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KEMSLEY.

FROPEZTY CO

EULTAMTS

113 MEW LONDON ROAD

Dur ref: GEN/10283 CHELMIFORD « ESSEX » CMZ 0GT
19 January 2011 T D245 35EFEE « £ 01745 356756
praparty@kamsley.com

. . . weanw e Tiskey com

Rosegrove Developmenis Epping Forest District Council Y

Little Arnolds Civic Offices

Stapleford Tawney High Street

Romford ' Epping

RM4 1R CMI16 4 BZ

FAOQ Mr R Hilder FAO Katie Smith (ref PL/KS/EPF/1153/09)

Dear Sirs

Proposed Development Rear of 103 High Street, Chipping Ongar, CM5 9DX
Planning Application, reference EPF/1153/09

Instructions

| was instructed, by letter of 17 December 2010, from Stephen Havhurst, to undertake an "affordable
housing financial viability assessment” of the proposed development to the vear of 103 High Street.
Ongar. With that letter | was provided with various background papers, as listed in that letter, including:
a copy of the planning application: minute of the sub committee meeting of 16 December 2009; budget
construction costs flom Thomwood Construction Group dated 01 July 2010; and a letter from John
Sears, estate agent, of 23 July 2010,

There are two types of appraisal.  Valuers tend to be trying to get o the site value, so do a residual
appraisal, deducting all likely costs and a profit margin from the Gross Development Value, to leave the
residual site value. By contrast, developers generally stant from a site value, and end up with a profit
margin,

1 inspected on 11 January 2011, and met Mr Hilder on site. [ confirm, other than that meeting, 1 have
neither met him, nor zeted for him or his development company betore.

1 append some pholographs taken by me during that inspection.  Also, a plan showing the site (edged red
as proposed for development and blue the front part), together with a proposed layout plan.

Brief Description

Chipping Ongar is a popular residential location in South Essex, outside the M25, but reasonably
convenicntly located for access to the MII motorway. It used to be at the end of the London
Underground service, but this was discontinued, although there are proposals to reinstate it. In common
with many towns, the retail traders have suffered, and there are a number of vacant and other shops
available on the market. The baker's shop adjacent to this property has closed.

This site forms the rear of 101/103 High Street, and extends behind a public house. It backs onto an open
and rather overgrown area, running down to the river, and forming a flood area.

Offices: Bosidon, Chelmstard, London, Romiard

Bespuluiled Loy BHCE

3 XL g
“amstieny LLF i @ firmibed Il iy g nership regeiered in England under numbar 00 326192
Tre= e ool afice podeess is 113 Mew Landan Aoad. Cheimaioed. Bser Cw2 0GT
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KEMSLEY.

On the Local Plan (adopted January 1998) the property is shown as being within the Town Centre arca,
and the Conservation Area the area behind it is shown ag hable to flooding, 1t is adjacent o, but just
outside the assumed line of the Town Earthworks associated with the molle and bailey castle (hence,
presumably, the proposed archaeological planning condition).

The site is accessed by a narrow concrete drive between existing buildings, and is sel behind a butcher's
and o stationer's shops. It comprises 8 number of existing small units, which have been let for
commercial purposes, bul are predominantly empty now, See later, but some of these will be retained and
others demolished under the proposals, [ am told, at onc time. it was used as a slaughterhouse, and the
cold store remains. Otherwise, the bulk of the site has a concrete surface. The buildings form the
boundary to part, with a low brick wall behind the public house, and timber fencing elsewhere (part in
poor condition). There are few trees on site, although there is a tall grown cypress hedge by the south
west corner, outside the boundary.

The existing vse was set out in a Certificate of Lawful Development for Existing Use as B1, BE and Al
uses (reference EPF/1313/07T/CLD). Although not entirely specific, | assume the B1 and BS uses relate to
the arca proposed for development and subject of this report, and the Al relates to the ground floor of the
front part.

From the planning application, the site is stated as being 850m”,

Manping Application

A planmng application, reference EPF/1153/09, was submitted for "partial demolition of existing
buildings, conversion adaptation of existing business units to form 3 X 1 bedroom cottages, construction
of 2 X 2 bedroom coftages, bin stores, bike stores and provision of parking spaces". Epping Forest
Dastrict Council resolved to grant consent subject 1o 10 conditions and a Section 106 Agreement. | have
not seen a copy of a draft agreement, but, the planning committee minute states this is to be "a legal
agreement ... to sccure provision of onc affordable bousing umit within the site”. [ summarise the
proposed conditions as;

i. tobe implemented within three years;
approval of external finishes;
withdrawal of certain permitted development rights:
landscaping:
parking arcas;
hours for construction works;
contamination: investigate, remediate, report afterwards;
an archaeological investigation;
. detail of windows ete;
0. windows to he timber sash, recessed.

