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Appendix 1: West of Braintree Assumptions & Appraisal

The following worksheets present:

e Land Use breakdown

e Strategic Cost & Other Assumptions

o Site Specific Costs, Values & Assumptions
e Full Scheme Appraisal

The appraisal illustrates the modelling for the following scenario:

e 30% Affordable housing, of which 80% Affordable Rent and 20% Shared Ownership
e 5% Cost uplift (contingency)
e 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.

North Essex Local Plan (Strategic) Section 1 Viability Assessment
Hyas Associates Ltd, April 2017



LANDUSE ASSUMPTIONS

|TotaIGross Site Area | 486 | hectares |

Split By Use

Residential 50.0% 243 ha
Open Space (strategic, formal & informal) 34.0% 165 ha
Infrastructure (incl roads, utilities, community facilities) 12.5% 61 ha
Employment B1 /Offices 0.7% 3 ha
Employment B2 B8 / Industrial 1.0% 5 ha
Retail & Leisure 1.8% 9 ha
Check 100.0% 486 ha

Total Residential Units

Average dwellings per hectare 35 dph

Total Dwelling Units 8,505 dwellings
Residential floorspace average per hectare 3,290 sqm / ha
Residential floorspace average per acre 14,320 sq ft / acre

Total Population

Average Household size

24

per unit

Total Population

20,412

residents

Housing Tenure

30% Affordable Housing (80:20 AR:SO)
+ 5% Cost Uplift; +5% Value Uplift

Overall Percentage Private Units 70% User to define typology
Of which: | Private Type 1 100% private sale
Private Type 2 User to define
Private Type 3 User to define
Overall Percentage Affordable Units 30% User to define typology
Of which: AH Type 1 80% affordable rent
AH Type 2 20% shared ownership
AH Type 3 starter homes

Commercial Floorspace

Use Total Ha Plot Density Storeys Sgm (gross)
Employment B1 /Offices 3 40% 2 27,216
Employment B2 B8 / Industrial 5 40% 1 19,440
Retail & Leisure 9 40% 1 34,992
Total all commercial 17 81,648

Total Jobs*

Use Sgm (gross) Net to gross Sgm per job Total jobs
Employment B1 /Offices 27,216 80% 20 1,089
Employment B2 B8 / Industrial 19,440 80% 50 311
Retail & Leisure 34,992 80% 15 1,866
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 Summary of infra costs (excluding fees, finance & contingencies) Per Unit
- Based upon generic cost per residential unit £20,000 £170.1m 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
SCHEME WIDE ADDITIONAL COST ASSUMPTIONS
Education £9,000 £76.5m Obligation Professional Fees & Other Costs Amount Total
Community & Health £2,250 £19.1m Obligation Strategic Planning Costs (masterplanning & approvals) - per unit £400 £3.4m
Open Spaces, Leisure & Sports £2,750 £23.4m Obligation Scheme Year first Strategic Planning Costs accrue 5 (Year)
Environmental / sustainability / waste £500 £4.3m Obligation Number of years Strategic Planning Costs applicable 3 (Years spread)
| Sub Total £14,500 £1233m Professional Fees (design & delivery of scheme wide works) 6.0% £24.5m
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)
Legal Fees onfand sales) 05% (on value)
Country Park landscaping £5.0m Obligation
A4 Shalford Rd / Pods Lane Quietway £0.3m Obligation MASTER DEVELOPER / LDV RETURN
PT5 Rapid Transit & Flagship Cycle Route £5.0m Obligation Allowance for master-developer/LDV/infra contractor profit Amount Total
PT7 Transit Hub £6.0m Obligation Masterdeveloper / LDV / infrastructure contractor profit rate 15.0% (on cost)
Travel plan measures (@ £1500/unit) £13.0m Enabling
Employment Support (@ £1,000/unit) £8.5m Obligation CONTINGENCIES
Contingencies by Type Amount Total
Scheme Wide Community Infrastructure 5.0% £6.2m
| Sub Total £37.8m Scheme Wide Other Itemised Infrastructure - On Site 5.0% £1.9m
Scheme Wide Other Itemised Infrastructure - Off Site 5.0% £3.9m
Off Site Total Type Scheme Wide Enabling Works 5.0% £8.5m
Utilities - Primary Substations, gas & telecoms £13.0m Enabling
Utilities - 5km trunk mains, discharge upgrade & 6km connection to WWTW £9.0m Enabling |On Plot: Constructions Costs | | (on plot calc) |
Active Modes A1, A2, A3 & A4 (cycleway improvements) £6.7m Obligation
PT4 - A131/A130 Bus Lane £8.0m Obligation SCHEME WIDE DISCOUNT RATE, FINANCE & MIRR ASSUMPTIONS
PT6 - Rapid Transit & Flagship Cycle route NW Braintree £6.0m Obligation Contingencies by Type Amount Total
R2 & R3 A120/B1256 Improvements (Interim & Final) £15.0m Obligation Discount Rate (for use in NPV calculations, pre finance costs) 2.5%
R1-A120/B1256 New Westernunction £7.0m Obligation General Finance Rate (For Baseline Appraisal) 6.0% per anum |
Contrib to strategic Public Transport solutions (@ £1,500 per unit) £13.0m Obligation % of Scheme Wide Costs debt financed 100.0%
Sub Total £77.7m Finance Rate (For MIRR calculation) 6.0% per anum
Reinvest rate (For MIRR calculation) 6.0% per anum
Open space endowments £30.0m Obligation INFLATION
Type Amount Total
| Sub Total £30.0m 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

Created on: 05/05/2017



30% Affordable Housing (80:20 AR:SO)

SITE BASED COST & VALUE ASSUMPTIONS
+ 5% Cost Uplift; +5% Value Uplift

West of Braintree

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
m 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 Yr10 Yril Yri2 Yri3 Yri4 Yrls Yri6 Yrl7 Yrig Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yrd0 Yr4l Yrd2 Yrd3 Yrd4 Yrd5 Yrd6 Yrd7 Yrag Yr49 Yr50

Cumulative Housing i 8,505 soo | a0 | 1100 | sa00 [ 1700 | 2000 | 2300 | 2600 | 2500 [ 3200 | 3500 | ss00 | 100 | aaco | aso0 | soo0 [ ss00 | se00 | soo0 | 6200 | so0 | eso0 | 7100 [ 700 | 2700 | wooo | 8300 | ss0s | ssos | ssos | ssos | ssos | msos | ssos | ssos | msos | ssos | ssos | ssos | ssos |
[cumulative c ial floorspace [ si6a8 [ [ | 2500 | 10000 [ 12.500 | 15000 | 27500 | 30000 | 32500 | 35,000 | 37.500 | a0000 | az500 | so000 | s2500 | eso00 | e7.500 | 70000 | 77,492 [ 80208 | sreas | sueas | srcas | sness | suoss | soas | suess | suoss | s16as | suess | sueas | s16as | suess | sueas | s1ees | suess | sueas | sieas | syess | sueas | sieas | syess
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) Yri Yr2 vr3 Yr4 Yrs Yré Yr7 rg Yo Yrl0 Vil Yrl2  Yrl3  Yrl4  Yrl5  Yrl6  Yrl7  Yrl8  Yrl9  Yr20  Yr2l  Yr22  Yr23 Y24 Yr25  Yr26  Yr27  ¥r28  Yr29  Yr30  Yr31  Yr32  Yr33  Vr34  Yr35  Yr36  Yr37  Vr38  Yr39  Yr40  Yrdl  Yr42  Yrd3  Yr44  Yrd5  Yrd6  Yrd7  Yrd8  Yrd9 Y50
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 41
Residential (Private Type 2)
Residential (Private Type 3)

Residential (Affordable Type 1) 58 ha 0.3 10 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 14
Residential 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 05 0.5 05 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.4
Residential (Affordable Type 3)

