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Appendix 1: West of Braintree Assumptions & Appraisal  

 

The following worksheets present: 

 Land Use breakdown 
 Strategic Cost & Other Assumptions 
 Site Specific Costs, Values & Assumptions 
 Full Scheme Appraisal 

The appraisal illustrates the modelling for the following scenario: 

 30% Affordable housing, of which 80% Affordable Rent and 20% Shared Ownership 
 5% Cost uplift (contingency) 
 5% Value uplift (premium over base residential values) 

All other appraisals are based upon a constant basis, with amendments to the residential 
values and cost contingency assumptions. 

 



LANDUSE ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
West of Braintree + 5% Cost Uplift; +5% Value Uplift

Total Site Housing Tenure
Total Gross Site Area 486 hectares Overall Percentage Private Units 70% User to define typology

Of which:  Private Type 1 100% private sale
Private Type 2 User to define

Split By Use Private Type 3 User to define

Residential 50.0% 243 ha
Open Space (strategic, formal & informal) 34.0% 165 ha Overall Percentage Affordable Units 30% User to define typology
Infrastructure (incl roads, utilities, community facilities) 12.5% 61 ha Of which:  AH Type 1 80% affordable rent
Employment B1 /Offices 0.7% 3 ha AH Type 2 20% shared ownership
Employment B2 B8 / Industrial 1.0% 5 ha AH Type 3 starter homes

Retail & Leisure 1.8% 9 ha
Check 100.0% 486 ha Commercial Floorspace

Use Total Ha Plot Density Storeys Sqm (gross)

Employment B1 /Offices 3 40% 2 27,216
Total Residential Units Employment B2 B8 / Industrial 5 40% 1 19,440

Average dwellings per hectare 35 dph Retail & Leisure 9 40% 1 34,992
Total Dwelling Units 8,505 dwellings Total all commercial 17 81,648
Residential floorspace average per hectare 3,290 sqm / ha
Residential floorspace average per acre 14,320 sq ft / acre Total Jobs*

Use Sqm (gross) Net to gross Sqm per job Total jobs
8505 Employment B1 /Offices 27,216 80% 20 1,089

Total Population Employment B2 B8 / Industrial 19,440 80% 50 311

Average Household size 2.4 per unit Retail & Leisure 34,992 80% 15 1,866
Total Population 20,412 residents Total all commercial 3,266

*Note additional jobs would be created in community facilities & through construction activity

Created on: 05/05/2017



SCHEME WIDE COST ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
West of Braintree + 5% Cost Uplift; +5% Value Uplift

SCHEME WIDE ENABLING WORKS SUMMARY ALL INFRASTRUCTURE
Physical Costs: Site Preparation & Enabling Costs Unit/cost Total Type Summary of infra costs (excluding fees, finance & contingencies) Per Unit Total
- Based upon generic cost per residential unit £20,000 £170.1 m Enabling Sub Total All Enabling Costs £24,115 £205.1m

Sub Total £170.1 m Sub Total All Planning Obligations £27,486 £233.8m
Total £51,602 £438.9m

SCHEME WIDE COMMUNITY INFRASTRUCTURE
On Site: Core Social Infrastructure Cost per unit Total Type SCHEME WIDE ADDITIONAL COST ASSUMPTIONS
Education £9,000 £76.5 m Obligation Professional Fees & Other Costs Amount Total
Community & Health £2,250 £19.1 m Obligation Strategic Planning Costs (masterplanning & approvals) - per unit £400 £3.4 m
Open Spaces, Leisure & Sports £2,750 £23.4 m Obligation Scheme Year first Strategic Planning Costs accrue 5 (Year)
Environmental / sustainability / waste £500 £4.3 m Obligation Number of years Strategic Planning Costs applicable 3 (Years spread)

Sub Total £14,500 £123.3 m Professional Fees (design & delivery of scheme wide works) 6.0% £24.5 m
Stamp Duty Land Tax (on land sales) 5.3% (on value)

SCHEME WIDE OTHER ITEMISED INFRASTRUCTURE Agent Fees (on land sales) 1.0% (on value)

On Site Total Type Legal Fees (on land sales) 0.5% (on value)

£5.0 m Obligation
£0.3 m Obligation MASTER DEVELOPER / LDV RETURN
£5.0 m Obligation Allowance for master-developer/LDV/infra contractor profit Amount Total
£6.0 m Obligation Masterdeveloper / LDV / infrastructure contractor profit rate 15.0% (on cost)

£13.0 m Enabling
£8.5 m Obligation CONTINGENCIES

Contingencies by Type Amount Total
Scheme Wide Community Infrastructure 5.0% £6.2 m

Sub Total £37.8 m Scheme Wide Other Itemised Infrastructure - On Site 5.0% £1.9 m
Scheme Wide Other Itemised Infrastructure - Off Site 5.0% £3.9 m

Off Site Total Type Scheme Wide Enabling Works 5.0% £8.5 m

£13.0 m Enabling
£9.0 m Enabling On Plot: Constructions Costs (on plot calc)

Active Modes A1, A2, A3 & A4 (cycleway improvements) £6.7 m Obligation
PT4 - A131/A130 Bus Lane £8.0 m Obligation SCHEME WIDE DISCOUNT RATE, FINANCE & MIRR ASSUMPTIONS

£6.0 m Obligation Contingencies by Type Amount Total
£15.0 m Obligation Discount Rate (for use in NPV calculations, pre finance costs) 2.5%
£7.0 m Obligation General Finance Rate (For Baseline Appraisal) 6.0% per anum

£13.0 m Obligation % of Scheme Wide Costs debt financed 100.0%
Sub Total £77.7 m Finance Rate (For MIRR calculation) 6.0% per anum

Reinvest rate (For MIRR calculation) 6.0% per anum
Management & Long Term Governance Total Type

£30.0 m Obligation INFLATION
Type Amount Total

Sub Total £30.0 m Cost inflation: On scheme wide costs per anum
Cost inflation: On plot based build costs per anum

Land Assembly Total Value inflation: On plot based building capital values per anum

Utilities - 5km trunk mains, discharge upgrade & 6km connection to WWTW

Contrib to strategic Public Transport solutions (@ £1,500 per unit)

PT6 - Rapid Transit & Flagship Cycle route NW Braintree

Travel plan measures (@ £1500/unit)
Employment Support (@ £1,000/unit)

Utilities - Primary Substations, gas & telecoms

Country Park landscaping
A4 Shalford Rd / Pods Lane Quietway

PT5 Rapid Transit & Flagship Cycle Route

PT7 Transit Hub

R2 & R3 A120/B1256 Improvements (Interim & Final)
R1 - A120/B1256 New WesternJunction

Open space endowments

Created on: 05/05/2017



SITE BASED COST & VALUE ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
West of Braintree + 5% Cost Uplift; +5% Value Uplift

RESIDENTIAL Private Type 1 Private Type 2 Private Type 3 AH Type 1 AH Type 2 AH Type 3
private sale User to define User to define affordable rent shared ownership starter homes

Unit Size (sq m) 100 100 100 80 80 80

Capital value (per sq m) £3,843 £3,843 £3,843 £1,921 £2,882 £3,074

Build cost (per sq m) £1,167 £1,167 £1,167 £1,167 £1,167 £1,167
Sales related fees

Profit on sales (to plot developer) (on sales value) 20.0% 20.0% 20.0% 6.0% 6.0% 10.0%

Sales fees (on sales value) 1.0% 1.0% 1.0% 1.0%

Legal fees (on sales value) 0.5% 0.5% 0.5% 0.5% 0.5% 0.5%

Marketing costs (on sales value) 1.0% 1.0% 1.0% 1.0%

Other costs

External works & estate roads (on build cost) 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%

Professional fees (on build cost) 8.0% 8.0% 8.0% 8.0% 8.0% 8.0%

Finance Rate (for site based works) (on build cost) 6.0% 6.0% 6.0% 6.0% 6.0% 6.0%

Percentage of cost subject to finance charges 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Community Infrastructure Levy Rate (£ per sq m)

Equivalent Land value (£ per ha) £5.2m £5.2m £5.2m £0.8m £3.3m £3.3m

COMMERCIAL B1 / Offices B2, B8 Industrial Retail/Leisure

Assumed rent (per sqm) £81.00 £161.00

Assumed Yield 7.0% 6.0% 6.5%

Equivalent Capital Value (per sq m) £0 £1,350 £2,477

Build cost (per sq m) £804.00 £759.00

Sales related fees

Profit on sales (to site developer) (on sales value) 17.5% 17.5% 17.5%

Sales fees (on sales value) 1.0% 1.0% 1.0%

Legal fees (on sales value) 0.5% 0.5% 0.5%

Marketing costs (on sales value) 2.0% 2.0% 2.0%

Other costs

External works & estate roads (on build cost) 10.0% 10.0% 10.0%

Professional fees (on build cost) 8.0% 8.0% 8.0%

Finance Rate (for plot based works) (on build cost) 6.0% 6.0% 6.0%

Percentage of cost as debt for finance charges 100.0% 100.0% 100.0%

Community Infrastructure Levy Rate (£ per sq m)

