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1. INTRODUCTION 
1.1 Boyer (Development Economics) has been instructed by Pocket Living Ltd to review the key 

economic drivers relating to the former Council building at 47 Gainsford Road, Walthamstow, 
E17 6QB. 

1.2 This report has been prepared to support a planning application for the demolition of the 
existing building and the erection of a replacement building to provide  45 affordable 
dwellings.  The focus of this report is to justify the loss of employment land to meet the 
requirements of NPPF (paragraph 22); NPPG (paragraph 51) and Waltham Forest Local 
Plan policies DM20 and CS8. 

1.3 The building was formerly used by Waltham Forest Council as offices (B1a) however in 
September 2015 the Council‟s Cabinet agreed to sell a long lease of the site exclusively to 
Pocket Living for the site‟s re-development to provide a scheme of 100% intermediate 
affordable flats. 

1.4 The site has been identified in the Site Specific Allocations Preferred Options document for 
housing (ref SSA24).  However in pre-application advice received in April 2016, the Council 
acknowledge that the site could be allocated for housing but states that as this document is 
not yet adopted, it has limited weight and therefore the employment policies should be 
adhered to. 

1.5 An analysis of the proposed scheme against adopted Local Policies is outlined in the 
Planning Statement.  We haven‟t repeated this analysis here.  Instead our focus is on 
investigating the appropriateness of the site for continued office use having regard to key 
market factors and their influence on viability.  To add a level of rigour to this analysis the 
report includes a high level viability appraisal for redeveloping the site for office use. 
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2. THE SITE 
Current Use and Jobs

2.1 The building has been vacant for approximately  12 months and therefore there are currently 
no employees at the site.  It was previously used by Waltham Forest Borough Council as 
offices (B1a) however it became surplus to the Council‟s operational requirements.   

Location

2.2 The site is an isolated office building on Gainsford Road which is a predominately residential 
street with no commercial profile.  It is not on the strategic road network and it is around a 
10-15 minute walk to Walthamstow Town Centre. It does not fall within the Walthamstow 
Major Centre or within any of the Borough‟s allocated Employment Areas.  

2.3 There is a lack of an office market in Walthamstow town centre itself and the businesses are 
more reflective of town centre activities, with public administration, hotels and restaurants 
and retail all prominent activities. 

Condition

2.4 The building originates from the 1930s and its condition is deteriorating. It is anticipated that 
significant remedial works would be required if the building was to be used for employment 
use again.  An asbestos management  survey and wider building condition review was 
recently carried out which identified the following: 

• Asbestos debris to various locations to the first floor area ceiling voids 
• Asbestos insulating board to the durasteel door in the boiler room 
• Presumed asbestos soffit boards to high level external area 
• The first floor has been cordoned off by the Council due to the asbestos issues 
• Damp issues caused by a leak in the roof resulting in numerous roof tiles collapsing and 

significant water damage to the carpets and walls 
• Heating and electrics in poor condition and likely to need replacing 
• Rodent infestation 

Photo 1 – Building condition examples 
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2.5 Based on these findings the asbestos report recommends that urgent remedial action is 
required to make safe asbestos identified on the site. It also states that it is presumed that 
the inaccessible areas of the building will also contain asbestos and be managed accordingly 
until such time that the areas can be inspected and proven asbestos-free.   

2.6 In addition, whilst we do not have up to date Energy Performance Certificate (EPC) 
information for the existing building, we would anticipate the rating would be poor to very 
poor.  Under the Energy Act 2011, from April 2018, it will be unlawful to let properties that fail 
to achieve a prescribed minimum energy performance standard (MEPS) until qualifying 
improvements have been carried out.  The scope to get this building up to acceptable 
modern standards couple with the other significant structural and asbestos issues mean that 
refurbishing the building could be at a cost more substantial than redevelopment.   

2.7 Given the significance of these issues the building is not fit for occupation and is not 
considered appropriate for refurbishment as the building has reached the end of its 
productive life.   

2.8 For these reasons our viability analysis detailed later in this report considers the feasibility of 
redevelopment as a means of continuing office use on the site.   

Site Access

2.9 Access to the site is via Gainsford Road which is a residential street with substantial street 
parking associated with the residential properties.  The high level of on street parking 
effectively reduces vehicle movement to one way which can create some queuing to allow 
vehicles moving in different directions to pass one another.   