B1/offices 3ha 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
IEm loyment B2/B8 5ha 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
|Betai| leisure 9ha 13 25 13 25 12
Total all ha area) 260 ha 14 4.3 9.0 10.3 9.0 9.0 115 9.0 9.0 9.0 9.0 9.0 10.3 9.0 9.0 115 9.0 9.0 103 9.0 8.9 8.6 8.6 8.6 8.6 8.6 86 8.6 8.6 5.9
ITotal all ha (non area) (Pro rata) 226 ha 12 3.7 7.8 8.9 7.8 7.8 10.0 7.8 78 78 7.8 7.8 8.9 7.8 7.8 10.0 7.8 78 8.9 79 7.8 74 74 74 74 74 74 74 74 5.1

Land Sales Returns (£ per year) Yri Yr2 Yr3 Yra Yrs Y6 Yr7 g Y9 Yrl0  Yrll  Yrl2  Yrl3  Yrl4  Vrl5  Yrl6  Yrl7  Yrl8  Yrl9  Yr20  Yr2l  Yr22  Yr23 Y24 Yr25  Yr26  Yr27  Yr28  Yr29  Yr30  Yr31  Yr32  Yr33  Yr34  Yr35  Yr36 Yr37 Vr38  Yr39  Yr40  Yrdl  Yr42  Yrd3  Yr44  Yrd5  Yrd6  Yrd7 _ Yrd8  Yrd9  Yr50
Residential (Private Type 1) £877 m 5.2 155 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 309 211
Residential (Private Type 2)
Residential (Private Type 3)

Residential Type 1) £47m 03 08 17 17 17 17 1.7 17 1.7 17 17 17 1.7 1.7 17 1.7 17 17 17 17 17 1.7 1.7 1.7 1.7 17 17 17 1.7 11
Residential (Affordable Type 2) £49m 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 17 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 12
Residential Type 3)
B1/offices

IEm loyment B2/B8 £1m 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
|_Retai| leisure £36m 5.1 102 5.1 102 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 34.4 343 343 343 343 343 343 343 343 23.5
Less Sales Related Fees Rate Total Yrl Yr2 Yr3 Yrd Yr5 Yré Yr7 Yrg Yr9 Yr10 Yril Yri2 Yri3 Yri4 Yris Yrl6 Yri7 Yri8 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yrdl Yr42 Yrd3 Yra4 Yrd5 Yr46 Yrd7 Yr48 Yr49 Yr50
Stamp Duty Land Tax 5.3% £54m 0.3 0.9 18 2.1 18 18 2.4 1.8 1.8 18 18 18 2.1 18 18 2.4 1.8 1.8 2.1 1.8 18 18 18 1.8 1.8 1.8 1.8 18 18 12
Agent 1.0% £10m 0.1 0.2 03 04 03 03 0.4 0.3 0.3 03 03 03 04 0.3 0.3 0.4 03 03 04 03 0.3 0.3 0.3 0.3 0.3 0.3 03 03 03 0.2
Legal Fees 0.5% £5m 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 £69m 04 12 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) [ £941m [ [ [ [ [ [ [ [ [ 53 7160 320[ 368 32.0] 320 41.5] 32.0 [ 320 32.0 [ 32.0 [ 320 [ 368 [ 32.0 [ 32.0 [ 41.5[ 32.0 [ 32.0 [ 368 [ 32.0 [ 32.1 [ 32.0 [ 32.0 [ 32.0 [ 32.0 [ 32.0 [ 32.0 [ 32.0 [ 32.0 [ 219 | [ [ [ [ [ [ [ [ [ [ [ ]
INFRASTRUCTURE COSTS
Scheme Wide Enabling Works Rate Total Yr9 Yrio Yril Yri2 Yri3 Yri4 Yris Yri6 Yri7 Yrig Yri9 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr3l Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yrd0 Yrdl Yrd2 Yrd3 Yra4 Yrd5 Yrd6 Yrd7 Yrdg Yrd9 Yr50
|60 [ 60| 2 | [ [ [ [ [ [ [ [ [ [ [ [ |
Scheme Wide Community Infrastructure Total

facilities £78.8 m
Community & Health facilities £19.1m
Open Spaces, Leisure & Sports facilities/pitches £23.4m
Environmental / sustainability / waste £43m
Scheme Wide Other Itemised infrastructure - On Site Total
Country Park i £5.0m
A4 Shalford Rd / Pods Lane Quietway £0.3m
PT5 Rapid Transit & Flagship Cycle Route £50m
PT7 Transit Hub £6.0m
Travel plan measures (@ £1500/unit) £13.0m
Employment Support (@ £1,000/unit) £8.5m

Scheme Wide Other Itemised infrastructure - Off Site

Utilities - Primary ions, gas & telecoms £13.0m 25 0.5 0.5 9.0 05
Utilities - Skm trunk mains, discharge upgrade & 6km connection to WWTW £9.0m 40 | 40 10

Active Modes AL, A2, A3 & Ad (cycleway i £6.7m 27 20 2.0

PT4 - A131/A130 Bus Lane £80m 8.0

PT6 - Rapid Transit & Flagship Cycle route NW Braintree £6.0m 6.0

R2 & R3 A120/B1256 Improvements (Inlerlm & Final) £150m 5.0 10.0
R1-A120/B1256 New £7.0m 7.0
l £13.0m 13.0

Management & Long Term Governance

Open space 5.0 5.0 5.0 5.0 5.0 5.0

Land Assembly

[an Costs Sub Total [ eaar2m | | | [ 75 | 188 | 172 | 218 | 105 | 331 | 31.8 | 207 | 137 | 212 | 87 | 213 | 188 | 137 | 87 | 123 | 123 | 137 | 211 | 82 | 11.8 | 168 | 82 | 81 | 127 | 127 | 81 | 81 | 81 | 97 | 50 | 02 | | |

Professional Fees

Strategic Planning Costs £34m £3.4m

Professional Fees | 6.0% | £26.5m 05 | 11 13 | 06 | 20 11 | 08 | o5 | o7 13 | os 07 | 10 | os 05 | o7 07 | os 0.5 0.5 06 | 03 0.0

Master developer / contractor profit Rate otal

On infrastructure costs (excluding &gov) 15.0% £61.7m 11 2.1 26 33 16 | 42 48 3.1 20 24 13 32 28 13 13 18 18 13 32 12 18 18 12 12 17 17 12 12 12 14 | o8 0.0

Contingencies Total

Scheme Wide Site Enabling Costs 5.0% £85m 01 | 02 03 03 | 03 03 0.3 0.3 0.3 03 03 | 03 03 0.3 0.3 0.3 03 03 | 03 03 0.3 0.3 0.3 03 03 | 03 0.3 0.3 0.3 0.2

Scheme Wide C ity Infrastructure 5.0% £63m 0.2 02 01 | 01 0.1 07 | 06 | 01 0.1 01 | 03 03 0.1 0.1 03 03 01 | 07 | o1 03 03 0.1 0.1 03 | 03 0.1 0.1 0.1 03 02

Scheme Wide Other Itemised - On Site 5.0% £1.9m 0.0 00 | 03 00 | 03 00 | o1 03 01 | o0a 01 | 01 | 01 | 01 0.1 01 | 01 01 | 00 | 00 | o0 0.0 00 | 00 | 00 | 00 | 00 | 00 0.0 00 | 00

Scheme Wide Other Itemised - Off Site 5.0% £39m | 03 03 03 04 | 01 07 | o5 0.1 04 0.5 03
IScheme Wide Cost Inflation factor (if appropriate) I | I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% 100% 100%
Total all Costs (including fees & contingencies) | £553.3 m | | | | | 11 [ 12| 11 o5 [ 227] 216] 274 132 406 [ 40.0 | 26.0 [ 17.2 | 256 | 109 [ 26.8 | 236 | 16.2 [ 10.9 | 154 [ 15.4 [ 162 | 265 [ 103 | 148 ] 201 [ 103 | 101 [ 147 [ 147 ] 101 [ 101 | 101 [ 122 [ 63 | 03

