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 Indicative Build Cost Estimate 
 

 

 

 



INDICATIVE BUILDING COSTS

LANCASHIRE CENTRAL

Mar-22

PHASE / UNIT GIA £/ SQ FT GIA BUILD COST

PHASE A

UNIT 1 25,000 200 5,000,000

UNIT 2 23,750 225 5,343,750

UNIT 3 10,000 185 1,850,000

UNIT 4 19,000 175 3,325,000

UNIT 5 2,000 250 500,000

UNIT 6 1,800 400 720,000

UNIT 7 4,500 335 1,507,500

UNIT 8 54,000 66 3,564,000

UNIT 9 59,600 65 3,874,000

199,650 25,684,250

PHASE B

UNIT 1 159,500 60 9,570,000

UNIT 2 330,580 56 18,512,480

UNIT 3 66,250 65 4,306,250

UNIT 4 29,550 72 2,127,600

585,880 34,516,330



PHASE C

UNIT 1 30,000 72 2,160,000

UNIT 2 17,500 77 1,347,500

UNIT 3 50,000 68 3,400,000

UNIT 4 40,000 70 2,800,000

137,500 9,707,500

PHASE D

UNIT 1 71,750 65 4,663,750

UNIT 2 35,875 72 2,583,000

UNIT 3 25,625 75 1,921,875

UNIT 4 51,250 68 3,485,000

UNIT 5 76,875 65 4,996,875

UNIT 6 35,875 72 2,583,000

297,250 20,233,500

NOTE

FEES ARE EXCLUDED

COSTS ARE CURRENT DAY AND EXCLUDE INFLATION
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 Lancashire Central 
 Cuerden Strategic Site 
 South Ribble 

 Financial Viability Appraisal: 
 Proposed Development - Illustrative Masterplan Scheme 

 Development Appraisal 
 CBRE Limited 

 05 July 2022 



 APPRAISAL SUMMARY  CBRE LIMITED 
 Lancashire Central 
 Cuerden Strategic Site 
 South Ribble 

 Appraisal Summary for Merged Phases 1 2 3 4 5 6 

 Currency in £ 

 REVENUE 

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

 Phase A: Unit 1 (Car Supermarket)  1  25,000  15.25  381,250  381,250  381,250 
 Phase A: Unit 2 (Health Centre)  1  16,146  17.50  282,555  282,555  282,555 
 Phase A: Unit 3 (Gym/ Creche)  1  5,382  15.00  80,730  80,730  80,730 
 Phase A: Unit 4 (Food Store)  1  19,000  16.50  313,500  313,500  313,500 
 Phase A: Unit 5 (F&B)  1  2,000  37.50  75,000  75,000  75,000 
 Phase A: Unit 6 (Drive Thru)  1  1,800  45.00  81,000  81,000  81,000 
 Phase A: Unit 7 (Drive Thru)  1  4,500  35.00  157,500  157,500  157,500 
 Phase A: Unit 8  1  54,000  7.50  405,000  405,000  405,000 
 Phase A: Unit 9  1  55,400  7.50  415,500  415,500  415,500 
 Phase B: Unit 1  1  164,100  7.00  1,148,700  1,148,700  1,148,700 
 Phase B: Unit 2  1  330,580  6.75  2,231,415  2,231,415  2,231,415 
 Phase B: Unit 3  1  66,250  7.50  496,875  496,875  496,875 
 Phase B: Unit 4  1  29,550  7.75  229,013  229,013  229,013 
 Phase C: Unit 1  1  30,750  7.75  238,313  238,313  238,313 
 Phase C: Unit 2  1  17,630  8.25  145,448  145,448  145,448 
 Phase C: Unit 3  1  51,250  7.50  384,375  384,375  384,375 
 Phase C: Unit 4  1  41,000  7.50  307,500  307,500  307,500 
 Phase D: Unit 1  1  71,750  7.25  520,188  520,188  520,188 
 Phase D: Unit 2  1  35,875  7.75  278,031  278,031  278,031 
 Phase D: Unit 3  1  25,625  7.75  198,594  198,594  198,594 
 Phase D: Unit 4  1  51,250  7.50  384,375  384,375  384,375 
 Phase D: Unit 5  1  76,875  7.25  557,344  557,344  557,344 
 Phase D: Unit 6  1  35,875  7.75  278,031  278,031  278,031 
 Totals  23  1,211,588  9,590,235  9,590,235 

