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NON-TECHNICAL SUMMARY

This is a financial viability assessment to establish the viability of a scheme for residential
development of a site previously used for agriculture at Sunnydale Close, Surfleet, Spalding,
Lincolnshire. The proposed development comprises 77 residential units, with 256% affordable
housing provision and other cash S106 contributions.

The Gross Development Value (GDV) is calculated using market evidence from similar
schemes in the area, and therefore values of between £1,799 and £2,425 per m? for houses
have been adopted, giving sale values of between £177,000 and £295,000 for market units,
which accurately reflects the market for the various types of dwelling. Prices per m? have
been adjusted to reflect the size of unit and accommodation.

A build cost of £1,080 per m? has been adopted, which is the average BCIS lower quartile
figure. Due to ground conditions, the proposed units will need to be constructed with wider
strip foundations and increased slab levels, these costs have been added on separately.
Additional build costs of £750 per garage has also been used to allow for this in our
calculations and these are based upon actual build costs of similar schemes by the
developer in the area.

Additional costs for increased slab levels, the additional filling to the road and site, and the
dewatering are due to the Flood Risk of the area. They are based on budgeted figures using
development of sites with similar ground conditions in the area and are considered standard
development costs in this area.

Other costs adopted, including 6% for Design & Professional Fees, 2.5% Contingency,
standard road construction costs, costs for garages and driveways, plot specific external
works of £2,000 per plot, 2.5% for marketing, £750 for legal fees on sale and an interest rate
of 6.25%, which have all been previously accepted on sites in this area.

A profit level of 17.5% has been adopted, 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 an Existing Use Value (EUV) +
Premium approach to land value, whilst putting this in context by review of market
transactions. The EUV of Grade 1 agricultural land is around £25,000 per gross hectare. An
appropriate premium to then bring it forward for residential development would be a further
£250,000 per gross hectare, giving a benchmark land value of around £275,000 per gross
hectare. Therefore, the total benchmark land value of the site is £797,500, say £795,000.

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:
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Scheme Surplus/Deficit

77 units with 25% Affordable Housing and Full S106

Cash Contributions -£736,811

77 units with 6 Affordable Housing and Reduced S106

Cash Contributions of £200,000 +£1,742

The fully policy-compliant scheme shows a substantial financial deficit once land value,
construction and other costs have been deducted from GDV. Removing all affordable
housing and contributions resulted in a surplus, therefore we have adjusted the provision
levels to conclude that the scheme can withstand delivery of 6 on-site affordable units and
£200,000 in S106 cash contributions. We have conducted a sensitivity analysis which shows
variations of the scheme, the results of this are outlined further in the Report, but our
conclusion is that the scheme can deliver reduced affordable housing and S106 cash
contributions than those imposed by the Local Plan.
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INSTRUCTIONS
We refer to instructions from Ashwood Homes 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 8% June 2020, a copy of which is in Appendix | of
this Report.
Client

This report has been prepared for Ashwood Homes Ltd of Gateway Business Park, 1
Goodison Road, Spalding, Lincolnshire PE12 6FY

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 Land off Sunnydale Close, Surfleet,
Spalding, Lincolnshire.

Scheme-Specific/Area Wide FVA

This FVA is in relation to providing a response to the issue of viability on a site-specific
scheme. We have not provided any advice to the Local Planning Authority.

Interest in the Property

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

Classification of Property

The property is proposed to be developed by Ashwood Homes with 77 residential properties
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 with 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, evidence of this is in Appendix lll,
which we are required to report, together with the price paid for land, as appropriate.
Appraisal Date

The appraisal and any valuations provided within this report are as at 13" August 2020.

Identity of Valuer

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

Material Involvement

Neither Maxey Grounds & Co LLp nor the named Valuers have any conflict of interest in
preparing this appraisal. We have carried out work for Ashwood Homes in the past but we
have no interest in the proposed transaction.

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 External Valuer.

They have been assisted by a corporate member of the Royal Institution of Chartered
Surveyors.

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 15t Edition, May 2019
and any valuations within this appraisal have been carried out in accordance with the
RICS Valuation — Global Standards 2020 and that, unless otherwise stated, have
made the following assumptions which Maxey Grounds & Co LLr is under no duty to
verify:

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

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

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

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

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

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

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

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

File Reference: 20087 Page 9 of 56



MAXEY
GROUNDS

Nature and Sources of Information Provided

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

Evidence utilised to establish Market Values has been obtained from our own records and
discussions with other Local Agents, Developers and other evidence sources including
Rightmove Plus. Affordable rental levels have been determined by confirming the maximum
Local Housing Allowance Rates on Direct Gov for the area. Figures for appropriate levels of
management and repairs costs have been confirmed by local planning authorities, as utilized
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 adopted have been
provided by the Client or assumed using our own knowledge, benchmark levels and from
published price information by BCIS.

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

Use and Publication of this Report

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

RICS Valuation — Professional Standards

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

Appraisal Methodology

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

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

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

Anticipated timescales for development are stated in Appendix IV.

Information on the Section 106 requirements likely to be sought by the Planning Authority
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, which is also the maximum permitted
level confirmed 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
25% affordable housing is adopted, comprising 70% as affordable rented and 30% shared
ownership. Where a nil provision is considered as an alternative, this is not applicable.

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

Land Value

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

The EUV of Grade 1 agricultural land is around £25,000 per gross hectare. An appropriate
premium to then bring it forward for residential development would be a further £250,000
per gross hectare, giving a benchmark land value of around £275,000 per gross hectare.
These values are widely accepted as being appropriate.

Therefore, the total benchmark land value of the site is £797,500, say £795,000.
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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INSPECTION
Date of Inspection

As development of the site has not yet commenced, the viability assessment has been
conducted as a desktop exercise.

Property Address

The property is a development site known as Land at Sunnydale Close, Surfleet, Spalding,
Lincolnshire. The site location is shown on the Plans and Photographs within Appendix II.

Property Description

The property is a greenfield development site upon which it is proposed to develop 77
residential units. No construction work has yet commenced. Plans of the proposed scheme
have been supplied by the Client and this appraisal has been based upon those plans. The
gross site area is approximately 2.9 Hectares. The size of the units (Gross Internal Area) is
provided by way of schedule on the plans and are also reproduced within the inputs to the
Development Appraisal Tool, an electronic copy of which has been provided.

Gross Development Value (GDV)

GDV has been calculated using recent comparable evidence from similar schemes in the
area.

For the Clyde house-type, there is limited evidence of 3-bedroom semi-detached houses of
this size to form our opinion, therefore we have adjusted the figures used for the larger 2-
bedroom semi-detached houses, which in our opinion, reflects the market. As such, we have
adopted a sale value of £177,000 for this type.

For the Aire, Avon and Coronation house-types, all of which are 3-bedroom semi-detached
houses which gradually increase in size from 81m?to 87m?, there is strong comparable
evidence of new-builds. We have used the most up-to-date sale figures which produces sale
values of between £190,000 and £202,000.

The comparable evidence for 3-bedroom detached houses i.e. Nene, Lock and Mere, varies
widely in value and house size due with the biggest influencing factor being whether it is
from a larger development or a more exclusive size. As such, we have adopted a similar
figure achieved at Atherton Gardens, making these house-types worth £230,000.

Similarly, for the 4-bedroom detached house types, the comparable evidence widely varies
in value and house size, with the smaller, more exclusive developments achieving higher
sale prices. For the Ribble house-type, which is a 4-bedroom detached house, there is little
evidence of a similar size, therefore we have adopted a value in line with a slightly larger
dwelling on a similar-sized development. We have used a similar value for the Severn due
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to the size of the living accommodation being similar to that of the Ribble, with then an
integral single garage on top.

For the larger 4-bedroom detached houses, there is strong recent comparable evidence for
properties of that size on larger developments, therefore we have adopted £270,000 and
£295,000, which we think accurately reflect the market for this type of house.

For the Shared Ownership and Affordable Rented values, we have adjusted market levels
down to reflect the fact they don’t have a garage.

Costs

A build cost of £1,080 per m? has been adopted, which is the average BCIS lower quartile
figure. Due to the ground conditions, we have then allowed for an additional £11.00 per m?
for the wider strip foundations and £29.00 per m?for the increased slab levels. An additional
cost of £750 per garage has also been used to reflect the required wide strip foundations.
These levels are based upon actual build costs of similar schemes by the developer in the
area.

The additional costs for increased slab levels, well-point dewatering, additional stone and
filling to roads and the site are to meet planning conditions which have been imposed on
sites in that area with similar ground conditions in the past. They are considered standard
development costs in this area. The costs adopted have been budgeted based on ground
report findings and using benchmark costs from other sites developed by the Client.

Other costs adopted, including 6% for Design & Professional Fees, 2.5% Contingency,
standard road construction costs, costs for garages and driveways, plot specific external
works of £2,000 per plot, 2.5% 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 of just
over £22,000 for the diversion of a high voltage power line.

Planning
It is understood that this appraisal is prior to planning consent being issued and for the
purposes of supporting a planning application, and for the purposes of this appraisal it is

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

The site is a greenfield development site previously used for agriculture with no development
work yet commenced. Any structures on site will be demolished as part of the scheme and
thus their existing condition is not relevant to the cost of construction.

General Comments

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

The principal appraisal works from a scheme with 25% affordable housing units and a total
of £560,789 S106 cash contributions to be provided. Thereafter the alternative scenario is
appraised involving 6 affordable housing units and reduced S106 cash contributions of
£200,000.

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 £72,500. This is based upon an
agricultural value of £25,000 per gross hectare. 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 around £795,000.

Having undertaken valuations of the various dwelling types to arrive at the market values
set out within the Accommodation Schedule within Appendix IV, 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. 77 units with 25% affordable housing and S106 cash contributions. This
scheme produces a deficit of around £736,000.

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

Appendix VI gives the amended output figures for a scheme with 6 affordable housing units
and reduced S106 cash contributions of £200,000.
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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 for a fully policy-compliant
scheme at Sunnydale Close, Surfleet. As per the Planning Practice Guidance, it is
necessary to investigate why there is such a difference between these two positions,
therefore we have compared the closest typology used in 2017 i.e. greenfield site for 150
dwellings with the site at Sunnydale Close, Surfleet. We have adopted the percentages and
values per unit accepted in the Local Plan Viability and applied them to a site of 77 units to
get a direct comparison on costs. The differences are highlighted below:

Appraisal Input

2017 Viability Study
(Rates/Percentages for 150
dwellings)

Sunnydale Close, Surfleet
(77 dwellings)

Density 30 dwellings per Ha 26.6 dwellings per Ha
Average Value £1,900 per sgm £2,217 per sqm
Average Dwelling Size | 100 sqm 105 sgm

Build Cost

£911 per sqgm

£1,080 per sgqm

Externals

£701,470 (10% on build cost)

£2,693,118 (34.6% on build
cost)

Contingency

3% on build cost

2.5% on build cost

Professional Fees

7% on build cost

6% on build cost

S106

Up to £5,000 per dwelling

£7,283 per dwelling

Sales/Marketing 3% on revenue 2.5% on revenue

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

Abnormals £770,000 (£10,000 per unit) £0 (£0 per unit)

The main points affecting the viability position for the site at Sunnydale Close, Surfleet in
comparison with the Local Plan position are as follows:

e The density of the scheme is lower than assumed in the Local Plan study, which has
a negative impact on viability. The scheme is for 77 units on 2.9 Ha.

e The build costs adopted have increased by around 18.6% compared with the Local
Plan viability study, which was conducted around 3 years ago, therefore a significant
uplift is expected. The build cost adopted for the site at Sunnydale Close, Surfleet is
based on the BCIS lower quartile cost of construction alone. Additional costs for wider
strip foundations and increasing the slab levels have been added in addition to this.
The foundation and level issues were not points modelied in the Local Plan Viability

study.
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e The sales values are around 16.7% higher than the figures used the in Local Plan
viability study, and this is reasonable considering price inflation since 2017. The
values adopted for Sunnydale Close, Surfleet are based on what has been achieved
on other new-build sites in the locality, and this constitutes clear and strong evidence
to justify the values adopted.

