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26th October 2021

Dear Sirs,

AVONMOUTH HOUSE, 6 AVONMOUTH STREET, SE1 6NX.
VIABILITY OF PURPOSE BUILT STUDENT ACCOMMODATION (‘PBSA’) AND SCOPE FOR
AFFORDABLE HOUSING PROVISION.

1.0 EXECUTIVE SUMMARY

1.1 We understand you are proposing a scheme comprising:-

“Demolition of existing building and structures and erection of a part 2, part 7, part 14, 
part 16 storey plus basement mixed-use development comprising 1733sqm (GIA) of 
space for Class E employment use and/or community health hub and/or Class F1(a) 
education use and 233 purpose-built student residential rooms with associated amenity 
space and public realm works, car and cycle parking, and ancillary infrastructure.”

1.2 We have assessed the financial viability of your proposed 233 bed student scheme (plus
commercial).

1.3 We have sought to establish the extent to which it can viably sustain an affordable housing and 
affordable student accommodation provision - accounting for the proposed affordable student 
accommodation provision (35%).

1.4 The RLV driven by the proposed scheme is £4.84m.

1.5 As this is below our assumed BLV, we conclude that the proposed scheme cannot viably sustain 
any affordable housing provision (by way of commuted sum or other) in addition to proposed 
affordable student accommodation provision (35%). 

Tribe Student Housing Limited,
35 Berkeley Square,
London,
W1J 5BF.
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2.0 INSTRUCTIONS & COVID 19

2.1 We understand that you require a financial viability assessment of your proposed scheme to assess 
the extent to which it can viably sustain an affordable housing and affordable student 
accommodation provision - accounting for the affordable student accommodation provision 
proposed (35%).

2.2 We have agreed a fixed fee for this piece of work split between viability report and further 
discussions with the London Borough of Southwark (‘LBS’) and their advisors. No performance 
related or contingent fees have been agreed.

2.3 In preparing this report we can confirm that we have no conflicts of interest.

2.4 Over the last 18 months, property markets have been negatively impacted by COVID 19. 

2.5 Some viability consultants acting for Councils are claiming that there is no evidence to suggest that 
development viability has been negatively impacted. However, even ‘if’ one assumed the same 
proposed scheme values as pre-COVID, market risk has substantially increased. This justifies 
higher profit requirements and/or under-pins profit requirements to cover that risk.

2.6 As the full economic consequences of COVID 19 are not yet clear, we recommend that we are 
given an opportunity to update this report over the next few months.

3.0 BASIS OF APPRAISALS HEREIN

3.1 This report is to assist planning discussions with the London Borough of Southwark (“LBS”).

3.2 It is not an RICS (Royal Institution of Chartered Surveyors) “Red Book” compliant valuation report
and the figures referred to herein are not formal valuations. However, detailed justification for the
indicative values and/or component valuation inputs we have used are provided herein.

3.3 We are aware that you will provide LBS with a copy of this report and we are happy for this to occur. 
However, we do not offer LBS, their advisors and/or any third parties a professional duty of care.
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4.0 VIABILITY AND PLANNING

4.1 Scheme viability is assessed using residual valuation methodology.

4.2 A summary of the residual process is:-

4.3 If the RLV driven by a proposed scheme is reduced to significantly below an appropriate BLV, it
follows that it is commercially unviable to pursue such a scheme, and the scheme is unlikely to
proceed.

4.4 The ‘land residual’ approach (as summarised above) can be inverted so that it becomes a 'profit 
residual' based upon the insertion of a specific land cost/value (equivalent to the viability
benchmark sum) at the top. By doing this, the focus is moved onto the level of profit driven by a
scheme. This is a purely presentational alternative.

Built Value of proposed private 
residential and other uses

Built Value of affordable 
housing

Build Costs, finance costs, other 
section 106 costs, sales fees, 

developers’ profit etc

=
Residual Land Value (“RLV”)

Residual Value is then compared to a Benchmark Land Value 
(‘BLV’). If RLV is lower and/or not sufficiently higher than the BLV –

project is not technically viable

-

+
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5.0 APPROACH TO BENCHMARK LAND VALUE (‘BLV’)

5.1 We have considered guidance provided by:-

 The RICS’s Guidance Note GN 94/2012, and;
 The RICS’s Financial Viability in Planning: Conduct & Reporting (1st Edition – May 2019), 

and;
 The RICS’s ‘Assessing viability in planning under the National Planning Policy Framework 

2019 for England’ – 1st edition – March 2021), and;
 The Mayor’s – Homes for Londoners – Affordable Housing & Viability SPG 2017, and;
 The London Plan (2021), and;
 National Planning Policy Guidance on Viability (September 2019), and;
 Recent Appeal cases and agreed viability positions on other PBSA schemes in LBS, and;
 Our own professionally qualified judgement and obligation to provide an opinion that is: 

objective, impartial, without interference and with reference to all appropriate sources of 
information.

