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Additional Viability Note for LDP Examination —
Gerald Eve LLP Response

Gerald Eve LLP have been instructed by Persimmon Homes and Strutt & Parker (who are
representing Mr P. Dalby) to review the evidence base appraisals relating to Maldon District
Council’s Local Development Plan.

The particular Sites which we have been instructed to review are Site S2 (e) off Holloway
Road and Site S2f West of Broad Street Green (also referred to as ‘Additional
Heybridge’ in the Council’'s ‘Additional Viability Note for LDP Examination’ and the
remainder of this response note) and comment on RE2 reserve site ‘North of Scraley
Road’ [“The Sites”]. See [Appendix 1] for a map of the Site Allocations.

Gerald Eve LLP have been instructed to review the appraisals for these Sites and comment
on whether they can reasonably and viably support proposed policy.

Following the Maldon District Local Development Plan EIP on 3 February 2015, the Council
were instructed to provide new Viability information on the North Heybridge and South
Maldon allocations and demonstrate its reflective policies. This document outlines Gerald
Eve LLP’s response and conclusions in relation to this Viability Note and corresponding
appraisals.

Gerald Eve LLP received Maldon District Council’s ‘Additional Viability Note for LDP
Examination’ (“The Viability Note”) on 26™ February 2015 and the appraisals were received
on the 6™ March 2015. Gerald Eve LLP accordingly reviewed the “Additional Viability Note
for LDP Examination” alongside the live appraisals for the Sites.

Following our review of this information, we note that there are a number of site specific
inputs we would disagree with, such as the appropriate land value, sales values, build costs
and proposed housing mix/size. However, we recognise that the Inspector wishes to
compare “apples with apples” and that the assessment has been done on an area wide
basis. Therefore, we have focused our attention on ensuring that the evidence base
modelling reflects proposed policy; rather than debating site specific issues.

To summarise, the tables overleaf outline our key findings:
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Finding Council Modelling Comment
1. Ayerage Unit In accordance with the CIL Study Average unit size vary between
Size scheme, but do not appear to have

2013' — Average 85.72 sgm
applied to all units in sites
considered by GE.

been adjusted to reflect the
requirement for small units set out in
the SHMA 2014

2. Affordable
Housing
Provision

A base of: 66.32% and 33.68%
on floor area this ratio reflects
60:40 only assuming Market units
at 105 sgm and affordable at 80
sgm — equating to an average
unit size of 95sgm

Affordable housing policy is proposed
at 60:40% by unit; equivalent
proportion by floor space will vary
depending on mix and is not always
66:34 if the average size of units does
not reflect 95 sgm.

3. Affordable
tenure Split

70 Rent:30 S/O

The SHMA14 proposes a mix of
affordable tenure of 80:20

4. Affordable type

Affordable Rent :
Shared Ownership

SHMA 14 proposed a split of Social
Rent : Intermediate

5. Market Values

£2,800 psm — applied to each
unit type

We accept for an area wide study an
average value is reasonable — however
build costs have been undertaken on a
unit type basis.

6. Affordable
Values

£1,300 psm — Affordable Rent

Values have been undertaken on a rate
psm basis, however, no Social Rent
has been assessed.

Through our analysis of the viability evidence, GE

conclude that no more than 34%

affordable housing has been demonstrated to be viable for sites S2(f) and S2(e). Additionally
whilst not tested by the council, it may be possible that Site RE2 can achieve planning

policy.
Site Maximum Achievable Affordable Housing
Percentage
S2f West of Broad Street Green Up to 34%
(additional Heybridge)
Site S2 (e) off Holloway Road Up to 34%
RE2 reserve site ‘North of Scraley Road Up to 40%

The below sets out a more detailed explanation of our key findings:

1. Average Unit Size

1.1 1t was assumed that the Council’s Viability Appraisals would be carried out in line with
Policy H2 of the ‘Pre Submission Local Development Plan 2014-2029." Policy H2 refers
to the required Housing Mix and states that; “the Council will seek to ensure that new
housing reflects the need and demand of the District’s existing and future communities.
... As recommended by the latest SHMA update [2014], the Council will encourage a
greater proportion of one and two bedroom properties to be development to meet the
demand for owner occupied and intermediate housing”. (5.15 -5.17).

1.2 However, we note the Viability Note suggests the size of a “typical market unit is 106m2
and a typical affordable unit is 80m2.” Based on a 60:40 (66:34 by floor space) split this
generates an average unit size of 95sqm. HDH suggest these sizes have come about

! Local Plan & Community Infrastructure Levy Liability Study — Post Consultation Update’ November 2013’
2 Sites SE and Additional Heybridge
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from discussions with developers. We do not consider these averages are reflective of
the September 2014 SHMA (SHMA14) as it seems unlikely that the encouragement of a
greater proportion of 1 and 2 bedroom units would result in an average unit size of 95
sgm; as these are usually not larger than 65sgm and 75 sgm respectively.

1.3 However, whilst the above unit sizes do not appear to have been applied in the appraisal
modelling reviewed; we note that the modelling applies the same average size unit for
affordable and private units; although based upon a different housing mix than that
identified in the SHMA14.

1.4 We note that for the Sites, the modelling applies an average of 85.7 m2 for both the
market and affordable housing. No distinction has been made for differences in mix
between private and affordable units. The below table demonstrates the proportional split
of this average unit size and how it is not reflective of the proposed mix identified in the
SHMA14:

Table 1 — Summary of breakdown of units modelled compared to SHMA14

Council Model SHMA14
All units % Private Unit Afford Unit %
%
1 bed 0% 60% 50% 50%
2 bed 30% 25% 30%
3 bed + 70% 40% 25% 20%

1.5 If the SHMA14 mix was applied to proposed units identified in the modelled Sites, the
average size of all units would reduce from 85.72 sqm to ¢.81.32 sgm. Clearly this is
smaller than that modelled and suggests that the SHMA14 mix has not been applied.

1.6 Furthermore, to achieve unit sizes to reflect average private units at 105m2 and
affordable units as 80m2, as stated in the Viability Note, whilst maintaining the SHMA14
mix the market unit sizes would need to increase by 28% and affordable housing by 4%
to that identified in the Council’s modelling.

2. Affordable Housing Provision

2.1 We understand that it is a requirement that the affordable housing provision is in
accordance with Policy H1 within the ‘Pre Submission Local Development Plan 2014-
2029.’ This policy states that the affordable housing requirement for the Sites is 40%.
“Any relaxation of this requirement will only be considered where the council is satisfied,
on a site by site basis, that such requirement will render any development proposals
unviable. Affordable Housing should be provided on site....in accordance with the
SHMA, the Council’s adopted Affordable Housing Guide and relevant housing strategies
of the Council.” It therefore seems reasonable to conclude that the modelling should test
this scenario with the any variation being discussed on a site by site basis, at the time of
the application.

