iz location are ndicated on your property et
- Witk » pie rumberad In the same wavy (L in s
. . camal. The zumbar in the circie at the tog of the pis
‘_‘”61 Incicutas the =umbar of propertias that chare 2=ls
sepaisive location (1S in tals casel.
it ean
PR
"o
heoa
Ferene - trarrryne Yemrilld v Swnewmrs
Comparable properties
NO LONGER ADVIRTEID
5 bedroom detached house for sale
Meain Road, Quadring, Spalding
¢ BUYIRSINCINTIVE - MORTCGAGE TOSE PADFOR TWOL
Opes Plaz Kichen/Living Area
* Pwe Sedrocma
Doutie Gangs
¢ Earty rsasrvation Incentives weaibabie
Markatas from 28 Sep 2023 to 2 Mov 2023 (35 deys)
* Lga! informabon present on gape S
Tha progirtions in ths report wies adwerlised on Rghimoes during [Be dales specifed. These
ropmrlias mare Nt markeled by Miswy Coonds unbess othermse slatind rmm

Page LS
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o Maxwy Croundy, 1-3 South Sriek Wisbech PELS 1A
GRAYEEC Phone 01945 681540 | Emal:
AR A ey Grounds Lo uk
. VR A CURRENTLY ADVEATELD SOLDSTC
5 bedroom detached house for sale
Quadring Road, Domington, Spaiding, PE11

* Brand New Home
" $ Becrocma with ] Ex-Sufts Shower Rooms
»  Open Plas Kiches Dising Lving Spacs

Phas Lving Room & Study
" Underficor Heating Ta The GFF
m * Intagrated Appiiances Ta The Kitches

Y 10 Year New Noms Warnsnty

»  Edge Of Wiiage Location

Markatas from 10 Amg 2023

b CUREINTLY ADVIRTELD

3 bedroom detached bungalow for sale
Casswell Drive, Quadring, PE11 40W

Dyoaoe your Kicher Mitinge from & selactad range

Y Dining Ktchen with Partiry & Laundry Room

* Parsbed Dath snd bwo separts Shower Pods Mtiad intha
Doutsie Gacnga with Ligst & Powwr

* SowrPanety Mtiad within the bole

»  Clowe to locs shope snd Post Offce

' Close to locs Primary Schood

»  Bus sscvics provi@ing travel Rxks

Markatas from 7 Mar 2023

4 bedroom detached house for sale
Mein Road, Quadring, Spalding

BUYTRE INCENTIVE - MORTGAGE TO BE PADD FOR TWO..
* Detaches Mame
¢ Opes Plas KRchanAving Ares
* Singla Carnge
* Earty resarvation ncettives sesiabin

Markatas from 28 Sep 2003 1o 2 Nov 2023 (33 dwysd

CUREINTLY ADVIATELD

4 bedroom detached house for sale
Casswell Drive, Quadring, PE11 4QW 20 Aug 2014 €@30,000

Oroces your Eichan Mtinge from a sxiected range
Y imegrated Fridge Treaser & degratad Distwashar nclos. . 1 Now 2000 Q0000
»  Dining Ktchean wits Launary Room & Ooekrooer
Two Asception Roome
* Purmliad Zath wits bwo sparsts Shower Pods b the prop... 18 b= 1903 e
Garsge wits Light & Powar
Zonc Paneis Mrted within the bols
Closs 8o locs shopa, Paet Offics, Primary Schoci sndioc..

Markatas from § Mar 2023

* Laga! Inlormalioe prekent on Bage 5

Ths progerioe in this report wers adwvirlised on Rghtmoes duting e dates speciBed. Thess Y
propmtUss were N8 mathaled by Maxsy Crounds crress Oheradss sinted 'wm ;

Pagee 5
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o Maxwy Grounds, 1-3 South Srink Wisbech PELS A
=
GRGTEs  Mhune: 01945 €81540 | Ewal
SRR Xy GIOUNES Lok