5.2 Without prejudice, we have primarily considered the value of the existing property on an ‘Existing 
Use Value plus land-owner’s premium’ basis (‘EUV Plus’).
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6.0 THE SITE

6.1 Please see the site plan and photographs below:-

6.2 The freehold site comprises 0.297 acres (0.12 hectares) and accommodates an owner-occupied 
building and some car parking.

6.3 The existing building comprises 1,307 sq.m. (14,068 sq.ft.) GIA and is currently used as a managed 
business space.
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7.0 BLV

7.1 We have considered the following comparables:-

Salisbury House, Kennington Park, SW9:-

Managed business space/ B1a.
8,219 sq.ft.
Let for £30 p.s.f. on 9/4/21 to Wales Trinity St David.
FRI.

Meadow Works, 86 Meadow Road, SW8:-

7,200 sq.ft.
B1/B2/B8.
Let for £25 p.s.f. on 12/3/21.
FRI.

The Grain House, 46 Loman Street, SE1 0EH:-

3,660 sq.ft., B1a.
Let for £56 p.s.f. on 6/9/21.
10 year FRI lease.

5-13 Trinity Street, SE1 1DB:-

Letting:-

1,491 sq.ft., B1a.
Let for £48.50 p.s.f. in April 2021.

Investment Sale:-

5,834 sq.ft.
Sold for £4.3m in May 2021 = £737 p.s.f.
Implies NIY of circa 6%.
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3 Murphy Street, SE1 7FP:-

4,764 sq.ft.
Sale to owner occupier for £3.425m in 2020 = £719 p.s.f.

Wilcox House, SE1 1LB:-

15,095 sq.ft.
Vacant possession sale for £9.65m on 22/12/2020 = £639 
p.s.f.

14 – 21 Rushworth Street, SE1 0RB:-

Commercial site accommodating 22,000 sq.ft (as in 
photos to left).
Producing gross rent of circa £200,000 p.a.
0.18 hectares (0.44 acres).
Sold with benefit of planning consent for 91,536 sq.ft. of 
new B1a for £20m on 30/4/2018.

10-18 Union Street, SE1 1SZ:-

D1 training centre.
39,504 in need of complete re-fit.
Bought by Royal College of Obstetricians &
Gynaecologists on 5/1/18 for £35m = £886 p.s.f.

Source: www.EGi.co.uk

Source: www.EGi.co.uk
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7.2 We consider a reasonable Existing Use Valuation to be:-

 Achievable rent = £400,000 (£28.43 p.s.f. based upon net
lettable).

 Y.P. into perpetuity deferred 1 year @ 6% = £6,289,320

 Less purchase costs @ 6.8% = £5.86m

7.3 An existing owner of the potential investment would not be incentivised to bring the site forward for 
development in return for EUV only. Using judgement, we have added a 20% ‘land-owner’s premium’ 
to address this which we consider conservative as the purchase costs involved in buying a similar 
replacement investment would be circa £450,000 alone.

7.4 We also consider a land-owner’s premium of 20% (and/or circa £1.2m) to be reasonable because a 
20% premium was considered reasonable by Strettons in their review of our viability assessment 
(dated December 2020) for your other student accommodation proposal at KFC (671-679 Old Kent 
Road). NPPG guidance on viability indicates that evidence in support of BLVs/land-owner premiums 
can include what has been agreed between consultants in other viability assessments.

7.5 We have therefore assumed a reasonable BLV of £7m.
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8.0 SITE CONTEXT & PRACTICAL/FINANCIAL VIABILITY OF ON-SITE AFFORDABLE 
HOUSING

8.1 For the same reasons cited within the report to Committee on 20/7/2020 regarding the Bianca 
Warehouse site (20/AP/0039) and the report to Committee on 21/4/21 regarding the ‘KFC site’
(20/AP/2701 – where, as previously indicated, you were the applicant and we provided you with a 
viability assessment), on-site C3 affordable housing cannot be provided here.

8.2 As per the Bianca Warehouse and KFC sites (both of which secured positive resolutions), we 
understand that you are proposing 35% affordable student accommodation within the proposed 
scheme but no on-site C3 affordable housing.

8.3 We have tested the viability of your 35% affordable student accommodation offer.
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9.0 PROPOSED SCHEME

9.1 Please refer to the proposed scheme plans in Appendix 1.

9.2 The scheme comprises:-

10.0 MAYORAL CIL, CIL, S.106 & S.278

10.1 We have assumed a combined MCIL/CIL & S.106 cost of £1.5m based upon an extrapolation 
of what was agreed in this regard on the KFC site and after accounting some indexation and 
relief associated the area of the existing building (which is currently occupied).

