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NON-TECHNICAL SUMMARY

This is a financial viability assessment to establish the viability of a scheme for residential
development at a site known off Chapel Gate, Sutton St James.

The Gross Development Value (GDV) is calculated using market evidence from similar
schemes in the area, mainly Wisbech, Holbeach and Spalding and, as such, values of
between £2,014 and £2,941 per m? have been adopted, giving sale values of between
£195,000 and £535,000 for market units, which accurately reflects the market for the
various types of dwelling.

A basic build cost of £1,258 per m? has been adopted, which is the weighted average
BCIS lower quartile figure calculated on a pro-rata basis to reflect the number of different
types of dwelling i.e. detached, semi-detached, and mid-terraced houses, and detached
bungalows, plus the additional cost of piled foundations allocated on a price per m? basis.
The piled foundations for the garages has been added as a capital sum and is deemed
appropriate for this scale of development.

A basic road construction cost of £2,100 per linear metre has been used for adopted
roads. This cost is based on figures from developments in the local area and are
considered standard development costs in this area.

The cost of the vacuum drainage system of £50,000 has been provided by the Client as
extra over the usual cost for service and road provision.

Costs for site demolition and site decontamination have been estimated at this stage using
similar schemes in the area and have been deemed appropriate by the Client. The full
extent of works is not yet known, however if the costs exceed those used in this appraisal,
this will worsen the current viability position.

Other costs adopted, including 6.5% for Design & Professional Fees, 3% Contingency
(given the site is part greenfield, part former agricultural yard with significant buildings),
costs for garages and driveways, plot specific external works of £2,500 per plot, 3% for
marketing, £750 for legal fees on sale and an interest rate of 6.25%, have all been
adopted and are deemed appropriate for a site in this area.

A profit level of 17.5% has been adopted for market units, and 6% for affordable housing,
which is considered to be the minimum level of profit a developer would accept to
undertake this scheme.

As required under NPPF and PPG, we have adopted the Existing Use Value (EUV) +
Premium approach to land value. An EUV for the land of £25,000 per gross hectare has
been adopted which is agricultural value. To this, a premium of £250,000 per gross
hectare has been added which is deemed a sufficient sum to bring the land forward for
development. This gives an overall BLV of £275,000 per gross hectare i.e. £445,000 for
the whole site.
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Using the Homes & Communities Agency Development Appraisal Tool (HCA DAT)
spreadsheet, we have inputted the land value, calculated GDV and deducted all costs for
the development to establish the viability of the scheme. The results are as follows:

Scheme Surplus/Deficit

30 units with 25% affordable housing and S106 cash

contributions of £94,410 -£879,222

30 units with no affordable housing and no S106 cash

contributions -£458,120

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

A fully policy-compliant scheme is clearly not viable with a deficit of £879,222 once land
cost, construction and other costs have been deducted from GDV. Furthermore, if the
affordable housing and cash S106 contribution were removed, the site is still not viable
with a deficit of £458,120. As such, the removal of all affordable housing and S106
contributions is fully justified, and the developer must be prepared to accept a profit level
of below 17.5% in order to deliver this site.
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INSTRUCTIONS
We refer to instructions to provide a Financial Viability Assessment (FVA) for the site and
our Conditions of Instructions Letter and Standard FVA Conditions Of Engagement &
Terms of Business dated 19" February 2021, a copy of which is in Appendix | of this
Report.
Client
This report has been prepared for Scenic Homes Ltd.
Purpose of FVA
This FVA is required to establish the viability of development of the site having regard to
the requirements for affordable housing and potential other section 106 planning
requirements that might be imposed in connection with a planning application that will be
submitted for residential development.

Asset to be Appraised

The appraisal is for a Site off Chapel Gate, Sutton St James, Spalding, Lincolnshire PE12
OEJ.

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 Scenic Homes Ltd with a total of 30 new
residential properties constructed for sale.

RICS Guidance/Professional Statements
In preparing this FVA, the Valuers have acted in accordance with the RICS Professional
Statement Financial Viability in Planning: Conduct and Reporting 15t Edition, May 2019.

The Valuers have acted objectively, impartially, without interference and with reference to
all appropriate available sources of information.
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Although FVA work is outside the scope of the RICS Valuation — Global Standards 2020,
any valuation utilised in the appraisal has been prepared in accordance with RICS
Valuation — Global Standards 2020. Furthermore, This FVA has been undertaken in
accordance with the requirements of PS2 (Ethics, Competency, Objectivity and
Disclosures) of the RICS Valuation — Global Standards 2020.

Bases of Value

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

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

Appraisal Date

The appraisal and any valuations provided within this report are as at 24" August 2021.

Identity of Valuer

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

Material Involvement

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

Status of the Valuer

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

Currency

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

Assumptions and Caveats

1.

In making this report, Maxey Grounds & Co LLp has met the relevant requirements of
the RICS Financial Viability in Planning: Conduct and Reporting 1t Edition, May
2019 and any valuations within this appraisal have been carried out in accordance
with the RICS Valuation — Global Standards 2020 and that, unless otherwise stated,
have made the following assumptions which Maxey Grounds & Co LLp is under no
duty to verify:

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

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

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

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

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

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

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

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

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

8. No indications of past or present contaminative land uses have been noted,
however due to the nature of existing buildings on site, we have made an allowance
for decontaminative works. 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 may have an adverse impact on the
values now reported.

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

Special Assumptions

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

Extent of Investigations

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

We have been provided with copies of site plans and a schedule of the proposed property
types by the Client. Copies of plans are attached as Appendix Il to this report.

Evidence utilised to establish Market Values has been obtained from Rightmove Plus and
HM Land Registry data.

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

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

S106 requirements have been estimated using the S106 agreement for a previous consent
on the site. Other costs have been assumed using our own knowledge, benchmark levels
and from published price information by BCIS.

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

Use and Publication of this Report

This appraisal is provided for the stated purpose and for the sole use of the party to whom
it is addressed. 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 Il to this report.

The assumed costs of construction are set out in Appendix IV of this report and are based
upon knowledge and experience of other similar development schemes, information and
costs provided by the Client, and upon published price information, such as BCIS.

Anticipated timescales for development are stated in Appendix IV.

Information on the Section 106 requirements likely to be sought by the Planning Authority
have been estimated on a per unit basis using the S106 agreement from the previous
consent for the site. These include education contributions.

