MAXEY
GROUNDS

VIABILITY ASSESSMENT

OF

AMENDED DEVELOPMENT PROPOSAL
OFF SUNNYDALE CLOSE
SURFLEET
LINCOLNSHIRE

FOR

ASHWOOD HOMES

ASSESSMENT DATE
9th December 2021

BY

J R MAXEY MA (Cantab) FRICS FAAV RICS Registered Valuer
AND V J McILROY Bsc (Hons) MRICS FAAV RICS Registered Valuer

File Reference: 20087

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
NON-TECHNICAL SUMMARY
INSTRUCTIONS

CLIENT

PURPOSE OF FVA

ASSET TO BE APPRAISED
SCHEME-SPECIFIC/AREA WIDE FVA

INTEREST IN THE PROPERTY

CLASSIFICATION OF PROPERTY

RICS GUIDANCE/PROFESSIONAL STATEMENTS
BASES OF VALUE

APPRAISAL DATE

IDENTITY OF VALUER

MATERIAL INVOLVEMENT

STATUS OF THE VALUER

CURRENCY

FEE

ASSUMPTIONS AND CAVEATS

SPECIAL ASSUMPTIONS

EXTENT OF INVESTIGATIONS

NATURE AND SOURCES OF INFORMATION PROVIDED
USE AND PUBLICATION OF THIS REPORT

RICS VALUATION — PROFESSIONAL STANDARDS
APPRAISAL METHODOLOGY

COWOWOWooooNNOOOOOOOOOOoODLUOOOoITOoor a1 W N

LAND VALUE 10
VALUER COMPETENCE 10
INSPECTION 11
DATE OF INSPECTION 11
PROPERTY ADDRESS 11
PROPERTY DESCRIPTION 11
GROSS DEVELOPMENT VALUE 11
CosTs 12
SERVICES 13
PLANNING 13
CONDITION 13
GENERAL COMMENTS 13
APPRAISAL OUTPUTS 14
JUSTIFICATION FOR VIABILITY ASSESSMENT 14
SENSITIVITY ANALYSIS 17
CONCLUSIONS 18
APPRAISAL CONCLUSIONS 18
SIGNATURE 18
APPENDICES 19
APPENDIX | — COPY OF INSTRUCTION CORRESPONDENCE 19
APPENDIX Il — COPIES OF PLANS AND PHOTOGRAPHS 25
APPENDIX Ill = SCHEDULE OF COMPARABLE EVIDENCE 34
APPENDIX IV — CosTs, VALUES AND OTHER ASSUMPTIONS ADOPTED AND S106 REQUIREMENTS 37
APPENDIX V — HCA APPRAISAL TooL OUTPUT — POLICY-COMPLIANT SCHEME 40

APPENDIX VI — HCA ApPPRAISAL TooL OUTPUT — NO AFFORDABLE HOUSING OR S106 CONTRIBUTION 44

File Reference: 20087 Page 2 of 47



<> MAXEY
GROUNDS
NON-TECHNICAL SUMMARY

This is a financial viability assessment to establish the viability of a scheme for
residential development at a site off Sunnydale Close, Surfleet, Lincolnshire for 48
dwellings with 25% affordable housing plus estimated S106 cash contributions of
£305,816. Consent was previously refused on the site due to the scale of
development (planning reference H17-0793-20), therefore a new application has
been submitted under reference H17-1187-21 and this appraisal is for the purposes
of establishing the viability of this new scheme.

The gross development value (GDV) is calculated using market evidence from the
house sales of a site developed by Ashwood Home at Station Road, Surfleet and
other new-build development sites nearby where direct comparable aren’t available
from Station Road. As such, values of between £2,128 and £2,542 per m2 have been
adopted, giving sale values of between £185,000 and £350,000 for market units,
which accurately reflects the market for the various types of dwelling.

A basic build costs of £1,239 per m? has been adopted, which is the weighted
average BCIS lower quartile figure calculated on a pro-rata basis to reflect the
number of different types of dwelling i.e. detached, semi-detached and quad houses,
plus the additional cost of wide-strip foundations and increased slab levels at £40
per m?, giving an overall build cost of £1,279 per m?. The enhanced foundations for
the garages has been added as a capital sum, as opposed to allocated on a price
per m?and is deemed appropriate for this scale of development.

A basic road construction cost of £2,300 per linear metre has been for adopted
roads and £1,500 per linear metre for private roads. Due to the ground conditions,
additional stone is required under the roads to make up levels plus Triax and
Geotextile. There is also additional footpath links totally 173m which has been
allocated for a price of £300 per linear metre. These costs are based upon figures
from developments in the local area and are considered appropriate.

The cost for SUDs, storm attenuation, dewatering, filling around plots to raise levels,
works to ditch, HV electric diversion cost and sustainability initiatives were provided
by the Client for the initial scheme of 77 units under reference H17-0793-20, and
adjusted on a pro-rata basis where appropriate for this scheme of 48 units.

Other costs adopted, including 6% for design and professional fees, 2.5%
contingency, costs for garages and driveways, plot specific external works of £2,500
per plot, 3% for marketing, £750 per unit for legals, and an interest rate of 6.25% are
all deemed appropriate for a site in this area.

A profit level of 17.5% has been adopted for market units and 6% for affordable

housing, which is considered to be the minimum level of profit a developer would
accept to undertake this scheme.

