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___________________________________________________________________________________________________________________ 

NOTE: The contents of this report are confidential to Folkestone and Hythe District Council (LAA) and it together with any further information supplied shall 

not be copied, reproduced or distributed to any third parties without the prior express written consent of Gerald Eve LLP. The information contained within 

this report is believed to be correct as at June 2021, but Gerald Eve LLP give notice that: 

 
 (i) all statements contained wi hin this report are made without acceptance of any liability in negligence, tort or o herwise by Gerald Eve 

LLP. The information contained in this report has not been independently verified by Gerald Eve LLP; 

 
 (ii) none of the statements contained within this report are to be relied upon as statements or representations of fact or warranty whatsoever 

without referring to Gerald Eve LLP in the first instance and taking appropriate legal advice; 

 
 (iii) references to national and local government legislation and regulations should be verified with Gerald Eve LLP and legal opinion sought 

as appropriate; 

 
 (iv) Gerald Eve LLP do not accept any liability, nor should any of the statements or representations be relied upon, in respect of intending 

lenders or otherwise providing or raising finance to which this report as a whole or in part may be referred to; 

 
 (v) Any estimates of values or similar, o her han specifically referred to otherwise, are subject to and for the purposes of discussion and are 

herefore only draft and excluded from the provisions of the RICS Valuation – Global Standards 2020; and 

 

 (vi) if this report is subsequently to be provided to the Council in full, it should be on a confidential basis.  We therefore request that the report 

should not be disclosed to any third parties (other than consultants instructed by the Council to review this report) under the Freedom of 

Information Act (Sections 41 and 43 (2)) or under the Environmental Information Regulations. 



 

© copyright reserved 2021 Gerald Eve LLP   Page 3 

Contents  

1 Executive Summary (Non-Technical)4 
2 Introduction 6 
3 Additional Infrastructure Items 8 
4 Outturn and Conclusions 12 
 
 
 

 























Appendix 1 



 Otterpool Park - Master Developer Appraisal 
 Gerald Eve 

 Development Appraisal 
 Licensed Copy 
 17 June 2021 



 APPRAISAL SUMMARY  LICENSED COPY 
 Otterpool Park - Master Developer Appraisal 
 Gerald Eve 

 Appraisal Summary for Merged Phases 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  Unit Price  Gross Sales 

 1A Plot Sales  15  4,863,319  72,949,785 
 1B Plot Sales  13  4,863,319  63,223,147 
 1C Plot Sales  4  4,863,319  19,453,276 
 2B Plot Sales  6  4,863,319  29,179,914 
 2C Plot Sales  1  4,863,319  4,863,319 
 2C Plot Sales - Premium  5  6,960,943  34,804,715 
 3A Plot Sales  5  4,863,319  24,316,595 
 3B Plot Sales  4  4,863,319  19,453,276 
 3B Plot Sales - Premium  7  6,960,943  48,726,601 
 3C Plot Sales - Premium  4  6,960,943  27,843,772 
 4 Plot Sales - Premium  13  6,960,943  90,492,259 
 5 Plot Sales - Premium  2  6,960,943  13,921,886 
 6 Plot Sales - Premium  11  6,960,943  76,570,373 
 7 Plot Sales - Premium  19  6,960,943  132,257,917 
 8 Plot Sales - Premium  5  6,960,943  34,804,715 
 Totals  114  692,861,550 

 NET REALISATION  692,861,550 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  95,000,000 
 Fixed Price   95,000,000 

 95,000,000 
 Stamp Duty  4,737,500 
 Effective Stamp Duty Rate  4.99% 
 Agent Fee  1.00%  950,000 
 Legal Fee  0.50%  475,000 