CURRENTLY ADVERTELD SOLDSTC

3 bedroom detached bungalow for sale
Main Road, Quadring, Spalding

* EXECUTIVE THALL 3ED OCTAOMEID BUNCALOW
* DETADHID DOUELEL GARACE

*  FINZESMED TO A MIGH STANDARD

# ENCLOSED REAR GARDEN

© OPIN-FLAN XITCHON-DINDESLOUNGE

¢ WG EN-SUTTEAND FAMLY BATHMADOM

Murkatad from 17 Ape 2023

CURRINTLY ADVIATELID SOLDSTC

3 bedroom detached bungalow for sale
Main fisad, Ousdring, Spaiding

* THERLI BED ODETACHID BUNGALOW
* DETACHEID GARAGE AND AMPLL PARSING
¢ FINZESMED TO A MIGH STANDARD THMEOUGHOUT

CURRINTLY ADVIR TELD

3 bedroom detached bungalow for sale
Meain Road, Ouedring, Spalding

¢ THELK BCDDETACHED SUNGALOW

* LIMITED TIMC OFTTR - €35,000 CASHEACK ON COMPLE..
SLOCK-PAVID DREVIWAY LEADING TO GARACE
MOOERN THROUCHOUT

¢ UTIUTY ROOM, ADOITIONAL CLOAXROOM, AND EN-3..

* POPULAR VILLAGK OF QUADRING

Markates from 17 Ape 2023

CURRDNTLY ACVIR TEID

3 bedroom detached bungalow for sale
Maln Road, Quadring, Spalding

LIMITED TIME OFTTR - €15,000 CASHEACK ON COMPLE
© OPIN-PLANL-SHAPID LOUNGLARITOMN-DINIR
* TMEREX OOURLE BEDROOMS
¢ BLOCK-PAVID DRVIEWAY
SANCLE GARACT € AMPLL PARXING
fUTIUTY ROOM
T TELOVIRONPOINTS N EVERY BEDROOM

Markates from 17 Apr 2023

* Lagal mivemaion presest o0 page S

The progertises In this report wecs advertised on Rghtmove duting e dates soecified. Thiks Y
froperties wars not macketed try Macey Coounts uriess Ofer wise statnd W
Page 35
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o Maxuy Grounds, 1-3 South Brink Wisbech PELS 1A

ahatrs  Mhone: 01945 651540 § Eval:

WADSCH A rey Grouness Co.uk
CURRINTLY ADVIATELID

3 bedroom detached bungalow for sale
Main Road, Quadring, Spalkding

¢ UMITED TIME OFTER - €15,000 CAZMBACK ON COMPLE
' EXECUTIVE DEVELOPMENT
* THELX DOUBLE BEDROOMS
BLOCK-PAVID DRSVEWAY
SINGLE GARAGEK & DRIVEWAY
UTIUITY ROOM & EN-SUITT
TELEVISION POINTS IN EVERY SEDRO0OM

Markates from 17 Apr 2023

CURRENTLY ADVERTELD

3 bedroom detached bungalow for sale
Main Roed, Quadring, Spakding

* LIMITED TME OFTER - €15,000 CASMBACK ON COMPLE .
EXECUTIVE DEVELOFPMEINT
TELEVISION POINT IN ALL DEDROOMS
SLOCK-PAVID DRSVEWAY LEADING TO CARACT

" ENCLOSID RIAR GARDEN

* UTIUTY ROOM, ADCITIONAL CLOAXROOM AMD IN-S_

* THELI COUBLE BEDROOMS

Markates from 17 Apr 2023

CURRENTLY ADVERTELD

3 badroom detached house for sale
Casswell Drive, Quadring, PE11 4OW

Croase your thchen Mitings from s seiacted range
Dining Wtchen witt Laundry Room & Oaakroom
Fareliad Bath snd two segarwis Shower Pods Mitad in e
* Sogia Canngs wits Light & Posssr
Sour Pansi fittad within the bulls
" Coneto local chope sad Post Offcs
« Clonets locsl Primary School
© B wervics providing traved nks

