





DRAFT Instruction for Assessment of Viability Appraisal

Supplier: Bruton Knowles

Application No: SDNP/21/04848/FUL

Site Address: Liss Forest Nursery, Petersfield Road, Greatham, Liss, GU33 6HA.
Proposal: 37 dwellings

Case Officer: Richard Ferguson

Case Officer Contact Details: Richard.Ferguson@southdowns.gov.uk

Information to be provided by Case Officer (minimum required to enable assessment)

e Submitted plans

e Planning Statement (if submitted)

o Design and Access Statement (if submitted)
e Viability Assessment/Appraisal’

The information above should be provided by WeTransfer (if possible), or with a link to the website.
https://planningpublicaccess.southdowns.gov.uk/online-applications/

Please confirm reason for consultation:

New residential scheme on previously developed site proposes 21.6% affordable housing
contribution in the form of 8 shared ownership units.

Supporting information:

=  Viability Appraisal provided.
= Planning Statement

Draft Heads of Terms/S106 and CIL matters:

Application Target Date/Committee Deadline: |3 week deadline is 23.12.21. No committee date set
as yet.

Fee: To be confirmed by consultant

NOTE FOR SUPPLIER: Please set out the fee for this advice and include the breakdown of the
charge in terms of numbers of hours/days required, the level of the employee(s) engaged and how
much time is included for clarification or responding to queries raised by the case officer.

Please be advised that once this fee is agreed, no additional fee will be due unless additional time or
tasks are specifically identified in advanced to fall outside of the original quote, and the additional
sum is agreed in writing by the South Downs National Park Authority. This must take place before
any extra work is undertaken. Please contact the case officer and
affordablehousing@southdowns.qov.uk with any queries on this matter.

' Minimum requirements for viability appraisals can be found in the Internal Guidance Protocol
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Viability Review Response Liss Forest Nursery, Petersfield Road, Liss, GU33 6HA: Viability Review Response

CBRE Limited
Henrietta House
Henrietta Place
London

W1G 0BG

Richard Ferguson

South Downs National Park Authority

South Downs Centre

North Street

Midhurst

West Sussex

GU29 9DH 31 May 2022

Dear Mr Ferguson

Liss Forest Nursery, Petersfield Road,
Liss, GU33 6HA: Viability Review
Response

Context

Cove Construction Limited (‘the Applicant) submitted a planning application (ref: SDNP/21/04848/FUL) to South
Downs National Park Authority (SDNPA’), validated in September 2021, for the redevelopment of Liss Forest Nursery,
Petersfield Road, Liss, GU33 6HA (‘the Site’) for the following:

‘Development of 37 dwellings (including affordable homes), alterations to existing access onto Petersfield Road, hard
and soft landscaping, drainage and all other associated development works’ (‘the Proposed Development’).

Turley Associates Limited (‘Turley’) prepared a Financial Viability Assessment (‘FVA") to accompany the submitted
planning application, setting out the Applicant’s affordable housing offer following viability testing of the Proposed
Development. The Applicant’s affordable housing offer contained within the FVA was as follows (despite the scheme
being marginally unviable) was for 21.6% Affordable Housing Provision (‘Proposed Scheme Appraisal’) which equated
to 8 units), with the 8 units delivered as Intermediate/Shared Ownership tenure. Turley also tested the Proposed
Development at a Policy Compliant level of affordable housing (‘Policy Compliant Appraisal’), determining that the
scheme was significantly unviable.

SDNPA subsequently instructed Bruton Knowles (‘BK’) to undertake a review (‘BK Review’) of Turley’s submitted FVA.
The Review is dated 11" February 2022. BK concluded that the Proposed Development is viable, whilst delivering a
policy compliant 50% affordable housing.

The Applicant hasinstructed CBRE Limited to assess the BK Review and comment on assumptions that are considered
acceptable as well as matters of dispute. The remainder of this letter responds to BK’s Review and adopts the same
headings for ease of cross-reference.
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Purpose of Report

The purpose of this document is for use by the Applicant and SDNPA as an up-to-date, robust Viability Review
Response (‘Review Response’) to the Review prepared by BK in February 2022, following Turley’s FVA submission in
September 2021. The Review Response incorporates market changes since the initial Turley FVA submission
regarding both revenues and costs for the Proposed Development.

CBRE has sought to restrict amendments to the viability modelling inputs to those necessary to reflect the present
day analyses of the scheme and has, where appropriate, sought to maintain any points of common ground with the BK
Review.

