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1. INTRODUCTION 
 

29-35 Station Road is on the corner of Garrard Street, next to Thames Tower 
and with Garrard House to the west.  Thames Tower is currently 11 storeys 
and is in the process of being extended by a further 4 storeys. 
 
The building at 29-35 Station Road was constructed in the 1950s, with a 
reinforced concrete frame, concrete beam and block floors.  There is an 
undercroft for the parking of up to 2 cars.  Generally the floors are open plan 
with some partitioning to allow separate spaces. 
 
A parade of commercial units is to the east, the Novotel Reading Centre Hotel 
is to the south, with the commercial centre beyond.  The area surrounding the 
site mostly comprises tired medium rise offices with ground floor retail uses. 
 
The site is close to the mainline station with trains into Paddington within 30 
minutes.  There are good road links to the M4 to the south, accessed via the 
A33 and A3290. 
 
In October 2014, the existing site was granted a change of use under permitted 
development rights from B1(a) Office to C3 dwelling houses, comprising 27 
residential flats and ground floor A1 Retail. 
 
The site is currently vacant, although the ground floor retail space continued to 
be occupied until late 2014. 
 
The application scheme involves the demolition of the existing building and 
the construction of a 22 storey residential-led scheme consisting of 107 flats 
and retail space as follows: 
 

• 42 x 1 bed flats 
• 59 x 2 bed flats 
•   6 x 3 bed flat 
• 291 sqm retail 
•   75 sqm residents gymnasium  
• An ancillary basement for cycle storage, bins, etc. 

 
Given the sustainable nature of the site, located in the town centre with several 
bus routes nearby and the train station within walking distance, the need for 
car use will be limited. 
 
The purpose of this Viability Assessment is to summarise the financial inputs 
of the scheme that enable it to optimise its planning contributions within the 
context of viability. 
 
Before undertaking financial analyses using the Toolkit, the following Section 
sets out the planning policy context for affordable housing and other planning 
obligations as part of viable residential and mixed use schemes in Reading. 
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2. PLANNING POLICY CONTEXT 
 

The national policy context covering affordable housing and financial viability 
is included in the National Planning Policy Framework (NPPF) (2012). 
 
Meanwhile, the Development Control Toolkit has become a standard 
mechanism for appraising residential and mixed use development scheme 
economics since it was first used in 2004. 
 
The following sub-sections cover the national and local planning policy 
position in relation to financial viability. 
 

2.1 National Planning Policy 
 

The NPPF summarises the issue of financial viability in relation to planning 
obligations in paragraph 173, as follows: “Pursuing sustainable 
development requires careful attention to viability and costs in plan-
making and decision-taking.  Plans should be deliverable.  Therefore, the 
sites and the scale of development identified in the plan should not be 
subject to such a scale of obligations and policy burdens that their ability 
to be developed viably is threatened.   
 
“To ensure viability, the costs of any requirements likely to be applied to 
development, such as requirements for affordable housing, standards, 
infrastructure contributions or other requirements should, when taking 
account of the normal cost of development and mitigation, provide 
competitive returns to a willing land owner and willing developer to 
enable the development to be deliverable.” 
 
The above text makes clear that both land owners and developers should be 
able to secure “competitive returns” when seeking planning consents and these 
should not be “threatened” by planning obligations of an unreasonable “scale” 
or “burden”. 

 
The NPPF therefore continues to ensure that the level of planning obligations 
(including affordable housing) sought by a Council should be moderated when 
assessed against scheme viability. 
 
Meanwhile the ‘Development Control Toolkit Guidance Notes’ (2015) state 
that “the existing use value (EUV) will normally be a key factor in 
deciding whether a scheme comes forward because this is the measure by 
which a land owner decides whether it is worth his/her while in making a 
planning application to change the use of the site” (paragraph A2). 
 
In paragraph A3, the Notes then make clear that “viability is determined by 
comparing the Residual Value against a benchmark (or threshold) land 
value (which is likely to be EUV plus an appropriate, site specific 
landowner premium.”)   Previous iterations of the Notes have included a 
range of 10-40% for the landowner premium.   
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The issue of benchmark land value is covered in more detail in Section 3.9 
below. 
 

2.2 Local Planning Policy 
 
Policy CS16 of the Core Strategy (2008, with alterations adopted 27 January 
2015) states that “all developments of 15 dwellings and above will provide 
30% of the total number of dwellings in the form of affordable housing.”  
No target tenure mix between rented and intermediate housing is identified in 
Council planning policy and guidance. 
 
Policy CS16 then makes clear that “where proposals fall short of the policy 
target as a result of viability considerations, an open-book approach will 
be taken and the onus will be on the developer/land owner to clearly 
demonstrate the circumstances justifying a lower affordable housing 
contribution.”  
 
Meanwhile, the Council’s ‘Affordable Housing Supplementary Planning 
Document’ (2013) makes clear that it will “take account of the availability 
of public subsidy and, where it is not available, or only at low levels, will 
be prepared to adjust its expected provision of affordable housing 
accordingly”  (paragraph 4.33). 
 
In summary and in accordance with national, regional and local planning 
policies and guidance, the Council seeks up to 30% affordable housing with a 
mix of affordable rented and intermediate housing, subject to practicality and 
viability. 
 
Based on the above, the following Section produces a financial viability 
assessment using the Toolkit to demonstrate the quantum of Section 106, 
community infrastructure levy (CIL) and affordable housing contributions that 
can be delivered, whilst allowing the scheme to make a reasonable developer’s 
return. 
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3. DEVELOPMENT CONTROL TOOLKIT 
 

As already noted above, the Toolkit is used by councils to assess the level and 
tenure mix of affordable housing that could be delivered as part of financially 
viable schemes.   
 
Please note that the Development Control Toolkit inputs and outputs are 
provided on a strictly confidential basis.  They are for use only by 
Reading Borough Council in the evaluation of this Viability Assessment.  
The inputs and outputs should not be revealed to any third parties. 

 
The applicant considers that the information enclosed and other matters 
relating to completed and ongoing projects to be exempt from disclosure 
under the exemptions to the Freedom of Information Act 2000 set out in 
section 41 (information provided in confidence) and section 43 (2) 
(information provided in confidence). 

 
The sub-sections below explain the inputs and outputs of the Toolkit, showing 
a financially viable scheme.  The Toolkit is attached as Appendix 1.  
 

3.1 Unit Types and Details 
 

This worksheet shows the size mix and net internal areas (NIAs) of the 
residential units.  The scheme will be 22 storeys in height. 

 
3.2 Tenure Mix 
 

101 of the flats will be private and 6 will be affordable rented, given the robust 
Market/Existing Use Value of the site (see Section 3.9 below) and the 
relatively high build costs reflecting the complex construction of the tall tower 
(see Section 3.4 below). 
 

3.3 Market Values 
 
This worksheet shows the open market values of the 107 flats.  The values 
have been estimated on a unit by unit basis by Countrywide, which knows the 
Reading housing market well, having been involved in pricing several large 
schemes in the town recently.   
 
The average value of the private residential element of the scheme is £6,505 
per sqm (£604 per sqft), with a gross development value (GDV) of £37.538m.  
Countrywide’s advice is attached as Appendix 2. 
 
The per unit values of the proposed private residential flats are summarised 
over the page: 
 



The Tower, 29-35 Station Road, Reading, RG1 1LG 
Viability Assessment, FOI Exemption S. 41/43(2) Private & Confidential 

 
  Page 5 September 2016 
 
 

DOUGLAS BIRT
CONSULTING

 
 
The above values are robust, given the dampening of demand resulting from 
the addition of 3% stamp duty for second home owners and foreign buyers 
since April 2016, as well as the compounding impact of the Brexit vote in 
June 2016.   
 
Prices in Reading (and elsewhere) have flattened off since the start of 2016, 
whilst the number of transactions has fallen substantially, particularly since 
May 2016 onwards. 
 

3.4 Development Costs 
 

A Base Build Cost of £362 per sqft (£3,892 per sqm) is shown for the scheme.  
Given the complexities and challenges of building a 22 storey tower in this 
location, this build cost can be considered reasonable.  
 
The build cost also reflects a specification commensurate with flats that will 
sell for an average of £601 per sqft in a competitive local market.  A Cost 
Model by DBK is attached as Appendix 3. 
 
The cost of implementing the Council’s environmental policy requirements 
are included in the above base build cost, along with meeting Lifetime Homes 
standards throughout.  
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A construction period of 30 months covers site set-up, completion of the 
scheme and the sale of all flats, at an interest rate of 6.75%.  This is an 
ambitious programme, which may take longer to complete in reality. 
 
No land holding costs or funder’s fees/charges are included at this stage, as 
they cannot be accurately assessed.  The applicant reserves the right to include 
them at a later date as required, once more information is made available. 
 
The current Developer’s Return of the scheme is 17.5% on gross development 
value (GDV).  This is below the prevailing minimum Developer’s Return for 
funders in the current housing market of 20% on GDV, which is at the Toolkit 
default. 
 
Indeed, a 20% profit on GDV is “the minimum profit requirement” of 
banks according to the Council’s externally commissioned ‘Community 
Infrastructure Levy, Economic Viability Assessment’ (2013).  This minimum 
profit level has been reinforced by funders since the uncertainty caused by the 
Brexit vote in June 2016. 
 
Even though the scheme will make a lower than accepted profit at this stage, 
the applicant is willing to provide 6 affordable rented units (see Section 3.7 
below) in acknowledgement of the Council’s priorities. 
 
There are known to be issues relating to rights of light compensation, although 
details are not available at the time of writing.  The applicant reserves the right 
to include them at a later date as required, once more information is made 
available. 
 

3.5 Community Infrastructure Levy 
 

At this stage, a CIL financial obligation of £1.022m has been included, based 
on the following calculation: 
 

• 8,515 sqm gross internal area x £120 per sqm = £1,021,800 
 
This calculation may need to be refined further during the determination 
period, along with the addition of indexation. 
 
In addition, a budget of £40,000 has been included for Section obligations, 
including employment, skills and training. 
 

3.6 Capital Contribution 
 

The ground rents shown on this worksheet have been calculated as follows: 
 

• £300 per private unit x 101 units x 5.5% yield including purchaser’s 
costs 
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The figure of £551,000 therefore represents the net capitalised ground rents to 
be generated by the scheme. 
 