Equivalent Land value (£ per ha) £0.0m £0.3m £4.1m



BASELINE APPRAISAL 30% Affordable Housing (80:20 AR:SO)
West of Braintree + 5% Cost Uplift; +5% Value Uplift

DEVELOPMENT PHASING 15/16 16/17 17/18 18/19 19/20 20/21 21/22 22/23 23/24 24/25 25/26 26/27 27/28 28/29 29/30 30/31 31/32 32/33 33/34 34/35 35/36 40/41 45/46 50/51 55/56 60/61
Phasing & Trajectories Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Cumulative Housing completions 8,505 50 200 500 800 1,100 1,400 1,700 2,000 2,300 2,600 2,900 3,200 3,500 3,800 4,100 4,400 4,700 5,000 5,300 5,600 5,900 6,200 6,500 6,800 7,100 7,400 7,700 8,000 8,300 8,505 8,505 8,505 8,505 8,505 8,505 8,505 8,505 8,505 8,505 8,505 8,505 8,505

Cumulative Commercial floorspace 81,648 2,500 10,000 12,500 15,000 27,500 30,000 32,500 35,000 37,500 40,000 47,500 50,000 52,500 65,000 67,500 70,000 77,492 80,208 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648 81,648

LAND SALES & RETURNS 15/16 16/17 17/18 18/19 19/20 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Land Disposal (Hectares per year) Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Residential (Private Type 1) 170 ha 1.0 3.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 4.1
Residential (Private Type 2)
Residential (Private Type 3)
Residential (Affordable Type 1) 58 ha 0.3 1.0 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 1.4
Residential (Affordable Type 2) 15 ha 0.1 0.3 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.4
Residential (Affordable Type 3)
Employment B1/offices 3 ha 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2
Employment B2/B8 5 ha 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.4
Retail/leisure 9 ha 1.3 2.5 1.3 2.5 1.2
Total all ha (developable area) 260 ha 1.4 4.3 9.0 10.3 9.0 9.0 11.5 9.0 9.0 9.0 9.0 9.0 10.3 9.0 9.0 11.5 9.0 9.0 10.3 9.0 8.9 8.6 8.6 8.6 8.6 8.6 8.6 8.6 8.6 5.9
Total all ha (non developable area) (Pro rata) 226 ha 1.2 3.7 7.8 8.9 7.8 7.8 10.0 7.8 7.8 7.8 7.8 7.8 8.9 7.8 7.8 10.0 7.8 7.8 8.9 7.9 7.8 7.4 7.4 7.4 7.4 7.4 7.4 7.4 7.4 5.1

Land Sales Returns (£ per year) Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Residential (Private Type 1) £877 m 5.2 15.5 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 30.9 21.1
Residential (Private Type 2)
Residential (Private Type 3)
Residential (Affordable Type 1) £47 m 0.3 0.8 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.1
Residential (Affordable Type 2) £49 m 0.3 0.9 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.2
Residential (Affordable Type 3)
Employment B1/offices
Employment B2/B8 £1 m 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1
Retail/leisure £36 m 5.1 10.2 5.1 10.2 5.1
Sub Total £1,010 m 5.7 17.2 34.4 39.5 34.4 34.4 44.5 34.4 34.4 34.4 34.4 34.4 39.5 34.4 34.4 44.5 34.4 34.4 39.5 34.4 34.4 34.3 34.3 34.3 34.3 34.3 34.3 34.3 34.3 23.5

Less Sales Related Fees Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Stamp Duty Land Tax 5.3% £54 m 0.3 0.9 1.8 2.1 1.8 1.8 2.4 1.8 1.8 1.8 1.8 1.8 2.1 1.8 1.8 2.4 1.8 1.8 2.1 1.8 1.8 1.8 1.8 1.8 1.8 1.8 1.8 1.8 1.8 1.2
Agent 1.0% £10 m 0.1 0.2 0.3 0.4 0.3 0.3 0.4 0.3 0.3 0.3 0.3 0.3 0.4 0.3 0.3 0.4 0.3 0.3 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2
Legal Fees 0.5% £5 m 0.0 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1
Sub Total Sales related fees £69 m 0.4 1.2 2.3 2.7 2.3 2.3 3.0 2.3 2.3 2.3 2.3 2.3 2.7 2.3 2.3 3.0 2.3 2.3 2.7 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 1.6

Total all Land Sales & Returns (net of fees) £941 m 5.3 16.0 32.0 36.8 32.0 32.0 41.5 32.0 32.0 32.0 32.0 32.0 36.8 32.0 32.0 41.5 32.0 32.0 36.8 32.0 32.1 32.0 32.0 32.0 32.0 32.0 32.0 32.0 32.0 21.9

INFRASTRUCTURE COSTS 15/16 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Scheme Wide Enabling Works Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
- Based upon generic allowance per residential unit £20,000 £170.1 m 1.0 3.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 4.1
Scheme Wide Community Infrastructure Total
Education facilities £78.8 m 3.6 3.6 13.2 10.0 3.6 3.6 3.6 3.6 12.4 3.6 3.6 3.6 3.6 3.6 3.6
Community & Health facilities £19.1 m 0.1 0.3 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.5
Open Spaces, Leisure & Sports facilities/pitches £23.4 m 0.1 0.4 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.6
Environmental / sustainability / waste £4.3 m 0.0 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1
Scheme Wide Other Itemised infrastructure - On Site Total
Country Park landscaping £5.0 m 5.0
A4 Shalford Rd / Pods Lane Quietway £0.3 m 0.3
PT5 Rapid Transit & Flagship Cycle Route £5.0 m 5.0
PT7 Transit Hub £6.0 m 6.0
Travel plan measures (@ £1500/unit) £13.0 m 0.2 0.2 0.3 0.3 0.4 0.4 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.2
Employment Support (@ £1,000/unit) £8.5 m 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5

Scheme Wide Other Itemised infrastructure - Off Site
Utilities - Primary Substations, gas & telecoms £13.0 m 2.5 0.5 0.5 9.0 0.5
Utilities - 5km trunk mains, discharge upgrade & 6km connection to WWTW £9.0 m 4.0 4.0 1.0
Active Modes A1, A2, A3 & A4 (cycleway improvements) £6.7 m 2.7 2.0 2.0
PT4 - A131/A130 Bus Lane £8.0 m 8.0
PT6 - Rapid Transit & Flagship Cycle route NW Braintree £6.0 m 6.0
R2 & R3 A120/B1256 Improvements (Interim & Final) £15.0 m 5.0 10.0
R1 - A120/B1256 New WesternJunction £7.0 m 7.0
Contrib to strategic Public Transport solutions (@ £1,500 per unit) £13.0 m 13.0
Management & Long Term Governance 
Open space endowments £30.0 m 5.0 5.0 5.0 5.0 5.0 5.0

Land Assembly

All Infrastructure Costs Sub Total £441.2 m 7.5 18.8 17.1 21.8 10.5 33.1 31.8 20.7 13.7 21.2 8.7 21.3 18.8 13.7 8.7 12.3 12.3 13.7 21.1 8.2 11.8 16.8 8.2 8.1 11.7 11.7 8.1 8.1 8.1 9.7 5.0 0.2

Professional Fees Rate Total
Strategic Planning Costs £3.4m £3.4m 1.1 1.1 1.1
Professional Fees 6.0% £26.5m 0.5 1.1 1.0 1.3 0.6 2.0 1.9 1.2 0.8 1.3 0.5 1.3 1.1 0.8 0.5 0.7 0.7 0.8 1.3 0.5 0.7 1.0 0.5 0.5 0.7 0.7 0.5 0.5 0.5 0.6 0.3 0.0

Master developer / contractor profit Rate Total
On infrastructure costs (excluding management & gov) 15.0% £61.7m 1.1 2.1 2.6 3.3 1.6 4.2 4.8 3.1 2.0 2.4 1.3 3.2 2.8 1.3 1.3 1.8 1.8 1.3 3.2 1.2 1.8 1.8 1.2 1.2 1.7 1.7 1.2 1.2 1.2 1.4 0.8 0.0

Contingencies Rate Total
Scheme Wide Site Enabling Costs 5.0% £8.5 m 0.1 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2
Scheme Wide Community Infrastructure 5.0% £6.3 m 0.2 0.2 0.1 0.1 0.1 0.7 0.6 0.1 0.1 0.1 0.3 0.3 0.1 0.1 0.3 0.3 0.1 0.7 0.1 0.3 0.3 0.1 0.1 0.3 0.3 0.1 0.1 0.1 0.3 0.2
Scheme Wide Other Itemised - On Site 5.0% £1.9 m 0.0 0.0 0.3 0.0 0.3 0.0 0.1 0.3 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Scheme Wide Other Itemised - Off Site 5.0% £3.9 m 0.3 0.3 0.3 0.4 0.1 0.7 0.5 0.1 0.4 0.5 0.3