Benchmark Land Value

CBRE note the conclusion of the BK Review to accept the methodology and conclusions undertaken by specialist
valuation firm BCM, arriving at an Existing Use Value of £865,000, with a 20% premium applied to arrive at Benchmark
Land Value (‘BLV") of £1,038,000. CBRE maintain that this is a reasonable and justified BLV for the Site and do not
seek to revisit the BLV at this stage.

Residual Land Value

Gross Development Value

CBRE notes BK’s comments with regards to comparable evidence and the application to the units based on a plot by
plot basis for the Proposed Development.

The Applicant has been advised by local estate agents on achievable sales values. CBRE also comment that each plot
are relatively similar in their size and appeal, with each of the 3-bed+ units benefitting from garages. The only pricing
differential is assigned to whether a specific house type, for example Dean, is Semi-Detached or Detached.

Furthermore, the Proposed Development is appropriately designed to ensure that each unit benefits from pleasant
surrounds. CBRE does not consider the units benefit from superior views depending on orientation/position. CBRE
has included further consideration of the aspect of the gardens attached to each unit, and the additional value
generated.

Open Market Units

BK conclude that the sales values proposed in the submitted FVA are pessimistic. The GDV and blended sales rates
adopted on the open market units in the FVA and review response on a policy compliant basis (19 units) are as follows:

e Turley Open Market GDV: £11,160,000, equating to £392.10/ft?
e Bruton Knowles Open Market GDV: £12,730,000, equating to £447.26/ft*

CBRE further consider achieved values for the comparable schemes included by Turley and BK, commenting on the
appropriateness of the methodology undertaken to determine sales values, focusing on the strongest comparable
evidence for the Proposed Development.

Maple Walk, Longmoor Road, Liphook, Hampshire - Redrow (New Build)

BK state that the Maple Walk, Redrow scheme represents the best comparable evidence for the value of the open
market units within the Proposed Development. CBRE sets out recent comparable evidence within the Maple Walk
scheme, in comparison to the values adopted by the Applicant and BK.

NATIONAL PLANNING & DEVELOPMENT | PROPRIETARY & CONFIDENTIAL INFORMATION ©2022 CBRE, INC.
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detailed throughout, the £/ft? values achieved are lower for the larger units (for example, £406/ft* for 5 Turney Close
at 1,722ft> compared to smaller units (£439/ft for 11 Abbess Way).

Market Commentary

CBRE has engaged with Hamptons & Homes Estate Agents, to better understand the Greatham property market and
advice on pricing for the Proposed Development, and comparisons with the Oak Park/Andlers Wood developments.

Both Agents acknowledged that the Site is in a sought after location, however their opinions on Greatham/Liss as
specific sub-markets differ from that of BK. Liss is generally seen as the more affluent area, which also has the benefit
of a mainline station with direct access to Central London. Greatham is closer to Bordon/Whitehill which are
considered to be inferior, less sought after locations. Greatham is also considered to be inferior to Liss in terms of
amenity provision (shops, eateries, leisure facilities) and is more of a remote village location. The estate agents advised
on pricing for the Proposed Development, on the basis of a wholly private scheme as follows:

e Hamptons: Open Market GDV = £17,930,000, equating to £413/ft

e Homes Estate Agents: Open Market GDV = £18,785,000, equating to £425/ft?

Factoring the comparable evidence set out in the review response, CBRE has adopted the higher values set out by
Homes Estate Agents on a plot by plot basis for the open market units. The full schedule for the open market pricing
is contained within Appendix A.

Affordable Housing GDV

BK adoption of the Local Housing Allowance for the Blackwater Valley BRMA, £1,750 per unit per annum for
management, 3% rental voids and bad debts and capitalised yield of 5.25% on the Affordable Rented units are
agreeable assumptions.

CBRE has undertaken updated calculations of the Affordable Rented units (on the policy compliant scheme), which
equates to 47% of equivalent market value.

In relation to the Shared Ownership units, CBRE adopts an initial equity sale of 40% of the unrestricted Market Value
and an assumed rent at 2.75% on the unsold equity before capitalising the income at 5.25%. CBRE, to reach agreement
on this point with BK, accept the 5% adopted by BK and has updated the affordable housing modelling accordingly.

Following adjustments to the Open Market pricing and other associated assumptions within the affordable housing
modelling, CBRE adopt the following values for the Affordable Housing:

e Policy Compliant Development: £3,562,312 (£177,000 lower than BK)

o Proposed Development: £1,986,050 (£153,048 lower than BK)

CBRE comment that the minor differences in GDV between consultants owes to differences of opinion in open market
pricing and assumptions adopted within affordable housing modelling.