File Reference: 20087 Page 3 of 47



As required under NPPF and PPG, we have adopted the Existing Use Value (EUV)
+ Premium approach to lane value. 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 which is deemed a sufficient sum to
bring the land forward for development. This gives an overall BLV of £275,000 per
gross hectare and thus £520,000 for the 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

48 units with 25% affordable housing
plus S106 cash contributions of -£1,282,666
£305,816

48 units with no affordable housing

or S106 cash contributions -570,572

We have conducted a sensitivity analysis which shows variations of the scheme with
no affordable houses and no S106 cash 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 48 units with 25% affordable housing plus
S106 cash contributions of £305,816 is clearly not viable with a financial deficit
(present value) of £1,282,666 once land cost, construction and other costs have
been deducted from GDV. If all the affordable housing and S106 cash contributions
are removed, the development is still not viable, unless the developer accepts a
profit level of below 17.5%.
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INSTRUCTIONS
We refer to instructions from Ashwood Homes to provide a Financial Viability Assessment
(FVA) for the site dated and our Conditions of Instructions Letter and Standard FVA
Conditions Of Engagement & Terms of Business dated 2"® December 2021, a copy of
which is in Appendix | of this Report.
Client
This report has been prepared for Ashwood Homes.
Purpose of FVA
This FVA is required to establish the viability of development of 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 has been submitted
for residential development of 48 units.

Asset to be Appraised

The appraisal is of a development site situated off Sunnydale Close, Surfleet. The site is
identified by the plans in Appendix Il.

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 48 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, together with the price paid
for land, as appropriate.

Appraisal Date

The appraisal and any valuations provided within this report are as at 9" December 2021.

Identity of Valuer

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

Material Involvement

Neither Maxey Grounds & Co e nor the named Valuers have any conflict of interest in
preparing this appraisal. 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 corporate members of the Royal Institution of
Chartered Surveyors who are also members of the RICS Valuer Registration Scheme,
acting as External Valuers.

Currency

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

File Reference: 20087 Page 6 of 47



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

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

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

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

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

e) that no formal environmental assessment will be provided and that no contaminative
or potentially contaminative uses have ever been carried out on the property and
that there is no potential for contamination of the subject property from past or
present uses of the property or from any neighbouring property. The report will not
identify the existence of contamination but in the Surveyor’s visual inspection
concludes that there may be material contamination the Valuer will report that
further investigation is required.

2. In arriving at 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.
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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
inspection. Our inspection was only of a limited visual nature and we cannot give
any assurances that previous uses on the site or in the surrounding areas have not
contaminated sub-soils or ground waters. In the event of contamination being
discovered further specialist advice should be obtained.

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

We have assumed that the information and opinions we have been given are complete
and correct in respect of the properties and that further investigations would not reveal
more information sufficient to affect value. We consider that this assumption is reasonable
in the circumstances.

Special Assumptions

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

Extent of Investigations

Whilst we have taken into account the apparent state of repair of the property in our
appraisal, we have not carried out a building survey, nor have we inspected those parts of
the property that are covered, unexposed or inaccessible. Unless otherwise stated, such
parts have been assumed to be in good repair and condition. We cannot express an
opinion about, or advise upon, the condition of uninspected parts and this Report shall not
be taken as making any implied representation or statement about such parts. We have
not arranged for the testing of electrical, heating or other services and we cannot,
therefore, give any warranty as to the soundness of these items. Whilst the site has been
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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 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 Gove for the area. Figures for
appropriate levels of management and repair 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 calculated on a pro-rata basis from the requirements
requested on the previous scheme for the site. Other costs 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 Il and IV.

Use and Publication of this Report

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

RICS Valuation — Professional Standards

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

Appraisal Methodology

In undertaking the appraisal, we have utilised the Homes & Community Agency
Development Appraisal Tool to analyse the viability of the proposed development. We

have considered various levels of affordable housing provision to analyse the sensitivity
relevant to differing levels of provision.
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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 llI 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.

Information on the Section 106 requirements likely to be sought by the Planning Authority
has been estimated on a pro-rata basis from the previous contributions requested on the
original plans for the site for 77 units. 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, also having regard to 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 70% of any affordable housing as affordable rented and 30% shared
ownership. Where a nil provision is considered as an alternative, this is not applicable.

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

Land Value

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

The EUV of arable 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 £517,000, say £520,000.

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 13t Edition, May 2019.
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INSPECTION
Date of Inspection

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

Property Address

The property is a development site Sunnydale Close, Surfleet, 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 48
residential units. No construction work has yet commenced. Plans of the proposed
scheme have been supplied by the Client and this appraisal has been based upon those
plans. The gross site area is approximately 1.88 Hectares. The size of the units (Gross
Internal Area) is provided by way of schedule from the Client and within the inputs to the
Development Appraisal Tool, an electronic copy of which has been provided.

Gross Development Value

Ashwood Homes have recently built and sold units on another site at Station Road,
Surfleet, as such we have used the sold prices from this development and adjusted where
appropriate.

There were a number of Clyde house types on the Station Road development which have
sold for £185,000, as such, we have adopted this value for the Clyde type at Sunnydale
Close.

There aren’t any direct comparables for the Aire, Avon and Coronation house types (which
are all 3-bedroom semi-detached houses) at the Station Road development, however
there are number of property 3-bed semi-detached properties which are larger. As such,
we have adopted a similar rate per m? for the Aire, Avon and Coronation types giving sale
values of £210,000, £210,000 and £215,000 respectively.

The Rutland, Mere and Lock house types are all 3-bedroom detached houses of around
100m? and there are direct comparables at the Station Road development. As such, we
have also adopted £250,000 for these house types for the development at Sunnydale
Close.

There are direct comparables for the Ribble house type at Station Road, as such, we have
adopted the same price, and then adjusted upwards for the few that have additional
parking space. Therefore, we have adopted sale values of £290,000 and £295,000 for the
Ribble at Sunnydale Close.
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There aren’t any direct comparables for the Severn house type at Station Road, however
the accommodation is similar to the Ribble, but the Severn is marginally smaller.
Therefore, we have adjusted the sale price for the Ribble down to reflect the smaller GIA,
giving a sale price of £285,000 for the Severn.

There is a direct comparable for the Tay house type at the Station Road development, as
such, we have adopted the same sale price of £350,000.

Costs

A build cost of £1,279 per m? has been adopted, which is the average BCIS lower quartile
figure to reflect the different types of dwelling (detached houses, semi-detached houses
and terraced houses), plus the additional works for the enhanced foundations required on
this site. The build cost for the integral garages has been allowed for in the overall build
cost for the relevant units, however we have allocated a separate capital cost for the
detached garages which are based upon actual build costs of similar schemes by the
developer in the area. An additional capital cost for enhanced foundations for the garages
has also been added separately.