Car Parking

2.10 Gainsford Road has a PTAL rating of 4.  Current off street parking provision on the site totals 
30 car spaces. 
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3. WALTHAM FOREST OFFICE MARKET 
London Plan Evidence Base

3.1 The London Office Policy Review (LOPR) 2012 and 2014 projections update is the evidence 
base which supports the office related policies of the current London Plan.  Waltham Forest 
is one of 7 London borough identified in paragraph 4.1.24 along with Barking & Dagenham, 
Bexley, Brent, Croydon, Enfield, and Hounslow which have experienced negative average 
annual employment growth across both the last two market cycles.  

3.2 Paragraph 4.5.65 of the LOPR highlights that Waltham Forest has no functional office 
market to speak of and is the lowest ranked North London borough by both businesses per 
1,000 residents (28) and UKCI (32) and, as its house price performance illustrates, it is hard 
to see how office development could fend off pressure from residential development. 

3.3 LOPR goes on to state (paragraph 4.5.66) that any "Olympic effect" is likely to be absorbed 
by Stratford rather than focus on Waltham Forest, and there seems little purpose in retaining 
the London Plan Annex 2 category of „B‟ for Walthamstow.  Following on from the Olympics 
we now know Stratford has strengthened as a viable office location.  Based on these 
recommendations the London Plan (Annex 2) no longer identifies Walthamstow, Waltham 
Forest‟s highest order town centre, as an office location of note. 

Waltham Forest Evidence Base

3.4 The main two evidence base studies underpinning Local Plan policies concerning 
employment floor space are: 

• Waltham Forest Employment Land Study 2009; and 

• Waltham Forest Local Economic Assessment 2010 

3.5 Firstly the Employment Land Study notes the relative small size of the Waltham Forest office 
market and its limited market strength as follows: 

‘The local office market in Waltham Forest is small in size. The relatively low PTAL rating of 
the Borough, on the whole, means that office sites are dispersed throughout, with no 
locations being identifiable as key locations locally. Demand is considered to be relatively 
weak, both recently and historically and the market caters almost exclusively for local 
demand, with little competition felt with other areas. Vacancy is considered to be low and 
there is a shortage of high quality accommodation. Occupiers are generally price orientated. 
As a whole, property available in the Borough is adequate for the needs of occupiers. Supply 
generally meets demand in the local office market because the largely low-quality supply of 
premises corresponds to the needs of its mainly price-orientated occupiers.’1 

1 Waltham Forest Employment Land Study 2009 - Property Market Analysis; Pvi 
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3.6 The Employment Land Study also notes Waltham Forest‟s employment land property market 
as including LB of Enfield; Hackney; Haringey and Waltham Forest.  This is an important 
distinction as it helps define the area within which local businesses will look to find suitable 
office premises.  In the following section we investigate office availability within a 1 mile and 
3 miles perimeter of 47 Gainsford Road as well as within this wider employment land 
property market. 

3.7 To accommodate the modest levels of growth predicted for B1 offices over the plan period 
the Employment Land Study recommends protecting and facilitating floor space growth in a 
number of key areas which does not include the Gainsford Road site. 

3.8 The 2010 Local Economic Assessment states that as an economy, Waltham Forest 
underperforms. It is confirmed as the smallest economy of all the London boroughs, worth an 
estimated £1.5bn per annum, and has the capital‟s lowest total business rate receipts.  Jobs 
within Waltham Forest are fairly evenly spread throughout the borough. The borough has no 
identifiable employment „hotspot‟. The more prominent employment areas are clustered 
around major town centres which doesn‟t include the Gainsford Road site. 

Local Market Fundamentals

Availability

3.9 As outlined above, the area surrounding Gainsford Road and Waltham Forest generally is 
not an established office location.  As a result supply is limited as is available floor space 
currently for let / sale on the market.  EGi figures (May 2016) indicate there is currently 
around 1,639 sqm of office floor space being advertised for rent / sale within an approximate 
1 mile perimeter of the site (not including 80-84 St Mary Road as floor space figures are not 
identified).   

3.10 Within an approximate 3 mile perimeter of the site current availability increases significantly 
to 7,220 sqm (EGi May 2016).  While the majority of the available office floor space in this 
wider catchment is still second-hand Grade B some new build office premises can be found 
in Highams Park associated with the new Tesco Superstore. 

3.11 The areas covered within an approximate 1 mile and 3 mile perimeter of the site are outlined 
in Figure 1 below. 
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Figure 1 – Availability 1 and 3 mile perimeter  

3.12 As confirmed in the Council‟s own evidence base, the Waltham Forest Employment Land 
Study 2009, the borough‟s wider employment land property market includes LB of Enfield; 
Hackney; Haringey in addition to Waltham Forest.  Within this catchment availability stands 
at approximately 130,000 sqm. 