2.2 In addition to the potential issue regarding the average size of unit assessed; the viability
modelling appears to have been undertaken on 66% private 34% split on floor area. As
previously stated this reflects a 60:40 split by unit if the private units average 105 sgm
and the affordable 80 sgm. However, the modelling uses an overall average area applied
to both private and affordable units. Therefore there is no apparent reason as to why
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there should be any difference in affordable percentage when viewed on floor area or
units basis no that it should reflect a 66:34 split. The two tables overleaf demonstrate
this:

Table 2 — Showing Council’s approach to applying floor area to calculate affordable

Viability Study — Nov13 (Table 8.2) relationship of affordable units
and floor space (30:70 split)
Average % split by % split by
unit size Units Area unit Floor space
Market 105 60 6300 60% 66.3%
Intermediate 80 12 960 12% 10.11%
Affordable 80 28 2240 28% 23.58%
Average 95 100 9,500

Table 3 —Showing the impact an average size on calculating affordable as applied in the model

Applied Council Modelling of the ‘Sites’ (30:70 split)
Average % split by % split by
unit size Units Area unit Floor space
Market 85.72 66.3 5684 66.3% 66.3%
Intermediate 85.72 10.11 867 10.11% 10.11%
Affordable 85.72 23.58 2021 23.58% 23.58%
Average 85.72 100 8,572 100% 100%

1.7 It would appear, therefore, that the modelling has been undertaken on the assumption of
34% affordable housing and not 40% as proposed. The table overleaf sets out our
estimation of average sizes of both private and affordable units using the Council’s
modelled unit sizes, although accounting for SMAH mix (at 30:70 tenure split). Whilst
achieving an average 60:40 housing split by unit and an average 85.72 sqm, the
variation in sizes between private and affordable may resulting ¢.63:27 split by floor area;
and not 66:34 as applied in the modelling. So it’'s possible this ratio could be reasonably
applied to the model which assesses on floor space.

Table 4 - showing impact of variation in private and affordable sizes on affordable percentages.

Average unit size split by SMAH14 (assuming 30:70 tenure split)
Average % split by % split by
unit size Units Area unit Floor space
Market 89.5 60 5370 60% 62.64%
Intermediate 80 12 960 12% 11.23%
Affordable 80 28 2240 28% 26.13%
Average 85.72 100 8,572 100% 100%
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3. Affordable Housing Tenure Mix and Type

3.1 During the EIP in February 2015, it was confirmed that the SHMA14 is the most up to
date document and that this standalone document overrides any previous versions. As
was discussed at the February 2015 EIP, the SHMA14 update states; “The tenure
balance of new affordable delivery over the last three years detailed in the Council’s new
build data has averaged 90% social rent and 10% intermediate housing. ...Tenure mix
is a key factor in site viability and in the 2012 Updated Assessment the
recommended minimum tenure mix balance of 67:33 between social rent and
intermediate housing was suggested. The tenure mix target of 25% intermediate
housing from affordable delivery helps to support the scale of interest expressed in the
survey of 148 units over the next five years, around 30 a year on average. A split of

80:20 should be considered to meet this need.” (15.5.5-15.5.8)
*Bold emphasis in the above quote applied by GE

3.2 However, the Viability Note (page 7) states that; “the affordable housing is provided as
70% Affordable Rent and 30% Shared Ownership.” Having reviewed the Viability
Note (Page 7, paragraph 1), we understand that the ‘Local Plan and CIL Viability Study,
Post Consultation Update Nov 2014’ (doc EBO040c) and the ‘Local Plan and CIL
Development Viability Study May 2014 Update’ (doc EB040d) have been referenced to
when referring to the proposed split between Affordable Rent and Shared ownership
rather than the SHMA14. The SHMA14 proposes 80% social rent and 20%
intermediate tenure split [Point 15.5.8. page 175].

3.3 The Viability Note acknowledges that ‘the Council’s housing team have confirmed that
the analysis should be based on Affordable Rent and not Social Rent.” However, this
appears inconsistent in H1 Policy which indicates the mix should be informed by the
SHMA14. It therefore seems that the most recent modelling may be inconsistent with
Policy.

4, Sales Values & Costs

4.1 Whilst we recognise that this is an area wide study and therefore an average market sale
value has been applied to the average unit; the build cost has been ascertained on a
blend of unit types. Whilst the build costs are likely to be more accurate as a result, this
approach may lead to a discrepancy in application of costs and values. As a minimum it
is reasonable to assume that sales values on a sqm basis will differ for flats to houses.

4.2 Additionally we note that affordable rent values of £1,300 psm have been applied. This
reflects circa 46% of market values. However, no values have been estimated or tested
for social rent units (in fact the model includes £1,400 psm which we assume is an error).
We anticipate that social rents would not exceed 35% of market values which equates to
£980 psm. Therefore any schemes including Social Rent as identified in the SHMA14 will
be less viable than those modelled.
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5.1

5. Summary

The table below demonstrates the importance to understand the implications of the
proposed policy relating to affordable housing. The table shows the impact on viability if
the same inputs proposed by the Council are modelled in line with the SHMA14.

Table 5 : summary of modelling for site S2f West of Broad Street Green (additional Heybridge) and
Site S2 (e) off Holloway Road

SV by

Pri Mix | Aff Mix | Av Sgm Market Affordable AR SR S/O | unit (£) SV* (£) | Viable
Additional
Modelled® Modelled 85.72 66% 34% 70% 0% 30% £1.9m £1.9m
Additional 60% 40%
SHMA14* | 89.5 80 85.72 | (62.6%)* | (37.36%)* 0% | 80% | 20% | £1.15k £1m
S2(e) Modelled
Modelled® 85.72 66% 34% 70% 0% 30% | £1.31m £1.31m
S2(e) 60% 40%
SHMA14° 89.5 80 85.72 (62.6%)* | (37.36%)* 0% 80% | 20% | £562k £399k

*% by floor space

5.2 It is evident that the principle factor affecting the appraisals is the tenure mix and the size

of units assumed. The evidence proposed by the Council demonstrates that the Sites
may be able to support up to 34% affordable housing, assuming a 70:30 split of
Affordable rent and Shared Ownership units. As this the maximum position tested, it
would be unreasonable to anticipate a higher percentage of affordable housing or social
rent on these sites.

5.3In our opinion site specific issues relating to these sites are likely to result in the

achieved level of housing reducing further, if the current level of infrastructure, CIL and
other S106 costs are maintained.

5.4 Whilst it would not appear to have been modelled as part of the latest Council

assessment, Gerald Eve LLP has also considered the viability of RE2 if the same
Council proposed average size of unit was applied. It would appear that 260 units could
potentially be brought forward on a policy compliant basis. The discrepancy in viability
between this site and S2 (F-additional Heybridge) and S2 (E) is part resultant on the
additional infrastructure burden applied to these sites.