10.2 We reserve the right to revise our viability conclusion herein if this assumption proves to be 
significantly inaccurate.
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11.0 APPROACH TO VIABILITY ASSESSMENT

11.1 We have financially appraised the proposed scheme using ARGUS, a widely used proprietary 
software package. We have used current day values and costs.

11.2 We consider that the residual land value from the proposed scheme needs to be at least £7m
for it to be considered viable by normal measures.

12.0 BUILD COSTS

12.1 Schemes of this nature are often built using various types of modular construction.

12.2 In an appeal (APP/A5840/W/19/3228534 - St James’s Road), the proposed student scheme 
was similar to what is proposed here and the Inspector concluded (and the parties agreed) 
that a reasonable modular build cost equated to £22,659,000 (as explicitly discussed in his 
decision dated 2/3/2020) excluding a contingency and professional fees. This was equivalent 
to £318.71 p.s.f. on the 71,096 sq/.ft. (GIA) scheme which contained 250 student beds (plus 
retail).

12.3 We would expect the build cost rate to be similar here pointing to circa 94,609 sq.ft. x £320
p.s.f. (reflecting a discount for comparative economies of scale but offset by some indexation) 
= £30.27m.

12.4 Strettons (via their letter to LBS dated 11/2/2021 - see Appendix 2) assumed a total build cost 
equivalent to £275 p.s.f. (plus a 5% contingency and professional fees at 10%) based upon 
advice from CDM for a similar student scheme proposed at the KFC site. You/we did not agree 
with the Strettons/CDM assumption at that time and build cost inflation has been significant 
since then.

12.5 You have also provided us with a site/scheme specific build cost assessment (see Appendix 
3) which indicates a total build cost of £29.64m (£313.29 p.s.f.) excluding a contingency and 
professional fees.

12.6 We have assumed a total build cost of £29.64m and have added a 5% contingency and 
professional fees at 10%.

13.0 EXTRAORDINARY COSTS

13.1 We have not accounted for any extraordinary costs at this stage.
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14.0 STUDENT ACCOMMODATION INCOME POTENTIAL AND VALUES

14.1 Achievable Student Rents:-

14.1.1 We have assumed the following achievable gross rents (2021/2022) which are informed by your 
discussions with the University of London with regard to structuring a Nomination Rights 
agreement:-

14.1.2 We have assumed the University of London will have Nomination Rights over the whole scheme.

14.1.3 We have also assumed £10,000 p.a. for net sundry income.

14.1.4 In arriving at these rents, we have considered the following (which were mainly from the 2020/21 
academic year) although it is important to note that these rent are mainly direct let rents as opposed 
to rents supressed by a Nominations Agreement:-

Room Type Area 
(sq.m.)

Main Nos 
Rent Weeks

Net 
Holiday 
Weeks

Nos 
Units

Total 
Room 

Area

Gross 
rent 

Total Gross 
Rent

Standard En Suites 12.5 51 0 141 1762.5 £205.70 £1,479,188.70
Standard Studio 18 51 0 4 72 £246.40 £50,265.60
Accessible Studio 23 51 0 12 276 £246.40 £150,796.80
Standard En Suites (additionally supressed rent) 12.5 38 6 76 950 £173.83 £581,287.52

Total 3,061 £2,261,538.62

Scheme Room Type £ per Week Weeks £ p.a.
Bernard Myers House Classic EnSuite £198 47 £9,306
Yara East Lewisham EnSuite £227 43 £9,761
Yara East Lewisham Premium EnSuite £233 43 £10,019
Yara East Lewisham Standard Studio £237 43 £10,191
Yara East Lewisham Premium Studio £249 43 £10,707
Landale House Classic EnSuite £210 51 £10,710
Axo New Cross Bronxe EnSuite £210 51 £10,710
Axo New Cross Classic EnSuite £215 51 £10,965
Yara East Lewisham Premium Plus Studio Single £258 43 £11,094
Yara East Lewisham EnSuite £219 51 £11,169
Yara East Lewisham Premium EnSuite £224 51 £11,424
Yara East Lewisham Standard Studio £230 51 £11,730
Axo New Cross EnSuite XL £235 51 £11,985
Yara East Lewisham Premium Studio £238 51 £12,138
Yara East Lewisham Premium Plus Studio Single £249 51 £12,699
Yara East Lewisham Premium Plus Studio Couple £299 43 £12,857
Axo New Cross Studio £255 51 £13,005
Chapter Lewisham 3 Bed Aparetment £259 51 £13,209
Landale House Premium En Suite £260 51 £13,260
Chapter Lewisham Bronze EnSuite £274 51 £13,974
Chapter Lewisham Studio £289 51 £14,739
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14.1.5 We have also considered the rents considered reasonable by Strettons in their viability assessment 
of the proposed student accommodation on the KFC site. The rents we have assumed (see 
S.14.1.1 above) are above the Nominations Agreement rents we assumed at KFC (which were 
broadly considered reasonable by Strettons). However, this is not necessarily because the location 
of the subject scheme is better than the KFC site (albeit one assumes that it is better) and/or due 
to general rent inflation as the rents that the University of London require as part of a Nominations 
Agreement now (post COVID) are what they are.