Golden Brick payment

CBRE notes BK’s comments regarding the ‘Golden Brick’ payment, with 30% Affordable Housing GDV paid on month
six of construction and the 70% balance payable monthly up until practical completion. The Applicant confirms this is
a reasonable approach and CBRE has therefore modelled this approach in the Viability appraisals.
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Development/Build Costs

The Applicant instructed Rider Levitt Bucknall (RLB") to prepare an updated cost estimate (‘Updated Cost Estimate”)
for the Proposed Development, further to the FVA Cost Estimate (‘FVA Cost Estimate”) prepared in June 2021.

RLB’s Updated Cost Estimate provides for total costs of £11,463,069 (Appendix B) inclusive of a contingency amount
of 5%. CBRE note the following changes to the update cost estimate:

e Residential base build costs — uplift of c.£930k
e Additional sustainability allowances - uplift of c.£150k

o Inflation (9.45%) from February 2021-May 2022 - uplift of c.£370k

RLB were originally instructed to price the scheme in February 2021, and did not account for inflation between February
2021-June 2021. This was an oversight. The below sections break down the amounts included in the updated cost
estimate further.

CBRE also note that the Applicant is waiting for up to date service capacity responses and connection quotes from
the utility companies, and have undertaken additional survey work to review/confirm the foundation design for the
site. The responses/reports are expected back in July 2022. Depending on the outcome of these responses, it could
result in additional cost having to be incurred by the Applicant and adopted in future cost estimates.

Build Cost Inflation
Construction Costs and Forecasted Cost Inflation

In the current market it is widely observed that there is a shortage of both materials and labour supply, negatively
affecting (from a developer’s perspective) the costs/efficiency of bringing forward development.

Gardiner & Theobald*(‘G&T?), an international independent construction and property consultancy, release quarterly
market data relating to the market sentiment and forecasted inflation for construction costs. G&T’s Q2 2022 market
update features wider global issues, including the Russia-Ukraine conflict, with the sanctions imposed bringing in a
new era of economic difficulties and inflation. This is clearly being witnessed in relation the dramatic rises in fuel and
energy prices. G&T continues to observe that war brings significant volatility, and this is set to be a feature of the
economic outlook for the foreseeable feature.

The greatest impact to UK construction has come from increased oil and gas prices, which has a knock on impact with
higher energy costs feeding through to the production of energy-intensive construction products and materials, which
has resulted in surcharges and price increase notifications (G&T, 2022). The G&T forecast also observes that
producers use forward energy contract/price hedging so there is typically a lag between wholesale energy cost rises
and impact on the cost of manufacturing products and materials. Therefore, even if the situation improves in the short
term, the cost of manufacturing products and materials energy intensive products and factory gate prices is unlikely
to drop in price.

2 Gardiner & Theobald (2022) Q2 2022 Tender Price Indicator
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The latest G&T annual percentage change Q2 2022, has estimated growth in construction costs since Q12021 at 5.5%,
with a further 5.0% forecast by Q2 2023. G&T state the key current factors affecting inflating costs are as follows:

e BCIS M&E Cost Index: 6% (Mar 2021-Mar 2022)
e Fabricated Structural Steel: 35.9% (Feb 2021 - Feb 2022)
e Construction Industry Wage Growth: 3.7% (year-on-year three month average growth to Feb 2022)

The above market factors are negatively impacting the Proposed Development and the ability to deliver the scheme
viably.

Base Build Costs

The Updated Cost Estimate provides a base build cost of £6,307,848, which equates to £142.79/ft% aligning with the
upper quartile rates of BCIS as at Q2 2022 and reflecting the higher quality form of development necessary to achieve
the house prices set out. The base build cost has increased significantly since February 2021, with the drivers including
shortage of materials, labour supply and market uncertainty.

External Costs

BK identified £1,844,156 relating to external works in the FVA cost estimate. CBRE seeks further clarification to
understand how BK arrived at this figure. CBRE note that the on-plot works in the Updated Cost Estimate remain at
7.5% of building works costs, well within the acceptable range of external cost allowances.

Abnormal Development Costs

A full break down of each abnormal cost has been set out within the FVA Cost Estimate and the Updated Cost Estimate.
Extra abnormal costs included within the Updated Cost Estimate are £3,600 per plot (ref: D.2.01 - 15) which account
for increased levels of insulation and triple glazed windows throughout the completed units, and as requested by
SDNPA.