 Investment Valuation 

 Phase A: Unit 1 (Car Supermarket) 
 Market Rent  381,250  YP @  5.5000%  18.1818 
 (1yr Rent Free)  PV 1yr @  5.5000%  0.9479  6,570,444 

 Phase A: Unit 2 (Health Centre) 
 Market Rent  282,555  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  6,008,612 

 Phase A: Unit 3 (Gym/ Creche) 
 Market Rent  80,730  YP @  6.0000%  16.6667 
 (1yr Rent Free)  PV 1yr @  6.0000%  0.9434  1,269,340 

 Phase A: Unit 4 (Food Store) 
 Market Rent  313,500  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  6,666,667 

 Phase A: Unit 5 (F&B) 
 Market Rent  75,000  YP @  5.7500%  17.3913 
 (1yr Rent Free)  PV 1yr @  5.7500%  0.9456  1,233,426 

 Phase A: Unit 6 (Drive Thru) 
 Market Rent  81,000  YP @  5.7500%  17.3913 
 (1yr Rent Free)  PV 1yr @  5.7500%  0.9456  1,332,100 

 Phase A: Unit 7 (Drive Thru) 
 Market Rent  157,500  YP @  5.5000%  18.1818 
 (1yr Rent Free)  PV 1yr @  5.5000%  0.9479  2,714,347 

 Phase A: Unit 8 
 Market Rent  405,000  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  8,612,440 

 Phase A: Unit 9 
 Market Rent  415,500  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  8,835,726 

 Phase B: Unit 1 
 Market Rent  1,148,700  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  24,427,432 

 Phase B: Unit 2 
 Market Rent  2,231,415  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  47,451,675 

 Phase B: Unit 3 
 Market Rent  496,875  YP @  4.5000%  22.2222 



 APPRAISAL SUMMARY  CBRE LIMITED 
 Lancashire Central 
 Cuerden Strategic Site 
 South Ribble 

 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  10,566,188 

 Phase B: Unit 4 
 Market Rent  229,013  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  4,870,016 

 Phase C: Unit 1 
 Market Rent  238,313  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  5,067,783 

 Phase C: Unit 2 
 Market Rent  145,448  YP @  5.0000%  20.0000 
 (1yr Rent Free)  PV 1yr @  5.0000%  0.9524  2,770,429 

 Phase C: Unit 3 
 Market Rent  384,375  YP @  5.0000%  20.0000 
 (1yr Rent Free)  PV 1yr @  5.0000%  0.9524  7,321,429 

 Phase C: Unit 4 
 Market Rent  307,500  YP @  5.0000%  20.0000 
 (1yr Rent Free)  PV 1yr @  5.0000%  0.9524  5,857,143 

 Phase D: Unit 1 
 Market Rent  520,188  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  11,061,935 

 Phase D: Unit 2 
 Market Rent  278,031  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  5,912,414 

 Phase D: Unit 3 
 Market Rent  198,594  YP @  5.0000%  20.0000 
 (1yr Rent Free)  PV 1yr @  5.0000%  0.9524  3,782,738 

 Phase D: Unit 4 
 Market Rent  384,375  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  8,173,844 

 Phase D: Unit 5 
 Market Rent  557,344  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  11,852,073 

 Phase D: Unit 6 
 Market Rent  278,031  YP @  4.5000%  22.2222 
 (1yr Rent Free)  PV 1yr @  4.5000%  0.9569  5,912,414 

 Total Investment Valuation  198,270,613 

 GROSS DEVELOPMENT VALUE  198,270,613 

 Purchaser's Costs  (7,562,244) 
 Effective Purchaser's Costs Rate  3.81% 

 (7,562,244) 

 NET DEVELOPMENT VALUE  190,708,369 

 Additional Revenue 
 Residential Land Sale  3,250,000 

 3,250,000 

 NET REALISATION  193,958,369 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  815,575 
 Fixed Price  865,100 
 Fixed Price  249,100 
 Fixed Price  648,325 
 Fixed Price  170,000 
 Total Acquisition   2,748,100 

 2,748,100 
 Stamp Duty  87,332 
 Effective Stamp Duty Rate  3.18% 
 Agent Fee  1.00%  27,481 
 Legal Fee  0.80%  21,985 