3.13 These office availability statistics demonstrate sufficient office floor space is available to the 
market to give different sized businesses sufficient choice and different types of premises to 
meet their varying operational requirements.      

Rents

3.14 Given the limited amount of deal data within the immediate vicinity of the site we have used 
a search area covering an approximate 3 mile perimeter (Figure 2) of the site as outline 
below. 
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Figure 2 – Deals 1 and 3 mile perimeter 

3.15 The full deal data within this area is included as Appendix 1.  To supplement this data we 
have included Upland House. This site is currently available to the market (i.e. no lease deal 
is currently in place as of the 18th May 2016).  We have filtered this list further to help 
identify those sites most relevant to Gainsford Road in terms of the floor space offered.  
Effectively these sites are considered the most prominent competitor locations to 47 
Gainsford Road should it be redeveloped for offices and therefore their rental values are 
considered the most comparable.  The details of these comparable sites are tabulated 
below. 

Table 1 – Comparable office sites to 47 Gainsford Road 
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Kingfisher House, Trinity Way, Trinity Park, London, 
E4 8TD  

Deal type: Lease 

Size: 140 Net sq m (1,505 sq ft) 

Asking rent: £21,070 per annum 

Rent (psqm):  £150.70 

Deal date: 07/12/2015 

Type: offices 
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Curlew House, Trinity Way, Trinity Park, London, E4 
8TD 

Deal type: Lease 

Size: 269 Net sq m (2,900 sq ft) 

Asking rent: £35,400 per annum 

Rent (psqm):  £118.40 

Deal date:  21/07/2015 

Type: offices 

Anna House, 214-218 High Road, London, N15 
4NP  

Deal type: Lease 

Size: 257 Net sq m (2,769 sq ft) 

Asking rent: £44,304 exclusive per annum 

Rent (psqm): £172.22  

Deal date:  23/04/2015  

Type: offices 

Trinity Park - Osprey 3, Trinity Way, Chingford, 
London, Inner London, E4 8TD 

Deal type: Lease 

Size: 347 Net sq m (3,730 sq ft) 

Asking rent:  £41,776 per annum 

Rent (psqm): £118.40  

Deal date: 20/04/2015   

Type: offices  
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Trinity Park - Avocet House, Trinity Way, Trinity 
Park, London, E4 8TD 

Deal type: Lease 

Size: 477 Net sq m (5,130 sq ft) 

Asking rent: £61,560 per annum  

Rent (psqm): £129.17  

Deal date: 26/02/2015  

Type: offices 

Kgm House, 14 Eastwood Close, London, E18 
1RZ 

Deal type: Investment sale 

Size: 1,029 Net sq m (11,080 sq ft)  

Rent (psqm): Was let at £102 previously 

Deal date: 01/02/2015 

Type: offices – but has PD approval for 15 units 
according to agents material 

Apex House, 820 Seven Sisters Road, London, 
N15 5PQ 

Deal type: Investment sale 

Type: offices subject to a residential-led planning 
permission for 163 new homes (39% affordable), 
alongside flexible commercial space, with an option 
to accommodate Seven Sisters Market traders 

34-40 High Street Wanstead, London, E11 2RJ 

Deal type: Lease 

Size: 123 Net sq m (1,320 sq ft) 

Asking rent: £18,000 per annum 

Rent (psqm): £146.78 

Deal date: 14/11/2014 

Type: offices  
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3.16 We have discounted the deal data from The Tramworks in Hatherley Mews on the basis this 
site provides micro sized business accommodation including units as small as 11 sqm.  The 
site is a creative commercial hub for small businesses and forms part of an attractive former 
tram works in Central Walthamstow.  The building is within an enclosed cobbled courtyard in 
close proximity to the amenities of Walthamstow Market and new development The Scene at 
Cleveland Place, E17 which includes an Empire cinema and several entertainment venues 
and restaurants.  Whilst a successful development The Tramworks builds on the energy of 
its Major Town Centre location and associated amenities.  A similar style development is not 
considered appropriate for the residential character of Gainsford Road.  A developer is also 
highly unlikely to build a similar style development speculatively, especially in an area that 
isn‟t a recognised business location. 

3.17 On this basis the above premises range in rents from £110.10 psqm at Uplands House to 
£172.22 psqm at Anna House. For viability testing purposes we have used this highest rental 
value in recognition that any redevelopment of 47 Gainsford Road would provide new build 
floor space.  We consider this an optimistic assumption given the site is located 10 minutes‟ 
walk from Walthamstow town centre, which in itself isn‟t a noted office location, while Anna 
House is located directly adjacent to the A10 and Seven Sisters Underground Station.   

