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1.0 EXECUTIVE SUMMARY 

We summarise the key features of this Report which should nevertheless be read in full. 

 The 22 acre site is dominated by the manufacturing facility currently occupied by Delphi Industries 
which extends to circa 23,566 sq. m. (253,662 sq. ft.) alongside which are ancillary buildings and 
facilities including the Delphi Centre, sports pitches and car parks. 

 The industrial / warehouse market in the local search area (e.g. Sudbury + 15 miles) appears to be 
buoyant at present with a good number of larger employers in this broad sector. 

 There is a broadly declining supply of available industrial stock with an apparent steady level of 
demand with occasional peaks in leasing activity. 

 The levels of achieved industrial rents are in line with comparable regional centres with relatively 
minimal rent free periods and increasing freehold transactional activity. 

 The scale of the existing building appears to be unique for the local area with the only known examples 
of existing buildings of 100,000 sq. ft. and over located in traditional industrial / distribution heartlands 
around Peterborough, Huntingdon, Milton Keynes and Corby.  

 There are a handful of examples in the local area that offer existing industrial / warehouse units of 
50,000 sq. ft. and over. 

 The bulk of localised demand is focused on units of 10,000 sq. ft. or less although there are a limited 
number of examples of larger units (circa 10,000 – 30,000 sq. ft.) being leased and even fewer that 
are circa 100,000 sq. ft.  

 The local office market has remained stable over the last 5 years with the amount of available office 
space declining over this period. 

 Although the take up of office space fell between 2013 and 2016, demand has seemingly increased 
again in 2017 and 2018 to date. 

 Office transactions that are occurring are typically small in scale with over 90% taking 5,000 sq. ft. or 
less in any one transaction. 

 Office asking rents have crept up from circa £10.00 to £12.50 per sq. ft. between the end of 2013 and 
Q3 2018. 

 The number of offices being put up for sale in the last year and a half has increased significantly – no 
doubt linked to dwindling supply, increased demand and upward rental trends being seen in the 
leasehold sector. 

 Five redevelopment options have been appraised ranging from the refurbishment of the existing 
building for reoccupation as a whole through to the full site clearance for a mixed residential and 
commercial led scheme with ancillary sports and child care facilities.  

 The two options which seek to retain the existing building (either under the refurbishment of the whole 
or subdivision into part) generates a residual land value of circa £7.95m to £8.73m based on high 
level refurbishment cost estimates. These values could fall in the event of higher refurbishment costs. 
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 Two of the three redevelopment options which range from the demolition of half of the unit to the full 
redevelopment into mixed use schemes generate viable residual land values under base case 
scenarios ranging from £603,000 to £3.2m. 

 The final redevelopment option with the highest proportion of proposed residential accommodation 
generates a non-viable residual land value with a shortfall of over £1.5m before a breakeven point is 
reached. 

 There is a clear trend in the options considered linked to the number of residential units and the impact 
on viability due to the fact that the affordable residential units are sold at a price that is less than it 
costs to build them in the first place. 
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2.0 LIMITATIONS OF REPORT 

This report is provided for the purposes and use of the client. It is confidential to the client and the client’s 
representatives. Carter Jonas LLP accepts responsibility to the client that the report has been prepared with 
the skill, care and diligence reasonably expected of a competent Chartered Surveyor but accepts no 
responsibility whatsoever to any party other than the client. Any such party relies on the report at their own 
risk. 

This report is intended for use by the Client only and for the purposes for which it was commissioned. Making 
reference to the report by the Client (in whole or part) in published documents, circulars or statements shall 
be permitted subject to prior notification to Carter Jonas LLP. 

This report should be read as a whole so that no part may be taken out of context. 

The report has been prepared in accordance with the instructions received from Dawn Easter - Economic 
Development Officer at Babergh and Mid Suffolk District Councils.  

The report has been prepared by William Rooke MRICS, Ben Le Coq MRICS, Chris Willett, Glen Richardson 
and Justin Bainton who have the relevant experience and knowledge to appraise development sites in this 
location.  

This report is not intended nor is it suitable for secured lending purposes or for assessing the suitability of the 
property for loan security by a third party. 

We have undertaken a visual inspection of the building and site as far as reasonably possible. 

Any interpretation of legal documents and legal assumptions must be checked by the client’s legal advisor. 
No responsibility or liability is accepted for the correct interpretation by Carter Jonas LLP of the legal position 
of the client or other parties or with regard to legal title. We have assumed the property is not subject to any 
unusual or especially onerous restrictions, encumbrances or outgoings and that good title can be shown. For 
the avoidance of doubt, these matters should be investigated by the client’s legal representative. We have 
assumed that the property and its value would not be affected by any matters which would be revealed by a 
local search and replies to the usual inquiries, or by any statutory notice and neither the property, nor its 
condition, use, intended use are or would be unlawful.  

We have not carried out any tests of drainage, electrical, plumbing or other service installations. 

We have not undertaken any tests to establish whether deleterious, hazardous, inherently dangerous or 
unsuitable materials or techniques were used in the construction of the property or have since been 
incorporated. Therefore we are unable to confirm the property is free from such materials.  

In the event of values being provided in this report – they are done so on the basis of the site being made 
available with suitable planning consent and on assumed occupational terms. They are not values of the sites 
being traded as going concerns, which would be subject to a different method of valuation. 

Assumed development costs have been based on estimated delivery costs based on BCIS data for such 
schemes in the eastern region. No input has been provided by a Quantity Surveyor on the estimated delivery 
costs.  
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2.1 SOURCES OF INFORMATION 

Access has been provided to the Pinsent Masons data room where various pieces of information on the 
building has been provided including existing layout plans which have been relied upon. 

The title documents have been obtained from Land Registry.  

Market statistics and trends have been sourced from Property Market Analysis LLP, CoStar, Estates Gazette 
Interactive and our own market knowledge of recent lettings / sales in the area.  
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3.0 BACKGROUND & THE BRIEF 

3.1  BACKGROUND 

The Delphi site, Newton Road, Sudbury (the property / the site) is owned and occupied by Delphi Diesel 
Systems Limited (a global automotive emissions, fuel economy and aftermarket solutions provider).  

It is understood that Delphi will cease manufacturing during 2020 and wish to dispose of the site soon after 
following on from the decision to relocate operations to Eastern Europe.  

The site currently employs circa 500 highly skilled engineering staff and has the capacity to employ over 
2,500 people, making a significant contribution to both the town of Sudbury and the wider local economy. 

Babergh District Council and the New Anglia Local Enterprise Partnership are seeking to retain employment 
opportunities for the site and wish to understand the impact that any changes would have on Sudbury and 
the wider South Suffolk area. 

The site is currently being marketed by Colliers International and the New Anglia LEP have been circulating 
details across the global network of consulates to try and generate interest in the site from an employment 
led end occupier.  

3.2 THE BRIEF 

Carter Jonas has been commissioned to prepare an options appraisal report to explore a number of future 
uses for the site including: 

 The retention of the site retaining the whole site for sale/lease to a single commercial user

 The sub division / re-configuration of the existing principal building for re-occupation by multiple
employment orientated occupiers

 The delivery of a mixed use site including some enabling residential development to support
employment and community facilities on the remainder

These redevelopment options are to be assessed against an existing use market appraisal based on current 
rents, yields and occupational demand. 

Each redevelopment appraisals is accompanied by a development viability appraisal which takes account of 
relevant factors including market demand to determine the profitability of each form of development.  

Each option also identifies how the community benefit of the Delphi Centre and sports facilities could be 
supported or enhanced. 
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4.0 THE PROPERTY 

4.1 LOCATION 

Sudbury is accessed via the A131 which links the town to Bury St Edmunds to the north and Braintree to the 
south via the A120. The A120 in turn, leads directly to the M11 and Stansted Airport. The Port of Felixstowe, 
one of the busiest container ports in Europe, is approximately 30 miles from the site. Central London can be 
accessed in approximately 1 hour 15 minutes via train from Sudbury station. 

Figure 1 – Location Overview 

4.2 SITUATION 

The site is situated at the end of Alexandra Road leading off Newton Road, one of the principle roads running 
through the town of Sudbury, Suffolk.  

The site is situated to the east of Sudbury town centre in a predominantly commercial orientated business 
district with a number of warehouses / light industrial units / trade counters and offices to the north, east and 
south of the site. To the west are a number of residential housing estates accessed off the B1115 (Landsdown 
Road / Park Road). 

The site is approximately 0.6 miles (15 minute walk) from Sudbury’s town centre where there are a number 
of retail and leisure offerings. Sudbury train station is a similar distance from the site.  
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Figure 2 – Situation Overview 
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Figure 3 – Situation Overview 

Delphi Centre / Sports Facilities 

Main Car Park 

Principal Manufacturing Plant 

Second Car Park 
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4.3 DESCRIPTION OF THE PROPERTY 

The site extends to circa 22 acres (8.9 hectares). The main building, completed in 1964, extends to 
approximately 23,566 sq. m. (253,662 sq. ft.) on a gross internal area basis at ground floor level with an 
additional 4,509 sq. m (48,534 sq. ft.) of first floor office / general ancillary accommodation. In total there is 
circa 28,075 sq. m. (302,196 sq. ft.) of warehouse / office space over ground and first floor. 

There is also a large basement principally used as a plant room. The area of this space is not known and 
therefore excluded from the above measurements. 

The bulk of office / ancillary spaces associated with the main building are situated around the perimeter of 
building with central parts retained as full height manufacturing / production / workshop spaces.  

The building is of mixed construction including steel portal frame and profiled cladding, as well as brick in 
part. Floors are of solid concrete construction. The unit also benefits from roof installed M&E. 

The building benefits from clear height of 7m rising to 8.5m, 5 loading doors and a ‘ring main’ of services. 

Figure 4 – Site Overview Aerial Image 

Figure 5  
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Externally there is a warehouse / store to the north east of the site extending to approximately 1,550 sq. m 
(16,680 sq. ft.) and a gatehouse of circa 251 sq. m. (2,697 sq. ft.) including reception office and workshop / 
garage. 

In addition, there is an ancillary social club and football pitch to the north of the site which extends to 
approximately 1,161 sq. m. (12,500 sq. ft.) on an estimated NIA basis. 

There are two electricity supplies to the site as well as two mains gas supplies. 

There are two car parks located to the south with the main car park extending to circa 1.99 acres and the 
second car park extending to circa 0.49 acres.  

Figure 6 – Recreation Facilities and Ancillary Warehouse 
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5.0 INDUSTRIAL MARKET ANALYSIS 

5.1 OVERVIEW 

Sudbury is not dissimilar to other small market towns in terms of the scale and nature of existing and proposed 
industrial / warehouse and the nature of occupiers within them.  

The bulk of accommodation is clustered to the east of the town either side of the A134 (where the subject site 
is located) with smaller clusters to the north (Wood Hall Business Park) and west (off Brundon Lane). 