Table 5 : summary of modelling for site RE2 reserve site ‘North of Scraley Road

No. SV (E)
Units Pri Mix | Aff Mix | Av Sgm Market Affordable AR SR S/O Viable
RE2’ 260 As Site
‘Additional’ 85.72 60% 40% 80% 0% | 20% | £4.3m Y

5.5 In our opinion the approach adopted in the supporting modelling evidence for the Local

Plan EIP is inconsistent with that of proposed policy and therefore does not support the
proposed affordable housing levels, mix and tenure that can be achieved across the
Authority. Furthermore the impact of additional infrastructure costs on the assessed
allocated Sites will result in them not being able to achieve policy affordable housing
when delivered.

% Appendix 2 (a)

* Appendix 2 (b) and (c)
> Appendix 3 (a)

6 Appendix 3 (b) and (c)
! Appendix 4
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Appendices

Appendix 1 — North Heybridge Allocations Map showing Sites S2(e), S2(f) and RE2
Appendix 2 (a) — Modelled Appraisal - S2(f)/’Additional Heybridge’

Appendix 2 (b) — SHMA14 Appraisal by unit- S2(f)/’Additional Heybridge’

Appendix 2 (c) - SHMA14 Appraisal —by floor space S2(f)/’Additional Heybridge’
Appendix 3 (a) — Modelled Appraisal — S2(e)

Appendix 3 (b) - SHMA14 Appraisal by unit - S2(e)

Appendix 3 (c) - SHMA14 Appraisal —by floor space — S2(e)

Appendix 4 — RE2
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Appendix 1 — North Heybridge Allocations Map showing Sites S2(e), S2(f) and RE2
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Appendix 2 (a) — Modelled Appraisal - S2(f)/’Additional Heybridge’



Modelled
Site 8 S2(f)
[Appendix 2[a] Site 8
INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app f dwgs rate BCIS 859
LAND /unit or m2 Total No dwgs 100 CfSH 17 2.00%
Market Housing 85.7 66% 66 2,800 15,915,461 5,684 Land 19,014 No dwgs unde! 50 385 19,250 Energy 11
Stamp Duty 95,070 No dwgs over ! 50 115 5,750 Over-extra 1 0
Shared Ownership 85.7 10% 10 1,960 1,698,593 867 Easements etc. 0 Total 25,000 Over-extra 2 0
Legals Acquisition 1.50% 28,521 123,591 Over-extra 3 0
Affordable Rent 85.7 24% 24 1,300 2,627,661 2,021 Over-extra 4 0
PLANNING Infrastructure 172 20%
Social Rent 85.7 0% 0 1,400 0 0 Planning Fee 25,000 Stamp duty calc - Residual 1,059
Architects 6.00% 708,531 Land payment 1,901,404
Grant and Subsidy Shared Ownership 0 0 QS /PM 0.50% 59,044 125,000 0% 1%
Affordable Rent 0 0 Planning Consultants 1.00% 118,089 250,000 1% 3%
Social Rent 0 0 Other Professional 2.50% 295,221 1,205,886 500,000 3% 4%
1,000,000 4% 5%
SITE AREA - Net 2.50 ha 40 /ha 20,241,715 8,572 CONSTRUCTION above 5% 5%
SITE AREA - Gross 4.20 ha 24 /ha Build Cost - BCIS Based 1,059 9,079,748 Total 95,070
s106/ CIL 0
Contingency 5.00% 453,987 Stamp duty calc - Add Profit
Sales per Quarter 0 Abnormals 2,275,122 11,808,858 Land payment 1,386,000
Unit Build Time 1 Quarters 125,000 0% 1%
RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site  Per ha NET Per ha GROSS Closing balance = 0 Fees 10,000 500,000 3% 4%
[Residual Land Value 1,901,404 760,562 452,715| Interest 7.00% 1,000,000 4% 5%
Alternative Use Value 105,000 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 7,500 17,500 above 5% 5%
Uplift 20% 21,000 5,000 Closing balance = 0 Total 69,300
Plus /ha 300,000 1,260,000 300,000 SALES
I Viability Threshold 1,386,000 330,000| Check on phasing dwgs nos Agents 3.0% 607,251 Pre CIL s106 0 £/m2
correct Legals 0.5% 101,209 Total 0
£/m2 Misc. 25,000 733,460 15,790,699
[Additional Profit 624,749 110 Post CIL s106 0 £/ Unit (all
Developers Profit CIL 0 £/m2
% of costs (before interest) 0.00% 0 Total 0
% of GDV 20.00% 4,048,343
RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME
UNITS Started 15 30 30 15 10
Market Housing 2,387,319 4,774,638 4,774,638 2,387,319 1,591,546 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 254,789 509,578 509,578 254,789 169,859 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 394,149 788,298 788,298 394,149 262,766 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INCOME 0 3,036,257 6,072,515 6,072,515 3,036,257 2,024,172 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Stamp Duty 95,070
Easements etc. 0
Legals Acquisition 28,521
Planning Fee 25,000
Architects 708,531 0
QS 59,044 0
Planning Consultants 118,089 0
Other Professional 295,221 0
Build Cost - BCIS Base 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 341,268 682,537 682,537 341,268 227,512 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000
Legal and Valuation 7,500
Agents 0 91,088 182,175 182,175 91,088 60,725 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 15,181 30,363 30,363 15,181 10,121 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 25,000
COSTS BEFORE LAND INT AND P| 1,346,977 1,877,598 3,780,195 3,755,195 1,877,598 1,251,732 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For Residual Valuati Land| 1,901,404 |
Interestl 227,387 162,198 13,089 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on Costs 0
Profit on GDV 4,048,343
Cash Flow -3,248,381 931,273 2,130,122 2,304,230 1,158,660 772,440 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -4,048,343
Opening Balan 0
Closing Baland -3,248,381  -2,317,108 -186,987 2,117,244 3,275,903 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 0
CASH FLOW FOR CIL ADDITIONAL PROFIT
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME As Above
INCOME 0 3,036,257 6,072,515 6,072,515 3,036,257 2,024,172 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Land 1,386,000
Stamp Duty 69,300 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 20,790 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Fee 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 708,531 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 59,044 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 118,089 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 295,221 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Build Cost - BCIS Base 0 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL 78,094 78,094 78,094 78,094 78,094 78,094 78,094 78,094
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 341,268 682,537 682,537 341,268 227,512 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 7,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Agents 0 91,088 182,175 182,175 91,088 60,725 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 15,181 30,363 30,363 15,181 10,121 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0 0 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND P| 2,777,569 1,955,691 3,858,289 3,833,289 1,955,691 1,329,825 78,094 78,094 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For CIL calculation
Interest 194,430 132,400 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on cost 0
Profit on GDV 4,048,343
Cash Flow -2,777,569 886,136 2,081,825 2,239,226 1,080,566 694,346 -78,094 -78,094 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -4,048,343
Opening Balan 0
Closing Baland -2,777,569  -1,891,433 190,392 2,429,618 3,510,184 4,204,530 4,126,437 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 0

i)
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Appendix 2 (b) — SHMA14 Appraisal by unit- S2(f)/Additional Heybridge’