3.7 Affordable Housing 
 
The 5 x 1 bed and 1 x 2 bed affordable rented flats are estimated to generate a 
total value of £644,000, taking into account the reduction in rents of 1% per 
annum from April 2016, as imposed by the previous Chancellor. 
 

3.8 Contribution From Commercial Elements 
 
LSH has advised the rent and yield shown on this worksheet for the retail 
space, resulting in a GDV of £1.762m. 
 
Meanwhile, the gymnasium will be provided for residents only, so no revenue 
will be generated by it. 
 

3.9 Site Value 
 

Savills has produced a Market Valuation of the site assuming permitted 
development rights for a scheme with 32 residential units and retail use on the 
ground floor.  The report dated 25 September 2015 is attached as Appendix 4.  
The Market Value effectively equates to the Existing Use Value (EUV). 
 
The conclusion of the Savills report is that the Market Value/EUV is £2.5m.  
As the permitted scheme is for 27 rather than 32 flats (the retail element is the 
same in both schemes) I have reduced the value to £2.0m, which is more than 
a direct pro-rata reduction in value. 
 
A modest land owner’s premium of 20% has been added to the EUV in 
accordance with planning policy guidance (Section 2.1 above), to act as the 
land owner’s incentive to release the site for development. 
 
When purchaser’s costs of 5.8% are added (stamp duty and fees), the result is 
a Benchmark Value of £2.516m which is included in the Toolkit attached as 
Appendix 1. 
 

3.10 Scheme Results 
 
The ‘Scheme Results’ page of the Toolkit shows a zero Residual Value when 
compared with the Benchmark Value, with 100% private housing, planning 
obligations totalling £1.062m and a developer’s return of 17.5% on GDV. 
 
The applicant appreciates the need for affordable housing in Reading and is 
willing to offer 6 affordable rented units, even though it will make a lower 
than accepted profit at this stage as a result. 
 
The key benefits of completing this scheme will be: 
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• 107 new homes in Reading, including 6 affordable rented flats. 
 

• £1.062m CIL and £40,000 financial contributions. 
 

• A financially viable and achievable scheme that will be sustainable, 
provide investment in the public realm, generate local employment, 
whilst bringing additional spending power and helping to breathe more 
life this key part of Reading near to the train station hub. 

 
• Crucially, the scheme will bring back into use this eyesore site which 

in a prominent part of the Borough, replacing the existing building 
with a high quality, elegant design that will more than play its part in 
revitalising the centre of Reading. 
 

• The scheme is in a sustainable location, with shops, services and public 
transport all easily accessed, therefore limiting car use for all occupiers 
of the proposed development.  
 

• The scheme will meet the sustainability and environmental 
requirements of the Council.  

 
Overall, it is considered by the applicant that the optimal planning 
contributions are being offered as part of a viable scheme for the proposed 
Tower scheme at 29-35 Station Road. 
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------------  Tenure Mix  ------------

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

You can distribute units across the tenures in two 

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

You can distribute units across the tenures in two 

ways:
Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

ways:
Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Affordable  Units

ways:
Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Low Cost Shared Intermediate Affordable Units 

Affordable  Units
Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Sale
Low Cost 

Equity Share
Shared Intermediate Affordable 

Social Rent
Units 

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Sale
Low Cost 

Sale
Equity Share

Shared 

Ownership

Intermediate 

Rent

Affordable 

Rent
Social Rent

Units 

allocated

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Sale
Sale

Equity Share
Ownership Rent Rent

Social Rent
allocated

Total units to enter: 107 94% 6% 100%

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Total units to enter: 107 94% 6% 100%

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Total units to enter: 107 94% 6% 100%

Total units entered: 107 101.0 6.0 107.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Total units entered: 107 101.0 6.0 107.0

Ref. Description                        Units

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Ref. Description                        Units

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Ref. Description                        Units
1 1 bed flats 16 16.0 16.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

1 1 bed flats 16 16.0 16.0

2 1 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

2 1 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

2 1 bed flats 2 1.0 1.0 2.0

3 1 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

3 1 bed flats 3 3.0 3.0

4 1 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

4 1 bed flats 2 1.0 1.0 2.0

5 1 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

5 1 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

5 1 bed flats 3 3.0 3.0

6 1 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

6 1 bed flats 2 1.0 1.0 2.0

7 1 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

7 1 bed flats 3 3.0 3.0

8 1 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

8 1 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

8 1 bed flats 2 1.0 1.0 2.0

9 1 bed flats 4 4.0 4.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

9 1 bed flats 4 4.0 4.0

10 1 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

10 1 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

10 1 bed flats 3 3.0 3.0

11 1 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

11 1 bed flats 2 1.0 1.0 2.0

12 2 bed flats 16 16.0 16.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

12 2 bed flats 16 16.0 16.0

13 2 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

13 2 bed flats 2 1.0 1.0 2.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

13 2 bed flats 2 1.0 1.0 2.0

14 2 bed flats 9 9.0 9.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

14 2 bed flats 9 9.0 9.0

15 2 bed flats 12 12.0 12.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

15 2 bed flats 12 12.0 12.0

16 2 bed flats 4 4.0 4.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

16 2 bed flats 4 4.0 4.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

16 2 bed flats 4 4.0 4.0

17 2 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

17 2 bed flats 3 3.0 3.0

18 2 bed flats 9 9.0 9.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

18 2 bed flats 9 9.0 9.0

19 2 bed flats 4 4.0 4.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

19 2 bed flats 4 4.0 4.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

19 2 bed flats 4 4.0 4.0

20 3 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

20 3 bed flats 3 3.0 3.0

21 3 bed flats 3 3.0 3.0

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

21 3 bed flats 3 3.0 3.0

22

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

22

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

22

23

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

23

24

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

24

25

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

25

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

25

26

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

26

27

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

27

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

27

28

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

28

29

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

29

30

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

30

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

30

31

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

31

32

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

32

33

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

33

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

33

34

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

34

35

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

35

36

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

36

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

36

37

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

37

38

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

38

39

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

39

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

39
40

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

40

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------

Input by Percentages

Input by Quantity

------------  Tenure Mix  ------------



####

1 1 bed flats 16  £    256,500 -£            -£            -£            

2 1 bed flats 1  £    252,000 -£            -£            -£            

3 1 bed flats 3  £    252,667 -£            -£            -£            

4 1 bed flats 1  £    252,000 -£            -£            -£            

5 1 bed flats 3  £    267,667 -£            -£            -£            

6 1 bed flats 1  £    267,000 -£            -£            -£            

7 1 bed flats 3  £    272,667 -£            -£            -£            

8 1 bed flats 1  £    272,000 -£            -£            -£            

9 1 bed flats 4  £    322,000 -£            -£            -£            

10 1 bed flats 3  £    277,667 -£            -£            -£            

11 1 bed flats 1  £    277,000 -£            -£            -£            

12 2 bed flats 16  £    306,625 -£            -£            -£            

13 2 bed flats 1  £    302,000 -£            -£            -£            

14 2 bed flats 9  £    419,000 -£            -£            -£            

15 2 bed flats 12  £    425,333 -£            -£            -£            

16 2 bed flats 4  £    422,000 -£            -£            -£            

17 2 bed flats 3  £    436,667 -£            -£            -£            

18 2 bed flats 9  £    524,000 -£            -£            -£            

19 2 bed flats 4  £    587,000 -£            -£            -£            

20 3 bed flats 3  £    575,667 -£            -£            -£            

21 3 bed flats 3  £    580,667 -£            -£            -£            

22 -£            -£            -£            

23 -£            -£            -£            

24 -£            -£            -£            

25 -£            -£            -£            

26 -£            -£            -£            

27 -£            -£            -£            

28 -£            -£            -£            

29 -£            -£            -£            

30 -£            -£            -£            

31 -£            -£            -£            

32 -£            -£            -£            

33 -£            -£            -£            

34 -£            -£            -£            

35 -£            -£            -£            

36 -£            -£            -£            

37 -£            -£            -£            

38 -£            -£            -£            

39 -£            -£            -£            

40 -£            -£            -£            

Ensure you enter market values 

for all unit types in the scheme 

under the Sale Tenure.

Sale Low Cost Sale Equity Share Shared Ownership

Ref

.

Description of Unit Type Total 

Units

User Market 

Value

Total 

Units

Adjusted 

Market Value

You can adjust all market values by 

entering a percentage in the box to 
Enter percentage 

purchased

Enter percentage purchased Enter percentage purchased

right (this affects other tenures):

Adjusted 

Market Value

Total 

Units

Adjusted 

Market Value

 £     277,000 

 £     306,625 

 £     256,500 

 £     252,000 

 £     252,667 

 £     252,000 

 £     267,667 

 £     267,000 

 £     272,667 

 £     272,000 

 £     322,000 

 £     277,667 

Total 

Units

Adjusted 

Market Value

 £               -   

 £               -   

 £     302,000 

 £     419,000 

 £     425,333 

 £     422,000 

 £     436,667 

 £     524,000 

 £     587,000 

 £     575,667 

 £     580,667 

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

 £               -   

as a single value

by unit type by unit type

as a single value

by unit type

as a single value

----------  Market Values  ----------



-------  Development Costs  --------------  Development Costs  --------------  Development Costs  --------------  Development Costs  -------

Toolkit values will be used unless you enter your own value in the white cells.  The CSH level is for reference purposes only.

-------  Development Costs  -------

. Toolkit values will be used unless you enter your own value in the white cells.  The CSH level is for reference purposes only.

-------  Development Costs  -------

. Toolkit values will be used unless you enter your own value in the white cells.  The CSH level is for reference purposes only.