Scheme Wide Cost Inflation factor (if appropriate) 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Total all Costs (including fees & contingencies) £553.3 m 1.1 1.1 1.1 9.5 22.7 21.6 27.4 13.2 40.6 40.0 26.0 17.2 25.6 10.9 26.8 23.6 16.2 10.9 15.4 15.4 16.2 26.5 10.3 14.8 20.1 10.3 10.1 14.7 14.7 10.1 10.1 10.1 12.2 6.3 0.3

CASHFLOW BEFORE FINANCE 15/16 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Land Disposal (Hectares per year) Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Total Revenue £941 m 5.3 16.0 32.0 36.8 32.0 32.0 41.5 32.0 32.0 32.0 32.0 32.0 36.8 32.0 32.0 41.5 32.0 32.0 36.8 32.0 32.1 32.0 32.0 32.0 32.0 32.0 32.0 32.0 32.0 21.9
Total Costs £553 m 1.1 1.1 1.1 9.5 22.7 21.6 27.4 13.2 40.6 40.0 26.0 17.2 25.6 10.9 26.8 23.6 16.2 10.9 15.4 15.4 16.2 26.5 10.3 14.8 20.1 10.3 10.1 14.7 14.7 10.1 10.1 10.1 12.2 6.3 0.3
Balance per anum £388 m -1.1 -1.1 -1.1 -9.5 -17.3 -5.6 4.6 23.6 -8.6 -8.0 15.5 14.8 6.4 21.1 5.3 8.4 20.6 21.1 16.6 26.1 15.8 5.5 26.5 17.2 12.0 21.7 21.8 17.3 17.3 21.8 21.8 21.8 19.8 15.5 -0.3
Balance Cumulative -1.1 -2.3 -3.4 -12.9 -30.2 -35.8 -31.1 -7.5 -16.1 -24.1 -8.6 6.3 12.7 33.8 39.1 47.5 68.1 89.3 105.9 132.0 147.8 153.3 179.8 197.1 209.1 230.8 252.6 269.9 287.2 309.1 330.9 352.8 372.6 388.1 387.8 387.8 387.8 387.8 387.8 387.8 387.8 387.8 387.8 387.8 387.8 387.8

IRR (before finance) 19.9% Modified IRR 12.7% Total Site Area (hectares)
Net Present Value (before finance) 197.5 Finance Rate for MIRR 6.0% Equivalent RLV per hectare
Discount Rate (long term >25 yrs) 2.5% Reinvest rate for MIRR 6.0% Equivalent RLV per acre

CASHFLOW AFTER FINANCE
Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50

Total Finance Charges (on carry over) 6.0% -£15 m -0.1 -0.1 -0.2 -0.8 -1.9 -2.4 -2.3 -1.0 -1.6 -2.2 -1.4 -0.6 -0.2
Total Finance Charges (in year, assuming midpoint) -£2 m 0.0 0.0 0.0 -0.3 -0.5 -0.2 -0.3 -0.2 0.0
Balance per anum £372 m -1.2 -1.2 -1.3 -10.0 -18.7 -7.7 2.2 21.3 -9.8 -9.8 13.3 13.5 5.8 20.9 5.3 8.4 20.6 21.1 16.6 26.1 15.8 5.5 26.5 17.2 12.0 21.7 21.8 17.3 17.3 21.8 21.8 21.8 19.8 15.5 -0.3
Balance Cumulative -1.2 -2.4 -3.7 -13.7 -32.3 -40.0 -37.8 -16.4 -26.3 -36.1 -22.7 -9.2 -3.4 17.6 22.8 31.3 51.8 73.0 89.6 115.7 131.5 137.1 163.6 180.8 192.8 214.5 236.3 253.6 270.9 292.8 314.6 336.5 356.3 371.8 371.6 371.6 371.6 371.6 371.6 371.6 371.6 371.6 371.6 371.6 371.6 371.6

IRR (before finance) 17.0% Modified IRR 18.0% Total Site Area (hectares)
Net Present Value (before finance) NA Finance Rate for MIRR 6.0% Equivalent RLV per hectare
Discount Rate (long term >25 yrs) NA Reinvest rate for MIRR 6.0% Equivalent RLV per acre

£764,513

£309,144

£798,038

486

£322,701

486

Created on: 05/05/2017
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Appendix 2: Colchester Braintree Borders Assumptions & Appraisal
  

 

The following worksheets present: 

 Land Use breakdown 
 Strategic Cost & Other Assumptions 
 Site Specific Costs, Values & Assumptions 
 Full Scheme Appraisal 

The appraisal illustrates the modelling for the following scenario: 

 30% Affordable housing, of which 80% Affordable Rent and 20% Shared Ownership 
 5% Cost uplift (contingency) 
 5% Value uplift (premium over base residential values) 

All other appraisals are based upon a constant basis, with amendments to the residential 
values and cost contingency assumptions. 

  



 LANDUSE ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
Colchester Braintree Borders + 5% Cost Uplift; +5% Value Uplift

Total Site Housing Tenure
Total Gross Site Area 1,300 hectares Overall Percentage Private Units 70% User to define typology

Of which:  Private Type 1 100% private sale
Private Type 2 User to define

Split By Use Private Type 3 User to define
Residential 52.0% 676 ha
Open Space (strategic, formal & informal) 26.5% 345 ha Overall Percentage Affordable Units 30% User to define typology
Infrastructure (incl roads, utilities, community facilities) 15.0% 195 ha Of which:  AH Type 1 80% affordable rent
Employment B1 /Offices 0.5% 7 ha AH Type 2 20% shared ownership
Employment B2 B8 / Industrial 2.5% 33 ha AH Type 3 starter homes
Retail & Leisure 3.5% 46 ha
Check 100.0% 1300 ha Commercial Floorspace

Use Total Ha Plot Density Storeys Sqm (gross)
Employment B1 /Offices 7 40% 2 52,000

Total Residential Units Employment B2 B8 / Industrial 33 40% 1 130,000
Average dwellings per hectare 35 dph Retail & Leisure 46 40% 1 182,000
Total Dwelling Units 23,660 dwellings Total all commercial 85 364,000
Residential floorspace average per hectare 3,290 sqm / ha
Residential floorspace average per acre 14,320 sq ft / acre Total Jobs*

Use Sqm (gross) Net to gross Sqm per job Total jobs
23660 Employment B1 /Offices 52,000 80% 20 2,080

Total Population Employment B2 B8 / Industrial 130,000 80% 50 2,080
Average Household size 2.4 per unit Retail & Leisure 182,000 80% 15 9,707
Total Population 56,784 residents Total all commercial 13,867

*Note additional jobs would be created in community facilities & through construction activity

Created on: 05/05/2017



SCHEME WIDE COST ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
Colchester Braintree Borders + 5% Cost Uplift; +5% Value Uplift

SCHEME WIDE ENABLING WORKS SUMMARY ALL INFRASTRUCTURE
Physical Costs: Site Preparation & Enabling Costs Unit/cost Total Type Summary of infra costs (excluding fees, finance & contingencies) Per Unit Total
- Based upon generic cost per residential unit £20,000 £473.2 m Enabling Sub Total All Enabling Costs £21,775 £515.2m

Sub Total £473.2 m Sub Total All Planning Obligations £28,197 £667.1m

Total £49,972 £1182.3m
SCHEME WIDE COMMUNITY INFRASTRUCTURE
On Site: Core Social Infrastructure Cost per unit Total Type SCHEME WIDE ADDITIONAL COST ASSUMPTIONS
Education £9,000 £212.9 m Obligation Professional Fees & Other Costs Amount Total
Community & Health £2,250 £53.2 m Obligation Strategic Planning Costs (masterplanning & approvals) - per unit £300 £7.1 m

Open Spaces, Leisure & Sports £2,750 £65.1 m Obligation Scheme Year first Strategic Planning Costs accrue 6 (Year)

Environmental / sustainability / waste £500 £11.8 m Obligation Number of years Strategic Planning Costs applicable 3 (Years spread)

Sub Total £14,500 £343.1 m Professional Fees (design & delivery of scheme wide works) 6.0% £67.9 m

Stamp Duty Land Tax (on land sales) 5.3% (on value)
SCHEME WIDE OTHER ITEMISED INFRASTRUCTURE Agent Fees (on land sales) 1.0% (on value)

On Site Total Type Legal Fees (on land sales) 0.5% (on value)

£5.0 m Obligation
£0.4 m Obligation MASTER DEVELOPER / LDV RETURN

£42.5 m Obligation Allowance for master-developer/LDV/infra contractor profit Amount Total
£4.2 m Obligation Masterdeveloper / LDV / infrastructure contractor profit rate 15.0% (on cost)

£50.0 m Obligation
£6.0 m Obligation CONTINGENCIES

£36.0 m Obligation Contingencies by Type Amount Total
£18.0 m Obligation Scheme Wide Community Infrastructure 5.0% £17.2 m