Figure 9 – Overview of Sudbury Warehouse / Industrial Distribution 

Major employers within the manufacturing / warehouse type sectors include (but are not necessarily limited 
to): 

COMPANY NAME ESTIMATED NUMBER OF EMPLOYEES 

PHILIPS AVENT 500 

BRITISH GASKETS LIMITED 275 

PROLOG 200 

SILK INDUSTRIES LIMITED 173 

WALTERS HOLDINGS LIMITED 110 

STEPHEN WALTERS & SONS LIMITED 106 
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SPECFLUE LIMITED 95 

WALKER SNACK FOODS 92 

COPELLA 92 

LAVENHAM 80 

ROYS OF SUDBURY 60 

TGA MOBILITY LIMITED 59 

LANXESS / ANTEC INTERNATIONAL 
LIMITED 

50 

HUNTSMAN PIGMENTS 40 

Given the size of the existing building in question as well as the size of the site as a whole, it is considered 
necessary to consider it in the context of the local market as well as the wider regional market on the basis 
that prospective occupiers are likely to be considering opportunities across this broad location. 

Figure 10 outlines the extent of the local market search area with a focus on buildings of over 5,000 sq. ft. 
(465 sq. m.). 

The local market has been defined as being within 15 miles of the site 

Figure 10 – Overview of Local Search Area (Sudbury + 15 Miles) 
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5.2 AVAILABILITY 

Research undertaken indicates that there is approximately 14.15m sq. ft. of existing warehouse / light 
industrial stock across the search area which is slightly higher than the 5 year average of 14.06m sq. ft. 

There is around 879,000 sq. ft. currently available (existing and proposed) which is lower than the 5 year 
average of 1.08m sq. ft. although looking at the existing space alone there is circa 490,000 sq. ft. currently 
available.  

The amount of available industrial space in the search area consistently declined between 2013 and 2017 
from a high of just over 1.79m sq. ft. in 2013 to 590,000 sq. ft. at the end of 2017 although the amount of 
available space has increased slightly in 2018 to 879,000 sq. ft.  

Figure 11 – Industrial Availability – The Site + 15 Miles. Source: CoStar 

The bulk of available warehouse space within the search area offers less than 10,000 sq. ft. of space with 14 
of the 70 available spaces offering units from 10,525 sq. ft. to 75,848 sq. ft. A number of the largest units 
have been summarised in the following table.  

The largest unit (the AFB Unit, Sudbury) offers 75,848 sq. ft. and is available to let although the owner may 
sell. It is understood that the unit has been available since May 2017. 

The Prolog building extends to approximately 27,600 sq. ft. although has subsequently been part let to A1 
Coffee. Additional closures include the units occupied by Philips Avent Uk Ltd in Glemsford where 
production is understood to be ceasing shortly. The unit extends to 295,690 sq. ft. and appears to be 
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of a higher specification than the subject property. This would result in another sizable unit in close proximity 
to the subject site and would be strong competition.  

Image Address Size Rent 
Price 
(PSF) 

AFB Unit, Church Field Rd, Sudbury, CO10 
2YA 

75,848 £5.95 £77.37 

2 Elliot Dr, Braintree, CM7 2GD 30,634 
£4.000 - 
£5.00 

n/a 

2 Wyncolls Rd, Colchester, CO4 9HU 30,076 £5.74 n/a 

Easter Park, 10 Axial Way, Colchester, CO4 
5WY 

28,200 £7.98 n/a 

2 Wyncolls Rd, Colchester, CO4 9HU 25,737 £5.74 n/a 

22 Mason Rd, Colchester, CO1 1BX 22,450 £5.25 n/a 

2 Elliot Dr, Braintree, CM7 2GD 19,394 
£4.000 - 
£5.00 

n/a 
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253-255 Old Heath Rd, Colchester, CO2 8BN 15,773 £5.07 n/a 

The extent of existing and available space across the wider region taking into account more established 
warehouse / manufacturing / distribution locations such as Felixstowe / Peterborough / Northampton / Milton 
Keynes / Kettering / Corby etc. has also been appraised. This helps to put the existing space into the wider 
regional context and open the search area to a patch that prospective occupiers could well be considering.  

Over this wider search area, there are circa 76 existing spaces offering between 50,000 sq. ft. and 574,258 
sq. ft. with the majority of these spaces located closer to Huntingdon, Peterborough, Corby, Northampton and 
Milton Keynes. Despite this, there are a handful closer to the subject site including those in Thetford, 
Braintree, Chelmsford and Colchester. The only example in Sudbury itself is the AFB Unit on Church Field 
Road (as outlined above). 

Figure 12 – Existing Light Industrial / Warehouse Units over 50,000 sq. ft. 

However, if only units that offer over 100,000 sq. ft. of space are selected, it is apparent that there are currently 
no existing warehouse / light industrial units over this search area in the immediate surrounds with the only 
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ones identified (8 in total) away from Sudbury. This is shortly to change with two new logistics / warehouse 
units currently under construction at Suffolk Park, Bury St Edmunds which extend to 147,241 sq. ft. and 
206,491 sq. ft. and are due to complete in November 2018.  

There are other examples of units that are under construction although these are located further afield around 
Bedford, Northampton and Kettering. 

Figure 13 – Existing Light Industrial / Warehouse Units over 100,000 sq. ft. 

5.3 LEASEHOLD TAKE UP 

Over the last 5 years, there has been circa 1.20m sq. ft. leased over the search area (shown in Figure 14) 
with an average deal size of circa 18,660 sq. ft.  The bulk of deals recorded have clustered around Colchester, 
Braintree, Bury St Edmunds and Haverhill with a number also occurring around Sudbury and the immediate 
surrounds. 

Over the last 12 months, circa 402,167 sq. ft. has been leased which compares to the 5 year average of 
422,268 sq. ft.  

To date, circa 230,100 sq. ft. has been leased – considerably less than the total amount of space taken in 
2017 which amounted to 585,140 sq. ft. (the highest amount of annual take up seen over the last 5 years). 
Please see Figure 15 for details. 

This level of demand for space has been reflected in the sharp fall in the number of months that properties 
have remained on the market for falling from 21 months in Q3 2016 to 6 months in Q4 2016. The number of 
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months has risen slightly thereafter and now stands at 8 months for the current quarter. Please see Figure 
16 for details. 

Figure 14 – Leasehold Warehouse / Light Industrial Take Up. Sudbury + 15 Miles. 
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Figure 15 – Leasehold Warehouse / Light Industrial Take Up. Sudbury + 15 Miles. 

Figure 16 – Months on Market. Sudbury + 15 Miles. 
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Over the last 5 years there have been 286 leasehold deals recorded with the largest being 351,167 sq. ft. 
leased to Arrow in February 2015 at a rent of £2.85 per sq. ft. 

Sign 
Date 

Address City 
Total SF 
Leased 

Rent/S
F/Yr 

Rent 
Type 

Term Tenant 

01/02
/2015 

Springwood Dr Braintree 351,167 2.85 Achieved 10 yrs Arrow 

23/12
/2015 

700 Avenue W Braintree 148,000 6.50 Effective 10 yrs Delamode Plc 

01/10
/2017 

Olding Rd 
Bury St 
Edmunds 

91,998 4.02 Achieved 5 yrs DHL 

21/08
/2017 

74 Eastern Way 
Bury St 
Edmunds 

62,067 4.02 Achieved 15 yrs 
Robinson Young 
Ltd 

09/02
/2015 

2 Elliot Dr Braintree 59,390 3.78 Asking   Amaryllis Ltd 

01/05
/2015 

Old London Rd Colchester 46,000 2.07 Asking     

16/12
/2015 

Earls Colne Colchester 45,890 4.18 Effective 10 yrs White Stores Ltd 

14/09
/2018 

Northern Rd Sudbury 43,000 3.00 Asking     

30/10
/2015 

Northern Rd Sudbury 43,000 1.97 Effective 3 yrs Kersey Freight Ltd 

02/11
/2014 

42 Hollands Rd Haverhill 32,960 2.50 Asking   Absco Materials 

04/05
/2017 

Milner Rd Sudbury 29,304 2.73 Effective 10 yrs POCHPAC 

28/03
/2014 

Alexandra Rd Sudbury 25,632 3.90 Effective 5 yrs H Erben Ltd 

09/02
/2017 

Whitehall Rd Colchester 24,742 4.85 Asking 10 yrs   

11/01
/2017 

Falconer Rd Haverhill 23,792 5.00 Effective 10 yrs TEM Power 

31/08
/2017 

17 Grange Way Colchester 22,990 3.92 Effective 15 yrs Pure Gym 

31/10
/2014 

10 Brunel Way Colchester 22,370 7.15 Effective 15 yrs 
UK Power 
Networks 
(Operations) Ltd 

25/11
/2013 

Halifax Way Colchester 21,696 4.61 Achieved 
4 yrs 5 
mos 

  

17/01
/2017 

Western Way 
Bury St 
Edmunds 

20,800         

28/03
/2017 

Curzon Rd Sudbury 20,028 4.19 Effective 10 yrs 
Rapid Steel 
Decking (UK) Ltd 

01/10
/2017 

Iceni Way Haverhill 20,000       
MKM Building 
Supplies Ltd 

01/01
/2015 

21 Mason Rd Colchester 19,992 3.75 Effective 10 yrs Jump Start 

01/02
/2016 

Lancaster Way Colchester 19,622 5.00 Effective 10 yrs Water Direct Ltd 
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02/09
/2015 

Bradbury Dr Braintree 19,400 1.00 Asking 

01/02
/2018 

Newcomen Way Colchester 19,202 7.29 Asking DAB Pumps 

02/10
/2015 

Western Road Witham 18,872 1.70 Effective 5 yrs 
Eric Wilson & Co 
Ltd 

11/07
/2017 

Axial Way Colchester 18,365 7.18 Achieved Muller Group 

03/07
/2015 

Boundary Rd Haverhill 16,719 1.58 Asking 

01/12
/2014 

Chapel Pond Hl 
@ Hollow Road 

Bury St 
Edmunds 

16,635 
Reed Forwarding 
Ltd 

18/09
/2018 

Haven Rd Colchester 16,435 5.17 Achieved 10 yrs 
Lionweld Kennedy 
Flooring Ltd 

01/11
/2015 

Western Way 
Bury St 
Edmunds 

16,358 5.01 Asking 

30/07
/2014 

Commerce Way Colchester 16,288 2.76 Achieved 10 yrs 

18/06
/2014 

9 Blackwell Dr Braintree 16,251 3.40 Effective 5 yrs 
Airline Component 
Services Ltd 

05/04
/2016 

228 Old London 
Rd 

Colchester 16,000 3.12 Effective 5 yrs 
Stonecrest Marble 
Ltd 

02/11
/2017 

London Rd Colchester 15,035 6.32 Asking 

The deals can be broken down into the following brackets: 

Total SF Leased Number of Deals Average Deal Size Average Rent/SF/Yr. 

0 - 2,500 sq. ft. 95 1,539 £7.15 

2,501 - 5,000 sq. ft. 85 3,534 £5.40 

5,001 - 10,000 sq. ft. 55 7,039 £5.24 

10,001 - 20,000 sq. ft. 32 14,682 £4.30 

20,001 - 30,000 sq. ft. 9 23,484 £4.54 

30,001 - 40,000 sq. ft. 1 32,960 £2.50 

40,001 - 50,000 sq. ft. 4 44,473 £2.81 

50,001 - 60,000 sq. ft. 1 59,390 £3.78 

60,001 - 70,000 sq. ft. 1 62,067 £4.02 

70,001 - 80,000 sq. ft. 0 0 0 

80,001 - 90,000 sq. ft. 0 0 0 

90,001 - 100,000 sq. ft. 1 91,998 £4.02 

100,001 sq. ft. + 2 249,584 £4.68 

Evidently the majority of deals occurring are at the lower end of the scale with circa 63% of deals taking less 
than 5,000 sq. ft. in any one transaction. That said, there are still a good number occurring between 5,000 
and 20,000 sq. ft. (another 30% of the total number of deals). Over this level (e.g. 20,001 sq. ft. and above) 
there have only been 19 deals recorded although this has involved over 1.13m sq. ft. of space leased 
compared to the 1.30m sq. ft. leased from 1 sq. ft. to 20,000 sq. ft.   
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Considering this, it is evident that although the number of individual deals may be lower, there has been 
demand for larger scale units over the last 5 years which may continue in the future. 