Markates from 17 Feb 2023

CQURRENTLY ADNTATESLD

3 bedroom detached bungalow for sale
Mein Road, Quadring, Spaiding

* LIMITED TME OFTER - 12,000 CASHBACK ON COMPLE
* THELK DOUBLE BEDROOM

" TOLEVISION POINTS IN EVERY SEDROOM

¢ UTIUTY ROOM AND DN-SUITE

b BLOCK-PAVED DRIVIWAY LEADING TO DETACHID GA
» FINZSMID TO A HIGH STANDARD THROUGHOUT

¢ LARCE INCLOSED REAR GARDEN

Markated from 17 Apr 2023

* Lagal miormalion present on page S

The progerties in Uus reporl wirw adverUsed an Rghtmove during e dates soecifed. Thes
rogarling ware ot madoeled Ly Maswy Grounds unbess otfherwise sl

Page 4%
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° Maxay Crocndd, 1-3 South Srink Wishech FELS 1A
.;:“l,fcln Mhoos: 019458 281540 | Emal:

WAESCH O sy Srounds co.ux
CURRENTLY ADVEATELD

3 bedroom detached bungalow for sale
Main Rcad, Quadring, Spalding

* LIMITED TIME OFTER - €15,000 CASHMBACK OM COMPLE..
T THALI RCO DCTACHID BUNCGALOW

* FINZSMID TO A HIGH STANDARD THROUGHOUT

¢ LARGE ENCLOGED REAR GARDON

¥ UTIUTY ROOMAND EN-SUITE

¢ BLOCKFAVIDDRIVEWAY LEADING TO DETACHED GA..

Markatas from 17 Apr 2023

CUREENTLY ADVTATEID SOLDSTC

3 bedroom lnk detached house for sale
Plot 42, 29 Jubliss Way, Goaberton, PE11

*  *Coming Scon™

¢ Beanvd New Vilags Devacpmaent

' Bepoks Locs! Dulders

" 30Yaar Warmanky

¢ Thowe Basrocms

' Singls Garnge

* Earty Enqutries Welicorme

¢ ragesFor Bestration Purpocss Oy And Some Materia.

Markatas from 12 Aug 2023

COURRENTLY ADVERTELD

2 bedroom semi-detached house for sale
TYPEA - TWO BEDROOM « ot 44,14 Jblies Way, G.

» Coming Soon

*  Brand New VWiage Devscoment

' Bespoks Locsl Rulders

*  J0YearWarmnty

¢ Two Dostie Badrooms

*  CGIFor bastration Purposss Ondy And Sorme Materiais M
*  Earty Engairiss Welcome

¢ hoicecfKRchen and Bathroom Finig

Markates from 22 Jun 2023

T s v bty s wad e v by O e Sy by P g tim b g aed e Wemilerw fa e geiect of bsi ted (N pameciaa e bialand 14 vt ed s Oyt semee
e g L by L mand et Pl gt lianin Tham e (s sl shmapt & mad o0 M Lo Bang ol p b corve o | b par bd P S0 Jownie 7 LERD and e Bag sl e of ol dalacnvmr s Dm pmtom
B L8 Ou e TURE el 4 g o & w0y b s Drmalos 16 corml oe o o D et - 1 W s w8 e D ey 8 gt b Gadn, ol w dabe
vt s g s nd o el g e N L d Nt i) 8 e mastn of) (8 e tame oS M e Rl ) v e b g ed ety Vem T e Calnler o S0 Cmdane pihis
b S e el o e s R e L AR R AL I e g T B i b o bl b s ad w8 D e st o Dow Ceman o L Sy i
e e B T R I e L L e e e T e e e L L TS
Segtime ol basdimd Vo pr v Lo v babamd

- welop The b - L 3 —y H e ey ahiy w wd par ) et o b Pt I e caed i mas aly Voo e
—d el e wahm Ve s 8 g peaet e rmal e tagy Al feia sel o puida | he dale n sy ey Ay il am o P saleim wes el et e et o
B e e A R e L

T Sageie s ol ladimd T Segeies of Joad ol 8 ws e e ek i - laBgdmare bum sl ibaye b anp e v o i s sy Par reewe o povaie dedy
R wlhn - Thom by | e 3 iy wialy e wd e e u wdasl T - - [ Camyr iy
T watl el v e e N o gt @h v wwt] Yo ey O e 18w p b Um daia e ey