 136,798 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Phase A: Unit 1 (Car Supermarket)  25,000  200.00  5,000,000 



 APPRAISAL SUMMARY  CBRE LIMITED 
 Lancashire Central 
 Cuerden Strategic Site 
 South Ribble 

 Phase A: Unit 2 (Health Centre)  16,146  225.00  3,632,850 
 Phase A: Unit 3 (Gym/ Creche)  5,382  185.00  995,670 
 Phase A: Unit 4 (Food Store)  19,000  175.00  3,325,000 
 Phase A: Unit 5 (F&B)  2,000  250.00  500,000 
 Phase A: Unit 6 (Drive Thru)  1,800  400.00  720,000 
 Phase A: Unit 7 (Drive Thru)  4,500  335.00  1,507,500 
 Phase A: Unit 8  54,000  66.00  3,564,000 
 Phase A: Unit 9  55,400  65.00  3,601,000 
 Phase B: Unit 1  164,100  60.00  9,846,000 
 Phase B: Unit 2  330,580  56.00  18,512,480 
 Phase B: Unit 3  66,250  65.00  4,306,250 
 Phase B: Unit 4  29,550  72.00  2,127,600 
 Phase C: Unit 1  30,750  72.00  2,214,000 
 Phase C: Unit 2  17,630  77.00  1,357,510 
 Phase C: Unit 3  51,250  68.00  3,485,000 
 Phase C: Unit 4  41,000  70.00  2,870,000 
 Phase D: Unit 1  71,750  65.00  4,663,750 
 Phase D: Unit 2  35,875  72.00  2,583,000 
 Phase D: Unit 3  25,625  75.00  1,921,875 
 Phase D: Unit 4  51,250  68.00  3,485,000 
 Phase D: Unit 5  76,875  65.00  4,996,875 
 Phase D: Unit 6  35,875  72.00  2,583,000 
 Totals     1,211,588 ft²  87,798,360 
 Contingency  2.00%  1,755,967 
 Off-Plot Infrastructure Works  40,748,465 
 Phase A: On-Plot Infrastructure             1 un  4,301,428.00 /un  4,301,428 
 Phase B: On-Plot Infrastructure             1 un  7,621,501.00 /un  7,621,501 
 Phase C: On-Plot Infrastructure             1 un  2,002,711.00 /un  2,002,711 
 Phase D: On-Plot Infrastructure             1 un  3,624,080.00 /un  3,624,080 
 Resi Land: On-Plot Infrastructure             1 un  1,333,363.00 /un  1,333,363 
 CIL: Convenience Retail  575,750 

 149,761,625 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  8,534,515 

 8,534,515 
 MARKETING & LETTING 

 Letting Agent Fee  15.00%  1,438,535 
 Letting Legal Fee  5.00%  479,512 

 1,918,047 
 DISPOSAL FEES 

 Sales Agent Fee  0.75%  1,430,313 
 Residential Sale Agent Fee  1.00%  32,500 
 Sales Legal Fee  0.50%  953,542 
 Residential Sale Legal Fee  0.80%  26,000 

 2,442,355 
 FINANCE 

 Debit Rate 4.500%, Credit Rate 0.000% (Nominal) 
 Total Finance Cost  13,366,934 

 TOTAL COSTS  178,908,374 

 PROFIT 
 15,049,996 

 Performance Measures 
 Profit on Cost%  8.41% 
 Profit on GDV%  7.59% 
 Profit on NDV%  7.89% 
 Development Yield% (on Rent)  5.36% 
 Equivalent Yield% (Nominal)  4.62% 
 Equivalent Yield% (True)  4.76% 

 IRR% (without Interest)  8.17% 

 Rent Cover  1 yr 7 mths 
 Profit Erosion (finance rate 4.500)  1 yr 10 mths 



 TIMESCALE AND PHASING CHART  CBRE LIMITED 

 Lancashire Central 
 Cuerden Strategic Site 
 South Ribble 

 Project Timescale 
 Project Start Date  Oct 2022 
 Project End Date  Feb 2030 
 Project Duration (Inc Exit Period)  89 months 

 All Phases 

 1. Off-Plot Infrastructure Works  

 2. Phase A  



 TIMESCALE AND PHASING CHART  CBRE LIMITED 

 Lancashire Central 
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 South Ribble 