3.18 The viability modelling and the assumptions used are detailed in the following section.   

Economic Drivers Assessment

3.19 The above analysis reviewing relevant local and regional evidence base and key market 
fundamentals demonstrates that the Waltham Forest office market is relatively small within 
the London context.  London‟s high standard of public transport accessibility enables a high 
level of workforce mobility meaning workers can access jobs in other areas of London to 
where they live.  The Waltham Forest Employment Land Study 2009 confirms this point in 
identifying the borough‟s employment land property market as including LB of Enfield; 
Hackney; Haringey and Waltham Forest.  Within this area significant office floor space is 
available to the market in addition to local availability. 

11 

Uplands House, Uplands Business Park, 
London, E17 5QJ 

Deal type: Available for lease (former college) 

Size:  1,029 sq m (11,079 sq ft) 

Passing rent: £103,000 per annum 

Rent guidance (psqm): £100.10 

Date of market: 14/11/2014 

Type: offices / former college (B1/D1) 
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3.20 Within the competitive London office market local rents within a 3 mile radius of 47 Gainsford 
Road can be described as modest at best.  This is reflective of the area not being a 
prominent office location.  The site itself does not match well against the key economics 
drivers we consider as being crucial to be a successful office location and which would 
underpin any decision to build new office floor space.  The key office economic drivers and 
an assessment of the site against each driver is tabulated below.    

3.21 These poor market fundamentals are obviously apparent to the Council who have agreed to 
sell the site to Pocket for a residential development and are looking to allocate the site for 
housing in its Site Specific Allocations document. 

12 

Economic Driver 47 Gainsford Road Assessment 

Connectivity The site is located approximately 10-15 minutes from the Walthamstow Town 
Centre and underground / railway stations.  It has no prominent street frontage 
being located within a residential street and has a PTAL of 4. 

Assessment: Poor   

Value The above detailed analysis of local rents demonstrates low rental values.  
These values and associated high rental yields are not considered strong 
enough to support speculative office development.  This is apparent 
throughout the local area as very little new office development has been built 
in recent times.  The area cannot compete with better located office areas in 
Tottenham Hale; Stratford and Hackney which score much better against the 
key economic drivers.  Further information outlining the impact local values will 
have on viability for building new offices at the site is outlined in the following 
section. 

Assessment: Poor 

Clustering potential The existing office building on the site, as would any new office 

redevelopment, is effectively a standalone office on a residential street.  No 
clustering potential exists with other offices to create an employment area of 
note.   

Assessment: Poor 

Amenity provision Supporting local amenities such as cafes; heath facilities etc are located in the 
Walthamstow Town Centre.  While only 10 minutes‟ walk away other existing 
employment sites located in the wider employment property market are better 
located to amenities and will attract tenants before any office redevelopment at 
47 Gainsford Road. 

Assessment: Poor 
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4. VIABILITY CONSIDERATIONS 
Methodology

4.1 The appraisal has been prepared using Argus Software which is a market leading tool 
recognised within the property industry.  Argus has been accepted by a number of local 
planning authorities for the purpose of viability assessments and has also been accepted at 
planning appeals. Lending institutions also consider Argus as an appropriate viability tool for 
secured lending valuations.  Further details regarding the Argus software are available at 
www.argussoftware.com. 

4.2 We have used a Residual Land Value (RLV) methodology in completing the attached 
viability appraisal.  As outlined in Figure 1 below the RLV approach compares the Gross 
Development Value (GDV) of the scheme minus relevant costs with an appropriate 
benchmark.  

Figure 3 – Residual Value Methodology 

4.3 The Homes and Communities Agency (HCA) good practice guidance manual, “Investment 
and Planning Obligations: Responding to the Downturn” (1 July 2009), states that a “viable 
development will support a residual land value at a level sufficiently above the site‟s Existing 
Use Value (EUV), or Alternative Use Value (AUV), to support a land acquisition price 
acceptable to the landowner.”  

4.4 This effectively means schemes that have a residual land value greater than an appropriate 
benchmark land value are considered viable and are likely to come forward.  Schemes 
where residual land value is lower than the benchmark land value are considered unviable 
and not likely to come forward unless external funding becomes available to overcome any 
shortfall.  This is based on the accepted assumption that a developer will always seek to 
bring forward the highest value scheme. 