Wgsmave pravden M Lard Saypn .y .y ot L e T L o mnrwt Thoesa of e dala fe 0w puyn s aw & psvend e | da et e
e by Mo was ey Sem s e el S greirei g lairem s @ id wdad SO e By sy e hmgien Vsl and e g b dade b d g mme e - eyl
oy R iy N e o et . The et ety | S el 3@ vt Sred Lt & e o d el B R dman s Avy b | ted «08 tnid 10eud] b Due ber wemad b 6 F gt

s sy WD Ogh b e -isilm ety »losnsamdl

Tha grogertise (n ths report wer s advertised on Agitmove during e dites siecified. These A
ripsrUes ware Nt matiosled by Meeky Crounds unss othsewise stated 'm y
Pagc 5%
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Appendix IV — Costs, Values and Other Assumptions Adopted and S106
Requirements

COST AND OTHER ASSUMPTIONS ADOPTED

Viability Assessment 23172
Client Stinders Homes Ltd
Site Site at Quadring

Statement of Assumptions Made within Appraisal Calculations

Total site area approx. 3.00 Ha. BLV has been assessed as EUV at £25,000 per gross ha, plus premium of
£250,000 per gross Ha = £275,000 per Ha BLV.

This gives overall BLV of £825,000.

Total of 68 x Units (see detailed Accommodation Schedule) Phase 1 Approx. 0.63 Ha 944 9 units
Phase 2 Approx. 2.37 Ha 6531 58units
3.00 Ha
Initial model based upon 25% affordable housing and Existing S106 contributions
Total 17 x Affordable Dwellings split into: Phase1 None 0
Phase 2 Aff Rented 12
Phase 2 Shared Own 5

Construction and Development Costs (Standard)
Timescales Phase 1 Construction 1st Feb 2022 - 30th Sept 2023
OM Sales start from 1st Jan 2023 and finish 1st April 2024
Phase 2 Construction 1st Jan 2023 - 1st Aug 2024
AH Construction 1st Sept 2023 - 1st Jan 2025
OM Sales from 1st Jan 2024 - 1st Dec 2024

Build Cost Market & Affordable Housing @ Phase 1 - 983 sq m plus garages £1,541 per sqm Single storey median BCIS figure Jan 2023
Phase 2 - 6883 incl integ garages £1,418 per sqm Generally median BCIS figure Nov 2023
Total 7866 sq m

Additional build cost

Enhanced foundations - deepened to 1.6m £132,000
equivalent £17 per sqm  (£2000 per unit)

8% Design and Professional Fees
2.5% Contingency Allowance

Drainage, SUDs and Storm Attenuation:  Attenuation Pond headwall etc: £150,000
Foul pumping stastion and rising main £250,000
£400,000
Roads Roads 495m of adopted road @ £2700 per m run £1,336,500
Private Roadways: 105m @ £1,600 per m run £168,000
Additional stone under roads t £90,000
Offsite access works £60,000
Total Roads £1,654,500
Parking: 136 spaces @ £750 per space £102,000
£102,000
Garages 6 singles @ £12,000 each £72,000
3 Doubles @ £20000 each £60,000
£132,000
Site Prep and Set Up Welfare: Onsite establishment and welfare (inc. access formation, site office, services etc) £50,000
Demolition Glasshouses £50,000
Remediation £100,000
£200,000
Additional Services: EV charging points @ £500 per unit £29,500
Air source heat pumps Phase 2 £5,000 per unit £295,000
£324,500
Plot specific external works (i.e. patio, fencing etc) @ £3000 per plot £204,000
£204,000
Dewatering: P1 600m @ £125 per linear metre (single sided) for all roads £75,000
£75,000
General Site Landscaping £100,000
£100,000
Archaeology £8,000 £8,000
Total Externals £3,200,000
Affordable Housing & S106 Contributions
Affordable Housing 25%
Education Contribution £223,761
Health Contribution £44,880
Costs £3,500
Total Cash S106 £272,141

Finance, Disposal Costs and Profit
Stamp Duty Land Tax Land £30,750
Finance costs of £20,000 arrangement costs plus £10,000 survey and valuation cost plus 7.5% interest (ave)

Marketing / agents' costs for Market units of 3% selling and £750 per unit legal costs
Developer cost of sale to RP £10,000
Developers return of 17.5% on Market units and 6% on Affordables