 3. Phase B  

 4. Phase C  

 5. Phase D  
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 6. Residential Land  



 GROUPED CASH FLOW  CBRE LIMITED 

 Lancashire Central 
 Cuerden Strategic Site 
 South Ribble 

 Grouped Cash Flow (Merged Phases)  Page A 1 

 001:Oct 2022  004:Jan 2023  007:Apr 2023  010:Jul 2023  013:Oct 2023  016:Jan 2024  019:Apr 2024  022:Jul 2024  025:Oct 2024  028:Jan 2025  031:Apr 2025  034:Jul 2025 
 Quarterly B/F  0  0  574,232  (6,419,018)  (14,625,663)  (24,948,838)  (35,986,422)  (48,026,189)  (59,520,931)  (67,306,058)  (76,271,904)  (86,011,197) 

 Investment Valuation 
 Capitalised Rent  198270613.00  0  0  0  0  0  0  0  0  0  0  0  0 

 0  0  0  0  0  0  0  0  0  0  0  0 
 Sales Costs and Fees 

 Purchaser's Costs  -7562243.52  0  0  0  0  0  0  0  0  0  0  0  0 
 0  0  0  0  0  0  0  0  0  0  0  0 

 Additional Revenue 
 Additional Revenue  3250000.00  0  3,250,000  0  0  0  0  0  0  0  0  0  0 

 0  3,250,000  0  0  0  0  0  0  0  0  0  0 

 TOTAL REVENUE  0  3,250,000  0  0  0  0  0  0  0  0  0  0 

 Acquisition Costs 
 Fixed Price  -2748100.00  0  (170,000)  0  0  (815,575)  0  0  (865,100)  0  0  0  0 
 Stamp Duty  -87331.81  0  (400)  0  0  (30,279)  0  0  (32,755)  0  0  0  0 
 Acquisition Fees  0  (3,060)  0  0  (14,680)  0  0  (15,572)  0  0  0  0 

 0  (173,460)  0  0  (860,534)  0  0  (913,427)  0  0  0  0 
 Construction Costs 

 Construction Costs  0  0  0  0  (403,465)  (1,596,632)  (2,522,447)  (3,294,114)  (4,785,442)  (5,938,678)  (6,547,378)  (6,611,542) 
 Contingency  -1755967.20  0  0  0  0  (8,069)  (31,933)  (50,449)  (65,882)  (95,709)  (118,774)  (130,948)  (132,231) 
 Road/Site Works  -59631548.00  0  (2,430,474)  (6,958,081)  (8,008,771)  (8,534,116)  (8,534,116)  (8,534,116)  (6,235,823)  (1,690,971)  (1,524,300)  (1,524,300)  (1,524,300) 

 0  (2,430,474)  (6,958,081)  (8,008,771)  (8,945,650)  (10,162,680)  (11,107,012)  (9,595,819)  (6,572,122)  (7,581,752)  (8,202,626)  (8,268,073) 
 Other Construction Costs 

 Statutory/LA  -575750.00  0  0  0  0  (143,938)  (287,875)  (143,938)  0  0  0  0  0 
 0  0  0  0  (143,938)  (287,875)  (143,938)  0  0  0  0  0 

 TOTAL CONSTRUCTION COSTS  0  (2,430,474)  (6,958,081)  (8,008,771)  (9,089,588)  (10,450,555)  (11,250,950)  (9,595,819)  (6,572,122)  (7,581,752)  (8,202,626)  (8,268,073) 

 Professional Fees 
 Architect  -8534515.44  0  (13,334)  (13,334)  (97,389)  (171,694)  (267,147)  (341,212)  (400,186)  (518,113)  (597,038)  (645,734)  (650,867) 

 0  (13,334)  (13,334)  (97,389)  (171,694)  (267,147)  (341,212)  (400,186)  (518,113)  (597,038)  (645,734)  (650,867) 
 Marketing and Letting 

 Letting Agent Fee  -1438535.25  0  0  0  0  0  0  0  0  0  0  0  0 
 Letting Legal Fee  -479511.75  0  0  0  0  0  0  0  0  0  0  0  0 

 0  0  0  0  0  0  0  0  0  0  0  0 
 Sales Costs and Fees 

 Sales Agent Fee  -1462812.77  0  (32,500)  0  0  0  0  0  0  0  0  0  0 
 Sales Legal Fee  -979541.85  0  (26,000)  0  0  0  0  0  0  0  0  0  0 