14.2 Valuation Methodology:-

14.2.1 We have considered the prospective built value of the proposed scheme (as at current day 
values) via 2 methods:-

 Consideration of the values assumed by Strettons/LBS for the student scheme on the KFC 
site.

 Capitalisation of net achievable income.

14.3 Values Assumed by Strettons (KFC Site):-

14.3.1 As can be ascertained from Appendix 4 to the Strettons letter dated 11/2/21, they valued 267 
student bedrooms (average size = 14.11 sq.m.) at £42,717,307 including sundry income. This 
equated to £159,990 per room. The gross rent assumed by Strettons for the 267 rooms plus sundry 
income equated to £9,821 per room p.a.

14.3.2 As the average gross rent we have assumed for the proposed 233 student bed scheme equates 
to £9,749 on an average room size of 13.14 sq.m., we would not expect the values per bed for the 
proposed 233 bed scheme at the subject site to significantly exceed £160,000 per bed. 

14.3.3 The assumed Nominations Agreement for the subject scheme supresses otherwise achievable 
market rents on all of the proposed beds. Risk is reduced but so is rental growth potential. On 
balance, and bearing in mind a stronger long term reversionary value due to the better subject 
location compared to the KFC site, we would expect equivalent values per bed to be slightly higher 
at the subject site compared to what Strettons considered reasonable at the KFC site.
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14.4 Rent Capitalisation:-

14.4.1 Based upon our commentary in S.14.1.1 and S.14.1.3 above, our valuation (excluding the 
commercial units) for the student accommodation element of the proposed scheme is:-

Gross rent = £2,271,539 p.a.
OPEX costs @ £2,150 per unit p.a. = £500,950
Net Rent = £1,770,589
Y.P. into perpetuity @ 4% = £44,264,725
Less purchase costs @ 6.8% = £41.25m (£177,039 per bed)

14.4.2 We have assumed a 4% yield after considering:-

 the Strettons opinion on the KFC site and the following, and;
 the assumed Nominations Agreement, and;
 the location of the subject site, and;
 rental growth prospects, and;
 risk,and;
 the approximate guidance below:-

Source: Cushman & Wakefield UK Student Accommodation Report 2020/21
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15.0 COMMERCIAL/COMMUNITY/EDUCATION SAPCE VALUE

15.1 Our valuation is:-

Area = 18,654 sq.ft. (GIA)
Achievable rent = £40 p.s.f. = £746,160 p.a.
Y.P deferred 1 year @ 6% = 15.7233
Gross value = £11,732,098
Less purchase costs @ 6.8% = £10.93m

15.2 We assume office use would drive the highest potential rent for this space and so we have 
considered the comparables listed in S.7.1 above in arriving at our valuation.

16.0 TOTAL GDV

16.1 Our total GDV (net of purchaser costs so NDV in effect) is therefore £41.25m (student 
accommodation and sundry income) plus £10.93m (commercial space) = £52.18m.

17.0 LAND & DEVELOPMENT FINANCE

17.1 ARGUS software works out the relevant land financing cost automatically.

17.2 We have assumed that finance costs up to the point of vacant possession of the site will be 
offset by continued income.

18.0 VAT & OTHER

18.1 At this stage, we have assumed that the site is not VAT registered.
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19.0 DEVELOPMENT PROFIT & FINANCE RATE

19.1 We have used a profit of 18% on total costs for a mixture of valuation, funding and planning
precedent based reasons although we may need to revise this over the next few weeks/months to 
account for the impact of COVID 19.

19.2 This is the same profit rate considered reasonable by Strettons on the proposed student scheme 
on the KFC site.

19.3 General development risk increased throughout 2021 and into 2021 as a consequence of 
COVID19. However, other risk items have emerged and/or increased including:-

 Building Safety Bill. Cost increases coming.
 The biggest National debt for decades and still growing. What tax is coming (a developer 

tax?).
 Brexit aftermath – unknown but not likely to be good over next few years.
 Exceptional build cost inflation (recent weeks).

19.4 Of these, general build cost inflation is particularly alarming with the BCIS predicting this:-
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19.5 Professional media articles such as the one below have also been commonplace over recent 
weeks:-

19.6 Our 18% on cost assumption equates to around 15.25% on GDV.

19.7 Hypothetical finance costs typically break down as follows:-

60% Bank finance at 4% = 2.4% plus 1.5% finance facility fee
20% equity finance at 10% = 2%
20% mezzanine finance at 16% = 3.2%

-----------
7.6% plus 1.5% finance facility fee on
Bank finance (and possibly the whole finance package
if arranged via an Intermediary)
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19.8 We are aware that a number of viability consultants use an all-in finance rate of 7% albeit this 
seems low considering the commentary/evidence above. For example:-

3-11 Goulston Street and 4-6 and 16-22 Middlesex Street, Aldgate, London Borough of Tower 

Hamlets:-

A large student accommodation development (circa 1,000 bedrooms) proposed by Unite plc in 

2019 that required GLA approval. I discussed all viability aspects with the GLA who agreed with 

my use of an all-in finance rate of 7%. Section 106 completed.

