F.a.o. Mr Greg Macrdechian (by Email only)
Planning Policy, Forward Plans
Community Fulfillment
Aylesbury Vale District Council
The Gateway
Gatehouse Road
Aylesbury
HP19 8FF

2nd July 2019
Dear Mr Macrdechian,
Vale of Aylesbury Local Plan Hearings – Viability
– Review of Additional Sites – Southern Edge of Milton Keynes
Thank you for your further instructions in relation to the viability of the VALP
proposals.
Further review context/purpose
As requested, in the context of the increased housing numbers provision, we have
now run additional appraisals in order to look at the viability of 3 sites, each
potentially accommodating an estimated 1,115 dwellings on the southern fringe of
Milton Keynes, at the northern boundary of the VALP area:




Salden Chase (extension) (NLV020);
Shenley Park (WHA001);
Eaton Leys (South) (GBR002).

The potential scale of development at each of these locations has been appraised
using Argus Developer once again, with the approach and assumptions consistent
with those used in running our previous phase of strategic sites viability
assessment – work completed in June 2018.
The figure of 1,115 dwellings as instructed at the point of fixing assumptions is
understood to be the exact difference between commitments and completions
and the VALP housing figure at this point in time, with the figure utilised in the
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VALP being 1,150 to allow for variations in site capacities that are likely to occur as
detailed work proceeds on development proposals.
Assumptions/approach
We have used the Council’s supplied information on site areas, infrastructure
requirements and other characteristics, based on latest information available. We
are aware that at the point of fixing assumptions, in order to enable the appraisals
to be progressed, the (BCC) highways related infrastructure costs estimates were
not available. The same applies in respect of a full understanding of the flood risk
mitigation implications for any development at these 3 sites. Accordingly, the
currently reported outcomes need to be viewed with that in mind, although we
understand that full allowances have been made in respect of other likely planning
obligations requirements. As with many aspects of considering potential
developments with relatively early stages information only to hand, there are
inevitably a range of unknowns and matters undergoing further review at this
point. The delivery of homes on such sites looks likely to be at least 5 years away
in the overall VALP context, based on the expected trajectory of housing
development. We understand that flood risk mitigation would be likely to develop
as more of a differentiator between the sites, both in environmental/land-take
and therefore also potential development cost (i.e. viability) terms were further
analysis of this aspect to be undertaken.
Essentially at this stage, however, the assumed s.106 requirements are the same
for each site appraised here. Therefore, any viability differentiation between the
three appears likely to come down to the benchmark land value (BLV, which varies
with site area i.e. extent of land assumed to be purchased in each case) together
with any differential that emerges in s.106 scope, perhaps particularly including
the extent of highways requirements and, although not affecting each of these
potential sites significantly we understand, flood risk mitigation measures/any
other abnormals once confirmed.
At this stage of running figures, the site areas and land budgets are also
necessarily high-level estimates. Particularly in the case of the Shenley Park site, at
potentially c. 90+ha assumed overall, this includes a c. 10ha woodland/buffer area
which would be outside the development scope (countryside buffer to Whaddon
village/Briary Plantation).
This is one of the range of factors that is feeding into base results in deficit using
the assumptions made at this stage – see below. The content and layout of the
scheme will ultimately determine the level of land value uplift that is created and
indeed justified.
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The updated Planning Practice Guidance (PPG) is clear that the consideration of
land value should be based on the principle of existing use value plus (EUV+),
whereby the “plus” element is an uplift or premium applied to the EUV in order to
secure the release of land for development or redevelopment. The view taken, i.e.
landowners’ expectations, on both EUV and the uplift element, need to be realistic
and appropriate in the circumstances. Indeed the PPG section on ‘Viability’ at
paragraph 013 (as updated 09 05 2019) says: ‘The premium should provide a
reasonable incentive, in comparison with other options available, for the
landowner to sell their land for development while allowing for a sufficient
contribution to fully comply with policy requirements.’
Paragraph 014 of the PPG ‘Viability’ section develops the above theme and notes
(in the context of decision making) that: ‘…under no circumstances will the price
paid for land be a relevant justification for failing to accord with the relevant
policies in the plan.’
In these cases the starting point for the consideration of EUV is agricultural land,
which is currently in the range £20-25,000/ha (for the example the MHCLG figures
from their ‘Land Value Estimates for Policy Appraisal’ document May 2018 are
£22,500/ha for both the South East and the Buckinghamshire Thames Valley LEP
areas; £23,000/ha for the South East Midlands LEP area).
The settling–in of the PPG positions on land value (and other matters) is at a very
early stage. However, for the current purposes and essentially a range of “what-if”
indications alongside also considering potential profit variation (again as per the
PPG, and see below) we have, as before, measured the RLV results against a land
value level at £250,000/ha, applied across the whole site area in each case
(including the extended overall site area assumed for Shenley Park). At this level,
i.e. 10+ times the EUV £/ha rate applied site-wide, although there will inevitably
need to be a level of equalisation of development value uplift, expressed as %