Sub Total £162.1 m Scheme Wide Other Itemised Infrastructure - On Site 5.0% £8.1 m

Scheme Wide Other Itemised Infrastructure - Off Site 5.0% £7.7 m
Off Site Total Type Scheme Wide Enabling Works 5.0% £23.7 m

£30.0 m Enabling

£12.0 m Enabling On Plot: Constructions Costs (on plot calc)

£1.5 m Obligation
SCHEME WIDE DISCOUNT RATE, FINANCE & MIRR ASSUMPTIONS

£9.0 m Obligation Contingencies by Type Amount Total
£41.5 m Obligation Discount Rate (for use in NPV calculations, pre finance costs) 2.5%
£36.0 m Obligation General Finance Rate (For Baseline Appraisal) 6.0% per anum

£24.0 m Obligation % of Scheme Wide Costs debt financed 100.0%
Sub Total £154.0 m Finance Rate (For MIRR calculation) 6.0% per anum

Reinvest rate (For MIRR calculation) 6.0% per anum
Management & Long Term Governance Total Type

£50.0 m Obligation INFLATION
Type Amount Total

Sub Total £50.0 m Cost inflation: On scheme wide costs per anum

Cost inflation: On plot based build costs per anum
Land Assembly Total Value inflation: On plot based building capital values per anum

A2 & A4 - Active Modes Connections to Rural Hinterland, Cycle Links

R2 - A12 Southern junction with Garden Community
Contribution to A120 (@ £1,500 per unit)

Open space endowments

Employment support (@ £750/unit)

Country Park
A3 - Active Modes link (Church Lane - Marks Tey station)

PT1a - Rapid Transit Loop (Bus only Roads)

PT2 - Park & Ride

Utilities - potable & waste water

Contribution to Rapid Transit system (@ £1000 per unit)

PR1 & PR 2- Marks Tey Station and junction package & Stane St reduction

PT3 - West Tey Railway Station
PT4 - West Tey Transit Hub

Travel plan measures (@ £1500/unit)

Utilities - Elec sub stations, gas supply & telecoms

Created on: 05/05/2017



SITE BASED COST & VALUE ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
Colchester Braintree Borders + 5% Cost Uplift; +5% Value Uplift

RESIDENTIAL Private Type 1 Private Type 2 Private Type 3 AH Type 1 AH Type 2 AH Type 3
private sale User to define User to define affordable rent shared ownership starter homes

Unit Size (sq m) 100 100 100 80 80 80

Capital value (per sq m) £3,504 £3,504 £3,504 £1,752 £2,627 £2,803

Build cost (per sq m) £1,167 £1,167 £1,167 £1,167 £1,167 £1,167
Sales related fees

Profit on sales (to plot developer) (on sales value) 20.0% 20.0% 20.0% 6.0% 6.0% 10.0%

Sales fees (on sales value) 1.0% 1.0% 1.0% 1.0%

Legal fees (on sales value) 0.5% 0.5% 0.5% 0.5% 0.5% 0.5%

Marketing costs (on sales value) 1.0% 1.0% 1.0% 1.0%

Other costs

External works & estate roads (on build cost) 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%

Professional fees (on build cost) 8.0% 8.0% 8.0% 8.0% 8.0% 8.0%

Finance Rate (for site based works) (on build cost) 6.0% 6.0% 6.0% 6.0% 6.0% 6.0%

Percentage of cost subject to finance charges 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Community Infrastructure Levy Rate (£ per sq m)

Equivalent Land value (£ per ha) £4.2m £4.2m £4.2m £0.4m £2.7m £2.7m

COMMERCIAL B1 / Offices B2, B8 Industrial Retail/Leisure

Assumed rent (per sqm) £86.00 £161.50

Assumed Yield 7.0% 6.0% 6.5%

Equivalent Capital Value (per sq m) £0 £1,433 £2,485

Build cost (per sq m) £804.00 £759.00

Sales related fees

Profit on sales (to site developer) (on sales value) 17.5% 17.5% 17.5%

Sales fees (on sales value) 1.0% 1.0% 1.0%

Legal fees (on sales value) 0.5% 0.5% 0.5%

Marketing costs (on sales value) 2.0% 2.0% 2.0%

Other costs

External works & estate roads (on build cost) 10.0% 10.0% 10.0%

Professional fees (on build cost) 8.0% 8.0% 8.0%

Finance Rate (for plot based works) (on build cost) 6.0% 6.0% 6.0%

Percentage of cost as debt for finance charges 100.0% 100.0% 100.0%

Community Infrastructure Levy Rate (£ per sq m)

Equivalent Land value (£ per ha) £0.0m £0.5m £4.1m



BASELINE APPRAISAL 30% Affordable Housing (80:20 AR:SO)
Colchester Braintree Borders + 5% Cost Uplift; +5% Value Uplift

DEVELOPMENT PHASING 15/16 16/17 17/18 18/19 19/20 20/21 21/22 22/23 23/24 24/25 25/26 26/27 27/28 28/29 29/30 30/31 31/32 32/33 33/34 34/35 35/36 40/41 45/46 50/51 55/56 60/61
Phasing & Trajectories Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Cumulative Housing completions 23,660 50 200 450 750 1,100 1,450 1,800 2,150 2,500 2,900 3,350 3,850 4,350 4,850 5,350 5,850 6,350 6,850 7,350 7,850 8,350 8,850 9,350 9,850 10,350 10,850 11,350 11,850 12,350 12,850 13,350 13,850 14,350 14,850 15,350 15,850 16,350 16,850 17,350 17,850 23,660

Cumulative Commercial floorspace 364,000 1,000 15,000 19,000 23,000 27,000 56,000 60,000 64,000 68,000 87,000 91,000 95,000 99,000 128,000 132,000 136,000 140,000 159,000 163,000 167,000 171,000 200,000 204,000 208,000 212,000 231,000 235,000 239,000 243,000 272,000 276,000 280,000 284,000 303,000 307,000 311,000 315,000 329,000 333,000 337,000 364,000

LAND SALES & RETURNS 15/16 16/17 17/18 18/19 19/20 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Land Disposal (Hectares per year) Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Residential (Private Type 1) 473 ha 1.0 3.0 5.0 6.0 7.0 7.0 7.0 7.0 7.0 8.0 9.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 116.2
Residential (Private Type 2)
Residential (Private Type 3)
Residential (Affordable Type 1) 162 ha 0.3 1.0 1.7 2.1 2.4 2.4 2.4 2.4 2.4 2.7 3.1 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 3.4 39.8
Residential (Affordable Type 2) 41 ha 0.1 0.3 0.4 0.5 0.6 0.6 0.6 0.6 0.6 0.7 0.8 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 10.0
Residential (Affordable Type 3)
Employment B1/offices 7 ha 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 1.5
Employment B2/B8 33 ha 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 3.3
Retail/leisure 46 ha 2.5 6.3 3.8 6.3 3.8 6.3 3.8 6.3 3.8 2.5 0.5
Total all ha (developable area) 761 ha 1.6 7.7 8.0 9.4 10.9 17.1 10.9 10.9 10.9 16.1 13.7 15.2 15.2 21.4 15.2 15.2 15.2 18.9 15.2 15.2 15.2 21.4 15.2 15.2 15.2 18.9 15.2 15.2 15.2 21.4 15.2 15.2 15.2 18.9 15.2 15.2 15.2 17.7 15.2 15.2 171.3
Total all ha (non developable area) (Pro rata) 540 ha 1.1 5.4 5.7 6.7 7.7 12.1 7.7 7.7 7.7 11.4 9.7 10.8 10.8 15.2 10.8 10.8 10.8 13.4 10.8 10.8 10.8 15.2 10.8 10.8 10.8 13.4 10.8 10.8 10.8 15.2 10.8 10.8 10.8 13.4 10.8 10.8 10.8 12.5 10.8 10.8 121.5

Land Sales Returns (£ per year) Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Residential (Private Type 1) £2,004 m 4.2 12.7 21.2 25.4 29.6 29.6 29.6 29.6 29.6 33.9 38.1 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 42.4 492.2
Residential (Private Type 2)
Residential (Private Type 3)
Residential (Affordable Type 1) £60 m 0.1 0.4 0.6 0.8 0.9 0.9 0.9 0.9 0.9 1.0 1.1 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 14.8
Residential (Affordable Type 2) £108 m 0.2 0.7 1.1 1.4 1.6 1.6 1.6 1.6 1.6 1.8 2.1 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 2.3 26.5
Residential (Affordable Type 3)
Employment B1/offices
Employment B2/B8 £18 m 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 1.8
Retail/leisure £186 m 10.2 25.5 15.3 25.5 15.3 25.5 15.3 25.5 15.3 10.2 2.0
Sub Total £2,376 m 4.6 24.4 23.4 28.0 32.5 58.1 32.5 32.5 32.5 52.5 41.7 46.3 46.3 71.9 46.3 46.3 46.3 61.6 46.3 46.3 46.3 71.9 46.3 46.3 46.3 61.6 46.3 46.3 46.3 71.9 46.3 46.3 46.3 61.6 46.3 46.3 46.3 56.5 46.3 46.3 537.3