Please Note: At this stage, we have made no allowance for services infrastructure enhancements for foul drainage or water mains
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Appendix V — HCA Appraisal Tool Output — 25% Affordable Housing and
£272141 Cash Contribution

HCA Dussicpriact Apprasisl Taol Prictss 7714303

Deveiopment Crosenads Musery Ouadning PET - Dale of aporaisal gl
JRMZT2 heel Resicential She Anes 3
Aahor & Organsation  J R Maccsy MA FRICE FAAN Maxsy Grounds & Co LLP FE1!
&2 Drwalings withs 25%
afrdabie heiming and
Tull cash E80E Raysiered Provides (whei 0

o
51 Junas
1 ;I' s

TBTT |y 00

A

THT
Fo] s bt e
8| Pevsens

0| Perscns

0] Perscis

3 ==
2 M iand S
@ﬁ, 10 hacTara i L g e e

Ay g wakow (£ par unith Onpeen Marked Phase 1] Opes Market Phasae X

f
{
E

(=1

(B B R % B R

Gl ¥ Foas T
| Tl Alvaniue £ i1,

Pk Are [ M) M-_ll ]
Firstinais (F 1 g m) £32 157 £ 13

tujﬁgg
E

CAPTAL VALUE OF OPEM MARKET SALES £14,520, 000

B
L |EEHEEEEEEREE

Capital Valuse of Privaie Rental
Prhais 1

i
EEEEBEER

CAPTAL VALUE OF OPEM MARKET HOUSIRG
BELD COET OF OPEN MARKET HOUSING Inc Contingency ED32 087 L1472 pegm
CONTRIBUTICN TO SCHEME COETS FROM OPEN MARKET HOUSING 5,157,043

;
;

£ 2,283 paaymm

AH Aol o s
AH & RENTAL VALUES BASED 0N NET RENTS
Typa of Unit 5 T !-huﬂmhl. Hhrdlbhh:mrdll Total

[ Bl Pl Lovw 1o

|2 B Pl Lo rises:
|3 Bt Flan Loww 11
4 B + Flaf Liow i

2 Bl Flai_High rise

4 Bt + Flat High rise
|2 B Houme %ﬂ EBET A% EiEaiy
EETIRETT B33 E¥D 3T E539 31
|4 Bt + e E148.705 £186. 205

] ] S AR SR

£ paaini of OV (bt 1) - - -

CAPTAL VALUE OF ALL AFFOADABLE HOUSING [EXCLUDING OTHER FUMDSNG) £1,003 825
RF Croie Subsicy [ of o it ) ED
LA W camiiiatiend in B B
FRF Re-cyoked SHO B
Ui of AR Pl SOMNTWerSan Nooimes g

i)

Cefver seiroe of AH fnding
OTHER SOUACES OF AFFORDABLE HOUSING PUND®NG
CAPITAL VALUE OF ALL AFFOADABLE HOUSING [INCLUDING OTHER FUNDIMG) £1,008,320

BULD OOET OF AFFOADABLE HOUSNG 6 Conlagansy E2132 M £ 1452 pagm
CONTRIBUTICN TO SCHEME COETS FROM AFFORDAELE HOUSKG 328,380
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FHCA Cossicprant Appraalel Tl