uplifts as they are (and noting these are more generally at up to say 30% over the
EUV) the premium (‘plus’) assumption element added to the EUV is approximately
900% in this instance. In our view, it could well be the case that lower levels of
uplift become appropriate in such circumstances.
The assumptions used are set out within Table 1 appended to this letter. These
include our assessment of the market sales value level that we consider is a
reasonable assumption to make in this location for development, not varied
between the sites bearing in mind they are close to each other – effectively within
the same broad location on the southern fringe of Milton Keynes. In our view, any
differentials in values seen in due course across and potentially within the subject
sites would probably relate more to the nature of the developments and facilities
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that come forward, i.e. nature of the “place-making” rather than being location
driven between these specific sites.
However, viewed currently we feel that it is worth noting, when making any
comparisons with the other VALP strategic sites reviewed previously, that these
sites are likely to attract lower sales values (and perhaps significantly lower) than
those within the vicinity of Aylesbury. Our overall sales value assumption for the
current appraisals purpose reflects this, having overviewed the local areas and
market. We have placed our base assumption on this at £3,250/sq. m (i.e.
approximately £300/sq. ft.).
This current base test assumption has been informed by review of local activity,
and in particular the Oakbrook/Willow Lake developments at Newton Leys by
Taylor Wimpey. There, properties are currently being marketed in the range
£180,000 to £450,000, with pricing reflecting the range approximately £3,000 4,300/sq. m and representing approximately £3,400/sq. m overall, before any
discount from advertised price.
[
https://www.taylorwimpey.co.uk/find-your-home/england/buckinghamshire/miltonkeynes/oakbrook as an example ]
The appended plan sourced from AVDC provides the location context, with the
current example development noted here being within the Milton Keynes Plan
allocation/commitment – area shown as blue shaded ‘Newton Leys’, located to
the south of the Blue Lagoon park/local nature reserve.
The VALP policies have again been applied within the development costs
assumptions - including the 25% affordable housing (AH) content (assumed
revenue at 50% market GDV overall). For these additional appraisal runs, we have
applied profit levels at both 17.5% and 20% GDV (on the market sale housing) for
the Council’s information, reflecting the mid-range and upper level noted within
the PPG as updated from July 2018 (last updated May 2019 and associated with
the updated NPPF – National Planning Policy Framework). Paragraph 018 of the
PPG ‘Viability’ section refers to profits in the context of establishing the viability of
plan policies, noting that profits of 15-20% of GDV may be considered suitable. So
that distinct levels can be entered, the market and AH profit levels are shown
towards the bottom of page 3 in the appended appraisal summary sheets (under
the ‘miscellaneous fees’ heading).
Updated viability indications – Southern Milton Keynes fringe additional sites
review - June 2019 appraisal findings
The results show (see the tabled information appended – Table 2) that the
assumed lower level of sales values (GDV) supports a reduced viability view
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compared with that likely to be available generally on sites further south in the
district.
On the above basis, these new appraisals, using the base GDV assumption –
assessment made on a current time basis – produce a financial deficit scenario for
each scenario tested, after comparing with the selected BLV indications.
As Table 2 shows, this varies between a nominal level, effectively showing a
“break-even” outcome (marginal - a very small deficit) equivalent to
approximately -£600/dwelling in the case of Eaton Leys South with a 17.5% profit,
to a deficit (potential financial shortfall) of about -£9,200/dwelling (indicated in
the case of development at Shenley Park reviewed using the 20% GDV profit test
and the land value approach carried forward from the earlier viability work as a
marker for now, applied to the whole sites areas as noted above).
However, the outcomes and relativities could change as the infrastructure picture
and other detail develops, as well as over time through changing market
conditions given the plan period and the likely timing (potentially several years or
more to being on site in some cases) and length of timelines for such
developments. The current view is based on the assumptions used to date, as
noted above – base results.
As a part of this overview and looking at the viability prospects overall, again we
have looked also at the sensitivity of the base outcomes to changing sales value
(GDV) and build costs assumptions. Also appended following the Table 2 results
summary, and again consistent with the previously supplied information in terms
of format and most assumptions content, are the Argus developer summary print
pages for the 17.5% and 20% profit appraisals. The indicative RLVs that have been
compared with the varying site area based BLVs within Table 2 are shown as the
‘Residualised Price’ under the heading ‘ACQUISITION COSTS’ at the bottom of page
2 in the summary.
The ‘Sensitivity Analysis Report’ grids included towards the end of the appraisal
summaries show the alternative RLVs (land cost figures) that are produced by
adjusting the assumed base sales value up and down in £250/sq. m steps and/or
adjusting the build costs assumption up and down in increments of 2.5% - the
effects of these on the reported RLV (land cost) can be viewed in isolation or in
varying combination. These further (sensitivity test) results reflect the varying
strength of the relationship between assumed development values and costs.
They are seen to change negatively on moving to the left and downwards within
the grid (with increased costs and/or reduced values) and positively on moving to
the right/upwards (with sales values increasing and/or reduced costs).