Across the search area and time period assessed, it is apparent that there has only been one leasehold deal 
of a comparable sized unit to the total amount existing space at the site in question. This was the letting of 
Tekhnicon House, Springwood Drive, Braintree where 351,167 sq. ft. was leased in February 2015 for a 10 
year term at a reported achieved rent of £2.85 per sq. ft. The property comprises a two storey steel framed 
building, built circa 1989, including an industrial distribution centre with first floor office space. The space was 
leased by Arrow who operate in the computer / data processing sector. 

Figure 17 – Tekhnicon House, Springwood Drive, Braintree 

The next largest leasehold deal was at 700 Avenue Way, Braintree (built in 2006) where 148,000 sq. ft. was 
leased to Delamode Plc from December 2015 to December 2025 with review on an upward only basis to 
open market rent every 5 years from 23rd of December 2015. Total current passing rent of £627,900 per 
annum exclusive of rates, insurance and VAT (if applicable) and any estate service charge. The property is 
rack rented with an average rent for the main areas of £6.50 psf and £1.85 psf for the mezzanine areas. 

Figure 18 – 700 Avenue Way, Braintree 
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Looking further afield (as per the search area in Figure 12) and only looking at leasehold warehouse / light 
industrial deals over 100,000 sq. ft. it is apparent that there have been circa 74 leasehold deals that have 
occurred over the last 5 years. 

Deals have ranged from 100,000 sq. ft. to 1,030,000 sq. ft. with the majority occurring around Peterborough, 
Corby, Kettering, Northampton and Milton Keynes (the established heartland for this type and scale of 
commercial space).  

There is evidence of leasehold deals occurring closer to the subject site although outside of the 15 mile radius 
previously searched including: 

 Unit B, Orion Business Park, Addison Way, Ipswich where a lease on 104,842 sq. ft. of industrial
space was renewed by Canute UK Ltd in November 2016 at £4.70 per sq. ft.

 XPO Logistics taking 199,671 sq. ft. of industrial stock at Needham Road, Stowmarket at £3.73 per
sq. ft. on a new lease from December 2013 for 15 years.

 Ridgeons Ltd taking 118,530 sq. ft. at Galaxy, Hampstead Avenue, Mildenhall for 10 years at £3.35
per sq. ft.

 The CDC Building, Spicers Site, Sawston where 274,951 sq. ft. was leased in December 2017 for an
undisclosed rent.

Figure 19 – Regional Leasehold Disposals over 100,000 sq. ft. 
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5.4 RENTAL EVIDENCE 

As has been touched on in Section 5.3 above, there is a good level of leasehold rental evidence available for 
industrial / warehouse units of circa 15,000 sq. ft. plus. 

Average asking rents for all units over the period have been recorded at £5.68 per sq. ft. with average 
achieved rents at £5.26 per sq. ft. although there are a number that have achieved in excess of this.  

Figure 20 – Deals by Achieved Rent – Sudbury + 15 Miles 

Of the largest deals that have occurred over the last 5 years it is apparent that there is an average achieved 
rent of £4.15 per sq. ft. with an average effective rent of £4.17 per sq. ft.  

Sign Date Address City 
Total SF 
Leased 

Rent/SF/Yr 
Rent 
Type 

01/02/2015 Springwood Dr Braintree 351,167 2.85 Achieved 

01/10/2017 Olding Rd 
Bury St 
Edmunds 

91,998 4.02 Achieved 

21/08/2017 74 Eastern Way 
Bury St 
Edmunds 

62,067 4.02 Achieved 

25/11/2013 Halifax Way Colchester 21,696 4.61 Achieved 

11/07/2017 Axial Way Colchester 18,365 7.18 Achieved 

18/09/2018 Haven Rd Colchester 16,435 5.17 Achieved 

30/07/2014 Commerce Way Colchester 16,288 2.76 Achieved 

13/11/2017 215-17 Shrub End Rd Colchester 13,195 3.63 Achieved 

01/02/2017 Domsey Chase Colchester 11,186 3.12 Achieved 

Average 66,933 £4.15 
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Sign Date Address City 
Total SF 
Leased 

Rent/SF/Yr 
Rent 
Type 

23/12/2015 700 Avenue W Braintree 148,000 6.50 Effective 

16/12/2015 Earls Colne Colchester 45,890 4.18 Effective 

30/10/2015 Northern Rd Sudbury 43,000 1.97 Effective 

04/05/2017 Milner Rd Sudbury 29,304 2.73 Effective 

28/03/2014 Alexandra Rd Sudbury 25,632 3.90 Effective 

11/01/2017 Falconer Rd Haverhill 23,792 5.00 Effective 

31/08/2017 17 Grange Way Colchester 22,990 3.92 Effective 

31/10/2014 10 Brunel Way Colchester 22,370 7.15 Effective 

28/03/2017 Curzon Rd Sudbury 20,028 4.19 Effective 

01/01/2015 21 Mason Rd Colchester 19,992 3.75 Effective 

01/02/2016 Lancaster Way Colchester 19,622 5.00 Effective 

02/10/2015 Western Road Witham 18,872 1.70 Effective 

18/06/2014 9 Blackwell Dr Braintree 16,251 3.40 Effective 

05/04/2016 228 Old London Rd Colchester 16,000 3.12 Effective 

05/04/2018 9-10 Cooper Dr Braintree 13,676 5.87 Effective 

01/12/2015 Lancaster Way Colchester 12,845 5.00 Effective 

03/11/2017 Mark Hall Rd Colchester 12,343 2.81 Effective 

04/10/2014 13 Finch Dr Braintree 10,893 5.05 Effective 

12/05/2016 228 Old London Rd Colchester 10,409 3.90 Effective 

Average 27,995 £4.17 

Average rent free periods have dropped from a 5 year high of 12 months to 2.3 months at the current point 
in time reinforcing the strength of the local market and dwindling supply of warehouse / light industrial stock. 

Figure 21 – Deals by Rent Free Months – Sudbury + 15 Miles 
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Looking further afield (as per the search area in Figure 12) and only looking at leasehold warehouse / light 
industrial deals over 100,000 sq. ft. it is apparent that there have been circa 74 leasehold disposals over the 
last 5 years.  

Average (reported) achieved rents have been recorded at £4.73 per sq. ft. with average effective rents at 
£5.09 per sq. ft. Average asking rents by comparison were at £5.92 per sq. ft.  

The average period of rent free agreed was 6.2 months. 

Sign Date Address City Total SF Leased Rent/SF/Yr Rent Type 

20/03/2014 Fen St Milton Keynes 940,000 5.75 Achieved 

01/02/2015 Springwood Dr Braintree 351,167 2.85 Achieved 

04/12/2015 Snelshall W Milton Keynes 318,526 6.25 Achieved 

07/02/2017 Wellingborough Rd Northampton 291,557 2.57 Achieved 

10/12/2014 Warth Park Way Wellingborough 215,000 4.75 Achieved 

17/10/2017 Garamonde Dr Milton Keynes 158,970 4.70 Achieved 

09/06/2014 Mercury Dr Northampton 111,485 4.75 Achieved 

28/11/2016 Addison Way Ipswich 104,842 4.70 Achieved 

25/09/2017 Telford Way Bedford 103,969 6.25 Achieved 

Sign Date Address City Total SF Leased Rent/SF/Yr Rent Type 

02/04/2014 Kettering Rd Thrapston 1,030,000 5.00 Effective 

01/02/2018 Fen St Milton Keynes 750,000 6.50 Effective 

01/04/2015 Warth Park Way Wellingborough 655,000 5.15 Effective 

23/03/2015 Fen St Milton Keynes 638,000 5.75 Effective 

01/04/2015 Saxon Ave Northampton 342,572 5.95 Effective 

01/10/2015 Pitfield St Milton Keynes 313,047 5.00 Effective 

01/11/2016 Washingley Rd Huntingdon 251,945 4.75 Effective 

20/01/2016 Arenson Way Dunstable 241,092 7.50 Effective 

07/02/2017 Edinburgh Way Harlow 230,463 6.84 Effective 

01/12/2014 Stonecircle Rd Northampton 228,967 3.32 Effective 

5.5 FREEHOLD / INVESTMENT MARKET 

Within a 15 mile radius of the site, there have been around 123 freehold / investment disposals with over 
3.97m sq. ft. transacted or 34,828 sq. ft. on average per deal over the last 5 years. 

Average asking prices were noted as £87.00 per sq. ft. with average achieved sales prices recorded at £49.00 
per sq. ft. 

There has been a continual rise in sales volume over this period rising from £3.3m in 2013 to £23.29m to 
date (a slight drop from 2017 where £23.58m was sold) (as per Figure 22) however the total size of space 
listed as for sale has declined over this period. 
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Figure 22 – Sales Volume – Sudbury + 15 Miles 

Figure 23 – For Sale Total Listings – Sudbury + 15 Mile
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The largest (i.e. over 20,000 sq. ft.) freehold and investment sales to occur over this period have been extracted (as per the following table) 
reflecting an average sale price of £43.67 per sq. ft. although this does capture both vacant and occupied investment sales and a wide range 
of units of differing quality and age.   

Property 
Name 

Street 
Name 

Property 
City Asking Price Sale Price Sale Date  Size  

Price 
Per SF 

Year 
Built Tenancy 

NIY 
% 

Culina Iceni Way Haverhill     14/11/2014 
      
1,484,089    2008 Single 

 

Tekhnicon 
House 

Springwood 
Dr Braintree £15,000,000 £14,450,000 26/05/2017 

        
351,167  £41.15 1989 Multi 

6.48 

Culina Iceni Way Haverhill     14/11/2014 
        
194,510    2008 Single 

 

Skyline 120 
Business 
Park Avenue Braintree   £9,750,000 01/12/2016 

        
148,000  £65.88 2006 Single 

 

SP147 
Kempson 
Way 

Bury St 
Edmunds   £6,674,500 06/04/2018 

        
147,241  £45.33 2018 Vacant 

 

Distribution 
Warehouse Olding Rd 

Bury St 
Edmunds £2,370,000 £2,300,000 15/11/2013 

          
91,998  £25.00 1960 Single 

 

  
Wyncolls 
Rd Colchester   £4,463,380 02/10/2015 

          
64,226  £69.49 1990 Single 

8.63 

  
Wyncolls 
Rd Colchester £2,900,000 £3,175,000 05/06/2014 

          
64,226  £49.43 1990 Single 

 

Bradbury 
Works Bradbury Dr Braintree £6,000,000 £6,195,000 04/05/2018 

          
63,344  £97.80 1971 Multi 

 

Ibson 
House 

Eastern 
Way 

Bury St 
Edmunds £2,750,000 £2,750,000 27/09/2018 

          
62,107  £44.28 1970 Single 

8.60 

Polestar 
Colchester 
Ltd 

Newcomen 
Way Colchester £3,750,000   01/05/2018 

          
56,676    1994 Single 

 