Expanding on the build costs further, we have adopted a basic build cost based on BCIS
lower quartile costs for the area, but looking at the dwelling type (detached, semi-detached
and terraced houses) individually. Breaking down the stated BCIS figure to the dwelling
types gives figures of £1,305 per m? for detached houses, £1,150 per m? for semi-
detached houses and £1,132 per m? for terraced housing. If we apply these figures to the
housing mix being provided this gives an average figure of £1,239 per m2. We have then
added a further £40 per m? to this basic build cost to allow for the extra over usual
construction costs for wide strip foundations and increased slab levels. This gives an
overall house build cost of £1,279 per m?.

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

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

File Reference: 20087 Page 12 of 47



housing mix at Sunnydale Close, Surfleet, which clearly departs from the mix within the
sample used to determine the “generally” BCIS figure.

The costs for SUDs, storm attenuation, site works (including dewatering and filling around
plots to raise levels), works to ditch, HV 260m electric diversion cost and sustainability
initiatives have been provided by the Client when we did the appraisal for the initial
scheme under consent reference H17-0793-20 and adjusted on a pro-rata basis where
appropriate to reflect the amended number of units or the size of the site.

Other costs adopted, including 6% for Design & Professional Fees, 2.5% Contingency,
standard road construction costs, costs for garages and driveways, plot specific external
works of £2,500 per plot, 3% for marketing, £750 for legals and an interest rate of 6.25%
have all been previously accepted on sites in this area.

Services

The cost of normal service provision to each unit i.e. electricity connection, water
connection, sewer connection, and water infrastructure charges and ancillary costs such
as BT conduit, are included within the BCIS total build figure.

There is an additional cost of diverting 260m of high voltage electricity line of £22,359.
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. The planning application reference with South Holland District Council is H17-
1187-21.

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 an
estimated total of £305,816 S106 cash contributions to be provided. Thereafter the
alternative scenario is appraised involving no affordable units and no s106 cash
contributions.
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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 £47,000. This is based upon an
agricultural value of £25,000 per gross hectare. To this, we have added a premium of
£275,000 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 £520,000.

Having undertaken valuations of the various dwelling types to arrive at the market values
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. 48 units with 25% affordable housing and S106 cash contributions totalling
£305,816. This scheme produces a deficit of £1,282,666.

If all affordable housing and S106 cash contributions are removed, this still results in a
significant deficit of £570,572. The output for this appraisal is within Appendix VI.

Justification for Viability Assessment

During viability testing which helped formulate the South East Lincolnshire Local Plan,
various typologies were tested which resulted in a positive viability position with planning
policies applied, rather than the deficit that is shown for the site at 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 48 units to get a direct comparison on
costs. The differences are highlighted below:
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Appraisal Input

2017 Viability Study
(Rates/Percentages for 150
dwellings)

Sunnydale Close, Surfleet
(48 dwellings)

Density

30 dwellings per Ha

25.5 dwellings per Ha

Average Value

£1,900 per m?

£2,567 per m?

Average Dwelling Size

100m?2

87m?

Build Cost

£911 per m?

£1,279 per m?

Externals

£558,342 (10% on build cost)

£2,359,348 (42.3% 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

£6,371 per dwelling

Sales/Marketing 3% on revenue 3% on revenue

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

Abnormals £480,000 (£10,000 per unit) £22,359 (£466 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:

File Reference: 20087

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 48 units on 1.88 Ha and it is
understood that the layout and density of this scheme have been agreed as
appropriate with the council.

The average size of the dwellings at Sunnydale Close, Surfleet are smaller than
those for the Local Plan study, reflecting appropriate designs for the site and area,
but which impacts the viability position by reducing GDV.

The build costs adopted have increased by around 40% compared with the Local
Plan viability study, which was conducted around 4 years ago, therefore a
significant uplift is expected, particularly with the Covid-19 pandemic putting
additional pressure on the supply chain. The build cost adopted for Sunnydale
Close, Surfleet is based on the BCIS lower quartile cost of construction for various
dwelling types to reflect the mix of units actually being constructed at Sunnydale
Close, Surfleet, plus additions on a price per m? for wider strip foundations and
increased slab levels. The foundation and level issues were not points modelled in
the Local Plan Viability study.

The sales values are around 35% higher than the figures used the in Local Plan
viability study, and this is reasonable considering price inflation since 2017,
however the average dwelling size at Sunnydale Close, Surfleet is 13m? smaller
than in the Local Plan viability study, which pushes the price per m? up. The values
adopted for Sunnydale Close, Surfleet are based on what has been achieved on
another site developed by the Client in Surfleet, along with other comparable
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evidence where direct comparisons can’t be made, and this constitutes clear and
strong evidence to justify the values adopted.

However, with the build costs having increased around 40% and the sale values
increasing by 35%, this puts increased 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
the externals at Sunnydale Close, Surfleet totalling 42.3% on build cost, and
abnormals in the Local Plan study totalling £10,000 per unit and the abnormals for
Sunnydale Close, Surfleet totalling £466 per unit. Applying these figures combined
to a site of 48 units would give figures for the Local Plan study of 558,342 for
externals and £480,000 for abnormals, compared with £2,359,348 for externals and
£22,359 for abnormals for Sunnydale Close, Surfleet specifically, this is an overall
difference of around £1,343,365.

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, filling around plots to raise levels, extra filling to the road,
as well as Triax and Geotextile, wide-strip foundations, increasing slab levels, and
SUDs.

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

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

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

The effects reflected in the model using no affordable housing or S106 cash contributions

is shown in the table below:

At BCIS Level +5% -5%
GDV at Evidence -£570,572 -£854,030 -£287.,487
Level
+5% -£175,344 - +£107,378
-5% -£965,867 -£1,249,737 -
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CONCLUSIONS
Appraisal Conclusions
We are of the opinion that a fully policy-compliant scheme for 48 units with 25% affordable
dwellings and S106 cash contributions totalling £305,816 will show a financial deficit
(present value) of £1,282,666, 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 £520,000.