Page 5 of 7

The extent of influence from i.e. sensitivity of results to changed assumptions is
clear to see. For example a small increase in achievable values supports a large
upward difference in the RLV outcome and therefore directly improves the surplus
scope. This is the case even when viewed against the likely full view on BLV that
the results have been measured against at this point (as noted above).
Indicatively, for example, using our appraisal to consider points between the
sensitivity grid iterations, we can see that a sales value increase of just £9-10/sq.
ft. / approximately £100/sq. m compared with our current base assumption would
move the reported base result deficit with 17.5% profit into a positive (surplus)
position, still using the £250,000/ha land value across the c. 90ha assumed in the
case of Shenley Park. Assumed sales values at +£250/sq. m (approx. + £20-25/sq.
ft. over base) are seen to produce a RLV of approximately £31.1m as an outcome,
compared with the currently assumed c. £22.5m BLV. Clearly, were a lower land
value to be appropriate, then the strength of the relationship between the RLV
and BLV (i.e. the extent of surplus available to support any other currently
unidentified costs) would be seen to improve further.
Overall, in our view again the information and variation within it indicates
reasonable prospects for viable development over time at these locations, albeit
necessarily subject in the usual way to establishing the exact extent of the
necessary and deliverable infrastructure provision/planning obligations in due
course; including in respect of how that may vary on matters such as highways and
flood risk mitigation. This could be reviewed further as may be appropriate at
future points, based on the information available at suitable milestones moving
towards and perhaps even during delivery.
I trust this additonal information is suitably provided and is helpful for the
Examination purposes. Again, however, please let us know if anything further is
required from DSP.
Many thanks once again.
Yours Sincerely,

Richard Dixon BSc(Hons) MRICS CIHM
Director
Dixon Searle Partnership Ltd
richard@dixonsearle.co.uk t: main office – 01428 288101.
(DSP v4 Final - Sent by email only)

See additional notes on following page
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Additional notes & limitations (the “small print”):
As previously, we confirm that DSP is content for this to be passed on by AVDC for
the Examination purposes only; it is not intended for and should not be relied upon
for any other purpose please.
DSP confirms also that its only involvement in the AVDC area is currently in this
work associated with the VALP and its examination.
No conflicts of interest arise or are likley to, with DSP working only for local
authorities and other selected public sector organisations; we do not work on
behalf of any landowner or developer interests.
As in this case, we do not operate any of our work on an incentivised fee basis – all
projects are based on quoted fixed or capped fees, time and work scope
dependent.
In no way does this letter provide formal valuation advice.
(DSP 2019)
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Edge of Milton Keynes Sites Review - Table 1: Assumptions overview (for assessment purposes only)
Assumed average dwelling size across all scenarios (to generate assumed / indicative build area)*
Assumed Size

Unit Type / Use Class
98
84

Private C3:
AH C3:

sq. m
sq. m

*(Used to estimate approximate overall scale of new-build, prior to determined / final housing mixes that might vary by site)

Value Assumptions
Sales values:

Base value - £3,250/m²

AH Values:

50% MV blended - tenure neutral approximation assuming rented and intermediate mix. Varies by
MV

Development / Policy Costs
BCIS Build Costs - median

£1,268/sq. m

Energy efficiency/other (further build cost contingency)

Added @

2%

Build cost contingency
Professional / technical fees

Added @
Added @

5%
10%

Site works, enabling and infrastructure costs (i.e. in addition to s.106)

Input @

£32,000
/dwelling

Land & related:
Output RLV measured against a benchmark of £250,000/ha
(Assumed on gross site area)
Acquisition costs:
Agents
Legal costs on acquisition
Stamp duty

1.50%
0.75%
HMRC

land value
land value

Sale costs:
Marketing
Sales legal

3%
£750

(market dwellings only)
per unit (all units)

Finance - interest

@

6.00%

Profit:

@
@

20%
6%

Site specific requirements (cost information provided by AVDC)
Salden Chase Extension

Highways

Shenley Park

76.5

Size (approx. ha)

Scheme/Cost
Capacity Improvements to
Bottledump
Dualling between
Bottledump and new
access

GDV (Market)
GDV (AH)

Eaton Leys South

90.1

67.5

Phasing

Scheme/Cost
Capacity Improvements to
Bottledump

Phasing

Scheme/Cost

Phasing

Prior to commencement

Dualling between Bottledump
and new access

Prior to commencement

New access of the
A4146

Prior to commencement

Prior to occupation

£721,293.50 based
on £1.2m s106
contribution

Prior to occupation

Grid Road provision
Public Transport

£721,293.50 based on
£1.2m s106 contribution

Prior to occupation

1 community centre

1 community centre

Community Facilities

Secondary Health Care

Education provision (Primary) 2FE

Education contribution (Secondary)

Special Educational Needs
contribution
Sports provision/open space
Landscaping/GI

Notes:

1 community centre

Prior to 250th occupation
1 retail unit (4,000 sq ft)

Health Care obligation

£721,293.50 based on £1.2m
s106 contribution

Prior to 250th occupation
1 retail unit (4,000 sq ft)

1 retail unit (4,000 sq
ft)

Prior to 250th occupation

£400k

Prior to 100th occupation

£400k

Prior to 100th occupation

£400k

Prior to 100th occupation

£1,156,172

Council prior the
Occupation of the 370th,
558th and 1115th
Dwellings

£1,156,172

Council prior the Occupation
of the 370th, 558th and
1115th Dwellings

£1,156,172

Council prior the Occupation of
the 370th, 558th and 1115th
Dwellings

£5.8m + 2ha land

No more than 500
occupation prior to 1FE
being delivered

£5.8m + 2ha land

No more than 500
occupation prior to 1FE
being delivered

£5.8m contribution

No more than 500 occupation
prior to 1FE being delivered

£2.6m

No more than 500
occupation prior to 1FE
being delivered

£2.6m

No more than 500
occupation prior to 1FE
being delivered

£2.6m

No more than 500 occupation
prior to 1FE being delivered

In line with primary

£857,836.40

In line with primary

£857,836.40

£857,836.40

In line with primary

LEAP/MUGA

LEAP/MUGA

LEAP

28ha

33ha

25ha

- At the time of running the appraisals no cost information available in relation to highways costs. Therefore results do not allow for highways costs
currently.
- Sales values (base) - assumed standard new build values for the area and not expected to vary between sites. Range of values in the region £2,800/m £4,250/m² depending on unit type and size.
- Community facilities / retail not included within the appraisals except for land buy-in cost. Assumed to be cost / value neutral in terms of impact on scheme
viability.
- The high level development appraisal supporting this additional work results in the same residual land value for all cases as the only variance in assumption
between the sites relates to the assumed values and highways costs. All other assumptions are the same for all three sites
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Appendix IIa - MK Sites Additional Testing June 2019

Table 2: High-level Viability Review (June 2019 Update) - Edge of Milton Keynes Sites - Base Results Summary

Site

AH % assumed

Assumed (net)
Assumed total (gross)
Developable Area site area (Ha)
Residential only (Ha)

Indicative aveerage density
(d.p.h. on net area)

Indicative capacity
Indicative Base
(approximate no. of Market Values (£/sq.
dwellings)
m)

Salden Chase Extension - 20% Profit on Market GDV

1. Indicative RLV

2. BLV

£12,290,779
25

76.5

31.86

35

1115

3250

Salden Chase Extension - 17.5% Profit on Market GDV

£12,290,779
25

90.1

31.86

35

1115

3250

Shenley Park - 17.5% Profit on Market GDV

£12,290,779
25

67.5

31.86

35

1115

Eaton Leys South - 17.5% Profit on Market GDV

3250

Appendix IIa - MK Sites Additional Testing June 2019

-6,129

-£2,914,736

-2,614

-£10,234,221

-9,179

-£6,314,736

-5,663

-£4,584,221

-4,111

-£664,736

-596

£16,875,000
£16,210,264

DSP 2019

-£6,834,221

£22,525,000
£16,210,264

Eaton Leys South - 20% Profit on Market GDV

4. Estimated Potential Surplus /
Deficit over BLV (£/dwelling)

£19,125,000
£16,210,264

Shenley Park - 20% Profit on Market GDV

3. Estimated Potential
Surplus / Deficit over BLV
(£))

Edge of Milton Keynes Sites Appraisal Update - June 2019
1,115 Unit Residential Scheme
25% Affordable Housing
Nil CIL
20% Profit Private / 6% Profit AH