  
Piperell 
Way Haverhill   £1,300,520 18/04/2016 

          
55,587  £23.40 1980 Single 

 

Internationa
l Timber Haven Rd Colchester £750,000 £725,000 09/09/2014 

          
54,789  £13.23 1965 Single 
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Benfield 
Way Braintree   £726,722 01/09/2015 

          
46,657  £15.58 1975 Single 

 

Industrial 
Unit Bradbury Dr Braintree £1,950,000   06/11/2014 

          
45,145    1986 Vacant 

 

  
Northern 
Rd Sudbury £1,500,000 £1,900,000 10/07/2018 

          
43,000  £44.19 1986 Single 

 

Catalyst 
House 

Newcomen 
Way Colchester £2,650,000   06/07/2015 

          
40,574    1990 Single 

 

Gilberd 
Court 

Newcomen 
Way Colchester   £1,666,022 28/05/2015 

          
39,333  £42.36 2001 Multi 

 

Gilberd 
Court 

Newcomen 
Way Colchester   £2,040,611 28/05/2015 

          
38,415  £53.12   Multi 

 

  
Piperell 
Way Haverhill   £399,479 18/04/2016 

          
28,776  £13.88 1980 Single 

 

Severalls 
Industrial 
Park Clough Rd Colchester     02/03/2018 

          
28,080    2000 Single 

 

Brunel 
Court Brunel Way Colchester   £1,550,451 03/11/2017 

          
27,721  £55.93 2000 Multi 

 

Arthur Last 
House Altbarn Rd Colchester   £1,500,000 01/11/2016 

          
23,350  £64.24 1989 Vacant 

 

  
Commerce 
Way Colchester £695,000 £800,000 31/03/2016 

          
23,315  £34.31 1990 Single 

 

  
Grange 
Way Colchester £875,000 £1,000,000 24/10/2017 

          
22,990  £43.50 2000 Single 

9.46 

Distribution 
Warehouse Bury Rd 

Bury St 
Edmunds £995,000 £937,500 26/01/2018 

          
22,903  £40.93 1970 Single 

 

  
Rookwood 
Way Haverhill £775,000 £710,000 28/06/2018 

          
20,817  £34.11 1975 Multi 
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5.6 INDUSTRIAL MARKET SUMMARY 

The industrial / warehouse market in the local search area (e.g. Sudbury + 15 miles) appears to be buoyant 
at present with a good number of larger employers in this broad sector, declining supply of available stock, 
steady demand with the occasional peak in leasing activity, good levels of achieved rents, minimal rent free 
periods and increasing freehold transactional activity.  

It is apparent when looking wider afield, encapsulating the regional distribution heartlands, that the subject 
property sits within a relatively limited number of significant sized units with 76 units offering in excess of 
50,000 sq. ft. and 8 that offer more than 100,000 sq. ft. in existing space. There are, however, new units being 
constructed at Suffolk Park, Bury St Edmunds which will offer space in excess of 100,000 sq. ft. however 
beyond this all alternative options remain as proposed. This does help to make the subject property standout 
as offering a quantum of existing manufacturing / warehouse / industrial space that is otherwise unavailable 
in the local region. 

Demand for space in the local market is predominantly made up of small scale deals (e.g. 10,000 sq. ft. or 
less) with the subject property representing about 7 months’ supply by itself. Although there have been a 
good number of large scale disposals (e.g. 10,000 – 30,000 sq. ft.), there appears to be little evidence of 
disposals that have taken similar levels of space to the subject property (circa 255,000 sq. ft.) with the majority 
of deals close to this amount being closer to 100,000 sq. ft.  
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6.0 OFFICE MARKET ANALYSIS 

6.1 OVERVIEW  

An assessment has been undertaken of the local office market based on a 15 miles radius from Sudbury. 
This radius encompasses part of Bury St Edmunds, Braintree and Colchester although excludes Ipswich.  

 

Figure 24 – Local Search Area – Sudbury + 15 Miles
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6.2 AVAILABILITY  

Research undertaken indicates that there is approximately 4.55m sq. ft. of existing office space within 15 
miles of Sudbury which is slightly lower than the five year average at 4.53m sq. ft. This supply of space is 
divided over 689 offices. 

There is around 143,317 sq. ft. currently available which is considerably less than the 5 year average of 
231,221 sq. ft. It is split over 101 difference office suites. The majority of office suites are clustered around 
Bury St Edmunds, Braintree, and Colchester.  

The offices in Sudbury itself include; 

 19 Gaol Lane offering 1,675 sq. ft. at £7.09 per sq. ft. 

 Norway Chambers, Gainsborough Street offering 2,650 sq. ft. at £7.66 per sq. ft. 

 31A Friars Street offering 735 sq. ft. of space at £11.90 per sq. ft. 

 

Figure 25 – Office Availability – Sudbury + 15 Miles
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The amount of available office space in the search area has declined on a fairly consistent basis over the last 
5 years falling from a high of nearly 293,000 sq. ft. in 2013 to just over 143,000 sq. ft. at the present point in 
time. This is partly down to occupational demand for space but also due to the redevelopment into alternative 
uses such as residential.  

 

Figure 26 – Office Availability – Sudbury + 15 Miles. 

The supply of office space across the search area is made up of a number of individual office suites that, on 
an individual suite basis, do not offer no more than 10,000 sq. ft. However on a continuous basis over whole 
buildings there are a couple of examples where the total amount of space on offer exceeds this 10,000 sq. ft. 
‘limit’ namely;  

 14 Headgate, Colchester provides up to 19,810 sq. ft. of office space over 4 suites  

 The Octagon Building, 27 Middleborough Road, Colchester provides 15,353 sq. ft. over 3 suites  

In addition to the existing supply there is circa 45,100 sq. ft. of office space that is under construction over 
the search area with 33,000 sq. ft. left as available (the remainder has been pre-let). Moreover, there is circa 
446,585 sq. ft. of proposed office space although circa 15,000 sq. ft. is already pre-let / sold. This is outlined 
in the following table. 

The bulk of this stock is located in / around Haverhill and Colchester – as per Figure 25. 
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Building 
Name 

Building 
Address 

Building Park City 
Building 
Status 

Rentable 
Building 
Area 

Total 
Available 
Space (SF) 

7 
Abbeyfields 

Eastgate St The Broadway 
Bury St 
Edmunds 

Proposed 
                             
1,624  

  

New Office 
Building 

Inworth Rd 
Threshelfords 
Business Park 

Colchester Proposed 
                             
3,000  

  

Building 3 London Rd 
Godbolts 
Business Centre 

Colchester Proposed 
                             
2,264  

  

Building 4 London Rd 
Godbolts 
Business Centre 

Colchester Proposed 
                             
2,094  

                                  
2,094  

Building 5 London Rd   Colchester Proposed 
                             
1,452  

  

The 
Pavillion 

Manningtree 
Rd 

Dedham Vale 
Business Centre 

Colchester Proposed 
                             
2,885  

  

Parkside 
St Andrews 
Ave 

University Of 
Essex 
Knowledge 

Colchester Proposed 
                             
3,766  

  

  
Haverhill 
Research 
Park 

  Haverhill Proposed 
                         
370,300  

                               
370,300  

Building 1 
Old Ipswich 
Rd 

Hudson Park Colchester Proposed 
                             
8,180  

                                  
8,180  

Building 2 
Old Ipswich 
Rd 

Hudson Park Colchester Proposed 
                             
8,180  

                                  
8,180  

Building 3 
Old Ipswich 
Rd 

Hudson Park Colchester Proposed 
                             
8,180  

                                  
8,180  

Building 4 
Old Ipswich 
Rd 

Hudson Park Colchester Proposed 
                             
8,180  

                                  
8,180  

Building 5 
Old Ipswich 
Rd 

Hudson Park Colchester Proposed 
                             
8,180  

                                  
8,180  

Axial House Severalls Ln   Colchester Proposed 
                           
18,300  

                                 
18,300  

  Crockatt Rd 
Hadleigh 
Enterprise Park 

Ipswich 
Under 
Construction 

                             
4,260  

                                  
4,260  

Building 2 London Rd 
Godbolts 
Business Centre 

Colchester 
Under 
Construction 

                             
9,910  

                                  
9,910  

Amphora 
Place 

Sheepen Rd   Colchester 
Under 
Construction 

                           
12,109  

  

Parkside 
Office 
Village 

Nesfield Rd   Colchester 
Under 
Construction 

                           
18,830  

                                 
18,830  

TOTALS 491,694 464,594  
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Figure 27 – Proposed / Under Construction Office Space – Sudbury + 15 Miles
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6.3 TAKE UP 

It is evident that there was a decline in the leasing activity across the search area from a high in 2013 (circa 
132,000 sq. ft. leased) to a low in 2016 (just over 50,000 sq. ft.) however demand for space has subsequently 
improved with around 110,000 sq. ft. leased in 2017 and 102,000 sq. ft. leased in 2018 (to date). This 
compares to the five year average of 84,000 sq. ft. 

 

 Figure 28 – Office Deals Done – Sudbury + 15 miles 

Over the last 5 years circa 440,458 sq. ft. has been leased with 224 deals recorded of between 70 sq. ft. and 
19,730 sq. ft. resulting in an average deal size of 1,966 sq. ft.  

The vast majority of office demand in the area has been at the lower end of the market with 91% of office 
deal taking less than 5,000 sq. ft. in any one deal. 

There have only been 4 deals of 10,000 sq. ft. or over the last 5 years including: 

 19,730 sq. ft. of office space let at Phase 1, Amphora Place, Sheepen Road, Colchester by Birkett 
Long Solicitors in May 2017 

 12,109 sq. ft. of office space let at Phase 2, Amphora Place, Sheepen Road, Colchester by Aston 
Lark in January 2018 at £18.50 per sq. ft.  

 11,603 sq. ft. of office space let at Saxon House, 7 Hillside Road, Bury St Edmunds by Community 
Dental Services in March 2018 at £5.39 per sq. ft.  

 10,636 sq. ft. of office space let at Colchester Business Centre, 1 George Williams Way, Colchester 
by Colbea in April 2017 
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As is evident in Figure 29, the majority of leasing activity occurring over the last 5 years has occurred around 
Bury St Edmunds, Colchester and Braintree although there is a good cluster of deals around Sudbury itself 
which ranged in size from 409 sq. ft. to 4,490 sq. ft. (the Travel and Leisure Group taking space at 100 East 
Street at £6.68 per sq. ft.). 

  

Figure 29 – Leasehold Office Deals Done – Sudbury + 15 miles 
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Over the last 5 years, offices have remained on the market for 11.6 months on average before being let with 
the current quarter showing a slight improvement to this long term average with property remaining available 
for circa 8.3 months (as per Figure 30).   

The average number of months a property is on the market for has generally fallen since Q1 2016 (21 months) 
mirroring the level of demand for space over the last couple of years over this search area. 

 

Figure 30 – Average Number of Months of the Market - Sudbury + 15 miles 

 

6.4 RENTAL EVIDENCE 

Average asking rents in the area are currently around £12.36 per sq. ft. which is a slight fall following on from 
a recent peak in Q1 2018 at £13.16 per sq. ft.   

Average achieved rents, by comparison, currently stand at around £11.94 per sq. ft. with net effective rents 
around £12.04 per sq. ft.  
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Figure 31 –Average Office Asking Rents – Sudbury + 15 miles 

Looking at the largest leasehold deals in the search area, it is apparent that there are a number of examples 
of the average rents being exceeded with the average on these deals alone standing at £13.65 per sq. ft. 
(albeit a blend of asking and effective).  