13 
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4.5 In undertaking this assessment, we have also had regard to the Royal Institution of 
Chartered Surveyors (RICS) draft guidance note on Financial Viability in Planning (April 
2012). 

4.6 The viability appraisal is included as Appendix 4.  The assumptions upon which the appraisal 
is based are detailed in the body of this section.   

Policy context

4.7 National policy in the form of the National Planning Policy Framework (NPPF) provides clear 
guidance on viability as part of the planning process.  Of particular note for appraisals 
concerning commercial floor space is Paragraph 22 which states: 

‘Planning policies should avoid the long term protection of sites allocated for employment
use where there is no reasonable prospect of a site being used for that purpose. Land 
allocations should be regularly reviewed. Where there is no reasonable prospect of a site 
being used for the allocated employment use, applications for alternative uses of land or 
buildings should be treated on their merits having regard to market signals and the relative 
need for different land uses to support sustainable local communities.’   

Gross Development Value (GDV)

4.8 As stated in section 3, based on research of local rental values we feel £172 psqm 
represents an appropriate benchmark for 47 Gainsford Rd if it was redeveloped for offices.   

4.9 Given increasing land values in London landowners and developers will look to optimise the 
quantum of development possible on their sites having regard to polices in the Local Plan 
and the surrounding local character.  In this regard to ensure our viability appraisal is 
meaningful we need to consider the current characteristics of the site and decide whether 
any redevelopment for continued office use would either maintain or increase the current 
level of floor space. 

4.10 The site is 1,726 sqm in size and accommodates 936 sqm of vacant floor space.  This 
equates to an approximate plot ratio of 0.54 which is slightly higher than the 0.52 office plot 
ratio used in LB of Waltham Forest‟s 2009 Employment Land Study.  While a higher 
quantum may be possible for the site this could only be determined through detailed design.  
The current quantum is therefore considered consistent with the Council‟s evidence base.  
Given the viability testing demonstrates office redevelopment of the sites generates a new 
residual land value (RLV) any greater quantum of office floor space would only increase the 
size of this negative RLV figure. 

4.11 The other key factors for calculating GDV for commercial schemes are –  

• Rental yield; and 
• Rent free period / letting voids. 

2 Footnote 3 of the 2009 Employment Land Study prepared by URS cites a 0.5 plot ratio for offices 
as per the 2004 CLG ELR guidance 

14 
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4.12 As stated we consider 47 Gainsford Road as a tertiary office location on the basis that it is 
not located within a town centre with any office market of note; is over 10 minutes‟ walk from 
the nearest underground and rail stations; does not benefit from a prominent road frontage 
such as a high street or A road; and is located within a residential area.  The market drivers 
for this site are therefore considered extremely poor.  To reflect this we have used a rental 
yield of 8% which we consider the absolute highest yield a developer / investor would 
consider for building a new office premises in London.  Even this yield is considered 
optimistic for this location. 

4.13 In terms of a rent free period we have used 12 months.  Again this is considered an 
optimistic assumption given recent research from Carter Jonas3 indicates rent free periods in 
prime office markets are up to 11 months (City core) and up to 8 months (West End prime).  
These are primary office locations of international significance.   

4.14 Based on these assumptions the GDV for redeveloping 47 Gainsford Rd for offices is 
£1,582,734. 

Development Costs

Build costs

4.15 We have benchmarked build costs against the RICS Build Cost Information Service (BCIS) 
median rate for the LB of Waltham Forest.  This equates to £1,673 psqm which is still well 
below the highest recorded rate in the local area of £5,480 psqm and even the mean rate of 
£1,788psqm.  The applicable BCIS rates are included as Appendix 2. 

4.16 This gives a total construction cost across the 936 sqm of office floor space of £1,565,928.   

Contingency

4.17 We have assumed a contingency of 5% based on our experience and believe this to be the 
industry standard.  A 5% contingency equates to £78,296.  A 5% contingency was also used 
for the commercial appraisals in the Waltham Forest CIL Viability Report prepared by BNP 
Paribas to support the Council‟s CIL Charging Schedule. 

External works

4.18 Our appraisal also accounts for external works which are not included in the BCIS 
benchmark data to account for the costs of internal access ways, pavement, street lights, 
ground works and other costs.  External works are assumed to be an additional 10% of the 
BCIS benchmark build costs which is an industry accepted figure for small commercial 
schemes.   A 10% addition for external works was also used for the commercial appraisals in 
the Waltham Forest CIL Viability Report prepared by BNP Paribas to support the Council‟s 
CIL Charging Schedule. 