Development Appraisal
Prepared by DSP
Dixon Searle Partnership
26 June 2019

APPRAISAL SUMMARY

DIXON SEARLE PARTNERSHIP

Edge of Milton Keynes Sites Appraisal Update - June 2019
Appraisal Summary for Phase 1 All Phases
Currency in £
REVENUE
Sales Valuation
Market Housing
Affordable Housing
Totals

Units
836
279
1,115

m²
81,928.00
23,436.00
105,364.00

Sales Rate m²
3,250.00
1,625.00

Unit Price
318,500
136,500

Units
67

Initial
MRV/Unit
300

Net Rent
at Sale
20,100

Initial
MRV
20,100

20,100

YP @

5.0000%

20.0000

Rental Area Summary

Gross Sales
266,266,000
38,083,500
304,349,500

Investment Valuation

Current Rent
GROSS DEVELOPMENT VALUE

402,000

304,751,500

Purchaser's Costs
Effective Purchaser's Costs Rate

5.8%
5.8%

23,517
23,517

NET DEVELOPMENT VALUE

304,727,983

NET REALISATION

304,727,983

OUTLAY
ACQUISITION COSTS
Residualised Price

12,290,779
12,290,779

Stamp Duty
Effective Stamp Duty Rate
Agent Fee
Legal Fee

605,539
4.93%
1.5%
0.8%

184,362
92,181
882,081

CONSTRUCTION COSTS
Construction
Market Housing
Affordable Housing
Totals
Contingency

m²
81,928.00
23,436.00
105,364.00 m²

Build Rate m²
1,268.00
1,268.00
5.0%

Cost
103,884,704
29,716,848
133,601,552
6,680,078

This appraisal report does not constitute a formal valuation.
Project: Appraisals\Edge of MK Sites Appraisal Update - 20% DP.wcfx
ARGUS Developer Version: 8.10.001
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APPRAISAL SUMMARY

DIXON SEARLE PARTNERSHIP

Edge of Milton Keynes Sites Appraisal Update - June 2019
Site Works & Infrastructure
Public Transport
Sustainable Design & Construction
Primary School 1
Part M4(2)
Electric Vehicle Charging Points
Health Care Obligation
Secondary School
SEN Contribution
Secondary Health Contribution

1,115.00 un

32,000.0 /un

1,115.00 un
1,115.00 un

2.0%
1.0%
2,279.0 /un
500.0 /un

35,680,000
721,293
2,672,031
5,800,000
2,541,085
557,500
400,000
2,600,000
857,836
1,156,172
193,267,547

PROFESSIONAL FEES
Professional Fees

10.0%

16,928,155
16,928,155

DISPOSAL FEES
Marketing & Sales Agent Fees
Sales Legal Fee

1,115.00 un

3.0%
750.0 /un

7,987,980
836,250
8,824,230

MISCELLANEOUS FEES
AH Profit
Market Profit

6.0%
20.0%

2,285,010
53,253,200
55,538,210

FINANCE
Debit Rate 6.000%, Credit Rate 0.000% (Nominal)
Land
Construction
Total Finance Cost
TOTAL COSTS

6,962,040
10,034,942
16,996,982
304,727,984

PROFIT
1
Performance Measures

This appraisal report does not constitute a formal valuation.
Project: Appraisals\Edge of MK Sites Appraisal Update - 20% DP.wcfx
ARGUS Developer Version: 8.10.001
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SENSITIVITY ANALYSIS REPORT

DIXON SEARLE PARTNERSHIP

Edge of Milton Keynes Sites Appraisal Update - June 2019

Table of Land Cost and Land Cost
Construction: Rate /m²
-10.000%
1,141.20 /m²
-7.500%
1,172.90 /m²
-5.000%
1,204.60 /m²
-2.500%
1,236.30 /m²
0.000%
1,268.00 /m²
+2.500%
1,299.70 /m²
+5.000%
1,331.40 /m²
+7.500%
1,363.10 /m²
+10.000%
1,394.80 /m²
+12.500%
1,426.50 /m²

-1,000.00 /m²
£40,758,516
£40,758,516
£44,226,374
£44,226,374
£47,782,900
£47,782,900
£51,407,355
£51,407,355
£55,096,599
£55,096,599
£58,883,340
£58,883,340
£62,760,193
£62,760,193
£66,668,084
£66,668,084
£70,575,895
£70,575,895
£74,483,784
£74,483,784