Of particular importance is the letting at Sheepen Road which was new office accommodation with the 
effective rent likely driven by a viability requirement. Other existing office spaces are still achieving and 
seeking good rental rates at around £15.50 to £17.00 per sq. ft.  

Sign Date Address City 
Total SF 
Leased Rent/SF/Yr 

Rent 
Type 

17/05/2017 Sheepen Rd Colchester 19,730     

04/01/2018 Sheepen Rd Colchester 12,109 18.50 Effective 

09/03/2018 7 Hillside Rd Bury St Edmunds 11,603 5.39 Effective 

10/04/2017 1 George Williams Way Colchester 10,636     

05/01/2018 27 Middleborough Colchester 9,812 17.00 Asking 

01/05/2017 5 Grange Way Colchester 9,680     

02/08/2015 Western Way Bury St Edmunds 9,149 6.50 Asking 

17/11/2017 27 Middleborough Colchester 8,685 17.00 Effective 

03/12/2014 910 The Crescent Colchester 8,300 15.66 Asking 

19/10/2018 4 Wyncolls Rd Colchester 8,162 16.41 Asking 

28/02/2014 Kings Rd Bury St Edmunds 7,796 9.75 Effective 

25/01/2017 Old Ipswich Rd Colchester 6,795 16.19 Asking 

30/05/2014 Ardleigh Colchester 6,680 16.47 Asking 
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22/10/2018 North Station Rd Colchester 6,380 10.89 Asking 

01/07/2016 3 Charter Ct Colchester 6,345 15.52 Asking 

09/08/2018 North Station Rd Colchester 6,335 10.93 Asking 

01/01/2016 60 Abbeygate St Bury St Edmunds 6,120 13.05 Effective 

02/12/2017 Bocking End Braintree 5,834 10.13 Asking 

01/03/2016 Avenue W Braintree 5,619 15.00 Asking 

05/01/2015 135-137 High St Colchester 5,241 17.71 Effective 

28/07/2017 27 Middleborough Colchester 5,000     

 

6.5 INVESTMENT MARKET  

Within a 15 mile radius of the site, there have been around 93 freehold / investment disposals with nearly 
496,000 sq. ft. transacted or 6,121 sq. ft. on average per deal over the last 5 years. 

Average achieved sales prices recorded at £135.00 per sq. ft. 

The annual sales volumes have broadly floated around £3m to £8m per annum although 2015 saw a sizable 
peak in activity with over £18.5m in sales (as per Figure 32). To date, £4.79m has been sold in 2018. 

 

Figure 32 – Sales Volume – Sudbury + 15 Miles 
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The total number of properties listed for sale has broadly hovered around 8-14 listings between 2013 and 
2016 with the number jumping to 21 and 24 by 2017 / 2018 (as per figure 33) with the average asking price 
per sq. ft. generally around £130.00 - £140.00 per sq. ft. between 2014 and Q2 2018 with a sharp increase 
thereafter to £225 per sq. ft. in 2018 (as per figure 34). This has been skewed by the asking / sales price of 
a small office in Haverhill which broke back to over £600.00 per sq. ft.  

 

Figure 33 – For Sale Total Listings – Sudbury + 15 Miles 

 

Figure 34 – Average Asking Price per Sq. Ft. – Sudbury + 15 Miles 
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The largest (i.e. over 5,000 sq. ft.) freehold and investment sales to occur over this period have been extracted (as per the following table) 
reflecting an average sale price of £100.17 per sq. ft. although this does capture both vacant possession and single / multiple occupied 
investment sales across a wide range of offices of differing quality and age.   

Property Name Property Address Property City Sale Price Sale Date 
Asking 
Price 

 Size  
Price 
Per SF 

Tenancy 

Octagon 27 Middleborough Colchester £9,025,000 12/05/2015         98,795  £91.35 Multi 

Sulby House North St Sudbury £1,900,000 29/06/2018 £1,750,000       31,784  £59.78   

Abbotsgate House Hollow Rd Bury St Edmunds £1,900,000 29/01/2015         24,000  £79.17 Multi 

Dugard House Peartree Rd Colchester £1,900,000 01/06/2017         15,486  £122.69 Multi 

Dugard House Peartree Rd Colchester £1,190,000 23/02/2017         15,486  £76.84 Multi 

Brunel Court Brunel Way Colchester £3,073,000 10/11/2015 £2,700,000       14,014  £219.28 Multi 

Brunel Court Brunel Way (Part of Multi-Property Sale) Colchester £833,348 03/11/2017         14,014  £59.47 Multi 

Victoria Place Eld Ln Colchester £575,000 14/11/2014         13,913  £41.33 Single 

Castle House Kempson Way Bury St Edmunds £1,250,000 28/04/2014 £1,500,000       13,437  £93.03 Multi 

Blomfield House Looms Ln Bury St Edmunds £1,200,000 27/07/2018 £1,200,000       13,100  £91.60   

Abbeygate One Whitewell Rd Colchester £785,000 01/09/2015         11,243  £69.82 Multi 

Office Buildings at Fairfield Rd (Part of Multi-Property Sale) Braintree £380,165 09/12/2015         10,449  £36.38 Single 

Ewer House 44-46 Crouch St (Part of Portfolio) Colchester £797,207 04/08/2014         10,111  £78.85 Multi 

Integ House Rougham Industrial Estate Bury St Edmunds £720,000 31/05/2017 £765,000        9,483  £75.93 Multi 

Ross House Kempson Way (Part of Multi-Property Sale) Bury St Edmunds £1,100,493 22/07/2014          8,920  £123.37 Multi 

Hanchet House Kings Rd Bury St Edmunds £861,500 28/02/2014 £847,500        7,849  £109.76 Single 

  6-8 St Botolphs St Colchester   28/08/2014 £380,000        7,547  £50.35 Multi 

Oak House 25 St Peters St Colchester   01/12/2016 £975,000        7,500  £130.00 Multi 

Signal House Kempson Way (Part of Multi-Property Sale) Bury St Edmunds £849,506 22/07/2014          7,048  £120.53 Single 

  22-24 High St Halstead   16/04/2018 £475,000        6,978  £68.07 Single 

Red House School Rd Colchester   09/10/2015 £1,150,000        6,975  £164.87 Single 

Rebow House 58-62 Head St Colchester £725,000 08/01/2016 £725,000        5,717  £126.81 Multi 

St Peters House Olding Rd Bury St Edmunds £351,291 01/12/2014 £325,000        5,621  £62.50 Multi 

  22-28 High St Ipswich   08/09/2017 £575,000        5,326  £107.96   

Corn Exchange Market Pl Ipswich £366,000 17/06/2016 £375,000        5,285  £69.25 Single 

  135-137 High St Colchester £1,346,500 23/12/2015          5,241  £256.92 Multi 

Mulberry House Stephenson Rd Colchester £600,000 31/03/2017 £745,000        5,060  £118.58 Single 
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6.6 OFFICE MARKET SUMMARY 

There are a number of signs of the office market in the local search area (e.g. Sudbury + 15 miles) remaining 
stable and in cases improving. The amount of available office space in the search area has declined on a 
fairly consistent basis over the last 5 years falling to a 5 year low in the current quarter. Although the take up 
of office space fell between 2013 and 2016, demand has seemingly increased again with 2017 and 2018 (to 
date) showing renewed levels of demand across the search area. Despite this, the scale of office deals remain 
relatively low with over 90% taking 5,000 sq. ft. or less in any one transaction. 

This increased demand, particularly in the last year and a half, has been reflected in the reduced number of 
months that a property has remained on the market for falling from 21 months at the end of 2016 to 5 months 
by the end of 2017. This activity has also played its part in asking rents which have crept up from circa £10.00 
to £12.50 per sq. ft. between the end of 2013 and Q3 2018 – although there are a number of examples of 
deals securing higher rental levels.  

The number of offices being put up for sale in the last year and a half has increased significantly – no doubt 
linked to dwindling supply, increased demand and upward rental trends being seen in the leasehold sector 
making for good market conditions in which to sell. The average asking / sales rates have remained relatively 
stable at circa £135.00 per sq. ft.  

Considering the market conditions, it may be feasible to include an element of office accommodation on a 
redeveloped scheme with a serviced office offering small scale office spaces on flexible terms being most 
appropriate. 

Such a development could either sit alongside the existing South Suffolk Business Centre on Alexandra Road 
(owned by Babergh District Council) which offers 24 managed units offering ‘grow on’ space for companies 
that are looking to expand or replace it.  

There is likely to be a price differential between the two facilities (i.e. the rent required to support the 
development of a new serviced office will be higher than that on the existing, second hand, office space at 
the South Suffolk Business Centre) which will act as a filter for enquiries. Certain prospective occupiers will 
require more cost effective accommodation and therefore be drawn to the South Suffolk Business Centre 
where as others may be able afford a higher rental rate and therefore be more attracted to the new facility. 
Keeping the two facilities with a linked approach would help both facilities with one feeding the other.  

The occupiers of the South Suffolk Business Centre could be granted discounted access to shared facilities 
in the new serviced office (e.g. meeting room rates etc.) which could help foster the link between the two 
buildings freeing up more space within the South Suffolk Business Centre as lettable space rather than 
keeping it as shared meeting areas.  
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7.0 RESIDENTIAL MARKET ANALYSIS 

7.1 MARKET OVERVIEW AND ‘BREXIT WATCH’ 

With the Brexit Withdrawal Agreement deadline looming and some very fervent pessimism that the UK will 
leave the EU with ‘no deal’, it is becoming increasingly hard to disentangle the UK’s economic trajectory from 
what is happening surrounding Brexit negotiations. 

Uncertainty around the ‘deal or no deal’ had been suppressing the value of sterling for some weeks and while 
this may yet again be positive for UK exporters, on the main it indicates a nervous and on-edge market. 

The manufacturing and construction sectors haven’t been responding well either, and this is reflected in this 
month’s PMI figures, below, although the services sector has had an encouragingly strong month. 

As with everything Brexit though, things have moved on in just the last few days. Following the 
Salzburg informal talks, there are unofficial reports that Brussels may be softening its stance on a solution 
to the Irish border question – one of the most controversial hurdles left to settle. This would mean 
reaching a formal Withdrawal 

7.2 UK ECONOMIC BACKDROP 

 August’s Consumer Price Index by Visa indicates a return to positive territory, following a decline the
previous month. Showing an increase of 0.4% over the same month one year ago, this was mainly
boosted by face to face (high street) increases, while online shopping actually indicated a contraction.
Although the Index has posted growth in three of the last four months, overall 2018 has seen relatively
subdued trends in terms of consumer spending.

 Retail sales in August show a 0.3% rise in sales volumes and while this was down on July’s figure it
is well above consensus expectations which had predicted a fall in sales for the month. The increase
this month came largely from a rise in the sale of household goods, indeed the largest rise in this
subsector since 2016.

 The latest GfK Consumer Confidence Index shows the figure improving to -7, up three points over last
month’s figure of -10 and beating market expectations. This was the strongest reading in three months
with an increase being shown in four of the five sub-indices, with good news coming from the major
purchase index as it increased by the most to +6. Perhaps unsurprisingly the ‘worst performing’ sub-
indices came from the General Economic Situation, with both indices reporting a -26 figure.