We are further of the opinion that if the scheme had no affordable housing provision and
no S106 cash contributions, there is still a significant deficit of £570,572.

As such, the site is clearly not viable for development on the basis of the provision of
affordable housing and S106 cash contributions at the level proposed by South Holland
District Council. If the requirement for affordable housing and S106 cash contributions
were removed, the site still appears non viable unless the developer is to accept a profit
level below 17.5%.

Signature

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

Johuwv Maxey

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

Victoria Mcllroy

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

Date of Report:
9th December 2021
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MAX Ey Your Ref:
GROUNDS & ¥

Ashwood Homes
Gateway Business Park
1 Goodison Road
Spalding

Lincolnshire

PE12 6FY

Dear Sirs,

Re: Confirmation of Financial Viability Assessment Instructions
Asset: Development Site at Sunnydale Close, Surfleet

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

Client: Ashwood Homes
Purpose of Valuation: To establish viability of the proposed development
Asset to be Valued: Development Site at Sunnydale Close, Surfleet

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

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

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

Basis or Bases of Value: Market Value.

Valuation Date: As at date of report.

22-24 Market Place T: 01354 602030

March E: professionaléPmaxeygrounds.co.uk (Q
Cambridgeshire PEIS 8JH maxeygrounds.co.uk ‘\
RICS
Chartered Surveyors, Auctionsers, Valuers, Land & Eatate Agents since 1792
!. 1
i 3 & Co LLP, & Livstod Liatalty Fonba ishig. Reguaanied by RICS. Regigied « England & Wales,
Hegriration Kumber DUISYHE Begrivrad O 4 Market Fimcs, March, Cambrisgestirs PETS QUH. Merbere: dlan J Faslkner NSc WRICK FARY MO
WRAED MARLA, Joha 2 ey WA JCarean) FRICE -,

L Shiley il Podiard BA WIRICS FAAY, Py AW Onde ANAES. Ssxocivies: Victons 1 Widiroy B [Hons,
Faay

WRICS. FALY. Natalle T Jeary WSc, BA (Hons] MBS,
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Identity of Valuers: J R Maxey MA (Cantab) FRICS FAAV RICS Registersd Valuer, aNd by V J Mcllroy
BSc (Hons) MRICS RICS Registered Valuer for and on the behalf of Maxey Grounds & Co LLp.

Material Involvement: Neither Maxey Grounds & Co L nor the Valuers have any conflict of
interest in preparing this viability assessment. We have camied out viability work for this Client
in the past, however we have no interest in the propesed transaction.

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

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

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

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

Valuation Fee: Our fee will be £3,000 + VAT for the initial Report, with additional time spent,
including revisions and negctiations with the Local Planning Authority, charged at £200 + VAT
per hour.

This Confirmation of FVA Instructions Letter, which is supplied in duplicate, should be read in
conjunction with the attached Maxey Grounds & Co ue FVA Conditions of Engagement &
Terms of Business (Version 15 May 2020). Please sign and return one copy at your earliest
convenience to agree the Conditions of Engagement & Terms of Business.

Yours faithfully
Victoria Mcllroy

V J MclLROY ssc iHons) MRICS FAAV RICS Registerad Valsr
For and on behalf of Maxey Grounds & Co ue
vmeilroy@maxeygrounds.co.uk

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

STANDARD FINANCIAL VIABILITY ASSESSMENT CONDITIONS OF ENGAGEMENT
& TERMS OF BUSINESS

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

The Client shall be the individual or body as identified in the covering Confiration of FVA Instructions Letter.

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

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

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

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

Otk

Unless otherwise specifically set out in the covering Confirmation of FVA Instructions Letter, the value advised by
Maxey Grounds & Co LLP shall be the Market Value, defined by the RICS Valuation- Global Standards 2020: “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
am's-length transaction after proper marketing and where the parties had each acted knowledgeably. prudenttly and without
compulsion” andior the Market Rent. defined by the RICS Valuation - Global Standards 2020 as: “The estimated amount for
which an interest in real property should be leased on the waluation date between a willing lessor and a willing lessee on
appropriate lease terms in an amm’s-dength transaction, after proper marketing and where the parties had each acted
knowledgeably, prudently and without compulsion™ andfor the statutory definition of Market Value defined by the Taxation of
Chargeable Gains Act 1892 or Inheritance Tax Act 1884 or Finance Act 2003, broadly defined as: "The price which the property
might reasonably be expected to fetch i sold in the open market at that time, but that price must not be assumed to be reduced
on the grounds that the whole property is to be placed on the market at one and the same time” andior the Investment Value,
defined by the RICS Valuation - Global Standards 2020 as: “The value of an asset to the owner or a prospective owner for
individual investment or operational objectives” andior the Fair Value, defined by the RICS Valuation - Global Standards 2020
as: “The estimated price for the transfer of an asset or liabiity between identified knowledgeable and willing parties that reflects
the respective interests of those parties” and/or the Fair Value, defined by the Intemational Accounting Standards Board as: "The
price that would be receved to sell an asset. or paid to transfer a liabdity, in an orderly transaction between market participants
at the measurement date”.

i~ The valuation date shall be as set out in the covering Confirmation of FWA Instructions Letter.

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

a. The valuation shall be undertaken by/under the supernvision of 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.

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

negligence. breach of contract. or any other cause whatsoever, shall in ne event exceed £2,000.000. This clause shall not exclude
or limit Maxey Grounds & Co LLP"s liability for actual fraud. and shall not limit the liability for death or personal injury caused by
their negligence.

11. Mone of Maxey Grounds & Co LLP's employees. partners, or consultants individually has a contract with the Client or
owes the Client a duty of care or personal responsibility. The Client agrees that they will not bring any claim against any such
ndividuals personally in connection with the services provided.