-750.00 /m²
£23,102,886
£23,102,886
£26,267,098
£26,267,098
£29,485,067
£29,485,067
£32,742,087
£32,742,087
£36,038,192
£36,038,192
£39,386,799
£39,386,799
£42,815,509
£42,815,509
£46,309,617
£46,309,617
£49,887,723
£49,887,723
£53,524,035
£53,524,035

-500.00 /m²
£6,643,247
£6,643,247
£9,644,730
£9,644,730
£12,654,637
£12,654,637
£15,698,168
£15,698,168
£18,776,136
£18,776,136
£21,886,261
£21,886,261
£25,027,435
£25,027,435
£28,222,447
£28,222,447
£31,460,437
£31,460,437
£34,736,334
£34,736,334

Sales: Rate /m²
-250.00 /m²
0.00 /m²
(£8,522,547)
(£23,146,543)
(£8,522,547)
(£23,146,543)
(£5,806,439)
(£20,434,049)
(£5,806,439)
(£20,434,049)
(£3,089,838)
(£17,719,988)
(£3,089,838)
(£17,719,988)
(£371,725)
(£15,005,752)
(£371,725)
(£15,005,752)
£2,532,799
(£12,290,779)
£2,532,799
(£12,290,779)
£5,490,467
(£9,574,674)
£5,490,467
(£9,574,674)
£8,484,321
(£6,858,175)
£8,484,321
(£6,858,175)
£11,488,249
(£4,140,061)
£11,488,249
(£4,140,061)
£14,517,970
(£1,421,948)
£14,517,970
(£1,421,948)
£17,581,894
£1,400,142
£17,581,894
£1,400,142

+250.00 /m²
(£37,762,075)
(£37,762,075)
(£35,051,212)
(£35,051,212)
(£32,340,218)
(£32,340,218)
(£29,627,734)
(£29,627,734)
(£26,915,241)
(£26,915,241)
(£24,202,576)
(£24,202,576)
(£21,488,345)
(£21,488,345)
(£18,774,116)
(£18,774,116)
(£16,058,974)
(£16,058,974)
(£13,342,855)
(£13,342,855)

+500.00 /m²
(£52,371,855)
(£52,371,855)
(£49,662,501)
(£49,662,501)
(£46,953,122)
(£46,953,122)
(£44,242,258)
(£44,242,258)
(£41,531,396)
(£41,531,396)
(£38,820,533)
(£38,820,533)
(£36,108,893)
(£36,108,893)
(£33,396,424)
(£33,396,424)
(£30,683,929)
(£30,683,929)
(£27,970,925)
(£27,970,925)

+750.00 /m²
(£66,977,952)
(£66,977,952)
(£64,269,986)
(£64,269,986)
(£61,560,711)
(£61,560,711)
(£58,851,358)
(£58,851,358)
(£56,142,005)
(£56,142,005)
(£53,432,650)
(£53,432,650)
(£50,722,442)
(£50,722,442)
(£48,011,579)
(£48,011,579)
(£45,300,716)
(£45,300,716)
(£42,589,854)
(£42,589,854)

+1,000.00 /m²
(£81,581,012)
(£81,581,012)
(£78,873,047)
(£78,873,047)
(£76,165,084)
(£76,165,084)
(£73,457,121)
(£73,457,121)
(£70,749,158)
(£70,749,158)
(£68,040,215)
(£68,040,215)
(£65,330,861)
(£65,330,861)
(£62,621,507)
(£62,621,507)
(£59,912,154)
(£59,912,154)
(£57,202,627)
(£57,202,627)

+1,250.00 /m²
(£96,181,326)
(£96,181,326)
(£93,474,653)
(£93,474,653)
(£90,767,982)
(£90,767,982)
(£88,060,182)
(£88,060,182)
(£85,352,217)
(£85,352,217)
(£82,644,252)
(£82,644,252)
(£79,936,289)
(£79,936,289)
(£77,228,327)
(£77,228,327)
(£74,519,716)
(£74,519,716)
(£71,810,364)
(£71,810,364)

Sensitivity Analysis : Assumptions for Calculation
Sales: Rate /m²
Original Values are varied in Fixed Steps of £250.00
Heading
Market Housing
Affordable Housing

Phase Rate
No. of Steps
1 £3,250.00 4.50 Up & Down
1 £1,625.00 4.50 Up & Down

Construction: Rate /m²
Original Values are varied by Steps of 2.500%.
Heading
Market Housing
Affordable Housing

Phase Rate
No. of Steps
1 £1,268.00 4.50 Up & Down
1 £1,268.00 4.50 Up & Down

This appraisal report does not constitute a formal valuation.
Project: Edge of MK Sites Appraisal Update - 20% DP.wcfx
ARGUS Developer Version: 8.10.001
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Edge of Milton Keynes Sites Appraisal Update - June 2019
1,115 Unit Residential Scheme
25% Affordable Housing
Nil CIL
17.5% Profit Private / 6% Profit AH

