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Mudford Viability Notes to Executive summary

Gross Development Value (GDV)

Estimated value of sales of both Open Market
Housing and Affordable Housing (to a Registered
Provider) before any sales incentives, or costs are
deducted plus the value of the serviced land for
Employment and Commercial uses (on a gross sale
value basis)

Developer costs (Excl. 5106, Dev Profit, BLV)

Construction costs together with the costs of
providing infrastructure to the site, services and
dealing with any abnormal ground conditions, etc.,
and including professional fees, statutory authority
fees

Development planning obligations (S106) (Total
cash and works)

The total cost {(whether in cash contributions or
physical works but not including the cost of the land)
of the anticipated planning obligations included
within the S.106 agreement (excluding the cost of
providing Affordable Housing)

Developer Profit

The amount of profit due to the developer and/or
contractor calculated as 18.5% of the sale value of
the Open Market Housing, 6% of the sale value of the
Affordable Housing and 15% of the sale value of the
Employment and Commercial land

Residualised Land Value

The value of the development land calculated by
subtracting from the total sales value of a scheme all
of the costs associated with the scheme
(i.e.developer costs, Planning Obligations and
developer profit but excluding the actual land cost).

Existing Use Value

The current value of the Land based on either its
existing or its potential use prior to any permission
that might be granted.

Landowner cost

All the costs to the Landowner of promoting the Land
through the planning process and obtaining outline
planning permission (but excluding land cost)

Landowner premium

The Residualised Land Value of the scheme minus the
sum of the Existing Use Value (EUV) and the
Landowner Costs

Benchmark Land Value

The assessed value of the Land based on Existing Use
Value (EUV) plus a reasonable premium to the
Landowner which would encourage the Landowner
to release the land for development. This BLV is
based on market assessment and trends and is
supported by the District Valuer.

Land Value Surplus/Deficit between BLV and the
RLV

The difference between the Residualised Land Value
which the scheme will achieve and the Benchmark
Land Value which the scheme should normally

achieve.
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Mudford Viability Notes to Community Benefit Summary

S.106 contributions

These are the Cash Contributions together with the cost of the Infrastructure
Improvements totalling £10,553,130 that the Mudford scheme with provide.
Notes on the individual contributions which make up this total are set out
below under specific headings.

Education: Primary

The £3,400,000 Primary contribution to extend existing primary school at
Wyndham Park to create a 14 class school with Preschool facilities. Land will
be provided for playing fields and for Primary School to be extended - value
£400,000.

Education: Secondary

The £2,684,988 Secondary Education cantributions is made up of a payment
of £3,509 for each of the 765 dwellings proposed on the site.

Education: Pre school

The pre school contribution has been included in contribution to Primary
school

|POS, play and pitches

The Public Open Space Contribution of £1,997,470 comprises individual
contributions of £180,000 for the provision of two Equipped Play spaces on
site, £267,371 and £47,499 for the large Equipped Play area and MUGA to
be located adjacent to the Community Hall and £299,530 for Playing Pitches.
The value of the land provided for the Playing Pitches and the on-site
Community Hall has been assessed as £1,000,000. The value of the land
provided for all other facilites has not been assessed.

Strategic Facilities

£370,329 towards the provision of a new Community Hall, Sports Hall and
Changing Rooms and £10,000 to pay for consuitant fees in advising the Local
Planning Authority on proposals put forward by the developer to address
Sustainable Construction and Renewable Energy and £140,000 towards
innovative Renewable Energy projects delivered on the site.

Play and Open Space Commuted
Maintenance and Management Fund

£553,771 for the adoption, maintenance and management of the Open
Space, and the Equipped play area and MUGA adjacent to the proposed
Community Hall.

Transport

The total Transport Contribution of £1,394,750 comprises individual
contributions of £50,000 for a Travel plan co-ordinator, £114,750 for a Travel
Plan pack, £25,000 for the Travel plan, £300,000 for a Bus Service
contribution, £60,000 for Bus stops and shelters, £550,000 for the Lyde road
cycle project, £200,000 for the Inter urban cycle route, £80,000 for the
riverside walk/ countrypark links, £10,000 signage for the mudford village
lane route, and £5,000 for the cost of the traffic regulation orders.

Public Art

The sum of £15,000 has been allowed for a contribution towards public art

Mudford PC

The sum of £120,000 has been allowed for a contribution to Mudford Parish
council towards traffic calming, public car park and local cemetery extension
within the parish

Local Authority Fees

The sum of £135,000 has been allowed for the cost of local authority fees
{County and District) in dealing with the S.106, $.106 monitoring fees and the
Bonds required for the works (figure reduced from QS estimate of £303,000)

Infrastructure improvements

The total costs of works for off site Infrastructure improvements has been
assessed as £904,892. These works will include improvements to Mudford
Road/ Lyde Road Signal junction, road markings at St Michaels Avenue/
Mudford Road Junction and the pedestrian and cycle access improvements
on Lyde Road, Primrose Lane and Runnymeade Road.

Green infrastructure

The total cost of the works for Green Infrastructure has been assessed as
£1,881,635. These works will include ground modelling, structural
landscaping, incidental open space, buffer planting and the ampitheatre.
Land will be provided for zall these areas. The value of this land has been
assessed at £5,100,000.

Affordable housing at 15% The total cost of provision of Affordable Housing at 15% has been assessed as
£4,809,088 which represents the difference in Residual Land Value between
the development with the proposed Affordable Housing compared with the
development with no Affordable Housing, ie all Open Market Housing.