573-585 High Road, Ilford, IG4 8EE:-

A mixed use residential led scheme where Avison Young reviewed my viability submission on 

behalf of the London Borough of Redbridge. Avison Young said in their June 2019 report:-

71-79 Sandy Hill Road, SE18 7BQ:-

A mixed use residential led scheme where BNP Paribas reviewed my viability submission on behalf 

of the Royal London Borough of Greenwich.  BNPP said in their August 2019 report:-

19.8 Strettons considered an ‘all-in’ finance rate of 7% to be reasonable in their review of the student 
accommodation scheme proposed on the KFC site. 

19.9 We have used an all-in finance rate of 7% herein.
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20.0 OTHER ASSUMPTIONS

20.1 Our other viability assumptions are explicitly evident from the appraisal in Appendix 4.

20.2 Please note that we have optimistically assumed that the proposed scheme is build period is 2 
years. If this timescale is delayed, the start of a new academic year would be missed and the 
occupation of the building and its sale might be delayed for several months whereupon substantial 
additional holding costs would need to be accounted for.

21.0 CONCLUSION

21.1 The RLV driven by our appraisal in Appendix 4 is £4.84m

21.2 As this is below our assumed BLV, we conclude that the proposed scheme cannot viably sustain 
any affordable housing provision (by way of commuted sum or other) in addition to proposed 
affordable student accommodation provision (35%). 

22.0 SENSITIVITY TEST

22.1 The most recent RICS guidance mandatorily requires us to provide a sensitivity test albeit this 
would never change our current day value/cost viability opinion.

22.2 If student accommodation values (only) increase by 5% but all other appraisal assumptions 
remain static, the RLV increases from £4.84m to £6.27m (which remains below our BLV).

23.0 DISCLOSURE AND STATUS OF REPORT

23.1 We understand that you may provide a copy of this report to LBS and their advisors.

Yours faithfully,

James Brown BSc (Hons) MRICS
RICS Registered Valuer
Director
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KFC Old Kent Road 

Development Appraisal 
Prepared by JRB 

Licensed Copy 
February 10, 2021 



APPRAISAL SUMMARY LICENSED COPY 
KFC Old Kent Road 

Appraisal Summary for Phase 1

 Currency in £ 

REVENUE 
Sales Valuation Units  ft²  Sales Rate ft² Unit Price Gross Sales 

Student Accommodation 1 40,550 1,028.61 41,710,000 41,710,000 

Rental Area Summary Initial Net Rent Initial 
Units  ft²  Rent Rate ft² MRV/Unit at Sale MRV 

Commercial 1 2,551 30.00 76,530 76,530 76,530 

Investment Valuation 

Commercial 
Market Rent 76,530 YP @ 6.0000% 16.6667 
(1yr Rent Free) PV 1yr @ 6.0000% 0.9434 1,203,302 

GROSS DEVELOPMENT VALUE 42,913,302 

Purchaser's Costs (81,825) 
Effective Purchaser's Costs Rate 6.80% 

(81,825) 

NET DEVELOPMENT VALUE 42,831,477 

NET REALISATION 42,831,477 

OUTLAY 

ACQUISITION COSTS 
Residualised Price 3,260,789 

3,260,789 
Stamp Duty 4.36% 142,170 
Agent Fee 1.00% 32,608 
Legal Fee 0.80% 26,086 

200,865 

CONSTRUCTION COSTS 
Construction  ft²  Build Rate ft² Cost

Commercial 2,766 278.47 770,261 
Student Accommodation 85,936 278.46 23,929,739 
Totals        88,702 ft² 24,700,000 
Contingency 5.00% 1,235,000 
MCIL/CIL/S.106/S.278 1,600,000 

27,535,000 

PROFESSIONAL FEES 
Professionals 10.00% 2,470,000 

2,470,000 
MARKETING & LETTING 

Marketing 40,000 
Letting Agent Fee 10.00% 7,653 

47,653 
DISPOSAL FEES 

Sales Agent Fee 1.25% 535,393 
Sales Legal Fee 40,000 

575,393 
FINANCE 

Debit Rate 7.000%, Credit Rate 0.500% (Nominal) 
Land 492,577 
Construction 1,715,586 
Total Finance Cost 2,208,163 

TOTAL COSTS 36,297,862 

PROFIT 
6,533,615 

Performance Measures 
Profit on Cost% 18.00% 
Profit on GDV% 15.23% 
Profit on NDV% 15.25% 
Development Yield% (on Rent) 0.21% 
Equivalent Yield% (Nominal) 6.00% 
Equivalent Yield% (True) 6.23% 

IRR% (without Interest) 25.38% 

Rent Cover 85 yrs 4 mths 
Profit Erosion (finance rate 7.000) 2 yrs 5 mths 

This appraisal report does not constitute a formal valuation. 