L

These conditions are broadly in line with my expectation, within 2 Conservation Area. There is a cost
implication in respect of the contamination condition, plus a cost and potential delay implication in
respect of the archacological investipation,

The requirement for the affordable housing is the subject of this report.

Page 2 of §
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Proposals

The imtention is w demolish the lavaworics allached o the rear ol the butcher's shiop, W convert an oaisling
flat rooted arca into two bin stores {one commercial, the other domestic), The existing twao story office
building would be converted to Unit 1. On the other side of the yard, part of the existing building would
be retained as a store for the butcher, with part demolished and allocated as parking. The existing
structure (o the rear right comer would be retained and converted to Unit 4 & 5. An area of storage
building and the cold store would be removed. Uniis 2 & 2 would be constructed in the yard area behind
the public house.

The existing buildings would retain the present construction as far as possible. The proposed new
cottages would have a rendered front and rear, black timber cladding to the sides, under a duo pitch plain
clay tile roof.

From plans provided the proposed accommndation would provide:

Unit 1
ground floor, lobby (stairs), lounge, kitchen off’
first floor, landing, bedroom 1, bathroom
Unit 2
ground floor, hall {stairs), cloakroom {we, basin) kitchen/breakfast room, lounge
first fioor, landing, bedroom 1, bedroom 2, bathroom
Umnit 3
as Unit 2, but handed
LUnit 4
ground floor, hall (stairs), kitchen, lounge
first floor, landing, bathroom, bedroom |
Unit 5
ground floor, lounge, with kitchen and hall {stairs) ofT
first floor, lending, bathroom, bedroom |

From plans provided, I calculate the following Uross Internal Arcas.

me
Unit 1 46.9
Unit 2 662
Unit 3 66.2
Unit 4 733
Unit 5 573

Appraisal
Az [ eay, there are two types of appraisal, a development appraisal which starts from a known site value
and ends with a profivloss margin, and a residual appraisal which ends with a site value. Valuers

generally use the second, as they are endeavouring to get Lo a site value. However, for this purpose, the
development appraisal is more appropriate, and | have run two such appraisals, appended, one with and

Pupe 3wl 8
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the other without an affordable unit, T have done these using the input information as provided, as far as
possilile, and will comment on this below.

Grass Development Value

This is the sum of the likely sale price of the individual units. | have adopied the figures as
provided by John Sears, totalling £01 5,000 including the affordable unit (Unit 3 at £85 000 in the
first appraisal. In the second 1 have adopted the same figures, except with Unit 3 at the same
figure as Unit 2, giving a total of £1,040,000.

| have 1o say that 1 do not entirely agree with these figures, although John Sears is a well known
and respected agent in the town. However, the range of figures given is guite broad. when
analysed on a floor area basis, and 1 am surprised that he considers the single bedroom Unit | o
have the same value as the proposed two bedroom cottages, which are larger. In addition, there
would generally be a premium for new build, Having said that, | have adopted his figures,

Sire Vafue

| have looked at this three ways, First, | have carried out a residual appraisal to give a site value.
| do not append this, but it does show a residual site value of £221,428, based on my own
calculation. Secondly, in my general experience, site values are currently around 25% of the
Gross Development Value, On £915,000, this would be £228.750. Finally, | would expect the
plots to have a value of £60,000 each. On the four private plets, this would be £240,000,

Based off this, | have taken a site value of £230,000 in both appraisale, | note that in his letter to
Epping Forest District Council, of 07 September 2010, Mr Hayhurst mentioned a figure of
£240,843.75. Net of purchase costs, sec below, this compares closely to my figure.

Purchase Cosis

Based off this, purchase costs would be £6,900, as shown in both appraisals, While Mr Hilder
owns the sile already, and 1t could be argued this is wrelevant, any valuation assumes a market
transaction, and any prospective purchaser would reflect the cost of purchase, so it is appropriate
to inchude it.

fhevefopniens Cusis

I have adopted, in both appraisals, the figure as given by Thomwood Construction of £573,750
(E546,750 + 5% contingency). | have to say that | consider this figure 10 be rather high, but it is a
complicated scheme, with requirements to comply with conservation specifications, and, on the
small size units, the average cost would be high. There is also a possibility, because of the
presence of the cypress trees just outside the boundary, that the footings of Units 2 & 3 would
have to be reinforced, deepened or piled. Mr Hilder told me he had a quotation of £2,440 for the
archacological inspection, | have adopted this figore 1 have allowed £10,000, Y OWIL ﬁg'.ll"#. for
the contamination investigation. However, if’ remedial works are found necessary, this could
impact on cost. | have assumed, because the site 18 virmally completely covered with conerete,
that contamination would not be present, although I have nol seen any soil reports nor can |
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