Development Appraisal
Prepared by DSP
Dixon Searle Partnership
26 June 2019

APPRAISAL SUMMARY

DIXON SEARLE PARTNERSHIP

Edge of Milton Keynes Sites Appraisal Update - June 2019
Appraisal Summary for Phase 1 All Phases
Currency in £
REVENUE
Sales Valuation
Market Housing
Affordable Housing
Totals

Units
836
279
1,115

m²
81,928.00
23,436.00
105,364.00

Sales Rate m²
3,250.00
1,625.00

Unit Price
318,500
136,500

Units
67

Initial
MRV/Unit
300

Net Rent
at Sale
20,100

Initial
MRV
20,100

20,100

YP @

5.0000%

20.0000

Rental Area Summary

Gross Sales
266,266,000
38,083,500
304,349,500

Investment Valuation

Current Rent
GROSS DEVELOPMENT VALUE

402,000

304,751,500

Purchaser's Costs
Effective Purchaser's Costs Rate

5.8%
5.8%

23,517
23,517

NET DEVELOPMENT VALUE

304,727,983

NET REALISATION

304,727,983

OUTLAY
ACQUISITION COSTS
Residualised Price

16,210,264
16,210,264

Stamp Duty
Effective Stamp Duty Rate
Agent Fee
Legal Fee

801,513
4.94%
1.5%
0.8%

243,154
121,577
1,166,244

CONSTRUCTION COSTS
Construction
Market Housing
Affordable Housing
Totals
Contingency

m²
81,928.00
23,436.00
105,364.00 m²

Build Rate m²
1,268.00
1,268.00
5.0%

Cost
103,884,704
29,716,848
133,601,552
6,680,078

This appraisal report does not constitute a formal valuation.
Project: Appraisals\Edge of MK Sites Appraisal Update - 17.5% DP.wcfx
ARGUS Developer Version: 8.10.001
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APPRAISAL SUMMARY

DIXON SEARLE PARTNERSHIP

Edge of Milton Keynes Sites Appraisal Update - June 2019
Site Works & Infrastructure
Public Transport
Sustainable Design & Construction
Primary School 1
Part M4(2)
Electric Vehicle Charging Points
Health Care Obligation
Secondary School
SEN Contribution
Secondary Health Contribution

1,115.00 un

32,000.0 /un

1,115.00 un
1,115.00 un

2.0%
1.0%
2,279.0 /un
500.0 /un

35,680,000
721,293
2,672,031
5,800,000
2,541,085
557,500
400,000
2,600,000
857,836
1,156,172
193,267,547

PROFESSIONAL FEES
Professional Fees

10.0%

16,928,155
16,928,155

DISPOSAL FEES
Marketing & Sales Agent Fees
Sales Legal Fee

1,115.00 un

3.0%
750.0 /un

7,987,980
836,250
8,824,230

MISCELLANEOUS FEES
AH Profit
Market Profit

6.0%
17.5%

2,285,010
46,596,550
48,881,560

FINANCE
Debit Rate 6.000%, Credit Rate 0.000% (Nominal)
Land
Construction
Total Finance Cost
TOTAL COSTS

9,415,038
10,034,942
19,449,980
304,727,979

PROFIT
4
Performance Measures

This appraisal report does not constitute a formal valuation.
Project: Appraisals\Edge of MK Sites Appraisal Update - 17.5% DP.wcfx
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SENSITIVITY ANALYSIS REPORT

DIXON SEARLE PARTNERSHIP

Edge of Milton Keynes Sites Appraisal Update - June 2019

Table of Land Cost and Land Cost
Construction: Rate /m²
-10.000%
1,141.20 /m²
-7.500%
1,172.90 /m²
-5.000%
1,204.60 /m²
-2.500%
1,236.30 /m²
0.000%
1,268.00 /m²
+2.500%
1,299.70 /m²
+5.000%
1,331.40 /m²
+7.500%
1,363.10 /m²
+10.000%
1,394.80 /m²
+12.500%
1,426.50 /m²

-1,000.00 /m²
£37,228,960
£37,228,960
£40,590,913
£40,590,913
£44,017,207
£44,017,207
£47,509,146
£47,509,146
£51,080,531
£51,080,531
£54,709,057
£54,709,057
£58,395,539
£58,395,539
£62,135,321
£62,135,321
£65,971,902
£65,971,902
£69,875,254
£69,875,254