BK note that abnormal costs amount to £1,973,052. CBRE seeks further clarification as to how BK arrived at this figure.

Contingency

CBRE note BK’s comments on the level of accepted contingency. CBRE maintain that 5% contingency is an appropriate
inclusion within the RLB Updated Cost Estimate, and is adopted by BNP Paribas® in the affordable housing viability
testing in SDNPA.

Professional Fees

BK argue that 8% is appropriate for the Proposed Development, owing to ‘relatively straight forward development
using standard house types and construction techniques’. CBRE maintain that 10% Professional Fees is an appropriate
allowance for the Proposed Development, given the Site requires significant levelling works, comprises a large number

% BNP Paribas (2017) Local Plan and Affordable Housing Viability Assessment — South Downs National Park Authority
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Deducting the Affordable GIA (the shared ownership units, which is subject to CIL relief) in Table 6 leaves a GIA area
of the private units/garages of 3,727m? (40,122ft?. This is marginally lower than the GIA area of the existing buildings
liable for CIL offset as determined by SDNPA® and therefore would not attract a CIL charge’. This requires confirmation
by SDNPA.

Marketing, Sales Costs and Legal Fees

CBRE maintain that a 3% allowance is reasonable for the marketing and sale costs for the Proposed Development, also
adopted by BNP Paribas in the SDNPA viability testing. CBRE has included the 3% allowance solely on the private
units.

Legal fees at £750 per unit as suggested by BK are too low. The Applicant advises that legal fees are in excess of the
£1,000 per unit allowance made within the FVA. CBRE maintain the legal costs allowance at £1,000 per private unit.

BK has including a £10,000 allowance for the cost of sale of affordable housing units and £350 per unit for the
conveyancing. CBRE has further discussed this inclusion with the Applicant. The Applicant budgets £17,500 to enter
into a design and build contract with a Registered Provider, although this figure is likely to be in excess of £25,000
based on previous developments delivered. The £17,500 is all-in figure for the disposal of the affordable units. CBRE
has therefore adopted this figure into the Policy Compliant and Proposed Development appraisal.

Finance Costs and Development Programme

CBRE notes BK’s comments and adopted finance rate. Finance rates typically vary from 6% - 7% per annum inclusive
of arrangement fees. CBRE adopts a finance rate of 6.5% as a compromise position.

% Reference Appendix 2 of the Turley FVA

7 Any estimated calculation and/or figures provided by CBRE is indicative only and subject to change. Any estimated calculation and/or
figures provided by CBRE cannot be relied upon by the client or the client’s representatives and CBRE accepts no liability or responsibility
for any claims, losses, additional costs, damages or expenses which may arise or may be sustained as a result of relying on the guidance,
estimated calculation or figures provided by CBRE in connection with CIL liability. Formal determination of the CIL liability will be made
by the relevant Charging Authority/ies upon issue of the Liability Notice, which is due to be paid in line with the payment procedure upon
commencement of the development. Local Planning Authorities may provide an estimate of CIL liability at the point of determination of
a planning application, however, this is at their discretion and not within CBRE’s control.
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CBRE also acknowledge BK’s acceptance of the development programme and sales disposal. CBRE consider the
construction period of 15 months light, but maintain this assumption for consistency.

Developer’s Profit Margin
BK adopt a profit margin of 17.5% on GDV for the open market housing units and 6% on GDV for the affordable units.

CBRE maintain that 20% Profit on GDV for the open market units is appropriate, and also adopted within BNP Paribas
viability testing in SDNPA.

Appraisal Results

CBRE has prepared a Policy Compliant appraisal of the Proposed Development, provided within Appendix D.

The Policy Compliant viability appraisal, incorporating a 48.6% affordable housing provision (policy compliant tenure
mix), the estimated S106 planning obligations and the minimum risk-adjusted developer’s return on GDV, generates
an outturn residual land value (‘RLV’) of -£575,568.

The RLV falls substantially below the BLV of £1,038,000.

The Policy Compliant appraisal demonstrates that the Proposed Development cannot viably accommodate a policy
compliant affordable housing provision and the estimated Section 106 planning obligations, whilst achieving a
reasonable developer’s return target (on GDV).

CBRE has prepared a Proposed Development appraisal, provided within Appendix E.

The Proposed Development appraisal, incorporating a 21.6% affordable housing provision (delivering 8x shared
ownership units), the estimated S106 planning obligations and the minimum risk-adjusted developer’s return on GDV,
generates an outturn residual land value (‘RLV") of £689,736.