 Meanwhile the CBI Business Optimism indicator shows a rise to -3 this quarter, up from -4 during Q2.
Nevertheless, there has been an overall decrease in optimism about general business conditions,
according to the survey, while investment intentions also declined. On the other hand, factory output
and new orders rose, reflecting increased demand from the domestic market.
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 August’s Manufacturing PMI (IHS Markit / CIPS) slipped again for the second month in a row, to 52.8 
from a downwardly revised 53.8 last month. This is the weakest expansion in this sector since July 
2016 with output rising the least in 17 months with foreign demand declining for the first time in over 
two years – meaning that export orders are contracting which may be a result of the increasingly likely 
‘no deal’ Brexit in March next year. 

 The Construction PMI (Markit / CIPS) fell quite dramatically this month over last, down to 52.9 from 
last month’s 14-month high of 55.8. Although building in the commercial sector grew rapidly in August, 
residential market activity seems to have expanded only very modestly while civil engineering works 
decreased due to a lack of new infrastructure. Despite this, job creation grew and input cost inflation 
was at the lowest level in over two years. 

 The most dominant sector of the economy, the services sector, pointed to an increase in August 
according to the latest CIPS / Markit Services PMI indicators. At 54.3 this was up over last month’s 
figure and also above market expectations. Importantly job creation in this sector was at its highest 
level since February although input cost inflation is still weighing heavily and accelerated again this 
month particularly from fuel prices and wage pressure. 

 As was widely expected, the latest Bank of England MPC meeting resulted in no change in the interest 
rate Bank Rate, remaining steady at 0.75%. Interestingly, in the latest set of meeting minutes the MPC 
sets out that it recognises that the economic trajectory will be influenced significantly by the response 
of households, consumers and the markets to the EU withdrawal process. It further indicates that 
since the last MPC meeting there have been clear indications that the financial markets (no doubt 
reflected in sterling’s value) are suffering from the uncertainty surrounding the withdrawal process. 
However, the MPC further notes that future increases in Bank Rate will be gradual and limited. 

 Somewhat surprisingly, August saw CPI inflation rise to 2.7%, up from 2.5% in July. This is the second 
month in a row which has seen the index rise and can be attributed to the recent rise in both transport 
costs (fuel prices) and household costs (utility bills). Partially offsetting these rises were downward 
contributions from furniture and household goods as well as telecommunications pricing. 

 Latest estimates from the Labour Force Survey indicate that the number of people in work between 
May and July 2018 has changed very little from the previous three months. The employment rate 
moved ever so slightly to 75.5% down from 75.6% in the previous three months. The unemployment 
rate however remains at the historically low rate of just 4.0% reflecting 55,000 fewer people in 
unemployment than the three months prior. 

 The good news for households from this month’s Labour Force Survey has been the income data as 
wages (nominal, not including bonuses) rose by a three-year high of 2.9%, compared with 2.7% last 
month. This suggests that the competitive and tight labour market is finally being reflected in rising 
salaries. Pay including bonuses also increased this month, to 2.6%. 

 The value of the pound jumped recently, reaching $1.32 against the US Dollar (at 17 September), up 
from last month’s 15-month low of $1.27 USD. This might be more to do with a weakening US Dollar 
though, which suffered some devaluation as the China-US tariff situation worsens. There has been 
no change however against the Euro, at €1.12. As noted several times before, sterling has been most 
susceptible to Brexit speculation and negotiations and we expect further volatility before a deal is 
finally struck. 
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Figure 35 - HM Treasury Forecasts for the UK Economy: August 2018                                                  
Source: Source: HM Treasury Forecasts, Consensus Forecasts (August 2018) 

 

 

Figure 36 - Select Market Indicators, latest versus previous data                                                      
Sources: ONS (unless otherwise indicated) 
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7.3 RESIDENTIAL PROPERTY MARKET 

 

7.3.1 SALES PRICES AND RENTS 

 According to Nationwide’s latest UK House Price Index, the annual pace of house price growth 
declined in August to 2.0%, down from 2.5% last month. What’s more, prices declined 0.5% on a 
monthly basis leading to an overall average price of £214,745 this month, down from £217,010 in July. 
With interest rates now on a gradual upward path and continued uncertainty around the Brexit deal, it 
is unlikely that prices will rise much beyond this sustained 2%-3% range over the next few months. 

 Perhaps peculiarly, August’s Halifax house price index is indicating punchier annual growth this 
month, at 3.7% compared with 3.3% last month. Average UK house prices according to this metric 
are now £229,958, reflecting a monthly increase of just 0.1%. Given that almost all other recent 
evidence including the other indices, mortgage approvals and transaction data do not point to an 
acceleration of house price growth going forward, we expect this to be a ‘one-off’ uptick. 

 The UK official house price index meanwhile indicates a 3.1% rise in house prices from July 2018 
(latest data) over July 2017, down very slightly from last month’s (revised) annual growth of 3.2%. 
This brings the average UK house price to £231,422 and further reflects a monthly increase of 1.2%. 

 On a regional level price rises do not vary wildly as in years gone by with a range of -0.7% to +5.9. 
Once again this month sees the West Midlands top the board at 5.9% growth, followed by the North 
West (5.6%) and the South West (4.4%). Bottom of the table is again London where annual prices fell 
by 0.7% for the second month in a row. This is principally driven by the inner London boroughs where 
an average decline of 1.2% compared with the outer London boroughs which together showed 
average price increases of 0.6%.  

 Interrogating London data in more detail we see that this month is slightly more positive than last as 
prime central London shows an annual increase this month of 1.3%, compared with a decline of 13% 
last month. Given that overall London prices changed by just 0.7% this month it is clear that prime 
central London has only a minimal effect on the overall London market. Furthermore, on a borough 
by borough basis Kensington & Chelsea tops the list with an annual increase of 9.2% and a monthly 
rise of 12.2%. Compare these figures with an annual decline in RBKC of 5.4% last month and declines 
of 8.3%in Westminster this month and it is clear that the prime end of the market is experiencing some 
high volatility right now. 

 The regional locations where Carter Jonas has high representation, the data here reflects the sharp 
variations seen in the official regional figures, with house price inflation ranging from declines of 2.5% 
to gains of 6.7%. Topping the list are Harrogate (6.7%), Northampton (5.6%) and West Berkshire 
(5.1%) while lagging at the bottom are Winchester and all the areas around Cambridge showing 
annual declines. 

 Rightmove’s September House Price Index indicates an overall annual rise in asking prices, up 1.2%, 
with a monthly rise of 0.7% over August. Average asking prices are therefore £304,061. Their report 
goes on to suggest that the more affordable areas of the country seem to be benefitting the most with 
rising asking prices: East Midlands, Wales, West Midlands and Yorkshire & The Humber are all 
indicating rises of 4% annually while London (-0.5%) and the South East (-0.1%) show falls. 

 August’s RICS Residential Market Survey (latest report) continues to show that pricing sentiment 
across the country remains very disconnected across the various regions. The indicator in Scotland 
shows a price balance of +36 this month, and Wales shows +39, while the North West, the Midlands 
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and Yorkshire all remain positive. Conversely, London and the South East continue to show weakness 
providing an offset that means the headline figure for the UK is only +2, down from +3 last month. In 
other words, there has been no overall change in pricing on the national level over the August period. 

 In July (latest), ARLA Propertymark reports that 31% of tenants reported rent rises, down slightly from
35% last month and the first time that the figure has fallen since November 2017. The figure was
highest for tenants in Wales with 80% of those asked reporting a hike, compared with just 10% in the
North West.

 HomeLet’s August Rental Index finds that rents across the UK rose by an average of 0.9% in August
compared with the same month one year ago. This leads to an average monthly UK rent of £947, or
£786 pcm when London is excluded. The index again reveals that rents rose in 8 out of the 12 regions
covered.

 On a regional basis rent rises were strongest in Northern Ireland (5.6%), Scotland (4.6%) and the East
Midlands (3.6%) while rents in Greater London showed an average growth of 1.4% over the year, to
£1,632 pcm. On a local level, HomeLet indicates that across London rents (annually) rose the most
in Haringey and Islington (13.9%) and declined the most across Harrow and Hillingdon (-6.1%). Of
the areas where Carter Jonas has a strong presence, Westminster rents rose 2.5% to an average of
£2,247, while Chelsea, Fulham, Hammersmith and Kensington show an average of £1,969 pcm, with
just a 0.1% annual rise.
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Figure 37 - Official House Price data, HM Land Registry, July 2018 
Source: HM Land Registry (July 2018, latest data) 

7.3.2 ACTIVITY 

 Latest data from HMRC indicates that property transactions in July (latest data) were down a negligible 
0.8% over the previous month’s (revised) figure, to 99,270 residential sales (seasonally adjusted). 
This figure is also down on the same month last year by 3.2%. However, latest HMRC figures are 
subject to large revisions as data can come in drips and drabs over the coming weeks. We therefore 
expect this month’s figure to rise going forward and the pace of decline to continue easing, as we 
have seen over the last three months. 

 July data from UK Finance (latest) shows that mortgage lending stabilised with 31,400 first-time buyer 
mortgages approved, up 1% over the same time last year. Conversely, home movers mortgages fell 
modestly on an annual basis, with 32,600 approved mortgages in July, 3.8% below the same month 
one year prior, and 2% down on June’s figure. The real story this month has been the formidable 
increase in remortgage loans this month; at nearly 47,000 new remortgages approved this is 23% 
over July 2017 and 27% more than just the previous month. 

 Buy-to-let data from UK Finance indicates that the weakness in this sector of the market continues. 
With 5,500 new buy to let mortgages approved in July (latest data), this reflects virtually no change 
over the previous month’s data but a 14% decline over the same month one year ago. 

 The Bank of England reports that July saw another modest fall in mortgage approvals, down 0.9% 
over June’s figure to 64,768. This also marks a loftier decline of 6.1% over the same month last year 
which is disappointing given that we had thought the trough of the mortgage market had been and 
gone. This suggests that the recent rise in interest rates, although moderate, may be having a stronger 
negative effect than initially envisioned. 

 Rightmove’s September House Price Index shows there was an increase of 16% in new properties 
onto the market during the first week of September compared with the average in the final three 
summer weeks. This indicates yet again that seasonal effects are strong in the housing market and 
autumn traditionally sees a surge in activity. 

 According to the RICS Residential Market Survey for August, activity across the country shows an 
overall flat trend generally. Newly Agreed Sales came in at -10, the most negative reading over the 
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last five months, and means that there has been a modest decline in sales. The survey further reports 
a lack of supply in the housing market as the main factor in the declining levels of activity; the New 
Instructions indicator shows a net balance of -15 in August, down from -3 previously and indicating 
declining levels of new stock overall. 

 Moving on to the lettings market, the RICS Residential Survey shows that the decline in new available 
rental stock continues to fall as the net balance of -18 is the 23rd consecutive month of falling new 
instructions. On the other hand, the net demand indicator shows +22 meaning the supply/demand 
balance is swiftly becoming out of sync. As a result, rental growth expectations over the coming three 
months are rising significantly. 

 ARLA Propertymark’s July report (latest) indicates that demand in July rose to the highest levels so 
far this year with letting agents registering an average of 79 new prospective tenants, the highest level 
since September last year. Conversely though, supply fell again this month as agents report an 
average of 184 rental properties per branch, with the lowest levels in London at just 120 and the 
highest reported in Scotland with 273 per branch. 