However, with the build costs having increased more than sale prices, this implies
that the difference between these figures has narrowed since the Local Plan testing.
This results in further pressure on the viability position.

e There is clearly a difference between the way externals and abnormals have been
categorised, with externals in the Local Plan study totalling 10% on build cost, and
abnormals in the Local Plan study totalling £10,000 per unit compared with our
assessment of externals at Sunnydale Close, Surfleet totalling 34.6% on build cost,
with no additional allowance for abnormals for the subject site, given all costs incurred
are being encountered on most sites. Applying these figures combined to a site of 77
units would give figures for the Local Plan study of £701,470 for externals and
£770,000 for abnormals, compared with £2,693,118 for externals in our model for
Sunnydale Close, Surfleet; specifically, this is an overall difference of £1,221,648.
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, extra filling to the road and site to increase levels, and
SUDs.

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

Plan whole viability study, and thus resulits 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 6 affordable housing units and S106 contributions

of £200,000 is shown in the table below:

At BCIS Level +5% -5%
GDV at Evidence +£1,742 -£373,222 +£375,182
Level
+5% +£547,976 - +£920,380
-5% -£549,573 -£925,943 -
File Reference: 20087 Page 17 of 56



MAXEY
GROUNDS

CONCLUSIONS
Appraisal Conclusions

We are of the opinion that a fully policy-compliant scheme for 77 units with 25% affordable
dwellings and S106 cash contributions of 560,789 will show a financial deficit (present value)
of around £736,000, based upon the current market value and affordable rents of the
proposed units, the projected costs and profit level adopted within the appraisal and BLV for
the site of £795,000.

We are further of the opinion that if the scheme had no affordable housing provision or S106
requirements this would result in a surplus. Therefore, we have adjusted the levels of
affordable housing and S106 cash contributions and conclude that the scheme can provide

delivery of 6 on-site affordable housing units (split as 4 affordable rented and 2 shared
ownership) and £200,000 in 8106 cash contributions.

Signature

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

J R MAXEY MA (Cantab) FRICS FAAV RICS Registered Valuer
For and on behalf of Maxey Grounds & Co L.p

Date of Report:
13" August 2020
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APPENDICES

Appendix | - Copy of Instruction Correspondence
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Dear Mr King,

Re: Confirmsaiion of Financial Visbilily Asseesment inglructions
assel: Development Ste a3t Sunnydale Closs, Surest, Lincoinehire

I referio instructions o grovide 3 Financial Viabillly Assessmend of the above, This
Lird attached Standard Valuation —

jetier, fogether with our Condions of Engagement & Tems of
Buginess, confinms {he Basls upon which the FVA will be ungeriaiern,

Client: Ashwood Homes

Purposs of Valuation: To ssiablish viabliity of ihe proposed gevelopment
Awsel to be Vasued: Land 3 Sunnytale Ciose, Surnieed, Lincoinshine

Ares WideScheme-Specific FVA: This FVA IE Inrelation 10 a scheme-gpectlic gte. We have

mtpmmauwécm:ebﬂnemu Planning Aumorty.
inferast to be Valued: Fraehoid,
Ciassincation of Asset: Land for development.

RiCS t ional Stetements: This work and Bie FVA s undartasen
n accordance with the Financial Viabilty in Conduct and Reporing 1 Ediion,
May 2019. Afihough FVA work 5 outside the scope of the RICS Valuation Slandards, any
vaiuation ullised In the appraisal has been In accorgance with RICS Vauation —
Giotal Slandards 2020. This guidance requires the Valuer to mzge an objective and jusified
aSsecament of the peeition and requires a clear distinetion detwean the cojective
report and any 2ovocacy/negotiation In temms of agreeing a viabilty poeition.

Basie or Beses of Valus: Mamel Value.
Vaiuation Date: As al gate of report

02

waance

(A K L LA 1
£ I TR Ll T VT NI |
15 Ren
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idsniity of Valuer: J R ME0EY wh canaty FRich Zasv Rica Regimend vekar, ASBISIEE Dy W J) Mdlloy s
Piomah WESE TAY RICH Ragiameres Vaker TOT 3N O (e DNl of Maxey Grounds 8 Cous.

Material Invotvement Nefiter Marey Grounds & Co we nor e Valuers have any confict of
interest In preparing (s visbiRy assessment We have previously camied owt work for
Astwood Homes Hut we have no Interas! in the propoeed fransaction,

Assumplions Adoplsd: AsperFVAcunmmEngagemrileam as
attached, with no agdtions.
Special Assumplions: For the purposes of this FVA, we have assumed ihat the elfe undes

consideradion is geveloped on the basis of the type of development and tmescale as oescribed
wihin each modei.

Nalure and source of the informaation to be reiksd upon: Maxey Grounds 8 Co ur are able
to rely upon any infommation poWVided by the Clent refermed to In the FVA.

Extent of iInvestigation: As per FVA Condfions of Engagement & Terms of Business.

Valuafion Fee: Our fee Wil be £4.000 + VAT fur the Inftial repont, with agdtionat time spent,

mmmmmmmmwm , charged at £200 + VAT
per

This Confrmation of FVA instructions Letier, which Is supplied In duplicate, slntlﬂbemadln
mmmmmemamu FVA Conditions of

Terms of Business (Version 5" January 2020). Fiease sign and refum one copy aymraamest
corvenience o agree the Conditions of Engagement & Termms of Business.

Yours sncersly

John Maxey

o R MANEY wa tacets FR006 PAS SO0 Ragiuired Vabier
Foe and on behal! of Maxey Grounds & Co ue
ImaENEYE MaXeyGITUNGE.COAK

{Ernc)
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i the undersigned hereby acimowledge that | have read and acoept the terms sat out
in fhis Confinmation of FVA Instructions Letter and attached Maxey Grounds & Co we
Standard FVA Conditions of Engagement & Terms of Business (Version 5" January
2020).

Date
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MAREY GROUMOE & OO0 LLP

DTANGARD PINANCIAL VIABILITY ABSEGEMENT CONDITIONS OF ENGATEMENT
6. TR OF SUShIRes

Trmms Londiinme of Engagement arx) Terrw of Susiress shwil sppfy suject o ey medifiovicn o srancmact set aut infe
ooveding Corfivwtion of Fivnobl Vistilly Amsessrmert (FVA) imtrictbre: Lafier. Nezsy Grourdi § Go LLIP stal sdvis the
Chardl bnweing 2 o FVA of the relewant ireresi spmcfied by the Clerd In the nbipt e he TV fisport]. The tlowing
whaliforyy the lasdy of e torme on wich e FUA wili be undesuion:

Thm Chert utwii bo i individhal o body am iderdified in.the sowasing Carfireelion of VA ntnctionn (et
Tiw papose o the PVA afall be e a0l 9 Inthe osvering Confirmation of 7. insructions Laller,

Thw sent subjec! 15 B FVA shed o on sl suf in: the cowering Canfirestion of FUR Intrtiare Loticr

Thw irtorval o be sthal) o no sat o lin e covering Carfirnerion of VA restnoions Leiar.

o et i be spprebed stnl o o0 sl it tin Y covering C tlory of T8, &

Urtem cihwratan spaciicatly set out &) S sovering Cerfiraaion of FYA butrnations: Letw, Bie viba sxiviesd ty
mm&&t&?“hhmﬂh firved By the FHCS Vihation- Givbel Sinrderde 030 *The exlinsted
MNM-'-‘"W euhwngs om the viuion dely hﬂm.mmm‘tm*hm
o pdength trermmction: sfer groger sonbeling sod ‘wtere $i0 pertba hod secls scted kroviodgemtly. pradently wxd withog
wompunios” andive the Mk ferd, muhmam Dby Stwrvdnrds T00 m: “The eutinsisd ovoe to
wrhichh o dnterent i el gropoty st be h—dmhm&m:mb'ﬂlmum
mmmhmmu—m proper mukaling ond wheew e porties ted smch. wcied

ﬂEi‘b 2 ]
i

Sdoel’ wredior Bw oh y defindion of Sorke Vil dhfired by the Tmotion of
tmmmun-mhuumurmmmmm-'mmmu-m
ight remannebly be sxpacted o feics: i soid i e epen sundn st thet re., it Set prios ru not by smreed 10 be educed
on tha grosurde et Bio whole prperty i i2 Se pliced on the 2uvint Bl enn and S were e’ srelior the irvestraend Vel
dnfinad by e RICS Vidustion - Glcbel! Stenderde 2000 %ﬂudm“hhmun&d}nmh
indvithl bwmiment or pumiiorel S

e hl- m undibr the Fie Vitaw, defined by T RICE Vb xon
l- autirmatai o ol or lmbiiny b idertitind knowtadpebie wnd mmum
e reagncth Reet perth *mhraquhmw Mu'ﬂn
ad:!--mﬁknnh-dh-lm mmnt, ov peid to Sereter o ebilly, b ur ooty particip

i thm moeswrement dalis”,

7. Thw vehation dols shwd be oe sl o iy 70 -;:wmnw

a Uriigom oS wrwise muunwmma A Irofnactions Latie: Mseoy Gesurde 8 Go LLP
wmrort et Sy terve hed no previoos msierdd Hhe property

[} m-mmumw; aperdsion of s Comporets Mmmber: o) 2w Roywl kwitgon of Chaneeé
Suvey of #w LS Vel Reghdraiion Schame, soling se w Extermwil Vel

n mmsmmwmmmdnmm*u!ﬂmmm
u?u of pordme o8 o whtsewes, whell in 1o wenl eocesd 12 000,000 Vs chaane sl nob se-iin
& Miexey Crounds & Co LLIs uwunﬂmmuhmu—nummmw

Ql mdmmaaw oy o inchvichasily lam 3 conirmot with fee Clerg o

ouen $o Clart 0 of core o ae Sud witi rott chuin math
dm mmm M-u hv rrg wy sguirati any

12 ﬂhﬂrlnﬁuh‘--mndhqm Co LU broech of conteal or Niarey Croussdn &

c:mmuuw»-mmmwnhcmﬁh—mm» md-p-uw

of wrry alfer party. Wacey Growrsie & Co UL Jeiiiity sl not &

mm shortiul srines Fom en mmucﬁunm uMMhMQ.m“

!! tt-nmm Shxey Qrureis & Co LLP shal b iv pounts slering.