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

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

Land Value

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

We have adopted an EUV for the land of £25,000 per gross hectare i.e. agricultural value.
To this, we have added a premium of £250,000 per gross hectare in order to bring it
forward for development, therefore giving an overall BLV of around £445,000.

Valuer Competence

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

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

Property Address

The property is a site off Chapel Gate, Sutton St James, Spalding, Lincolnshire PE12 OEJ.
The site location is shown on the Plans and Photographs within Appendix II.

Property Description

The property is partly greenfield, partly former agricultural yard upon which it is proposed
to develop 30 new residential units. No construction work has yet commenced. Plans of
the proposed scheme have been supplied by the Client and this appraisal has been based
upon those plans. The gross site area is approximately 1.62 Hectares. The size of the
units (Gross Internal Area) has been provided on the plans from the client and is within the
inputs to the Development Appraisal Tool, an electronic copy of which has been provided.

Gross Development Value

We have utilised new build comparable evidence from the Holbeach, Spalding and
Wisbech areas, as these prices are comparable to Sutton St James. The sale prices
adopted are explained in further detail below.

For Type 1, there is a 2-bed house of 68m? on the new-build Holbeach Meadows estate,
with the end-terraced/semi-detached variant selling for £167,000 and the mid-terraced
variant selling for £155,000. Type 1 is 72m?, so marginally larger, therefore we have
adjusted the sale price upwards to £170,000 for the end-terraced/semi-detached variant
and £160,000 for the mid-terraced variant.

For Type 2, we have adopted a similar value as the Avon house type on the comparable
spreadsheet. Both house types are 3-bedroom semi-detached houses, and whilst Type 2
is larger than the Avon, it doesn’t have a garage, whereas the Avon does. Therefore, we
have adopted £195,000 to allow for these factors.

Type 3 is similar to Type 2, it is a 3-bed semi-detached house and is only 3m? smaller than
Type 2, however it does have a single garage. Therefore, we have adjusted the overall
price adopted for Type 2 upwards to £197,000 to reflect the slightly smaller size but the
addition of the garage.

Type 4 is a 3-bed detached house which is a very similar size to Type 2 and also has a
garage. Looking at the comparables, there is generally a £20,000 premium for the same
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size house being detached, as opposed to semi-detached. Therefore, we have valued
Type 4 at £220,000.

Type 5 is a 4-bed detached house, with the living accommodation extending to 138m? plus
a single integral garage. There isn’t comparable evidence reflecting this size dwelling,
there is the Harren which is smaller at 130m? and the Humber which is larger at 147m?,
although both have double garages, whereas Type 5 only has a single. Therefore, to
reflect these factors, we have adopted a value in between the sale prices achieved for the
Harren and Humber house types, as such, we have valued Type 5 at £295,000.

Type 6 is marginally smaller than Type 5, however has a double garage instead of a
single. The market has shown that a double garage is valued more than reduced living
space, therefore we have adjusted the value of Type 5 upwards to £300,000 for Type 6.

Type 7 is a 5-bed detached house with living space extending to 216m? with a double
integral garage. In the comparable spreadsheet, there is also a 5-bed detached house with
a double garage of a very similar size, the Barrowby house type, therefore we have
adopted the same value of £435,000.

Type 8 is also a 5-bed detached house with double garage, however is significantly larger
than Type 7 at 252m?. There isn’t any direct comparable evidence for a house of this size,
the next size up is the Thames house type which is even larger at 285m2. As such, we
have adopted a sale value between the two different types to reflect the size of Type 8 and
its accommodation, giving it a value of £525000. Type 9 has exactly the same
accommodation and gross internal area, however has the addition of a 3" garage, which
could also be used as an office or store. As such, we have adjusted the sale price adopted
for Type 8 upwards to £535,000 to reflect this.

Type 10 is a spacious 3-bedroom detached bungalow with a double garage, with the living
accommodation extending to 126m?2. There is some comparable evidence in this area for
3-bedroom detached bungalows of this size, most notably 6 Bette Campling Close in
Sutton St James. Therefore, we have adopted the same sale price of £350,000.

Type 11 is also a 3-bedroom detached bungalow with a double integral garage, however
the living accommodation is smaller at 102m?2. There is limited comparable evidence for
new-build bungalows of this size, therefore we have adjusted the price per m? upwards to
reflect the smaller size, but still adopted a sale value which is less overall than Type 10.
The sale price adopted is £300,000.

Costs
A build cost of £1,258 per m? has been adopted, which is the weighted average BCIS
lower quartile figure for the different house types i.e. detached, semi-detached and mid-

terraced houses and detached bungalows, plus the cost of piling which equates on
average across the site to an additional £43 per m?. The build cost for the garages has
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previously been accepted on viability work in the region, and then we have added the
additional cost for piling as a capital sum.

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 and
terraced houses and detached bungalows) individually. Breaking down the stated BCIS
figure to the dwelling types gives figures of £1,265 per m? for detached houses, £1,112 per
m? for semi-detached houses and £1,087 per m? for terraced housing. We have adopted
£1,350 per m? for detached bungalows to reflect the higher build costs than two-storey
dwellings, this accounts for the additional foundations (for larger footprints) and larger roof
areas. If we apply these figures to the housing mix being provided this gives an average
figure over the whole scheme of £1,215 per m?. To this we have allocated the cost for
piling on a per m? basis, which equates to around £43 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 Chapel Gate, Sutton St
James.

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
housing mix at Chapel Gate, Sutton St James, which clearly departs from the mix within
the sample used to determine the “generally” BCIS figure.

The costs for SUDs, storm attenuation, storm headwalls and outfall to the IDB have been
estimated based on knowledge of local schemes in the area.

We have used a basic road construction cost of £2,100 per linear metre for adopted roads.
We have not allowed for any additional stone under the road at this stage, however if it
becomes apparent that this is required, this will only worsen the current viability position.
These road costs are based on actual costs for road construction in the region and are
widely accepted as being reasonable.

A cost for site landscaping of £35,000 has been adopted to cover the area of public open

space and the swale. We have also made an allowance for maintenance of the POS until it
is transferred in this figure.
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There is also some demolition required on site, with removal of asbestos and other
decontamination works. We have estimated these costs at this stage, but they have been
confirmed as appropriate by the Client. The extent of the works is not yet fully known,
however if this cost exceeds the estimated amount, this will only worsen the viability
position.