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

cause.
13 The FVA provided by Maxey Grounds & Co LLP shall be in pounds stering.
14 In preparing the report, Maxey Grounds & Co LLP will meet the relevant requirements of the RICS Financial Viability

Planning: Conduct and Report 1% Edition, May 2019 and, although FVA work is outside the scope of the RICS Valuation
Standards, any valuation utilised in the appraisal has been prepared in accordance with RICS Valuation — Global Standards
2020. This guidance requires the Valuer to make an objective and justified assessment of the viability position and requires a
clear distinction between the objective report and any subsequent advocacy/negotiation in terms of agreeing a wiability position.
15. The following assumptions which. unless otherwise stated in the covering Confimation of FVA Instructions letter,
Maxey Grounds & Co LLP is under no duty to verify:

a) that no high alumina cement, concrete or calcium chloride additive or other potentially deleterious or hazardous
matenals or technigues were used in the coenstruction of the property or have since been incorporated;

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

c) that the property and its value are unaffected by any matters which would be revealed by a local search and replies fo
the usual enqguiries. 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 matenial defects nor cause Maxey &
Grounds & Co LLP to alter the valuation materially;
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)] that no formal environmental assessment will be provided and that no contaminative or potentially contaminative uses
have ever been camied 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 bat if
the Valuer's visual inspection conchudes that there may be material contamination the Valuer will report that further inwestigation
is required.

16. Maxey Grounds & Co LLP shall carry out such inspections and inwestigations as are, in the Valuer's professional
judgment, appropriate and possible in the particular circumstances having regard to the apparent state of repair and condition of
the property but shall be under no duty to carry out a structural survey nor to inspect those parts of the property which are covered,
unexposed or maccessible. Such parts will be assumed to be in good repair and condition. Maxey Grounds & Co LLP shall be
under no duty to arrange for the testing of electrical. heating. plant or other services. The FVA provided by Maxey Grounds & Co
LLP will not purport to express an opinion about or to advise upen the condition of uninspected parts and should not be taken as
making any implied representation or statement about such parts.

17. Maxey Grounds & Co LLP shall, unless otherwise expressly agreed, rely upon information prowided by the Chent or
the Client's legal or other professional advisers relating to tenure, tenancies and other relevant matters.
18. The FVA repart is provided for the stated purpose of the named client. Maxey Grounds & Co LLP accepts responsibility

to the Client alone that the report has been prepared with the skil, care and diigence re bly to be exp d of a p it
Chartered Surveyor but accepts no responsibility whatsoewer to any person other than the Client himself. Any such persen relies
upon the report at his own risk, even if that third party pays all or part of Maxey Grounds & Co LLP's fees, or is permitted to see
a copy of the valuation report. f Maxey Grounds & Co LLP do provide written consent to a thind party relying on our valuation,
any such third party is deemed to have accepted the terms of engagement, as set out herein.

18. The FWA will be undertaken by a Chartered Surveyor possessing the necessary local knowledge of the market, and
the necessary skills and understanding to undertake the FVA competently.
20. Maxey Grounds & Co LLP shall charge a fee for the FVA as set out in the covering Confirmation of FWA Instructions

Letter. That fee shall be setled in full within 28 days of the invoice date. Interest on amounts cutstanding at the due date will be
subject to interest from the inwoice date until the date of actual payment at the rate of 4% per annum abowe Barclays Bank plc
base rate from time to time.

21. Maxey Grounds & Co LLP, in line with the Rules of Conduct set cut by RICS, have a written complaints handling
procedure. If you are unhappy with any aspect of the service you receive in respect of these instructions to provide a valuation,
a copy of this document is avalable upon request.

. As a firm regulated by RICS, all reports produced by Maxey Grounds & Co LLP. including this FWA, are subject to
monitoring by RICS. By accepting these Conditions of Engagement and Terms of Business your consent to inspection of the
report by RICS personnel or their agents is implied.

23. Maxey Grounds & Co LLP's contract with the named client for the provision of this FVA is subject to English Law. Any
dispute in relation to this contract, or any aspect of the FVA, shall be subject to the exclusive jurisdiction of the Courts of England
and Wales, and shall be determined by the application of English Law, regardiess of who initiates proceedings in relation to the
FVA.

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

Version 15 May 2020
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Appendix Il — Copies of Plans and Photographs

Site Plan
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Appendix Ill - Schedule of Comparable Evidence
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Appendix IV — Costs, Values and Other Assumptions Adopted and S106
Requirements

COST AND OTHER ASSUMPTIONS ADOPTED

Viabllity azssssment Ref 20087
Client Ashwood Homes
Sits She al Sunnydale Close, Surfiest

Statemant of Assumplions Made within 2ppralsal Calculations
Sita area approx. 1.63 Ha. BLV has been assessed a5 EUV at £25,000 per gross ha, plus premium of £250,000 per gross ha.
This gves owverall BLV of £517,000, say £520,000.

Tolal of 46 X UnRs [see detaled Accommodation Schegule)

Policy leved 12 X Affordable Dwellings spiits In' 70% affordabile rented (8)
20% shared ownership (4}

Previously agreed rate 7 x Affordable Dweling Affordabie rented {4)
sSnared ownership (3)

Construction and Davelop t Coats (5t ]
Timescales Construction 1st Apell 2022 - 1st Oclober 2023
OM Sales start from 1st October 2022 and finksh 1st January 2024

Bulld Cost Markel & Affordable Housing (4,36 £1.239 £5.408,823
Basic BCIS Bulkd Cost broken gown as folow: Total GIA (sgm) Prica per sqm
Detached: 2,535 £1,305 £3,308,175
Semi: 1616 £1,150 £1,B58,400
Term 214 £1.132 £242,245
Total: 4,355 £1.239
Adarional cost for foundations (wide sinp)  Housss £11.00 persqm £48,015
Increasa slab levals (ave. 1,004mm) £29.00 persqm £126,565
Total House Sulld £5,583.423
Overall House Bulld £/2gm £1,279 per sqm