Gerald Eve Appraisal. by units
S8 S2(f)-Additional heybridge

|Appendix 2[b] Site 8 S2(f) / Additional Heybridge
INCOME Av Size % Number Price GDvV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app f¢ dwgs rate BCIS 859
LAND /unit or m2 Total No dwgs 100 CfSH 17 2.00%
Market Housing 85.7 60% 64 2,800 15,361,024 5,486 Land 11,592 No dwgs undet 50 385 19,250 Energy 11
0 Stamp Duty 57,959 No dwgs over ! 50 115 5,750 Over-extra 1 0
Shared Ownership 85.7 8% 8 1,960 1,344,090 686 Easements etc. 0 Total 25,000 Over-extra 2 0
Legals Acquisition 1.50% 17,388 75,346 Over-extra 3 0
Affordable Rent 85.7 0% 0 1,300 0 0 Over-extra 4 0
PLANNING Infrastructure 172 20%
Social Rent 85.7 28% 28 980 2,352,157 2,400 Planning Fee 25,000 Stamp duty calc - Residual 1,059
Architects 6.00% 708,531 Land payment 1,159,176
Grant and Subsidy Shared Ownership 0 0 QS/PM 0.50% 59,044 125,000 0% 1%
Affordable Rent 0 0 Planning Consultants 1.00% 118,089 250,000 1% 3%
Social Rent 0 0 Other Professional 2.50% 295,221 1,205,886 500,000 3% 4%
1,000,000 4% 5%
SITE AREA - Net 2.50 ha 40 /ha 19,057,270 8,572 CONSTRUCTION above 5% 5%
SITE AREA - Gross 4.20 ha 24 /ha Build Cost - BCIS Based 1,059 9,079,748 Total 57,959
s106 / CIL 0
Contingency 5.00% 453,987 Stamp duty calc - Add Profit
Sales per Quarter 0 Abnormals 2,275,122 11,808,858 Land payment 1,386,000
Unit Build Time 1 Quarters 125,000 0% 1%
RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 10,000 500,000 3% 4%
[Residual Land Value 1,159,176 463,670 275,994| Interest 7.00% 1,000,000 4% 5%
Alternative Use Value 105,000 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 7,500 17,500 above 5% 5%
Uplift 20% 21,000 5,000 Closing balance = -941,618 Total 69,300
Plus /na 300,000 1,260,000 300,000 SALES
I Viability Threshold 1,386,000 330,000| Check on phasing dwgs nos Agents 3.0% 571,718 Pre CIL s106 0 £/m2
correct Legals 0.5% 95,286 Total 0
£/m2 Misc. 25,000 692,004 14,958,770
[Additional Profit 624,749 114) Post CIL 5106 0 £/ Unit(all
Developers Profit CIL 0 £/m2
% of costs (before interest) 0.00% 0 Total 0
% of GDV 20.00% 3,811,454
RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME
UNITS Started 15 30 30 15 10
Market Housing 2,304,154 4,608,307 4,608,307 2,304,154 1,536,102 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 201,613 403,227 403,227 201,613 134,409 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 352,824 705,647 705,647 352,824 235,216 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INCOME 0 2,858,591 5,717,181 5,717,181 2,858,591 1,905,727 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Stamp Duty 57,959
Easements etc. 0
Legals Acquisition 17,388
Planning Fee 25,000
Architects 708,531 0
QS 59,044 0
Planning Consultants 118,089 0
Other Professional 295,221 0
Build Cost - BCIS Base 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 341,268 682,537 682,537 341,268 227,512 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000
Legal and Valuation 7,500
Agents 0 85,758 171,515 171,515 85,758 57,172 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,293 28,586 28,586 14,293 9,529 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 25,000
COSTS BEFORE LAND INT AND P 1,298,732 1,871,379 3,767,759 3,742,759 1,871,379 1,247,586 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For Residual Valuati Land 1,159,176
Interest 172,054 114,993 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on Costs 0
Profit on GDV 3,811,454
Cash Flow -2,457,908 815,158 1,834,430 1,974,423 987,211 658,141 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -3,811,454
Opening Balan 0
Closing Baland -2,457,908 -1,642,750 191,679 2,166,102 3,153,313 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 0
CASH FLOW FOR CIL ADDITIONAL PROFIT
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME As Above
INCOME 0 2,858,591 5,717,181 5,717,181 2,858,591 1,905,727 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Land 1,386,000
Stamp Duty 69,300 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 20,790 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Fee 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 708,531 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 59,044 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 118,089 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 295,221 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Build Cost - BCIS Base 0 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL 78,094 78,094 78,094 78,094 78,094 78,094 78,094 78,094
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 341,268 682,537 682,537 341,268 227,512 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 7,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Agents 0 85,758 171,515 171,515 85,758 57,172 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,293 28,586 28,586 14,293 9,529 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0 0 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND P 2,777,569 1,949,473 3,845,852 3,820,852 1,949,473 1,325,680 78,094 78,094 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For CIL calculation
Interest 194,430 144,402 23,517 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on cost 0
Profit on GDV 3,811,454
Cash Flow -2,777,569 714,688 1,726,927 1,872,812 909,118 580,047 -78,094 -78,094 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -3,811,454
Opening Balan 0
Closing Baland -2,777,569 -2,062,881 -335,954 1,536,858 2,445,976 3,026,023 2,947,929 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 2,869,836 -941,618
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Appendix 2 (c) - SHMA14 Appraisal —by floor space S2(f)/’Additional Heybridge’