Cash S106 contributions have been estimated using the previous consent on this site, and
calculated on a per plot basis to reflect the number of units proposed in this new scheme.
If further contributions are requested, this will worsen the current viability position.

Other costs adopted, including 6% for Design & Professional Fees, 3% Contingency to
reflect the previous use on part of the site, standard build costs for garages and driveways,
plot specific external works of £2,500 per plot, 3% for marketing, £750 per unit for legal
costs and an interest rate of 6.25% have all been previously accepted on sites in this area.

Services

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

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. There was a previous consent for the site, and we have therefore adopted the
S106 contributions from that consent on a per plot basis to reflect the number of units of
this newly proposed scheme.

Condition

The site is part greenfield, part former agricultural yard with no development work yet
commenced. Any structures on site will be demolished as part of the scheme and thus
their existing condition is only relevant in relation to the cost of demolition, removal of
asbestos and other decontamination works. The extent of works is not yet fully known.

General Comments

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

The principal appraisal works from a scheme with 25% affordable housing units and a total

of £94,410 S106 cash contributions to be provided. We have calculated the cash S106
contributions on a per plot basis using the previous consent for the site. Thereafter, an
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alternative scenario is appraised involving no affordable housing and no S106 cash
contributions for comparison purposes.

Market conditions for development are currently such that viability for many schemes is
marginal. We have adopted a developer’s profit level of 17.5% which is considered to be
the minimum level a developer would consider undertaking this scheme, given the scale of
the scheme, infrastructure requirements and current market conditions. A profit level of 6%
for affordable housing has also been adopted.

We have assessed the BLV using an EUV plus premium approach. We have adopted an
EUV of £25,000 per gross Hectare, giving an overall EUV of £40,500. A premium of
£250,000 per gross hectare has been added to this, which is the minimum a landowner
would expect to be paid in order to release the land for development. This gives a value of
£275,000 per gross hectare, giving an overall BLV of the site of around £445,000.

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

There is an extant consent, planning reference H20-0043-18, for 27 dwellings onsite with
reduced affordable housing provision and S106 cash contribution levels. Since that
consent was granted in February 2019 there has been a significant rise in build costs and
thus viability for this new scheme requires re-appraisal.

Appraisal Outputs

The full output of the HCA DAT tool for a full policy-compliant scheme is set out within
Appendix V i.e. 30 units with 25% affordable housing and S106 cash contributions of
£94.,410. This scheme produces a deficit of £879,222.

Appendix VI gives the amended output figures for a scheme with no affordable housing
and no S106 cash contributions. This scheme produces a deficit of £458,120.

Justification for Viability Assessment

During viability testing which helped formulate the South East Lincolnshire Local Plan,
various typologies were tested which resulted in a positive viability position with planning
policies applied, rather than the deficit that is shown for a policy-compliant scheme at the
development site off Chapel Gate, Sutton St James, Spalding. 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 off Chapel Gate, Sutton St James. We have
adopted the percentages and values per unit accepted in the Local Plan Viability and
applied them to a site of 30 units to get a direct comparison on costs. The differences are
highlighted in the following table:
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Appraisal Input 2017 Viability Study Site off Sutton St James,

(Rates/Percentages based on | Spalding (30 units)
Greenfield - 150 dwellings)

Density 30 dwellings per Ha 18.5 dwellings per Ha

Average Value £1,900 per m? £2,247 per m?

Average Dwelling Size | 100m? 117m?

Build Cost £911 per m? £1,258 per m?

Externals £440,155 (10% on build cost) £1,048,800 (24% on build
cost) (inc. abnormals)

Contingency 3% on build cost 3% on build cost

Professional Fees 7% on build cost 6% on build cost

S106 Up to £5,000 per dwelling £3,147 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 £300,000 (£10,000 per unit) £0 (with externals)

The main points affecting the viability position for the site off Chapel Gate, Sutton St
James in comparison with the Local Plan position are as follows:

The build density (units per hectare) at Chapel Gate, Sutton St James is
significantly lower than that used in the 2017 Local Plan Viability Study. The build
density on a m? per Ha basis is also lower, for Chapel Gate, Sutton St James there
is an average of 2,165m? per Ha, in the 2017 Viability Study they allowed for
3,000m? per Ha. This is a significant difference and puts considerable pressure on
the viability position.

The build costs adopted have increased by around 38% compared with the Local
Plan viability study, which was conducted around 4 years ago, therefore a
significant uplift is expected. The build cost adopted for Chapel Gate, Sutton St
James is based on the weighted average of BCIS lower quartile cost of construction
calculated on a pro-rata basis to reflect the different number of detached, semi-
detached, mid-terraced houses and bungalows. There is also the added cost of
having piled foundations, and this issue was not modelled in the Local Plan Viability
study. To add further pressure onto the viability position, there are reports of
significant increases in the price of materials due to limited supplies. This has not
been reflected in BCIS figures, however higher cost of materials will only worsen
the viability position.

The sales values are around 18.3% higher than the figures used the in Local Plan
viability study, and this is reasonable considering price inflation since 2017.
However, pressure on viability is heightened by the fact build costs have increased
by 38% and the sale values have only increased by 18.3%. The values adopted for
Chapel Gate, Sutton St James are based on what has been achieved on other new
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build sites around Sutton St James, with most comparables coming from Wisbech,
Holbeach and Spalding, which are comparable to the Chapel Gate site.

e There is clearly a difference between the way externals and abnormals have been
categorised, with externals in the Local Plan study totalling 10% on build cost and
abnormals in the Local Plan study totalling £10,000 per unit. We have categorised
all externals at Chapel Gate, Sutton St James together totalling 24% on build cost.
Applying these figures combined to a site of 30 units would give figures for the
Local Plan study of £440,155 for externals and £300,000 for abnormals, i.e. a total
of £740,155, compared with £1,048,800 for all externals and abnormals for Chapel
Gate, Sutton St James specifically, this is an overall difference of £308,645.

These increased costs are due to the fact the Local Plan study doesn’t model the
provision of garages or additional foundation works i.e. piling, which is becoming
the norm on all sites in this region. This lead to an underassessment of the costs of
infrastructure to a residential site.

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

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

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

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

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

At BCIS Level +5% -5%
OOV atEvidence | _ 458,120 - £687,666 - £228,596
evel
+5% -£164,754 i + £64,359
5% -£751,683 -£981,616 i
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CONCLUSIONS
Appraisal Conclusions

We are of the opinion that a fully policy-compliant scheme for 30 units with 25% affordable
dwellings and full S106 cash contributions of £94,410 will show a financial deficit (present
value) of £879,222, 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 £445,000.