 0  (58,500)  0  0  0  0  0  0  0  0  0  0 

 TOTAL COSTS  0  (2,675,768)  (6,971,415)  (8,106,160)  (10,121,815)  (10,717,702)  (11,592,162)  (10,909,432)  (7,090,235)  (8,178,791)  (8,848,360)  (8,918,940) 

 Net Cash Flow Before Finance  0  574,232  (6,971,415)  (8,106,160)  (10,121,815)  (10,717,702)  (11,592,162)  (10,909,432)  (7,090,235)  (8,178,791)  (8,848,360)  (8,918,940) 
 Debit Rate 4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500% 
 Credit Rate 0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000% 
 Finance Costs (All Sets)  0  0  (21,836)  (100,484)  (201,360)  (319,881)  (447,605)  (585,309)  (694,892)  (787,056)  (890,932)  (1,001,263) 
 Net Cash Flow After Finance  0  574,232  (6,993,251)  (8,206,644)  (10,323,176)  (11,037,583)  (12,039,767)  (11,494,742)  (7,785,127)  (8,965,847)  (9,739,292)  (9,920,203) 
 Cumulative Net Cash Flow Quarterly  0  574,232  (6,419,018)  (14,625,663)  (24,948,838)  (35,986,422)  (48,026,189)  (59,520,931)  (67,306,058)  (76,271,904)  (86,011,197)  (95,931,400) 



 GROUPED CASH FLOW  CBRE LIMITED 

 Lancashire Central 
 Cuerden Strategic Site 
 South Ribble 

 Grouped Cash Flow (Merged Phases)  Page A 2 

 037:Oct 2025  040:Jan 2026  043:Apr 2026  046:Jul 2026  049:Oct 2026  052:Jan 2027  055:Apr 2027  058:Jul 2027  061:Oct 2027  064:Jan 2028  067:Apr 2028  070:Jul 2028 
 Quarterly B/F  (95,931,400)  (104,333,758)  (71,137,468)  (76,681,352)  (81,881,792)  (86,461,495)  (90,751,141)  (10,155,677)  (12,379,805)  (15,307,032)  (18,932,343)  (22,952,660) 

 Investment Valuation 
 Capitalised Rent  198270613.00  0  43,243,101  0  0  0  0  87,315,311  0  0  0  0  21,016,783 

 0  43,243,101  0  0  0  0  87,315,311  0  0  0  0  21,016,783 
 Sales Costs and Fees 

 Purchaser's Costs  -7562243.52  0  (2,940,531)  0  0  0  0  (1,571,676)  0  0  0  0  (1,429,141) 
 0  (2,940,531)  0  0  0  0  (1,571,676)  0  0  0  0  (1,429,141) 

 Additional Revenue 
 Additional Revenue  3250000.00  0  0  0  0  0  0  0  0  0  0  0  0 

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

 TOTAL REVENUE  0  40,302,570  0  0  0  0  85,743,635  0  0  0  0  19,587,642 

 Acquisition Costs 
 Fixed Price  -2748100.00  0  0  0  0  0  (249,100)  0  0  0  0  (648,325)  0 
 Stamp Duty  -87331.81  0  0  0  0  0  (1,982)  0  0  0  0  (21,916)  0 
 Acquisition Fees  0  0  0  0  0  (4,484)  0  0  0  0  (11,670)  0 

 0  0  0  0  0  (255,566)  0  0  0  0  (681,911)  0 
 Construction Costs 

 Construction Costs  (6,131,169)  (4,788,894)  (4,296,039)  (3,928,291)  (3,312,900)  (2,771,829)  (2,313,243)  (1,911,273)  (2,170,608)  (2,059,758)  (1,763,354)  (2,445,413) 
 Contingency  -1755967.20  (122,623)  (95,778)  (85,921)  (78,566)  (66,258)  (55,437)  (46,265)  (38,225)  (43,412)  (41,195)  (35,267)  (48,908) 
 Road/Site Works  -59631548.00  (508,100)  0  0  0  0  0  0  0  (362,408)  (1,087,224)  (1,087,224)  (1,087,224) 

 (6,761,892)  (4,884,672)  (4,381,960)  (4,006,856)  (3,379,158)  (2,827,266)  (2,359,508)  (1,949,498)  (2,576,428)  (3,188,177)  (2,885,845)  (3,581,545) 
 Other Construction Costs 