-------  Development Costs  -------

Build Costs per sq m Other Development Costs

-------  Development Costs  -------

Build Costs per sq m Other Development Costs

-------  Development Costs  -------

Toolkit User 

Build Costs per sq m Other Development Costs

-------  Development Costs  -------

Toolkit User 

-------  Development Costs  -------

Building Type Toolkit Values User Values Additional Cost

Toolkit 

Values

User 

Values

-------  Development Costs  -------

Building Type Toolkit Values User Values Additional Cost Values Values

-------  Development Costs  -------

Building Type Additional Cost Values Values

Flats (40+ storeys) £3,739 Professional Fees % 12.0% 10.0% of build costs

-------  Development Costs  -------

Flats (40+ storeys) £3,739 Professional Fees % 12.0% 10.0% of build costs

-------  Development Costs  -------

Flats (40+ storeys) £3,739 Professional Fees % 12.0% 10.0% of build costs

Flats (16-40 storeys) £2,806 £3,892.88 Interest rate (Market) 6.75% 6.8% of build costs (Sale, Equity Share and Low Cost Sale units)

-------  Development Costs  -------

Flats (16-40 storeys) £2,806 £3,892.88 Interest rate (Market) 6.75% 6.8% of build costs (Sale, Equity Share and Low Cost Sale units)

Flats (6-15 storeys) £2,180 Interest Rate (Affordable Housing)6.75% 6.8% of build costs Rental tenures and Shared Ownership)

-------  Development Costs  -------

Flats (6-15 storeys) £2,180 Interest Rate (Affordable Housing)6.75% 6.8% of build costs Rental tenures and Shared Ownership)

-------  Development Costs  -------

Flats (6-15 storeys) £2,180 Interest Rate (Affordable Housing)6.75% 6.8% of build costs Rental tenures and Shared Ownership)

Flats (5 & less storeys) £1,602 Marketing Fees 3.0% 3.0% of market value

-------  Development Costs  -------

Flats (5 & less storeys) £1,602 Marketing Fees 3.0% 3.0% of market value

-------  Development Costs  -------

Flats (5 & less storeys) £1,602 Marketing Fees 3.0% 3.0% of market value

Houses <= 75m2 £1,191 Developers Return 20.0% 17.5% of market value applies to market housing

-------  Development Costs  -------

Houses <= 75m2 £1,191 Developers Return 20.0% 17.5% of market value applies to market housing

-------  Development Costs  -------

Houses <= 75m2 £1,191 Developers Return 20.0% 17.5% of market value applies to market housing

Houses > 75m2 £1,044 Contractors Return 6.0% 6.0% of development costs (excl finance) (affordable housing)

-------  Development Costs  -------

Houses > 75m2 £1,044 Contractors Return 6.0% 6.0% of development costs (excl finance) (affordable housing)

-------  Development Costs  -------

Code for Sustainable Homes level (3-6) Construction Period     (1+ Years) 2.50

-------  Development Costs  -------

Code for Sustainable Homes level (3-6) Construction Period     (1+ Years) 2.50

-------  Development Costs  -------

Code for Sustainable Homes level (3-6) Construction Period     (1+ Years) 2.50

-------  Development Costs  --------------  Development Costs  -------

You may also enter SCHEME totals for other exceptional costs. Enter the name of the cost in the left hand cells 

-------  Development Costs  -------

You may also enter SCHEME totals for other exceptional costs. Enter the name of the cost in the left hand cells 

and the SCHEME value in the right hand cell

-------  Development Costs  -------

Exceptional Development Costs and the SCHEME value in the right hand cell

-------  Development Costs  -------

Exceptional Development Costs and the SCHEME value in the right hand cell

-------  Development Costs  -------

Total For Scheme -£                                     Costs incurred for Sustainable homes level of 3,4, 5 or 6

-------  Development Costs  -------

Total For Scheme -£                                     Costs incurred for Sustainable homes level of 3,4, 5 or 6

-------  Development Costs  -------

Cost per dwelling -£                                     <Enter cost description>

-------  Development Costs  -------

Cost per dwelling -£                                     <Enter cost description>

-------  Development Costs  -------

Cost per dwelling -£                                     

Cost per hectare -£                                     <Enter cost description>

<Enter cost description>

-------  Development Costs  -------

Cost per hectare -£                                     <Enter cost description>

-------  Development Costs  -------

Cost per hectare

Cost per habitable room -£                                     

<Enter cost description>

No Info <Enter cost description>

-------  Development Costs  -------

Cost per habitable room -£                                     
-£                         

No Info <Enter cost description>

-------  Development Costs  -------

-£                         

-------  Development Costs  --------------  Development Costs  --------------  Development Costs  -------



-----  Planning Obligations  ----------  Planning Obligations  ----------  Planning Obligations  -----

For each type of contribution you may either enter a total figure (for that row) or you may enter values per unit (for each tenure).  If you choose the second option, 

-----  Planning Obligations  -----

For each type of contribution you may either enter a total figure (for that row) or you may enter values per unit (for each tenure).  If you choose the second option, 

the Toolkit will calculate the total obligation 'cost' for the scheme.

-----  Planning Obligations  -----

For each type of contribution you may either enter a total figure (for that row) or you may enter values per unit (for each tenure).  If you choose the second option, 

the Toolkit will calculate the total obligation 'cost' for the scheme.

-----  Planning Obligations  -----

the Toolkit will calculate the total obligation 'cost' for the scheme.

-----  Planning Obligations  ----------  Planning Obligations  -----

Calculated Input by Total Input by Unit

-----  Planning Obligations  -----

Calculated Input by Total Input by Unit

-----  Planning Obligations  -----

Calculated 

Total Affordable

Input by Total Input by Unit

To enter one total value for a row, tick the 

-----  Planning Obligations  -----

Total AffordableTo enter one total value for a row, tick the 

corresponding box in the "Enter Total?" column and 

-----  Planning Obligations  -----

Low Cost Shared Intermediate Affordable 

Total 

(Affordable 
Enter Sale

AffordableTo enter one total value for a row, tick the 

corresponding box in the "Enter Total?" column and 

-----  Planning Obligations  -----

Low Cost 
Equity Share

Shared Intermediate Affordable (Affordable 

and Sale)
Enter Sale

corresponding box in the "Enter Total?" column and 

enter a value in the "User Total" column : To enter 

-----  Planning Obligations  -----

Low Cost 

Sale
Equity Share

Shared 

Ownership

Intermediate 

Rent

Affordable 

Rent Social Rent and Sale)
Enter 

Total? User  Total

Sale
enter a value in the "User Total" column : To enter 

the values by tenure leave the box un-ticked

-----  Planning Obligations  -----

Sale
Equity Share

Ownership Rent Rent Social Rent and Sale)
Total? User  Totalthe values by tenure leave the box un-ticked

-----  Planning Obligations  -----

Social Rent

Education Contribution £0

Total? User  Totalthe values by tenure leave the box un-ticked

-----  Planning Obligations  -----

Education Contribution £0

-----  Planning Obligations  -----

Education Contribution £0

Highway works £0

-----  Planning Obligations  -----

Highway works £0

Contribution to public transport £0

-----  Planning Obligations  -----

Contribution to public transport £0

-----  Planning Obligations  -----

Contribution to public transport £0

Contribution to community facilities £0

-----  Planning Obligations  -----

Contribution to community facilities £0

-----  Planning Obligations  -----

Contribution to community facilities £0

Provision for open space £0

-----  Planning Obligations  -----

Provision for open space £0

-----  Planning Obligations  -----

Provision for open space £0

Contribution to public art £0

-----  Planning Obligations  -----

Contribution to public art £0

Environmental improvements £0

-----  Planning Obligations  -----

Environmental improvements £0

-----  Planning Obligations  -----

Environmental improvements £0

Town centre improvements £0

-----  Planning Obligations  -----

Town centre improvements £0

-----  Planning Obligations  -----

Town centre improvements £0

Waterfront improvements £0

-----  Planning Obligations  -----

Waterfront improvements £0

-----  Planning Obligations  -----

Waterfront improvements £0

Support for employment development £0

-----  Planning Obligations  -----

Support for employment development £0

-----  Planning Obligations  -----

Support for employment development £0

Employment related training £0

-----  Planning Obligations  -----

Employment related training £0

Other £40,000 £40,000

-----  Planning Obligations  -----

Other £40,000 £40,000

-----  Planning Obligations  -----

Other £40,000 £40,000

-----  Planning Obligations  ----------  Planning Obligations  -----

Does CIL apply on this scheme? Please select Yes or NoYes

-----  Planning Obligations  -----

Does CIL apply on this scheme? Please select Yes or NoYes

-----  Planning Obligations  -----

Does CIL apply on this scheme? Yes

-----  Planning Obligations  -----

Total for Scheme £40,000

-----  Planning Obligations  -----

Total for Scheme £40,000

-----  Planning Obligations  -----

Total for Scheme £40,000

Total for Scheme per hectare £654,664

-----  Planning Obligations  -----

Total for Scheme per hectare £654,664

-----  Planning Obligations  -----

Total for Scheme divided by total number of units £374

Total for Scheme per hectare £654,664

-----  Planning Obligations  -----

Total for Scheme divided by total number of units £374

Total for Scheme divided by number of sale units £396

-----  Planning Obligations  -----

Total for Scheme divided by number of sale units £396

-----  Planning Obligations  -----

Total for Scheme divided by number of sale units £396

-----  Planning Obligations  ----------  Planning Obligations  ----------  Planning Obligations  ----------  Planning Obligations  -----



Residential (C3) 8,515           120£           1,021,800£          

Hotels (C1) -£                     

Secure Residential (C2) -£                     

Retail (A1) -£                     

Financial (A2) -£                     

Restaurants & Cafes (A3) -£                     

Drinking Est (A4) -£                     

Hot Food (A5) -£                     

Business (B1) -£                     

General Industrial (B2) -£                     

Storage & Distribution (B8) -£                     

Clinics & Health Centres (D1) -£                     

Assembly & Leisure (D2) -£                     

Sui Generis -£                     

Total calculated CIL 1,021,800£          

You must enter CIL in one of two ways.  Either as a calculated figure or by entering a pre-calculated figure. 

Mayoral CIL 

Rate (per Sq. 

M)

Total Payment
Qualifying 

Area (sq. M)

Borough CIL 

Rate (per Sq. 

M)

-  Community Infrastructure Levy  -

CIL is a calculated figure

CIL is a pre-calculated figure



-----  Capital Contributions  ----------  Capital Contributions  ----------  Capital Contributions  -----

For each type of contribution you may either enter a total figure (for that row) or you may enter values per unit (for each tenure).  If you choose the second option, the Toolkit will calculate the total 

-----  Capital Contributions  -----

For each type of contribution you may either enter a total figure (for that row) or you may enter values per unit (for each tenure).  If you choose the second option, the Toolkit will calculate the total 

-----  Capital Contributions  -----

For each type of contribution you may either enter a total figure (for that row) or you may enter values per unit (for each tenure).  If you choose the second option, the Toolkit will calculate the total 

obligation 'cost' for the scheme.