We are further of the opinion that if these contributions were removed entirely, this deficit
is reduced to £458,120. Therefore, it is clear that all affordable housing and S106
contributions should be removed, and the developer must be willing to accept a profit level
of below 17.5%.

Signature

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

Johw Maxey

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

Victoria McIlroy

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

Date of Report:
24" August 2021

This report has been signed electronically whilst the authors are working remotely. The
Authors verify that they have produced the Report, are satisfied with the contents and
affirm that it has been verified using the internal verification process which is in place at
Maxey Grounds LLP.
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Appendix | — Copy of Instruction Correspondence
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Mr. J. Rawlings
Scenic Homes Limited
Open Field Barn
Delgate Bank

Weston Hills

Spalding

Lincolnshire

PE12 6DW

Dear Mr. Rawlings,

Re: Confirmation of Financial Viability Assessment Instructions
Asset: Site for 28 dwellings at Chapelgate, Sutton St. James, Spalding, Lincolnshire

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

Client: Scenic Homes Limited.

Purpose of Valuation: To establish viability of the proposed development.

Asset to be Valued: Site at Chapelgate, Sutton St. James, Spalding, Lincolnshire.

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

Interest to be Valued: Freehold.

Classification of Asset: Land for development.

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

Valuation Date: As at date of report.

22-24 Market Place T: 01354 602030
March E: professional@maxeygrounds.co.uk
Cambridgeshire PE1S SJH maxeygrounds.co.uk

Chartered Surveyors, Auctioneers, Valuers, Land & Estate Agents since 1792
Offices in March and Wisbech
Maxwy Geounds & the tisding reme of Mexey Grounas & Co LLP, & Limited Listaity by RIS n England & Wales.

Nt 367348 Office: 22-28 Market Place, March, Cambridgenbire PETS SJH. Mumbers: Alan J Fuaderme MSc MRICS FAAY NCA®
MNAEA MARLA, Jche R Mucomy MA [Cantnb| FRICS FAAV, Shaley A Pollyrd BA MRCS FAALY, Pauls AV Clarke ANAEA. Associnies: Victoris J. Moy RS Hons).
MRICS, FAAY, Natalie T Jeary MiSc, BA (Honsh, MRICS, FAAY

o 2

arla
propertymark
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Identity of Valuer: Mr. J.R. Maxey M (Cantab) FRICS FAAV RICS Registered Valuer, for and on the behalf
of Maxey Grounds & Co LLr.

Material Involvement: Neither Maxey Grounds & Co LLp nor Mr. J.R. Maxey has any conflict
of interest in preparing this viability assessment.

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 LLr 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: The fee will be £3,000 plus VAT for the Viability Assessment and Report and
£200 plus VAT per hour, thereafter, for any subsequent negotiation work. with additional time
spent, including revisions and negotiations with the Local Planning Authority, charged at £200
+ VAT per hour.

This Confirmation of FVA Instructions Letter, which is supplied electronically, should be read
in conjunction with the attached Maxey Grounds & Co we FVA Conditions of Engagement &
Terms of Business (Version 15 May 2020). Please sign and return one copy at your earliest
convenience to agree the Conditions of Engagement & Terms of Business. The Report will
not be issued until the signed copy has been received.

Yours sincerely,

> - -

JOHN R. MAXEY ma (Cantsb) Fr V RICS Registered Valuer
For and on behalf of Maxey Grounds & Co wr
jmaxey@maxeygrounds.co.uk

(Enc)
Re: Site for 28 dwellings at Chapelgate, Sutton St. James, Spalding, Lincolnshire

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

STANDARD FINANCIAL VIABILITY ASSESSMENT CONDITIONS OF ENGAGEMENT
& TERMS OF BUSINESS

These Conditions of Engagement and Terms of Business shall apply subject to any modification or amendment set out in the
covering Confirmation of Financial Viability A (FVA) Instructions Letter. Maxey Grounds & Co LLP shall advise the
Client in writing as to FVA of the relevant interest specified by the Client in the subject asset (the FVA Report). The 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 Confirmation of FVA Instructions Letter.

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

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

The interest to be appraised shal be as set outin the ring Confi of FVA | ctions Letter.

The classification of the asset to be appraised shall be as set out in the g Confi of FVA I cti

etter,

SroswNns

Unless otherwise specifically set out in the covering Confimation of FVA Instructions Letter, the value advised by
MGM!&OOLLPMNMM“UVHW defined by the RICS Valuation- Global Standards 2020: “The estimated
amount for which an asset or liability should exchange on the valuation date b 1 8 willing buyer and a wiling seller in an
am’s-length transaction after proper marketing and where the parfies had each acted knowledgeably, prudently and without
compulsion® and/or the Market Rent, defined by the RICS Valuation - Global Standards 2020 as: "The estimated amount for
which an interest in real property should be leased on the valuation date between a willing lessor and a willing lessee on
mmmluaummmmm marketing and where the parties had each acted

A ly and without Isk mdlummumydsinllonolmv defined by the Taxation of
ChargeathdnsAn1992wlmmamTaxAd1mo’FhmoaAa2003 broadly defined as: “The price which the property
might reasonably be expected to fetch if soid 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™ and/or 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” and/or the Fair Value, defined by the RICS Valuation - Global Standards 2020
as: "The estimated price for the transfer of an asset or liabllity between identified knowledgeable and willing parties that reflects
the respective interests of those parties” and/or the Fair Value, defined by the International Accounting Standards Board as: “The
price that would be received to sell an asset, or paid to transfer a liability, in an orderly transaction between market participants
at the measurement date”.

7. mnlmmmluasmmmmmmmmmmwmm.a.mm

8, Lmlmoﬂmwlﬂalywmnlnm ring C tion of FVA Ir ions Letter Maxey Grounds & Co LLP
warrant that they have had no previ 1t in the property.

a. The valuation shall be undertaken by/under the supervision 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 & Co LLP's aggregate liabity arising out of, or in connection with this FVA, whether arising from
negligence, breach of contract, or any other cause whatsoever, shall in no event exceed £2,000,000. This clause shall not exclude
or limit Maxey Grounds & Co LLP's liabllity for actual fraud, and shall not limit the liability for death or personal injury caused by
their negligence.