The RLV falls below the BLV of £1,038,000, however CBRE consider the viability of the Proposed Development to be
marginal.

Conclusion

The appraisal results demonstrate that the Policy Compliant appraisal cannot viably accommodate provision of
affordable housing in conjunction with the estimated Section 106 planning obligations, whilst achieving the minimum
risk-adjusted developer’s return and the BLV. The Proposed Development appraisal, whilst an improved position, is
determined to still be unviable.

The commercial decision whether to proceed with the scheme and/ or to deliver a policy compliant affordable housing
provision will therefore be at the discretion, and risk, of the Applicant.

The Applicant has maintained a willingness, despite the Proposed Development appraisal being unviable, to propose
the 21.6% Affordable Housing for the Proposed Development, delivering 8 Intermediate/Shared Ownership units. This
is set against a back drop of market uncertainty, where escalating build costs are inflating at a rate far beyond
increasing house prices.

Please do contact me should you have any queries or wish to discuss this further.

NATIONAL PLANNING & DEVELOPMENT | PROPRIETARY & CONFIDENTIAL INFORMATION ©2022 CBRE, INC.



Viability Review Response Liss Forest Nursery, Petersfield Road, Liss, GU33 6HA: Viability Review Response

Yours sincerely

Enclosures:

Appendix A: Revised Scheme Pricing

Appendix B: RLB Updated Cost Estimate
Appendix C: GIA Area for CIL Calculations
Appendix D: Policy Compliant Viability Appraisal

Appendix E: Proposed Development Viability Appraisal
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A - Revised Scheme Pricing
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Viability Review Response B - RLB Updated Cost Estimate

B - RLB Updated Cost Estimate
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Viability Review Response C - GIA Areas for CIL Calculation

C - GIA Areas for CIL Calculation
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Client: Cove
Site Name: Liss Forest Nursery
Project Ref: 150715
Revision: -
Date: 11/04/2022

|
1 HYD 2 3 Bedroom House 1 1220 113.3
2/3 PEM/PEM 2 2 Bedroom House 1 1806 167.8
4 DEA 2 3 Bedroom House 1 1193 110.8
5/7 VYN/LON/VYN 2 2/3/2 Bedroom House 1 2887 268.2
8/9 LON/LON 2 3/3 Bedroom House 1 2106  195.7
10 ALV 2 4 Bedroom House 1 1766 164.1
11 ORM(DG) 2 5 Bedroom House 1 2209 205.2
12 OAK 2 4 Bedroom House 1 1585 147.3
13 ORM 2 5 Bedroom House 1 2086 193.8
14 HIL 2 4 Bedroom House 1 1784 165.7
15 AVI 2 4 Bedroom House 1 1772 164.6
16 HIL 2 4 Bedroom House 1 1784 165.7
17/18 VYN/VYN 2 2/2 Bedroom House 1 1812 168.3
19/20 VYN/LON 2 2/3 Bedroom House 1 1955 181.6
21/22 VYN/VYN 2 2/2 Bedroom House 1 1812 168.3
23 VYN 2 2 Bedroom House 1 865 80.4
24 HOU 2 3 Bedroom House 1 1082 100.5
25/26 PEM/DEA 2 2/3 Bedroom House 1 2137 198.5
27 ALV 2 4 Bedroom House 1 1766 164.1
28 ORM 2 5 Bedroom House 1 2086 193.8
29 AVI 2 4 Bedroom House 1 1772 164.6
30/31 DEA/DEA 2 3/3 Bedroom House 1 2474  229.8
32/33/34 LON/VYN/LON 2 3/2/3 Bedroom House 1 3031 281.6
35/36/37 VYN/ROM/ROM 2 2/1/1 Bedroom House/Flat 1 2139 198.7

212
212

212

212
212

212
212

19.7
19.7

19.7

19.7
19.7

19.7
19.7




Viability Review Response D - Policy Compliant Appraisal

D - Policy Compliant Appraisal

NATIONAL PLANNING & DEVELOPMENT | PROPRIETARY & CONFIDENTIAL INFORMATION ©2022 CBRE, INC.