£% Design and Professional Fees

2.5% Contingency Allowance
SUDs and Storm Attenuation: £150,000 £160,000
Roads Approx 311m run of adopted roadway 1 £2,300 per m run £715,300

Approx 242m run of unadopied roadway at £1,500 per m nm £353,000

Triax and Gaotexiile under road £10,574

Additional stone to roads 10 make up levels E86,453

Aditional footpatn 173m @ £300 perm £51900  £1.227.232
Parkng 107 parking spaces 31 £600 per space £54,200 264,200
Garages 15 x singles @ £12,000 each £150,000

€ pairs & £20,000 each £120,000

S doubles @& £17,000 each £85,000

Ejo wite strip rainforcad foundations for garages (@ £1,000 per singie £37,000 £422 000
Site Prep and Set Up Welfa Onsite establishment and weifare (inc. site office, services atc) £15,000 £15,000
Piot specific extemal works [Le. patio, fencing etc) @ £2,500 per piot £120,000 £120,000
General Site Landscaping £23,000 £28,000
Site works: Dewatering {both £212 per m £65,932

Filling anund plots to rakse levels £154,000 £225,532
Works to ditch: Cleanng of drains 10 penmeter £15,000

Acopted road crossing to ditch £20,000 £35,000
HV 250m electrc diversion cost £22,359 £22.35%9
Sustainadiity InRlatves:  Cycle storage sh E70E per unit £33,984

EV charging pein £500 par unit £24,000 £57,984
Total Externals £2 381,707

I g & 5105 Con

Aforgabie Housing 7 no.
Education Contripution £270,136
NHS Contribution £31,680
Menltoring and Legal Costs £4,000
Total Cash $106 £305,816

Finance, Dizpoeal Costs and Proft
Stamp Duty Land Tax Land £15,500
Finance costs of £3,000 amangement costs plus £3,000 survey and valiation cost plus 6.25% Interestjave)

MarKeting / agents’ cOSIS for Markat Units of 3% seling and £750 per unit legal costs

Developer cost of sale to RP £3,000
Developers retum of 17.5% on Market unkis and €% on Affordables
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BCIS (Y rics

£/m2 study

Description: Rate per m2 gross intemal floor area for the bulding Cost including prelims.
Last updated: 20-Nov-2021 0040

» Rebased to South Holland ( 100: sample & )

Maximum age of results: Default period

Puilding funcﬁor! £im* gross internal floor area S
(Maximum age of projects)  Mean  Lowest Lower quartiles Median Upper quartiles Highest
New build

810. Housing. mixed 1,352 740 1,182 1312 1475 3.071 1230

developments (15)

8101 Estate housing
Generally (15) 1,350 653 1.150 1301 1474 4,878 1518
Single storey (15) 1.517 862 1,289 1,467 1,880 4,878 252
2-storey (15) 1,304 653 1.133 1,270 1425 2844 1168
I-storey (15) 1.308 845 1.120 1.342 1,567 2758 a3
4-storey or above (15) 2,854 1,388 2203 2,561 3s2 4219 5

81011 Estate housing 1.748 1.014 1.305 1.502 1.757 4878 21

detached (15)

810.12 Estate housing

semi detached
Generally (15) 1.348 708 1.158 1318 1.478 2480 362
Single storey (15) 1,505 207 1.303 1472 1,661 2480 76
2-storey (15) 1,308 708 1.150 1.288 1433 2253 273
3-storey (15) 1.264 253 1.021 1.266 1,386 1.958 13

81013 Estate housing

terraced
Generally (15) 1,380 845 1.148 1,306 1523 4218 281
Single storey {15) 1.548 1.037 1.316 1473 1,780 2188 .1 |
2-storey (15) 1,338 840 1,132 1.282 1,460 2844 200
3-storey (15) 1423 845 1,112 1317 1613 2758 43
4-storey or above (10) 4015 3812 - - - 4218 2

01-Dec-2021 1718 © FacE 2021 Page 1l
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Appendix V — HCA Appraisal Tool Output — Policy-Compliant Scheme
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HCA Deveiooment Appraial Too! Privted (8122021
Surplus (DeNcit) from input kand vahstion at 21202021 -£1,282 666
HCA DEVELOPMENT APPRAISAL TOOL -
I SLIMMERY I I DETAIL I
SCHEME .
Site Address Site 2t Sunnydale Closs, Surteet Date of aporaisal D2r12/2021
Site Reference 20067 Net Residential Site Area 1.88
File Source Aumor & Organisation  Maxsy Grounds, 22-24 Market Place, March PE15 0UH

43 Units with 25% (12
0] Afforcaie Housing

pius S106 Cash

Contributions Fagisterad Provider (whel D
Housing Mix [Affordable + Open Markst)

Total Number of Units | 48[units
Total Number of Open Market Unfis 36| unfts
Total Number of Affordadis Units 12| units
Total Net Intemal Area (sq m) 4361|sgm
% Affordabie by Unt 25.0%
% Affordabie by Area 18.8%
Density 28 units’ hegtare
Total Number of AH Persons 0|Persons
Total Number of Opan Market Persons | D|Persons
Total Number of Persons 0| Persans
Gross st Area 1.68| hecrares
Nat She Are3 1.88| hecrares
Nt Infemal Bousing Area ! Heclare T3 5g m/ heciare [ M wl er wvw

Schame Description

Phase 5: Total
1]
£0
£0

i
:
E
i
:
?
?