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) Yl  Yr2 Y3 Yrd Y5 Y6 Yr7 Y8 Y9 Yrl0 Yl  Yrl2 Y13 Yrl4  Yrl5 Y16 Yrl7  Yrl8  Yr19  Yr20  Yr21  ¥r22  Yr23 Y24 Yr25  Yr26  ¥r27  Yr28  Yr29  ¥r30 _ Yr31 Y32 Yr33  Yr34  Yr35  Yr36 Y37 Yr38  Yr39 Y40  Yr4l _ Yrd2 _ Yrd3  Yrd4 _Yrd5  Yrd6  Yrd7 _ Yrd8 _ Yrd9 _ Yr50
Total Revenue £941m 53 | 160 | 320 | 368 | 320 | 320 | 415 | 320 | 320 | 320 | 320 | 320 | 368 | 320 | 320 | 415 | 320 | 320 | 368 | 320 | 321 | 320 | 320 | 320 | 320 | 320 | 320 | 320 | 320 | 219
[Total costs £553 m 11 11 11 95 | 227 | 216 | 274 | 132 | 406 | 400 | 260 | 172 | 256 | 109 | 268 | 236 | 162 | 109 | 154 | 154 | 162 | 265 | 103 | 148 | 201 | 103 | 101 | 147 | 147 | 101 | 101 | 101 | 122 | 63 03

Balance per anum £388 m 1 | a1 | 11 | o5 | 173 | 56 | 46 | 236 | 86 | 80 | 155 | 148 | 64 | 211 | 53 84 | 206 | 211 | 166 | 261 | 158 | 55 | 265 | 172 | 120 | 217 | 218 | 173 | 173 | 218 | 218 | 218 | 198 | 155 | -03

Balance Cumulative 11 | 23| 34 | 120 302 | 358 | 310 75 | 161 | 241 | 86 [ 63 | 127 | 338 | 391 | 475 | €81 | 893 | 1059 | 1320 | 147.8 | 1533 | 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 .8 | 387.8 | 387.8 | 387.8

IRR (before finance) 19.9% Total Site Area (hectares) 486
Net Present Value (before finance) 197.5 RLV per hectare £798,038
Discount Rate (long term >25 yrs) | 2.5% RLV per acre £222,701

CASHFLOW AFTER FINANCE

Rate Yrl Yr2 Yr3 Yrd YrS Yré Yr7. Yr8 Yr9 Yri0 Yril Yri2 Yri3 Yrl4 Yrl5 Yri6 Yrl7 Yrig Yri9 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yra0 Yr4l Yrd2 Yrd3 Yrd4 Yr45 Yra6 Yrd7 Yrag Yrd9 Yr50
Total Finance Charges (on carry over) .0% 0.1 0.1 0.2 08 -19 -24 -2.3 -1.0 -16 2.2 -14 06 0.2
ITutaI Finance Charges (in year, assuming midpoint) 0.0 0.0 0.0 -03 -05 -0.2 -03 -02 0.0
|§a|ance per anum -12 -12 -13 -10.0 -18.7 7.7 2.2 213 9.8 9.8 133 135 58 20.9 53 8.4 206 211 16.6 26.1 15.8 55 26.5 17.2 120 217 218 173 173 218 218 218 19.8 15.5 03
Balance Cumulative =ilz) 24 E3Y/] -137 | 323 | 400 | -37.8 | -164 | -263 | -36.1 | -22.7 -9.2 -34 17.6 22.8 313 518 73.0 89.6 1157 | 1315 | 137.1 | 163.6 | 180.8 | 192.8 | 2145 | 236.3 | 253.6 | 2709 | 292.8 | 314.6 | 336.5 | 356.3 | 371.8 | 371.6 | 3716 | 3716 | 371.6 | 3716 | 3716 | 3716 | 3716 | 371.6 | 3716 | 3716 | 3716

IRR (before finance) 17.0% Modified IRR 18.0% Total Site Area (hectares) 486
Net Present Value (before finance) NA Finance Rate for MIRR 6.0% i RLV per hectare £764,513

Discount Rate (long term >25 yrs) _| NA Reinvest rate for MIRR 6.0% I RLV per acre £309,144

Created on: 05/05/2017



Appendix 2: Colchester Braintree Borders Assumptions & Appraisal

The following worksheets present:

e Land Use breakdown

e Strategic Cost & Other Assumptions

o Site Specific Costs, Values & Assumptions
e Full Scheme Appraisal

The appraisal illustrates the modelling for the following scenario:

e 30% Affordable housing, of which 80% Affordable Rent and 20% Shared Ownership
e 5% Cost uplift (contingency)
e 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.

North Essex Local Plan (Strategic) Section 1 Viability Assessment
Hyas Associates Ltd, April 2017



LANDUSE ASSUMPTIONS

Total Gross Site Area

1,300

hectares

Split By Use

Residential 52.0% 676 ha
Open Space (strategic, formal & informal) 26.5% 345 ha
Infrastructure (incl roads, utilities, community facilities) 15.0% 195 ha
Employment B1 /Offices 0.5% 7 ha
Employment B2 B8 / Industrial 2.5% 33 ha
Retail & Leisure 3.5% 46 ha
Check 100.0% 1300 ha

Total Residential Units

Average dwellings per hectare 35 dph

Total Dwelling Units 23,660 dwellings
Residential floorspace average per hectare 3,290 sqm / ha
Residential floorspace average per acre 14,320 sq ft / acre

Total Population
Average Household size

2.4

per unit

Total Population

56,784

residents

Housing Tenure

30% Affordable Housing (80:20 AR:SO)
+ 5% Cost Uplift; +5% Value Uplift

Overall Percentage Private Units 70% User to define typology
Of which: | Private Type 1 100% private sale
Private Type 2 User to define
Private Type 3 User to define
Overall Percentage Affordable Units 30% User to define typology
Of which: AH Type 1 80% affordable rent
AH Type 2 20% shared ownership
AH Type 3 starter homes

Commercial Floorspace

Use Total Ha Plot Density Storeys Sgm (gross)
Employment B1 /Offices 7 40% 2 52,000
Employment B2 B8 / Industrial 33 40% 1 130,000
Retail & Leisure 46 40% 1 182,000
Total all commercial 85 364,000

Use Sgm (gross) Net to gross Sgm per job Total jobs
Employment B1 /Offices 52,000 80% 20 2,080
Employment B2 B8 / Industrial 130,000 80% 50 2,080
Retail & Leisure 182,000 80% 15 9,707
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
Colchester Braintree Borders