-----  Capital Contributions  -----

obligation 'cost' for the scheme.

To enter one total value for a row, tick the corresponding box in the 

-----  Capital Contributions  -----

Input by Total Input by UnitTo enter one total value for a row, tick the corresponding box in the 

-----  Capital Contributions  -----

Input by Total Input by Unit

Calculated Total 

To enter one total value for a row, tick the corresponding box in the 

"Enter Total?" column and enter a value in the "User Total" column 

-----  Capital Contributions  -----

Calculated Total Affordable
"Enter Total?" column and enter a value in the "User Total" column 

-----  Capital Contributions  -----

Calculated Total 

(Affordable and 
Affordable

"Enter Total?" column and enter a value in the "User Total" column 

: To enter the values by tenure leave the box un-ticked

-----  Capital Contributions  -----

Low Cost Shared Intermediate Affordable 
(Affordable and 

Sale)Sale
: To enter the values by tenure leave the box un-ticked

-----  Capital Contributions  -----

Low Cost 
Equity Share

Shared Intermediate Affordable 
(Affordable and 

Sale)Enter 
Sale

-----  Capital Contributions  -----

Low Cost 

Sale
Equity Share

Shared 

Ownership

Intermediate 

Rent

Affordable 

rent Social Rent

Sale)Enter 

Total? User  Total

Sale

-----  Capital Contributions  -----

Sale
Equity Share

Ownership Rent rent Social RentTotal? User  Total

-----  Capital Contributions  -----

Social Rent

European Union funding £0

Total? User  Total

-----  Capital Contributions  -----

European Union funding £0

-----  Capital Contributions  -----

European Union funding £0

Local Authority capital grant £0

-----  Capital Contributions  -----

Local Authority capital grant £0

Other regeneration funding £0

-----  Capital Contributions  -----

Other regeneration funding £0

-----  Capital Contributions  -----

Other regeneration funding £0

English Heritage grant £0

-----  Capital Contributions  -----

English Heritage grant £0

-----  Capital Contributions  -----

English Heritage grant £0

Lottery grant £0

-----  Capital Contributions  -----

Lottery grant £0

Contribution from Payment in Lieu fund £0

-----  Capital Contributions  -----

Contribution from Payment in Lieu fund £0

-----  Capital Contributions  -----

Contribution from Payment in Lieu fund £0

Employer contribution £0

-----  Capital Contributions  -----

Employer contribution £0

-----  Capital Contributions  -----

Employer contribution £0

Capitalised ground rent figure £551,000 £551,000

-----  Capital Contributions  -----

Capitalised ground rent figure £551,000 £551,000

Other (1) £0

-----  Capital Contributions  -----

Other (1) £0

-----  Capital Contributions  -----

Other (1) £0

Other (2) £0

-----  Capital Contributions  -----

Other (2) £0

-----  Capital Contributions  -----

Other (2) £0

Other (3) £0

-----  Capital Contributions  -----

Other (3) £0

-----  Capital Contributions  ----------  Capital Contributions  -----

Total for Scheme £551,000

-----  Capital Contributions  -----

Total for Scheme £551,000

-----  Capital Contributions  -----

Total for Scheme £551,000

Total for Scheme per hectare £9,018,003

-----  Capital Contributions  -----

Total for Scheme per hectare £9,018,003

Total for Scheme divided by total number of units £5,150

-----  Capital Contributions  -----

Total for Scheme divided by total number of units £5,150

-----  Capital Contributions  -----

Total for Scheme divided by number of sale units £5,455

Total for Scheme divided by total number of units £5,150

-----  Capital Contributions  -----

Total for Scheme divided by number of sale units £5,455

-----  Capital Contributions  -----

Total for Scheme divided by number of sale units £5,455

-----  Capital Contributions  ----------  Capital Contributions  ----------  Capital Contributions  -----



Total

Low Cost 

Sale

Equity 

Share

Shared 

Ownership

Intermediate 

Rent

Affordable 

Rent
Social Rent No. Of Affordable 

Units

0.0 0.0 0.0 0.0 6.0 0.0 6

45

644000£      

Enter a lump sum payment for all Affordable Housing Tenures

£                £                £                £                644000£      

N/A N/A N/A N/A By Tenure N/A

644000£      

Please select one of the below options;

Or Scheme Total

Tenure Total

Method by which Affordable Housing 

Revenue is calculated

Total Known Payment for Affordable 

Housing

Enter the fixed payments for each tenure below.

Affordable Housing Tenures

Number of units

Payment By Unit

Or Payment By Tenure

Grant is included in the above value and I would like to show it separately on the 

Results page for information (Total revenue for the tenure will use figures in table 

above, grant shown on the next page will not be added)

There is no grant, or it is included in the above values 

          (in which case grant will not be shown separately on the results page)

-------  Known Payments for  -------    

-- Affordable Housing --



Revenues

291                    75                      

333.00£             

5.5%

-£                   -£                   1,761,873£        -£                   -£                   -£                   ##

Costs

291                    75                      

1,895£               2,268£               

10.00% 10.00%

Interest Rate (% of Build Costs) 7% 7%

Marketing fees (% of Capital Value) 3% 3%

18%

-£                   -£                   551,445£           -£                   170,100£           -£                   

Leisure/Commun

ity Services
Other

Build costs (£ per GIA sq m)

Professional fees (% of Build Costs)

Yield (%)

Capital value

Gross Internal Area in Sq. m

This page allows the user to input data relating to a commercial property element of a scheme.  The user will need to 

complete the white boxes relating to size of scheme, rent, yield and capital value.  In addition cost related data will 

need to be inputted

Office Industrial Retail Hotel 

Net area in Sq. m

Rent (£ per sq.m per annum)

Return (% of Capital Value)

Total build costs

---------  Contribution from  --------     

-- Commercial Elements  --

-£                   -£                   551,445£           -£                   170,100£           -£                   

-£                   -£                   146,602£           -£                   28,917£             -£                   

-£                   -£                   309,191£           -£                   -£                   -£                   

-£                   -£                   1,007,238£        -£                   199,017£           -£                   #

-£                   -£                   754,635£           -£                   199,017-£           -£                   
FALSE FALSE FALSE FALSE FALSE FALSE

555,618£           Total site value for all commercial Elements

Total build costs

Professional,other fees and finance costs

Return

Total development costs

Site value for commercial element

---------  Contribution from  --------     

-- Commercial Elements  --
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compared to the scheme residual. These values cannot be
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compared to the scheme residual. These values cannot be
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& Site Value Comparisons

Guide Values

compared to the scheme residual. These values cannot be

calculated by the toolkit.
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calculated by the toolkit.
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Existing use value 2,516,000£                          
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Existing use value

Acquisition cost
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Site The Tower, 29-35 Station Road, Reading, RG1  Site Reference Number
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The Tower, 29-35 Station Road, Reading, RG1  
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Scheme

Description

NLUD Ref. Number
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Analysis
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RESIDUAL before land finance £2,516,000 SCHEME UNITS per ha.
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Contribution to revenue from: Total land finance

Market housing £37,538,000
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    - Low Cost Sale AFFORDABLE UNITS
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    - Intermediate Rent Units 6 6

    - Affordable Rent £644,000 Units % 6% 6%
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Reading

Station Road, Reading

Schedule of Accommodation

Template version 1.0

Units Total NSA (sq.m) Total NSA (sq.ft) Total Resi GDV Gross Rental (pcm)

107 6,054.1 sq.m 65,166 sq.ft 39,148,000£            -£                          

£ 601 /sq.ft 0.000%

Unit Breakdown Analysis

Type Number Mean Size (sq.ft) Mean Value (£) Value (£/sq.ft)