Less Sales Related Fees Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Stamp Duty Land Tax 5.3% £126 m 0.2 1.3 1.2 1.5 1.7 3.1 1.7 1.7 1.7 2.8 2.2 2.5 2.5 3.8 2.5 2.5 2.5 3.3 2.5 2.5 2.5 3.8 2.5 2.5 2.5 3.3 2.5 2.5 2.5 3.8 2.5 2.5 2.5 3.3 2.5 2.5 2.5 3.0 2.5 2.5 28.5
Agent 1.0% £24 m 0.0 0.2 0.2 0.3 0.3 0.6 0.3 0.3 0.3 0.5 0.4 0.5 0.5 0.7 0.5 0.5 0.5 0.6 0.5 0.5 0.5 0.7 0.5 0.5 0.5 0.6 0.5 0.5 0.5 0.7 0.5 0.5 0.5 0.6 0.5 0.5 0.5 0.6 0.5 0.5 5.4
Legal Fees 0.5% £12 m 0.0 0.1 0.1 0.1 0.2 0.3 0.2 0.2 0.2 0.3 0.2 0.2 0.2 0.4 0.2 0.2 0.2 0.3 0.2 0.2 0.2 0.4 0.2 0.2 0.2 0.3 0.2 0.2 0.2 0.4 0.2 0.2 0.2 0.3 0.2 0.2 0.2 0.3 0.2 0.2 2.7
Sub Total Sales related fees £162 m 0.3 1.7 1.6 1.9 2.2 3.9 2.2 2.2 2.2 3.6 2.8 3.1 3.1 4.9 3.1 3.1 3.1 4.2 3.1 3.1 3.1 4.9 3.1 3.1 3.1 4.2 3.1 3.1 3.1 4.9 3.1 3.1 3.1 4.2 3.1 3.1 3.1 3.8 3.1 3.1 36.5

Total all Land Sales & Returns (net of fees) £2,215 m 4.3 22.7 21.8 26.1 30.3 54.1 30.3 30.3 30.3 48.9 38.9 43.2 43.2 67.0 43.2 43.2 43.2 57.5 43.2 43.2 43.2 67.0 43.2 43.2 43.2 57.5 43.2 43.2 43.2 67.0 43.2 43.2 43.2 57.5 43.2 43.2 43.2 52.7 43.2 43.2 500.8

INFRASTRUCTURE COSTS 15/16 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Scheme Wide Enabling Works Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
- Based upon generic allowance per residential unit £20,000 £473.2 m 1.0 3.0 5.0 6.0 7.0 7.0 7.0 7.0 7.0 8.0 9.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0 116.2
Scheme Wide Community Infrastructure Total
Education facilities £212.9 m 3.6 3.6 3.6 3.6 20.0 3.6 3.6 3.6 3.6 10.0 3.6 3.6 3.6 3.6 20.0 3.6 3.6 3.6 3.6 10.0 3.6 3.6 3.6 3.6 20.0 3.6 3.6 53.7
Community & Health facilities £53.2 m 0.1 0.3 0.6 0.7 0.8 0.8 0.8 0.8 0.8 0.9 1.0 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 13.1
Open Spaces, Leisure & Sports facilities/pitches £65.1 m 0.1 0.4 0.7 0.8 1.0 1.0 1.0 1.0 1.0 1.1 1.2 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 16.0
Environmental / sustainability / waste £11.8 m 0.0 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 2.9
Scheme Wide Other Itemised infrastructure - On Site Total
Country Park £5.0 m 5.0
A3 - Active Modes link (Church Lane - Marks Tey station) £0.4 m 0.4
PT1a - Rapid Transit Loop (Bus only Roads) £42.5 m 5.0 5.0 5.0 5.0 5.0 5.0 12.5
PT2 - Park & Ride £4.2 m 4.2
PT3 - West Tey Railway Station £50.0 m 50.0
PT4 - West Tey Transit Hub £6.0 m 6.0
Travel plan measures (@ £1500/unit) £36.0 m 0.2 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 18.6
Employment support (@ £750/unit) £18.0 m 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4
Scheme Wide Other Itemised infrastructure - Off Site
Utilities - Elec sub stations, gas supply & telecoms £30.0 m 5.0 5.0 5.0 5.0 5.0 5.0
Utilities - potable & waste water £12.0 m 5.0 7.0
A2 & A4 - Active Modes Connections to Rural Hinterland, Cycle Links £1.5 m 0.5 0.5 0.5

PR1 & PR 2- Marks Tey Station and junction package & Stane St reduction £9.0 m 9.0
R2 - A12 Southern junction with Garden Community £41.5 m 41.5
Contribution to A120 (@ £1,500 per unit) £36.0 m 36.0
Contribution to Rapid Transit system (@ £1000 per unit) £24.0 m 24.0
Management & Long Term Governance 
Open space endowments £50.0 m 10.0 5.0 5.0 5.0 5.0 5.0 5.0 10.0

Land Assembly

All Infrastructure Costs Sub Total £1,182.3 m 1.0 64.0 19.2 13.3 14.6 56.8 17.6 18.4 29.8 15.8 15.7 17.0 13.7 27.3 17.3 41.7 13.7 17.3 17.3 18.7 17.3 22.8 33.7 13.7 17.4 22.4 13.8 27.4 17.4 23.7 13.7 22.3 17.3 13.7 91.3 17.8 33.7 18.7 17.3 16.9 129.5 131.8

Professional Fees Rate Total
Strategic Planning Costs £7.1m £35.5m 2.4 2.4 2.4 2.4 2.4 2.4 2.4 2.4 2.4 2.4 2.4 2.4 2.4 2.4 2.4
Professional Fees 6.0% £70.9m 0.1 3.8 1.2 0.8 0.9 3.4 1.1 1.1 1.8 0.9 0.9 1.0 0.8 1.6 1.0 2.5 0.8 1.0 1.0 1.1 1.0 1.4 2.0 0.8 1.0 1.3 0.8 1.6 1.0 1.4 0.8 1.3 1.0 0.8 5.5 1.1 2.0 1.1 1.0 1.0 7.8 7.9

Master developer / contractor profit Rate Total
On infrastructure costs (excluding management & gov) 15.0% £169.8m 0.2 8.1 2.9 2.0 2.2 8.5 2.6 2.0 4.5 2.4 2.4 2.5 2.0 3.3 2.6 6.2 2.0 2.6 2.6 2.0 2.6 3.4 5.0 2.0 2.6 2.6 2.1 4.1 2.6 3.5 2.0 2.6 2.6 2.0 13.7 2.7 5.0 2.0 2.6 2.5 19.4 18.3

Contingencies Rate Total
Scheme Wide Site Enabling Costs 5.0% £23.7 m 0.1 0.2 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 5.8
Scheme Wide Community Infrastructure 5.0% £17.2 m 0.2 0.2 0.1 0.1 0.1 0.3 0.3 1.1 0.1 0.3 0.3 0.1 0.3 0.3 0.6 0.1 0.3 0.3 0.1 0.3 0.3 1.1 0.1 0.3 0.3 0.1 0.3 0.3 0.6 0.1 0.3 0.3 0.1 0.3 0.3 1.1 0.1 0.3 0.3 0.1 4.3
Scheme Wide Other Itemised - On Site 5.0% £8.1 m 0.1 0.0 0.3 0.0 0.3 0.3 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.3 0.0 0.0 0.1 0.1 0.1 0.3 0.1 0.0 0.0 0.0 0.0 0.0 2.5 0.0 0.0 0.0 0.0 0.0 0.3 1.6
Scheme Wide Other Itemised - Off Site 5.0% £7.7 m 2.3 0.5 0.3 2.1 0.3 0.4 0.0 0.3 1.2 0.0 0.3 0.3

Scheme Wide Cost Inflation factor (if appropriate) 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Total all Costs (including fees & contingencies) £1,515.2 m 2.4 2.4 2.4 3.6 81.0 26.6 19.1 20.7 74.0 24.6 24.6 39.9 22.3 22.1 23.8 17.2 33.3 21.7 52.5 17.2 21.7 21.7 22.5 21.7 28.7 42.4 17.2 21.9 27.2 17.3 34.5 21.9 29.8 17.2 27.0 21.7 17.2 115.0 22.4 42.4 22.5 21.7 21.2 163.1 164.0