SCHEME WIDE ENABLING WORKS

30% Affordable Housing (80:20 AR:SO)
+ 5% Cost Uplift; +5% Value Uplift

SUMMARY ALL INFRASTRUCTURE

Physical Costs: Site Preparation & Enabling Costs Unit/cost Summary of infra costs (excluding fees, finance & contingencies) Per Unit
- Based upon generic cost per residential unit £20,000 £473.2m 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
SCHEME WIDE ADDITIONAL COST ASSUMPTIONS
Education £9,000 £212.9m Obligation Professional Fees & Other Costs Amount Total
Community & Health £2,250 £53.2m Obligation Strategic Planning Costs (masterplanning & approvals) - per unit £300 £7.1m
Open Spaces, Leisure & Sports £2,750 £65.1m 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 £343.1m Professional Fees (design & delivery of scheme wide works) 6.0% £67.9m
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)
Country Park £5.0m Obligation
A3 - Active Modes link (Church Lane - Marks Tey station) £0.4m Obligation MASTER DEVELOPER / LDV RETURN
PT1a - Rapid Transit Loop (Bus only Roads) £42.5m Obligation Allowance for master-developer/LDV/infra contractor profit Amount Total
PT2 - Park & Ride £f4.2m Obligation Masterdeveloper / LDV / infrastructure contractor profit rate 15.0% (on cost)
PT3 - West Tey Railway Station £50.0 m Obligation
PT4 - West Tey Transit Hub £6.0m Obligation CONTINGENCIES
Travelplan measures (@ £1500/unt) £360m | Obligation
Employment support (@ £750/unit) £18.0m Obligation Scheme Wide Community Infrastructure 5.0% £17.2m
| Sub Total £162.1 m Scheme Wide Other Itemised Infrastructure - On Site 5.0% £8.1m
Scheme Wide Other Itemised Infrastructure - Off Site 5.0% £7.7m
Off Site Total Type Scheme Wide Enabling Works 5.0% £23.7m
Utilities - Elec sub stations, gas supply & telecoms £30.0m Enabling
Utilities - potable & waste water £12.0m Enabling |On Plot: Constructions Costs | | (on plot calc) |
A2 & A4 - Active Modes Connections to Rural Hinterland, Cycle Links £1.5m Obligation
SCHEME WIDE DISCOUNT RATE, FINANCE & MIRR ASSUMPTIONS
PR1 & PR 2- Marks Tey Station and junction package & Stane St reduction £9.0m Obligation
R2 - A12 Southern junction with Garden Community £41.5m Obligation Discount Rate (for use in NPV calculations, pre finance costs) 2.5%
Contribution to A120 (@ £1,500 per unit) £36.0m Obligation General Finance Rate (For Baseline Appraisal) 6.0% per anum |
Contribution to Rapid Transit system (@ £1000 per unit) £24.0m Obligation % of Scheme Wide Costs debt financed 100.0%
| Sub Total £154.0m Finance Rate (For MIRR calculation) 6.0% per anum
Reinvest rate (For MIRR calculation) 6.0% per anum
Management & Long Term Governance Total Type
Open space endowments £50.0m 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

Created on: 05/05/2017



SITE BASED COST & VALUE ASSUMPTIONS

Colchester Braintree Borders

30% Affordable Housing (80:20 AR:SO)
+ 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 sqg m)

Equivalent Land value (£ per ha) £4.2m £4.2m £4.2m £0.4m £2.7m £2.7m
B1/Offices B2, B8Industrial  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 sqg 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

Phasing & Trajectories Yr9 Yr10 Yril Yrls Yri6 Yrl7 Yrig Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yrd0 Yr4l Yrd2 Yrd3 Yrd4 Yrd5 Yrd6 Yrd7 Yrag Yr49 Yr50
Cumulative Housing i 23,660 50 | 750 | wioo | saso [ 1s00 | o150 | 2500 [ acon | ssso | smso | asso | asso | saso | saso [ esso | emso | sso [ ssso | msso | msso [ osso | osso | sosso | sosso | wusso | vusso | sasso [ vasso | sssso | vssso | rasso | aasso | sssso | sssso | sesso | sesso | snss0 [ wrsso | aseso |

|cumuative ¢ ial floorspace [ 364,000 | | | [ [ [ [ | w000 | 15000 [ 10,000 60,000 95,000 128,000 | 132,000 | 136,000 | 140,000 | 150,000 | 163,000 | 167,000 | 171,000 | 200000 | 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

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) Yri Yr2 vr3 Yr4 Yrs Yré Yr7 rg Yo Yrl0 Vil Yrl2  Yrl3  Yrl4  Yrl5  Yrl6  Yrl7  Yrl8  Yrl9  Yr20  Yr2l  Yr22  Yr23 Y24 Yr25  Yr26  Yr27  ¥r28  Yr29  Yr30  Yr31  Yr32  Yr33  Vr34  Yr35  Yr36  Yr37  Vr38  Yr39  Yr40  Yrdl  Yr42  Yrd3  Yr44  Yrd5  Yrd6  Yrd7  Yrd8  Yrd9 Y50
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 90 | 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 | 1162
Residential (Private Type 2)
Residential (Private Type 3)

Residential (Affordable Type 1) 162 ha 0.3 10 1.7 2.1 2.4 2.4 2.4 2.4 2.4 2.7 Bl 3.4 3.4 3.4 3.4 3.4 3.4 3.4 34 3.4 3.4 34 3.4 3.4 3.4 3.4 3.4 34 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 Type 2) 41ha 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)

B1/offices 7ha 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 15
IEm loyment 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 B8
|Betai| leisure 46 ha 25 6.3 38 6.3 38 6.3 38 6.3 38 25 0.5
Total all ha area) 761 ha 1.6 7.7 8.0 9.4 10.9 171 10.9 10.9 10.9 16.1 13.7 15.2 15.2 214 15.2 15.2 15.2 18.9 15.2 15.2 15.2 214 15.2 15.2 15.2 189 15.2 15.2 15.2 21.4 15.2 15.2 15.2 189 15.2 15.2 15.2 17.7 15.2 15.2 1713
ITotal all ha (non area) (Pro rata) 540 ha 11 54 5.7 6.7 7.7 121 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 10.8 134 10.8 10.8 10.8 15.2 10.8 10.8 10.8 134 10.8 10.8 10.8 125 10.8 10.8 1215

Land Sales Returns (£ per year) Yri Yr2 Yr3 Yra Yrs Y6 Yr7 g Y9 Yrl0  Yrll  Yrl2  Yrl3  Yrl4  Vrl5  Yrl6  Yrl7  Yrl8  Yrl9  Yr20  Yr2l  Yr22  Yr23 Y24 Yr25  Yr26  Yr27  Yr28  Yr29  Yr30  Yr31  Yr32  Yr33  Yr34  Yr35  Yr36 Yr37 Vr38  Yr39  Yr40  Yrdl  Yr42  Yrd3  Yr44  Yrd5  Yrd6  Yrd7 _ Yrd8  Yrd9  Yr50
Residential (Private Type 1) £2,004m 42 127 | 212 | 254 | 296 | 296 | 296 | 296 | 296 | 339 | 381 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 424 | 4922
Residential (Private Type 2)
Residential (Private Type 3)

Residential Type1) £60m 0.1 0.4 0.6 0.8 0.9 0.9 0.9 0.9 0.9 10 11 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 13 14.8
Residential (Affordable Type 2) £108 m 0.2 0.7, 11 1.4 16 1.6 1.6 1.6 16 18 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 23 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 Type 3)
B1/offices