3 London Office Market Rent and Rent Free Period Guide Q1-2015; p1 - 
http://www.carterjonas.co.uk/~/media/Publications/London-OfficeMarket-Rent-and-Rent-Free-
Period-Guide-Q1-2015.ashx  
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4.19 Based on this assumption external works equate to £156,593. 

Demolition

4.20 Pocket Living has sought a quote for demolishing the existing building.  This quote is 
included as Appendix 3 and equates to £120,000 which has been used in the appraisal. 

Professional fees

4.21 The generally accepted standard for professional fees is 8% to 12%.  We have used 8% 
which demonstrates the pragmatic approach of our client to assessing the viability of office 
redevelopment of the site and ensuring professional fees are related to the scale and 
complexity of the development.   

Developer’s profit

4.22 We have applied developer‟s profit to the appraisal at 20% profit on costs.  Again we feel 
these to be a reasonable assumption in the current economic climate.  Financial and lending 
institutions have increased their profit expectations for schemes in response to potential 
heightened risks in term of increased interest rates; oil price movement and most recently 
the UK‟s relationship to Europe.  Developers would also require this level of profit 
considering the tertiary nature of the site for offices which increases the risk profile of the 
scheme for this land use type. 

Interest rate

4.23 We have assumed an interest rate of 6% based on the current market.  From our experience 
the bank lending rate has moved out to between 6% to 7% and is reflective of the likely yield 
during the construction period of the development.  

Marketing and disposal costs

4.24 We have adopted standard marketing and disposal costs as follows -  

• Marketing and letting  
o 10% Letting Agent Fee 
o 5% Letting Legal Fee 

• Disposal Fees  
o 1% Sale Agent Fee 
o 0.50% Sales Legal Fee 

Build period

4.25 With regard to constructing the scheme the viability appraisal assumes the following –  

• Pre-Construction – 3 months 
• Construction – 9 months 
• Letting - 6 months  
• Total Duration – 15 months 

16 
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Viability results

4.26 Using the above assumptions the viability appraisal included at Appendix 4 generates a RLV 
of -£806,892.   

4.27 This clearly demonstrates just how unviable redevelopment of the site is for offices.  For an 
office development to be viable the RLV should at least match the benchmark land value 
(BLV) for the site.  In this instance an appropriate BLV for the site is considered £1.25m 
which is the value the Council propose to dispose of a 125 year lease for the site to Pocket 
Living. 

4.28 On this basis the RLV of an office redevelopment is -£2,056,892 lower than the site‟s BLV. 

17 
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5. CONCLUSION 
5.1 Regional and local evidence base studies concerning the local office market to Gainsford 

Road confirm the area is not a prominent office location.  A detailed review of local deal data 
further demonstrates local rents are modest at best and do support new office development. 

5.2 This has been confirmed further by our high level viability testing which creates a negative 
RLV which is unable to support the agreed value of a 125 year lease over the site at £1.25m. 

5.3 Based on the evidence outlined in this report 47 Gainsford Road is not considered a viable 
employment location. 
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APPENDIX ONE – DEALS DATA 3 MILE RADIUS 



EGi -- Comparable Deals/Auctions Data www.egi.co.uk

EGi -- Comparable Deals/Auctions Data - Exported 17/05/2016

Transac Deal/Auction Total space Rental income
type Address Street Postcode date Use type Sub use type Size UoM Price Yield % per annum per sq m
Lease Warehouse and Office, Cannon Factory, Ashley Road, London, Ashley Road N17 9LH 01/11/2015 Office Office (B1a) 1,705 Net sq m Not quoted £25,000 £14.66

UOnuitte 7r ,L Joanmdoens,  YNa1r7d ,9 LLaHrkshall Road, London, Outer London, E4 Lease Larkshall Road E4 9UA 31/01/2015 Office Office (B1a) 386 Net sq m Not quoted £38,400 £99.60
L9VU.AVH01A, Leyton Industrial Village, Argall Avenue, London, Inner Argall Avenue E10 7QP 01/09/2014 Office Office (B1a) 46 Net sq m Not quoted £5,000 £107.64Lease
LVon.VdHon0,1 E, 1L0e y7toQnP Industrial Village, Argall Avenue, London, Inner Lease Argall Avenue E10 7QP 01/08/2015 Office Office (B1a) 104 Net sq m Not quoted £12,297 £118.29
ULonnitd 2o,n T, rEin1i0ty  7PQaPrk - Avocet House, Trinity Way, Trinity Park, Lease Trinity Way E4 8TD 26/02/2015 Office Office (B1a) 477 Net sq m Not quoted £61,560 £129.17
GLornoduondn, E4840 8-5T0D0 Larkshall Road, London, Inner London, E4 9GD Larkshall Road E4 9GD 15/06/2015 Office Office (B1a) 222 Net sq m Not quoted £30,000 £135.00Lease