CASHFLOW BEFORE FINANCE 15/16 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Land Disposal (Hectares per year) Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Total Revenue £2,215 m 4.3 22.7 21.8 26.1 30.3 54.1 30.3 30.3 30.3 48.9 38.9 43.2 43.2 67.0 43.2 43.2 43.2 57.5 43.2 43.2 43.2 67.0 43.2 43.2 43.2 57.5 43.2 43.2 43.2 67.0 43.2 43.2 43.2 57.5 43.2 43.2 43.2 52.7 43.2 43.2 500.8
Total Costs £1,515 m 2.4 2.4 2.4 3.6 81.0 26.6 19.1 20.7 74.0 24.6 24.6 39.9 22.3 22.1 23.8 17.2 33.3 21.7 52.5 17.2 21.7 21.7 22.5 21.7 28.7 42.4 17.2 21.9 27.2 17.3 34.5 21.9 29.8 17.2 27.0 21.7 17.2 115.0 22.4 42.4 22.5 21.7 21.2 163.1 164.0
Balance per anum £699 m -2.4 -2.4 -2.4 -3.6 -76.7 -3.9 2.7 5.4 -43.6 29.6 5.7 -9.6 8.0 26.7 15.1 26.0 9.8 45.2 -9.3 26.0 21.4 35.7 20.7 21.4 14.5 24.6 26.0 21.3 16.0 40.1 8.7 21.3 13.4 49.8 16.1 21.4 26.0 -57.5 20.8 0.8 20.7 31.0 21.9 -119.9 336.7
Balance Cumulative -2.4 -4.7 -7.1 -10.7 -87.4 -91.3 -88.6 -83.2 -126.9 -97.3 -91.6 -101.2 -93.1 -66.4 -51.3 -25.3 -15.5 29.8 20.5 46.4 67.9 103.6 124.3 145.7 160.2 184.8 210.7 232.0 248.0 288.2 296.9 318.2 331.6 381.3 397.5 418.9 444.9 387.3 408.1 408.9 429.6 460.5 482.5 362.5 699.3

IRR (before finance) 10.0% Modified IRR 11.5% Total Site Area (hectares)
Net Present Value (before finance) 260.2 Finance Rate for MIRR 6.0% Equivalent RLV per hectare
Discount Rate (long term >25 yrs) 2.5% Reinvest rate for MIRR 6.0% Equivalent RLV per acre

CASHFLOW AFTER FINANCE
Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50

Total Finance Charges (on carry over) 6.0% -£119 m -0.1 -0.3 -0.5 -0.7 -5.5 -6.1 -6.3 -6.3 -9.4 -8.2 -8.3 -9.4 -9.5 -8.5 -8.1 -7.0 -6.8 -4.5 -5.4 -4.2 -3.1 -1.2
Total Finance Charges (in year, assuming midpoint) -£10 m -0.1 -0.1 -0.1 -0.1 -2.3 -0.1 -1.3 -0.3 -0.3 -1.7 -3.6
Balance per anum £570 m -2.4 -2.6 -2.7 -4.2 -79.7 -9.5 -3.4 -0.9 -51.3 20.2 -2.4 -18.2 -1.4 17.2 6.6 17.9 2.8 38.4 -14.1 20.6 17.3 32.6 19.5 21.4 14.5 24.6 26.0 21.3 16.0 40.1 8.7 21.3 13.4 49.8 16.1 21.4 26.0 -59.2 20.8 0.8 20.7 31.0 21.9 -123.5 336.7
Balance Cumulative -2.4 -5.0 -7.8 -12.0 -91.7 -101.1 -104.5 -105.4 -156.7 -136.6 -139.0 -157.2 -158.7 -141.4 -134.8 -116.9 -114.1 -75.7 -89.8 -69.2 -51.9 -19.4 0.2 21.6 36.1 60.7 86.6 107.9 124.0 164.1 172.8 194.1 207.5 257.2 273.4 294.8 320.8 261.5 282.3 283.1 303.8 334.7 356.7 233.1 569.9

IRR (before finance) 6.7% Modified IRR 13.5% Total Site Area (hectares)
Net Present Value (before finance) NA Finance Rate for MIRR 6.0% Equivalent RLV per hectare
Discount Rate (long term >25 yrs) NA Reinvest rate for MIRR 6.0% Equivalent RLV per acre

£438,363

£177,259

1300

£537,914

£217,515

1300
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Appendix 3: Tendring Colchester Borders Assumptions & Appraisal
  

 

The following worksheets present: 

 Land Use breakdown 
 Strategic Cost & Other Assumptions 
 Site Specific Costs, Values & Assumptions 
 Full Scheme Appraisal 

The appraisal illustrates the modelling for the following scenario: 

 30% Affordable housing, of which 80% Affordable Rent and 20% Shared Ownership 
 5% Cost uplift (contingency) 
 5% Value uplift (premium over base residential values) 

All other appraisals are based upon a constant basis, with amendments to the residential 
values and cost contingency assumptions. 

 

 



LANDUSE ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
Tendring Colchester Borders + 5% Cost Uplift; +5% Value Uplift

Total Site Housing Tenure
Total Gross Site Area 425 hectares Overall Percentage Private Units 70% User to define typology

Of which:  Private Type 1 100% private sale
Private Type 2 User to define

Split By Use Private Type 3 User to define
Residential 50.0% 213 ha
Open Space (strategic, formal & informal) 25.0% 106 ha Overall Percentage Affordable Units 30% User to define typology
Infrastructure (incl roads, utilities, community facilities) 15.0% 64 ha Of which:  AH Type 1 80% affordable rent
Employment B1 /Offices 2.5% 11 ha AH Type 2 20% shared ownership
Employment B2 B8 / Industrial 4.0% 17 ha AH Type 3 starter homes
Retail & Leisure 3.5% 15 ha
Check 100.0% 425 ha Commercial Floorspace

Use Total Ha Plot Density Storeys Sqm (gross)
Employment B1 /Offices 11 25% 2 53,125

Total Residential Units Employment B2 B8 / Industrial 17 40% 1 68,000
Average dwellings per hectare 37.5 dph Retail & Leisure 15 40% 1 59,500
Total Dwelling Units 7,969 dwellings Total all commercial 43 180,625
Residential floorspace average per hectare 3,525 sqm / ha
Residential floorspace average per acre 15,343 sq ft / acre Total Jobs*

Use Sqm (gross) Net to gross Sqm per job Total jobs
7968.75 Employment B1 /Offices 53,125 80% 20 2,125

Total Population Employment B2 B8 / Industrial 68,000 80% 50 1,088
Average Household size 2.4 per unit Retail & Leisure 59,500 80% 15 3,173
Total Population 19,126 residents Total all commercial 6,386

*Note additional jobs would be created in community facilities & through construction activity

Created on: 05/05/2017



SCHEME WIDE COST ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
Tendring Colchester Borders + 5% Cost Uplift; +5% Value Uplift

SCHEME WIDE ENABLING WORKS SUMMARY ALL INFRASTRUCTURE
Physical Costs: Site Preparation & Enabling Costs Unit/cost Total Type Summary of infra costs (excluding fees, finance & contingencies) Per Unit Total
- Based upon generic cost per residential unit £20,000 £159.4 m Enabling Sub Total All Enabling Costs £25,659 £204.5m

Sub Total £159.4 m Sub Total All Planning Obligations £24,915 £198.6m

Total £50,575 £403.0m
SCHEME WIDE COMMUNITY INFRASTRUCTURE
On Site: Core Social Infrastructure Cost per unit Total Type SCHEME WIDE ADDITIONAL COST ASSUMPTIONS
Education £9,000 £71.7 m Obligation Professional Fees & Other Costs Amount Total
Community & Health £2,250 £17.9 m Obligation Strategic Planning Costs (masterplanning & approvals) - per unit £350 £2.8 m

Open Spaces, Leisure & Sports £2,750 £21.9 m Obligation Scheme Year first Strategic Planning Costs accrue 5 (Year)

Environmental / sustainability / waste £500 £4.0 m Obligation Number of years Strategic Planning Costs applicable 3 (Years spread)

Sub Total £14,500 £115.6 m Professional Fees (design & delivery of scheme wide works) 6.0% £22.8 m

Stamp Duty Land Tax (on land sales) 5.3% (on value)
SCHEME WIDE OTHER ITEMISED INFRASTRUCTURE Agent Fees (on land sales) 1.0% (on value)

On Site Total Type Legal Fees (on land sales) 0.5% (on value)

£5.0 m Obligation
£30.0 m Obligation MASTER DEVELOPER / LDV RETURN
£6.0 m Enabling Allowance for master-developer/LDV/infra contractor profit Amount Total
£8.0 m Obligation Masterdeveloper / LDV / infrastructure contractor profit rate 15.0% (on cost)

£12.0 m Obligation
CONTINGENCIES
Contingencies by Type Amount Total
Scheme Wide Community Infrastructure 5.0% £5.8 m

Sub Total £61.0 m Scheme Wide Other Itemised Infrastructure - On Site 5.0% £3.1 m

Scheme Wide Other Itemised Infrastructure - Off Site 5.0% £2.2 m
Off Site Total Type Scheme Wide Enabling Works 5.0% £8.0 m

£12.0 m Enabling

£10.0 m Enabling On Plot: Constructions Costs (on plot calc)

£5.0 m Enabling
£6.1 m Enabling SCHEME WIDE DISCOUNT RATE, FINANCE & MIRR ASSUMPTIONS
£6.0 m Enabling Contingencies by Type Amount Total
£1.0 m Obligation Discount Rate (for use in NPV calculations, pre finance costs) 2.5%
£4.0 m Obligation General Finance Rate (For Baseline Appraisal) 6.0% per anum