Averags valus (£ per unit) Open Markst Phass 1:
£0

£0
£0
£0
£0
£0)
£0
£0

5555|8555

= SRS PSS
R SRS S
| S50 5 ) ) ) ) ]

Nat Area (sq m) 3.541|
Fvenue (£ 7 sq m) L £2 £78]

CAPITAL VALUE OF OPEN MARKET SALES £8,775,000

Capital Value of Private Rental

CAPITAL VALUE OF OPEN MARKET HOUSING £8,775,000 £ 2,473 psqm
BUILD COST OF OPEN MARKET HOUSING Inc Contingsncy £46421682 £ 1,311 psgm
CONTRISUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £4,132.838

AH Resldentlal Valuss
AH & RENTAL VALUES BASED ON HET RENTS

Shared Ownership (sl  Affordabile Rent (all

phases) phases) Total

Type of Unit Soclal Rented|

1 5ed A3l Low rse
2 Bed Fiat Low nse
2 Bed sl Low rise
4 Bed + Fiat Low rise
1 Sed Fat High rise
2 Bed At Highmse
2 Bed A3t High rise
4 Bed + Fiat Hgh rise
2 Bed House £221,858 £255.290 £507.125)
2 Bed House £261,010 £390,724 £651,733
4 Bed + House

£0 452558 £675,014 £1,158,882
£psgm of CV [phasa 1) - 1518 1310

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) £1,158, 582
RP Cross Subsldy (use of own assais) £0
LA 5105 commutad In ey £0
RP Re-cycled S5HG £0
Usz2 of AR el CONVErsion Incoms £0
Othar source of AH funding £0

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING i

CEAPITAL VAL UE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING) £1,158 882
BUILD COST OF AFFORDASLE HOUSING Inc £1075,000 £ 1,311 psgm
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HCA Devenpment Apprasial Tool Printed 09/122021

CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING £83,882
Car Parking

No. of Spacas Price par Space [E) | \ralu_el
107 - ]

Value of Residermial Car Parking £0
Car Parking Bulld Cosis £64,200

Ground rent
Capitalized annual
ground rent
Social Rented
Sharag Cwnership
Aftordanie Rent

Opan market {all phases)
Capitaltsed Annual Ground Rents £0

5 BB8

L CAPITAL VALUE OF RESIDENTIAL SCHEME | £9,933 582
L BUILD COST OF RESIDENTIAL SCHEME ] TE1
L CONTRIBUTION OF RESIDENTIAL SCHEME £4,152,520

| =

Cost Values
£0
£ £0
£0 £0
£
£0 £0
£

GROSS DEVELOPMENT VALUE OF SCHEME | £3,933 582
TOTAL BUILD COSTS 1 £5,781,362

TOTAL CONTRIBUTION TO SCHEME COSTS £4,152,520

External Works & Infrastructurs Costs (£) Per unit % of GOV per Hectare
Site Preparation’Demoltion £15,000 3 0.2% 7.979
Foads and Sewers £1,227 232 25,567 124% 652,783
SUDs and Storm Attenuation £160,000 333 16% 85,106
General Site Landscaping £28,000 583 ’

She works £229,932 4,790 2.3% 122,304
HV 250m elecinc diversion cost £22.359 S 0.2% 11,533
Susianabiiy nRatives E57,984. 1

Plot specific external works £120,000 2,500 1.2% 63,530

Garages ] \
Clearing of drains to perimeter and agopted road bo ditch crossing £35,000 728 0.4% 18,617

Other site coats
Fees and certification 6.0% £338,515 7052 34% 180,051
Other Acgquisition Costs (£) £0

Site Abnormals (£
De-canting tenants
Dacontamination
Other

Ofther 2

Other 3

Other 4

Other 5

B ooooooos

Total Sits Coats Inc Fees

R
B

Statutory 106 Coats [£

Education £270,136 5,628
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HCA Deveiopment Apprasial Tool Prinfied D9/122021
Marksting (Open Markst Housing ONLY per OM Nt
Sdlesflstiing Fees 3% £363.250 7,313
Legal Fess (per Open Markst iy £750 £27,000 750
Mariksting [Affordabls Housing) per affordabie unit
Developer cost of sale o RP (£) £3.000 250
RP purchase costs (£) £0
Intermediate Housing Sales and Marketing (£) £0
Totsl Markefing Costs £253,250
Total Dirsct Costs £3.036,450
Financs and acquisition costs
Land Payment £520,000 14,424 per OM home 276,596 per hectars
Amangement Fee £3,000 3.5% of Interest
Misc Fess (Surveyors eic) £3,000 0.03% of scheme value
Agerts Faes €0
Legal Fess £3,900
Stamp Duty £15,500
Total Interast Pald £225,043
Total Financs and Acquisition Costs £776,443
Dovelopar's refurn for sk and proflt
Essigential
Markst Housing Retum (I OH) on Valu 17.5% £1,535,625 42 656 per OM unit
Afordanis Housing Retum on Cost 60% £62,927 5,244 per Mondabie unit
Retum on sale of Private Rent 0% £0 #DITD! per PR unit
Non-residsntial
Office £0
Retal £0
Industrial £0
Leisure £0
Community-uss £0 £0
Total Operating Profit £1,558,552
[L2. profit after deducting sales and ske spacific finance costs but before daducting developer ovarheads and taxaton)
[TOTACCOST i E11.411,351]

Schems Investment MIRR 7.8% (efors Deveiopers refums and interest by avoid doubie countng rehums)
She Value 35 3 Perceniage of Tolal Scheme Value S52% Peak Cash Requirement
She Valus [PV per hectars -££82,250 per hectars -£313,05€ peracre

-£3,575,157
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Appendix VI — HCA Appraisal Tool Output — No Affordable Housing or S$S106
Contribution
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HCA Deveiopment Apprasial Tool

Printed D5V 1202024

-£570,572

Surpius (Deficit) from input land valustion af 2n22021

HCA DEVELOPMENT APPRAISAL TOOL |

SR I I DETAIL |

SCHEME

Shie Address
She Reference
Flle Source

Site at Sumnydale Close, Surleet
20087

43 Units wih No
Scheme Description Affordable Housing or
5106 Cash Conirbutions

Housing MIx (ATTordabie » Open Market)