LY in prepuing the i smport, Maesy tireunde § To LLP ol moal thw ssinard moismrsrie of Sw RICS Fronckd Visialy
mmnmn-m 21D wred, MNAmtuﬂbhnpﬂhmm
Sandamin, oy mm—dnuwn—mmnmmmm Gloted: Binrdinre
mr&mmnwwummmuwmuhaﬂumm‘m.
sl siatireton between e olisctive repod and Mndlﬂnﬁnﬂm terrae: of spraaing »ﬂgm
14 mwb—nﬂhm @m“dh Cord nfher,

Geourvin & Go (AP dsunder *
:'t"' st no high shanin ”—‘M ““-"’m dolum chéoidie adkifve oo cther poterdieily Aoum 01 hesonad:
ottty dl i M etion ol w prmpety o lewe since been incorporsied,
) thet the groperty fu ot aubjed S0 ery il ot g ok & o cuigoings wn thet

5] thati ' progady smd #e whue e ureiecied iy any Tatian which would be revesied by » bosl search srd Teples io
e unal snguirine. or by Bry safkfory nolion, ared Thel reithere e popety, nor s aemMiion, nor i 1me, nor e dercied uee sre

erwil ba wiewkad
L] lrn-an ! thoas par 4 7ot buen inapecieg would nether rewesl swterin) detects noy teuse Sy &
m;au}unhmmq
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mmumummmuma-mwuummmﬁhm s covered,
srngoned o neoommiiis  Sich ol o be im good mpeir arwd condion. ﬂnl:hltolwiﬂh
aﬂmﬁybwhhh&.dﬁmﬂ.mw-wm Tow FUR, Yoy G i To
FEn g ] S #m condlion of unk ¢ —“- At vt be twhen ae

L4 o .
i A & ik e e e

- iu_ymmnuru-q—_ ane o ety wmmmwhm«
ﬁ-m ek 62 v it o tervrw, B
18 fmnwﬂhmhmﬂmmmm u—,mnmtmmw
ﬁ}hM“ Ly Lo l'“lh"" o with $w aicll; it

o : 4 [y - ipyuﬁp-auﬁ-

# »ul-“‘- m!mmw”dnm-'m@m&ihuﬁshwhmmdbm
mdhmm MMC&W&MMWD Shird paety milying iaion,
:ymuxwyumummn Mu:‘ut—!:; dmw
m A, il e wndieriod pommaning the necnesery ioo! L 3 &, 3]
nmawmmumnwlx -
2 u—,amtmtw-mm-hmum-uunhmm A atnistioon
Latvr Yol oo stul e settingdin ) within 30 Seye of the ivolon diin ..qdhuuauuu»
Wt“mnmhmﬁh&dﬂdwnhmdﬂpmMWMia
e tolo Bnem liree 0 Sme.
iR Vismoy Grounds & Co WP, in re wih the fdm of Corsha wi out by IRICE, deve B wilien comgiuirts Mendiing
M:&@mmgmmmanmmmumdu— rutrustions to provide o velast o,
8 opy
b -3 An o ey M imw MM&&:W refafing s PVA, sre sutjed to
manlcring by MG nﬂ‘ .mdﬁ"ynﬂ dm blr;:kn:l
n "mmt?m»hmmmmummnumummm Lawe. Ary
dlopusn B of any sepech ol the FYA, shetl be mits:e 3 the o udhaive krschoion of e Sourts of Erghwe
mlﬁb-. gl syl by el by e applotion of rglieh. Lvw, regeeiioes of who inflelen procoedingm in relstion to the

hmwwmmrawwmnﬂm ewEs Feeing ive sepus febale e ey
e prgl dne W aTES) g ¥ aryl v i

Verskar 5P dsreamy 2621

File Reference: 20087 Page 24 of 56



MAXEY
GROUNDS

Appendix Il — Copies of Plans

File Reference: 20087 Page 25 of 56



=\ [ ] |
e \ _.||I|.. =
e oo . / L]
R ol [ = / - ./ JJJJR o
5 5 __
FEHSNIOINT "IN VS \ VS
Hv.d SSINSNG AVMLYD SO VOY Nsthicmes 3 box ..I/ \/.w ) % 5oy oy
SIWOH 000\@\ 5 / b A&.,.. AR Phung
\.‘\Mf — Erera o - ..!_....«UL S -
_ 50»50;%\@.9’\(?& o w2 A o .

I T
-l 3 o o
) i N T b
3 A i i WL L S e
Y 1

O \ B 3 E

i . . S
| )

@y 175
pasny i pUUDY] o} pOIDRAN [ AGY
_mﬁum 106 9jqD! n_wP(helxt
SN
= o)
Y
S
oW e ey
s W ey we
L4 o g 9ISy
o Bupasyy epEpruy
L3 wpang
 out dny
o z tesowieg
et z [T
» i-43 %3
b aot v
L 4 T »oy
B ot z ouan
»  me uopeuany
= [ utay
L] z Yy
("3 z pA
R ]
Wpgng  abs  damys  weg wn
TINGEHDS
* Buinoy sjqopioyy
- h.‘.% . ool
{Auedo o
4oJBL 04 3ouq)
— WM Y1 BUIID3 WWIGosL
— AAVANNOS 3

|8




100 - {41915V - 06 L

ON ONIMVYD
YV INMVEQ
1¥ &00L:1 FWwDS

133HS NDIS3Q
UL ONIMYEQ

s 918 - (M9 1SV
$3dALISNOH

AIISYW
d3USYW
1V INIWOTEBAIG TYILNIQISIY 0ISOI08d
#0310k
06306¥ 907L0:L  Ad9 Z)3d '=iw ‘Bupjedg
MR $3U1ENG Aama|ep 53U 'PEOY UoNPOoD) |
SINOH-

dOOMH

oA v 3]

Ol dO SLONd |

Ofl * SVYSIOWd

uve IS
! |
wot wy wp wz wry wQ
YOOTd LSHId YOOT4d ANNOYUD
|
_ % -
Al \ —r .
= WCO R \\\ fll WOOYHLYE
u-lu ONIONYY ONIGNYT
g

08e9
sl

WOOUE Woo¥azg

NOILVATTE dv3Id

NOILVYAITI 3Q1S NOILVAITI INO¥S
wn . QloHsIIHI
— A
- = -
\\ // -_- =
// \\ = = = 7
N 193 = -

QU
|

|
|
Il

:1;—_3;.: 5




’

2
=]

AT

U

il

=

5

|]
, -
A

b

= |- o
.
51

el | 28
¥
1Ll

I

5

REAR ELEVATION

SIDE ELEVATION

FRONT ELEVATION

4607

&HWOQ{Q

928

oz | T
H
S
g &
%E 5
ﬁ.’.
%E 5 &
L - 5
i s low (2] | 2
5 Blul gl |2
gs £ 518|528
| &2 z | =z <
ibgmpz bg E0 g|E50
& 2lE< B0 8|58
QY
o m
(==
o
20
Z2e
s3]
Sg
n.n.l
4
o
o
e
[nd
£
o
=
£
0
3
E
4
8
-
u- £
D ~
P4
3 o
£
&
(0] - E
-
4 e M3

1:100




IIII"

= /’ >N
S =
= ~ -

\
|

=

==L

§| T
—L

B

E=

'.
-
N

~

\1

L]
B

REAR ELEVATION

5508

SIDE ELEVATION
5508

5508

THRESHOLD

LEVEL

IHRESHOLD

5508

FRONT ELEVATION

AR o LA 3
i AT TR RO o

* 888

=|
" eeoroom2 [ ]

HOMES
DATE: 11.09.2019

REV: -

HWOOD

1 Goodison Road, Lincs Galeway Business Park,
Spalding, Lincs, FE12 6FY  T: 01406 490650

DATE

PROPOSED RESIDENTIAL DEVELOPMENT AT

STREET
TCWN
AS02(R) - [902 FT2}

frarf
‘ a
PROIECT:
[HousE TYpE:
DRAWING TITLE:
|DESIGN SHEET
|SCALE: 1:100@ A3
Jﬂ"w": X%
] [DRAWING No:
19.0 - AF02
[

: TBC

|PLOTS OP : TBC

[PLOTS AS

r

]
g
3

F3
o
]
4
-1
Il
8

simicos s )

FIRST FLOOR

10m

4m &m

LOUNGE
2m

im

GROUND FLOOR
Om
SCALE BAR

1:100



KIICHEN
INDICATVE LAYOU |5 )

5508

5508

+' 898 +

FIRST FLOOR

GROUND FLOOR

I

_“I.'l'l

4

'.|'f

— HHE

—
w
= | £ 32
gt «nl o
-
<—£N | w
Q| O =
2 o <
Ok
u |2
4 = z
& 2 |2
=} 3 z
3 |§ S
g 12 |2
[T
3
Of &
H
2
O| &
— E}
; s
g
Il &
i Eg
< = )
= — 53 =
=
|H <L 5
4
(@]
[
<
>
w
pu—
w
4
<
w
(3
z
0O
—_
<
>
w
—
w
w
@]
(%)
|||||| T
..__Ill“ull
/\ E
o
=
3
D
E
T
- |
O |
=
<
>
il e 3
TITTITLL m ~
J ] Z
(T o £ -4
& = &
uw w
-
s M3
j =]
=
=
5




J|' 59501
i =g
2 < ]
i 7 §= T o L
- y | | C
§ N : _._‘ v b‘t \\
e iEL
. N
|
i |
L
1 59501

5351

5351

FIRST FLOOR

GROUND FLOOR

M
‘l
|

|

—— "
IEs
N
; N (I
| |
TITITIT ~. | 7
%
2 e
TN 5 82
.|
At
| C g
| | '
M H

II|||IIIIIIIIII|I||IIIIIIII'IIIIIIIIIIIIIIIlII—lllIIIIIIIIIIIII &

REAR ELEVATION

AT,

e U=l
\

LT
= l‘-l
2

Zz

[¢]

>

Y

w

m i w

ml &

| L[] 7 I°

£

m"m -

FRONT ELEVATION

AVON (910 FT2)

HOUSE TYPE:

DESIGN SHEET

DRAWING NUMBER:

AVON-001

HOMES

+ Goodison Raad, Lincs Gateway Business Fark,
Spaiding, Lincs, PE12 6FY T 01406 490580

HWOOD e

‘ A

10m
|

4m 6m

2m

im

SCALE BAR

1:100



7433

T

058 81
0 '.
=)
L L
: 8 5
] \ B
T ——
; S
H ‘
g ‘\
p—y "»\ Y] ]
. = A |
E |
. ’ |
3 g 1]
T' i | ([T
i [
Il
i ER
1 il b
1 i [
1 il
| i ]!
L 1 il [
bt b
4
b i b
1 0s¢8 T sgr