 6,162,500 

 CONSTRUCTION COSTS 
 Construction  Units  Unit Amount  Cost  

 M20 Junction 12-13      1 un  8,226,490  8,226,490 
 M20 Junction 12-13 Local Junction Upgrades      1 un  55,010  55,010 
 Junction 11 Option A Phase 1      1 un  2,499,373  2,499,373 
 Junction 11 Option A Phase 2      1 un  2,775,615  2,775,615 
 Junction 11 Option A Phase 3      1 un  3,553,607  3,553,607 
 Junction 11 Option A Phase 4      1 un  2,263,932  2,263,932 
 A20/A260 Interchange Junction 1      1 un  1,598,929  1,598,929 
 A20/A260 Interchange Junction 1      1 un  29,499  29,499 
 A20/A260 Interchange Junction 1      1 un  241,947  241,947 
 Totals  21,244,402 
 1A - Direct Works  28,241,689 
 1B - Direct Works  30,205,989 
 1C - Direct Works  17,745,514 
 2A - Direct Works  3,906,530 
 2B - Direct Works  10,946,152 
 2C - Direct Works  9,814,490 
 3A - Direct Works  20,437,949 
 3B - Direct Works  17,625,169 
 3C - Direct Works  9,935,132 
 4 - Direct Works  23,340,929 
 5 - Direct Works  5,380,870 
 6 - Direct Works  14,398,078 
 7 - Direct Works  18,169,856 
 8 - Direct Works  7,323,484 
 1A - General Overheads/Prelims  229,238 
 1B - General Overheads/Prelims  227,087 
 1C - General Overheads/Prelims  108,844 
 2A - General Overheads/Prelims  22,248 
 2B - General Overheads/Prelims  89,580 
 2C - General Overheads/Prelims  80,030 
 3A - General Overheads/Prelims  136,180 
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 3B - General Overheads/Prelims  149,095 
 3C - General Overheads/Prelims  73,009 
 4 - General Overheads/Prelims  190,198 
 5 - General Overheads/Prelims  40,336 
 6 - General Overheads/Prelims  128,662 
7- General Overheads/Prelims  185,592 
8 - General Overheads/Prelims  64,494 
Professional fees  5,376,011 
1B - Professional / LA Fees  5,718,116 
1C - Professional / LA Fees  4,039,591 
2A - Professional / LA Fees  648,766 
2B - Professional / LA Fees  1,880,866 
2C - Professional / LA Fees  2,346,306 
3A - Professional / LA Fees  4,213,400 
3B - Professional / LA Fees  4,010,486 
3C - Professional / LA Fees  2,469,277 
4 - Professional / LA Fees  5,008,303 
5 - Professional / LA Fees  1,181,612 
6 - Professional / LA Fees  3,683,105 
7 - Professional / LA Fees  4,547,331 
8 - Professional / LA Fees  1,443,739 

 287,007,735 
 Other Construction 

 Infrastructure Risk  3,541,922 
 1B - Infra Risk  3,673,911 
 1C - Infra Risk  2,073,477 
 2A - Infra Risk  468,861 
 2B - Infra Risk  1,366,000 
 2C - Infra Risk  1,251,507 
 3A - Infra Risk  2,555,107 
 3B - Infra Risk  2,269,146 
 3C - Infra Risk  1,275,145 
 4 - Infra Risk  2,955,885 
 5 - Infra Risk  677,142 
 6 - Infra Risk  1,871,540 
 7 - Infra Risk  2,412,053 
 8 - Infra Risk  940,549 

 27,332,245 
 Section 106 Costs 

 1A - Section 106 Costs  16,890,000 
 Onsite waste water scenario  1,052,632 
 1B - Section 106 Costs  14,760,000 
 Onsite waste water scenario  912,281 
 1C - Section 106 Costs  4,230,000 
 Onsite waste water scenario  280,702 
 2B - Section 106 Costs  6,510,000 
 Onsite waste water scenario  421,053 
 2C - Section 106 Costs  6,375,000 
 Onsite waste water scenario  421,053 
 3A - Section 106 Costs  5,100,000 
 Onsite waste water scenario  350,877 
 3B - Section 106 Costs  12,570,000 
 Onsite waste water scenario  771,930 
 3C - Section 106 Costs  4,350,000 
 Onsite waste water scenario  280,702 
 4 -Section 106 Costs  14,925,000 
 Onsite waste water scenario  912,282 
 5 - Section 106 Costs  2,550,000 
 Onsite waste water scenario  140,351 
 6 - Section 106 Costs  12,345,000 
 Onsite waste water scenario  771,930 
 7 - Section 106 Costs  21,150,000 
 Onsite waste water scenario  1,333,333 
 8 - Section 106 Costs  5,745,000 
 Onsite waste water scenario  350,877 