L Farking

[ o
= E [ |

‘Wiahoe of Residential Car Parking
Car Parking Build Coats

Devung s

Sovdal Fenied
Sihred Crahers i
AiPordatss Fent

Opah it (ol phisdes]
Capitalised Snnual Growsl Rents

S |

TOTAL CONTRIBUTION OF RESSDENTIAL SCHENE
- Pl bl

O

Fatal

redusirial

Lsire

Comimimnity s

ol Infraarruee Ly

Foads ahd Eswsmn 1,504, 500
Servioss [Power, Water, Qas, Teloo and IT) £0
Eralegic Landscaging E£100,000
O Bl Wiorke E350, D00
Prubse O Epaos E150, 000
Epeecilic Sumbainab=lity inlliahes EZ0a 500
Pt aeiefi: Ead sl works £S04, 000
Ot 1 E192 000
Ot 3 15, i
2,940, 10
Orbei sl cosls
Fivisli it Sanfalion B0 E005 344
Ot Aocuisiiion Cosls [£) Fail
Silp Abeerigls Y
Cr-Lainling lanants uil
Drezormiaminaiion £
(e ) E132. 000
Ohei 2 E8 000
Ot 3 £00, 100
Ot 4 £60, 0
Oiher 5 Fail
E200, D00
Tiskal Site Coit Ind Fiss £4,135344
Slaenoey 108 Cogis i)
[==T= 2 £303 T
Sipen & Retraation fuil
Social Infrasiruching fui]
P Foaain £
AP b £
Tt £
gl £
it £42 gE0
P A £
Flatrd wirk fuil
Comimunity infasiruchnre Lesy fail
Ofwer Tarf? Fail
Citver 1 £3 500
Ohei 2 £
Cher 3 fuil
Cter 4 fui]
Stattory 108 costs EITE 4

File Reference:23172

Prinind 271 4323
0
£102,000
Capitai s arvual
o Pl
B0
£0
0
£
0
T ETE]
£4,508 581
Cost Vs
£ £0
0 £
£ £0
£ £0
£0 £0
0
a0 —a
£0
E17,507, 16|
£4,528, 681
P uinit % o GOV per Hectaie
2541 1% £ 58T
2% ST 50l 5000
1471 0 33,933
35T 1.5% 23333
2306 0 50,000
4772 20 108,967
3,000 1:7% 8 000
25 17% B4, 000
=H 0% 5 000
170 0650, 000
13304 E5% A 78
1541 L 44000
118 U 28T
134 = 30,000
a2 [ 20,000
1.5 o6 88T
BOE
321
B0
51
400
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HCA Cossicprant Apprasdel Tacd Pricind 2TV 420021
[V bl g | vy Wi ol sl o DMLY et Ol winill

Salewteiling Fesa il E£35 600 £ 547

Legal Fews {per Open Market ik ETED £38 25 750

M keting Lafiidabibe Hooring) e aTorciabie unill
Deseilops o0al of saks 1o RP(E] £90,000 2

AP purchss oo (2] £0

inbermiadiane Holsing Salss and Marksting (£} £

Towsl Warketng Coats ‘BB 50

Tobal Direct Cesis £18, 448 501

Finanse and aoquisition costs

L Paiesnl EEDS, 000 16,176 pei OM hoimié I7G,000 pid hectars
durangement Fesa 30, B0 1745 of inleresd

ise: Pl | Eunwerpors el E£50, B0 O P off mehenires willies
Sagyerin Fees il

Leggal Femss £E5,250

Eamg Duty E30,750

Tolad idarasl Pakd 1,104,037

Total Finand: and Acqulsiton Coss 88 93T
Daregliainpi's eplien Jor sisk and o1ofil

HAidetial

Markal Heming Ralurn [ine OHJ on Vil 17.5% 2541, 000 40524 par OM uni
APorviabs Hossing Retem on Cost =8 Y £124 812 7240 per aPordalss
Pt of ik of Privads Rsnl ki £ SO per PR unl
- iden U

Crlfe £D

Fostad £D

ndusrial ED

[F T ED

T T i L ED il

Tokal Operating Profi EX S AT

e prof aber decducling sakes and sle specik: Bnanos codis bul Delene dedueting develper cvereacs and odon)
[TOTACToET I T |

S Iorwis bl MIRA 18% (balow Dwesioos's miore wad infenead o wvold Scabile: couniing redsmal
Sl Wik i@ Percentage of Tolsl Sohaime Vs 5.0% Paal Carih Risguinsrmsnt -E10,621,048
Slle Vel [FV] per hectan L1 354 TES peer heiare £650, 131 per acre
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Appendix VI - HCA Appraisal Tool Output — No Affordable Housing and No S106

Contribution

HIGA Dwel opment Apprasisl Tool

Surphus (Defiolt) Inpat land valuation at 31122021
HCA DEVELOPMENT AFFRAIZAL TOOL