FIRST FLOOR PLAN

GROUND FLOOR PLAN

= s
i
||| """"
! S~ |
i e N
i | rd ~
=
N
NP |
£ 7
(I 1
i
—_—— lif
= itf
— N Pl 6 il
—— ! .‘
il |
= {1
— i (i 1.
— N \ |/ |
M LRI,
T =
f |
|
|
1 Il
|I‘ Il
! T T
||I| |
1 (1] |||
J I |
| |'
|
|
il |
: ||

1||||

"ﬂl i ;IIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIN l'll

lWP

I
|
i
1
I
|
|
|
|
|
|
|
{l
ll
fl
i
i

||||||||| i

'l

REAR ELEVATION

SIDE ELEVATION

FRONT ELEVATION

J

(1460}

BALMORAL
DESIGN SHEET
BALMORAL-001

HOUSE TYPE:
DRAWING NUMBER:

HOMES

1 Goodisan Roed, Lincs Gateway Business Park,
Spakiing, Lincs, PE12 87 T: 01406 490590

HWOOD s

10m

am 6m

2m

m im
SCALE BAR

1:100




L bk
1 26598 1
g L il
L E !
w i ‘f" ‘\\
§ ,: W \
I = i
]
4 _
- 1) / z
{ k ra
iV
% '\, I\\ .\\\\ /III
1 § = B,
|§ § §
L
i 7598
i
2 @
Pl
7 g
. £8
g .
-
\ By ——— !

g 6, :I..-‘: i 2 |2
i R0
i N =1

J \
't S~
g & —
BE
B &
N

FIRST FLOOR

GROUND FLOOR

"'J.i||I|||||IIIIIIIIIIIIIIIIIIIIIIIIIIllIlIIIIIIIIIIIIIIIIIIIIIII

S i =

tlm gllﬁ

--

I'f

I.|||l'I'IﬂﬂlllIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIII

~ | 1
= I 3
- _ T
——— {4 ELT
I (= I
{ | |
(A |
1]
T T | il i
Il I
L]
| i! 2
NI ()
L s
Ml =
s NIp i =
[ o
Ul
e
— H
- .
| | |
[ |
I
i
1‘ ‘ |
|
I
] | |
[ .'_.':.E:f‘ I
| |
"m
J [
| | L z
‘ i &
[ =
| <
| | 2
| [T5}
1 I =
|| 5
‘U)

FRONT ELEVATION

|

CLYDE
(783 FT?)
DESIGN SHEET
CLYDE-001

DRAWING NUMBER:

[ nouse Tpe;

HWOOD s

HOMES

1 Goodison Road, Lincs Gatewsy Business Park,
Spalding, Lings, PE12 5FY T: 01408 480580

.

10m

4m 6m

om im 2m
SCALE BAR

| 1:100




G

(INDICATIVE LAYOUT)

= oo

-+

FIRST FLOOR

GROUND FLOOR

]

S|

SIDE ELEVATION

FRONT ELEVATION

CORONATION
(932 FT?)
DESIGN SHEET

HOUSE TYPE:

CORONATION-001

DRAWING NUMBER:

HOMES

O D DRAWING TITLE:

1 Goodison Road, Lincs Gatewny Businass Park,
Spalding, Lincs, PE12 6FY  T: 01406 490590

y,




9440

9440

AR

BEDROOM 3

0629

MASTER
BEDROOM

,’/
% i
| 3
2 Il
¥ 2
)% g >
L
0629 i
===
—
3 W
]
|
m ’,‘
s
1
-
3 ™
- =
JE E e AN
-5
5 )
= "

FIRST FLOOR

GROUND FLOOR

!““JIIlII'IIirlHIIIIIIIIIIIlﬁ’lIIIIIIIIIIIIIIIIIIIIII

= [T
[=~J SLL]

,,
[ N

LT

SIDE ELEVATION

oo

swr

§

REAR ELEVATION

i

SIDE ELEVATION

ke

FRONT ELEVATION

LOCK
(1079 FT2)
DESIGN SHEET

DRAWING NUMBER:

HOUSE TYPE:

LOCK-001

HOMES

O D DRAWING TITLE:

10m

2m 4m 6m

im

Oom

Gateway Business Park,
PE126FY T.01406 490590

ad,
incs,

lison Road,
Li

1 Goodi
Spaldi

isor
ing,

SCALE BAR

1:100




A

S} £ '
=g

EAE

E
o Eé \
I
[
C3

i
THREHOLD

FIRST FLOOR

GROUND FLOOR

SIDE ELEVATION

. \ llﬁﬂIIiIlIIIII'IIIIIIIIII AR T RRREREE L

e o

pr—

T

REAR ELEVATION

—
—
]

|

{

o

B

T
lﬂll5
N

SHEHI e

7
&
g
~
N,
\

RwP
SIDE ELEVATION

T TITIIIACIC g

|||||||||||l||| |||I|||||||||||||||||| ‘
=

FRONT ELEVATION

MERE
(1080 FT2)
DESIGN SHEET

MERE-001

&m

4m

oo

| DRAWING NUMBER:




6290

I
4

BEDROOM 2

FIRST FLOOR

GROUND FLOOR

mIIIIIIlIlIIQ].IlIllIlIIIIIIIIIIIIIIlIlIIHIilIII!IIIIIIIIIIIII

Wil jatig
i AR SRR TR

L —FIIIIIIIIIIII\

SIDE ELEVATION

REAR ELEVATION

SIDE ELEVATION

FRONT ELEVATION

NENE
(1065 FT?)
DESIGN SHEET

DRAWING NUMBER:

[}
OI
©)
=
¥

10m

6m

4m

2m

im

om

NENE-001

1 Gocdison Road, Linca Gateway Business Paxk,
Spelding, Lincs, PE12 BFY T 01406 480560

SCALE BAR

1:100




I

HH

r—
— |

I.

125t 1

9328

o
=}
=
e
k i
1 28t i
|
8
g
w
)
5
| 2 t
| 5]

RIBBLE-V
(1283 FT)
DESIGN SHEET
RIBBLE-V-001

| DRAWING NUMBER:

| DRAWING TITLE:

| HOUSE TYPE:

HOMES

HWOOD

SIDE ELEVATION

1 Goodison Road, Lincs Gateway Butiness Park,
Spaiding, Lince, PE12 6FY T: 01406 490890

[

REAR ELEVATION

SIDE ELEVATION

10m

6m

FRONT ELEVATION
im 2m

SCALE BAR

1:100



TOO-NY3A3S DBS08Y B0PL0 L AdD 243 ‘U Tuapyeda

1B “HISNN DNIMVO "¥Eq E80U10ng Aemaleg) WU PESY UONPOOD |
133HS NDIS3a SINOH
AL INIMG | Q Q O>>I C
(e14 SYET)
NY3IAIS
wn>~H=mx_

OSET

{473

"OO0M LSHId

SIgE

8488

o

uva 3OS

0017
[ B

d00Td ANNOYUD

=

€51€ 1 bETZ 1 SI8E

8488

8901

648 01€€




= _ rurzﬂ,: _____
- =
L % SI=|




5165

4950

5145

4950

MASTER
BEDROOM

-

aeLLl

BEDROOM 2

BEDROOM 2

8TSL

el

-

oase

854

10115

10115

FIRST FLOOR

GROUND FLOOR

— “'!IIIIIIIIIHIII'JIHlIIIIIIHIIIIIIIIIIIIIIIIII'IIIIE

\ /

/|| e e e

'"'"_'f""'lllfE

T

LIRL HII’IIIIIINIIIIIIIIIII m l!llllll

THRESHOLD

I'JIIHIIIIIIIIIIIIIIIIWiﬂllllll &

REAR ELEVATION

SIDE ELEVATION

FRONT ELEVATION

TAY
(1770 FT2)

o
a
[
s
0
2
o
X

4

DRAWING TITLE:

1 Goodison Road, Lincs Galeway Susiness Park,

£
S —

6m

im 2m

Om

‘ 1:100

DESIGN SHEET
TAY-001

DRAWING NUMBER:

Spaiding, Lincs, PEV26FY  T: 01406 490580

SCALE BAR




° MAXEY
GROUNDS

Appendix lll - Schedule of Comparable Evidence

File Reference: 20087 Page 42 of 56



€ToZ W

ETOC W

8upjieq peoy-4o
umouyun
umowyun
Bupjred pajeso)y
3jduis

3)3uis - 4

313uis - A

2)8uis - A

ajuis - A

9)3uIS - A

PlING M3N 8IS - A
1nq maN umouyjun
PHNG M3N umouyun
PNG M3aN umowjun
ing map umowyun
PIiNg MaN d4y/0
ng man umawjup
Pling MaN Bupjied peoy-y0
Ing maN Bupjieg payedo)y
pIInG MaN Bupjed pa1ed0||y

PIINg MaN 3BulS - A
PIIng M3aN 8|3us
IBuIs - A
umouyun

| 2j8uis

3|8uis - A

9BUIS - A

3)3us

Bupjied peoy-4o
umowyun

3|8uis - A

3)8UIS - A
B3uIS - A
ajBuIs - A
3j8uIS - A
Bj3us - A
9)8UIS - A
31guls - A
3)3uis - A
a|qnoq - A
3)3uls - A
ajdus - A
3)8uis - A
3)3uis - A
3[duls - A
3j8uls - A
umouyun
3[Buis - A
313w - A

umowjun
3|qnoq - A
a|qnoq - A
Pling maN ajgnoq - A
piing man ajqnoa - A
Ing maN a|qneq - A
piIng maN 3BuIs - A

38uis - A

3BuIS - A

3j8uIs - A
8|qnoQ - A

pIng maN
SION aSesen /Supeg

0Z0Z/20/11
8T0Z/50/ST
8T0Z/L0/€T
6T0Z/10/8T
6T0Z/TT/67
610z/z0/eT
610Z/S0/1€
610Z/10/1€
6T0Z/T0/1€
610Z/90/8T
610Z/L0/9T
B810Z/£0/9T
8102/50/0T
810Z/11/€C
6102/20/8¢
6T0Z/ZT/ET
6T0Z/ZT/ET
0z0Z/z0/LT
810Z/90/6C
8102/90/6Z

8T02/L0/€T
0Z0¢/10/0T
810Z/90/62
810¢/L0/L2T
6102/11/2C
610Z/T1/5T
610Z/11/2T
6102/Z1/0C
6102/01/81
610C/TT/2C
stoz/zt/oe

810z/€0/2T
8T02/T0/0T
8102/20/20
810Z/90/ST
8102/80/80
810Z/90/s¢
6102/¢0/80
610Z/20/ST
810Z/€0/¢C
5102/60/07
610¢/TT/ST
sT0Z/01/2Z
8102/80/L1
8102/80/¥2
6T02/T0/5T
0Z0Z/10/LT
6T0Z/0T/8C
6102/20/82