Liss Nursery, Land at Petersfield Road - Viability Appraisal

Development Appraisal
CBRE Limited
31 May 2022



APPRAISAL SUMMARY CBRE LIMITED|

Liss Nursery, Land at Petersfield Road - Viability Appraisal

Appraisal Summary for Phase 1 Scenario 1- 48.6% AH, policy compliant tenure split

Currency in £

REVENUE
Sales Valuation Units ft2 Sales Rate ft2 Unit Price Gross Sales
Private Units 19 28,307 423.39 630,789 11,985,000
Affordable Rent 14 12,272 199.99 175,308 2,454,312
Shared Ownership 4 3,603 307.52 277,000 1,108,000
Totals 37 44,182 15,547,312
NET REALISATION 15,547,312
OUTLAY
ACQUISITION COSTS
Residualised Price (Negative land) (575,568)
(575,568)
Town Planning 17,094
17,094
CONSTRUCTION COSTS
Construction
ft2 Build Rate ft2 Cost
Construction 44,176 259.49 11,463,069 11,463,069
S278 Travel Plan 18,000
18,000
Section 106 Costs
S106/S278 Highways Contribution 65,000
S106 SPA Mitigation 15,000
80,000
PROFESSIONAL FEES
Professional Fees 10.00% 1,146,307
1,146,307
DISPOSAL FEES
Sales Agent & Marketing Fee 3.00% 359,550
AH Disposal Fee 17,500
Sales Legal Fee 37un 1,000.00 /un 37,000
414,050
FINANCE
Debit Rate 6.500%, Credit Rate 0.000% (Nominal)
Land (41,682)
Construction 365,937

Other 54,376
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Liss Nursery, Land at Petersfield Road - Viability Appraisal

Total Finance Cost 378,630
TOTAL COSTS 12,941,583
PROFIT

2,605,729
Performance Measures

Profit on Cost% 20.13%

Profit on GDV% 16.76%

Profit on NDV% 16.76%

IRR% (without Interest) 46.15%

Profit Erosion (finance rate 6.500) 2 yrs 10 mths



Viability Review Response E - Proposed Development Appraisal

E - Proposed Development Appraisal
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Liss Nursery, Land at Petersfield Road - Viability Appraisal

Development Appraisal
Patrizia/KSP
31 May 2022



APPRAISAL SUMMARY PATRIZIA/KSP|

Liss Nursery, Land at Petersfield Road - Viability Appraisal

Appraisal Summary for Phase 2 Scenario 2 - 21.6% AH Provision, 100% Shared Ownership

Currency in £

REVENUE
Sales Valuation Units ft2 Sales Rate ft2 Unit Price Gross Sales
Private Units 29 37,525 425.05 550,000 15,950,000
Shared Ownership Units 8 6,654 298.47 248,256 1,986,050
Totals 37 44,179 17,936,050
NET REALISATION 17,936,050
OUTLAY
ACQUISITION COSTS
Residualised Price 689,736
689,736
Stamp Duty 23,987
Effective Stamp Duty Rate 3.48%
Agent Fee 1.00% 6,897
Legal Fee 0.80% 5,518
Town Planning 17,094
53,496
CONSTRUCTION COSTS
Construction ft2 Build Rate ft? Cost
Construction 44,176 259.49 11,463,069
S278 Travel Plan 18,000
11,481,069
Section 106 Costs
S106/S278 Highways Contribution 65,000
S106 SPA Mitigation 15,000
80,000
PROFESSIONAL FEES
Professional Fees 10.00% 1,146,307
1,146,307
DISPOSAL FEES
Sales Agent & Marketing Fee 3.00% 478,500
AH Disposal Fee 17,500
Sales Legal Fee 37un 1,000.00 /un 37,000
533,000
FINANCE
Debit Rate 6.500%, Credit Rate 0.000% (Nominal)
Land 82,403

Construction 433,451
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Liss Nursery, Land at Petersfield Road - Viability Appraisal

Other 122,007
Total Finance Cost 637,861
TOTAL COSTS 14,621,468
PROFIT
3,314,582

Performance Measures

Profit on Cost% 22.67%
Profit on GDV% 18.48%
Profit on NDV% 18.48%
IRR% (without Interest) 33.34%

Profit Erosion (finance rate 6.500) 3 yrs 2 mths





















APPENDIX A

Instruction for Assessment of Viability Appraisal

Supplier: Bruton Knowles

Application No: SDNP/21/04848/FUL

Site Address: Liss Forest Nursery, Petersfield, Greatham, Hampshire, GU33 6HA
Proposal: 37 dwellings, alterations to existing access onto Petersfield Road, hard and soft
landscaping, drainage and all other associated development works

Case Officer: Richard Ferguson

Case Officer Contact Details: Richard.Ferguson@southdowns.gov.uk, 07872410433

Information to be provided by Case Officer (minimum required to enable assessment)

e Submitted plans

e Planning Statement (if submitted)

o Design and Access Statement (if submitted)
e Viability Assessment/Appraisal' -

The above can be found via: https://planningpublicaccess.southdowns.gov.uk/online-
applications/applicationDetails.do?active Tab=documents&keyVal=QZUA75TULS500

Please confirm reason for consultation:

The development is not policy compliant with Local Plan policy SD28. 50% is not proposed and
instead only 8 dwellings (shared ownership) are proposed to be provided. The submitted viability
appraisal seeks to justify this.