Gerald Eve Appraisal by floorspace
S8 S2(f)-Additional heybridge

|Appendix 2[c] Site 8 S2(f) / Additional Heybridge
INCOME Av Size % Number Price GDvV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app f¢ dwgs rate BCIS 859
LAND /unit or m2 Total No dwgs 100 CfSH 17 2.00%
Market Housing 85.7 63% 63 2,800 15,025,002 5,366 Land 10,000 No dwgs undel 50 385 19,250 Energy 11
Stamp Duty 50,000 No dwgs over ! 50 115 5,750 Over-extra 1 0
Shared Ownership 85.7 8% 8 1,960 1,260,084 643 Easements etc. 0 Total 25,000 Over-extra 2 0
Legals Acquisition 1.50% 15,000 65,000 Over-extra 3 0
Affordable Rent 85.7 0% 0 1,300 0 0 Over-extra 4 0
PLANNING Infrastructure 172 20%
Social Rent 85.7 30% 30 980 2,511,767 2,563 Planning Fee 25,000 Stamp duty calc - Residual 1,059
Architects 6.00% 708,531 Land payment 1,000,000
Grant and Subsidy Shared Ownership 0 0 QS/PM 0.50% 59,044 125,000 0% 1%
Affordable Rent 0 0 Planning Consultants 1.00% 118,089 250,000 1% 3%
Social Rent 0 0 Other Professional 2.50% 295,221 1,205,886 500,000 3% 4%
1,000,000 4% 5%
SITE AREA - Net 2.50 ha 40 /ha 18,796,853 8,572 CONSTRUCTION above 5% 5%
SITE AREA - Gross 4.20 ha 24 /ha Build Cost - BCIS Based 1,059 9,079,748 Total 50,000
s106/CIL 0
Contingency 5.00% 453,987 Stamp duty calc - Add Profit
Sales per Quarter 0 Abnormals 2,275,122 11,808,858 Land payment 1,386,000
Unit Build Time 1 Quarters 125,000 0% 1%
RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = -7,772 Fees 10,000 500,000 3% 4%
|Residual Land Value 1,000,000 400,000 238,095| Interest 7.00% 1,000,000 4% 5%
Alternative Use Value 105,000 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 7,500 17,500 above 5% 5%
Uplift 20% 21,000 5,000 Closing balance = -1,151,577 Total 69,300
Plus /ha 300,000 1,260,000 300,000 SALES
I Viability Threshold 1,386,000 330,000| Check on phasing dwgs nos Agents 3.0% 563,906 Pre CIL s106 0 £/m2
correct Legals 0.5% 93,984 Total 0
£/m2 Misc. 25,000 682,890 14,780,133
[Additional Profit 624,749 116 Post CIL 5106 0 £/ Unit(all
Developers Profit CIL 0 £/m2
% of costs (before interest) 0.00% 0 Total 0
% of GDV 20.00% 3,759,371
RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME
UNITS Started 15 30 30 15 10
Market Housing 2,253,750 4,507,500 4,507,500 2,253,750 1,502,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 189,013 378,025 378,025 189,013 126,008 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 376,765 753,530 753,530 376,765 251,177 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INCOME 0 2,819,528 5,639,056 5,639,056 2,819,528 1,879,685 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Stamp Duty 50,000
Easements etc. 0
Legals Acquisition 15,000
Planning Fee 25,000
Architects 708,531 0
Qs 59,044 0
Planning Consultants 118,089 0
Other Professional 295,221 0
Build Cost - BCIS Base 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 341,268 682,537 682,537 341,268 227,512 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000
Legal and Valuation 7,500
Agents 0 84,586 169,172 169,172 84,586 56,391 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,098 28,195 28,195 14,098 9,398 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 25,000
COSTS BEFORE LAND INT AND P 1,288,386 1,870,012 3,765,024 3,740,024 1,870,012 1,246,675 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For Residual Valuati Land 1,000,000
Interest 160,187 104,934 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on Costs 0
Profit on GDV 3,759,371
Cash Flow -2,288,386 789,329 1,769,098 1,899,032 949,516 633,011 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -3,759,371
Opening Balan 0
Closing Baland -2,288,386 -1,499,057 270,041 2,169,072 3,118,588 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 3,751,599 -7,772
CASH FLOW FOR CIL ADDITIONAL PROFIT
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME As Above
INCOME 0 2,819,528 5,639,056 5,639,056 2,819,528 1,879,685 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Land 1,386,000
Stamp Duty 69,300 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 20,790 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Fee 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 708,531 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 59,044 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 118,089 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 295,221 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Build Cost - BCIS Base 0 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL 78,094 78,094 78,094 78,094 78,094 78,094 78,094 78,094
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 341,268 682,537 682,537 341,268 227,512 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 7,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Agents 0 84,586 169,172 169,172 84,586 56,391 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,098 28,195 28,195 14,098 9,398 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0 0 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND P 2,777,569 1,948,106 3,843,118 3,818,118 1,948,106 1,324,768 78,094 78,094 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For CIL calculation
Interest 194,430 147,040 31,618 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on cost 0
Profit on GDV 3,759,371
Cash Flow -2,777,569 676,992 1,648,898 1,789,321 871,422 554,917 -78,094 -78,094 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -3,759,371
Opening Balan 0
Closing Baland -2,777,569 -2,100,577 -451,679 1,337,641 2,209,064 2,763,981 2,685,887 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 2,607,794 -1,151,577
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Modelled
Site 6 S2(e)
[Appendix 3[a] Site 6
INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app f dwgs rate BCIS 859
LAND /unit or m2 Total No dwgs 100 CfSH 17 2.00%
Market Housing 85.7 66% 66 2,800 15,915,461 5,684 Land 13,101 No dwgs unde! 50 385 19,250 Energy 11
Stamp Duty 65,503 No dwgs over ! 50 115 5,750 Over-extra 1 0
Shared Ownership 85.7 10% 10 1,960 1,698,593 867 Easements etc. 0 Total 25,000 Over-extra 2 0
Legals Acquisition 1.50% 19,651 85,153 Over-extra 3 0
Affordable Rent 85.7 24% 24 1,300 2,627,661 2,021 Over-extra 4 0
PLANNING Infrastructure 172 20%
Social Rent 85.7 0% 0 1,400 0 0 Planning Fee 25,000 Stamp duty calc - Residual 1,059
Architects 6.00% 747,686 Land payment 1,310,054
Grant and Subsidy Shared Ownership 0 0 QS /PM 0.50% 62,307 125,000 0% 1%
Affordable Rent 0 0 Planning Consultants 1.00% 124,614 250,000 1% 3%
Social Rent 0 0 Other Professional 2.50% 311,536 1,271,143 500,000 3% 4%
1,000,000 4% 5%
SITE AREA - Net 2.50 ha 40 /ha 20,241,715 8,572 CONSTRUCTION above 5% 5%
SITE AREA - Gross 3.80 ha 26 /ha Build Cost - BCIS Based 1,059 9,079,748 Total 65,503
s106 / CIL 0
Contingency 5.00% 453,987 Stamp duty calc - Add Profit
Sales per Quarter 0 Abnormals 2,927,691 12,461,427 Land payment 1,254,000
Unit Build Time 1 Quarters 125,000 0% 1%
RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site  Per ha NET Per ha GROSS Closing balance = 0 Fees 10,000 500,000 3% 4%
[Residual Land Value 1,310,054 524,021 344,751| Interest 7.00% 1,000,000 4% 5%
Alternative Use Value 95,000 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 7,500 17,500 above 5% 5%
Uplift 20% 19,000 5,000 Closing balance = 0 Total 62,700
Plus /ha 300,000 1,140,000 300,000 SALES
I Viability Threshold 1,254,000 330,000| Check on phasing dwgs nos Agents 3.0% 607,251 Pre CIL s106 0 £/m2
correct Legals 0.5% 101,209 Total 0
£/m2 Misc. 25,000 733,460 15,878,736
[Additional Profit 65,531 12| Post CIL s106 0 £/ Unit (all
Developers Profit CIL 0 £/m2
% of costs (before interest) 0.00% 0 Total 0
% of GDV 20.00% 4,048,343
RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME
UNITS Started 15 30 30 15 10
Market Housing 2,387,319 4,774,638 4,774,638 2,387,319 1,591,546 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 254,789 509,578 509,578 254,789 169,859 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 394,149 788,298 788,298 394,149 262,766 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INCOME 0 3,036,257 6,072,515 6,072,515 3,036,257 2,024,172 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Stamp Duty 65,503
Easements etc. 0
Legals Acquisition 19,651
Planning Fee 25,000
Architects 747,686 0
QS 62,307 0
Planning Consultants 124,614 0
Other Professional 311,536 0
Build Cost - BCIS Base 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 439,154 878,307 878,307 439,154 292,769 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000
Legal and Valuation 7,500
Agents 0 91,088 182,175 182,175 91,088 60,725 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 15,181 30,363 30,363 15,181 10,121 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 25,000
COSTS BEFORE LAND INT AND P| 1,373,796 1,975,483 3,975,966 3,950,966 1,975,483 1,316,989 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For Residual Valuati Land| 1,310,054 |
Interest' 187,869 126,766 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on Costs 0
Profit on GDV 4,048,343
Cash Flow -2,683,850 872,905 1,969,782 2,121,549 1,060,774 707,183 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -4,048,343
Opening Balan 0
Closing Balanq -2,683,850  -1,810,945 158,837 2,280,386 3,341,160 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 0
CASH FLOW FOR CIL ADDITIONAL PROFIT
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME As Above
INCOME 0 3,036,257 6,072,515 6,072,515 3,036,257 2,024,172 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Land 1,254,000
Stamp Duty 62,700 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 18,810 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Fee 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 747,686 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 62,307 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 124,614 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 311,536 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Build Cost - BCIS Base 0 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL 13,106 13,106 13,106 13,106 13,106
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 439,154 878,307 878,307 439,154 292,769 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 7,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Agents 0 91,088 182,175 182,175 91,088 60,725 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 15,181 30,363 30,363 15,181 10,121 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0 0 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND P| 2,637,259 1,988,589 3,989,072 3,964,072 1,988,589 1,316,989 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For CIL calculation
Interest 184,608 124,194 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on cost 0
Profit on GDV 4,048,343
Cash Flow -2,637,259 863,060 1,959,248 2,108,442 1,047,668 707,183 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -4,048,343
Opening Balan 0
Closing Baland -2,637,259  -1,774,199 185,050 2,293,492 3,341,160 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 4,048,343 0
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Gerald Eve Appraisal. by units