Lease 1st, 241 High Street, London, E17 7BH High Street E17 7BH 01/06/2015 Office Office (B1a) 129 Net sq m Not quoted £17,750 £137.45
Lease 2nd (part), 34-40 High Street Wanstead, London, E11 2RJ High Street E11 2RJ 14/11/2014 Office Office (B1a) 123 Net sq m Not quoted £18,000 £146.78

TWriannitsyt eWaady E4 8TD 07/12/2015 Office Office (B1a) 140 Net sq m Not quoted £21,070 £150.70Lease Unit 4, Kingfisher House, Trinity Way, Trinity Park, London, E4 
28nTdD, 214-218 High Road, London, N15 4NP High Road N15 4NP 21/08/2015 Office Office (B1a) 257 Net sq m Not quoted £41,535 £161.46Lease

Lease 3rd, 214-218 High Road, London, N15 4NP High Road N15 4NP 17/03/2015 Office Office (B1a) 257 Net sq m Not quoted £41,535 £161.46
Lease 4th, 214-218 High Road, London, N15 4NP High Road N15 4NP 28/01/2016 Office Office (B1a) 189 Net sq m Not quoted £32,000 £169.51
Lease 1st, 214-218 High Road, London, N15 4NP High Road N15 4NP 23/04/2015 Office Office (B1a) 257 Net sq m Not quoted £44,304 £172.22
Lease Studio 5 & Unit 12, Tramworks (The), Hatherley Mews, London, Hatherley Mews E17 4QP 08/05/2015 Office Office (B1a) 131 Net sq m Not quoted £29,150 £221.75

UOnuitte 4r 1LAo,n Ldeoynt,o En1 I7n d4uQsPtrial Village, Argall Avenue, London, Inner Lease Argall Avenue E10 7QP 15/02/2016 Office Office (B1a) 17 Net sq m Not quoted £4,080 £243.98
SLotunddion 1, ,E T1r0a m7QwPorks (The), Hatherley Mews, London, Outer Lease Hatherley Mews E17 4QP 27/02/2015 Office Office (B1a) 61 Net sq m Not quoted £18,550 £303.92
ULonnitd 2o6n,,  TEr1a7m 4wQoPrks (The), Hatherley Mews, London, Outer Lease Hatherley Mews E17 4QP 10/08/2015 Office Office (B1a) 24 Net sq m Not quoted £7,200 £305.12
ULonnitd 2o4n,,  TEr1a7m 4wQoPrks (The), Hatherley Mews, London, Outer Lease Hatherley Mews E17 4QP 24/08/2015 Office Office (B1a) 39 Net sq m Not quoted £12,000 £311.25
SLounitdeo 2n0, ,E T1r7a m4QwPorks (The), Hatherley Mews, London, Outer Lease Hatherley Mews E17 4QP 01/08/2015 Office Office (B1a) 23 Net sq m Not quoted £7,500 £322.92
SLounitdeo 2n6, ,E T1r7a m4QwPorks (The), Hatherley Mews, London, Outer Lease Hatherley Mews E17 4QP 01/09/2015 Office Office (B1a) 24 Net sq m Not quoted £7,800 £329.25
SLounitdeo 1n0, 0E, 1T7r a4mQwPorks (The), Hatherley Mews, London, Outer Lease Hatherley Mews E17 4QP 01/09/2015 Office Office (B1a) 11 Net sq m Not quoted £3,900 £341.30
SLounitdeo 1n0, 7E, 1T7r a4mQwPorks (The), Hatherley Mews, London, Outer Lease Hatherley Mews E17 4QP 02/11/2015 Office Office (B1a) 19 Net sq m Not quoted £7,200 £376.22
ELonntidreo nB,u Eild1i7n g4,Q CPartel House, 1b Priory Avenue, London, E17 7QP Priory Avenue E17 7QP 15/07/2015 Office Office (B1a) 265 Net sq m £800,000 Not quotedSale

Lease 1st (part), 502 Larkshall Road, London, E4 9HH Larkshall Road E4 9HH 01/04/2015 Office Office (B1a) 126 Net sq m Not quoted Not quoted
Sale 1st (part), 17 Raven Road, London, E18 1HB Raven Road E18 1HB 01/03/2015 Office Office (B1a) 65 Net sq m £275,000 Not quoted
Lease 1st and 2nd, Patman House, 23-27 George Lane, London, Inner George Lane E18 2LS 21/02/2015 Office Office (B1a) 514 Net sq m Not quoted Not quoted