1. None of Maxey Grounds & Co LLP's employ itants individually has a contract with the Client or
owamoCiomadulyofcunorpmnalmm-lbity Thcam:grusmumoywlllmuhgmydammhﬂwwch
individuals p ally in ion with the services

12, l“hoclmmmntMofMaxoyGoun“&CoLLPshnad\of or Maxey G ds &
CoLLP‘sllnbMytrulboImlodto.]wmoqulubbpmponlono'mocunrslouhaw'gmambmtmol

of any other party. Maxey Grounds & Co LLP's kabllity shall mllmbymwnofachuﬂallhmryfmmmyohﬂpany.
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 Gi & Co LLP shall be in pounds sterling.

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 Valsation - Global Standards
2020. MgmmMumdeuubmkaanob}sdmw]wﬁﬂedumununduﬁabﬁypoﬂtbnmmwma
clear distinction between the objective report and any sub 9 hmdm:mbmposbon
15. The following assumptions which, unmmrwmwmlho ‘,f‘ fi

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

a) that no high alumina cement, concrete or calcium chioride additive or other potentially deleterious or hazardous
mmﬂmwmmuudlnmommdepmyamsMbeenhwmn

b) that the property is not subject to any unususal or especially 1S, or oulgoings 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
meusudanqumes or by any statutory notice, and that neither the property, nor its condition, nor its use, nor its intended use are
or will be unlawfu

d) thatlmpoﬁ:ono(ﬂuopaﬁsvmuumwbmlmummwnm«mmawddddmwmmxw&
Grounds & Co LLP fo alter the valuation materially;
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e) that no formal envil | Wt will be provid ‘undMnow- i orp ially inative uses
havemrboencmﬂedotlon(hopmpﬁyandmnhaelsm ination of the subject property from past or
present uses of the property or from any neighbouring property. Trlerapmwllnollder\myhoxbunmdoomkmmﬁ
the Valuer's visual inspection concludes that there may be material contamination the Valuer will report that further investigation
is "

16, Maxey Grounds & Co LLP shall carry out such inspections and investigations as are, in the Valuer's professional
Judgment, appropriate and possible in the particular 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 1o inspect those parts of the property which are covered,
unexposed or Inaccessible. Such parts will be assumed fo be in good repair and condition. Maxey Grounds & Co LLP shall be
under no duty to arrange for the testing of electrical, heating, plant or other services. The FVA provided by Maxey Grounds & Co
LLP will not purport to express an opinion about or to advise upon the condition of uninspected parts and should not be taken as
making any implied representation or statement about such parts.

17. umemda&OoLLPshal uvlessoﬂnrwluexpvndyagnd rﬂywonhfommhnptomodbylthiaum
the Client’s legal or other pr to tenure,

18. ﬂwFVAupmhmﬂdedluNmmedmemoddm Maxumends&CoLLPaccephmpowhﬂty
to the Client alone that the report has been prepared with the skill, care and diligence y to be expected of a
mw&wbmammwwmmwmmomarmmcr-nmmuf Anyuud\pcumrdln
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 permitied to see
a copy of the valuation report. If Maxey Grounds & Co LLP do provide written consent to a third party relying on our valuation,
wsuchmmhdoomodhhannooepbdﬂntemdmmtumww

19. TmFVAmvboumkmbyaQnmndSuwyw g the y local knowledge of the market, and
the y skills and g to undertake the FVA
20. MuoyGroundsACoLLPdegoaluﬁwheFVAassdmﬂlnheeo»emngﬂnneﬁonoiFVAlnsuuwons

Letter. That fee shall be settied in full within 28 days of the invoice date. Interest on amounts outstanding at the due date will be
subject to interest from the invoice date until the date of actual payment at the rale of 4% per annum above Barclays Bank pic

base rate from time to Sme.

21. Maxey Grounds & Co LLP, in line with the Rules of Conduct set out by RICS, hawammn conualms handllng
p dure. If you are | ‘,,,Mhmamdhmmmn spect of these to p aval

a copy of this d tis upon

22, Asalrmrogulatodbymw almpompmduoedbyMameuﬁs&CoLLP including this FVA, are subject 1o
monltoring by RICS. By accepting these Conditions of Engagement and Terms of Business your consent 1o inspection of the
report by RICS personnel or their agents is implied,

23. MuxemeunaaOoLLPseoanhhenaneddl«nfoﬂhepmmmofmFVAlswhpdhEngiahLmAny
di in relation to this or any aspect of the FVA, shall be subject to the dii ofheOounsolEnghnd
andWahs.andshllbo 1ed by the app 1 of English Law, regardless of who | p gs in o the

FVA,

In this Agreement words Importing onegendefonfyhdudomomer gender; words importing the singular include the plural
number and vice versa; words imp g porations and vice versa,

Version 15 May 2020

File Reference: 21033 Page 24 of 51



MAXEY
GROUNDS

Appendix Il - Copies of Plans and Photographs

File Reference: 21033 Page 25 of 51



MAXEY
GROUNDS

Site Layout Plan
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House Types
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Type 2
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ground floor first floor DRAFT ISSUE ONLY | ‘

Project Drawing date july 2021
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Type 4
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front elevation

side elevation
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Types 8 and 9
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Type 11
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Appendix lll - Schedule of Comparable Evidence
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Appendix IV — Costs, Values and Other Assumptions Adopted and S106
Requirements

CO5T AND OTHER ASSUMPTIONS ADDPTED

Vizbility Assessment Ref 21033
Client Seenic Homes
Site: Lard off Chapel Gate. Sutton 5t ames

Statement of Assumptions Made within Sppraisal Caloulations
Site srea approw. 1.62 Ha. BLV has been assessed a5 EUV 2t £25,000 per gross ha, pius premism of £250,000 per gross ha
This gives overall BLY of £345, 500, s=y £445)000.