 135,500,003 

 PROFESSIONAL FEES 
 Development Management Fee  6.00%  15,602,713 
 Unrecovered Estate Costs  6,750,002 

 22,352,715 
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 MARKETING & LETTING 

 Marketing  1.00%  5,696,622 
 5,696,622 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  6,531,935 

 6,531,935 
 FINANCE 

 Debit Rate 4.250%, Credit Rate 0.000% (Nominal) 
 Total Finance Cost  26,084,341 

 TOTAL COSTS  611,668,096 

 PROFIT 
  

 Performance Measures 
 Profit on Cost%   
 Profit on GDV%   
 Profit on NDV%   
 Gross Margin%   

 IRR% (without Interest)  9.31% 

 Profit Erosion (finance rate 4.250)  2 yrs 11 mths 
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 APPRAISAL SUMMARY  LICENSED COPY 
 Otterpool Park - Master Developer Appraisal 
 Gerald Eve 

 Appraisal Summary for Merged Phases 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  Unit Price  Gross Sales 

 1A Plot Sales  15  4,863,319  72,949,785 
 1B Plot Sales  13  4,863,319  63,223,147 
 1C Plot Sales  4  4,863,319  19,453,276 
 2B Plot Sales  6  4,863,319  29,179,914 
 2C Plot Sales  1  4,863,319  4,863,319 
 2C Plot Sales - Premium  5  6,960,943  34,804,715 
 3A Plot Sales  5  4,863,319  24,316,595 
 3B Plot Sales  4  4,863,319  19,453,276 
 3B Plot Sales - Premium  7  6,960,943  48,726,601 
 3C Plot Sales - Premium  4  6,960,943  27,843,772 
 4 Plot Sales - Premium  13  6,960,943  90,492,259 
 5 Plot Sales - Premium  2  6,960,943  13,921,886 
 6 Plot Sales - Premium  11  6,960,943  76,570,373 
 7 Plot Sales - Premium  19  6,960,943  132,257,917 
 8 Plot Sales - Premium  5  6,960,943  34,804,715 
 Totals  114  692,861,550 

 NET REALISATION  692,861,550 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  95,000,000 
 Fixed Price   95,000,000 

 95,000,000 
 Stamp Duty  4,737,500 
 Effective Stamp Duty Rate  4.99% 
 Agent Fee  1.00%  950,000 
 Legal Fee  0.50%  475,000 

