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 APPRAISAL SUMMARY  GRAINGER PLC 
 Seven Sisters 
 (September 2015) 

 Summary Appraisal for Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  ft²  Rate ft²  Unit Price  Gross Sales 

 Private Residential  196  146,307  650.00  485,202  95,099,550 
 Residential Car Parking  44  0  0.00  20,000  880,000 
 Totals  240  146,307  95,979,550 

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

 Retail / Restaurant Accommodation  1  30,289  31.89  965,898  965,898  965,898 
 Seven Sisters Market  1  9,311  21.50  200,187  200,187  200,187 
 Residential Ground Rents  196  350  68,600  68,600 
 Totals  198  39,600  1,234,685  1,234,685 

 Investment Valuation 
 Retail / Restaurant Accommodation 
 Market Rent  965,898  YP  @  5.8700%  17.0358 
 (1yr Rent Free)  PV 1yr @  5.8700%  0.9446  15,542,478 
 Seven Sisters Market 
 Market Rent  200,187  YP  @  7.5000%  13.3333 
 (1yr Rent Free)  PV 1yr @  7.5000%  0.9302  2,482,933 
 Residential Ground Rents 
 Current Rent  68,600  YP  @  5.0000%  20.0000  1,372,000 

 19,397,411 

 GROSS DEVELOPMENT VALUE  115,376,961 

 Purchaser's Costs  5.76%  (1,117,291) 
 (1,117,291) 

 NET DEVELOPMENT VALUE  114,259,670 

 Additional Revenue 
 Additional Revenue  1,500,000 

 1,500,000 

 NET REALISATION  115,759,670 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  14,340,353 
 Agent Fee  2.00%  286,807 
 Costs to Date  6,380,000 
 Rights to Light Compensation  800,000 

 21,807,160 
 Other Acquisition 

 SDLT, stat Loss, disturbance etc  3,300,056 
 3,300,056 

 CONSTRUCTION COSTS 
 Construction  ft²  Rate ft²  Cost 

 Retail / Restaurant Accommodation  30,289 ft²  100.00 pf²  3,028,900 
 Seven Sisters Market  9,311 ft²  100.00 pf²  931,100 
 Private Residential  172,402 ft²  215.00 pf²  37,066,430 
 Totals  212,002 ft²  41,026,430  41,026,430 

 Developers Contingency  5.00%  2,051,321 
 Demolition  2,500,000 
 Basement  3,571,540 

 8,122,862 
 Other Construction 

 Decontamination  400,000 
 Abnormals  5,000,000 
 NHBC Warranties  196,000 

 5,596,000 
 Section 106 Costs 

 Mayoral CIL  524,160 
 Market Trader Compensation  144,300 
 West Green Road improvement fund  150,000 

 818,460 

 PROFESSIONAL FEES 
 CPO  750,000 
 Project Manager  310,000 
 Other project costs during CPO  110,000 
 Detailed Design  2,059,297 
 On site fees  2,236,965 
 LUL approval process  137,000 
 LUL monitoring  200,000 

 5,803,262 
 MARKETING & LETTING 

 Letting Agent Fee  10.00%  123,468 
 Letting Legal Fee  5.00%  61,734 

 185,203 
 DISPOSAL FEES 
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 Sales Agent Fee  1.75%  1,999,544 
 Sales Legal Fee  0.25%  285,649 

 2,285,193 

 Additional Costs 
 Dev. Management Fee  3.00%  1,608,546 

 1,608,546 
 FINANCE 

 Debit Rate 6.000% Credit Rate 0.000% (Nominal) 
 Land  3,006,699 
 Construction  4,801,112 
 Total Finance Cost  7,807,811 

 TOTAL COSTS  98,360,982 

 PROFIT 
 17,398,688 

 Performance Measures 
 Profit on Cost%  17.69% 
 Profit on GDV%  15.08% 
 Profit on NDV%  15.23% 
 Development Yield% (on Rent)  1.26% 
 Equivalent Yield% (Nominal)  6.02% 
 Equivalent Yield% (True)  6.26% 

 IRR  17.71% 

 Rent Cover  14 yrs 1 mth 
 Profit Erosion (finance rate 6.000%)  2 yrs 9 mths 
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