Total of 30« Units [see detziled Accommicdation Schedule]

B x Afforcable Dwellingz sphit i 7% zffordable rented {6)
30% shared ownership (2]

Construction and Developmient Costs (Standard)
Timescales Construction 1t laruary 3022 - 15t lanuary 2023
OM Sales start from Ist May 2022 and finish 1st April 2023

Build Coz Market & Afordzble Housing {3502 s¢ 1.5 £4, 754 050
Basic BCIS Buid Cost broken down s follows:  Tota! GIA (sgm Price per sgm
Bungzlow: 458 £1.350 £615,600
Detached: 1666 £1.265 £2,107,450
E-TerrfSemi 1236 £1112 £1,374.432
M-Terr: 14z £1087 £156.528
Tol 3.502 £1215
Apditional Cast for Biling Houses £5.000.00 per plot £150,000
Tatal House Build £4,804,050
Owerall House Build £/=qm £1,258 per zqm

6.5% Desipn and Professional Fees
3% Contingency Allewanoe

SUD= znd Storm Attenustion £50 000 50,0003
Rosds Approx 318m run of adopted rosdway 5 £2,100 per mrun £667,300

Dirzinage vacoim system efo standard cost £50,000 £717 600
Parking &0 parking spaces ot £500 per space £36.000 £36,000
Garages G x singles & £2.000 each £54.000

2 x single integrals & £13,000 each £26,000

7 x doubles @ £13,000 each £51.000

2 x doubie integraly @ E35000,000 each £50,000

1 xteripie & £17,500 each £17,300

Additionad Cost for Piling £150000 per plot (separate ondy, Le. 14) £21.000 £258,500
Site Demolition £50,000 £50,000
Decontamination works £75,000 £73,000
Sex Up Welfare Onsite estabiishment and welfare [inc. site office, zervices etc) £10.000 £10,000
Plat specific external works (i.e patio, fendng =tc) & £2 500 per plot £75,000 £75,000
General Site Landscaping ime. swale £35,000 £35,000
Total Externals E"_ﬂg 300
Affordable Housing 8. 5106 Contributions
Affordable Housing 25% provision
Education Contribution £84410
Tatal Cash 5106 £04.410
Finance, Disposal Costs mnd Profit
Stamp Duty Land Tax Land E11.730

Finance costs of £10.000 arrangement cosis plus £3,000 survey and wsluation cost plus 6.25% interestfave)

Marketing / agents’ costs for Market units of 3% sefing and £750 per unit legal costs
Developer cost of sale to AP £3,000
Developers resurn of 17.5% on Market units and 5% on Afordzbles
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BCIS'

£/m2 study
Description: Rate per m2 gross intemal floor area for the budding Cost including prefims.

Last updated: 31-Jul-2021 00:38
* Rebased to South Holland | 100; sample 8 )

Maximum age of resufts: Default period

#1012 Estate housing
semi detached

Generally (15) 1.204 T 1123 1,264
Single storey (15} 1443 @87 1.241 1428
2-storey (15) 1.268 T68 1112 1,238
-storey (15) 1.232 @29 ga0 1.214
81013 Estate housing
terraced
Generally {15) 1328 &Da 1.102 1.265
Single storey (15} 1.500 ee2 1278 1414
Z-storey (15) 1.200 B15 1.087 1.238
3-storey (15) 1.353 808 1.085 1.276
4-storey or above (10) 3.B57 3,840 - -
05-AUg- 2071 W22 & RCE XN

1417

1410
1,620
1,260
1.502
3,640
1.670

Building function £/m* gross internal floor area
(Maximum age of projects)  Mean  Lowest Lower quartiles Median Upper quartiles
Mew build
810. Housing. mixed 1.302 718 1.137 1.265
developments (15)
8101 Estate housing
Generally {15) 1.208 634 1.108 1.252
Single storey (15) 1,460 B28 1.237 141
Z-starey (15) 1.254 634 1.084 1.222
Z-storey (15) 1.337 803 1.080 1.283
4-storey or above (15) 2734 1,323 2190 21,445
810,11 Estate housing 1.677 265 1285 1428
detached [ 15)

1,410
1,580
1,375
1,331

1478
1.730
1421
1.404

(Y rics

Highest

2043

4401
4401
2717
2,683
4,074
4401

2,386
2,386
2184
1,878

4.074
21
2717
2682
4,074

Sample

1223

1524
251
"7z
a6

=il

360
T4
273
13

291
22
215
45

Page 1l
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Appendix V — HCA Appraisal Tool Output — Policy-Compliant Scheme (25%
Affordable Housing and Full $106 Cash Contributions)
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A Dayeingrrent Apprasial Tool

Surpius [DeNei) from inpa tand valushion at SE2021
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME

Site Address
Glle Reference
File Souce

30 Units with 25%

‘St off Chapel Gate, Sution St James
21033

Pringeg 34080

£8T3. X2

DSTeRm

Ket Resdential Ste Ares 162
Almer & Organsation Wamey Grounds, 23-24 Mamst Placa, March PE1S 0H

Fegistered Provider (whet 0
Totsi MumberofUnfis________ [
Total Number of Opan Markst LUnfis
Total Mumier of Arorante Unis
Total Met Intermal Area {Eg m) 1
oy L
E
AT R 1 = e
Total Mumier of Open Market Pefsons | Bl
Total Mumniber of Persons ! Djpersens
GrOss sie Ared 1E2 hecrares
Neat Site Area 1.62| hecrares
Rt irtemal Holslng Arga ) Hectars | FABZ| 55 ™/ hectare [ BATS e e
TR FRETRET|
Averags vabwa [£ per unit) Open Market Phass 1| Open Market Phase | Open Markst Phasa 3: Phase 4 Phass 5| Total
T ed EIE Eﬁﬁﬁé 1] =0 =0 0 0
T Hed Pl Low rse [ 0 £ [71] 0|
|3 BEd T LOW e ED)| 0| ] 0| Z0)
[Foedrra lownsse | o T &0 TEO[ £0)
[T Ged Fia High fiee 0 [ 0 0 £0
[Z BEd i High mse 0| | 0| Bl 0|
3 BEd Fian High nee ] £0 £ 0 0|
G 5ed + Flat %ﬁﬁe’:e ED)| £0) £0 [+7] £0
=T | — & £ £ 0]
3 5Ed ROEE £236,2E5| £D £ £D £0)
THEd + HosE £330,000| ED £ ED £0
[Tolal Ravenus £ | B 0| | EE, 120,500
NetArea [sq m) 1 | | E | =] _ A%
Favenue [E/sqm) | £3.288] - - -[ -
CAPITAL VALUE OF OFEN MARKET SALES £8,428.000
Capital Value of Privale Rental
Prass 1 £0
Phase 2 £0
Prase 3 £0
Prase 4 £0
Prasa 5 £0
Total PR £0
CAPITAL VALUE OF OPFEN MARKET HOUSING S, 426,000 £ 2,299 psqm
BUILD COST OF OPEN MARKET HOUSING Inc Contingancy £3,667 676 £ 1,296 psqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £2,740,324
AH Realdentisl Values
AH & RENTAL VALUES BASED ON NET RENTS
Shared Ownership jall Affordabia Rent jall
Type of Unit Soclal Rentsd p i i ) Total
1 Bed Fiat Low rse
2 5ed Fiat Low rse 1
3 Bed Fia Low Fise
4 Bied + Flal Low 158
1 Bied Fiat High rise: 1
2 Bed Fiat Hign rse
2 Bed Fat High rise
4 Bed + Flat High rise. ! i s TR
2 Bed House E110,529 E373 03E E300 D18
3 Bed House £127,242 £320,352 £443,184
4 Bed + House 1
| [ ET T EBG0,040, EE36.Z11
£ DSQM Of CV Dhase 1) - 1,374 1,220
CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) 638,211
AP Cross Subsidy (use of own assels) £0
LA 5105 commutad in feu £0
AP Recycled 5HG £0
LUsse of AR rent conversion income £0
Ofher 5oUNte Of AH funding £0
OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0
£A35,211

