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1 Introduction  

1.1 Instruction – 1 White Post Street, SE15 

1.1.1 We refer to Bulbul Ali’s email, dated 17 August 2018, to Kwajo Mensah instructing Jones Lang LaSalle (hereafter 

“JLL”) to provide valuation advice relating to a proposed development at the above (the “Site”).  The Site will 

comprise a development of 25 units designated for private sale (the “Units”).  The Units will include a mixture of 

one and two bedroom flats spanning two blocks above ground floor commercial space.  The proposed works also 

include the refurbishment of 6 railway arches which will be provided as commercial B1 and B2 use class floor 

space.  

1.1.2 It is our understanding that Hexagon Housing Association (“Hexagon”) is proposing to acquire the long leasehold 

interest in the Site and are currently in negotiation regarding a land and build contract with GADA Property 

Investments (the “Developer”).  We understand the proposed fixed price contract will comprise a consideration of 

£5,978,288 for building works.  This is inclusive of the cost of construction for the commercial space which will be 

retained by the Developer.  

1.1.3 Accordingly, JLL has been asked to provide valuation advice regarding the following: 

• Market Value of the Units, subject to vacant possession (“MV-VP”);  

• Market Value of the Site; and 

• Market Value of the Site, on the special assumption that 50% of the Units are restricted to shared 
ownership with the remainder delivered as shared ownership, with values based on the aggregate values 
provided by Hexagon. 

1.1.4 A copy of our Terms of Engagement is attached at Appendix 1.  

1.2 Basis of Valuation  

1.2.1 We confirm that our valuation and report will be prepared in accordance with the current RICS Valuation – Global 

Standards 2017 published by the Royal Institution of Chartered Surveyors and the RICS Valuation – Professional 

Standards UK January 2014 (revised April 2015) (the “RICS Red Book”).  Our advice is on the basis of Market 

Value (MV-VP). 

1.3 Market Value (MV) 

1.3.1 The basis of Market Value is defined in the RICS Red Book as follows: 

“The estimated amount for which an asset or liability should exchange on the valuation date between a willing 

buyer and a willing seller in an arm’s length transaction after proper marketing and where the parties had each 

acted knowledgeably, prudently and without compulsion.” 

1.4 Purpose of Valuation 

1.4.1 Our valuation has been prepared for Hexagon’s internal use and we understand will be used for acquisition 

purposes only.   

1.5 Status of Valuer 

1.5.1 In preparing this valuation we have acted as external valuers, subject to any disclosures made to you. 
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1.6 Personnel  

1.6.1 The valuation has been prepared by Sam Cook MA (Hons) under the direction of Kwajo Mensah MRICS, a 

Director of JLL. 

1.6.2 We confirm that the personnel responsible for this valuation are qualified for the purpose of the valuation in 

accordance with the RICS Valuation Standards. 

1.7 Inspection 

1.7.1 We undertook an external inspection of the Site on 24 August 2018. 

1.8 Valuation Date 

1.8.1 The date of valuation is 7 November 2018. 

1.9 Restrictions on use 

1.9.1 Our valuation cannot be used for loan security purposes without the prior written consent of JLL.  

1.10 Conflict of Interest 

1.10.1 We do not have any conflict of interest in providing the advice that you have requested.  

1.11 Sources of Information 

1.11.1 We have had sight of planning application documents relating to application ref. DC/17/104772.  This included the 

following:  

• Design and Access Statement, prepared by Coleflax Design, dated November 2017; 

• Accommodation schedule Rev F, prepared by Coleflax Design; 

• Revised floor plans for the South Block, dated April 2018; 

• Floor plans for the North Block, dated November 2017; 

• Unit elevations; 

• Existing Site plan; and 

• Planning Committee Report, dated August 2018.  

1.11.2 We have also been provided with details of a fixed price design and build contract and aggregate values, sent 

under cover of Bulbul Ali’s email, dated 24 October 2018. The latter has informed our valuation of the 100% 

shared ownership option only.  
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2 Location and Description  

2.1 The Site 

2.1.1 The Site is located at the intersection of White Post Street and Wagner Street within the London Borough of 

Lewisham. 