IEm loyment B2/B8 £18m 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 18
|_Retai| leisure £186 m 10.2 25.5 153 25.5 153 25.5 153 25.5 153 10.2 2.0
Sub Total £2,376m 4.6 244 234 28.0 325 58.1 325 325 325 52.5 417 46.3 46.3 719 46.3 46.3 46.3 616 46.3 46.3 46.3 719 46.3 46.3 46.3 616 46.3 46.3 46.3 719 46.3 46.3 46.3 616 46.3 46.3 46.3 56.5 46.3 46.3 537.3
Less Sales Related Fees Rate Total Yrl Yr2 Yr3 Yrd Yrs Yré Yr7 Yr8 Yr9 Yr10 Yril Yri2 Yri3 Yri4 Yrls Yri6 Yrl7 Yrig Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yrd0 Yr4l Yrd2 Yrd3 Yrd4 Yrd5 Yrd6 Yrd7 Yrag Yr49 Yr50
Stamp Duty Land Tax 5.3% £126 m 0.2 13 12 1.5 17 3.1 17 17 17 2.8 2.2 2.5 2.5 3.8 2.5 2.5 2.5 33 2.5 2.5 2.5 3.8 2.5 2.5 2.5 33 2.5 2.5 2.5 3.8 2.5 2.5 2.5 33 2.5 2.5 2.5 3.0 2.5 2.5 28.5
Agent 1.0% £24m 0.0 0.2 0.2 03 03 0.6 0.3 03 03 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 54
Legal Fees 0.5% £12m 0.0 0.1 0.1 0.1 0.2 0.3 0.2 0.2 0.2 03 0.2 0.2 0.2 04 0.2 0.2 0.2 03 0.2 0.2 0.2 04 0.2 0.2 0.2 0.3 0.2 0.2 0.2 04 0.2 0.2 0.2 0.3 0.2 0.2 0.2 03 0.2 0.2 2.7
Sub Total Sales related fees £162m 03 17 16 19 2.2 39 22 2.2 2.2 36 2.8 31 31 4.9 31 31 31 4.2 3.1 31 31 4.9 31 31 31 4.2 31 31 31 4.9 31 31 31 4.2 31 31 31 38 31 31 36.5
Total all Land Sales & Returns (net of fees) [£2215m] | | | | | | | | | [ 43 [227] 218 26.1 [ 303 ] 541 ] 303 303] 303] 489 389 [ 432[ 432 670] 432[ 432[ 432[ 575 432[ 432[ 432[ 670 [ 432[ 432[ 432[ 575] 432[ 432[ 432[ 67.0[ 432[ 432[ 432[ 575 ] 432[ 432[ 432[ 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

Yro Yri0 Yril Yri2 Yri3 Yri4 Yris Yri6 Yri7 Yri8 Yri9 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yrd0 Yral Yrd2 Yrd3 Yrd4 Yrd5 Yrd6 Yrd7 Yra8 Yrd9 Yrs0

Yrl Yr2 Yr3 Yrd Yr5 Yré Yr7 Yrg
L 1 1 [ [ [ [ | a0of30]so] 6ol 70 z0[ 7070 70] 80 90 100] 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 ] 1162 |

Scheme Wide Enabling Works Rate Total

- Based upon generic allowance per residential unit £20,000 £473.2 m

Scheme Wide Community Infrastructure Total
facilities

Community & Health facilities
Open Spaces, Leisure & Sports facilities/pitches

Environmental / sustainability / waste
Scheme Wide Other Itemised infrastructure - On Site
Country Park

A3 - Active Modes link (Church Lane - Marks Tey station)
PT1a - Rapid Transit Loop (Bus only Roads)

PT2 - Park & Ride

PT3 - West Tey Railway Station

PT4 - West Tey Transit Hub

Travel plan measures (@ £1500/unit)

Utilities - Elec sub stations, gas supply & telecoms £30.0m
Utilities - potable & waste water £120m
A2 & A4 - Active Modes C ions to Rural Hinterland, Cycle Links £1.5m
PR1 & PR 2- Marks Tey Station and junction package & Stane St reduction £9.0m 9.0
R2 - A12 Southern junction with Garden Ce i £41.5m 415

36.0

24.0

Management & Long Term Governance
Open space . 10.0 5.0 5.0 5.0 5.0 5.0 5.0 10.0

Land Assembly

10 | 640 | 192 | 133 | 146 | 56.8 | 17.6 | 18.4 | 29.8 | 158 | 157 | 17.0 | 13.7 | 273 | 17.3 | 417 | 137 | 17.3 | 173 | 187 | 17.3 | 22.8 | 337 | 137 | 17.4 | 224 | 138 | 27.4 | 174 | 237 | 137 | 223 | 173 | 137 | 913 | 17.8 | 337 | 187 | 17.3 | 169 | 129.5 | 131.8 |

[an Costs Sub Total [£11823m

Professional Fees

Strategic Planning Costs . d 24 24 24 24 24 24 24 24 24 24 24 24 24 24 24
Professional Fees | 6.0% | £70.9m | | | | | | | | | oa [ 38| 12 | 08 | oo | 34 | 11 | 11 | 18 | o9 | o9 | 10 | o8 | 16 | 10 | 25 | 08 | 10 | 10 | 11 | 10 | 14 | 20 | 08 | 10 | 13 | 08 | 16 | 10 | 14 | 08 | 13 | 10 | 08 | 55 | 11 | 20 | 11 | 10 | 10 | 78 | 79 |
Master developer / contractor profit Rate Total
On infrastructure costs (excluding &gov) 15.0% £169.8m 0.2 8.1 29 2.0 22 85 26 20 | as 24 24 25 20 33 26 62 20 26 26 20 26 34 5.0 20 26 26 2.1 4.1 26 35 20 26 26 20 | 137 | 27 5.0 20 26 25 | 194 | 183
Contingencies Rate — —Toral [l
Scheme Wide Site Enabling Costs 5.0% £237m 0.1 02 | 03 03 04 | 04 | 04 04 04 | 04 | 05 0.5 0.5 0.5 05 05 | os 0.5 0.5 0.5 0.5 05 05 | os 0.5 0.5 0.5 0.5 05 05 | os 0.5 0.5 0.5 0.5 05 05 | os 0.5 0.5 5.8
Scheme Wide C ity Infrastructure 5.0% £172m 0.2 0.2 0.1 0.1 01 | 03 03 11 0.1 03 03 0.1 03 | 03 06 | 01 03 03 0.1 03 | 03 11 0.1 03 03 0.1 03 | 03 06 | 01 03 03 0.1 03 | 03 11 0.1 03 03 0.1 43
Scheme Wide Other Itemised - On Site 5.0% £81m 01 | 00 | 03 00 | 03 03 0.0 00 | 03 00 | 00 | 00 0.0 0.0 06 | 00 | 00 | 00 | 00 0.0 03 00 | 00 | 01 | 01 | o1 03 0.1 00 | 00 | 00 | 00 | 00 25 00 | 00 | 00 | 00 | 00 | 03 16
Scheme Wide Other Itemised - Off Site 5.0% £7.7m 23 | os 03 2.1 03 04 0.0 03 12 | 00 03 | 03
ISChEmE Wide Cost Inflation factor (if appropriate) I | I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% 100% 100%
Total all Costs (including fees & contingencies) [e15152m] | | | | | | 24 [ 24| 24| 36 [ 81.0] 266 [ 19.1 | 207 740 [ 246 | 246 [ 39.9 [ 223 221 [ 238 172 333 [ 217 [ 525 [ 172 | 21.7 | 217 [ 225 | 21.7 | 287 [ 424 | 172 [ 219 [ 272 ]| 173 [ 345 219 [ 290.8 [ 172 | 27.0 [ 21.7 | 17.2 | 115.0] 22.4 | 42.4 | 225 [ 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 Yl  Yr2 Y3 Yrd Y5 Y6 Yr7 Y8 Y9 Yrl0 Yl  Yrl2 Y13 Yrl4  Yrl5 Y16 Yrl7  Yrl8  Yr19  Yr20  Yr21  ¥r22  Yr23 Y24 Yr25  Yr26  ¥r27  Yr28  Yr29  ¥r30 _ Yr31 Y32 Yr33  Yr34  Yr35  Yr36 Y37 Yr38  Yr39 Y40  Yr4l _ Yrd2 _ Yrd3  Yrd4 _Yrd5  Yrd6  Yrd7 _ Yrd8 _ Yrd9 _ Yr50
Total Revenue £2,215m 43 | 227 | 218 | 261 | 303 | 541 | 303 | 303 | 303 | 489 | 389 | 432 | 432 | 670 | 432 | 432 | 432 | 575 | 432 | 432 | 432 | 670 | 432 | 432 | 432 | 575 | 432 | 432 | 432 | 670 | 432 | 432 | 432 | 575 | 432 | 432 | 432 | 527 | 432 | 432 | 5008
[Total costs £1,515m 24 24 24 36 | 810 | 266 | 191 | 207 | 740 | 246 | 246 | 399 | 223 | 221 | 238 | 172 | 333 | 217 | 525 | 172 | 217 | 217 | 225 | 217 | 287 | 424 | 172 | 219 | 27.2 | 173 | 345 | 219 | 298 | 172 | 270 | 217 | 172 | 1150 | 224 | 424 | 225 | 217 | 212 | 1631 | 164.0
Balance per anum £699 m 24 | 24 | 24 | 36| 767 | 39 | 27 54 | 436 | 206 | 57 | 96 | 80 | 267 | 151 | 260 | 98 | 452 | -93 | 260 | 214 | 357 | 207 | 214 | 145 | 246 | 260 | 213 | 160 | 401 | 87 | 213 | 134 | 498 | 161 | 214 | 260 | -57.5 | 208 | 08 | 207 | 310 | 219 | 1199 3367
Balance Cumulative 24 | 47 | 71 | 107 | 874 | 913 | 886 | 832 | -1269| 973 | 916 | -101.2| 931 | 66.4 | 513 | 253 | 155 | 29.8 | 205 | 464 | 67.9 | 1036 [ 124.3 | 145.7 | 160.2 | 184.8 | 2107 | 232.0 | 248.0 | 2882 | 296.9 | 318.2 | 3316 | 381.3 | 397.5 | 4189 | 444.9 | 3873 | 408.1 | 408.9 | 429.6 | 460.5 | 4825 | 362.5 | 699.3
IRR (before finance) 10.0% Total Site Area (hectares) 1300
Net Present Value (before finance) 260.2 RLV per hectare £537,914
Discount Rate (long term >25 yrs) | 2.5% RLV per acre £217,515