ELonntidreo nB,u Eild1i8n g2,L KSgm House, 14 Eastwood Close, London, E18 Investm Eastwood Close E18 1RZ 01/02/2015 Office Office (B1a) 1,029 Net sq m £2,500,000 Not quoted
Senatl eSale 18R7Z Angel Place, Fore Street, London, Outer London, N18 2UD Angel Place N18 2UD 29/01/2015 Office Office (B1a) 188 Net sq m £600,000 Not quoted
Investm Apex House, 820 Seven Sisters Road, London, N15 5PQ Seven Sisters N15 5PQ 12/12/2014 Office Office (B1a) 3,888 Net sq m Not quoted Not quoted
Leenta Sseale 2nd, 1 Raven Road, London, E18 1HB Raovaedn Road E18 1HB 12/06/2014 Office Office (B1a) 206 Net sq m Not quoted Not quoted
Auction 7a The Avenue, London, E4 9LB The Avenue E4 9LB 20/05/2014 Car Land, Offices £319,500

OPaffrickeing, O(Bf1ficae)  (B1a) 1,921 Net sq m £4,651,000 6.77 Not quotedInvestm Hiltongrove Business Centre (The), Hatherley Mews, London, E17 Hatherley Mews E17 4QP 01/05/2014
ent Sale 4QP
* The maximum number of records returned in one spreadsheet cannot exceed 1,000 records;  If you wish to receive more data then please contact our Client Support team (client.services@estatesgazette.com)
* To sort these details please select the rows horizontally from the headings row downwards and then sort by heading

* For all enquiries please contact EGi Client Support (client.services@estatesgazette.com). Page 1 of 1
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 APPRAISAL SUMMARY BOYER PLANNING LIMITED
47 Gainsford Road
Waltham Forest

Summary Appraisal for Phase 1

Currency in £

REVENUE

Rental Area Summary  Initial  Net Rent  Initial
Units  m²  Rate m²  MRV/Unit  at Sale  MRV

Office redevelopment  1  844.00  172.00  145,168  145,168  145,168

Investment Valuation
Office redevelopment
Market Rent  145,168  YP  @  8.0000%  12.5000
(1yr Rent Free)  PV 1yr @  8.0000%  0.9259  1,680,185

GROSS DEVELOPMENT VALUE  1,680,185

Purchaser's Costs  5.80%  (97,451)
(97,451)

NET DEVELOPMENT VALUE  1,582,734

NET REALISATION  1,582,734

OUTLAY

ACQUISITION COSTS
Residualised Price (Negative land)  (806,892)

(806,892)
CONSTRUCTION COSTS
Construction  m²  Rate m²  Cost

Office redevelopment  936.00 m²  1,673.00 pm²  1,565,928  1,565,928

Contingency  5.00%  78,296
External Works  10.00%  156,593
Demolition  120,000

354,889

PROFESSIONAL FEES
Other Professionals  8.00%  125,274

125,274
MARKETING & LETTING

Letting Agent Fee  10.00%  14,517
Letting Legal Fee  5.00%  7,258

21,775
DISPOSAL FEES

Sales Agent Fee  1.00%  15,827
Sales Legal Fee  0.50%  7,914

23,741
FINANCE

Timescale  Duration  Commences
Pre-Construction  3  May 2017
Construction  9  Aug 2017
Letting  6  Feb 2018
Total Duration  15

Debit Rate 6.000%, Credit Rate 0.000% (Nominal)
Land  (13,739)
Construction  15,787
Letting Void  32,181
Total Finance Cost  34,230

Project: 47 Gainsford Road
ARGUS Developer Version: 7.10.000  Date: 22/05/2016



 APPRAISAL SUMMARY BOYER PLANNING LIMITED
47 Gainsford Road
Waltham Forest
TOTAL COSTS  1,318,945

PROFIT
263,789

Performance Measures
Profit on Cost%  20.00%
Profit on GDV%  15.70%
Profit on NDV%  16.67%
Development Yield% (on Rent)  11.01%
Equivalent Yield% (Nominal)  8.00%
Equivalent Yield% (True)  8.42%

IRR  Out of Range

Rent Cover  1 yr 10 mths
Profit Erosion (finance rate 6.000%)  3 yrs 1 mth

Project: 47 Gainsford Road
ARGUS Developer Version: 7.10.000  Date: 22/05/2016
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