2.1.2 The Site is broadly triangular in shape and currently comprises a small car scrap yard, a mechanics workshop 

and six railway arches.  The Site is bordered by a railway viaduct to the west, Wagner Street to the south and 

Deptford Ambulance Station to the east.  The north of the Site backs on to the enclosed rear gardens of terraced 

housing along Farrow Lane.  

2.1.3 The surrounding area is characterised by a mixture of commercial and residential uses.  Commercial uses include 

Deptford Ambulance Station, a range of merchant suppliers along Ilderton Road and ground floor retail units 

fronting New Cross Road.  In terms of nearby residential provision, there is a mixture of property ages including 

three and four storey period housing along New Cross Road, the 1960s built high-rise Tustin Estate to the west 

and the recently completed BTR scheme Kender Triangle.  There are also a number of recently built affordable 

housing schemes nearby including Tary House, The Grove and The Ironworks.  

2.2 Communications  

2.2.1 The Site is accessed via White Post Street.  White Post Street connects with the A2, New Cross Road, a major 

arterial road in the South East London area.  The A2 provides access to Elephant & Castle to the north west and 

New Cross and Deptford to the south east.  Circa 650 metres from the Site, the A2 links up with the A202 

Queen’s Road which runs east to west providing a connection with Camberwell, Oval and Vauxhall.  

2.2.2 The Site has a PTAL rating of 4, indicating good accessibility to public transport connections.  Queens Road 

Peckham station is a 12 minute walk south of the Site.  Queens Road Peckham station is serviced by Southern 

railway and the Overground, providing a link to London Bridge, Clapham Junction and Dalston Junction.  In 

addition, New Cross Gate is situated circa 1 kilometre south east of the Site with trains providing connections to 

London Victoria, West Croydon and Highbury and Islington.  

2.2.3 The Site is located along the proposed Bakerloo Line extension route.  The plans, subject to approval, would see 

the Bakerloo Line extended from Elephant & Castle to Lewisham with two stations along Old Kent Road.  If 

approved, the Bakerloo Line extension would significantly improve Site accessibility, providing a direct link to 

central London via the Underground.  

2.2.4 There are also a number of bus routes which run along New Cross Road including lines 21, 53, 172 and 453.  

These services provide an alternative route into central London as well as connect the Site with the nearby town 

centres of Deptford and Lewisham.   

2.3 Local Amenities 

2.3.1 There is a moderate level of retail provision within close proximity to the Site.  Along New Cross Road there are a 

number of off licences and fast-food outlets.  Within 150 metres of the Site there is also an Aldi supermarket with 

on-site parking provision.  More substantial retail provision is located towards New Cross Gate where there is a 

large Sainsbury’s, a TX Maxx and a number of local independent retailers.  In the opposite direction, circa 1.25 

kilometres north west of the Site, there is a small retail park which includes a Halfords, B&Q and an Asda 

Superstore.  
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2.3.2 Peckham town centre, located circa 1.3 kilometres south west of the Site, is home to a range of restaurants, bars 

and leisure facilities such as the CLF Art Café and Peckham Pulse Leisure Centre.  

2.3.3 There are a number of schools within walking distance of the Site including St Tomas The Apostle School and 

Sixth Form College and Kender Primary School.  Goldsmiths College, University of London, is also a short walk 

south east of the Site.   
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3 The Proposed Development  

3.1 The Units    

3.1.1 Hexagon have provided us with a schedule of accommodation, details of which are summarised below:  

Unit Type Size (sqft.) Count 

1 bed flat 538 - 581 7 

2 bed flat 657 - 936 18 

Total 17,287 25 

3.1.2 We have had sight of proposed layouts and note the Units will be contemporary in style with open-plan 

configurations, a mixture of single and double bedrooms, storage space and en-suite shower rooms to the top 

floor flats.  All of the proposed units benefit from private amenity space in the form of either a balcony or terrace.  

3.2 Proposed Specification  

3.2.1 We have not had sight of a schedule of specification but have assumed that the Units will be finished to a good 

standard commensurate with other new build provision in the area.  We have assumed that all building works in 

respect of the proposed units will be carried out in accordance with best practice, adhering to all necessary 

legislation.  We have assumed that a New Homes warranty will be made available upon completion. 