Total Number of Unfis
Total Number of Opan Market Unks

Total Number of Affordabie Unlis

Total Net Intemal Area (sq m)
= Afforgable by Unt

% Affordable by Area

wnits hectars

Density
Total Number of AH Persons Fersans

Total Number of Open Market Persons
Total Number of Persons
Gross sita Area

Persans
Parsons
NacIares

hEClarEs
59 M/ hectare

Fet Siz Area |
Mat Infemal HousIng Area | Hectare

Date of appraisal o201
Net Residential Ste Area 1.56
Aumor & Onganisation Maxey Grounds, 22-24 Market Place, March PE13 UH

Fagisterad Provider (whet 0

PO wof per e

Average valus [£ per unit)

q
:
%

[=

Open Markst Phase 3:

[Foed+Falownse |

|7 5ed Fiat High rise
[2 Bed Fizt High rise

3 Bed Fiat High rise
+ 173

2 Bed Holse
FBedHomse |
I 5ed - Holse

(Total Ravanus E ET0,775,000]

| S S S E

Neat Area (sqm)

A ﬂgﬂggﬂgggﬂgﬂgg

| EE[E S8R S

- 4361

Revenue (E/sqm)
CAPITAL VALUE OF OPEN MARKET SALES
Capital Value of Private Remal

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

AH Resldentlal Valuss
AH & RENTAL VALUES BASED ON NET RENTS

£10,775.000

£2471 psgm
EST17.162 £ 1,311 pegm
£5,057,838

Sharsd Ownership {all

Soclal Rented p )

Typa of Unit

Affordabla Rent [all

" ) Total

1 Bed Fiat Low rise

2 Bed Fat Lownsa
2 Bed Fial Low rise

4 Bed + Flal Low rise

1 Bed Fiat High rise
2 Bed A3t Highrise

3 Bed Fiat High rise

4 Bed + Fial High rise
2 Bed House

3 Bed House

4 Bed + House

£0

£ psgm of CV [phase 1) N

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

LA 5105 commubad In eu

RP Re-cyciad 5HG

Use of AR remt conversion Income

Ofher source of AH funding

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING

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

£0
£0
£0
£0

£0
£0

£0
20
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HCA Deveiopment Apprasial Tool Prinbed 085122004

CONTRISUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING £0

Car Parking

[Mo. of Spaces Price per Space [£][ valug|
Loz = [l

Value of Residemtial Car Parking £0
Car Parking Build Cosis £54, 200

‘Ground rent.
Capltallzed annual
ground rant
Socia Rented
Shared Cwnership
Arorganie Remt

Open market {all phases)
Caplitalissd Annual Ground Rents £0

ITAL CAPITAL VALUE OF RESIDENTIAL SCHEME |
AL BUILD COST OF RESIDENTIAL SCHEME | 781
[ CONTRIBUTION OF RESIDENTIAL SCHEME £4,593,638

8 8585

4

alala
=
1=

Walues

£0
£0

£0

nunnani

g

GROSS DEVELOPMENT VALUE OF SCHEME | £10,775,000
TOTAL BUILD COSTS 1 £5.781,362]

TOTAL CONTRIBUTION TO SCHEME COSTS £4,533,838

External Works & Infrastructurs Costs (£) Per unit % of GOV per Hectare
Site Preparation'Demoaition £15,000 33 0% 7.97%
RO30S 3nd Sawers £1,227,232 25,557 11.4% gs2.782
SUDs and Storm Attenuation £160,000 3,333 15% 25,106
General Site Landscaping £23,000 533 0.3% 14,894
Site works £229,032 a790 21% 122,304
HV 250M Siectnic diversion cost £22,359 456 0% 11,892
Sustanabillty Nitatives £57,334 1,208 0% 30,842
Plot specific exiemal works £120,000 2500 1.1% £3,830

Garages I L \
Clearing of drains to perimeter and adopbed road to ditch crossing £35,000 729 0.3% 18,617

Other sits costs
Faes and certification 8.0% £338,515 7052 31% 180,081
Other Acquisition Costs (£) £0

Sie Abnormals if)
D=-caniing t=namis
Ce=contamination
Other

Other 2

Other 2

Other 4

Other 5

B oooonooo

Total Site Costs Inc Fess

B
B

Stafutory 106 Coats [E)
Education
Sport & Recraation

B
&
5
2 BBBE585858888888
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HCA Deveiopment Apprasial Tool Prinbed 05V 122021

Maristing (Open Markst Housing ONLY) per OM unit
Sales/letting Fees 30% £323,250 6,734
Legal Fees (per Open Markst unit; £750 £35,000 TS0
Maristing [Affordabls Housing) per affordable unit
Developer cost of 538 10 AP (£) £0
RP purchase costs (£) £0
Intermegiate Housing Sales and Marketing (£] £0
Total Marksting Coats £359,250
Total Direct Costs £8,796,634
Financs and acquisition costs
Land Payment £520,000 10,633 per OM home 2TE.536 perhectars
Arangement Fes £8,000 40% of Inferest
Misc Feas (Surveyors efc) £3,000 0.03% of scheme value
Agerts Faes £0
Legal Fess £3,000
Stamg Duty £15,500
Total Interest Pald £199,612
Total Financs and Acquisition Costs £750,012
Developer's retum for risk and profit
Easigential
Market Housing Refum (ine OH) on Valu 17.5% £1,885,625 30,234 per OM unit
Affordabie Housing Return on Cost 6.0% £0 per affordabie unit
Retum on sale of Private Rent 0.0% £0 #DIVIT! per PR unit
MNon-residential
Ofice £0
Retall £0
Industrial £0
Leisure £0
Community-usa £0 £0
Total Operating Profit £1,885,625
(.. profit after deducting sales and sbe spacific finance costs but before dagducting developer overheads and 1axaton)
[TOTAL COST I E11,452,271]

Schems Investment MIRR 20.3% (before Developers refums and inferest toavold double countng returms)
Site Value 3= 3 Percantage of Total Scheme Value 4.8% Peak Cash Raquirement -£3, 401,017
Shte Value [PV per hectars -£303,496 per hectare -£141,436 per acre
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