SLMMLARY

Primed Taf w2ars

-£3, 843, 1054

Az

ECHEME

Site Address Development Crossroads Mursery Qusdring FE11 44 Date of appraisal

Bfiz Reference JRM 23172 Het Residential S8= Area 3
Fle Soumce

65 Dwelings with no
aSordabie Rousing and
no cash S108
Howsing Wik iAffordabie + Doen Market)

Bcheme Description

Totl Mumber of Unks [

Tom@l Mumber of Opsen Market Unks =

Toml Mumber of Affordable Unks 1 [=]

Toml Met Inberml Ares (50 m) 1 7,827

% AfTondsbie by Unk 1 0.0%

% AdTondsbie by Ares 0.0%

Densiy 23 LniEss’ feclane
Toml Mumber of AMH Persons O|Persons
Totl Number of Open Market Persons | 0| Persans
Total Mumber of Persons 1 0| Persons
‘Gross sbe Area 1

MNet Sie Area

et Interral Housing Area | Hectare

Author & Cuganisation

J R Maxey MA FRICS FAAY Maxey Grounds & Co LLF FE1!

Regisiened Frovider (whe1 0

11,353 sl o s

Average walue (£ par unit) Cpen Marked Phacs 1:| Open Market Phacs 2:

i’
5
i

e
3 Bad Flak Low rizs

4

4 Bexd = Flat Low rise

1 B Flat High rise

2 Bexd Flat High rise
| ¥ e Tk High rise

3 Eed = Flal Righ fse
2 Baxd House:
3 Bad House

pei ] e ] i

E33,

B R E EEE

4 Bad = House

Toial Fovenue £

£2,980,000

E17,800,008

Net Area (sg ™) EEEY

T.B3T

Revenue (E 7 sgm) E3 157

CAPITAL VALUE OF OPEN MARKET BALER

Captal Vake of Privale Rental
Frase 1
Frase 2
Frase 3
Frase 4
Frase S
To@l FR

CAPITAL VALUE OF OFEN MARKET HOUBING
EUILD CO3T OF OPEN MARKET HOUZING Imo Contingemoy
CONTRIEUTION TO 8CHEME COSTE FROM OPEN MARKET HOUSING

AH Racldsntial Valuse
AH B RENTAL VALUES BAEED OM HET RENT 2

AL e e e s e e

E11,4BE, 188

o [BE[EEE B S EEEE)

E17,800,000

g gnnmnan

E17.EDD, £ 2,274 psgm

£ 1,465 psgm

Shared Ownerchip {all
phaces)

Type of Unit Soolal Rented

Affordable Rent jall
Phacss|

Tatal

1 Bed Flak Low riss
2 Bl Flat Low riss

3 B Flak Low rise:
4 Bed = Flat Low rise

1 Bed Flak High rise
Z Bexd Flat High rise
3 B Flat High rise

4 Baxd + Flat High ris=
2 Basd House

3 Bed House
4 Bed + House

£ psgem of GV (phase 1) - -

CAFITAL VALUE OF ALL AFFORDABLE HOUEMG (EXCLUDING OTHER FUNDING)
RP Cross Subsidy (use of own assets)

LA 5106 commubad In Bey

RP Re-cycied EHG

W= of AR rent comversion Inoome

Other source of AH funding

OTHER ¥OURCES OF AFFORDAELE HOUEING FUNDING
CAPITAL WALUE OF ALL AFFORDABLE HOUENG {INCLUDING OTHER FUNDING)

EBUILD CO3T OF AFFORDAELE HOUSING Inp Continganoy
CONTRIEUTION TC 8BCHEME CO3TE FROM AFFORDAELE HOUZNG

File Reference:23172
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HICA Deweslopment Appeasisl Tool

Car Parking

[Wo. of Bpaces Price per 3 pace (£]]

