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1. Addendum to EVA dated April 2022

Following on from our initial assessment in April 2022, we have now had chance to review the amended scheme (attached
in Appendix A) and the new information provided by the Applicant. Please note, this must be read in accordance with the

original report.

To summarise, the following areas have been amended within the appraisal and we have reviewed the scheme as per the
market conditions in April in order to provide a ‘like for like’ comparison between the two schemes.

We have therefore not updated any figures to accommodate recent changes in market conditions, namely sales revenues

or build costs.

e Site Layout - There has been a slight decrease in total sqft to 182,025 sqft as a result in a change to some of the
house types to accommodate the layout revisions. The has also included a house type mix change.

e Planning Gain - Based on the revised scheme, there has been an increase in Education and Heritage
contributions. Off-site recreation remains the same.

e Abnormals - There has been an increase in the abnormal cost estimates.

As a result of the above changes, the below table outlines the resultant impact on the appraisal (attached for reference).

JLL April Assumptions JLL December Difference
Assumptions

Net Sales Area (NSA) 187,190 sqft 182,025 sqft -5,165 sqft
No. 2 Bed's 26 105 +79
No. 3 Bed's 129 106 -23
No. 4 Bed's 47 14 -33
Unit Numbers 202 225 +23
Residual land value £635,438 £204,945 -£430,493
Gross Development Value (GDV) £37,134,500 £36,737,000 -£397,500
Build cost £20,143,516 £19,587,710 -£555,806
Build cost contingency (3%) £604,305 £587,631 -£16,674
Abnormal Development Costs £4,531,666 £4,873,706 £342,040
Planning Gain £1,370,237 £1,776,104 £405,867
Professional fees (6%) £1,208,611 £1,175,263 -£33,348
Finance (6%) £142,514 £145,545 £3,031
Developers profit (Blended) £7,227,035 £7,113,330 -£119,705



Summary
To summarise, we have taken into account the new information provided, and have reviewed our appraisal accordingly.

The purpose of this assessment is to test the financial viability of the proposed development, taking into account the
policy requirements set by the Council as well as national planning policy guidance.

We have previously outlined the scheme is unable to deliver 10% affordable housing, and all planning gain whilst
meeting the BLV threshold.

We have provided (Appendix B) an appraisal which demonstrates that the site is less viable now than originally assessed.
The site is now delivering a land value £430,493 less than the original scheme we appraised.

This FVA has demonstrated that the full planning obligations identified by the Council can not viably be offered on a
residential development of this nature.

We have demonstrated that 0 affordable housing can viably be delivered by this site, together with the planning gain.

The commercial decision upon whether to proceed with any development (subject to planning) will be at the discretion of
the Applicant.



Appendix A

Wakefield Road, Athersley, Smithies, Barnsley
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Appendix B

APPRAISAL SUMMARY

LICENSED COPY

Wakefield Road, Smithies - Gleeson Regeneration

Appraisal Summary for Merged Phases 12

Currency in £

REVENLUE

Sales Valuation Units
2 Bed - Private Dwellings B2
3 Bed - Private Dwellings 106
4 Bad - Private Dwellings 14
2 Bed - Affordable Dwellings - AR 18
2 Bad - Affordable Dwellings - 50 ]
Totals 225

NET REALISATION

OUTLAY

ACGUISITION COSTS
Residualised Price (18,18 Acres @ 10,685.34 fAcre)

Stamp Duty

Effective Stamp Duty Rate
Agent Fee

L=gal Fee

CONSTRUCTION COSTS

Construction i
2 Bed - Private Dwellings 54,322
3 Bed - Private Dwellings 87,538
4 Bed - Private Crwellings 15,181
2 Bed - Affordable Dwellings - AR 11,718
2 Bad - Affordable Dwellings - SO 3,255
Totals 182,025 fi2
Contingency

Abnormal Development Costs
Abnormal Development Contingency
Eduction Contribution

Heritage Contribution

(Off Site Recreation

FROFESSIDOMAL FEES
Professional Fees

MARKETING & LETTING
Marketing

DISPOSAL FEES
Sales Agent Fees
Sales Legal Fee 225 un
TOTAL COSTS BEFORE FINAMCE
FINAMCE
Debit Rate §.000%, Credit Rate 0.000% (Mominal)
Total Finance Cost

TOTAL COSTS

PROFIT

ft* Sales Rate ft* Unit Price Gross Sales

54,322
07,530
15,181
11,718
3,255
182,025

0.31%
1.00%
0.50%

Build Rate fit=
107.61
107.61
107.61
107.61
107.61

3.00%

5.00%

6.00%

1.00%
T50.00 fum

21566 142,868
204.30 187,685
19887 215,863
128.02 £4.000
17204 112,000

36,737,000
204,245
204845
a3
2,049
1,025
3,708
Cost
5,845 500
10,486,172
1,634,704
1,260,974
350,271
19,587,710
587,631
4,873,706
243,685
1,363,500
220745
172,859
27,058,837
1,175,283
1,175,263
512,975
510,875
346,650
168,750
515,400
29,478 125
145,545
29,623 670

7,112,330

11,715,000
16,027,500
3,022,500
1,512,000
550,000
36,737,000



APPRAISAL SUMMARY LICENSED COPY)|

Wakefield Road, Smithies - Gleeson Regeneration

Performance Measures

Profit on Cost% 24.01%
Profit on GOW% 19.36%
Profit on MOW3% 18.36%
IRR% (without Interest) 51.52%
Profit Erosion (finance rate 6.000) 3 yrs 7 mths

Land Cost pAcre 10,685
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