% of Scheme Wide Costs debt financed 100.0%
Sub Total £44.1 m Finance Rate (For MIRR calculation) 6.0% per anum

Reinvest rate (For MIRR calculation) 6.0% per anum
Management & Long Term Governance Total Type

£23.0 m Obligation INFLATION
Type Amount Total

Sub Total £23.0 m Cost inflation: On scheme wide costs per anum

Cost inflation: On plot based build costs per anum
Land Assembly Total Value inflation: On plot based building capital values per anum

Country Park (to include A4)
Porvision of on site rapid transit & facilities

PR1 - A133 Boulevard & Access

R1 - A120-A133 Link Road

Travel Plan measures (@ £1500 per unit)

Electricity Primary Substations

Potable water 5km trunk mains, waste upgrade & 2.5km connection

Gas - upgrade to network, telecoms network
Actve Modes (A1, A5, A6, A7, A8)

PT1 - Rapid Transit (contribution of £750 per unit)

R2 A133-B1027/B1028 Link
R3 - A137/Bromley Rd Improvements

Open space endowments

Created on: 05/05/2017



SITE BASED COST & VALUE ASSUMPTIONS 30% Affordable Housing (80:20 AR:SO)
Tendring Colchester Borders + 5% Cost Uplift; +5% Value Uplift

RESIDENTIAL Private Type 1 Private Type 2 Private Type 3 AH Type 1 AH Type 2 AH Type 3
private sale User to define User to define affordable rent shared ownership starter homes

Unit Size (sq m) 100 100 100 80 80 80

Capital value (per sq m) £3,390 £3,390 £3,390 £1,695 £2,543 £2,712

Build cost (per sq m) £1,167 £1,167 £1,167 £1,167 £1,167 £1,167
Sales related fees

Profit on sales (to plot developer) (on sales value) 20.0% 20.0% 20.0% 6.0% 6.0% 15.0%

Sales fees (on sales value) 1.0% 1.0% 1.0% 1.0%

Legal fees (on sales value) 0.5% 0.5% 0.5% 0.5% 0.5% 0.5%

Marketing costs (on sales value) 1.0% 1.0% 1.0% 1.0%

Other costs

External works & estate roads (on build cost) 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%

Professional fees (on build cost) 8.0% 8.0% 8.0% 8.0% 8.0% 8.0%

Finance Rate (for site based works) (on build cost) 6.0% 6.0% 6.0% 6.0% 6.0% 6.0%

Percentage of cost subject to finance charges 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Community Infrastructure Levy Rate (£ per sq m)

Equivalent Land value (£ per ha) £4.2m £4.2m £4.2m £0.2m £2.6m £2.2m

COMMERCIAL B1 / Offices B2, B8 Industrial Retail/Leisure

Assumed rent (per sqm) £175.00 £75.00 £165.00

Assumed Yield 7.0% 6.5% 6.5%

Equivalent Capital Value (per sq m) £2,500 £1,154 £2,538

Build cost (per sq m) £1,500.00 £645.00 £1,000.00

Sales related fees

Profit on sales (to site developer) (on sales value) 17.5% 17.5% 17.5%

Sales fees (on sales value) 1.0% 1.0% 1.0%

Legal fees (on sales value) 0.5% 0.5% 0.5%

Marketing costs (on sales value) 2.0% 2.0% 2.0%

Other costs

External works & estate roads (on build cost) 10.0% 10.0% 10.0%

Professional fees (on build cost) 8.0% 8.0% 8.0%

Finance Rate (for plot based works) (on build cost) 6.0% 6.0% 6.0%

Percentage of cost as debt for finance charges 100.0% 100.0% 100.0%

Community Infrastructure Levy Rate (£ per sq m)

Equivalent Land value (£ per ha) £0.6m £0.4m £3.1m



BASELINE APPRAISAL 30% Affordable Housing (80:20 AR:SO)
Tendring Colchester Borders + 5% Cost Uplift; +5% Value Uplift

DEVELOPMENT PHASING 15/16 16/17 17/18 18/19 19/20 20/21 21/22 22/23 23/24 24/25 25/26 26/27 27/28 28/29 29/30 30/31 31/32 32/33 33/34 34/35 35/36 40/41 45/46 50/51 55/56 60/61
Phasing & Trajectories Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Cumulative Housing completions 7,969 ha 50 200 450 700 950 1,200 1,450 1,700 1,950 2,200 2,450 2,700 3,000 3,300 3,600 3,900 4,200 4,500 4,800 5,100 5,400 5,700 6,000 6,300 6,600 6,900 7,200 7,500 7,800 7,969 7,969 7,969 7,969 7,969 7,969 7,969 7,969 7,969 7,969 7,969 7,969 7,969 7,969

Cumulative Commercial floorspace 180,625 ha 13,500 17,000 20,500 24,000 38,000 42,000 46,000 50,000 64,000 68,000 72,500 77,000 91,500 96,000 100,500 105,000 119,500 124,000 128,500 133,000 147,000 151,500 156,000 160,500 165,000 169,500 174,000 178,500 180,625 180,625 180,625 180,625 180,625 180,625 180,625 180,625 180,625 180,625 180,625 180,625 180,625

LAND SALES & RETURNS 15/16 16/17 17/18 18/19 19/20 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Land Disposal (Hectares per year) Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Residential (Private Type 1) 149 ha 0.9 2.8 4.7 4.7 4.7 4.7 4.7 4.7 4.7 4.7 4.7 4.7 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 5.6 3.2
Residential (Private Type 2)
Residential (Private Type 3)
Residential (Affordable Type 1) 51 ha 0.3 1.0 1.6 1.6 1.6 1.6 1.6 1.6 1.6 1.6 1.6 1.6 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.1
Residential (Affordable Type 2) 13 ha 0.1 0.2 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.3
Residential (Affordable Type 3)
Employment B1/offices 11 ha 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4
Employment B2/B8 17 ha 0.5 0.5 0.5 0.5 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6
Retail/leisure 15 ha 2.5 2.5 2.5 2.5 2.5 2.4
Total all ha (developable area) 255 ha 1.3 4.0 10.0 7.5 7.5 7.5 10.1 7.6 7.6 7.6 10.1 7.6 9.0 9.0 11.5 9.0 9.0 9.0 11.5 9.0 9.0 9.0 11.4 9.0 9.0 9.0 9.0 9.0 9.0 5.5 0.4
Total all ha (non developable area) (Pro rata) 170 ha 0.9 2.7 6.6 5.0 5.0 5.0 6.7 5.1 5.1 5.1 6.7 5.1 6.0 6.0 7.7 6.0 6.0 6.0 7.7 6.0 6.0 6.0 7.6 6.0 6.0 6.0 6.0 6.0 6.0 3.7 0.3

Land Sales Returns (£ per year) Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Residential (Private Type 1) £626 m 3.9 11.8 19.6 19.6 19.6 19.6 19.6 19.6 19.6 19.6 19.6 19.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 23.6 13.3
Residential (Private Type 2)
Residential (Private Type 3)
Residential (Affordable Type 1) £12 m 0.1 0.2 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.3
Residential (Affordable Type 2) £33 m 0.2 0.6 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 0.7
Residential (Affordable Type 3)
Employment B1/offices £6 m 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2
Employment B2/B8 £8 m 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3
Retail/leisure £46 m 7.7 7.7 7.7 7.7 7.7 7.3
Sub Total £731 m 4.2 12.6 29.1 21.5 21.5 21.5 29.2 21.5 21.5 21.5 29.2 21.5 25.8 25.8 33.4 25.8 25.8 25.8 33.4 25.8 25.8 25.8 33.1 25.8 25.8 25.8 25.8 25.8 25.8 14.7 0.2

Less Sales Related Fees Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Stamp Duty Land Tax 5.3% £39 m 0.2 0.7 1.5 1.1 1.1 1.1 1.5 1.1 1.1 1.1 1.5 1.1 1.4 1.4 1.8 1.4 1.4 1.4 1.8 1.4 1.4 1.4 1.8 1.4 1.4 1.4 1.4 1.4 1.4 0.8 0.0
Agent 1.0% £7 m 0.0 0.1 0.3 0.2 0.2 0.2 0.3 0.2 0.2 0.2 0.3 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.1 0.0
Legal Fees 0.5% £4 m 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.1 0.1 0.1 0.2 0.1 0.1 0.1 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0
Sub Total Sales related fees £50 m 0.3 0.9 2.0 1.5 1.5 1.5 2.0 1.5 1.5 1.5 2.0 1.5 1.8 1.8 2.3 1.8 1.8 1.8 2.3 1.8 1.8 1.8 2.2 1.8 1.8 1.8 1.8 1.8 1.8 1.0 0.0