Site 6 S2(e)
[Appendix 3[b] Site 6 S2(e)
INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app f dwgs rate BCIS 859
LAND /unit or m2 Total No dwgs 100 CfSH 17 2.00%
Market Housing 85.7 60% 64 2,800 15,361,024 5,486 Land 5,624 No dwgs unde! 50 385 19,250 Energy 11
Stamp Duty 22,495 No dwgs over ! 50 115 5,750 Over-extra 1 0
Shared Ownership 85.7 8% 8 1,960 1,344,090 686 Easements etc. 0 Total 25,000 Over-extra 2 0
Legals Acquisition 1.50% 8,436 30,930 Over-extra 3 0
Affordable Rent 85.7 0% 0 1,300 0 0 Over-extra 4 0
PLANNING Infrastructure 172 20%
Social Rent 85.7 28% 28 980 2,352,157 2,400 Planning Fee 25,000 Stamp duty calc - Residual 1,059
Architects 6.00% 747,686 Land payment 562,371
Grant and Subsidy Shared Ownership 0 0 QS /PM 0.50% 62,307 125,000 0% 1%
Affordable Rent 0 0 Planning Consultants 1.00% 124,614 250,000 1% 3%
Social Rent 0 0 Other Professional 2.50% 311,536 1,271,143 500,000 3% 4%
1,000,000 4% 0%
SITE AREA - Net 2.50 ha 40 /ha 19,057,270 8,572 CONSTRUCTION above 5% 4%
SITE AREA - Gross 3.80 ha 26 /ha Build Cost - BCIS Based 1,059 9,079,748 Total 22,495
s106 / CIL 0
Contingency 5.00% 453,987 Stamp duty calc - Add Profit
Sales per Quarter 0 Abnormals 2,927,691 12,461,427 Land payment 1,254,000
Unit Build Time 1 Quarters 125,000 0% 1%
RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 10,000 500,000 3% 4%
[Residual Land Value 562,371 224,949 147,992| Interest 7.00% 1,000,000 4% 0%
Alternative Use Value 95,000 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 7,500 17,500 above 5% 4%
Uplift 20% 19,000 5,000 Closing balance = -926,630 Total 50,160
Plus /ha 300,000 1,140,000 300,000 SALES
I Viability Threshold 1,254,000 330,000| Check on phasing dwgs nos Agents 3.0% 571,718 Pre CIL s106 0 £/m2
correct Legals 0.5% 95,286 Total 0
£/m2 Misc. 25,000 692,004 15,035,375
[Additional Profit 65,531 12| Post CIL s106 0 £/ Unit (all
Developers Profit CIL 0 £/m2
% of costs (before interest) 0.00% 0 Total 0
% of GDV 20.00% 3,811,454
RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME
UNITS Started 15 30 30 15 10
Market Housing 2,304,154 4,608,307 4,608,307 2,304,154 1,536,102 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 201,613 403,227 403,227 201,613 134,409 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 352,824 705,647 705,647 352,824 235,216 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INCOME 0 2,858,591 5,717,181 5,717,181 2,858,591 1,905,727 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Stamp Duty 22,495
Easements etc. 0
Legals Acquisition 8,436
Planning Fee 25,000
Architects 747,686 0
Qs 62,307 0
Planning Consultants 124,614 0
Other Professional 311,536 0
Build Cost - BCIS Base 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 439,154 878,307 878,307 439,154 292,769 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000
Legal and Valuation 7,500
Agents 0 85,758 171,515 171,515 85,758 57,172 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,293 28,586 28,586 14,293 9,529 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 25,000
COSTS BEFORE LAND INT AND P 1,319,573 1,969,265 3,963,529 3,938,529 1,969,265 1,312,843 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For Residual Valuati Land 562,371
Interest 131,736 78,705 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on Costs 0
Profit on GDV 3,811,454
Cash Flow -1,881,944 757,590 1,674,947 1,778,652 889,326 592,884 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -3,811,454
Opening Balan 0
Closing Balang -1,881,944 -1,124,355 550,592 2,329,244 3,218,570 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 3,811,454 0
CASH FLOW FOR CIL ADDITIONAL PROFIT
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME As Above
INCOME 0 2,858,591 5,717,181 5,717,181 2,858,591 1,905,727 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Land 1,254,000
Stamp Duty 50,160 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 18,810 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Fee 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 747,686 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 62,307 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 124,614 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 311,536 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Build Cost - BCIS Base 0 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL 13,106 13,106 13,106 13,106 13,106
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 439,154 878,307 878,307 439,154 292,769 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 7,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Agents 0 85,758 171,515 171,515 85,758 57,172 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,293 28,586 28,586 14,293 9,529 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0 0 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND P 2,624,719 1,982,371 3,976,635 3,951,635 1,982,371 1,312,843 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For CIL calculation
Interest 183,730 135,256 22,886 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on cost 0
Profit on GDV 3,811,454
Cash Flow -2,624,719 692,489 1,605,290 1,742,660 876,220 592,884 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -3,811,454
Opening Balan 0
Closing Balang -2,624,719 -1,932,229 -326,940 1,415,720 2,291,940 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 2,884,824 -926,630
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Gerald Eve Appraisal by floorspace