Supporting information:

Viability Appraisal and Planning Statement as submitted. Application can be seen via the weblink
above.

Draft Heads of Terms/S106 and CIL matters: The Highways Authority are seeking £75,000 in
transport contributions which will not have been factored into the applicant’s appraisal. Also, there
will also be a contribution towards mitigating recreational pressures upon the protected heathland
to the north. This figure has not yet been agreed but will likely be considerably lower than what the
Highways Authority are seeking.

Application Target Date/Committee Deadline: 10t March 2022.

Fee: £3, 500.

' Minimum requirements for viability appraisals can be found in the Internal Guidance Protocol

Version 4 (August 2021)



NOTE FOR SUPPLIER: Please set out the fee for this advice and include the breakdown of the
charge in terms of numbers of hours/days required, the level of the employee(s) engaged and how
much time is included for clarification or responding to queries raised by the case officer.

Please be advised that once this fee is agreed, no additional fee will be due unless additional time or
tasks are specifically identified in advanced to fall outside of the original quote, and the additional
sum is agreed in writing by the South Downs National Park Authority. This must take place before
any extra work is undertaken. Please contact the case officer and
affordablehousing@southdowns.qgov.uk with any queries on this matter.
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APPENDIX B

FLOWCHART FOR ADVICE AND PAYMENT

I. Planning application submitted without complying with Local Plan Policy APPLICANT

-

2. Request viability assessment is provided to support application, if not provided as part of
original submission. Obtain supporting evidence from applicant where appropriate, e.g.
structural survey, contamination/other abnormals reports. Refer to SPD and Viability
Framework information to check minimum requirements CASE OFFICER

-

3. Review of submitted viability assessment to check all relevant information submitted to
officer satisfaction. Start to interrogate details, ask questions. Consider/check S106 and CIL
requirements. Discuss with manager and affordablehousing@ about independent review
CASE OFFICER/MANAGER

-

4. Seek approval from applicant for independent assessment at their cost. Ask
affordablehousing@ for guide as to likely cost or check the indicative schedule
CASE OFFICER

-

5. Draft instruction to independent assessor, seek quote for works. Provide all relevant
information upfront (copy affordablehousing@), ask for advice if needed) CASE OFFICER

-

6. Seek approval from applicant for fee payment using quote and obtain full applicant/agent
contact details for payment CASE OFFICER

-

7. Instruction of independent assessor in line with SDNPA Protocol and quote details
(affordablehousing@ and link officer copied in). Separately provide applicant payment details
to affordablehousing@ CASE OFFICER

-

8. Purchase Order raised for independent assessor. GILL
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-

9. Review information and ask any questions SUPPLIER/CASE OFFICER
(Seek quote for additional work if needed and return to step 7)

-

[0. Draft advice from independent assessor received (copied to case officer and
affordablehousing@) SUPPLIER/CASE OFFICER

-

I'1. Review report and conclusions. Confirm if satisfied, ask for clarification if required.
(Seek quote for additional work if needed and return to step 7). CASE OFFICER

-

[2. Invoice raised and sent to applicant. GILL (via BHCC)

-

I3. Add note to Uniform as a reminder to check invoice paid before decision issued
CASE OFFICER

-

I4. Evaluation of advice and efficiency of supplier sent to affordablehousing@
CASE OFFICER

-

I5. Save all feedback forms in: l:\Planning\Performance And Technical\Specialist
Advice\Viability\Feedback Forms GILL

-

16. Check invoice has been paid (confirm with GILL) before decision is issued
CASE OFFICER
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APPENDIX C
Viability Appraisal Advice Feedback at Consultation Close

Supplier Name

Case Officer

Application Reference

Consultation Start Date

Consultation End Date

I. Did the supplier complete the advice within the specified time? Yes / No

If no, please give further details here

2. Did the supplier deliver an outcome that met the quality specified in the instruction? Yes /
No

If not, why not?