  Project: \\Client\U$\James Carney\Working viability folder\FVA reviews for LA\1 - James C folder (ARGUS)\Old Kent Road\KFC  revised RS costs.wcfx 
ARGUS Developer Version: 8.20.003 Date: 2/10/2021

























KFC Site 
671-679 Old Kent Road 
SE15 

Development Appraisal 
Prepared by Ammended by Strettons 

Licensed Copy 
February 10, 2021 



APPRAISAL SUMMARY LICENSED COPY 
KFC Site 
671-679 Old Kent Road 
SE15 

Appraisal Summary for Phase 1

 Currency in £ 

REVENUE 

Rental Area Summary Initial Net Rent Initial Net MRV 
Units  ft²  Rent Rate ft² MRV/Unit at Sale MRV at Sale 

Commercial 1 2,551 30.00 76,530 76,530 76,530 76,530 
Student Accommodation 267 9,821 2,061,425 2,622,125 2,061,425 
Totals 268 2,551 2,137,955 2,698,655 2,137,955 

Investment Valuation 

Commercial 
Market Rent 76,530 YP @ 6.0000% 16.6667 
(1yr Rent Free) PV 1yr @ 6.0000% 0.9434 1,203,302 

Student Accommodation 
Current Rent 2,061,425 YP @ 4.5000% 22.2222 45,809,444 

Total Investment Valuation 47,012,746 

GROSS DEVELOPMENT VALUE 47,012,746 

Purchaser's Costs (3,171,867) 
Effective Purchaser's Costs Rate 6.75% 

(3,171,867) 

NET DEVELOPMENT VALUE 43,840,880 

NET REALISATION 43,840,880 

OUTLAY 

ACQUISITION COSTS 
Residualised Price 4,039,986 

4,039,986 
Stamp Duty 189,499 
Effective Stamp Duty Rate 4.69% 
Agent Fee 1.00% 40,400 
Legal Fee 0.80% 32,320 

262,219 

CONSTRUCTION COSTS 
Construction  ft²  Build Rate ft² Cost

Commercial 2,766 275.28 761,425 
Student Accommodation 85,936 275.42 23,668,493 
Totals        88,702 ft² 24,429,918 
Contingency 5.00% 1,221,496 
MCIL/CIL/S.106/S.278 1,600,000 

27,251,414 

PROFESSIONAL FEES 
Professionals 10.00% 2,442,992 

2,442,992 
MARKETING & LETTING 

Marketing 40,000 
Letting Agent Fee 10.00% 213,795 
Letting Legal Fee 5.00% 3,827 

257,622 
DISPOSAL FEES 

Sales Agent Fee 1.25% 548,011 
Sales Legal Fee 40,000 

588,011 
FINANCE 

Debit Rate 7.000%, Credit Rate 0.500% (Nominal) 
Land 612,183 
Construction 1,698,860 
Total Finance Cost 2,311,043 

TOTAL COSTS 37,153,287 

PROFIT 
6,687,593 

Performance Measures 
Profit on Cost% 18.00% 
Profit on GDV% 14.23% 
Profit on NDV% 15.25% 
Development Yield% (on Rent) 5.75% 
Equivalent Yield% (Nominal) 4.54% 
Equivalent Yield% (True) 4.67% 

IRR% (without Interest) 24.95% 

This appraisal report does not constitute a formal valuation. 

  Project: \\Client\U$\James Carney\Working viability folder\FVA reviews for LA\1 - James C folder (ARGUS)\Old Kent Road\OKR Jan 2021.wcfx 
ARGUS Developer Version: 8.20.003 Date: 2/10/2021



APPRAISAL SUMMARY LICENSED COPY 
KFC Site 
671-679 Old Kent Road 
SE15 

Rent Cover 3 yrs 2 mths 
Profit Erosion (finance rate 7.000) 2 yrs 5 mths 

This appraisal report does not constitute a formal valuation. 