 

Figure 38 - HomeLet Rental Index, August 2018 (£ per calendar month) 

Source: HomeLet Rental Index, August 2018 (latest data) 

 

7.4 SUDBURY NEW HOMES MARKET CONDITIONS 

The national housing market has been stunted slightly by the changes to the investment market, including 
the increased stamp duty, Brexit vote, changes to tax relief for landlords and tougher buy-to-let mortgage 
ruling. 

As such, the increase in house prices has stalled, resulting in a steadier market being experienced with a mix 
of owner occupiers, small (one-off) investors, and first time buyers forming the bulk of sources of demand. 

The first time buyer market is increasingly strong with the support of the government “Help to Buy” scheme. 
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Having considered the site at high level and the local marketing conditions, it is felt that a mix of houses 
ranging in scale from 2, 3 and 4 bed units would be recommended given its appeal to a range of potential 
purchasers. Moreover, there could well be appetite for more affordable accommodation with a small 
proportion assigned to 1 bedroom apartments. One bedroom apartments will appeal to first time buyers, 
young couples and potentially investors who identify the attraction of the market town. That said, there could 
well be better located opportunities closer to the town centre that may suit this type of accommodation better.  

2, 3 and 4 bedroom townhouses detached properties have a broad appeal from young professionals to 
families all seeking proximity to employment, local amenities and schooling. 

 

7.5 ANTICIPATED NEW HOMES VALUES 

Currently, there a very few large scale residential developments taking place in and around Sudbury, which 
can provide accurate and current comparable evidence. Despite this, a view on the likely open market values 
associated with each unit type has been formed based on our knowledge of the existing housing market and 
comparable new developments elsewhere in the region.  

 1 Bed Apartments: £155,000 - £165,000 

 2 Bed Apartments: £170,000 - £180,000 

 2 Bed Semi-Detached / End Terrace: £220,000 

 2 Bed Mid Terrace: £220,000 

 3 Bed Semi-Detached: £260,000 - £275,000 

 4 Bed Semi-Detached: £300,000 

 4 Bed Detached: £330,000 - £360,000 

 5 Bed Detached: £400,000 - £440,000 
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8.0 EXISTING USE MARKET APPRAISAL 

8.1 REVIEW OF THE EXISTING PROPERTY 

The property was constructed in 1964 and comprises a large detached manufacturing facility on a circa 22-
acre site. The building is of mixed construction including steel portal frame and profiled cladding, as well as 
brick in part. Floors are of solid concrete construction. It has 5 loading doors and a clear height of 7m rising 
to 8.5m. The unit benefits from roof installed M&E and fitted office accommodation. There is an ancillary 
social club and football pitch which is leased on a peppercorn rent to local users group. 

The site has been used for advanced manufacturing for over 50 years working with on nozzle and injector 
development and production for both light and heavy duty vehicles. The facility was split into four principal 
sectors including machining, prototype manufacturing, production engineering and assembly (as per Figure 
39). It is understood that a large proportion of the plant may remain in situ which may be of interest to specialist 
future occupiers. 
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The layout of the site is unusual by comparison to ‘standard’ manufacturing / warehouse type sites with the 
two principal car parking areas separated from the main part of the site, the principal building on the site 
virtually abutting three boundaries leaving little space apart from a single vehicular access loop and a large 
proportion currently used as publicly available sports facilities.  

The main building is dated throughout and in need of capital expenditure to modernise the office / reception 
elements in particular whilst also correcting any areas in disrepair. The level workshop remains usable 
although does suffer from a lack of natural day light. 

A significant amount of the plant within the basement is now redundant but is not necessarily taking usable 
space that could otherwise be rentalised and could remain mothballed without having a significant impact on 
the value of the wider building.   

8.2 REOCCUPATION OF EXISTING PROPERTY 

A high level assessment has been undertaken which explores the scope of the existing property and its ability 
to be cleared out of the current occupiers fit out and re-occupied. An overview has been provided below 
showing the extent of cleared manufacturing space that could be created along with cleared first floor office 
accommodation and additional car parking spaces (outlined in red) to potentially free up the main and 
secondary car park for alternative uses.  

The end result is considerably more open and usable employment space that is ready for refitting to meet in 
going occupiers requirements although some site / buildings constraints will remain (e.g. limited service yard 
areas / tight circulation space around the periphery of the unit / limited roller shutter doors in proportion to the 
scale of the building etc.) 

The existing sports facilities are kept as they currently are although there is, of course, scope to 
improve/refurbish the offering in this regard (should demand for such facilities be identified and from a party 
that is able and willing to offer a viable rent for the facility).  
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8.3 ESTIMATED MARKET VALUE 

Having considered the market evidence for current rents and freehold values on secondary manufacturing / 
warehouse / light industrial stock across the local area (Sudbury + 15 miles) along with yields and 
occupation demand it is now possible to provide a high level assessment of the existing use value of the 
site, as outlined below. It is important to note that in order to achieve these end market values it will be 
necessary to undertake an element of capital expenditure on the buildings alongside the granting of rent 
free periods to in going occupiers. This is explored further in Section 10. 

8.3.1 Overview of Property 

Manufacturing facility with ancillary sports facilities and car parking areas. 

8.3.2 Areas 

The ‘Gross Internal Area’ (GIA) of the main warehouse and storage warehouse have been 
calculated from the floor plans provided. The area of the sports pitches have been measured 
separately.   

 Main Manufacturing Facility: 302,196 sq. ft. (28,075 sq. m.) GIA

 Storage Warehouse: 16,680 sq. ft. (1,550 sq. m) GIA
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 Delphi Centre: 1,161 sq. m. (12,500 sq. ft.) Estimated NIA 

 Sports Pitches: 4.15 acres (1.68 ha) 

 

8.3.3 Estimated Market Rental Value 

A global rental figure covering the manufacturing / office elements as one is considered 
most appropriate for the space in question.  

Having considered the current condition of the spaces and comparable market evidence we 
are of the opinion that the following estimated market rental values are applicable: 

 Main Manufacturing Facility: £3.50 per sq. ft. equating to £1,057,686 per annum (say 
£1.06m per annum) 

 Storage Warehouse: £3.50 per sq. ft. equating to £58,380 per annum (say £58,000 
per annum) 

 Delphi Centre: £7.00 per sq. ft. equating to £85,531 per annum (say £85,500 per 
annum)  

 Sports Pitches: Un-rentalised – included in rent for Delphi Centre. 

Estimated Market Leasehold Value – Whole: £1,277,146 per annum 

 

8.3.4 Estimated Market Freehold Value 

 Main Manufacturing Facility: £45.00 per sq. ft. equating to £13,598,820 (say 
£13.6m). 

 Storage Warehouse: £40.00 per sq. ft. equating to £667,200 (say £667,000). 

 Delphi Centre: £55.00 per sq. ft. equating to £672,000 

 Sports Pitches: £13,000 - £15,000 per acre equating to £54,000 - £62,000 (say 
£58,000). 

 Estimated Market Freehold Value – Whole: £15,000,000 
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9.0  PLANNING SYNOPSIS 

9.1 PLANNING POLICY CONTEXT 

S38(6) of the Planning and Compulsory Purchase Act 2004 states that 'If regard is to be had to the 
development plan for the purpose of any determination to be made under the planning Acts the determination 
must be made in accordance with the plan unless material considerations indicate otherwise’. The National 
Planning Policy Framework (NPPF) is one such material consideration.  The revised NPPF was introduced 
in 2018 to replace the 2012 framework. It is the only national planning policy document in force and provides 
a comprehensive account of the Government’s approach to planning policy.  The below sections are of 
particular relevance to this site.   

9.2 NATIONAL PLANNING POLICY FRAMEWORK (2018) 

Paragraph 8 and 9 of the National Planning Policy Framework (NPPF) promotes sustainable 
development and identifies the key overarching objectives, which are interdependent.  This includes the need 
to be pursued in mutually supportive way to help build a strong, responsive and competitive economy; strong, 
vibrant and healthy communities, by ensuring that a sufficient number and range of homes can be provided 
to meet the needs of present and future generations; and by fostering a well-designed and safe built 
environment.  These objectives should be delivered through the preparation and implementation of plans and 
the application of the policies in this Framework.  

Paragraph 59 of the NPPF states that ‘to support the Government’s objective of significantly boosting the 
supply of homes, it is important that a sufficient amount and variety of land can come forward where it is 
needed, that the needs of groups with specific housing requirements are addressed and that land with 
permission is developed without unnecessary delay’.  

Paragraph 80 of the NPPF states that ‘planning policies and decisions should help create the conditions in 
which businesses can invest, expand and adapt. Significant weight should be placed on the need to support 
economic growth and productivity, taking into account both local business needs and wider opportunities for 
development. The approach taken should allow each area to build on its strengths, counter any weaknesses 
and address the challenges of the future. This is particularly important where Britain can be a global leader 
in driving innovation, and in areas with high levels of productivity, which should be able to capitalise on their 
performance and potential.’ 

Chapter 12 (Achieving well-designed places) outlines that the creation of high quality buildings and places is 
fundamental to what the planning and development process should achieve. Applicants should engage 
effectively with the Local Planning Authority, the local community and other key stakeholders throughout the 
design process. Through pre-application consultation, the design of developments should evolve to reconcile 
local and commercial interests and to meet a number of key objectives. Applications that can demonstrate 
early, proactive and effective engagement should be looked on more favourably than those that cannot. 

Paragraph 118 outlines that planning decisions should give substantial weight to the value of using suitable 
brownfield land within settlements for homes and other identified needs, and support appropriate 
opportunities to remediate despoiled, degraded, derelict, contaminated or unstable land; and that decisions 
should also promote and support the development of under-utilised land and buildings, especially if this would 
help to meet identified needs for housing where land supply is constrained and available sites could be used 
more effectively (for example converting space above shops, and building on or above service yards, car 
parks, lock-ups and railway infrastructure. 
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9.3 THE DEVELOPMENT PLAN  

The current adopted development plan in Babergh consists of the saved policies of the Core Strategy (2014) 
and the Babergh Local Plan (2006). 

The Core Strategy contains the strategic objectives and policies to key planning issues of housing, 
employment, environmental protection and infrastructure improvement. The Babergh Core Strategy (2014) 
was adopted in February 2014. The Core Strategy replaces many of the policies in the [2006] Babergh Local 
Plan with a full list of superseded policies, but equally there remains a number of saved policies, which are 
relevant to the site. 

Work has begun on a new Joint Local Plan document for Babergh and Mid Suffolk districts, which will replace 
the Development Plan. A new Local Development Scheme (LDS) was agreed by Babergh and Mid Suffolk 
Councils in July 2018, which sets out the revised timetable for the production of the Joint Local Plan. The 
Joint Babergh and Mid Suffolk Local Development Scheme (LDS) sets out the programme and timetable for 
the various documents that will make up the new Joint Local Plan.  

The LDS was approved by Babergh Council on 24th July 2018. With regards to next steps the LDS sets out 
the preparation of draft Local Plan Preferred Options and Consultation will be consulted on in December 2018 
to January 2019. The submission of the Local Plan for examination should occur around spring / summer 
2019 and adoption is expected in late 2019 early 2020.  

Given that the emerging Local Plan is at a relatively early stage in its preparation, it is to be afforded minimal 
weight in the decision making process at this current time. 