 Statutory/LA  -575750.00  0  0  0  0  0  0  0  0  0  0  0  0 
 0  0  0  0  0  0  0  0  0  0  0  0 

 TOTAL CONSTRUCTION COSTS  (6,761,892)  (4,884,672)  (4,381,960)  (4,006,856)  (3,379,158)  (2,827,266)  (2,359,508)  (1,949,498)  (2,576,428)  (3,188,177)  (2,885,845)  (3,581,545) 

 Professional Fees 
 Architect  -8534515.44  (531,142)  (383,112)  (343,683)  (314,263)  (265,032)  (221,746)  (185,059)  (152,902)  (202,641)  (251,759)  (228,046)  (282,611) 

 (531,142)  (383,112)  (343,683)  (314,263)  (265,032)  (221,746)  (185,059)  (152,902)  (202,641)  (251,759)  (228,046)  (282,611) 
 Marketing and Letting 

 Letting Agent Fee  -1438535.25  0  (328,805)  0  0  0  0  (615,900)  0  0  0  0  (161,345) 
 Letting Legal Fee  -479511.75  0  (109,602)  0  0  0  0  (205,300)  0  0  0  0  (53,782) 

 0  (438,407)  0  0  0  0  (821,201)  0  0  0  0  (215,127) 
 Sales Costs and Fees 

 Sales Agent Fee  -1462812.77  0  (302,269)  0  0  0  0  (643,077)  0  0  0  0  (146,907) 
 Sales Legal Fee  -979541.85  0  (201,513)  0  0  0  0  (428,718)  0  0  0  0  (97,938) 

 0  (503,782)  0  0  0  0  (1,071,795)  0  0  0  0  (244,846) 

 TOTAL COSTS  (7,293,034)  (6,209,973)  (4,725,643)  (4,321,120)  (3,644,190)  (3,304,578)  (4,437,564)  (2,102,400)  (2,779,069)  (3,439,936)  (3,795,803)  (4,324,128) 

 Net Cash Flow Before Finance  (7,293,034)  34,092,598  (4,725,643)  (4,321,120)  (3,644,190)  (3,304,578)  81,306,072  (2,102,400)  (2,779,069)  (3,439,936)  (3,795,803)  15,263,513 
 Debit Rate 4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500% 
 Credit Rate 0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000% 
 Finance Costs (All Sets)  (1,109,325)  (896,307)  (818,241)  (879,320)  (935,513)  (985,067)  (710,608)  (121,728)  (148,159)  (185,375)  (224,515)  (199,112) 
 Net Cash Flow After Finance  (8,402,359)  33,196,290  (5,543,884)  (5,200,440)  (4,579,704)  (4,289,645)  80,595,464  (2,224,128)  (2,927,228)  (3,625,311)  (4,020,317)  15,064,401 
 Cumulative Net Cash Flow Quarterly  (104,333,758)  (71,137,468)  (76,681,352)  (81,881,792)  (86,461,495)  (90,751,141)  (10,155,677)  (12,379,805)  (15,307,032)  (18,932,343)  (22,952,660)  (7,888,259) 
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 073:Oct 2028  076:Jan 2029  079:Apr 2029  082:Jul 2029  085:Oct 2029  088:Jan 2030 
 Quarterly B/F  (7,888,259)  (11,590,268)  (16,199,617)  (21,012,210)  (25,316,034)  (28,391,062) 

 Investment Valuation 
 Capitalised Rent  198270613.00  0  0  0  0  0  46,695,418 

 0  0  0  0  0  46,695,418 
 Sales Costs and Fees 

 Purchaser's Costs  -7562243.52  0  0  0  0  0  (1,620,896) 
 0  0  0  0  0  (1,620,896) 

 Additional Revenue 
 Additional Revenue  3250000.00  0  0  0  0  0  0 

 0  0  0  0  0  0 

 TOTAL REVENUE  0  0  0  0  0  45,074,522 

 Acquisition Costs 
 Fixed Price  -2748100.00  0  0  0  0  0  0 
 Stamp Duty  -87331.81  0  0  0  0  0  0 
 Acquisition Fees  0  0  0  0  0  0 