  Project: \\Client\U$\James Carney\Working viability folder\FVA reviews for LA\1 - James C folder (ARGUS)\Old Kent Road\OKR Jan 2021.wcfx 
ARGUS Developer Version: 8.20.003 Date: 2/10/2021
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Avonmouth House 

Development Appraisal 
Prepared by JRB 

James R Brown & Company Ltd 
29 September 2021 



APPRAISAL SUMMARY JAMES R BROWN & COMPANY LTD 
Avonmouth House 

Summary Appraisal for Phase 1 

 Currency in £ 

REVENUE 
Sales Valuation Units  ft²  Rate ft² Unit Price Gross Sales 

Student Accommodation 1 75,955 543.08 41,250,000 41,250,000 

Investment Valuation 
Class E Space 
Manual Value 10,930,000 

GROSS DEVELOPMENT VALUE 52,180,000 

NET REALISATION 52,180,000 

OUTLAY 

ACQUISITION COSTS 
Residualised Price 4,844,594 

4,844,594 
Stamp Duty 5.00% 242,230 
Agent Fee 1.00% 48,446 
Legal Fee 0.80% 38,757 

329,432 
CONSTRUCTION COSTS 
Construction  ft²  Rate ft² Cost 

Class E Space  18,654 ft²  313.29 pf² 5,844,112 
Student Accommodation  75,955 ft²  313.29 pf² 23,795,942 
Totals  94,609 ft² 29,640,054 29,640,054 

Contingency 5.00% 1,482,003 
MCIL2/CIL/S.106/S.278 1,500,000 

2,982,003 

PROFESSIONAL FEES 
Professionals 10.00% 2,964,005 

2,964,005 
MARKETING & LETTING 

Letting Agent Fee 75,000 
75,000 

DISPOSAL FEES 
Sales Agent Fee 1.00% 521,800 
Sales Legal Fee 150,000 

671,800 
FINANCE 

Debit Rate 7.000%, Credit Rate 0.500% (Nominal) 
Land 702,356 
Construction 2,011,094 
Total Finance Cost 2,713,450 

TOTAL COSTS 44,220,338 

PROFIT 
7,959,662 

Performance Measures 
Profit on Cost% 18.00% 
Profit on GDV% 15.25% 
Profit on NDV% 15.25% 

IRR 25.25% 

Profit Erosion (finance rate 7.000%) 2 yrs 5 mths 

This appraisal report does not constitute a formal valuation. 

Project: Avonmouth House 
ARGUS Developer Version: 7.50.000 Date: 29/09/21



TIMESCALE AND PHASING GRAPH REPORT JAMES R BROWN & COMPANY LTD 
Avonmouth House 

Project Timescale 
Project Start Date Oct 2021 
Project End Date Sep 2023 
Project Duration (Inc Exit Period) 24 months 

Phase 1

This appraisal report does not constitute a formal valuation. 

Project: Avonmouth House 
ARGUS Developer Version: 7.50.000 Report Date: 29/09/21 



DETAILED CASH FLOW JAMES R BROWN & COMPANY LTD 
Avonmouth House 

Detailed Cash flow Phase 1 Page A 1 

001:Oct 2021 002:Nov 2021 003:Dec 2021 004:Jan 2022 005:Feb 2022 006:Mar 2022 
MonthlyB/F 0 (5,174,026) (5,174,026) (5,234,390) (7,045,425) (7,745,311) 

Revenue 
Cap - Class E Space 0 0 0 0 0 0 
Sale - Student Accommodation 0 0 0 0 0 0 

Disposal Costs 
Sales Agent Fee 0 0 0 0 0 0 
Sales Legal Fee 0 0 0 0 0 0 

Unit Information 
Student Accommodation 

Acquisition Costs 
Residualised Price (4,844,594) 0 0 0 0 0 
Stamp Duty (242,230) 0 0 0 0 0 
Agent Fee (48,446) 0 0 0 0 0 
Legal Fee (38,757) 0 0 0 0 0 

Construction Costs 
MCIL2/CIL/S.106/S.278 0 0 0 (1,500,000) 0 0 
Con. - Class E Space 0 0 0 (53,328) (119,997) (179,745) 
Con. - Student Accommodation 0 0 0 (217,138) (488,600) (731,882) 
Contingency 0 0 0 (13,523) (30,430) (45,581) 

Professional Fees 
Professionals 0 0 0 (27,047) (60,860) (91,163) 

Marketing/Letting 
Letting Agent Fee 0 0 0 0 0 0 

Net Cash Flow Before Finance (5,174,026) 0 0 (1,811,035) (699,886) (1,048,371) 
Debit Rate 7.000% 7.000% 7.000% 7.000% 7.000% 7.000% 7.000% 
Credit Rate 0.500% 0.500% 0.500% 0.500% 0.500% 0.500% 0.500% 
Finance Costs (All Sets) 0 (30,182) (30,182) (30,534) (41,098) (45,181) 
Net Cash Flow After Finance (5,174,026) (30,182) (30,182) (1,841,569) (740,984) (1,093,552) 
Cumulative Net Cash Flow Monthly (5,174,026) (5,204,208) (5,234,390) (7,075,959) (7,816,943) (8,910,495) 

This appraisal report does not constitute a formal valuation. 