Studio 0 -£                          £  /sq.ft

1b1p 0 -£                          £  /sq.ft

1b2p 42 264,667£                 £  /sq.ft

2b3p 27 321,833£                 £  /sq.ft

2b4p 32 452,500£                 £  /sq.ft

3b5p 6 578,500£                 £  /sq.ft

3b6p 0 -£                          £  /sq.ft

Count Building Ref Unit Number/Ref Bedrooms Persons NSA (Sqm) NSA (sqft) Value

1 Building 1 02-01 2 3 57.08 614 sq.ft 300,000£               

2 Building 1 02-02 1 2 51.47 554 sq.ft 275,000£               

3 Building 1 02-03 1 2 47.84 515 sq.ft 270,000£               

4 Building 1 02-04 1 2 45.30 488 sq.ft 265,000£               

5 Building 1 02-05 1 2 41.28 444 sq.ft 250,000£               

6 Building 1 02-06 1 2 40.83 439 sq.ft 250,000£               

7 Building 1 03-01 2 3 57.08 614 sq.ft 302,000£               

8 Building 1 03-02 1 2 51.47 554 sq.ft 277,000£               

9 Building 1 03-03 1 2 47.84 515 sq.ft 272,000£               

10 Building 1 03-04 1 2 45.30 488 sq.ft 267,000£               

11 Building 1 03-05 1 2 41.28 444 sq.ft 252,000£               

12 Building 1 03-06 1 2 40.83 439 sq.ft 252,000£               

13 Building 1 04-01 2 3 56.83 612 sq.ft 302,000£               

14 Building 1 04-02 1 2 51.23 551 sq.ft 277,000£               

15 Building 1 04-03 1 2 47.80 515 sq.ft 272,000£               

16 Building 1 04-04 1 2 45.28 487 sq.ft 267,000£               

17 Building 1 04-05 1 2 41.27 444 sq.ft 252,000£               

18 Building 1 04-06 1 2 40.81 439 sq.ft 252,000£               

19 Building 1 05-01 2 3 56.83 612 sq.ft 302,000£               

20 Building 1 05-02 1 2 51.23 551 sq.ft 277,000£               20 Building 1 05-02 1 2 51.23 551 sq.ft 277,000£               

21 Building 1 05-03 1 2 47.80 515 sq.ft 272,000£               

22 Building 1 05-04 1 2 45.28 487 sq.ft 267,000£               

23 Building 1 05-05 1 2 41.27 444 sq.ft 252,000£               

24 Building 1 05-06 1 2 40.81 439 sq.ft 252,000£               

25 Building 1 06-01 2 3 56.83 612 sq.ft 304,000£               

26 Building 1 06-02 1 2 51.23 551 sq.ft 279,000£               

27 Building 1 06-03 1 2 47.80 515 sq.ft 274,000£               

28 Building 1 06-04 1 2 45.28 487 sq.ft 269,000£               

29 Building 1 06-05 1 2 41.27 444 sq.ft 254,000£               

30 Building 1 06-06 1 2 40.81 439 sq.ft 254,000£               

31 Building 1 07-01 2 3 56.83 612 sq.ft 306,000£               

32 Building 1 07-02 2 4 64.37 693 sq.ft 422,000£               

33 Building 1 07-03 2 4 77.05 829 sq.ft 587,000£               

34 Building 1 07-04 1 2 49.66 535 sq.ft 322,000£               

35 Building 1 07-05 1 2 40.81 439 sq.ft 258,000£               

36 Building 1 08-01 2 3 56.83 612 sq.ft 306,000£               

37 Building 1 08-02 2 4 64.37 693 sq.ft 422,000£               

38 Building 1 08-03 2 4 77.05 829 sq.ft 587,000£               

39 Building 1 08-04 1 2 49.66 535 sq.ft 322,000£               

40 Building 1 08-05 1 2 40.81 439 sq.ft 256,000£               

41 Building 1 09-01 2 3 56.83 612 sq.ft 306,000£               

42 Building 1 09-02 2 4 64.37 693 sq.ft 422,000£               

43 Building 1 09-03 2 4 77.05 829 sq.ft 587,000£               

44 Building 1 09-04 1 2 49.66 535 sq.ft 322,000£               

45 Building 1 09-05 1 2 40.81 439 sq.ft 256,000£               

46 Building 1 10-01 2 3 56.83 612 sq.ft 308,000£               

47 Building 1 10-02 2 4 64.37 693 sq.ft 422,000£               

48 Building 1 10-03 2 4 77.05 829 sq.ft 587,000£               

49 Building 1 10-04 1 2 49.66 535 sq.ft 322,000£               

50 Building 1 10-05 1 2 40.81 439 sq.ft 256,000£               

51 Building 1 11-01 2 3 56.83 612 sq.ft 306,000£               

52 Building 1 11-02 2 4 63.30 681 sq.ft 422,000£               

53 Building 1 11-03 2 4 68.69 739 sq.ft 522,000£               

54 Building 1 11-04 2 3 59.77 643 sq.ft 417,000£               

55 Building 1 11-05 1 2 40.81 439 sq.ft 256,000£               



56 Building 1 12-01 2 3 56.83 612 sq.ft 308,000£               

57 Building 1 12-02 2 4 63.30 681 sq.ft 422,000£               

58 Building 1 12-03 2 4 68.69 739 sq.ft 524,000£               

59 Building 1 12-04 2 3 59.77 643 sq.ft 419,000£               

60 Building 1 12-05 1 2 40.81 439 sq.ft 256,000£               

61 Building 1 13-01 2 3 56.83 612 sq.ft 308,000£               

62 Building 1 13-02 2 4 63.30 681 sq.ft 424,000£               

63 Building 1 13-03 2 4 68.69 739 sq.ft 524,000£               

64 Building 1 13-04 2 3 59.77 643 sq.ft 419,000£               

65 Building 1 13-05 1 2 40.81 439 sq.ft 258,000£               

66 Building 1 14-01 2 3 56.83 612 sq.ft 308,000£               

67 Building 1 14-02 2 4 63.30 681 sq.ft 424,000£               

68 Building 1 14-03 2 4 68.69 739 sq.ft 524,000£               

69 Building 1 14-04 2 3 59.77 643 sq.ft 419,000£               

70 Building 1 14-05 1 2 40.81 439 sq.ft 258,000£               

71 Building 1 15-01 2 3 56.83 612 sq.ft 308,000£               

72 Building 1 15-02 2 4 63.30 681 sq.ft 424,000£               

73 Building 1 15-03 2 4 68.69 739 sq.ft 524,000£               

74 Building 1 15-04 2 3 59.77 643 sq.ft 419,000£               

75 Building 1 15-05 1 2 40.81 439 sq.ft 258,000£               

76 Building 1 16-01 2 3 56.83 612 sq.ft 308,000£               

77 Building 1 16-02 2 4 63.30 681 sq.ft 424,000£               

78 Building 1 16-03 2 4 68.69 739 sq.ft 524,000£               

79 Building 1 16-04 2 3 59.77 643 sq.ft 419,000£               

80 Building 1 16-05 1 2 40.81 439 sq.ft 258,000£               

81 Building 1 17-01 2 3 56.83 612 sq.ft 308,000£               

82 Building 1 17-02 2 4 63.30 681 sq.ft 424,000£               

83 Building 1 17-03 2 4 68.69 739 sq.ft 524,000£               

84 Building 1 17-04 2 3 59.77 643 sq.ft 419,000£               

85 Building 1 17-05 1 2 40.81 439 sq.ft 258,000£               

86 Building 1 18-01 2 3 56.83 612 sq.ft 308,000£               

87 Building 1 18-02 2 4 63.30 681 sq.ft 424,000£               

88 Building 1 18-03 2 4 68.69 739 sq.ft 524,000£               

89 Building 1 18-04 2 3 59.77 643 sq.ft 419,000£               

90 Building 1 18-05 1 2 40.81 439 sq.ft 258,000£               

91 Building 1 19-01 2 3 56.83 612 sq.ft 310,000£               

92 Building 1 19-02 2 4 63.30 681 sq.ft 426,000£               

93 Building 1 19-03 2 4 68.69 739 sq.ft 526,000£               

94 Building 1 19-04 2 3 59.77 643 sq.ft 421,000£               

95 Building 1 19-05 1 2 40.81 439 sq.ft 260,000£               95 Building 1 19-05 1 2 40.81 439 sq.ft 260,000£               

96 Building 1 20-01 2 4 64.65 696 sq.ft 430,000£               

97 Building 1 20-02 2 4 63.30 681 sq.ft 428,000£               

98 Building 1 20-03 3 5 81.08 873 sq.ft 575,000£               

99 Building 1 20-04 3 5 83.42 898 sq.ft 580,000£               

100 Building 1 21-01 2 4 64.65 696 sq.ft 440,000£               

101 Building 1 21-02 2 4 63.30 681 sq.ft 430,000£               

102 Building 1 21-03 3 5 81.08 873 sq.ft 575,000£               

103 Building 1 21-04 3 5 83.42 898 sq.ft 580,000£               

104 Building 1 22-01 2 4 64.65 696 sq.ft 440,000£               

105 Building 1 22-02 2 4 63.30 681 sq.ft 432,000£               

106 Building 1 22-03 3 5 81.08 873 sq.ft 577,000£               

107 Building 1 22-04 3 5 83.42 898 sq.ft 582,000£               

INSERT ABOVE THIS LINE
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Thomas Lindley BSc (Hons) MRICS

E: tlindley@savills.com

DL: +44 (0) 1865 269013

F: +44 (0) 1865 269001

Wytham Court

11 West Way

Oxford OX2 0QL

DX 96205 - Oxford West

T: +44 (0) 1865 269 000

www.savills.co.uk

 

bc 
 

Offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East. 

Savills (UK) Limited. Chartered Surveyors. A subsidiary of Savills plc. Registered in England No. 2605138. 
Registered office: 33 Margaret Street, London W1G 0JD 

Dear Sirs 
 
PROPERTY:   STATION HOUSE, STATION ROAD, READING, RG1 1LG 
 
In accordance with your instructions contained within your email dated 14

th
 August 2015 as confirmed in our 

letter dated 9
th
 September 2015 we have made all relevant enquiries in order to provide you with our updated 

opinion of the current Market Value of the above property as described in this report.  A copy of our terms of 
engagement letter is enclosed at Appendix 1. 
 
We previously reported to your bank on this property on the 16

th
 October 2014, as we have valued 

this property recently you have instructed us to provide a desktop update without re-inspection of the 
property which you have informed us has not changed significantly since our inspection in 2014. 
 
 
1.2 Basis of Valuation 
 

In accordance with your instructions, for the purpose of our valuation, we have adopted the definitions 
of Market Value contained in the RICS Valuation - Professional Standards, published 6th November 
2013 effective from 6th January 2014, including IVS 2013. These are as follows: 

 
Market Value (definition as defined in IVS Framework paragraph 29) 
 
�The estimated amount for which an asset or liability should exchange on the valuation date between a 
willing buyer and a willing seller in an arm�s length transaction after proper marketing and where the 
parties had each acted knowledgeably, prudently and without compulsion." 

 
Definition of Gross Development Value There is no RICS definition of Gross Development Value 
(GDV).  Our interpretation of GDV is: 
 
�The aggregate of the capital receipts from the sale of all the units on the Special Assumption that the 
proposed development (as described in our report) has been completed and 100% sold at today�s date 
at current day values (whereby �today�s date� / �current day� is the date of valuation)� 
 

1.3 General Assumptions and Conditions 
 

All our valuations have been carried out on the basis of the General Assumptions and Standard 
Conditions set out in the relevant section of this report. 

 
  

25
th
 September 2015 

RFD Station House, Reading Report 250915 

 
 
 
 
 
 
Titan Property Developments Ltd 
15a Ives Street 
London 
SW3 2ND 
 
 
For the attention of Steve Summers 
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1.4 Date of Valuation  
 

Our opinions of value are as at the date of this report.  The importance of the date of valuation must be 
stressed as property values can change over a relatively short period. 

 
1.5 Purpose of Valuation 
 

You have instructed us that our valuation is required for internal transfer purposes. 
 
1.6 Conflicts of Interest 
 

We are not aware of any conflict of interest, either with the Property or with the Borrower, preventing us 
from providing you with an independent valuation of The Property in accordance with the RICS 
Valuation � Professional Standards.  We will value as External Valuers. 

 
1.7 Valuer Details and Inspection 
 

The due diligence enquiries referred to below were undertaken by Thomas Lindley BSc (Hons) MRICS. 
The valuation has also been reviewed by Richard Viney MRICS.  
 