 0  0  0  0  0  0 
 Construction Costs 

 Construction Costs  (3,273,434)  (4,056,950)  (4,193,526)  (3,683,163)  (2,525,860)  (472,958) 
 Contingency  -1755967.20  (65,469)  (81,139)  (83,871)  (73,663)  (50,517)  (9,459) 
 Road/Site Works  -59631548.00  0  0  0  0  0  0 

 (3,338,903)  (4,138,089)  (4,277,397)  (3,756,826)  (2,576,377)  (482,417) 
 Other Construction Costs 

 Statutory/LA  -575750.00  0  0  0  0  0  0 
 0  0  0  0  0  0 

 TOTAL CONSTRUCTION COSTS  (3,338,903)  (4,138,089)  (4,277,397)  (3,756,826)  (2,576,377)  (482,417) 

 Professional Fees 
 Architect  -8534515.44  (261,875)  (324,556)  (335,482)  (294,653)  (202,069)  (37,837) 

 (261,875)  (324,556)  (335,482)  (294,653)  (202,069)  (37,837) 
 Marketing and Letting 

 Letting Agent Fee  -1438535.25  0  0  0  0  0  (332,484) 
 Letting Legal Fee  -479511.75  0  0  0  0  0  (110,828) 

 0  0  0  0  0  (443,313) 
 Sales Costs and Fees 

 Sales Agent Fee  -1462812.77  0  0  0  0  0  (338,059) 
 Sales Legal Fee  -979541.85  0  0  0  0  0  (225,373) 

 0  0  0  0  0  (563,432) 

 TOTAL COSTS  (3,600,778)  (4,462,645)  (4,612,879)  (4,051,479)  (2,778,446)  (1,526,998) 

 Net Cash Flow Before Finance  (3,600,778)  (4,462,645)  (4,612,879)  (4,051,479)  (2,778,446)  43,547,524 
 Debit Rate 4.500%  4.500%  4.500%  4.500%  4.500%  4.500%  4.500% 
 Credit Rate 0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000% 
 Finance Costs (All Sets)  (101,231)  (146,704)  (199,715)  (252,345)  (296,582)  (106,466) 
 Net Cash Flow After Finance  (3,702,009)  (4,609,349)  (4,812,594)  (4,303,824)  (3,075,028)  43,441,057 
 Cumulative Net Cash Flow Quarterly  (11,590,268)  (16,199,617)  (21,012,210)  (25,316,034)  (28,391,062)  15,049,996 



 

 
 

 

 Sensitivity Test 
 

 

 

 



 SENSITIVITY ANALYSIS REPORT  CBRE LIMITED 

 Lancashire Central 
 Cuerden Strategic Site 
 South Ribble 

 Table of Profit Amount and Profit on Cost% 
 Rent: Rate /ft²  

 Construction: Rate /ft²   -0.30 /ft²  -0.20 /ft²  -0.10 /ft²  0.00 /ft²  +0.10 /ft²  +0.20 /ft²  +0.30 /ft² 
 -0.75 /ft²  £8,332,845  £10,955,808  £13,578,771  £16,201,735  £18,824,698  £21,447,661  £24,068,235 

 4.673%  6.151%  7.631%  9.115%  10.601%  12.090%  13.581% 
 -0.50 /ft²  £7,948,932  £10,571,895  £13,194,858  £15,817,822  £18,440,785  £21,063,748  £23,685,452 

 4.449%  5.923%  7.399%  8.879%  10.362%  11.848%  13.337% 
 -0.25 /ft²  £7,565,019  £10,187,982  £12,810,945  £15,433,909  £18,056,872  £20,679,835  £23,302,669 

 4.225%  5.695%  7.169%  8.645%  10.125%  11.607%  13.093% 
 0.00 /ft²  £7,181,106  £9,804,069  £12,427,032  £15,049,996  £17,672,959  £20,295,923  £22,918,886 

 4.002%  5.469%  6.939%  8.412%  9.888%  11.367%  12.849% 
 +0.25 /ft²  £6,797,193  £9,420,156  £12,043,119  £14,666,083  £17,289,046  £19,912,010  £22,534,973 

 3.780%  5.243%  6.710%  8.180%  9.653%  11.128%  12.607% 
 +0.50 /ft²  £6,413,280  £9,036,243  £11,659,206  £14,282,170  £16,905,133  £19,528,097  £22,151,060 

 3.559%  5.019%  6.482%  7.949%  9.418%  10.890%  12.366% 
 +0.75 /ft²  £6,029,367  £8,652,330  £11,275,294  £13,898,257  £16,521,220  £19,144,184  £21,767,147 