3.3 Sustainability 

3.3.1 The Code for Sustainable Homes has recently been abolished by the Government.  Elements of the Code will 

now be incorporated into building regulations, which will be retitled as ‘The New National Technical Standards’ 

and set at the equivalent of a Code Level 4.  We have assumed the proposed development will achieve the 

current sustainability standards. 

3.4 Services 

3.4.1 We have assumed that all mains services will be in place for the proposed development, including gas, electricity 

and drainage. 

3.5 Environmental Considerations 

3.5.1 For the purpose of this valuation, we have assumed that there is no contamination or adverse ground conditions 

that could affect our opinion of value. 

3.6  Deleterious Materials 

3.6.1 We are not aware of the presence of any deleterious materials on the land and as such, have not made any 

adjustment to our valuation in this regard. 

 

 

 

 



 

COPYRIGHT © JONES LANG LASALLE IP, INC. 2018. All Rights Reserved 6 
 

4 Legal and Statutory Enquiries  

4.1 Tenure 

4.1.1 We understand Hexagon is interested in acquiring the long leasehold interest in the Site.   

4.1.2 We have not carried out our own investigation of title, nor have we seen a report on title.  We have based our 

valuation upon the information supplied to us and assumed that the land has good title, free from onerous 

covenants and other encumbrances.   

4.1.3 We have assumed that Hexagon is satisfied that there are no title restrictions upon the land which would prevent 

the development as proposed. 

4.1.4 We have assumed the Units will benefit from minimum 125-year leases. 

4.2 Planning  

4.2.1 We have not made any planning enquiries of Lewisham Council (the “Council”) as this is outside the scope of our 

instructions.  We have, however, had sight of a Planning Committee Report, dated August 2018, and note the 

following proposed planning contributions; 

• Contribution of £12,322.40 towards the Local Labour and Business Scheme; 

• Contribution of £107,139, to be paid in lieu of on-site affordable housing provision; 

• Contribution of £78,000, towards highways improvements; 

• Contribution of £54,600, towards offsetting carbon emissions;  

• Contribution of £5,820, towards the improvement of local parks in the London Borough of Lewisham; and 

• Contribution of £4,000 towards meeting the Council’s reasonable costs in preparing and monitoring legal 
obligations. 

4.2.2 We understand the above planning contributions may be subject to further review.  

4.3 Statutory and Tax Matters 

4.3.1 We are unaware of the VAT situation in relation to the Site, although we assume that this will be investigated by 

your legal advisors.  Our valuation does not reflect VAT. 
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5 Valuation Approach 

5.1 Private Units 

5.1.1 We understand all 25 units will be provided for private sale.  

5.2 Shared Ownership Units   

5.2.1 In providing our valuation on the special assumption that 100% of the Units will be delivered for shared ownership 

we have adopted a number of assumptions.  Based on our recent experience and given affordability and Council 

set eligibility income thresholds in the area, we would expect prospective buyers to purchase up to a 40% equity 

share initially and pay rent on the retained equity at a rate of 2.75%.  In undertaking our valuation, we have 

capitalised this rental income on the retained equity at an appropriate rate, accounting for the risks embodied in 

the proposed development.  We have also made an allowance for potential staircasing in the future.  Our 

valuation has provided a proxy unit value for these dwellings.   

5.3 Residual Valuation  

5.3.1 In arriving at our opinions of land value, we have carried out a residual valuation.  This involves assessing the 

Gross Development Value (GDV) of the proposed Site and deducting from the gross receipts the costs to be 

incurred in constructing the development.  These include the costs of construction, professional fees, finance, 

legal fees on the acquisition of the Site and the disposal of the proposed units. Our opinion of value does not 

attribute land value to the commercial element as it is being transferred at peppercorn to the vendor.  

5.3.2 We would stress that any value produced by the residual valuation method can be volatile as it is sensitive to a 

wide range of inputs.  Due to the residual nature of the exercise, relatively small changes in the cost or revenue 

can have a disproportionate impact on the value of the Site. 