The Property was originally inspected for the purpose of our previous report on 16

th
 October 2014 

Thomas Lindley BSc (Hons) MRICS,  Michael Cole BSc (Hons) and David Cooper BA (Hons) MSc. We 
were able to inspect The Property internally and the weather on the date of our inspection was a cool 
and overcast. We have not re-inspected the property for the purpose of this report on the basis that we 
have assumed that the property and its immediate vicinity have not changed significantly since our 
inspection last year. 

 
All those above with MRICS or FRICS qualifications are also RICS Registered Valuers.  Furthermore, 
in accordance with VPS 3.7(a), we confirm that the aforementioned individuals have the knowledge, 
skill and understanding to undertake the valuation competently. 

 
1.8 Extent of Due Diligence Enquiries and Information Sources 
 

The extent of the due diligence enquiries we have undertaken and the sources of the information we 
have relied upon for the purpose of our valuation are stated in the relevant sections of our report 
below. 

 
1.9 RICS Compliance 
 

This report has been prepared in accordance with Royal Institution of Chartered Surveyors� (�RICS�) 

RICS Valuation � Professional Standards Incorporating the International Valuation Standards (the �Red 

Book�) published in November 2013 and effective from 6
th
 January 2014, in particular in accordance 

with the requirements of VPS 3 entitled Valuation reports and VPGA 2 5 Valuations for secured 

lending, as appropriate. 

 
We are obliged to confirm that this valuation report may be subject to monitoring under the RICS�s 
Code of Conduct and Disciplinary Regulations. 
 

1.10 Background 
 

You have instructed us to undertake an updated desktop valuation of The Property for internal transfer 
purposes.  As we reported to your bank on 28

th
 October 2014 and further advised your bank on 26

th
 

May 2015 that our values remain unchanged, we have not re-inspected the property and have 
pleasure in providing you with our updated Market Value of the property. 
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The Property has approval for change of use from office to 32 residential units under Part 3 of 
Schedule 2, Class J of the General Permitted Development Order 2013.  In addition the ground floor 
retail units will be converted to a single retail unit. 
 

2 LOCATION 
 

The Property is located on the corner of Station Road and Garrard Street in Reading.  Reading is a 
very popular town in Berkshire with the 2011 Census information showing total households at 62,869, 
a total population of 155,698 with 77,967 being male and 77,731 being female.   
 
Approximate distances to major towns and centres are as follows: 

 
   London 58 km / 36 miles 

  Oxford                                                                 39 km / 24 miles 
   Bristol  110 km / 70 miles 
   Heathrow Airport 42 km / 26 miles 
 

The Property is well serviced by the National Road Network with the M4 to the south which can be 
accessed via the A33 at Junction 11 and the A3290 at Junction 10, providing access to the M25. The 
Properties are situated opposite Reading Railway Station providing access to London Paddington with 
a journey time of approximately 30 minutes.  
 
Reading has a comprehensive range of shopping facilities at a local and district level with 2 shopping 
centres; The Oracle and Broad Street Mall. Some larger tenants include John Lewis, Debenhams and 
House Of Fraser. There are a number of schools in Reading with Reading School founded in 1125, 
being the 16

th
 oldest school in England, along with 6 other state secondary schools. Reading College 

has been established in Reading since 1955 and the University of Reading was established in 1892.  
 

 
3 SITUATION 
 

The Property is located on the corner of Station Road and Garrard Street in a primarily commercial 
area. To the north of the site is number 37-41 Station Road, London House being an office building, a 
multi-storey car park and just beyond is Reading Station. To the east is a further parade of commercial 
units fronting onto both sides of Station Road, to the south is the Novotel Reading Centre Hotel with 
the commercial centre beyond and to the west is a mix of further commercial units.  
 
Thames House which is wrapped in protective sheeting is being comprehensively refurbished to 
provide a new exterior in keeping with the new station Hill development. The Station Hill development 
was granted planning permission for a mixed use development in  December 2013 for up to 1,670,300 
sq m. Benson Elliot and Stanhope have reworked the masterplan to provide a new £500m business 
quarter directly outside the newly completed station. The scheme will be developed on a phased basis, 
however little impact will be had on the Property as the existing NCP car park will be reclad. Next to 29-
35 Station Road is Brunel House which is a 1980�s built office building with an RBS Branch on the 
ground floor. Opposite is the Mal Maison hotel. 
 
We attach at Appendix 2 a site plan showing the boundaries to The Property and the surrounding 
buildings. 

 
 
4 DESCRIPTION 
 
4.1 Overview 
 

The Property is a six storey building comprising three retail units on the ground floor, an undercroft 
allowing for access to the rear for pedestrians and a pedestrian entrance lobby for the offices above 
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equal to the retail units in size. The Property was in a state of disrepair and the retail units were vacant 
at the time of inspection.  
 
A set of photographs showing the property in its current condition, taken on the date of our inspection 
are attached at Appendix 3. 

 
4.2 Site   
 

The Property is more or less rectangular in shape. We have measured the extent of The Property from 
Digital Ordnance Survey data and calculated that it extends to 0.039 hectares (0.10 acres).  

 
We attach an extract from the Ordnance Survey plan at Appendix 2 showing The Property edged in 
red and its immediate vicinity.   

 
5 ACCOMMODATION 
 

We have not undertaken detailed measurements of the existing Office building but we have 
undertaken some check measurements.  We have been provided with a measured Gross Internal Area 
(GIA) by you based on an architect�s scheme.  
 
We have not been provided with any scale drawings, and we have therefore based our valuation on 
the special assumption that the proposed scheme will be in line with the floor areas that we have been 
provided with by you.  This is not ideal, but in absence of any more detailed information we have had 
to assume that these are correct.  
 
We reserve the right to revised our valuation once a more detailed measured survey is available,  
undertaken in accordance with the RICS Code of Measuring Practice, published in August 2007 (6

th
 

Edition) as updated.  
 
29 - 35 Station Road GIA 14,656 sq ft (1,361.6 sq m) gross internal area.  
 
Construction 
 
The building is of 1950�s built reinforced concrete frame construction with concrete beam and block 
floors.  The staircase is of concrete construction with commercial marble type polished concrete effect, 
toilets to each floor and lift. There is also an undercroft next to the retail units for the parking of 1 or 2 
cars and it also provides a route to the fire escape. 
 
Internally the circulation core is positioned to the rear of the building in the right hand corner with a WC 
beyond on each level. Generally the floors were left to open plan with some partitioning for separate 
rooms.  
 

6 CONDITION 
 

29 � 35 Station Road is in a severe level of disrepair having not been occupied for a number of years. 
The ground level has been boarded up and all levels are now inhabited by pigeons. Some of the 
concrete frame is showing signs of spalling from water ingress. The timber parquet flooring has 
become damp and expanded significantly however these are all to be removed. On the fourth floor 
there was significant water ingress to the ceiling above with plaster coming away from the underside of 
the floor above. The fifth floor is recessed with a balcony area behind a parapet wall which appears to 
have been recently felted. Stalactites were coming from the ceiling suggesting the roof has failed in 
places although at the date of inspection it looked reasonably dry.  
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7 ENVIRONMENTAL CONSIDERATIONS 
 
7.1 Informal Enquiries 
 
 As instructed, we have not carried out a soil test or an environmental audit.  Following informal 

enquiries, we understand that the Property was previously used for office and retail. On the basis of 
these informal enquiries, it would appear unlikely that land contamination exists. This comment is 
made without liability. 

 
 During our limited site inspection there was no visible signs of contamination in the immediate vicinity 

and we saw no evidence of ruptured storage tanks or other similar stored material likely to cause any 
contamination issue.  The valuation is prepared on this assumption. 

 
 As part of the planning application you had an Environmental Site Assessment carried out by Resource 

& Environmental Consultants Ltd. Their Initial Conceptual Site Model has indicated that the overall 
environmental risk rating is Low. The recommendations were that the site is suitable for the proposed 
change of use under Permitted Development Part J, subject to no areas of private gardens and the 
proposed commercial ground floor space (29-35 Station Road). Should any structural works be 
undertaken which includes breaking ground, further risk assessment would be required to assess the 
risk to the underlying aquifier. Any structural work should be supported by sufficient ground 
investigation. 

 
7.2 Assumption 
 

As our informal enquiries and the Environmental Site Assessment have suggested that land 
contamination is unlikely, we have valued The Property on the basis that it has not suffered any land 
contamination in the past, nor is it likely to become contaminated in the foreseeable future.  However, 
should it subsequently be established that contamination exists at the Property, or on any neighbouring 
land, then we may wish to review our valuation advice. 
 
We have assumed there to be no adverse ground or soil conditions and that the load bearing qualities 
of the site are sufficient to support the building constructed thereon. 
 

7.3  Flooding 
 

We have made enquires with regard to potential flooding at the Environment Agency website, 
www.environment-agency.gov.uk and note that the Property is in a low risk area of flooding.   
 

8 TOWN PLANNING  
 

8.1 National Planning Policy Framework 
 
In March 2012, the Government published the National Planning Policy Framework (NPPF) which 
replaces most of the existing Planning Policy Guidance Notes (PPGs) and Planning Policy Statements 
(PPSs).  
 
At the heart of the National Planning Policy Framework is a presumption in favour of sustainable 
development, which should be seen as a golden thread running through both plan-making and 
decision-taking. For plan-making this means that: 
 

· Local planning authorities should positively seek opportunities to meet the development needs of 
their area; 

 

· Local Plans should meet objectively assessed needs, with sufficient flexibility to adapt to rapid 
change, unless: 
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i. any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in the Framework taken as a whole; 
 

ii. or specific policies in the Framework indicate development should be restricted. 
 
For decision-taking this means: 
 

· Approving development proposals that accord with the development plan without delay; and 

where the development plan is absent, silent or relevant policies are out of date, granting 

permission unless: 
 
i. any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in the Framework taken as a whole; or 
 

ii. specific policies in the Framework indicate development should be restricted. 
 
8.2 Statutory Background 
 

We have made informal enquiries of the website at the Local Planning Authority (LPA), at Reading 

Borough Council. The Local Development Scheme as amended November 2013 in the Reading 
Borough comprises the South East Plan (one retained policy) adopted May 2009, the Core Strategy 
adopted January 2008, the Reading Central Area Action Plan adopted January 2009, the Sites and 
Detailed Policies Document adopted October 2012, the Proposals Map adopted October 2012, the 
Replacement Minerals Local Plan (Saved Policies) adopted May 2001 and the Waste Local Plan 
(Saved Policies) adopted December 1998. 
 