8T0T/80/20
8102/50/11
8T02/60/1T
ST0Z/0T/TE
8T0Z/Z1/50
s10e/21/L0
6102/21/0C
6102/¥0/C1
6102/90/8Z
6102/90/8C
6102/20/2Z

aeq

paiedwod
paie|dwo)
paig|dwod
paigjdwo)
paraidwor
paiaidwo)
pajejdwo)
paisdwo]
pars|dwio)
pajajdwo)y
palsjdwo)
pajojdwo)
paja|dwod
pajajdwo)
pa1e|dwo)
pajajdwo)
pa3a|dwo)
parejdwon
pare|dwon
parejdwod

payedwod
pajgjdwo)
pais|dwioy
pajgdwon
paya|dwon
pajadwod
pae|dwo)y
paa|dwod
pajejdwo)
pa13|dwo)
palajdwo)

paiadwo)
pajsjdwo)
parajdwio)
pas|dwor
pars|dwon
pas(dwio)
pajajdwod
parajdwod
payadwod
pajajdwo)
pais|dwon
paigidwod
paiadwod
pa;adwoy
payajdwod
palajdwo)
pasjdwon
paiajdwon

patajdwo)
pajajdwio)
paiajdwod
paiajdwo)
pajajdwo)
pajejdwo)
pagjdwo)
payajdwo)
pe3d)dwiod
parajdwo)
paja|dwod

snmjels

000'2F
65023
1p0°TF
78813
STETF
£6173F
66123
66123
66123
€T€'73
STE'TF
ovL'z3
8v0'z3
£67°73
6vz'z3
Fraas
SZU'ZF
64173
66523
15623

21073
¥10'z3
0€1'73
066'T3
OvE'TI
VEQ'TF
19V'T3
LL6'T3
0£5'23
ST
08523

9SLTF
G68°'T3
S18'T3
998'TF
578'13
£88°13
128'TF
SLL'TH
£88'T3
10123
68023
S1023
1€0°CF
60173
8¥1'Z3
§90°7F
LLETF
990'7F

875'1F
018’13
506'TF
ozL'T3
8L8'1F
LT3
52073
L20'T3
£66'T3
€66'TF
LLn'ey
w bs/3

58
58
58

€8
€8
€8
€8
€8
£€8
€8
€8
€8
[4']
8
0g
08
8L
L

6TT
[41)
001

86

€6
6
18
€8
og
08

ot
181
£ST
£ST
LST
18T
18T
1571
ST
8ET
PET

821
749
8ZT
1741
[4A"
1zt

Tz
68T
68T
68T
68T
68T
8ST
129
129
129
1741
(w bs) eary

000°0LTF
S66'PLTF
000'vLTF
0000913
S66'261F
S66T8TF
0057813
005Z8TF
005Z8TF
S66'T6TF
S66Z6TF
009'2LL13
000°0L13
$66'2813
S6EV8TF
000013
000°0LTF
0000413
005213
000'vLT3

S66'6EZF
$65'STTF
S66°Z12F
0005613
0000223
000's¥Z3F
000°£223
0007413
566'602F
S66'E6TF
000'v0Z3F

0008873
005°¢67F
000583
000°€6ZF
0059873
0005823
000'5¢Z3F
000'89ZF
000°SBZF
056'682F
056'6£Z3F
056'697F
000°09ZF
000°04Z3F
000'54Z3
000'vSTF
05S6'6873F
S66'6VTF

S66'6Z€F
000°ZVES
000°09€3F
000'SZEF
000'S5€3
000°0€€3
000°0Z€3
5666623
566'v6L3
0005623
5666973
(3) 2a1sd

mm@omm@mmmmanm Mm@ Mm@ MMM M|ME®Nme®|MmeNnmennm

TS TS T T TS

(LI T RV R ST Y I T T

spag

1aq
1_q
18q
1eq
1eg
1_a
ELle]
ple]
»qQ
EClel
Ba

pE=Te}
p e
g
Rl
?a
1=Q
120
12g
@a
12g
12Q
1ad
pLle]
ple]
1=2g
3Q
1=q
g

14
2Q
8g
k4]
3=2Q
#a
pLIi]
Ra
1[g
13a
1|q
ajks

323qYould ‘@S0jD WUNOOIA T/
Buip|eds ‘smaly ussny 7
Bu|pjeds ‘smajy uaisny ¢

yraqyould .WMO_U JUNOISIA bL
}23qYduLd ‘SUBPIED UOUAYLY 6/
Faqyouly ‘Aep asesdied 0z
Joaquyauld ‘Aepy aaeaBled Zz
}28qYould ‘SUspIES UOLBYLY (TT
)P8quauly ‘susples uoU3YlY STT
A93qYduld ‘SUSpIED UOHBYIY E0T
A28qyaulq ‘suapies uouayly 10T
Buipjeds 4313 suNA §
Suipjeds aans suayag £
Buipleds ‘Aep j|am3s

Buipfeds ‘Aep [lamas 7

Bulpjeds ‘2503 |2 §

Buip|eds ‘peoy weyum Ty
Suipjeds ‘Aep Juamiag 9
HI2quould ‘SUspies) UOUBUIY SZT
RoAGYIULY ‘SUSPIED UOLIBYIY LZT

UG NGO ‘BNUBAY 13YIMOT 8
Bugpjeds ‘anLQ ||]2MI0 0T
JPaquauld 'suapies uouayly €21
UOY|NO ‘ANUIAY J3YMO] T
apojdeym ‘aso) Ypjam T
¥o3qYuid ‘aso)) Alleq §
Paquauld 'SUapieD UoLIBNY 58
Sulpjeds ‘aso[J j|ama) T
}°3qyduly ‘suspien UoUBYIY €8
Suip|eds ‘aso|) uopheig g
Buipjeds ‘Aepp 2139|00IN ST

UCMINNG ‘SUBPIRS) JAMO) §
UOHIANNG ‘SUBpIeD) JAMOY £
UOHPYNG ‘SUPIED) JIMOL §
uoLaNNG ‘suapien 1amo] §
ucHANS ‘SU3PILD JAMOY /£
UONNOW “BNUaAY J3YIMOT T
UO)NO ‘BNUBAY JSYIMOT O
UOYNOW ‘INUDAY JSYIMOT TZ
uOM3IYsOD ‘peoy 23edasiy 7L
Bupjeds "uno) Aspuag T
Ao3qyduld ‘aso]) Aieq 9
Buipjeds “unc) Aspusg ¢
UOYNO ‘BNUBAY JBYIMOT £
UOYNOW ‘ANUIAY JAYIMOT 9
uol oW ‘BnuaAy JayImo] ZT
Buip|eds ‘Aepp uINgaoy 9z
Faqyauly ‘asopd Aeq €
}raquauld ‘Aep saeuSjed £

Buipjeds ‘sndJiD ayL g

UQYNOIN ‘INUBAY JBYIMO] 1
UC]NOW ‘@NUBAY JaYIMOT 0T
uoyno ‘@nuaay 1aymoT 8T
uUoYNOy ‘@NUBAY JOUMMOT] 6
uoyno ‘enuaAy Jayimo] TT
}oBqyould ‘SUBPIED UOMIYIY €4
393qYuld ‘suapieD uoUSYIY TTT
PIIGYDUL ‘SUBPIED UOUIBYNY 66
$23qYould ‘suap.eD UOUIYY 26
$9qYouLd “susp.es uouaYy €11
ssauppy



02/ /b1 uo pasnpaJ a1y 09973 £56'59ZF SAAIILIBIUI 10§ 94§ JUNODSIQY

JISSMON  T98'TI 00S'SLZ3 SBAIIUDUY IO} %G JUN0IS|a

21SS MON 94073 0ST'08¢F SIARUIDUI JOJ %5 JunadsiqQ
996°T3 000'5873F SBAIUILY 10} %G JUN0ISIq pling maN
SLETI  000'58ZF SIABUIDUY 40} %5 JUN0ISIA pIing maN

uapied Jaulod aBie| ‘FO0Z W Mau ‘pajuasald Ajaje naeuiw|
900z Ul MU ‘pajuasald Ajre|ndeww]

PlC sJeaA Oz ‘uonipuod poog

STOZ Ul M3U ‘UIPOL “UOIIPUOD POOS

#T0Z Ul MaU “UIBPOLW ‘UOIIpUCD pOoY

+#T0Z Ul M3U ‘UIIPOLU ‘UDJJIPUOD POOS

£T0T Ul M3U ‘UISpOW ‘uopuod poos

usapow Jou Inq INOYSNoIY] UOIYPUCT POOY

uIapow 30U Ing INOYSNOIYY UORIPUOD POOS

uJ3pow jou Ing INOYENO0IYL LOIPUOD POOY

PIING M3N
pling maN
pling man
piing maN
£10Z Ut pling maN
plIng MaN
plng maN
PlinG maN
ping maN
TT0Z Ui pling MaN
plIng M3y
pItnG MaN
STOZ Ul pjing man

plng man
plnG MaN
pInG MaN

STOZ Ut piIng maN
pIING MmN
ping man

ping maN
ping man
ping maN

piing man

plngG MaN
PING 3N
Ping man

213uis/d 4o
3j3uis/d 4O
21qnoa/d 4o
3|3us/d Yo
3|8uiS/d ¥O

440
d¥0
dHo
440
auop
3uoN
dd0
dd0
auop
3uoN

umouyun

d¥/0

umouun
umouwyun
umowun
umouyun
Bupjieg peoy-yo
Bupjsed peoy-yo
Bupped peoy-po
Suiyaeq pazesojy
umouwyun

dy/o

W_.__x‘_m& pajelojy

B[duis - A
Bupjsed peoy-4o
Bunpeg peoy-yo
Bupjred peoy-Ho
Bupjaey peoy-po
8upjsed peoy-4o
Bupyey peedo)y
umoujun
umouyun
umowyjuq
umouyun
umoujun
umouyun
umouun
umouyun

3)3uls - A
Bunjseg pajeso)y

3Buis - A

3BUIS - A
aBuig - A

0Z0Z/10/0T
0202/90/vZ
6T0Z/0T/8T
0202/90/vC
0z0z/£0/90

paieN

6T0Z/%0/50
6T0Z/T1/62
610Z/11/5T
6102/90/¥1
6T0Z/ZT/9T
810Z/ZT/61
810Z/80/vC
610Z/20/8T

61/51/81
810Z/11/10

6T0Z/£0/8C
610Z/ZT/¥0
8102/0T/LT
610Z/20/90
6102/50/8¢
6102/90/2T
8T0Z/0T/1€
610Z/€0/ST
610Z/£0/ST
610Z/¥0/2T
etoz/et/or
020Z/10/0T
6102/10/5C

810Z/60/8¢
810Z/L0/LT
8102/10/L2
810Z/Z1/30
610Z/£0/T0
6102/£0/80
8T0Z/TT/0E
610Z/2T/0T
6T02/ZT/02
6T0Z/ZT/0T
610Z/2T/0T
610Z/ZT/€1
6102/TT/22
610Z/2T/0C
610Z/ZT/02
6102/2T/0T
610Z/10/1€
610Z/10/1€
6102/20/11T
6T02/20/8C
6T02/t0/97
610Z/80/0€
6T0z/0T/1E
6T02/11/6C