CASHFLOW AFTER FINANCE

Rate Yrl Yr2 Yr3 Yrd YrS Yré Yr7. Yr8 Yr9 Yri0 Yril Yri2 Yri3 Yrl4 Yrl5 Yri6 Yrl7 Yrig Yri9 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yra0 Yr4l Yrd2 Yrd3 Yrd4 Yr45 Yra6 Yrd7 Yrag Yrd9 Yr50
Total Finance Charges (on carry over) .0% 0.1 03 0.5 0.7 55 6.1 6.3 6.3 9.4 8.2 8.3 9.4 95 85 8.1 -7.0 6.8 4.5 5.4 4.2 3.1 -12
ITutaI Finance Charges (in year, assuming midpoint) -0.1 -0.1 -0.1 -0.1 E25) -0.1 Bt} -03 -03 17 -36
|§a|ance per anum 24 -26 -2.7 4.2 -79.7 95 34 0.9 513 20.2 24 -18.2 -14 17.2 6.6 179 2.8 384 -14.1 206 173 326 19.5 214 14.5 246 26.0 213 16.0 40.1 8.7 213 13.4 49.8 16.1 214 26.0 -59.2 20.8 0.8 20.7 310 219 | -1235]| 336.7
Balance Cumulative 24 -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 | -1141| -75.7 | -89.8 | -69.2 | -51.9 | -19.4 0.2 216 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) 1300
Net Present Value (before finance) NA Finance Rate for MIRR 6.0% i RLV per hectare £438,363

Discount Rate (long term >25 yrs) _| NA Reinvest rate for MIRR 6.0% i RLV per acre £177,259

Created on: 05/05/2017



Appendix 3: Tendring Colchester Borders Assumptions & Appraisal

The following worksheets present:

e Land Use breakdown

e Strategic Cost & Other Assumptions

o Site Specific Costs, Values & Assumptions
e Full Scheme Appraisal

The appraisal illustrates the modelling for the following scenario:

e 30% Affordable housing, of which 80% Affordable Rent and 20% Shared Ownership
e 5% Cost uplift (contingency)
e 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.

North Essex Local Plan (Strategic) Section 1 Viability Assessment
Hyas Associates Ltd, April 2017



LANDUSE ASSUMPTIONS

Total Gross Site Area

425

hectares

Split By Use

Residential 50.0% 213 ha
Open Space (strategic, formal & informal) 25.0% 106 ha
Infrastructure (incl roads, utilities, community facilities) 15.0% 64 ha
Employment B1 /Offices 2.5% 11 ha
Employment B2 B8 / Industrial 4.0% 17 ha
Retail & Leisure 3.5% 15 ha
Check 100.0% 425 ha

Total Residential Units

Average dwellings per hectare 37.5 dph

Total Dwelling Units 7,969 dwellings
Residential floorspace average per hectare 3,525 sqm / ha
Residential floorspace average per acre 15,343 sq ft / acre

Total Population
Average Household size

2.4

per unit

Total Population

19,126

residents

Housing Tenure

30% Affordable Housing (80:20 AR:SO)
+ 5% Cost Uplift; +5% Value Uplift

Overall Percentage Private Units 70% User to define typology
Of which: | Private Type 1 100% private sale
Private Type 2 User to define
Private Type 3 User to define
Overall Percentage Affordable Units 30% User to define typology
Of which: AH Type 1 80% affordable rent
AH Type 2 20% shared ownership
AH Type 3 starter homes

Commercial Floorspace

Use Total Ha Plot Density Storeys Sgm (gross)
Employment B1 /Offices 11 25% 2 53,125
Employment B2 B8 / Industrial 17 40% 1 68,000
Retail & Leisure 15 40% 1 59,500
Total all commercial 43 180,625

Use Sgm (gross) Net to gross Sgm per job Total jobs
Employment B1 /Offices 53,125 80% 20 2,125
Employment B2 B8 / Industrial 68,000 80% 50 1,088
Retail & Leisure 59,500 80% 15 3,173
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 Summary of infra costs (excluding fees, finance & contingencies) Per Unit
- Based upon generic cost per residential unit £20,000 £159.4 m Enabling Sub Total All Enabling Costs £25,659 £204.5m
Sub Total £159.4m Sub Total All Planning Obligations £24,915 £198.6m
Total £50,575 £403.0m
SCHEME WIDE COMMUNITY INFRASTRUCTURE
SCHEME WIDE ADDITIONAL COST ASSUMPTIONS
Education £9,000 £71.7m Obligation Professional Fees & Other Costs Amount Total
Community & Health £2,250 £17.9m Obligation Strategic Planning Costs (masterplanning & approvals) - per unit £350 £2.8m
Open Spaces, Leisure & Sports £2,750 £21.9m Obligation Scheme Year first Strategic Planning Costs accrue 5 (Year)
Environmental / sustainability / waste £500 £f40m 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)
Country Park (to include A4) £5.0m Obligation
Porvision of on site rapid transit & facilities £30.0m Obligation MASTER DEVELOPER / LDV RETURN
PR1 - A133 Boulevard & Access £6.0m Enabling Allowance for master-developer/LDV/infra contractor profit Amount Total
R1 - A120-A133 Link Road £8.0m Obligation Masterdeveloper / LDV / infrastructure contractor profit rate 15.0% (on cost)
Travel Plan measures (@ £1500 per unit) £12.0m Obligation
CONTINGENCIES
Scheme Wide Community Infrastructure 5.0% £5.8 m
| Sub Total £61.0 m Scheme Wide Other Itemised Infrastructure - On Site 5.0% £3.1m
Scheme Wide Other Itemised Infrastructure - Off Site 5.0% £2.2m
Off Site Total Type Scheme Wide Enabling Works 5.0% £8.0m
Electricity Primary Substations £12.0m Enabling
Potable water 5km trunk mains, waste upgrade & 2.5km connection £10.0m Enabling |On Plot: Constructions Costs | | (on plot calc) |
Gas - upgrade to network, telecoms network £5.0m Enabling
Actve Modes (A1, A5, A6, A7, A8) £6.1m Enabling SCHEME WIDE DISCOUNT RATE, FINANCE & MIRR ASSUMPTIONS
PT1 - Rapid Transit (contribution of £750 per unit) £6.0m Enabling
R2 A133-B1027/B1028 Link £1.0m Obligation Discount Rate (for use in NPV calculations, pre finance costs) 2.5%
R3 - A137/Bromley Rd Improvements £4.0m Obligation General Finance Rate (For Baseline Appraisal) 6.0% per anum |
% of Scheme Wide Costs debt financed 100.0%
| Sub Total £44.1m Finance Rate (For MIRR calculation) 6.0% per anum
Reinvest rate (For MIRR calculation) 6.0% per anum
Management & Long Term Governance Total Type
Open space endowments £23.0m Obligation INFLATION
Type Amount Total
| Sub Total £23.0m 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