Land Provided The Value of the relevant Land Provided at Benchmark Land Value
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Froperty Land at Up Mudford Key Sits, Yeowl|

Surphiss

Ret 1040504
Clont Bouth Sontersst Diatsict Councl Appralsal 15% affordable schems appralal
WITHOUT PRENDICE 2 ] 18 Fabruary 2019
Appraisal by DVS
) No.lnts  TomiGiA
705 ma
Private Residentisl 3% 880 88,245 £153,000,000 £183,600,000
Mtordable Housing 15%
sockal rent 7 5,200 £4,%28,000
afordable rent. 0 o £
ahared cwnarshlp k] 3,200 E5,058,200
discountad sale [] [ o
116 8500 £9,505,200 £8,335,200 R102.988,200
Employmsnt fand £1,404,600
Local Gentrs sits 2320040
Care homa ehe £1,000,000
Commumky facHity £0
Bchoo! sits 20
22420840
TOVAL DEVELOPMENT VALUE 105,808,040
topment ]
| #cquistion Costs.
Barnchmark Land Vaive 58.22 groas hectares £231,679 per gross ha £13,500,000
£17,647.08 per plot
Samp Ouly nll, 2% and 5% trenches £064,500
Aganta and Legal Fesn 1.00% £135,000
Plarming fees £100.000 214,399,500
[Comtruction Coats:
Bulld conts, inc, piot external works, g=mgos, and Rfelime homas standards £81,733,867 /M.766.867
Intrastructurs costs 88 par DVE Q8 cost review £20,340,131 €20,340,431
Cantingency buitd 3% infra 5.00% £3 460 883 £2,450,083
Protesalenal Foes: bedd 4% [nfra 10.00% £5,304,248 E5,304,248
g
Of ea Infrasiruchura works (cost, including coningency end fees) £904,892
BSducation: Primary £3,000,000
Educston: Secondery 2,884,008
Education: Fre Scheal £0
P08, play and pliches and facilities £1,897,470
Community Sports Hall ET43811
Commutsd sums. 28
Trenaport £1,554,750
Public Art £15,000
Mudiond PG )|
LA feas £118,000 £10,553,130 R10,653,120
[Disposal costs:
Marketing 1.00% £1,564,208
Agenty 1.50% £2,304,000
logal coala market unk ssles 600 per unit £380.000
laga! sales foe affordable 0.25% E23,488
fegal sale fee # and achool site 1.00% £20,208 £4.305,350
Financs: Intesest cledit rte 2,00% doblt rats 0.25% £2,570,385 £2,670,288
SUR TOTAL COSTS £142,702,803
Profit: markat rasldental on GOV 18.50% £22.418,000
affordabia on GOV 8.00% E583,112
cammorcial on Glv 16.00% RAZ3 126 229402,258
' OTAL DEVELOPMENT COSTS £t ]
PROFIT




T Feoparty Land st Up M udford Key S1ts, Yeovil
Rek: 1040604
Cliard South Somersat District Councl Appralasi 5% mibted & L
WITHOUT PREJUDICE Da» 12 Februmy 2010
Aoprabeat by DVSs
[Freetrm:
No. Unita Total GIA
T88 m2
Private Residantial 5% as0 00,285 R163,690,000 £183,500,000
affordable Housing 15%
sodal rent 0 1,050 £1,692.500
sffordable remt -} 1.8% £1.708.000
shered ownership 30 2480 E3,023,000
discountad salo ar 2200 4008000
118 8ie0 £11,320,100 211,320,100 £183,010,400
Employment land 21,404,800
Local Centrs sln £126,040
C3re homs sits £4,000,000
Community facllity &0
School ste £
23050,020
TTAL DEVELOPMENT VALUE E197830,580
[Fenkprem Coats
Acquisian Coste
Benchmark Land Vaiue 68,22 grass hectares €231,879 per grozs ba £93,600,000
€17.647.08 per plot
Stamp Duty nll, 2% and 5% vanches £034,500
Agents and Legal Fesa 1.00% £135,000
Planning feea £100,000 294,360,800
Conatruelion Costs:
Bulld cogts, Inc. plot externs warks, garages, and Metime homes standands 81,755 887 201,755,087
Infrastructure costs a3 per DVS OS cosl roview £20,340,134 £30.340,131
Contingency build 3% infrm 5.00% £2480,883 3,480,683
Professions Faes: build 4% infra 10.00% €5.304,248 45,304,243
Planning Contributions.
Off eite rks {cost, bacluding fees) £004,202
Education; Primary £3,000,000
Educstion: Becandiary £2,084,052
Educstion: Pre School £0
£OS, play and pliches and facilitiss £4,007,470
Cotnmunhty Sports Hall £143.811
Commuted suma £m7,219
Troraport £1,504,750
Publc At £15,000
Mudiord PC £20,000
LA fean £116,000 E10563,130 210,853,130
Marketing 1.00% £1,506,108
Agency 1.50% 2,305,350
lege! cozts market Lnl satea £600 por umit £390,000
legal sales fos affordable 0.25% 28,300
legal saie fas commumily, commancial land and schaal site 1.00% £28,208 £4,310007
Flnancs. Intereat oredd rate 2.00% debi rate 8.25% £2,185,099 EX1BSE99
BUB TOTAL COSTS £142226,424
Profit: murket residential on GDYV 18.50% £204%2,050
effordable on GDV £.00% £870,208
commercial on GDY 13.00% £423,120 220,834,382
TOTAL DEVELOPMENT cOSTS £171,800 400
PROFIT
Surplua/