5.3.3 We also note that our opinion of value does not attribute land value to the commercial element.  

5.3.4 A summary of our assumptions is as follows: 

• Indicative timescale – we have assumed construction will commence in November 2018 and complete in 
April 2020; 

• Construction costs – we have adopted the fixed price design and built contract provided by Hexagon of 
£5,978,288.  We have not made any further allowance for contingency; 

• Professional fees – we have allowed for a rate of 7.5% of the cost of construction; 

• Finance – we have adopted a debt finance rate of 5.5%;  

• Developer’s profit - we have made an allowance of 17.5% for profit on GDV for the private units only; 

• Stamp duty - we have made an allowance for the payment of stamp duty for the private units only; 

• Grant funding – we have made an allowance for grant funding of £28,000 per unit for the 100% shared 
ownership option only; 

• Community Infrastructure Levy (CIL) – in line with borough specific and London wide obligations, we have 
allowed for a CIL payment of £147/sqm. for the private units only; 
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• S106 Obligations – in accordance with the Planning Committee Report, we have made an allowance for 
statutory obligations of £154,742.40;  

• Off-site Affordable Housing Contribution - we have assumed an off-site affordable housing contribution of 
£107,139 for the 100% private option only; 

• Legal fees (acquisition) - we have assumed legal fees relating to the Site’s acquisition at a rate of 0.5% of 
the land value; 

• Selling costs (proposed units) - we have allowed for sales agents’ fees of 1% and sales legal fees of 0.5%; 
and 

• Marketing fees - we have made an allowance of £2,500 per unit and £2,000 per unit for the private and 
shared ownership units respectively.  
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6 Comparable Evidence  

6.1 Market Commentary  

6.1.1 In calculating our opinion of value for the completed units we have adopted the comparable method of valuation 

and have carried out research into recent property sales in the local area.  Our research has consisted of 

evidence gathered from similar new build / modern developments in the locality.  In addition, local agents’ views 

have been sought in relation to achieved prices for new build and second-hand properties within close proximity 

to the Site in order for us to form an opinion of the Market Value of the Units.  We have had regard of the 

following: 

• Atar House, Ilderton Road, SE16 – A new build development situated 700 metres north of the Site within 

close proximity to Millwall Football Club stadium.  The four storey red brick development includes a 

mixture of one and two bedroom flats.  The units are finished to a high specification with modern kitchens 

fitted with designer appliances and featuring marble worktop surfaces, under-mounted sinks with chrome 

monobloc taps and handleless soft-close wall and base level cabinetry.  The bathrooms are fully tiled with 

recessed toilets with concealed cisterns, recessed wash-hand basins with under-mounted cabinets and 

white panelled bathtubs.  En-suite shower rooms feature walk-in showers with glass screens and 

overhead and handheld shower heads.  The open-plan kitchen / reception rooms benefit from oak wood 

flooring while the bedrooms are fitted with carpets.  All of the units benefit from private outdoor amenity 

space.  

We are aware of the following achieved prices: 

Address Unit Size (sqft.) Price £PSF Date 

Flat 3 2 bed flat 700 £475,000 £679 Dec. 17 

Flat 5 2 bed flat 797 £515,000 £646 Nov. 17 

We are also aware of the following two units which are currently on the market: 

Unit Size (sqft.) Price £PSF 

1 bed flat 522 £395,000 £757 

1 bed flat 517 £385,000 £745 

The location, new build status and size of the above scheme relative to the Units, makes it a strong 

comparable for the proposed development.  A marginal adjustment downwards has, however, been made 

in our valuation to account for the high specification finish of Atar House.   

• 112 Reaston Street, SE14 – A modern development located circa 350 metres east of the Site.  We are 

aware of a one bedroom ground floor flat measuring 520sqft. which sold in June 2018 for £363,000.  This 

equates to a sales rate of £698/sqft.  We note the property was originally marketed at £385,000, 

eventually selling for a discount of circa 6%.  Internally, the unit is finished to a good specification with a 

part integrated kitchen with an induction hob and overhead extractor fan, wooden worktop surfaces, over-

mounted stainless steel sink, tiled splashback and wall and base level cabinetry.  The bathroom has tiling 

to select walls, recessed lighting and white sanitaryware including a bathtub with shower attachment, 

pedestal wash-hand basin and toilet.  The property benefits from a private patio and has laminate wood 

flooring to the reception room.  The kitchen and bathroom include tiled flooring.   