Created on: 05/05/2017



SITE BASED COST & VALUE ASSUMPTIONS

Tendring Colchester Borders

30% Affordable Housing (80:20 AR:SO)
+ 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 sqg m)

Equivalent Land value (£ per ha) £4.2m £4.2m £4.2m £0.2m £2.6m £2.2m
B1/Offices B2, B8Industrial  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 sqg 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
Phasing & Trajectories
Cumulative Housing

Yr37 Yr38 Yr39 Yr40 Yr4l Yr42 Yrd3 Yrd4. Yr4s Yr46 Yrd7 Yr48 Yr49 Yr50
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
174000 | 178500 | 1e025 | 180625 | 180625 | 160625 | 180605 [ 1e0eos | 1s0625 [ 10625 [ 160625 | 180605 [ 160625 | ss060 [ a0 |

Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35

[ o0 [ 500 | eooo | 6300 [ eso0 [ 000 | 700 | 7500 |

128,500 | 133,000 | 147,000 | 151,500 | 156,000 | 160,500 | 165000 | 169,500

Yri2 Yri3 Yri4 Yrls

1,700

Yri6 Yrl7 Yrig Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25

[ 250 [ 2700 | 5000 | 5300 [ 3600 [ 3000 | sz00 | asoo |

77,000 100,500 | 105,000

Yr26
4,800
119,500

Yr27

| cumulative c: ial floorspace 17,000 46,000 124,000

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) Yri Yr2 vr3 Yr4 Yrs Yré Yr7 rg Yo Yrl0 Vil Yrl2  Yrl3  Yrl4  Yrl5  Yrl6  Yrl7  Yrl8  Yrl9  Yr20  Yr2l  Yr22  Yr23 Y24 Yr25  Yr26  Yr27  ¥r28  Yr29  Yr30  Yr31  Yr32  Yr33  Vr34  Yr35  Yr36  Yr37  Vr38  Yr39  Yr40  Yrdl  Yr42  Yrd3  Yr44  Yrd5  Yrd6  Yrd7  Yrd8  Yrd9 Y50
Residential (Private Type 1) 149 ha 0.9 2.8 4.7 4.7 4.7 4.7 47 47 4.7 4.7 4.7 4.7 5.6 56 5.6 56 56 56 56 56 5.6 5.6 56 56 56 56 5.6 5.6 56 3.2
Residential (Private Type 2)
Residential (Private Type 3)

Residential (Affordable Type 1) Slha 0.3 1.0 16 16 16 1.6 1.6 1.6 1.6 16 16 16 1.9 1.9 1.9 1.9 19 19 19 1.9 1.9 1.9 1.9 19 19 19 1.9 1.9 1.9 11
Residential 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 03
Residential (Affordable Type 3)

B1/offices 11 ha 0.3 03 03 03 03 03 03 0.3 03 03 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
IEm loyment 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
|Betai| leisure 15 ha 25 25 25 25 25 24
Total all ha area) 255 ha 13 4.0 10.0 7.5 7.5 7.5 10.1 7.6 7.6 7.6 10.1 7.6 9.0 9.0 115 9.0 9.0 9.0 11.5 9.0 9.0 9.0 114 9.0 9.0 9.0 9.0 9.0 9.0 55 0.4
ITotal all ha (non 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 76 6.0 6.0 6.0 6.0 6.0 6.0 3.7 03

Land Sales Returns (£ per year) Yri Yr2 Yr3 Yra Yrs Y6 Yr7 g Y9 Yrl0  Yrll  Yrl2  Yrl3  Yrl4  Vrl5  Yrl6  Yrl7  Yrl8  Yrl9  Yr20  Yr2l  Yr22  Yr23 Y24 Yr25  Yr26  Yr27  Yr28  Yr29  Yr30  Yr31  Yr32  Yr33  Yr34  Yr35  Yr36 Yr37 Vr38  Yr39  Yr40  Yrdl  Yr42  Yrd3  Yr44  Yrd5  Yrd6  Yrd7 _ Yrd8  Yrd9  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 19.6 236 236 236 236 236 236 236 236 236 236 236 236 236 236 236 236 236 11343
Residential (Private Type 2)
Residential (Private Type 3)

Residential Type 1) £12m 0.1 0.2 04 04 0.4 0.4 0.4 04 04 04 04 0.4 0.5 0.5 05 05 05 05 0.5 0.5 0.5 0.5 05 05 05 05 05 0.5 0.5 03
Residential (Affordable Type 2) £33m 0.2 0.6 1.0 10 10 10 10 1.0 1.0 1.0 10 10 i g 13 13 ilg fi¥s) i) i fi¥s) i 13 13 ig ilg fi¥s) i) i 0.7
Residential Type 3)
B1/offices £6m 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
IEm loyment B2/B8 £8m 0.2 0.2 0.2 0.2 0.3 03 03 03 03 03 0.3 0.3 03 03 03 03 03 0.3 0.3 03 03 03 03 03 0.3 0.3 03 03
|_Retai| leisure £46m 77 77 77 77 77 73
Sub Total £731m 4.2 126 29.1 215 215 215 29.2 215 21.5 215 29.2 215 25.8 25.8 334 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 Yrl Yr2 Yr3 Yrd Yr5 Yré Yr7 Yrg Yr9 Yr10 Yril Yri2 Yri3 Yri4 Yris Yrl6 Yri7 Yri8 Yr19 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr31 Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yr40 Yrdl Yr42 Yrd3 Yra4 Yrd5 Yr46 Yrd7 Yr48 Yr49 Yr50
Stamp Duty Land Tax 5.3% £39m 0.2 0.7 15 11 11 11 15 11 11 11 15 11 14 14 18 14 14 14 1.8 14 1.4 14 18 14 1.4 14 14 14 14 0.8 0.0
Agent 1.0% £7m 0.0 0.1 0.3 0.2 0.2 0.2 03 0.2 0.2 0.2 03 0.2 03 03 03 0.3 0.3 03 03 03 03 03 0.3 0.3 03 03 03 03 03 0.1 0.0
Legal Fees 0.5% £4m 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 £50m 03 0.9 2.0 15 15 15 2.0 15 15 15 2.0 15 18 1.8 2.3 1.8 1.8 18 2.3 18 1.8 18 2.2 18 18 18 18 1.8 18 1.0 0.0
Total all Land Sales & Returns (net of fees) [ €681 m [ [ [ [ [ [ [ [ 39 1128271 ] 200 20.0] 200 27.2] 20.0 [ 200 [ 200 27.2[ 200 [ 240 24.0 [ 31.2[ 240 24.0[ 240 31.2[ 240 [ 240 240[ 30.8 [ 240 240 240 240 240 240 137 ] 0.2 | [ [ [ [ [ [ [ [ [ [ [ ]
INFRASTRUCTURE COSTS
Scheme Wide Enabling Works Rate Total Yr9 Yrio Yril Yri2 Yri3 Yri4 Yris Yri6 Yri7 Yrig Yri9 Yr20 Yr21 Yr22 Yr23 Yr24 Yr25 Yr26 Yr27 Yr28 Yr29 Yr30 Yr3l Yr32 Yr33 Yr34 Yr35 Yr36 Yr37 Yr38 Yr39 Yrd0 Yrdl Yrd2 Yrd3 Yra4 Yrd5 Yrd6 Yrd7 Yrdg Yrd9 Yr50
| so [ so | so | so] sof sof so] 6o 60 60 60 60 60 60 60 [ 60 60 60 60 60 60 60 6060 f3sa] [ [ [ [ [ [ [ [ [ [ |
Scheme Wide Community Infrastructure Total
facilities £71.6 m
Community & Health facilities £17.9m
Open Spaces, Leisure & Sports facilities/pitches £21.9m
Environmental / sustainability / waste £4.0m
Scheme Wide Other Itemised infrastructure - On Site Total
Country Park (to include A4) £50m
Porvision of on site rapid transit & facilities £30.0m
PR1 - A133 Boulevard & Access £6.0m
[R1-A120-A133 Link Road £8.0m
Travel Plan measures (@ £1500 per unit) £120m