 6,162,500 

 CONSTRUCTION COSTS 
 Construction  Units  Unit Amount  Cost  

 M20 Junction 12-13      1 un  5,016,153  5,016,153 
 M20 Junction 12-13 Local Junction Upgrades      1 un  33,543  33,543 
 Junction 11 Option A Phase 1      1 un  1,524,008  1,524,008 
 Junction 11 Option A Phase 2      1 un  1,692,448  1,692,448 
 Junction 11 Option A Phase 3      1 un  2,166,834  2,166,834 
 Junction 11 Option A Phase 4      1 un  1,380,446  1,380,446 
 A20/A260 Interchange Junction 1      1 un  974,957  974,957 
 A20/A260 Interchange Junction 1      1 un  17,987  17,987 
 A20/A260 Interchange Junction 1      1 un  147,529  147,529 
 Totals  12,953,905 
 1A - Direct Works  28,241,689 
 1B - Direct Works  30,205,989 
 1C - Direct Works  17,745,514 
 2A - Direct Works  3,906,530 
 2B - Direct Works  10,946,152 
 2C - Direct Works  9,814,490 
 3A - Direct Works  20,437,949 
 3B - Direct Works  17,625,169 
 3C - Direct Works  9,935,132 
 4 - Direct Works  23,340,929 
 5 - Direct Works  5,380,870 
 6 - Direct Works  14,398,078 
 7 - Direct Works  18,169,856 
 8 - Direct Works  7,323,484 
 1A - General Overheads/Prelims  229,238 
 1B - General Overheads/Prelims  227,087 
 1C - General Overheads/Prelims  108,844 
 2A - General Overheads/Prelims  22,248 
 2B - General Overheads/Prelims  89,580 
 2C - General Overheads/Prelims  80,030 
 3A - General Overheads/Prelims  136,180 
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 3B - General Overheads/Prelims  149,095 
 3C - General Overheads/Prelims  73,009 
 4 - General Overheads/Prelims  190,198 
 5 - General Overheads/Prelims  40,336 
 6 - General Overheads/Prelims  128,662 
 7- General Overheads/Prelims  185,592 
 8 - General Overheads/Prelims  64,494 
 Professional fees  5,376,011 
 1B - Professional / LA Fees  5,718,116 
 1C - Professional / LA Fees  4,039,591 
 2A - Professional / LA Fees  648,766 
 2B - Professional / LA Fees  1,880,866 
 2C - Professional / LA Fees  2,346,306 
 3A - Professional / LA Fees  4,213,400 
 3B - Professional / LA Fees  4,010,486 
 3C - Professional / LA Fees  2,469,277 
 4 - Professional / LA Fees  5,008,303 
 5 - Professional / LA Fees  1,181,612 
 6 - Professional / LA Fees  3,683,105 
 7 - Professional / LA Fees  4,547,331 
 8 - Professional / LA Fees  1,443,739 

 278,717,238 
 Other Construction 

 Infrastructure Risk  3,541,922 
 1B - Infra Risk  3,673,911 
 1C - Infra Risk  2,073,477 
 2A - Infra Risk  468,861 
 2B - Infra Risk  1,366,000 
 2C - Infra Risk  1,251,507 
 3A - Infra Risk  2,555,107 
 3B - Infra Risk  2,269,146 
 3C - Infra Risk  1,275,145 
 4 - Infra Risk  2,955,885 
 5 - Infra Risk  677,142 
 6 - Infra Risk  1,871,540 
 7 - Infra Risk  2,412,053 
 8 - Infra Risk  940,549 

 27,332,245 
 Section 106 Costs 

 1A - Section 106 Costs  16,890,000 
 Onsite waste water scenario  1,052,632 
 1B - Section 106 Costs  14,760,000 
 Onsite waste water scenario  912,281 
 1C - Section 106 Costs  4,230,000 
 Onsite waste water scenario  280,702 
 2B - Section 106 Costs  6,510,000 
 Onsite waste water scenario  421,053 
 2C - Section 106 Costs  6,375,000 
 Onsite waste water scenario  421,053 
 3A - Section 106 Costs  5,100,000 
 Onsite waste water scenario  350,877 
 3B - Section 106 Costs  12,570,000 
 Onsite waste water scenario  771,930 
 3C - Section 106 Costs  4,350,000 
 Onsite waste water scenario  280,702 
 4 -Section 106 Costs  14,925,000 
 Onsite waste water scenario  912,282 
 5 - Section 106 Costs  2,550,000 
 Onsite waste water scenario  140,351 
 6 - Section 106 Costs  12,345,000 
 Onsite waste water scenario  771,930 
 7 - Section 106 Costs  21,150,000 
 Onsite waste water scenario  1,333,333 
 8 - Section 106 Costs  5,745,000 
 Onsite waste water scenario  350,877 

 135,500,003 

 PROFESSIONAL FEES 
 Development Management Fee  6.00%  15,602,713 
 Unrecovered Estate Costs  6,750,002 

 22,352,715 
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