Bupisy
Bupisy
Bupysy
Bupisy
Bupysy

paye/dwod
paiajdwo)
pais|dwod
pals|dwo)n
para|dwor
paa|dwod
paje|dwo)
parojdwor
pajajdwo)
pajajdwo)

pale|dwo)
parsjdwor
pais|dwo)
pajajdwon
pajadwod
pajejdwor)
pa3dwod
pajsjdwo)
pajajdwo)
pas|dwo)
paadwo)
paisjdwo)
pais|dwor

paje|dwo)
parajdwo)
pa2|dwod
pajajdwon
pajajdwo)
pajajdwo)
paje(dwo)d
pais|dwod
paye(dwiod
paiadwo)
paradwor
paisjdwo)
pajs|dwo)
parajdwod
paisjdwo)
paje|dwo)
paiajdwo)
paiedwo)
paedwor
paja|dwod
pajepdwon
pajedwo)
pajejdwa)
paiatdwo)

0087
656'TF
S81'2F
690°7F
005°73F

1563
¥86°T3
19213
20513
98L'TF
62513
[47 4
0v0'z3
8ES'TF
£88'TF

[2a%43
05223
pOT'Z3
6€0'TF
€S1°23
€EC'TT
Y73
1L6'C3
TL¥'23
60273
1ES'CF
18€'C3
LLETF

066'TF
LV6'T3
LY6'TF
LY6'T3
LY6'TF
V613
86413
81273
10723
0ET'Z3
0€2'73
vS6'T3
0€2'Z3
¥8TZ3F
[ yare]
£52°23
08173
08123
€91CF
€91°Z3
EEC'TF
9ZE'ZF
6VE'TF
6VETF

00T
149
SET
Sbi
1749

L
(43
(43
(73
(43
(74
89
89
89
19

€9
L]

66
56
56
56
56
56
68
8
18
8
8
18
8
8
8
8
98
98
98
a8
98
98
98
a8

0S6°6L23
000°06ZF
000'S6ZF
0D0'00EF
000'00EF

000'SETF
000'6Z1TF
0005213
000°0TTF
000°STT3
000°¢0TF
0009013
000'Z0TF
0000713
000°00TF

§66'9STF
S66'T9TF
005TSTF
S6L'IVTF
000°S5TF
S62°09TF
0008913
000'89TF
0008913
000'8VT3F
S66°T9TF
000°05TF
000'SYTF

0002613
0005813
000'58TF
0005813
000'S8TF
0005813
0000913
5662613
S66'T6TF
S66'E6TF
S66'E6TF
000'DLTF
S66'E6T3
000°06TF
S66'S6TF
S66'S6TF
00528TF
005813
S66'S8T3
566'S813
S66'T6TF
S66'66TF
S66°T0Z3
S66'T07F

L i

NN NN NN N NN

NONN NN NN NN NN NN

MmO MMM @OMMMMMMMaMmMMMOMnmeenemenmoemn

12Q
12g
rg
18Q
®a

11913
Jal-W
PICTR Y]
H3L-A
Lag-g
2313
131-A
LBL-A
1913
u3)-

231-N
us1-3
1a)-3
u81-3

al-iA

wag
PICIE:|
was
1wag
1was
13]-3
1wag
jwag

1wag
wag
1was
1wag
1wag
1wag
11813
Jwas
w3y
1was
Jwag
1591-3
1wag
1wag
Jwag
Iwag
1was
lutag
jwag
usag
1wag
1usas
Jwas
ag

Y2aqydulg ‘spjayiuuag ‘Aeq pjo @yl
A23qYouid ‘BUET 3a13u3pIeM ‘Aquiley YL
a3e3asiy uopagson) ‘s1edasiy

‘aue) 2a1UBpIRAA “Bd0Y13|PPIN YL
AI3qY2uld ‘Spatd 429qyduld ‘8 3014
34eN Y ug

F93g40

uou3NNG ‘a1e3y2inyd §Z
F33qUpuLd 153 “jueq Bsna XIS qT
BulpeND JjeM dHopEYD 0T
Buipjeds ‘as0|3 ||2qan|a 0
uolISIM ‘@nNuaAY aled|ag q6E
UO1SIM ‘2NUBAY 23eB(ad eeE
Suipjeds ‘aso|) Addod £
Bupjeds Jua0s310 I0|PAN LT
Buip|eds 192115 YI0|9ABH £
Buipjeds ‘peoy JAAOSUIM LTT
Spag-g |lews

Suipjeds ‘aueq 3jAoQ ZT
Suipjeds ‘sueq ajAog T
Buipjeds 1no) sieapy p1
Suipjeds ‘aue ajAog 8
Buipjeds ‘Aepp aieadsayeys £
Suipjeds ‘aau( jjamI0 8T
UOYNOW ‘BNUBAY J3YIMOT €T
UOYNOIA] ‘SNUBAY J3YIMOT by
UOYNO ‘BNUIAY JSYIMOT T
§23qYduld “850) JUNGISIA 1
Bu|pjeds ‘as0}) uopAe.g T
apo(deym ‘3502 YIISM 8
}o2qUIUId ‘B50]D) JUNOISIA BE

UOYNO “BNUBAY 1SYIMOT 9T
UOYNOIA] ‘ONUDAY JSYIMOT £
uolnC ‘anuaAy JayImol §

UONNOIA ‘SNURAY JAYIMOT 77

UOINOL ‘BNURAY JSYIMO] 5T

UOYNOIA “‘ONURAY JAYIMOT £
F23qY2Uld “@50]D JUNCISIA 6

Buipieds ‘asoj) uophelg ¢
Bupjeds *aso| uopAeig 9
Buipjeds ‘asoj) uopheig 5
Bujpieds ‘as0|) uopAeag ¢
Buip|eds ‘peoy WEYHM 6E
Buipjeds ‘peoy Weyum LE
Jeds ‘peay weynm S
Buipjeds ‘pecy weynm sz
Bu)pjeds ‘peoy weywm €2
Foaqyould ‘Aepy aneidjed /7
Foaqyauig ‘Aepp aaeidjed 5z
Aoagyauig ‘Aepn anesSied 9z
A28quould ‘Aepy, 2aeid|egd pE
Praqyould ‘Aem 2aeid|ed 9T
ydaqupuld ‘suspies uolayly SOT
¥Pagyoauld ‘SUdapIRS UOLIAYY /0T
A33qyduld ‘SUSPIED UOLIBYYY G/




MAXEY
GROUNDS

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

File Reference: 20087 Page 45 of 56



(W noy 513 @ w o go6'9l)
(w bs/ 06'v3 @ w bs gBL'g)
(w noy 053 @ W no £95°2)

(w bsf 053 @ wbs 621'2)

(ajew nay 0£Z3 © senaw o £20°L)

(101d Jed 600°1L3 @ sioid £2)

SB[QEPJOYY UO %9 PUE SHUN JSYIEN UO %G/ | Jo wnjal siedojarag
$)502 1263 yun Jod 0523 pue Bules %G Z JO SHUN 1B Jo} SJso0 siuebe / Bunauep

(ene)isaselul %Gz'g snid 1500 Uoyen[eA pue ASAINS 000'GH SNId 51500 JuawabueLe QpO'SL3 40 SIS0 aouBUlf
05Z'623 %89°¢ ® (000'66.3) @oud eseyound uo 11as
A17ds pue asueujy

6810953 901S yse9 [e10),
000'v3 sjs0n jeba pue Buuojuop
G2OTL3 uopjexapu| 901S
028'0S3 uoyNQUILCD SHN
VPE'EEY3 uolNgUIUGY uaneonpg
sjun g1 6uisnoH a|qepiogy

SUOHNQIIUOJ 9oL S B Buisnoy ajqepioyy
811L€69'23 s[ewaixg [ejoL
915'pS3 yoea 803 © 22 pays abeiolg ejohn
BSE'2C3 1500 UoISIBAIQ SWI0a[T WIN9Z AH
000023 yong jo Buissoip peoy pajdopy
000'G13 Jglewuad o) 0} surelq yo buues|n
629'€923 (wwQeg "any) sjans asiey 0} joid puncue Buii4
659'513 SUCIS [EUOHPPY JAPUN ©-0Z XL PUDH0SS XEU L) UOKINISUOD PEOY [BUONIPPY
1eL'62L3 {wwgeg any) sjBAa| dn 8yeLw 0) PEOY O} BUO)S [BLORIPPY
085'863 (sepIS yjog) Buualema iod lBM
069'Zv3 (SOd Buideosspue) -ou) Guidesspue] ayg |eleuag
000'¥G L3 10(d 38d 000'Z3 @ (91 Buduey ‘oned 'a'1) sytom [ewisixa oyoads Joid
000'GL3 (210 52211 '3D1LH0 SJIS "OU) BIBjOM PUB JUBWISIGEISE SISUD
005'923 yoes 0643 sebeseg x gg (dus apiwm) suOHEPLNOY 40§ JSOD [BUORIPPY
000'253 yoee 000‘cL3 & se|qnop ¥
0006813 4oee 006'cL3 @ sued ¢r1
000°08L3 yoee 0063 ® selbuis Oz sebesesy
r'ooL3 sealy ABMaAL(] [euolippy
001'263 eoeds sad 0093 1 saceds Bupyed pg| Bupped
005'9£63 uru wed 0pL ‘23 1e Aempeos pajdope 3o un wegp xouddy Speoy
Q122623 (selesD uonenually “oul) uolenuany WLCIS pue sans
(s)s pleyuesuD) aouemo|ly AouaBuguod %6z

S084 [Bu0IS5a)01d pue ubiseq %9

0Z6'ELL'L3 piing 8snoH {2301
682'1L023 wbs sad 00’623 (wwipp0 | “eAy) sjenaT qels aseaiou|
16€'0/3 wbs ad 00113 S8SnoH {duis epm) suoRepuNo 104 10D [EUOHPPY
082'96%°23 wbs /0801 3 (wibs | p6'9) BuIsNoH @|qepIoyY B 19HMEW 150D PINg

€202 1dy 1SL ysiuy pue LZog AINp 1s| woy pels seles WO
120z Asenuer 1s| woy poued ucnaN)sUoD sieek g S9jeosauwl |
(paepue)s) 81509 JuswdojpAaq pue UORINYSLOY