Scheme Wide Other Itemised infrastructure - Off Site

Electricity Primary i £12.0m
Potable water Skm trunk mains, waste upgrade & 2.5km i £100m
Gas - upgrade to network, telecoms network £50m
Actve Modes (A1, AS, A6, A7, A8; £61m
PT1 - Rapid Transit (contribution of £750 per unit) £6.0m
R2 A133-B1027/B1028 Link £1.0m
R3 - A137/Bromley Rd Improvements £4.0m

Management & Long Term Governance

Open space £230m 5.0 8.0 5.0 5.0
Land Assembly
[an Costs Sub Total [ £a02.9m [ | [ 20 [ 221 [ 317 ] 88 | 88 | 79 | 173 | 255 | 315 | 149 | 209 | 143 | 114 | 117 | 131 | 175 | 134 | 157 | 117 | 81 | 81 | 81 | 127 | 127 | 111 | 81 | 81 | 127 | 117 | 54 | 12 |
Professional Fees Total
Strategic Planning Costs £2.8m £2.8m 09 09
Professional Fees | 6.0% | f£242m | 01 | 13 05 1.0 19 | o9 | 13 09 | 07 | 07 | o8 | 10 | 08 | oo 07 | os 0.5 0.5 07 | 07 | o7 05 | o5 07 | 07 | 03 01 |
Master developer / contractor profit Rate Total
On infrastructure costs (excluding &gov) 15.0% £57.0m
Contingencies Rate Total
Scheme Wide Site Enabling Costs 5.0% £80m
Scheme Wide C ity Infrastructure 5.0% £58m
Scheme Wide Other Itemised - On Site 5.0% £31m
Scheme Wide Other Itemised - Off Site 5.0% £22m 0.1 06 | 03 0.1 01 | o0a 03 02 03 0.2 0.2
ISchemeWideCustlnflau’onfac(oriifappronria(e) I | I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% I 100% 100% 100%
Total all Costs (including fees & contingencies) | £505.9m | | | | ] 09 [ 09| 34266390 111111 99 ] 202[321] 397187 [ 263 170] 143 [ 147 ] 164 [ 22.0| 154 ] 197 [ 147 101 ] 101 [ 101 ] 147 [ 147 ] 139] 101 [ 101 | 147 [ 147 [ 68 | 15
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 Yl  Yr2 Y3 Yrd Y5 Y6 Yr7 Y8 Y9 Yrl0 Yl  Yrl2 Y13 Yrl4  Yrl5 Y16 Yrl7  Yrl8  Yr19  Yr20  Yr21  ¥r22  Yr23 Y24 Yr25  Yr26  ¥r27  Yr28  Yr29  ¥r30 _ Yr31 Y32 Yr33  Yr34  Yr35  Yr36 Y37 Yr38  Yr39 Y40  Yr4l _ Yrd2 _ Yrd3  Yrd4 _Yrd5  Yrd6  Yrd7 _ Yrd8 _ Yrd9 _ Yr50
Total Revenue £681m 39 | 118 | 271 | 200 | 200 | 200 | 272 | 200 | 200 | 200 | 272 | 200 | 240 | 240 | 312 | 240 | 240 | 240 | 312 | 240 | 240 | 240 | 308 | 240 | 240 | 240 | 240 | 240 | 240 | 137 | 02
[Total costs £506 m 09 | o9 34 | 266 | 390 | 111 | 111 | 99 | 202 | 321 | 397 | 187 | 263 | 170 | 143 | 147 | 164 | 220 | 154 | 197 | 147 | 101 | 101 | 101 | 147 | 147 | 139 | 101 | 101 | 147 | 147 | 638 15
Balance per anum £175m 09 | 00| 34 | 226 272| 161 | 89 | 101 | 02 | 49 | 196 | 13 | -63 | 102 | 57 | 93 76 92 86 | 43 93 | 210 | 139 | 139 | 93 | 161 | 101 | 139 | 139 | 93 93 | 172 | 122 | 02
Balance Cumulative 09 | 19 | 53 [ 279 | 551 301 | 200 | 202 | 251 | 447 | 434 | 497 | 395 | 338 | 244 | 168 | 77 | 09 52 | 146 | 356 | 495 | 634 | 727 | 888 | 989 | 1128 | 126.7 | 1361 | 1454 | 162.6 | 174.8 | 175.0 | 175.0 | 1750 | 175.0 | 175.0 | 175.0 | 175.0 | 175.0 | 175.0 | 175.0 | 1750 | 175.0 | 175.0
IR (before finance) 9.2% Total Site Area (hectares) 425
Net Present Value (before finance) 76.0 RLV per hectare £411,798
Discount Rate (long term >25 yrs) | 2.5% RLV per acre £166,517
CASHFLOW AFTER FINANCE
Rate Total Yl  Yr2 Y3 Yrd Y5 Y6 Yr7 Y8 Y9 Yrl0  Yrll  Yrl2 Y13 Yrld  YrlS Y16 Yrl7  Yrl8  Yrl9  Yr20  Yr2l  Yr22  Yr23 Y24 Yr25  Yr26  Yr27  Yr28  Yr29  Yr30  Yr31  Yr32  Yr33  Yr34  Yr35  Yr36 Y37 Vr38  Yr30 Y40  Yrdl _ Yrd2  Yr43  Yrd4  Yrd5  Yrd6  Yrd7__Yrd8  Yrd9 _ Yr50
Total Finance Charges (on carry over) .0% 01| 01| 03| a8 | 35| 28 | 24| 20| 21| 25| 39| 40| 47 | 43| 43| 30| 37 | 34| 31| 30| 26| 15| 08 | 00
[Total Finance Charges (in year, assuming midpoint) 0.0 00 | 01| 07 | -08 00 | 01 | 06 02
|§a|anceperanum £111m 10 | 10 | 37 | 236 | 298| 125 | 61 77 | 21 | 72 | 227 | 26 | 105 | 55 14 5.1 36 5.4 52 12 63 | 184 | 123 | 131 | 93 | 161 | 101 | 139 | 139 | 93 93 | 172 | 122 | 02
Balance Cumulative 10 | 20 | 56 | 293 | 591 | 465 | 404 | 327 | 349 | 420 | 647 | 673 | -77.8 | 723 | 700 | -658 | 622 | 567 | -51.5 | 503 | -440 | -256 [ 133 | 02 | 92 | 253 | 354 | 493 | 632 | 725 | 819 | 990 | 1122 | 1215 | 1125 | 1125 | 12355 | 1325 | 1225 | 2225 | 1125 | 1325 | 1125 | 1125 | 1115 | 1115

IRR (before finance) 5.1% Modified IRR 16.4% Total Site Area (hectares) 425
Net Present Value (before finance) NA Finance Rate for MIRR 6.0% i RLV per hectare £262,265

Discount Rate (long term >25 yrs) _| NA Reinvest rate for MIRR 6.0% i RLV per acre £106,051

Created on: 05/05/2017