We are of the opinion that the Units will achieve marginally higher capital values given their new build 

premium relative to the above scheme. 
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• 153 New Cross Road, SE14 – A new build three storey development situated circa 600 metres south east 

of the Site towards New Cross Gate station.  We are aware of two flats in the development that are 

currently on the market for sale: a one bedroom flat measuring 538sqft. and a two bedroom flat measuring 

753sqft.  The one bedroom flat is marketed at £350,000, reflecting a sales rate of £651/sqft. while the two 

bedroom unit is on the market for £475,000, or £753/sqft.  The units are both contemporary in layout with 

open-plan kitchen / reception rooms and private outdoor amenity space.  The development is currently 

under construction and due to complete in Q2 2019.  Internally, the units will be finished to a good 

specification with modern fully integrated kitchens and tiled contemporary bathroom suites.   

We would expect to achieve a marginal uplift in values for the Units given the larger scale and prominence 

of the proposed development.  Many of the Units will also benefit from improved views and a more 

substantial provision of outdoor amenity space relative to the above scheme.  

• Evans Cook Close, SE15 – A modern development built in 2007 and located 700 metres south of the Site 

adjacent to Queens Road Peckham station.  Internally, the units are finished to a good standard with fully 

integrated kitchens featuring wood panelled wall and base level cabinetry, tiled splashbacks, gas hobs and 

laminate worktop surfaces.  The bathrooms benefit from tiling to select walls and white sanitaryware.  The 

two bedroom flats also include en-suite shower rooms to the master bedrooms.  Bedrooms are fitted with 

carpets while common areas have laminate wood flooring.  The development benefits from allocated 

parking, a communal roof terrace with seating and a secure video entry phone system.  

We are aware of the following achieved prices: 

Address Unit Size (sqft.) Price £PSF Date 

Flat 29, 1 Evan Cook Close 2 bed flat 700 £499,999 £714 Apr. 18 

Flat 28, 9 Evan Cook Close 2 bed flat 667 £467,500 £701 Dec. 17 

We are also aware of an additional one bedroom property in the development that is currently on the 

market for £350,000.  The one bedroom unit measures 494sqft. equating to a sales rate at asking price of 

£709/sqft.  

We are of the opinion that the Units will achieve marginally inferior values.  While the Units benefit from a 

new build premium, this is offset by the superior location of Evan Cook Close as well as the inclusion of 

on-site parking and a communal roof terrace.  

• 1 Avonley Road, SE14 – A modern development built within the past 5 years and situated circa 200 

metres east of the Site.  We are aware of a one bedroom flat currently on the market for £350,000.  The 

flat measures 505sqft., reflecting a sales rate at asking price of £693/sqft.  Internally, the flat is finished to 

an average specification with a modern kitchen featuring an induction hob, over-mounted stainless steel 

sink with drainer, induction hob, wooden worktop surfaces and wall and base level cabinetry.  The 

bathroom is part tiled with white sanitaryware including a pedestal wash-hand basin, toilet and bathtub 

with shower attachment and screen.  The bathroom also includes a chrome heated towel rail.  The 

bedroom is fitted with carpet while the common areas include laminate wood flooring.  The flat benefits 

from a private balcony while the wider development provides residents with access to a communal garden.  

Given the new build premium and superior internal specification of the Units, we anticipate the proposed 

development will achieve higher capital values relative to the above scheme.  