 3.338%  4.796%  6.256%  7.719%  9.185%  10.654%  12.125% 

 Sensitivity Analysis : Assumptions for Calculation 
 Rent: Rate /ft² 
 Original Values are varied in Fixed Steps of £0.10 

 Heading  Phase  Rate  No. of Steps 
 Phase A: Unit 1 (Car Supermarket)  2  £15.25  3.00 Up & Down 
 Phase A: Unit 2 (Health Centre)  2  £17.50  3.00 Up & Down 
 Phase A: Unit 3 (Gym/ Creche)  2  £15.00  3.00 Up & Down 
 Phase A: Unit 4 (Food Store)  2  £16.50  3.00 Up & Down 
 Phase A: Unit 5 (F&B)  2  £37.50  3.00 Up & Down 
 Phase A: Unit 6 (Drive Thru)  2  £45.00  3.00 Up & Down 
 Phase A: Unit 7 (Drive Thru)  2  £35.00  3.00 Up & Down 
 Phase A: Unit 8  2  £7.50  3.00 Up & Down 
 Phase A: Unit 9  2  £7.50  3.00 Up & Down 
 Phase B: Unit 1  3  £7.00  3.00 Up & Down 
 Phase B: Unit 2  3  £6.75  3.00 Up & Down 
 Phase B: Unit 3  3  £7.50  3.00 Up & Down 
 Phase B: Unit 4  3  £7.75  3.00 Up & Down 
 Phase C: Unit 1  4  £7.75  3.00 Up & Down 
 Phase C: Unit 2  4  £8.25  3.00 Up & Down 
 Phase C: Unit 3  4  £7.50  3.00 Up & Down 
 Phase C: Unit 4  4  £7.50  3.00 Up & Down 
 Phase D: Unit 1  5  £7.25  3.00 Up & Down 
 Phase D: Unit 2  5  £7.75  3.00 Up & Down 
 Phase D: Unit 3  5  £7.75  3.00 Up & Down 
 Phase D: Unit 4  5  £7.50  3.00 Up & Down 
 Phase D: Unit 5  5  £7.25  3.00 Up & Down 
 Phase D: Unit 6  5  £7.75  3.00 Up & Down 

 Construction: Rate /ft² 
 Original Values are varied in Fixed Steps of £0.25 

 Heading  Phase  Rate  No. of Steps 
 Phase A: Unit 1 (Car Supermarket)  2  £200.00  3.00 Up & Down 
 Phase A: Unit 2 (Health Centre)  2  £225.00  3.00 Up & Down 
 Phase A: Unit 3 (Gym/ Creche)  2  £185.00  3.00 Up & Down 
 Phase A: Unit 4 (Food Store)  2  £175.00  3.00 Up & Down 
 Phase A: Unit 5 (F&B)  2  £250.00  3.00 Up & Down 
 Phase A: Unit 6 (Drive Thru)  2  £400.00  3.00 Up & Down 
 Phase A: Unit 7 (Drive Thru)  2  £335.00  3.00 Up & Down 
 Phase A: Unit 8  2  £66.00  3.00 Up & Down 
 Phase A: Unit 9  2  £65.00  3.00 Up & Down 
 Phase B: Unit 1  3  £60.00  3.00 Up & Down 
 Phase B: Unit 2  3  £56.00  3.00 Up & Down 
 Phase B: Unit 3  3  £65.00  3.00 Up & Down 
 Phase B: Unit 4  3  £72.00  3.00 Up & Down 
 Phase C: Unit 1  4  £72.00  3.00 Up & Down 
 Phase C: Unit 2  4  £77.00  3.00 Up & Down 
 Phase C: Unit 3  4  £68.00  3.00 Up & Down 
 Phase C: Unit 4  4  £70.00  3.00 Up & Down 
 Phase D: Unit 1  5  £65.00  3.00 Up & Down 
 Phase D: Unit 2  5  £72.00  3.00 Up & Down 
 Phase D: Unit 3  5  £75.00  3.00 Up & Down 
 Phase D: Unit 4  5  £68.00  3.00 Up & Down 
 Phase D: Unit 5  5  £65.00  3.00 Up & Down 
 Phase D: Unit 6  5  £72.00  3.00 Up & Down 
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