Site 6 S2(e)
[Appendix 3[c] Site 6 S2(e)
INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app f dwgs rate BCIS 859
LAND /unit or m2 Total No dwgs 100 CfSH 17 2.00%
Market Housing 85.7 63% 63 2,800 15,025,002 5,366 Land 3,990 No dwgs unde! 50 385 19,250 Energy 11
Stamp Duty 11,971 No dwgs over ! 50 115 5,750 Over-extra 1 0
Shared Ownership 85.7 8% 8 1,960 1,260,084 643 Easements etc. 0 Total 25,000 Over-extra 2 0
Legals Acquisition 1.50% 5,986 17,957 Over-extra 3 0
Affordable Rent 85.7 0% 0 1,300 0 0 Over-extra 4 0
PLANNING Infrastructure 172 20%
Social Rent 85.7 30% 30 980 2,511,767 2,563 Planning Fee 25,000 Stamp duty calc - Residual 1,059
Architects 6.00% 747,686 Land payment 399,035
Grant and Subsidy Shared Ownership 0 0 QS /PM 0.50% 62,307 125,000 0% 1%
Affordable Rent 0 0 Planning Consultants 1.00% 124,614 250,000 1% 3%
Social Rent 0 0 Other Professional 2.50% 311,536 1,271,143 500,000 3% 0%
1,000,000 4% 0%
SITE AREA - Net 2.50 ha 40 /ha 18,796,853 8,572 CONSTRUCTION above 5% 3%
SITE AREA - Gross 3.80 ha 26 /ha Build Cost - BCIS Based 1,059 9,079,748 Total 11,971
s106 / CIL 0
Contingency 5.00% 453,987 Stamp duty calc - Add Profit
Sales per Quarter 0 Abnormals 2,927,691 12,461,427 Land payment 1,254,000
Unit Build Time 1 Quarters 125,000 0% 1%
RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 10,000 500,000 3% 0%
[Residual Land Value 399,035 159,614 105,009 Interest 7.00% 1,000,000 4% 0%
Alternative Use Value 95,000 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 7,500 17,500 above 5% 3%
Uplift 20% 19,000 5,000 Closing balance = -1,121,227 Total 37,620
Plus /ha 300,000 1,140,000 300,000 SALES
I Viability Threshold 1,254,000 330,000| Check on phasing dwgs nos Agents 3.0% 563,906 Pre CIL s106 0 £/m2
correct Legals 0.5% 93,984 Total 0
£/m2 Misc. 25,000 682,890 14,849,950
[Additional Profit 65,531 12| Post CIL s106 0 £/ Unit (all
Developers Profit CIL 0 £/m2
% of costs (before interest) 0.00% 0 Total 0
% of GDV 20.00% 3,759,371
RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME
UNITS Started 15 30 30 15 10
Market Housing 2,253,750 4,507,500 4,507,500 2,253,750 1,502,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 189,013 378,025 378,025 189,013 126,008 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 376,765 753,530 753,530 376,765 251,177 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INCOME 0 2,819,528 5,639,056 5,639,056 2,819,528 1,879,685 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Stamp Duty 11,971
Easements etc. 0
Legals Acquisition 5,986
Planning Fee 25,000
Architects 747,686 0
Qs 62,307 0
Planning Consultants 124,614 0
Other Professional 311,536 0
Build Cost - BCIS Base 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 439,154 878,307 878,307 439,154 292,769 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000
Legal and Valuation 7,500
Agents 0 84,586 169,172 169,172 84,586 56,391 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,098 28,195 28,195 14,098 9,398 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 25,000
COSTS BEFORE LAND INT AND P 1,306,599 1,967,897 3,960,795 3,935,795 1,967,897 1,311,932 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For Residual Valuati Land 399,035
Interest 119,394 68,138 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on Costs 0
Profit on GDV 3,759,371
Cash Flow -1,705,634 732,236 1,610,123 1,703,261 851,630 567,754 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -3,759,371
Opening Balan 0
Closing Balang -1,705,634 -973,398 636,725 2,339,986 3,191,617 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 3,759,371 0
CASH FLOW FOR CIL ADDITIONAL PROFIT
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME As Above
INCOME 0 2,819,528 5,639,056 5,639,056 2,819,528 1,879,685 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Land 1,254,000
Stamp Duty 37,620 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 18,810 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Fee 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 747,686 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 62,307 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 124,614 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 311,536 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Build Cost - BCIS Base 0 1,361,962 2,723,924 2,723,924 1,361,962 907,975 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL 13,106 13,106 13,106 13,106 13,106
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 68,098 136,196 136,196 68,098 45,399 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 439,154 878,307 878,307 439,154 292,769 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 7,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Agents 0 84,586 169,172 169,172 84,586 56,391 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,098 28,195 28,195 14,098 9,398 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0 0 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND P 2,612,179 1,981,004 3,973,901 3,948,901 1,981,004 1,311,932 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
For CIL calculation
Interest 182,853 136,955 29,982 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on cost 0
Profit on GDV 3,759,371
Cash Flow -2,612,179 655,672 1,528,199 1,660,173 838,524 567,754 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -3,759,371
Opening Balan 0
Closing Balang -2,612,179 -1,956,507 -428,308 1,231,866 2,070,390 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 2,638,144 -1,121,227
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Gerald Eve Appraisal Site RE2
RE2