Project: Avonmouth House 
ARGUS Developer Version: 7.50.000 Report Date: 29/09/21 



DETAILED CASH FLOW JAMES R BROWN & COMPANY LTD 
Avonmouth House 

Detailed Cash flow Phase 1 Page A 2 

007:Apr 2022 008:May 2022 009:Jun 2022 010:Jul 2022 011:Aug 2022 012:Sep 2022 013:Oct 2022 014:Nov 2022 
(8,910,495) (10,266,985) (11,891,231) (13,924,101) (15,962,761) (18,148,081) (20,719,900) (23,077,445) 

0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 

0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 

0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 

0 0 0 0 0 0 0 0 
(232,573) (278,480) (317,466) (349,532) (374,677) (392,901) (404,205) (408,588) 
(946,985) (1,133,908) (1,292,652) (1,423,217) (1,525,602) (1,599,807) (1,645,834) (1,663,681) 

(58,978) (70,619) (80,506) (88,637) (95,014) (99,635) (102,502) (103,613) 

(117,956) (141,239) (161,012) (177,275) (190,028) (199,271) (205,004) (207,227) 

0 0 0 0 0 0 0 0 

(1,356,491) (1,624,246) (1,851,636) (2,038,660) (2,185,320) (2,291,615) (2,357,545) (2,383,109) 
7.000% 7.000% 7.000% 7.000% 7.000% 7.000% 7.000% 7.000% 
0.500% 0.500% 0.500% 0.500% 0.500% 0.500% 0.500% 0.500% 

(51,978) (59,891) (69,366) (81,224) (93,116) (105,864) (120,866) (134,618) 
(1,408,469) (1,684,136) (1,921,001) (2,119,884) (2,278,436) (2,397,479) (2,478,411) (2,517,727) 

(10,318,963) (12,003,100) (13,924,101) (16,043,985) (18,322,421) (20,719,900) (23,198,311) (25,716,038) 

This appraisal report does not constitute a formal valuation. 

Project: Avonmouth House 
ARGUS Developer Version: 7.50.000 Report Date: 29/09/21 



DETAILED CASH FLOW JAMES R BROWN & COMPANY LTD 
Avonmouth House 

Detailed Cash flow Phase 1 Page A 3 

015:Dec 2022 016:Jan 2023 017:Feb 2023 018:Mar 2023 019:Apr 2023 020:May 2023 021:Jun 2023 022:Jul 2023 
(25,460,554) (28,232,867) (30,546,010) (32,763,622) (35,379,336) (37,284,792) (38,973,622) (41,056,681) 

0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 

0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 

0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 

0 0 0 0 0 0 0 0 
(406,050) (396,592) (380,213) (356,914) (326,694) (289,553) (245,491) (194,509) 

(1,653,348) (1,614,836) (1,548,145) (1,453,275) (1,330,224) (1,178,995) (999,586) (791,998) 
(102,970) (100,571) (96,418) (90,509) (82,846) (73,427) (62,254) (49,325) 

(205,940) (201,143) (192,836) (181,019) (165,692) (146,855) (124,508) (98,651) 

0 0 0 0 0 0 0 0 

(2,368,309) (2,313,143) (2,217,612) (2,081,717) (1,905,456) (1,688,830) (1,431,839) (1,134,483) 
7.000% 7.000% 7.000% 7.000% 7.000% 7.000% 7.000% 7.000% 
0.500% 0.500% 0.500% 0.500% 0.500% 0.500% 0.500% 0.500% 

(148,520) (164,692) (178,185) (191,121) (206,379) (217,495) (227,346) (239,497) 
(2,516,828) (2,477,835) (2,395,797) (2,272,838) (2,111,835) (1,906,324) (1,659,185) (1,373,980) 

(28,232,867) (30,710,701) (33,106,499) (35,379,336) (37,491,171) (39,397,496) (41,056,681) (42,430,661) 

This appraisal report does not constitute a formal valuation. 

Project: Avonmouth House 
ARGUS Developer Version: 7.50.000 Report Date: 29/09/21 



DETAILED CASH FLOW JAMES R BROWN & COMPANY LTD 
Avonmouth House 

Detailed Cash flow Phase 1 Page A 4 

023:Aug 2023 024:Sep 2023 
(42,191,164) (42,987,925) 

0 10,930,000 
0 41,250,000 

0 (521,800) 
0 (150,000) 

0 0 
0 0 
0 0 
0 0 

0 0 
(136,606) 0 
(556,230) 0 

(34,642) 0 

(69,284) 0 

0 (75,000) 

(796,762) 51,433,200 
7.000% 7.000% 
0.500% 0.500% 

(246,115) 0 
(1,042,877) 51,433,200 

(43,473,538) 7,959,662 

This appraisal report does not constitute a formal valuation. 

Project: Avonmouth House 
ARGUS Developer Version: 7.50.000 Report Date: 29/09/21 