The Local Development Schemes set out the programmes for preparing the Local Development 
Framework (LDF), much of which has now been adopted. A number of recent changes mean that the 
2013 LDS is to some extent a fresh start. There is the assumption that in most cases the LPA will 
produce a single Local Plan as opposed to a number of separate documents within the LDF. 
 
Reading Borough Council has set up a programme for the production of new planning policy 
documents. The main document will be a Local Plan with proposed adoption due in November 2016. In 
line with the Government�s preference, this will be a single document rather than the set of documents 
that currently exist (Core Strategy, Reading Central Area Action Plan and Sites and Detailed Policies 
Document). This will be further supported by progress on the Community Infrastructure Levy. There will 
also be continued production of Supplementary Planning Documents, as well as revised versions of 
some of the Procedural documents such as the Statement of Community Involvement.  
 
The Property is neither Listed or within a Conservation Area. We are informed that it is not directly 
affected by any highway, town planning or other schemes or proposals.   
 
We have made enquiries with the Local Planning Authority and confirm that there are no planning 
enforcement notices against the Property.    
 

8.3 Planning Consents 
 

We have also inspected the website of Reading Borough Council to ascertain the full planning history 
of the Property. Details of relevant planning decisions are listed below.   

 

Application 
Number 

Decision Date Description Decision 

141275 03/10/2014 Change of use of 29-35 Station Road from 
Class B1(a) (offices) to C3 

Approved 
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Application 
Number 

Decision Date Description Decision 

(dwellinghouses) to comprise 27 flats.   

10/00902/EXT 
 

29 Station Road 

05/01/2011 Application for an extension of the time limit 
for implementation of permission 04/01395 
for the demolition of existing building and 

the erection of a 22 storey building 
comprising 103 residential units, two 

ground floor Class A1 retail and/or Class A3 
restaurant units, with a basement level 
providing car/cycle parking spaces and 

refuse storage 

Approved 

09/01044/FUL 
 

29 Station Road 

14/08/2009 In-fill existing open redundant space to 
create new retail unit for A1 use. 

Approved 

04/01395/FUL/AC 
 

29 Station Road 

19/08/2005 Demolition of existing building and the 
erection of a 22 storey building comprising 

103 residential units, two ground floor Class 
A1 retail and/or Class A3 restaurant units, 
with a basement level providing car/cycle 

parking spaces and refuse storage 

Approved 

 
Planning permission has been granted and lapsed for the change of use under permitted development 
rights. It can be noted from the previous planning history above that full applications have been 
submitted for the demolition or conversion of the current buildings and approved. There will be S106 
contributions associated with these but it does show precedent. 
 
On the positive side: 
 

i. The change of use consent is the largest planning policy hurdle in terms of the ability to 
redevelop the Property and the principle has now been established through the recent 
changes to the permitted development rights.   
 

ii. Subsequent applications may be minor amendment applications. 
 

iii. We have seen some draft proposals which propose the use of the roof space, this may require 
a formal planning application and may trigger a number of other planning policy requirements 
such as affordable housing and off site payments.      

 
iv. There is a risk that a larger full scale planning permission will result in a requirement for 

Section 106 liabilities, both in terms of affordable housing and other off site contributions.  The 
upside, however, is that the development may be of higher quality and the resultant GDV may 
absorb the additional costs.  

 
v. There is a prospect in the future of extending the buildings to create more residential 

accommodation.  

 
On the negative side:  

 
vi. There is a risk that the change of use is not granted 

 
vii. The scheme will require careful monitoring to ensure that the development does not breach the 

change of use consent. 
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8.4 Developer�s proposal 
 
You propose to either undertake a conversion of the empty building to provide 32 one and two 
bedroom units, along with three retail units on the ground floor, or carry out a complete redevelopment 
of the Property to provide retail and apartments. 
 

9 TAXATION 
 
9.1 Business Rates and Council Tax 
 

We have made enquiries of the Valuation Office Agency website and can confirm that 29, 31 & 33 
Station Road are rated for business rates with 35 Station Road�s having been deleted due to its 
uninhabitable condition. The current rateable value (2010) for the Properties are as follows;  
 
29 Station Road - £16,500 
31 Station Road - £11,250 
33 Station Road - £15,500 
 
The Uniform Business Rate for 2015/2016 is 49.3 pence in the pound, meaning the current rates 
payable are £20,846.50pa. 
 
There will be an ongoing empty rates liability until the Properties are redeveloped.  
 
We assume that the new build residential units will be banded for Council Tax. 

 
9.2 VAT 
  

As far as we are aware the Property is elected for VAT purposes and as such VAT will be payable on 
the purchase price.  
 
Our valuation of the property as its stands is exclusive of VAT.  
 

 
10 PROPOSED DEVELOPMENT 
 
10.1 Proposed Scheme 
 

We have been provided with drawings of the proposed development. The floor plans assume that the 
building will be converted based on their current floor plate.   
 
The internal floor area of the proposed development is smaller than the measured net internal area of 
the office building. This is due to the circulation space not being included as saleable residential area.  
 
We have been provided with an indication of the proposed Gross internal floor areas by you.  The 
scheme will provide the following: 
 

Plot Sq m Sq Ft 

Floor 1     

1 31.96 344 

2 31.96 344 

3 31.96 344 

4 32.98 355 

5 32.98 355 
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Plot Sq m Sq Ft 

6 31.96 344 

7 31.96 344 

Floor 2     

1 31.96 344 

2 31.96 344 

3 31.96 344 

4 32.98 355 

5 32.98 355 

6 31.96 344 

7 31.96 344 

Floor 3     

1 31.96 344 

2 31.96 344 

3 31.96 344 

4 32.98 355 

5 32.98 355 

6 31.96 344 

7 31.96 344 

Floor 4     

1 31.96 344 

2 31.96 344 

3 31.96 344 

4 32.98 355 

5 32.98 355 

6 31.96 344 

7 31.96 344 

Floor 5     

1 41.99 452 

2 34.00 366 

3 34.00 366 

4 36.05 388 

32      1,049      11,292  

 
In the absence of full scale plans for the scheme, we have not scaled off drawings to calculate the floor 
areas. We have included your draft plans at Appendix 4. 
 

10.2 Specification 
 

We have been provided with an indication that the scheme will be finished to a high specification but 
we have not seen a detailed specification and have made certain assumptions as to the extent of the 
works that are to be undertaken and the quality of the fixtures and fittings to be installed; this provides 
the basis of our valuation.   
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We have appraised the individual units on the assumption that they will be completed (both internally 
and externally) to a standard of workmanship and finish commensurate with that of a good quality 
development in this location. 

 
It is imperative that a high level of quality control on the standard of workmanship is introduced and 
maintained throughout the construction process. Failure to address this element correctly may 
ultimately impact upon the marketability of the units and therefore the subsequent value of the 
development. It should be noted that we have not been provided with samples of the fixtures and 
fittings actually proposed for the scheme, however, we have assumed that these will be appropriate. 
Furthermore, we have assumed that the works as detailed above can be completed within the levels of 
expenditure as budgeted below, which provides the residual basis of our valuation. 
 
We envisage a scheme which will appeal predominately to the first time buyer or buy to let market. 
Given that the units are small in comparison to the market we would suggest that the borrower seeks 
to balance the final specification relative to what these units will actually sell for in the market.  
Spending too much on specification will not necessarily add significant value, if any, when it comes to 
the re-sales. 
 
If the intention is to also target the buy to let market then the developer should consider the installation 
of electrical appliances and heating rather than gas. This will make the units less management 
intensive but might also be easier to install throughout the property rather than runs of piping and gas 
mains.      

 
11 INFRASTRUCTURE AND SERVICES 
 

We have been advised that mains gas, water, electricity, drainage and telecommunications are all 
available at the subject property. No tests have been undertaken on any of the services. 
 
In reporting our opinions of value, we have assumed that the existing services have sufficient capacity 
to accommodate the proposed development and that no further works are required to upgrade their 
capacity.  Should any upgrades be required, and the cost borne by the developer, our opinions of site 
value may be affected. 
 
 

12 HIGHWAY AND ACCESS 
 

We have made informal enquiries of the Reading Borough Council Highways Department and 
understand Garrard Street and Station Road are both adopted roads and maintained at public 
expense.  

 
In reporting our opinions, we have assumed that there are no third party interests between the 
boundaries of the Property and the adopted highway, and accordingly that the Property enjoys 
unfettered vehicular and pedestrian access. 
 
 

13 TENURE 
 

The Property is registered under the following Title number; 
 
BK368609 which is the title number filed at the Registry being 29-35 Station Road, Reading RG1 1LG.  
 
We have valued the freehold interest in the Property as outlined in red on the Ordnance Survey Extract 
Plan which we have enclosed at Appendix 2.  
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5 MARKET COMMENTARY 
 
 We set out below extracts from Savills Research Departments, Residential Market Commentary, 

published in June 2015 (Property Focus, Q2 2015) for mainstream markets: 
 
 �The UK housing market slowed in the early part of 2015. Transactions and mortgage approvals in the 

first quarter of the year were 5.4% and 11.9% lower than in the same three month period of 2014. 
Given the general election in May, it would be easy to put this sobriety entirely down to uncertainty 
regarding the political backdrop in the early part of the year.  

 
 However, the housing market survey from RICS indicates that new buyer enquiries had started to 

weaken as early as the middle of 2014, suggesting other forces have also been at work. The 
Nationwide house price index supports this view, indicating that in the nine months to the end of May of 
this year UK house prices rose by a total of just 3.1%. Furthermore, three month on three month house 
price growth (which irons out monthly price fluctuations but still gives a reasonable snapshot of where 
the market is at any given point in time) slowed to just 0.9%, quashing claims that the stamp duty 
reform introduced in the pre�election Autumn Statement would cause a bounce in mainstream house 
prices.  