[Appendix 4 RE2
INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 260 £/m2 £ m2 Planning app fe dwgs rate BCIS 859
LAND /unit or m2 Total No dwgs 260 CfSH 17 2.00%
Market Housing 85.7 60% 166 2,800 39,938,662 14,264 Land 16,566 No dwgs undel 210 385 80,850 Energy 11
Stamp Duty 215,359 No dwgs over ! 210 115 24,150 Over-extra 1 0
Shared Ownership 85.7 8% 21 1,960 3,494,633 1,783 Easements etc. 0 Total 105,000 Over-extra 2 0
Legals Acquisition 1.50% 64,608 279,966 Over-extra 3 0
Affordable Rent 85.7 0% 0 1,300 0 0 Over-extra 4 0
PLANNING Infrastructure 172 20%
Social Rent 85.7 28% 73 980 6,115,608 6,240 Planning Fee 105,000 Stamp duty calc - Residual 1,059
Architects 6.00% 1,714,878 Land payment 4,307,172
Grant and Subsidy Shared Ownership 0 0 QS/PM 0.50% 142,907 125,000 0% 1%
Affordable Rent 0 0 Planning Consultants 1.00% 285,813 250,000 1% 3%
Social Rent 0 0 Other Professional 2.50% 714,533 2,963,130 500,000 3% 4%
1,000,000 4% 5%
SITE AREA - Net 8.75 ha 30 /ha 49,548,903 22,287 CONSTRUCTION above 5% 5%
SITE AREA - Gross 12.80 ha 20 /ha Build Cost - BCIS Based 1,059 23,607,345 Total 215,359
s106 / CIL 1,518,467
Contingency 5.00% 1,180,367 Stamp duty calc - Add Profit
Sales per Quarter 0 Abnormals 2,275,122 28,581,301 Land payment 4,224,000
Unit Build Time 1 Quarters 125,000 0% 1%
RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 10,000 500,000 3% 4%
[Residual Land Value 4,307,172 492,248 336,498| Interest 7.00% 1,000,000 4% 5%
Alternative Use Value 320,000 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 7,500 17,500 above 5% 5%
Uplift 20% 64,000 5,000 Closing balance = -590,577 Total 211,200
Plus /ha 300,000 3,840,000 300,000 SALES
I Viability Threshold 4,224,000 330,000| Check on phasing dwgs nos Agents 3.0% 1,486,467 Pre CIL s106 0 £/m2
correct Legals 0.5% 247,745 Total 0
£/m2 Misc. 25,000 1,759,212 37,908,281
[Additional Profit 624,749 44] Post CIL s106 2,000 £/ Unit (all
Developers Profit CIL 70 £/m2
% of costs (before interest) 0.00% 0 Total 1,518,467
% of GDV 20.00% 9,909,781
RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME
UNITS Started 15 30 30 30 30 30 30 30 30 5
Market Housing 2,304,154 4,608,307 4,608,307 4,608,307 4,608,307 4,608,307 4,608,307 4,608,307 4,608,307 768,051 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 201,613 403,227 403,227 403,227 403,227 403,227 403,227 403,227 403,227 67,204 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 352,824 705,647 705,647 705,647 705,647 705,647 705,647 705,647 705,647 117,608 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INCOME 0 2,858,591 5,717,181 5,717,181 5,717,181 5,717,181 5,717,181 5,717,181 5,717,181 5,717,181 952,864 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Stamp Duty 215,359
Easements etc. 0
Legals Acquisition 64,608
Planning Fee 105,000
Architects 1,714,878 0
Qs 142,907 0
Planning Consultants 285,813 0
Other Professional 714,533 0
Build Cost - BCIS Base 1,361,962 2,723,924 2,723,924 2,723,924 2,723,924 2,723,924 2,723,924 2,723,924 2,723,924 453,987 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 87,604 175,208 175,208 175,208 175,208 175,208 175,208 175,208 175,208 29,201 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 68,098 136,196 136,196 136,196 136,196 136,196 136,196 136,196 136,196 22,699 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 131,257 262,514 262,514 262,514 262,514 262,514 262,514 262,514 262,514 43,752 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000
Legal and Valuation 7,500
Agents 0 85,758 171,515 171,515 171,515 171,515 171,515 171,515 171,515 171,515 28,586 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,293 28,586 28,586 28,586 28,586 28,586 28,586 28,586 28,586 4,764 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 25,000
COSTS BEFORE LAND INT AND P 3,260,596 1,748,972 3,522,944 3,497,944 3,497,944 3,497,944 3,497,944 3,497,944 3,497,944 3,497,944 582,991 0 0 0 0 0 0 0 0 0 0 0 0 0
For Residual Valuati Land 4,307,172
Interest 529,744 489,153 369,797 240,336 101,813 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on Costs 0
Profit on GDV 9,909,781
Cash Flow -7,567,768 579,875 1,705,085 1,849,441 1,978,902 2,117,425 2,219,237 2,219,237 2,219,237 2,219,237 369,873 0 0 0 0 0 0 0 0 0 0 0 0 -9,909,781
Opening Balan 0
Closing Balang -7,567,768 -6,987,894  -5,282,809 -3,433,368 -1,454,466 662,958 2,882,196 5,101,433 7,320,670 9,539,908 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 9,909,781 0
CASH FLOW FOR CIL ADDITIONAL PROFIT
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24
INCOME As Above
INCOME 0 2,858,591 5,717,181 5,717,181 5,717,181 5,717,181 5,717,181 5,717,181 5,717,181 5,717,181 952,864 0 0 0 0 0 0 0 0 0 0 0 0 0
EXPENDITURE
Land 4,224,000
Stamp Duty 211,200 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 63,360 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Fee 105,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 1,714,878 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 142,907 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 285,813 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 714,533 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Build Cost - BCIS Base 0 1,361,962 2,723,924 2,723,924 2,723,924 2,723,924 2,723,924 2,723,924 2,723,924 2,723,924 453,987 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL 78,094 78,094 78,094 78,094 78,094 78,094 78,094 78,094
Post CIL s106 87,604 175,208 175,208 175,208 175,208 175,208 175,208 175,208 175,208 29,201 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 68,098 136,196 136,196 136,196 136,196 136,196 136,196 136,196 136,196 22,699 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 131,257 262,514 262,514 262,514 262,514 262,514 262,514 262,514 262,514 43,752 0 0 0 0 0 0 0 0 0 0 0 0 0
Finance Fees 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 7,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Agents 0 85,758 171,515 171,515 171,515 171,515 171,515 171,515 171,515 171,515 28,586 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 14,293 28,586 28,586 28,586 28,586 28,586 28,586 28,586 28,586 4,764 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0 0 25,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND P 7,557,284 1,827,065 3,601,037 3,576,037 3,576,037 3,576,037 3,576,037 3,576,037 3,497,944 3,497,944 582,991 0 0 0 0 0 0 0 0 0 0 0 0 0
For CIL calculation
Interest 529,010 493,834 380,272 257,011 125,122 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Profit on cost 0
Profit on GDV 9,909,781
Cash Flow -7,557,284 502,515 1,622,310 1,760,872 1,884,133 2,016,022 2,141,144 2,141,144 2,219,237 2,219,237 369,873 0 0 0 0 0 0 0 0 0 0 0 0 -9,909,781
Opening Balan 0
Closing Balang -7,557,284 -7,054,768  -5,432,458 -3,671,587 -1,787,454 228,568 2,369,712 4,510,856 6,730,093 8,949,330 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 9,319,203 -590,577
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