BUILD CO4ST OF AFFORDASLE HOUSING Ing Co

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING]
niingency

EB50,005 E 1236 peqm
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HCA Deveinprent Appmsial Tool Prirfed JL0ATTN
CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING £11,734
Car Parking
[Mo. of Spacas Prics par Spats (£]] Valus|
] 2 |[=1] ]
Wiz of Resklentlal Car Farking £0
Car Farking Buld Costs £35,000
Ground rent
Capitalised annual
ground rant
Social Reni=d
Shared Cansssiip £
AMortanie Rert £
Open market (3l phases) =
Capitalised Annual Ground Rents £0
TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME |
TOTAL BUILD COST OF RESIDENTIAL SCHEME [ FAST3,661]
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME £2,692,530
Cost Values
€0 0
£ 0
1 0
0 £0
£0 £0
£
| |
| £1
£
GROSS DEVELOPMENT VALUE OF SCHEME 1 [Erasean)]
TOTAL BUILD CO5TS [ £4,573,681]
TOTAL CONTRIBUTION TO SCHEME COSTS £2,692,530
External Works & infraatructure Costs (£) Per unt % of GOV per Hectare
Siie PraparatoryDematiion £50,000 1557 0.7% 30,554
Foads and Sewers £717,500 Z8er o.5% 443,086
Sie Sat UpWetare £10,000 333 0.1% 6173
Site Landscaging £35,000 1167 0.5% 21,605
Decontamination Works £75,000 2500 1.0% 45,296
5UDs and Stom Aftenuation £50,000 1657 07% 30,5654
5ite Speciic Sustainabity Inkialives 0
Flot spesific axtemal works £75,000 2500 1.0% 45,296
Garages £235,500 7250 3.3% 17,222
Fiing for Garages £21,000 00 0.3% 12,853
£1.272,.300 175% 785,370
Othar sits coats
Fes and certficaton 6.5% £353,535 9623 4.0% 178,205
Offer Acquistion Costs (5] 0
Site ADnormaks 1
De-ganting tenarts 0
Decontamination £
Other £
Other 2 0
Dther 3 £
Ofher 4 £
Other 5 £
£
Totsl St Coats In Fees £1,560,999 52,033
Statutory 106 Cogts €]
Education £24.210 3547
Sport & Recraation £
S0l Inrastusiure 0
Fubic Reaim £
APortanie Housing £
Transport 0
Hghway £0
Haalih 0
Fubiic At 0
Finod work £
Communky Ifrastructune Levy 0
Other TarT 0
Ofher 1 0
Othar 2 £
oMner 3 0
Ofher 4 £
statutory 106 costs £54.410 3147
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HCA Devionment Apprasial Too

Marksting [Opsn Markst Housing ONLY]
i Fees
Leqa Feas (per Open Manst unty:

Marksting [AMfordsble Housing)
Developer cos! of saie io P (E)

RP parchase oosts (£

Intermadiale Houeing Sales and Marketing [£)

Total Marksting Costs
Total Direct Costa

Financs and acquisition costs

Land Payment

Amangement Fes

Misc Fess (Sunveyors &)
rts Fass

LEgal Feas

Stams Duty

Total Interest Pald

Total Financa and Acquisttion Costs

Bagigsntial

Market Housing Retum (g OHj on Valu
Affurdable Housing Retum on Gost
Fatum on sak of Private Rent
Hon-residsntlai

Office

Ratal

Industrial

Leisure

Communiy-uss

Total Opsrating Profit

3%
£750

£192, 540
16,500

£445, 000
£10,0306
3,080

L2
£3,3348
E11,750
£143,587

£1,124,900
E43,518

£

per OM untt
E.7ES
750
per aftordabie urit
s
£5.441,430
20,237
£7%
BOd%
£623,069
51,132
5,183
#DND
21,174,415

(L2, profit after deducting sales and sk specific finance costs but befors deducting deveioper owerheads and taaton)

[FOTEL COST

T

514

Scheme Investment MIRR

Sli= Valwe 25 3 Percantage of Tolal Scheme Vaue

Site Valwe (V] per hectars

Printed 240200

per OM hama 274,591 par hectara

of interest
of scheme value

per OM unit
per afordabie unit
per PR unit

T0.7%: fhefone Deveopers Mtums and inferest b avoid doubie Coantng netums)

1%

£542,730

per hectars

Peak Cash Raquirement

-£242,932 per acre

-£2 515,825
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Appendix VI — HCA Appraisal Tool Output — No Affordable Housing and No
Cash S$106 Contributions
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HCA Deveiopent Apprasis Tool Pringed 240872001

Sorpies (Danedt) from inpu Eand valustion ai SEETT -£458, 120

HCA DEVELOPMENT APPRAISAL TOOL

SCHEME

Site Address Site of Chapal Gate, Sution St Jamas Diate of appraisal rsnazn2

She Reference 21033 Met Residantal Site Area 162

File Spurce Auhor & Crganisation Maxey Grounds, 22-24 Markat Fiaca, March PE1S SUH

Scheme Description
Contributions. Fiagisterad Provider (wne 0

Total RUmBer of Aoriank Units
| Total Kt infemal Arsa (g m)