3. Please give details where the supplier has not met expectations for one or more elements of
the instruction, if not already mentioned above

4. What were the key findings of the review?

5. What assurances, if any would you seek before engaging with this company in the future?

Please return the completed questionnaire to the relevant Link Officer and
affordablehousing@southdowns.gov.uk.
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APPRAISAL SUMMARY

BRUTON KNOWLES|

Liss Forest Nursery
Proposed Development
June 2022

Performance Measures
Profit on Cost%
Profiton GDV%

Profit on NDV%

IRR% {(withaut Interest)

Profit Erosion (finance rate 6.500)
Cost per Gross ft?

Cost per Net ft2

Land Cost pAcre
Land Cost per Plot

19.36%
16.22%
16.22%

28.10%

2 ys 9 mths
182

182

0
1,122,077

Prgect K:\Argu-.iss Ferest Nursery, Greatham\Proposed Development (June 2022).wctx

ARGUS Developer Version: 8.30.001

Date: 27/06/2022



This document was created with Win2PDF available at htip.//www.win2pdf.com.
The unregistered version of Win2PDF is for evaluation or non-commercial use only.
This page will not be added after purchasing Win2PDF.






APPRAISAL SUMMARY

BRUTON KNOWLES|

Liss Forest Nursery
Policy Compliant Development
Performance Measures

Profit on Cost% 17.50%
Profiton GDV% 14.89%
Profit on NDV% 14.89%
IRR% {(withaut Interest) 32.20%
Profit Erosion (finance rate 6.500) 2 yrs 6 mths
Cost per Gross ft? 158
Cost per Net ft2 158
Land Cost pAcre 0
Land Cost per Plot 333,806
Prgect K:\Argu Liss Ferest Nursery, Greatham\Pdicy Compliant Development (June 2022) weix

ARGUS Developer Version: 8.30.001

Date: 27/06/2022



This document was created with Win2PDF available at htip.//www.win2pdf.com.
The unregistered version of Win2PDF is for evaluation or non-commercial use only.
This page will not be added after purchasing Win2PDF.





















APPRAISAL SUMMARY BRUTON KNOWLES|

Liss Forest Nursery
Proposed Development

June 2022
2,929,910
Performance Measures
Profit on Cost% 19.25%
Profiton GDV% 16.14%
Profit on NDV% 16.14%
IRR% {(withaut Interest) 29.52%
Profit Erosion (finance rate 6.500) 2 yrs 9 mths
Cost per Gross ft? 172
Cost per Net ft2 172
Land Cost pAcre 0
Land Cost per Plot 775,200

Prgect K:\Argu-.iss Ferest Nursery, Greatham\Proposed Development (June 2022 £425 per sq ft).weix
ARGUS Deveaper Version: 8.30.001 Date: 27/06/2022



This document was created with Win2PDF available at htip.//www.win2pdf.com.
The unregistered version of Win2PDF is for evaluation or non-commercial use only.
This page will not be added after purchasing Win2PDF.






APPRAISAL SUMMARY

BRUTON KNOWLES|

Liss Forest Nursery
Proposed Development
June 2022

Performance Measures
Profit on Cost%
Profiton GDV%

Profit on NDV%

IRR% {(withaut Interest)

Profit Erosion (finance rate 6.500)
Cost per Gross ft?

Cost per Net ft2

Land Cost pAcre
Land Cost per Plot

19.36%
16.22%
16.22%

28.10%

2 ys 9 mths
182

182

0
1,122,077

Prgect K:\Argu-_iss Ferest Nursery, Greatham\Proposed Development (June 2022).wctx

ARGUS Developer Version: 8.30.001

Date: 27/06/2022



This document was created with Win2PDF available at htip.//www.win2pdf.com.
The unregistered version of Win2PDF is for evaluation or non-commercial use only.
This page will not be added after purchasing Win2PDF.






APPRAISAL SUMMARY

BRUTON KNOWLES|

Liss Forest Nursery
Policy Compliant Development

Performance Measures
Profit on Cost%
Profiton GDV%

Profit on NDV%

IRR% {(withaut Interest)

Profit Erosion (finance rate 6.500)
Cost per Gross ft?

Cost per Net ft2

Land Cost pAcre
Land Cost per Plot

17.50%
14.89%
14.89%

32.20%

2 yrs 6 mths
158

158

0
333,806

Prgect K\ArgusEllLiss Farest Nursery, Greatham\Pdicy Compliant Develgpment (June 2022).wefx

ARGUS Developer Version: 8.30.001

Date: 27/06/2022



This document was created with Win2PDF available at htip.//www.win2pdf.com.
The unregistered version of Win2PDF is for evaluation or non-commercial use only.
This page will not be added after purchasing Win2PDF.
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