• 13 Besson Street, SE14 – A development built in 2008 situated approximately 600 metres south east of 

the Site.  We note a one bedroom unit at the development is currently marketed at £370,000, equating to a 

sales rate of £598/sqft. for the 619/sqft. property.  Internally, the second floor flat is finished to an average 

S with a separate kitchen and reception room, double bedroom with built-in storage and bathroom.  The 

kitchen includes a tiled splashback, gas hob, stainless steel sink with monobloc tap and a range of wood 
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panelled cabinetry.  The bathroom is part tiled with white sanitaryware including a bathtub with shower 

screen and attachment. There is a Juliet balcony to the kitchen and carpeted flooring to all rooms.  The flat 

also benefits from an allocated parking space.  

We are of the opinion that the Units at the Site will achieve higher sales rates on account of their superior 

level of finish and new build premium.  We also note the large size of the above comparable is likely to 

depress the sales rate further.  

• 157–163 Queens Road, SE15 – A new build gated development located adjacent to Queens Road 

Peckham station.  We are aware of a one bedroom unit measuring 646sqft. that sold in November 2017 

for £380,000.  The achieved price reflects a sales rate of £588/sqft.  The flat includes a narrow galley style 

kitchen with gas hob, under-mounted sink, fully integrated appliances and recessed lighting.  The 

bathroom is fully tiled and includes a recessed toilet with concealed cistern and chrome dual flush plate, 

wash-hand basin with under-mounted cabinet and bathtub with shower screen and attachment.  There is 

carpeting to the bedroom while the kitchen and reception room have wood panelled flooring.  The 

development benefits from a secure entry phone system, bicycle storage and a communal garden.  The 

unit was offered with Help to Buy. 

We expect corresponding unit types at the Site to achieve higher sales rates compared to the above 

scheme.  157–163 Queens Road is located on a busy street and has an irregular internal layout with a 

narrow galley style kitchen.  Both of these factors negatively impact the value of the property.   

6.1.2 We have tried to obtain detailed and reliable information on each comparable transaction referred to above but 

we are not in a position to guarantee that we have obtained full disclosure of information from the respective 

sources.  
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7 Valuation  

7.1 Market Value (MV-VP) 

7.1.1 Subject to the foregoing, therefore, we consider that the Market Value of the Units, subject to vacant possession 

and no restriction on use, is: 

Unit Type MV-VP (Nov. 18) 

1 bed flat £377,500 - £390,000 

2 bed flat £447,500 - £570,000 

7.1.2 The above Market Values reflect a blended sales rate for the proposed development of £661/sqft. 

7.2 Site Value (100% Private)  

7.2.1 Subject to the foregoing, therefore, we are of the opinion that the Market Value of the Site with no restriction on 

use, as of the date of this report, is: 

£2,050,000 

(two million, fifty thousand pounds) 

7.3 Site Value (100% Shared Ownership) 

7.3.1 Subject to the foregoing, therefore, we are of the opinion that the Market Value of the Site on the special 

assumption that 50% of the Units are restricted to shared ownership with the remainder delivered as shared 

ownership, with values based on the aggregate values provided by Hexagon, as of the date of this report, is: 

£2,950,000 

(two million, nine hundred and fifty thousand pounds) 

7.4 Hexagon’s Offer (25 units) 

7.4.1 Based on our experience, we would expect a realistic apportionment for the land element to be in the region of 

30% of the estimated GDV.  

7.4.2 On the special assumption that 50% of the Units are restricted to shared ownership and the remainder delivered 

as shared ownership, with values based on the aggregate values provided by Hexagon, the Market Value of the 

Site, exclusive of grant funding, equates to 24.5% of the aggregate Market Value (restricted) of £9,165,144. On 

balance, we are therefore of the view that another Registered Provider could offer up to £3,450,000 (inclusive of 

grant funding) for the acquisition of the Site, subject to internal approval / break-even metrics. 
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8 Confidentiality and Publication 

8.1.1 Finally, and in accordance with our normal practice we confirm that the Report is confidential to the party to whom 

it is addressed for the specific purpose to which it refers.  No responsibility whatsoever is accepted to any third 

party and neither the whole of the Report, nor any part, nor references thereto, may be published in any 

document, statement or circular, nor in any communication with third parties without our prior written approval of 

the form and context in which it will appear. 

Yours faithfully 

 

 

 

Kwajo Mensah MRICS 

Director 

For and on behalf of  

Jones Lang LaSalle Limited 
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