% Aforianle oy

%, Affordable oy ATea

[Total hrmber of AjH Persorts

| Total humier of Open Market Pemsons |

(Total Number of Pereons.
Gross sits Area

et She Area

W Infemal Fousing Area | Hedtae |

E‘E

é

25158

g

m

g
ol

3

F}% jl%‘l:l'l: o

1

[y B e e mom

[=

[ O RERE
Phase 5 Total
)
0

£0
=
0

1
‘
E

B (el feibte el e

.deags valua £ per unit) Open Markst Phase 1-| Opsn Markst Phase 2
1 ED 21]
[T 5ed Fial Low st

J15ed P Low rse

3 Bed Fiat High fise
5ed + Pl Hoh rse
25l Halse L _Eiss0mo
|3 5ed Howse 22T 111
[T 5ad + Home £

| Tofal Revanus £ ETHEL,
MNetArea {sgm) 3,502
Reverue (£ sq m) [ £2.227

slslssss

8

AN QQQ?QESEESQESE‘EE

AL S

CAPITAL VALUE OF OPEN MARKET SALES £7,588,000

Capital Value of Private Remal
Prase 1 £0
Prase 2 £0
Phase 3 £0
Prase 4 £0
Prase 5 £0
Total PR £0

CAPTAL VALUE OF OPEN MARKET HOUSING £7,658,000 £2.247 psqm
BUILD COST OF OPEN MARKET HOUSING Inc Contingancy E4,537,681 £ 1,286 psqm
CONTRISUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING E3,330.313

AH Resldantlal Valuss
AH & RENTAL VALUES BASED ON NET RENTS

Total

Sharsd Ownership (all|  Afordabie Rent (i
of unit Social Rentsd|
Type of Un st

phasss)

1 Bed Fat Low nee
2820 Pt Low ree
3 Bed Fiat Low rse
|4 Bed + Fial Low ns2
1 B2 Fiat High e
2 Bed Fial Highrise
3 Bed Fiat High rss
520+ Pt Hgh e
2 Bed House

3 Bed House
4520 + Howse

0| IT| L) |
Epsgm of CV [phase 1) = = =

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING OTHER FUNDING) £0
FP Cross Subsidy (use of own assats) £0
LA 5105 commubed In feu £0
RP RE-Cytied SHG £0
Use of AR rem cONVErSIoN Income £0
Oher sounce of AH funding £0

OTHER SOURCES OF AFFORDABLE HOUSNG FUNDING £0

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

CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING

Car Parking
[Mo. of Spacas. Prics par Space ()] Walus|
] = =] ]
‘Walue of Reskdenilal Car Parking
Car Parking Buld Cosis E35,000
Grount rent

Capitaltzed annual

ground rant

Social Renied £0
Shared Cramanship £0
Affordaie Rent ED
Open market (all phasas) 1]

Capitaized Annual Ground Rents

TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME |
TOTAL BUILD COST OF RESIDENTIAL SCHEME [ EA5T3.601]

TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME

Ol NG

H-RESIDENTIAL

(GRDES DEVELOPMENT VALUE OF SCHEME 1
TOTAL BUILD COSTS [ EL573.661]

TOTAL CONTRIBUTION TO SCHEME COSTS

External Wirks & infrastructure Costs (£) Per unit
She PreparationdDemoliion £50,000 1,657
Roaas and Sewers E717.500 23,927
Site Set Up'Wedare E10.000 333
Site Landscaping £35,000 1,157
Deconiamination Works ET5,000 2,500
SUDs and Storm: Athanuation £50,000 18587
Sle Specific Sustainabdty Inkialives ED
Pict specific extemal works £75,000 2500
Garages £238,500 7.850
Pilre for Garages £21,000 TOO
E1.272,300
Othar sits coats
Fees and ceriification 6.5% £253,59% 9623
Ofher Acquisition Coets (£) 2]
Sits Abnormals (€]
De-cantng benams. b
Decontamination £
Other ED
Ofher 2 [21]
Other 3 71 ]
Offer 4 Er
Other § EDl
£
Total Site Costs Inc Fess £1,560,53% 52,033
Statutory 106 Coste (£
Education ED
Sport & Recraation £D
Social infrastnuciure ED
Pubic Reaim E
Affordave Housing ED
Transpor [1]
Highway £D
Haaith En
Publc At £
Finod work El
Commanty Irrastncture Levy £
Other TarT [1:]
Other 1 £l
Cfhear 2 ED
Ofher 3 ED
Offvar 4 ER
Statutory 106 costs En

£0

£3,294,313

178,208
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HCA Developent Apprasial Tool

Marketing (Opsn Markst Housing ONLY]
Saesiieting Fees 30%
Legal Fest (per Open Market unij: £750

Marksting [&ftordabis Housingy

Develnper cost of 5aie 1o RP () €0

P purchase costs [£] &0

Intarmatiata HOUEING S3es and Marketing (£ &0
540

Total Marksting Costs £258,

Total Direct Costs £8.333, 220

Finance and scquisition costs
Lang Payment £445,000
Ammanrgemert Fes £10,000
Misc Feas [Suveyors elc) £3,000
Agents Fass £
Legal Feas £3,338
Stamp Duty £11,750
Total Interest Pald E131,621

14,833 per OM homa
7.6% of Imerest
[.04% of scheme vale

Total Financa and Acqulsttion Costs E604,TOB

Davelopsr's refumn for ek and proflt

Baalgantial

Markat Housing Resum (ns OH) on Waiu 17.5%
Amaroabia Housing Retur on Cost 60%
Retlem on saie of Private Rant 0.0% ©
Non-residential
Offic2

45,897 jper OM unt
per amordabis unit
FDIVTY per PR unit

£1,375,900
D

£0
Ratal £
Inchustrial 0
LeEwe £0
Community-use £0 £0

Totsl Operating Profit £1.376.500
[Le. profit 3ter deducting sales and ske spacific inance costs but before dedicing developer Dvarheads and fzxton)

[TOoTALCasT T

£8.74,620]

Schamis Investmeant MIRR

She Valise as 3 Percantage of Tolal Scheme Vaiue 5%

Slie Vahee [PV per hectare £282,730 per hectans

Peak Cash Requrement

£125,611 per acre

Prinded JATEME

374,601 pernectars

25 6% [nafone Devesopers meiumes and inbereet b syvokd doubie coungng rebums)

-£2,588, 578
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