(9) diyssaumo paieys %0e
(€1) pajus) ajgepioye %0L 0l ds sBuljemq siqepioyy 61

(8INPBYDS UCKEPOLIWOIDY PafIEISP 93S) SIUN 2L 4O [BI0L
BH 6'2 "xosdde s| ea.e a)g "ese30ey ssoib sad QO0'0SZI JO

wniwaid e snid auejosy $$0.6 Jed 000'SZ3 punole jo anjea asn Bunisixe ay) uodn peseq ‘000'GELT | PAIJOPE B)IS au} Jo aNeA
suopenae) [eseiddy upym apel suopdwnssy Jo Juswales

jea|ung '9$0[D) ejepAuung uopuoT IE 8BS s
S3WOH PoOMYSY w10
28002 19¥ Judwissessy AjIgeIn

a31d0av SNOILdWNSSY H3HLO ANV LSOO Al XION3ddY



19088y BuisnoH wo.y uonnquuod Ay

Sb

ot ‘v¥

Ty Le

£V LY 'OF '6€ '8€ "9
61 ‘81

A 44
1202 L1 ‘9L

Gl '6Y '6

9.1

€L'€5'eS ‘Le

69

ZL'0L'¥5'92 ‘ST VE L ‘T
L2979 °0S '8y 'St

¥L'6G'SG IS LV 'SETE Y 'E
1195

89 29 '85 ‘LS 'I€ ‘0€ ‘62 '8¢
1909 '¥E ‘e '8 °L
99'G9'€9'ZI'EL T L 0L '9'S

s1aquinp 30|d

SUON/MO X 2
SUON/YO X 2
SUON/YO X 2
SUON/MO X 2
SUON/HO X

SUON/HO X Z
SUON/HO X 2

31anoQ/H0O X 2
W 9BUISPHO X £
1| 2IBUIS/HO X 2

AIANOQRIO X 2

8ibuIs/y0 X T
9buIg/HO x 2
albuIs/0 x g
SibuISMO X €
aibuIS/HO x T
aibuIsIO X 2
sibuisPo X ¢

abeleg/Bupjied

051'¥92'S1

051°280°2

00051
007051
00cel
0o°zel
00°00}

(M3) uay

000°250°4

000'529°¢k

= AGD 2101
= %59 ® HY
000°LL2°E Lv6'9
000651'2 768
000's8L ¥8 000's8}
000°08¢ 891 000'061
000'92€ g€l 000'€91
000'800°L 0¥ 000°891
000092 96 000°0€)
000'250°L (1147
000°08¢ 89l 000061
000'2.9 zLe 000891
000'529°ZL 609'S
000'88 z6¥ 000662
000°0¥S ez 000022
000'000°L asy 000'052
000'052 6L1 000'05C
000'0v8°L 008 000°0€2
000'05L°L 00S 000'0¢e
000°020°2 006 000°0£2
000'¥0v jZ1% 000202
000'928'L 089 000261
000'0%L'L a8y 000061
000°022°L 0gL 000°LLL

(3) AQ® wbg 3oy (3) nun/enjea

47
1y’

Lee

6621
686'L
€612
oL'e
ooe'g
00€'Z
00E'C
[£4%4
8lee
9ve'e
Ser'e

NN m

g
<

I BT B T o B B R L -

833

89
14

89

S01

9l
o€l
142
6L1
QoL
QoL
001
18
S8
18
€L

206
206
(473
[4 %)
918

<06
[47]

210'L
2€6
L6
048
€82

(3) wbgjenien spag (wbs)sz1g (ybs) sz1g suun ‘oN

81PNy
U] -Jaweg

13 L-PIN
8| -3wseg

N OANN~

o
=]

TOONODWNW— S N®

o

NANNNN

Iwag

was
weg z

N

1B
Ba
Ba
Ba
g
1B
Ba
lwisg
weg
weg
lwsg

NANNNUNNANNNNN

odA} shaiog

Z08Y
208Y
8LV
ZELVY
916V

pajusy slqepioyy

206V
[47A 4
diysisumQ paleys

Ae]
lesowjeg
uiansg
qar
Bl
3907
auaN
UCHEUDIOD)
uony
any
apAID
ojen

adA] asnoH

AQD '8 8|NPayYag UOHEPOWIGIDY



BCIS (Yrics

£/m2 study

Description: Rate per m2 gross internal floor area for the building Cost including prelims.
Last updated: 18-Jul-2020 00:48

» Rebased to South Holland ( 99; sample 6 )

Maximum age of results: Default period

?uilding functior_\ £/m? gross internal floor area Sample
(Maximum age of projects) Mean  Lowest Lower quartiles Median Upper quartiles Highest
New build

810. Housing, mixed 1,271 639 1,106 1,236 1,389 2,884 1238

developments (15)

810.1 Estate housing
Generally (15) 1,268 619 1,085 1,224 1,387 4,393 1594
Single storey (15) 1,424 810 1,204 1,369 1,600 4,393 262
2-storey (15) 1,227 619 1,068 1,195 1,338 2,671 1223
3-storey (15) 1,293 794 1,064 1,237 1,448 2,591 104
4-storey or above (15) 2,680 1,302 2,154 2,405 3,579 3,962 5

810.11 Estate housing 1,642 954 1,238 1,397 1.650 4,393 21

detached (15)

810.12 Estate housing

semi detached
Generally (15) 1,262 750 1,088 1,243 1,389 2,339 377
Single storey (15) 1,396 901 1,194 1,379 1,553 2,339 75
2-storey (15) 1,230 750 1,087 1,209 1,351 2,137 288
3-storey (15) 1,205 899 975 1,177 1,284 1,837 14

810.13 Estate housing

terraced
Generally (15) 1,304 794 1,071 1,236 1,440 3,962 313
Single storey (15) 1,471 971 1,236 1,380 1,747 2,078 33
2-storey (15) 1,259 797 1,063 1,211 1,389 2,671 230
3-storey (15) 1,300 794 1,052 1,226 1,428 2,591 48
4-storey or above (10) 3,771 3,579 - - - 3,962 2

20-Juk-2020 10:49 © RICS 2020 Page 1cf 1
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HCA Development Apprasiat Tool

Surplus (Deficit) from Input land valuation at 20/7/2020 -£736,811

HCA DEVELOPMENT APPRAISAL TOOL

SCHEME

Site Address
Site Reference
File Source

Scheme Description

SUMMARY I

Site at Sunnydale Close, Surfleet, Spalding

20087

77 Units with 19
Affordable Units and
$106 Cash Contributions

Date of appraisal

Printed 17/08/2020

DETAIL

20/07/2020

Net Residential Site Area 2.9

Author & Organisation

Registered Provider (whei 0

Maxey Grounds, 22-24 Market Place, March PE15 8JH

Housing Mix (Affordable + Open Market!
Total Number of Units 77 |\units
Total Number of Open Market Units 58 |units
Total Number of Affordable Units 18| units
Total Net Internal Area (sq m) 6,941 |sqm
% Affordable by Unit 24.7%
% Affordable by Area 19.2%
Density 27 units/ hectare
Total Number of A/H Persons 0| Persons
Total Number of Open Market Persons 0|Persons
Totat Number of Persons 0|Persons
Gross site Area 2.90|hectares
Net Site Area 2.90| hectares
Net Internal Housing Area / Hectare 2,393|sq m/ hectare equals 10,424 sqft per acre
Open Market| Open Market|
Average value (£ per unit) Open Market Phase 1:| Open Market Phase 2:| Open Market Phase 3: Phase 4: Phase 5: Total
1 Bed Flat Low rise £0 £0, £0 £0 £0
2 Bed Flat Low rise £0 £0 £0 £0 £0
3 Bed Flat Low rise £0 £0 £0 £0 £0
4 Bed + Flat Low rise £0 £0 £0 £0 £0
1 Bed Flat High rise £0 £0 £0 £0 £0
2 Bed Flat High rise £0 £0 £0 £0 £0
3 Bad Flat High rise £0 £0 £0 £0 £0
4 Bed + Flat High rise £0 £0 £0 £0 £0
2 Bed House £0 £0 £0 £0 £0
3 Bed House £207,292 EO0 £0 £0 £0
4 Bad + House £267 500 £0 £0 £0 £0
otal Revenue £ £12,625,000 E0 £0 £0 £0 £12,625,000
Net Area (sqm) 5,609 - - - - 5.609
Revenue (£/sqm) £2251 - - - -
CAPITAL VALUE OF OPEN MARKET SALES £12,625,000
Capital Value of Private Rental
Phase 1 £0
Phase 2 £0
Phase 3 £0
Phase 4 £0
Phase 5 £0
Total PR £0
CAPITAL VALUE OF OPEN MARKET HOUSING £12,625,000 £ 2,251 psqm
BUILD COST OF OPEN MARKET HOUSING inc Contingency £6,209,163 £1,107 psqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £6,415,837
AH Residential Values
AH & RENTAL VALUES BASED ON NET RENTS
Type of Unit Social Rented Shared Ownerstllp (al‘ll Affordable R'ent (al:[ Total
1 Bed Flat Low rise
2 Bed Flat Low rise
3 Bed Flat Low rise
4 Bed + Flat Low rise
1 Bed Flat High rise
2 Bed Flat High rise
3 Bed Flat High rise
4 Bed + Flat High rise
2 Bed House £438,496 £973,709 £1,412.205
3 Bed House £247,959 £348.861 £596.820
14 Bed + House
£0 £686,455 £1,322,569 £2,009,024
£ psgm of CV (phase 1) - 1,432 1,483
CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) £2,009,024
RP Cross Subsidy (use of own assets) £0
LA 5106 commuted in lieu £0
RP Re-cycled SHG £0
Use of AR rent conversion income £0
Other source of AH funding £0
OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0
CAPITAL VALUE OF ALL AFFORDABLE HOUSING {INCLUDING OTHER FUNDING) £2,009,024
BUILD COST OF AFFORDABLE HOUSING in¢ Contingency £1,474,524 £ 1,107 psqm
CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING £534,500

Car Parking

[No. of Sp |

Value|

1154

Price per Space (£)|
1g0




HCA Development Apprasial Tool

Value of Residential Car Parking
Car Parking Build Costs

Ground rent

£92,400

Capitalised annual
ground rent

Social Rented £0
Shared Ownership £0
Affordable Rent £0
Open market (all phases) £0
Capitalised Annual Ground Rents
TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME ]
TOTAL BUILD COST OF RESIDENTIAL SCHEME | £7,776,087]
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME
Non-Residential
Cost
Office £0
Retail £0
Industrial £0
Leisure £0
Community Use £0
Community Infrastructure Levy £0
|CAPITAL VALUE OF NON-RESIDENTIAL SCHEME |
|COSTS OF NON-RESIDENTIAL SCHEME | £0
CONTRIBUTION TO SCHEME COSTS FROM NON-RESIDENTIAL
|GRoss DEVELOPMENT VALUE OF SCHEME ]
TOTAL BUILD COSTS = | £7,776,087]
TOTAL CONTRIBUTION TO SCHEME COSTS
External Works & Infrastructure Costs (£} Per unit
Site Preparation/Demaolition £15,000 195
Roads and Sewers £1,247,734 16,204
Housing Foundations (Wide Strip} and increase Slab Levels (Ave. £277,640 3,606
Filling arcund Plots to Raise Levels (Ave. 880mm) £253,629 3,294
Well Point Dewatering (both sides) £08,580 1,280
Public Open Space £42,690 554
SUDS & Drainage £262,710 3412
Plot specific external works £208,516 2,708
Garages £449,500 5,838
HV 260m Electric Diversion Cost £22,359 290
£2,878,358
Other site costs
Fees and certification 6.0% £455,321 5,913
Other Acquisition Costs (£) £0
Site Abnormals (£]
De-canting tenants £0
Decontamination £0
Other £0
Other 2 £0
Other 3 £0
Other 4 £0
Other 5 £0
£0
Total Site Costs inc Fees £3,333,679 43,285
Statutory 106 Costs (£
Education £433,344 5,628
Sport & Recreation £0
Social Infrastructure £0
Public Realm £0
Affordable Housing £0
Transport £0
Highway £0
NHS Contribution £50,820 660
5106 indexation £72,625 943
Monitoring and Legal Costs £4,000 52
Community Infrastructure Levy £0
Other Tariff £0
Other 1 £0
Other 2 £0
Other 3 £0
Other 4 £0
Statutory 106 costs £560,789 7,283
eti n M i per OM unit
Sales/letting Fees 2.5% £315,625 5,442
Legal Fees (per Open Market unit): £750 £43,500 750
Marketing (Affordable Housing) per affordable unit
Developer cost of sale to RP (£) £10,000 526
RP purchase costs (£) £0
Intermediate Housing Sales and Marketing (£) £0
Total Marketing Costs £369,125