Total all Land Sales & Returns (net of fees) £681 m 3.9 11.8 27.1 20.0 20.0 20.0 27.2 20.0 20.0 20.0 27.2 20.0 24.0 24.0 31.2 24.0 24.0 24.0 31.2 24.0 24.0 24.0 30.8 24.0 24.0 24.0 24.0 24.0 24.0 13.7 0.2

INFRASTRUCTURE COSTS 15/16 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Scheme Wide Enabling Works Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
- Based upon generic allowance per residential unit £20,000 £159.4 m 1.0 3.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 3.4
Scheme Wide Community Infrastructure Total
Education facilities £71.6 m 3.6 3.6 1.0 3.6 3.6 8.0 10.0 3.6 3.6 9.4 3.6 3.6 3.6 3.6 3.6 3.6
Community & Health facilities £17.9 m 0.1 0.3 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.4
Open Spaces, Leisure & Sports facilities/pitches £21.9 m 0.1 0.4 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.5
Environmental / sustainability / waste £4.0 m 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1
Scheme Wide Other Itemised infrastructure - On Site Total
Country Park (to include A4) £5.0 m 2.5 2.5
Porvision of on site rapid transit & facilities £30.0 m 15.0 15.0
PR1 - A133 Boulevard & Access £6.0 m 2.0 4.0
R1 - A120-A133 Link Road £8.0 m 8.0
Travel Plan measures (@ £1500 per unit) £12.0 m 0.2 0.3 0.4 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.3

Scheme Wide Other Itemised infrastructure - Off Site
Electricity Primary Substations £12.0 m 3.0 3.0 3.0 3.0
Potable water 5km trunk mains, waste upgrade & 2.5km connection £10.0 m 5.0 5.0
Gas - upgrade to network, telecoms network £5.0 m 3.0 1.0 1.0
Actve Modes (A1, A5, A6, A7, A8) £6.1 m 1.0 1.0 1.0 1.0 1.0 1.1
PT1 - Rapid Transit (contribution of £750 per unit) £6.0 m 6.0
R2 A133-B1027/B1028 Link £1.0 m 1.0
R3 - A137/Bromley Rd Improvements £4.0 m 4.0

Management & Long Term Governance 
Open space endowments £23.0 m 5.0 8.0 5.0 5.0

Land Assembly

All Infrastructure Costs Sub Total £402.9 m 2.0 21.1 31.7 8.8 8.8 7.9 17.3 25.5 31.5 14.9 20.9 14.3 11.4 11.7 13.1 17.5 13.1 15.7 11.7 8.1 8.1 8.1 11.7 11.7 11.1 8.1 8.1 11.7 11.7 5.4 1.2

Professional Fees Rate Total
Strategic Planning Costs £2.8m £2.8m 0.9 0.9 0.9
Professional Fees 6.0% £24.2m 0.1 1.3 1.9 0.5 0.5 0.5 1.0 1.5 1.9 0.9 1.3 0.9 0.7 0.7 0.8 1.0 0.8 0.9 0.7 0.5 0.5 0.5 0.7 0.7 0.7 0.5 0.5 0.7 0.7 0.3 0.1

Master developer / contractor profit Rate Total
On infrastructure costs (excluding management & gov) 15.0% £57.0m 0.3 3.2 4.0 1.3 1.3 1.2 1.4 3.8 4.7 2.2 3.1 1.4 1.7 1.7 2.0 2.6 1.2 2.3 1.7 1.2 1.2 1.2 1.7 1.7 1.7 1.2 1.2 1.7 1.7 0.8 0.2

Contingencies Rate Total
Scheme Wide Site Enabling Costs 5.0% £8.0 m 0.1 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2
Scheme Wide Community Infrastructure 5.0% £5.8 m 0.2 0.2 0.1 0.1 0.1 0.1 0.2 0.2 0.5 0.6 0.1 0.2 0.3 0.1 0.6 0.1 0.3 0.3 0.1 0.1 0.1 0.3 0.3 0.1 0.1 0.1 0.3 0.3 0.1 0.0
Scheme Wide Other Itemised - On Site 5.0% £3.1 m 0.1 0.6 0.0 0.0 0.0 0.1 0.8 0.8 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Scheme Wide Other Itemised - Off Site 5.0% £2.2 m 0.1 0.6 0.3 0.1 0.1 0.1 0.3 0.2 0.3 0.2 0.2

Scheme Wide Cost Inflation factor (if appropriate) 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Total all Costs (including fees & contingencies) £505.9 m 0.9 0.9 3.4 26.6 39.0 11.1 11.1 9.9 20.2 32.1 39.7 18.7 26.3 17.0 14.3 14.7 16.4 22.0 15.4 19.7 14.7 10.1 10.1 10.1 14.7 14.7 13.9 10.1 10.1 14.7 14.7 6.8 1.5

CASHFLOW BEFORE FINANCE 15/16 20/21 25/26 30/31 35/36 40/41 45/46 50/51 55/56 60/61
Land Disposal (Hectares per year) Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50
Total Revenue £681 m 3.9 11.8 27.1 20.0 20.0 20.0 27.2 20.0 20.0 20.0 27.2 20.0 24.0 24.0 31.2 24.0 24.0 24.0 31.2 24.0 24.0 24.0 30.8 24.0 24.0 24.0 24.0 24.0 24.0 13.7 0.2
Total Costs £506 m 0.9 0.9 3.4 26.6 39.0 11.1 11.1 9.9 20.2 32.1 39.7 18.7 26.3 17.0 14.3 14.7 16.4 22.0 15.4 19.7 14.7 10.1 10.1 10.1 14.7 14.7 13.9 10.1 10.1 14.7 14.7 6.8 1.5
Balance per anum £175 m -0.9 -0.9 -3.4 -22.6 -27.2 16.1 8.9 10.1 -0.2 -4.9 -19.6 1.3 -6.3 10.2 5.7 9.3 7.6 9.2 8.6 4.3 9.3 21.0 13.9 13.9 9.3 16.1 10.1 13.9 13.9 9.3 9.3 17.2 12.2 0.2
Balance Cumulative -0.9 -1.9 -5.3 -27.9 -55.1 -39.1 -30.1 -20.0 -20.2 -25.1 -44.7 -43.4 -49.7 -39.5 -33.8 -24.4 -16.8 -7.7 0.9 5.2 14.6 35.6 49.5 63.4 72.7 88.8 98.9 112.8 126.7 136.1 145.4 162.6 174.8 175.0 175.0 175.0 175.0 175.0 175.0 175.0 175.0 175.0 175.0 175.0 175.0 175.0

IRR (before finance) 9.2% Modified IRR 12.0% Total Site Area (hectares)
Net Present Value (before finance) 76.0 Finance Rate for MIRR 6.0% Equivalent RLV per hectare
Discount Rate (long term >25 yrs) 2.5% Reinvest rate for MIRR 6.0% Equivalent RLV per acre

CASHFLOW AFTER FINANCE
Rate Total Yr1 Yr2 Yr3 Yr4 Yr5 Yr6 Yr7 Yr8 Yr9 Yr10 Yr11 Yr12 Yr13 Yr14 Yr15 Yr16 Yr17 Yr18 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yr41 Yr42 Yr43 Yr44 Yr45 Yr46 Yr47 Yr48 Yr49 Yr50

Total Finance Charges (on carry over) 6.0% -£61 m -0.1 -0.1 -0.3 -1.8 -3.5 -2.8 -2.4 -2.0 -2.1 -2.5 -3.9 -4.0 -4.7 -4.3 -4.3 -3.9 -3.7 -3.4 -3.1 -3.0 -2.6 -1.5 -0.8 0.0
Total Finance Charges (in year, assuming midpoint) -£3 m 0.0 0.0 -0.1 -0.7 -0.8 0.0 -0.1 -0.6 -0.2
Balance per anum £111 m -1.0 -1.0 -3.7 -23.6 -29.8 12.5 6.1 7.7 -2.1 -7.2 -22.7 -2.6 -10.5 5.5 1.4 5.1 3.6 5.4 5.2 1.2 6.3 18.4 12.3 13.1 9.3 16.1 10.1 13.9 13.9 9.3 9.3 17.2 12.2 0.2
Balance Cumulative -1.0 -2.0 -5.6 -29.3 -59.1 -46.5 -40.4 -32.7 -34.9 -42.0 -64.7 -67.3 -77.8 -72.3 -70.9 -65.8 -62.2 -56.7 -51.5 -50.3 -44.0 -25.6 -13.3 -0.2 9.2 25.3 35.4 49.3 63.2 72.5 81.9 99.0 111.2 111.5 111.5 111.5 111.5 111.5 111.5 111.5 111.5 111.5 111.5 111.5 111.5 111.5

IRR (before finance) 5.1% Modified IRR 16.4% Total Site Area (hectares)
Net Present Value (before finance) NA Finance Rate for MIRR 6.0% Equivalent RLV per hectare
Discount Rate (long term >25 yrs) NA Reinvest rate for MIRR 6.0% Equivalent RLV per acre

£262,265

£106,051

425

£411,798

£166,517

425
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