 
 These numbers undoubtedly reflect the fact that the Bank of England, keen to avoid another debt-

driven housing market boom, has imposed more regulation on mortgage lending. By requiring lenders 
to stress test affordability in different interest rate scenarios since April last year, they have sought to 
prevent the prolonged period of low interest rates fuelling unsustainable price growth that might cause 
borrowers and lenders problems further down the line. The Bank�s own credit conditions survey shows 
the impact of that regulation, with a corresponding contraction in the availability of secured credit in the 
third quarter of last year and first quarter of this. This has been accompanied by a consistent fall in the 
proportion of mortgage applications being approved, despite loan defaults among existing borrowers 
falling and expectations that interest rates are likely to stay at historic lows for longer (and only rise 
gradually when they come off of this base). 

 
 The flipside is that this has also limited, and will continue to limit, access to home ownership. This 

creates a tension between the Bank�s desire to minimise risk in the housing market and politicians� 
desire to get people onto the housing ladder, in order to provide them with a means of attaining 
financial security. This desired financial security includes the aspiration that households will be able to 
reduce housing costs over time and eliminate them in retirement by progressively paying down 
mortgage debt. 

 
 This is something that has served the baby boomer generation well. For example, our analysis shows 

that average annual housing costs where the head of the household is aged 65+ average just over 
£2,000 per year across England and Wales, the bulk of which relates to the minority who never 
realised the dream of home ownership. For those between the ages of 50 and 65 that cost averages 
£4,400 per year. By contrast, the average for households under the age of 35 is just shy of £8,900, 
with rents paid to private Landlords making up 57% of this sum. In London, where housing affordability 
is most stretched, that rises to £15,700 on average of which two thirds is made up of private rent. This 
means different generations increasingly view house price growth differently: at one end of the scale as 
a wealth generator, at the other as a barrier to home ownership which causes rent to make up a higher 
proportion of their lifetime housing costs. 

 
 These figures should be a reminder to politicians that there are major structural issues in the housing 

market that cannot be ignored � a widening gap between different generations and regional differences 
that are no longer confined to a simple north-south divide given the extent to which the London market 
appears to have become dislocated from the rest of the country. Whatever the policy response, these 
issues will change market behaviour. It will affect where people are able or choose to live, how often 
they move, how far they commute and their propensity to downsize in retirement. But none of this 
seems likely to dampen the nation�s obsession with house prices.  
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 Whether or not price growth is considered a good thing, it seems inevitable that it will continue in what 
remains a fundamentally undersupplied market. As things stand, the medium term capacity for house 
price growth has increased as interest rate rise expectations have softened. However, while greater 
political certainty provides a platform for that growth, the extent to which it is realisable is likely to be 
constrained (to a degree at least) by the mortgage regulation already imposed�. 

  
 We include below a snapshot of Savills Mainstream market forecasts: 
 

 
   
 The Property is located in the south east which shows a �sunny� outlook for the next 5 years, with 

26.4% price growth.  This is positive for a market which has already seen strong house price growth 
over the past 18 months.  This area of the country is best placed to benefits from the �ripple� of price 
growth out of  London, as purchasers take London weighted salaries and move into the towns 
surrounding London, where the quantum and quality of property they can afford greatly increases the 
further into the South East purchasers move.  Areas such as Reading provide a good balance for these 
purchasers who still require strong connectivity into Central London.   

 
 The property is situated in a prosperous Thames Valley town which is seeing good economic growth 

with the development of the railway station and its immediate area.  In addition, the construction of 
Crossrail is further enhancing the attraction to the area.  The property is situated immediately opposite 
the railway station and therefore is ideally situated in order to benefit from this economic development.  
This will have a positive effect on the value of the proposed units. 

 
6 VALUATION METHODOLOGY 
 
 You have asked us to update our opinion of the Market Value of the Property which we previously 

reported to your bank in October 2014.  We have updated our residual valuation by increasing our 
opinion of GDV by 5.2% in line with HM Land Registry House Price Index and we have increased the 
build cost by 5% in line with the BCIS all in Tender Price Index. 

 
 We have valued the freehold ground rent interest on the assumption that each residential unit will be 

sold on a long leasehold basis at a ground rent of £250 per annum. We have capitalised the 32 ground 
rents at 6% to produce a value of £133,000. 

 
 Our Gross Development Values are as follows: 
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Plot Sq m Sq Ft GDV 2015 

Floor 1       

1 31.96 344 £157,754 

2 31.96 344 £157,754 

3 31.96 344 £157,754 

4 32.98 355 £163,013 

5 32.98 355 £163,013 

6 31.96 344 £157,754 

7 31.96 344 £157,754 

Floor 2       

1 31.96 344 £157,754 

2 31.96 344 £157,754 

3 31.96 344 £157,754 

4 32.98 355 £163,013 

5 32.98 355 £163,013 

6 31.96 344 £157,754 

7 31.96 344 £157,754 

Floor 3       

1 31.96 344 £157,754 

2 31.96 344 £157,754 

3 31.96 344 £157,754 

4 32.98 355 £163,013 

5 32.98 355 £163,013 

6 31.96 344 £157,754 

7 31.96 344 £157,754 

Floor 4       

1 31.96 344 £159,858 

2 31.96 344 £159,858 

3 31.96 344 £159,858 

4 32.98 355 £165,116 

5 32.98 355 £165,116 

6 31.96 344 £159,858 

7 31.96 344 £159,858 

Floor 5       

1 41.99 452 £205,080 

2 34.00 366 £168,271 

3 34.00 366 £168,271 

4 36.05 388 £178,788 

32      1,049      11,292  £5,194,320 

 
 We attach our residual valuation printout at Appendix 5. 
 
7 CAPITAL VALUE 
 

Having carefully considered the property, as described in this report, we are of the opinion that the 
current Market Value of the freehold interest, with full vacant possession, is in the order of: 
 

£2,500,000 
(TWO MILLION FIVE HUNDRED THOUSAND POUNDS) 
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8 STANDARD CONDITIONS AND GENERAL ASSUMPTIONS 
 

8.1 Standard Conditions 

 

Our valuations have been carried out on the basis of the following standard conditions: 

 

1 We have made no allowance for any Capital Gains Tax or other taxation liability that might arise 

upon a sale of the property. 

 

2 Our valuations are exclusive of VAT (if applicable). 

 

3 No allowance has been made for any expenses of realisation. 

 
4 That inspection of those parts which have not been inspected, or a survey inspection would not 

reveal material defects or cause the valuer to alter the valuation materially. 

 

5 Excluded from our valuations is any additional value attributable to goodwill, or to fixtures and 

fittings which are only of value in situ to the present occupier. 

 

6 No allowance has been made for rights, obligations or liabilities arising under the Defective 

Premises Act 1972, and it has been assumed that all fixed plant and machinery and the 

installation thereof complies with the relevant UK and EEC legislation. 

 

8.2 Assumptions 

 

Our valuation has been carried out on the basis of the following Assumptions.  Unless it is made 

apparent by our express statement to the contrary, in the report, we will have been under no duty to 

have verified these assumptions.  If any of them are subsequently found not to be valid, we may wish 

to review our valuations, as there may be an impact on them. 

 

1 That the Freehold interest is not subject to any unusual or especially onerous restrictions, 

encumbrances or outgoings and good title to be shown.  Should there be any mortgages or 

charges, we have assumed that the property would be sold free of them.  We have not inspected 

the Title Deeds or Land Registry Certificate. 

 

2 That we have been supplied with all information likely to have an effect on the value of the 

property, and that the information supplied to us and summarised in this report is both complete 

and correct. 

 

3 That the property is not adversely affected, nor is likely to become adversely affected, by any 

highway, town planning or other schemes or proposals, and that there are no matters adversely 

affecting value that might be revealed by a local search (or their national equivalent), replies to 

usual enquiries, or by any statutory notice (other than those points referred to above) and that its 

condition, its use or intended use is not or will not be unlawful. 

 

4 That the property will be connected, or capable of being connected without undue expense, to 

the public services of gas, electricity, water, telephones and sewerage. 

 
5 That sewers, main services and roads giving access to the property have been adopted, and 

that any lease provides right of access and egress over all communal estate roadways, 
pathways, corridors, stairways and use of communal grounds, parking areas and other facilities. 

 
6 That vacant possession is provided. 
 



a 
 

  
Titan Property Developments Ltd 
Station House, Station Road, Reading 

Page 15 

 

7 We are not aware of the content of any environmental audit or other environmental investigation 
or soil survey which may have been carried out on the property and which may draw attention to 
any contamination or the possibility of any such contamination.  In undertaking our work, we 
have been instructed to assume that no contaminative or potentially contaminative uses have 
ever been carried out in the property.  We have not carried out any investigation into past or 
present uses, either of the property or of any neighbouring land, to establish whether there is 
any potential for contamination to the subject property from these uses or sites, and have 
therefore assumed that none exists.  However, should it be established subsequently that 
contamination exists at the property or on any neighbouring land, or that the premises have 
been or are being put to a contaminative use, this might reduce the values reported. 

 

8 That there are no adverse site or soil conditions, that the property is not adversely affected by 

the Town and Country Planning (Assessment of Environmental Effects) Regulations 1988, that 

the ground does not contain any archaeological remains, nor that there is any other matter that 

would cause us to make any allowance for exceptional delay or site or construction costs in our 

valuation. 
 
9 VERIFICATION 
 

This report contains many assumptions, some of a general and some of a specific nature. Our 
valuations are based upon certain information supplied to us by others.  Some information we consider 
material may not have been provided to us. All of these matters are referred to in the relevant sections 
of this report. 

 
We recommend that the Bank satisfies itself on all these points, either by verification of individual 
points or by judgement of the relevance of each particular point in the context of the purposes of our 
valuations. Our Valuations should not be relied upon pending this verification process. 

 
10 CONFIDENTIALITY 

 
In accordance with the recommendations of the RICS, we would state that this report is provided solely 
for the purposes stated above. It is confidential to and for the use only of the party to whom it is 
addressed and no responsibility whatsoever is accepted to any third party for the whole or any part of 
its contents.  Any such parties rely upon this report at their own risk.  Neither the whole nor any part of 
this report or any reference to it may be included now, or at any time in the future, in any published 
document, circular or statement, nor published, referred to or used in any way without our written 
approval of the form and context in which it may appear. 

 
Yours faithfully 
For and on behalf of Savills (UK) Limited 

 

 
 

 
Thomas Lindley BSc (Hons) MRICS  
RICS Registered Valuer 
Director 
 

Richard Viney BSc (Hons) MRICS 
RICS Registered Valuer 
Associate 

 