£0

£0
£14,634,024

Values
£0
£0
£0
£0
£0

£14,634,024

% of GDV
0.1%
8.5%
1.9%
1.7%
0.7%
0.3%
1.8%
1.4%
3.1%
0.2%

19.7%

3.1%

Printed 17/08/2020

£6,857,937

£0

£6,857,937

per Hectare
5,172
430,253
95,738
87,458
33,993
14,721
90,590
71,902
155,000
7,710
992,537

157,007



HCA Development Apprasial Tool Printed 17/08/2020

Total Direct Costs £12,039,680

Finance and acquisition costs

Land Payment £795,000 13,707 per OM home 274,138 per hectare
Arrangement Fee £15,000 4.8% of interest

Misc Fees (Surveyors etc) £5,000 0.03% of scheme value

Agents Fees £0

Legal Fees £5,963

Stamp Duty £29,250

Total Interest Paid £314,540

Total Finance and Acquisition Costs £1,164,753

Developer's return for risk and profit

Residential

Market Housing Return (inc OH) on Valu 17.5% £2,208,375 38,093 per OM unit
Affordable Housing Retumn on Cost 6.0% £86,314 4,543 per affordable unit
Return on sale of Private Rent 0.0% £0 #DIV/O! per PR unit
Non-residential

Office £0

Retail £0

Industrial £0

Leisure £0

Community-use £0 £0

Total Operating Profit £2,295,689

(i.e. profit after deducting sales and site specific finance costs but before deducting developer overheads and taxation)

|TOTAL COST | £15,500,121|

Scheme Investment MIRR 16.9% (before Developer's retums and interest to avoid double counting returns)

Site Value as a Percentage of Total Scheme Value 5.4% Peak Cash Requirement -£4,174,220

Site Value (PV) per hectare -£254,073 per hectare -£120,864 per acre
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HCA Development Apprasial Tool Printed 17/08/2020

‘Surplus (Deficit) from Input land valuation at 20/7/2020 £1,742

HCA DEVELOPMENT APPRAISAL TOOL
I SUMMARY I [ DETAL l
SCHEME
Site Address Site at Sunnydale Close, Surfleet, Spalding Date of appraisal 20/07/2020
Site Reference 20087 Net Residential Site Area 2.9
File Source Author & Organisation  Maxey Grounds, 22-24 Market Place, March PE15 9JH

77 Units with 19
Affordable Units and
S$106 Cash Contributions

ix (Affordable + Open Market

Scheme Description

Registered Provider (whei 0
Housi

Total Number of Units

77

units

Total Number of Open Market Units

71|units

Total Number of Affordable Units

6|units

Total Net Internat Area (sa m)

6,941(sqm

% Affordable by Unit

7.8%

% Affordable by Area

5.8%

Density

27

units/ hectare

Total Number of A/H Persons

Persons

Total Number of Open Market Persons

Persons

Total Number of Persons

=1 (=){=]

Persons

Gross site Area

2.90| hectares

Net Site Area

2.90| hectares

Net Internal Housing Area / Hectare

2,383|sq m/ heclare

equals

10,424 sqft per acre

Average value (£ per unit)

Open Market Phase 1:

Open Market Phase 2:

Open Market Phase 3: Phase 4:

Open Market1

Open Market]
Phase 5:

Total

1 Bed Flat Low rise

£0

£0

£0 £0

£0

2 Bed Flat Low rise

£0

£0

£0 £0

£0

3 Bed Flat Low rise

£0

£0

£0 £0

£0

4 Bed + Flat Low rise

£0

£0

£0 £0

£0

1 Bed Flat High rise

£0

£0

£0 £0

£0

2 Bed Flat High rise

£0

EQ

£0 £0

£0

3 Bed Flat High rise

£0

£0

£0 £0

£0

4 Bed + Flat High rise

£0

£0

£0 £0

£0

2 Bed House

£167.500

£0

£0 £0

£0

3 Bed House

£206.275

£0

£0 £0

£0

4 Bed + House

£267.500

£0

£0 EQ

£0

Total Revenue £

£14,870,000

£0

£0 £0

£0

£14,870,000

Net Area (sq m)

6,541

6,541

Revenue (£ /sq m)

£2273

CAPITAL VALUE OF OPEN MARKET SALES

Capital Value of Private Rental
Phase 1

Phase 2

Phase 3

Phase 4

Phase 5

Total PR

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

AH Residential Values
AH & RENTAL VALUES BASED ON NET RENTS

£7,240,887 £ 1,107 psqm

Type of Unit

Social Rented

Shared Ownership (all
phases)

Affordable Rent (all

phases) Total

1 Bed Flat Low rise

2 Bed Flat Low rise

3 Bed Flat Low rise

4 Bed + Flat Low rise

1 Bed Flat High rise

2 Bed Flat High rise

3 Bed Flat High rise

4 Bed + Flat High rise

2 Bed House

£109.624

£257 375 £366,999

3 Bed House

£123.980

£116.287 £240.266

4 Bed + House

£0

£233,604

£373,662 £607,266)

£ psgm of CV (phase 1)

1410

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING)

RP Cross Subsidy (use of own assets)
LA s106 commuted in lisu

RP Re-cycled SHG

Use of AR rent conversion income
Other source of AH funding

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING

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

Car Parking

Value|

INo. of Spaces |
[154 |

Price per Space (£)]
|

£0

1,507

£442,800 £ 1,107 psqm

£0
£0
£0
£0
£0
£0

£14,870,000

£607,266
£0
£0
£0
£0
£0

£0

£607,266

£14,870,000

£2,273 psgm

£7,629,113

£164,466



HCA Development Apprasial Tool

Value of Residential Car Parking
Car Parking Build Costs

Ground rent

£92,400

Capitalised

annual

ground rent

Social Rented £0
Shared Ownership £0
Affordable Rent £0
Open market (all phases) £0
Capitalised Annual Ground Rents
[TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME J
ITOTAL BUILD COST OF RESIDENTIAL SCHEME = 1 E?.??G,DBH
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME
Non-Residential
Cost
Office £0
Retail £0
Industrial £0
Leisure £0
Community Use £0
Community infrastructure Levy £0
[CAPITAL VALUE OF NON-RESIDENTIAL SCHEME |
[COSTS OF NON-RESIDENTIAL SCHEME | £0
CONTRIBUTION TO SCHEME COSTS FROM NON-RESIDENTIAL
|IGROSS DEVELOPMENT VALUE OF SCHEME |
|TOTAL BUILD COSTS | £7,776,087]
TOTAL CONTRIBUTION TO SCHEME COSTS
External Works & Infrastructure Costs (£} Per unit
Site Preparation/Demolition £15,000 195
Roads and Sewers £1,247,734 16,204
Housing Foundations (Wide Strip) and Increase Slab Levels (Ave. £277,640 3,606
Filling around Plots to Raise Levels (Ave. 890mm) £253,629 3,294
Well Point Dewatering (both sides) £98,580 1,280
Public Open Space £42,690 554
SUDS & Drainage £262,710 3,412
Plot specific external works £208,516 2,708
Garages £449,500 5,838
HV 260m Electric Diversion Cost £22,359 290
£2,878,358
Other site costs
Fees and certification 6.0% £455,321 5913
Other Acquisition Costs (£) £0
Site Abnormals (£)
De-canting tenants £0
Decontamination £0
Other £0
Other 2 £0
Other 3 £0
Other 4 £0
Other 5 £0
£0
Total Site Costs inc Fees £3,333,679 43,285
Statutory 106 Costs {£
Education £200,000 2,597
Sport & Recreation £0
Social Infrastructure £0
Public Realm £0
Affordable Housing £0
Transport £0
Highway £0
NHS Contribution £0
$106 Indexation £0
Monitoring and Legal Costs £0
Community Infrastructure Levy £0
Other Tariff £0
Other 1 £0
Other 2 £0
Other 3 £0
Other 4 £0
Statutory 106 costs £200,000 2,597
Marketing (Open Market Housing ONLY}) per OM unit
Sales/letting Fees 25% £371,750 5,236
Legal Fees (per Open Market unit): £750 £53,250 750
Marketing (Affordable Housing} per affordable unit
Developer cost of sale to RP (£) £10,000 1,667
RP purchase costs (£) £0
Intermediate Housing Sales and Marketing (£) £0
Total Marketing Costs £435,000

£0

£0

£15,477,266

Values
£0
£0
£0
£0
£0

£15.477,266

% of GDV
0.1%
8.1%
1.8%
1.6%
0.6%
0.3%
1.7%
1.3%
2.9%
0.1%

18.6%

2.9%

Printed 17/08/2020

£7,701,179

£0

£7,701,179

per Hectare
5,172
430,253
95,738
87,458
33,993
14,721
90,590
71,902
155,000
7,710
982,537

157,007



HCA Devslopment Apprasial Too| Printed 17/08/2020

Total Direct Costs £11,744,766
Finance and acquisition costs
Land Payment £795,000 11,187 per OM home 274,138 per hectare
Arrangement Fee £15,000 6.0% of interest
Misc Fees (Surveyors etc) £5,000 0.03% of scheme value
Agents Fees £0
Legal Fees £5,963
Stamp Duty £29,250
Total Interest Paid £252,070
Total Finance and Acquisition Costs £1,102,282

Developer's return for risk and profit

Residential

Market Housing Return {inc OH) on Valu 17.5% £2,602,250 36,651 per OM unit
Affordable Housing Return on Cost 6.0% £25,920 4,320 per affordable unit
Return on sale of Private Rent 0.0% £0 #DIV/O! per PR unit
Non-residential

Office £0

Retail £0

Industrial £0

Leisure £0

Community-use £0 £0

Total Operating Profit £2,628,170

(i.e. profit after deducting sales and site specific finance costs but before deducting developer overheads and taxation)

|TOTAL COST | £15,475,218|

Scheme Investment MIRR 26.9% (before Developer's returns and interest to avoid double counting retums)
Site Value as a Percentage of Total Scheme Value 51% Peak Cash Regquirement -£3,941,568

Site Value (PV) per hectare £601 per hectare £286 per acre