-750.00 /m²
£19,574,351
£19,574,351
£22,688,508
£22,688,508
£25,837,668
£25,837,668
£29,037,735
£29,037,735
£32,272,637
£32,272,637
£35,542,737
£35,542,737
£38,850,688
£38,850,688
£42,230,872
£42,230,872
£45,666,427
£45,666,427
£49,166,233
£49,166,233

-500.00 /m²
£2,987,542
£2,987,542
£5,942,103
£5,942,103
£8,933,599
£8,933,599
£11,933,560
£11,933,560
£14,963,856
£14,963,856
£18,027,421
£18,027,421
£21,123,218
£21,123,218
£24,250,406
£24,250,406
£27,418,653
£27,418,653
£30,632,536
£30,632,536

Sales: Rate /m²
-250.00 /m²
0.00 /m²
(£12,141,112)
(£27,039,457)
(£12,141,112)
(£27,039,457)
(£9,432,942)
(£24,332,796)
(£9,432,942)
(£24,332,796)
(£6,723,588)
(£21,626,140)
(£6,723,588)
(£21,626,140)
(£4,014,234)
(£18,918,223)
(£4,014,234)
(£18,918,223)
(£1,304,082)
(£16,210,264)
(£1,304,082)
(£16,210,264)
£1,519,368
(£13,502,283)
£1,519,368
(£13,502,283)
£4,456,418
(£10,793,163)
£4,456,418
(£10,793,163)
£7,432,406
(£8,083,809)
£7,432,406
(£8,083,809)
£10,430,156
(£5,374,319)
£10,430,156
(£5,374,319)
£13,443,174
(£2,663,456)
£13,443,174
(£2,663,456)

+250.00 /m²
(£41,932,438)
(£41,932,438)
(£39,226,949)
(£39,226,949)
(£36,521,460)
(£36,521,460)
(£33,815,043)
(£33,815,043)
(£31,108,384)
(£31,108,384)
(£28,401,735)
(£28,401,735)
(£25,695,092)
(£25,695,092)
(£22,987,379)
(£22,987,379)
(£20,279,413)
(£20,279,413)
(£17,571,451)
(£17,571,451)

+500.00 /m²
(£56,821,899)
(£56,821,899)
(£54,117,483)
(£54,117,483)
(£51,412,434)
(£51,412,434)
(£48,706,946)
(£48,706,946)
(£46,001,457)
(£46,001,457)
(£43,295,969)
(£43,295,969)
(£40,590,480)
(£40,590,480)
(£37,884,093)
(£37,884,093)
(£35,177,422)
(£35,177,422)
(£32,470,666)
(£32,470,666)

+750.00 /m²
(£71,708,878)
(£71,708,878)
(£69,004,459)
(£69,004,459)
(£66,300,041)
(£66,300,041)
(£63,595,626)
(£63,595,626)
(£60,891,210)
(£60,891,210)
(£58,186,795)
(£58,186,795)
(£55,481,454)
(£55,481,454)
(£52,775,965)
(£52,775,965)
(£50,070,477)
(£50,070,477)
(£47,364,988)
(£47,364,988)

+1,000.00 /m²
(£86,593,128)
(£86,593,128)
(£83,889,695)
(£83,889,695)
(£81,186,268)
(£81,186,268)
(£78,482,609)
(£78,482,609)
(£75,778,189)
(£75,778,189)
(£73,073,774)
(£73,073,774)
(£70,369,355)
(£70,369,355)
(£67,664,937)
(£67,664,937)
(£64,960,522)
(£64,960,522)
(£62,255,964)
(£62,255,964)

+1,250.00 /m²
(£101,476,707)
(£101,476,707)
(£98,773,267)
(£98,773,267)
(£96,069,834)
(£96,069,834)
(£93,366,401)
(£93,366,401)
(£90,662,967)
(£90,662,967)
(£87,959,534)
(£87,959,534)
(£85,256,107)
(£85,256,107)
(£82,551,915)
(£82,551,915)
(£79,847,500)
(£79,847,500)
(£77,143,085)
(£77,143,085)

Sensitivity Analysis : Assumptions for Calculation
Sales: Rate /m²
Original Values are varied in Fixed Steps of £250.00
Heading
Market Housing
Affordable Housing

Phase Rate
No. of Steps
1 £3,250.00 4.50 Up & Down
1 £1,625.00 4.50 Up & Down

Construction: Rate /m²
Original Values are varied by Steps of 2.500%.
Heading
Market Housing
Affordable Housing

Phase Rate
No. of Steps
1 £1,268.00 4.50 Up & Down
1 £1,268.00 4.50 Up & Down

This appraisal report does not constitute a formal valuation.
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