[1z= - [£3

Walue of Residental Car Farking
Car Farking Buld Costs

Sreund rent

Bocisl Fented
Srared Cwrership
ASordabie Remt

Open market (all phases)
Capitaliced Annual Ground Rents

£102,000

TOTAL CAPITAL VALUE OF RESIDENTIAL RCHEME
TOTAL EUILD CO3T OF REZIDENTIAL 3CHEME

TOTAL CONTRIEUTION OF REJIDENTIAL 3CHEME

Hon-Regidential

Ofios

Retal

Iredustrial

Leisure

Communky Use

CommunEy Infrastruciure Levy

CAPITAL VALUE OF HON-REZIDENTIAL ECHEME

COETE OF NON-REEIDENTIAL 3CHEME
CONTRIEUTION TC BCHEME CO3TE FROM HON-REZIDENTIAL

GADEE DEVELOFMENT VALUE OF 3CHEME
TOTAL EUILD CO3TE

| £11,687, 84|

TOTAL CONTRIEUTION TG ECHEME CO3TE

Exiernal Works & Infractrssturs Cogte (1
3fe PreparationDemaltion
Foads and Sewers

Services (Power, Water, Gas, Teico and IT)
Strategic Landscaping

Off 3hie Works

Fublic Open Space

3fe Specic ushinabily Intatves

Othar cite poste
Fees and certfication 8.0%
Other Acguisition Costs (E)

Efe Abnormals [£]
Decanting tenants
Decontaminabon
Other

Other 2

Other 3

Other 4

Other 5

Total Eite Cocte Ino Fesc

H Cosio
Education

Bport & Recreafion
Buoclal Infrasiruciune
Fublic Reaim
ASordables Housing
Transport

Higway

Heali

Fublic At

Flkasoed waoirk
CommunEy Infrastruciure Levy
ther Tar®®

rther 1

Other 2

Dther 3

ther 4

Sixtutory 108 cocts

File Reference:23172

Perunit
E£200,000 2,541
£1.,504.500 22,125

E£100,000 14™
E250,000 3,676
E£150,000 2,206
£324.500 4772
204,000 3,000
E152,000 2,824

E15,000 a

E£2 840,000

£205, 344 13,314

E132,000 1,941
£5,000 118
£950,000 1,324

£4.135 344 50,814

B SBBBBaBBBELLEEES

% of GOV
1.1%
B.5%

0.5%
1.4%
0.5%
1.5%
1.1%
1.1%
01%
16.5%

0.7%
0.0%

0.3%

1.6%

Priried 221 100003

£8,202,832

per Hectare
BE,BET
E04,500

33,333
83,333
0,000

108,987
£8,000
£4,000

£,000

380,000

304,781

44,000
2,667

20,000

56,667
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HIZA Chewel opren Appeasial Tool Preirvieed Z241 LE2ETY
WIH [Dpen M aricad Houging OHLY) per OM unk
Salesletting Fees 3.0% E534.000 7,853
Legal Fees (per Open Makt unitic ETSD £51,000 750
Warkeding (Affordabls Houging) per a®ordable unit
Dieveloper cost of sale o RP (£) £
RF purchase costs [E] £D
infermediaie Housing Sales and Marketing (E) £0
Total Marksting Coste EEEE DD
Total Dirsat Costs E£18,317,612
Flmanos and soquicttion socte
Lard Fayment £E2s.000 12,132 per OM homie 275,000 per hectare
Armangerment Fes £20,000 1.5% of imerest
Mist Fees (Sureyors efc) £10,000 O05% of scheme vake
Agenis Fees £0
Legal Fees £5.250
Btamp Duty E30,750
Total Inf=rest Pakd £1,121,136
Todal Finanes and Asquisiion Cosis £2,016,138
Developsrs retum and profit
Escidential
Martet Housing Return (inc OH] on Vak 17.5% £3,115.000 45,809 par OM unit
AScrdabls Housing Refun on Cost 6.0% £0 pr affondable unk
Retum on sake of Frivake Rend 0.0% £0 #DMNO! per PR unk
Hon-rs
Office £
Retal £0
I irial £
Leisure £
Comm uniy-use 0 £0
Todal Oparating Profit £3,116.000
(L= profit after deducting sakes and sBe specic TiRance costs but bafore deducting developer cverteads and taoration)
TOTAL COET I ﬂ‘l.l-ﬂ'.m

Soheme Investment MIRR B.2% {iafore Developer's s and isteret o evold doubls ooenting etumm|
Sie Vake 31 3 Percentage of Total Echeme Value 4.6% Feak Cash Reguirement -£10,036,564
Bfie Vake (FV] per Fectare -£543,855 per Fectare -£452,051 per acne
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