The Babergh and Mid Suffolk Joint Annual Monitoring Report 2017 – 2018 (AMR) dated July 2018 reported 
that in Babergh three main strategic sites have been allocated - at Sudbury, in Hadleigh and at the Ipswich 
Fringe, and that the Councils have commissioned a significant amount of evidence to underpin the production 
of the Joint Local Plan, including the Economic Area Sector Needs Assessment (Sept 2017). 

This document titled ‘Ipswich Economic Area Sector Needs Assessment - Final Report’ September 2017 
states at paragraph 12.51 that “Babergh is forecast to have the largest absolute loss of manufacturing jobs (-
1,600) out of the local authorities between 2014 and 2036. Manufacturing employment is concentrated in 
Sudbury, where there are a high number of factories on the Northern Road Industrial Estate. This will likely 
be the focus of jobs losses, with other areas of the district less affected due to the thin spread of manufacturing 
employers’.  

Appendix 3 of the AMR identifies sites which have potential for employment development and demonstrates 
the amount of undeveloped/uncommitted land available. 

9.4 THE DELPHI SITE STATUS IN THE LOCAL PLAN 

The Delphi site forms part of an allocation in the current Local Plan (2006) for employment uses under policy 
EM02.  This is a saved policy, and therefore remains an important material consideration.  It does not appear 
within the Draft Strategic Housing and Economic Land Availability Assessment (SHELAA) dated August 2017 
as a site which is being promoted through the emerging Joint Local Plan.  However, two references numbers 
have been found (SS1139 and SS1179) on the Council’s website, but the origin of the SHELAA references 
are unclear.  

The site’s recent planning history is summarised below:- 

https://www.midsuffolk.gov.uk/planning/planning-policy/adopted-documents/babergh-district-council/babergh-local-plan/
https://www.midsuffolk.gov.uk/planning/planning-policy/adopted-documents/babergh-district-council/babergh-local-plan/


 

 

Page 62 of 127 
 

 

 

Figure 41 - Planning History Summary 
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9.5 PLANNING POLICY AND ENVIRONMENTAL DESIGNATIONS 

The adopted proposals maps of the Local Plan (2006) indicate that the site is located quite centrally within 
the development boundary of Sudbury. The whole site also forms part of the EM02 employment allocation. 

Sudbury sits as an Urban Area at the top of the settlement hierarchy set within policy CS2 of the adopted 
Core Strategy. Sudbury is therefore considered to be one of the most sustainable locations within the District 
for new housing and employment growth. 

The site has a low risk of river flooding and there are no designated heritage assets on the site or directly 
within the setting. 

9.6 OVERVIEW OF EMPLOYMENT ALLOCATION EM02 

As outlined above, the site is allocated for employment uses under policy EM02 of the Babergh Local Plan 
(2006). 

Policy EM02 states that ‘planning permission will be granted for employment related development in principle. 
This will include the relocation of existing businesses from residential areas where these would be better 
located alongside other employment generating activities. Exceptions to this policy will include proposals 
likely to have an adverse impact on town (or village) centre vitality and viability. Proposals able to demonstrate 
a positive effect on town (or village) centre vitality and viability will be permitted.’ 

The subtext to the policy explains that within these locations, uses within the B1, B2 and B8 use classes in 
particular will be supported, however, policy EM09 does also support the principle of leisure and sport uses 
within General Employment Areas and new employment areas, subject to demonstrating the need for the 
facility and why it could not be located in or new the edge of town centres. 

Policy EM02 would therefore lend support to a scheme to redevelop the site for employment uses. This could 
certainly involve a scheme which consists wholly of employment uses; but there may also be some scope to 
provide a mixed use employment led development, which incorporates an element of residential, particularly 
if it can be demonstrated that residential development will help to support the viability of new employment 
uses. 

9.7 GROWTH OF SUDBURY 

(It should be noted that the following numbers are those from the current Core Strategy at the time of the 
report compilation and the new Joint Local Plan will increase these)

The Babergh Local Plan Alteration No.2 (2006) Saved Policies allocated 19 hectares of land for residential 
development and 20.2 hectares for general employment and low impact employment uses at Chilton, 
known as the Chilton Mixed Use Development (Policy CP01). 

The Core Strategy contains the strategic objectives and policies to key planning issues of 
housing, employment, environmental protection and infrastructure improvement. The preferred approach 
is to plan (Core Strategy 2014)  for growth to be distributed to the towns with some town-edge / urban 
expansion in Sudbury, Hadleigh and the Babergh Ipswich Fringe and to Core and Hinterland Villages at a 
scale appropriate to the locality as outlined within the Spatial Strategy Policy CS2. 

A total of 2,500 additional new homes is planned in Babergh for the 20 year period, to be distributed 
as follows: 

 850 dwellings at Sudbury / Great Cornard, (split between an extra 350 in the vicinity of the already
allocated Chilton Woods development and a further 500 to be brought forward to the immediate east
of the town, at a new location and phased later on)

 250 dwellings at Hadleigh (to the town’s east)

 350 dwellings in the Babergh Ipswich Fringe (to the west of the existing urban area in Sproughton
parish) and

 1,050 dwellings to allow for appropriate levels of growth in the Core and Hinterland Villages
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 The Brantham Regeneration Project is likely to result in some new homes coming forward (toward the
end of the plan period), but as this complex project is at a very early stage the total of new homes
planned for Babergh does not rely on an allocation of housing numbers at Brantham.

The Core Strategy does not go into site specific detail (other than identifying strategic, urban edge growth 
areas). Existing sites allocated for new employment growth or homes in the adopted Plan (of 2006) remain 
mostly unaffected by this new Plan document (with an exception of the planned Chilton Woods development 
at Sudbury / Chilton, for which further expansion is allowed). The Core Strategy document sets out at 
paragraph 2.8.1.3 that although limited progress has been made in bringing this land forward, the outstanding 
allocation is included in the Core Strategy document to deliver housing and employment land from the start 
of the plan period.  

Additional a further area of land is allocated in this Core Strategy document at the Chilton Mixed Use 
Development to enable a further 350 dwellings to be accommodated and to provide sufficient land availability 
and flexibility to ensure the best possible form of development (Policy CS4).  

Planning consent has since been granted on the 29 Mar 2018 under B/15/01718/OUT for outline application 
(with all matters reserved except for access) including erection of up to 1,150 dwellings and 16.4ha of 
employment development.  

In addition to the Chilton Woods area further growth has been identified to the east of the town – this is 
referenced at policy CS5.     

The Strategy to be adopted at the Delphi site will clearly be influenced by the existing strategic plans in the 
pipe line to accommodate new development within the settlement, and the potential for other employment 
sites to come forward.  

9.8 REDEVELOPING EMPLOYMENT LAND FOR NON-EMPLOYMENT USES 

Babergh Local Plan  (2006) policy EM24 states that ‘planning applications to redevelop or use existing or 
vacant employment land, sites and premises for non-employment purposes, will only be permitted if the 
applicant can demonstrate that their retention for an appropriate employment use has been fully explored’.  

This may be undertaken either by a sustained marketing campaign (of a format which is to be agreed with 
the determining authority), undertaken at a realistic asking price; or where agreed in advance, the applicant 
can demonstrate the site is inherently unsuitable or not viable for all forms of employment related use. 

Policy CS3 of the Core Strategy seeks to ensure that employment and housing growth will be accommodated 
within Babergh’s existing settlement pattern and in new mixed and balanced communities on the edges of 
the towns and the Babergh Ipswich Fringe.  However, the policy also seeks to protect existing sites in 
employment use to help to deliver the District’s spatial strategy for growth and development and to support 
and promote employment. 

9.8.1 Mixed Use Development 

The development plan therefore seeks to protect existing employment uses and within this policy context, 
redeveloping the site either for wholly non-employment uses, or for a predominantly residential led mixed use 
scheme, could be a challenge to deliver. This is unless sufficient evidence can be provided that the site is 
inherently unsuitable for any type of employment use, whether due to lack of demand, viability or any other 
reasonable justification.   

The ranges tested as part of this initial report are deliverable in planning terms, but only if a suitable evidence 
based approach is followed.  Clearly there is a preference to find a suitable alternative employment use for 
the site, but in the event that this is not deliverable consideration could be given to a more creative solution, 
which could include a mix of uses, which could include an element of residential development to help 
compliment and support the retention of employment uses on the site. Consideration will also need to be 
given to the provision of affordable housing, and if it is appropriate to consider the application of vacant 
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buildings credit referenced at paragraph 63 of the National Planning Policy Framework.  This is designed to 
support the re-use of brownfield land, where vacant buildings are being reused or redeveloped, any affordable 
housing contribution due should be reduced by a proportionate amount.  

9.8.2 Community Facilities 

Any redevelopment scheme might include some provision of open space taking into consideration the existing 
football pitch at the rear of the site and small community use, in recognition of the existing facility on the site. 
That said, care will need to be given to ensure that such a use is appropriate and sustainable. Consideration 
must also be given to the fact that existing facilities were very much ancillary to the existing employment use 
on the Delphi site.   

Policy CS21 of the Core Strategy outlines that the Council will protect, safeguard and enhance existing 
services, facilities and amenities that are important to the sustainability of local communities. All proposals 
for new housing and commercial development will be required to be supported by, and make adequate 
provision for, appropriate infrastructure, services and facilities to ensure that the development is sustainable 
and of a high quality.  The appropriateness and viability of retaining or replacing the community assets will 
need to be assessed as historically these served the Delphi industrial building.  For the purposes of the 
feasibility assessment it has been assumed that these would be retained in some shape or form. 

It is also worth highlighting that the new Local Plan is at the early stages of progress, and it would be sensible 
to engage in this process to ensure that the policy framework remains suitably flexibly to reflect changes in 
demand.   

9.8.3 Housing 

Within the NPPF there is clear support for more effective use of brownfield sites with substantial weight to the 
value of using suitable brownfield land within settlements for homes and other identified needs.  In consider 
the suitable approach for the retention and regeneration of the site, it is also worth considering that recently 
under appeal reference Appeal Ref: APP/D3505/W/18/3197391 Land off Daking Avenue, Boxford CO10 5AA. 
Paragraph 41 the Planning Inspector considered that there might be a shortfall in housing provision equating 
to 4.5 years if appellant’s position on the availability and delivery of sites, was accepted.  The Council 
considered that it could demonstrate 6.7 year supply.  The point being made is that while the appeal decision 
was inconclusive, the provision of an element of housing on what is a brownfield site, will strengthen the 
Council’s position in this regard. National Planning Policy Framework gives substantial weight to the value of 
using suitable brownfield land within settlements for homes and other identified needs.  

As per policy CS19 of the adopted Core Strategy, 35% affordable housing would be required to be delivered 
on site (unless there are particular justifications as to why this should be provided off site by way of a 
commuted sum – unlikely in this case). 

Policy CS19 states that the tenure split of the affordable housing should be determined by the latest Strategic 
Housing Market Assessment. The SHMA (Peter Brett Associates, September 2017) outlines the projected 
housing need over the plan period is shown on a chart on page 113 of this document. Of the total need, it 
suggests that 74% would be market housing and of the remaining 26%, the affordable housing split would be 
12.6% affordable rent, 6.8% shared ownership and 6% starter homes.  The provision of affordable housing 
and their identified need would need to be discussed with the Council. 
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10.0  OVERVIEW OF REDEVELOPMENT OPTIONS 

A series of redevelopment options for the site have been considered which are outlined below which follow 
on from analysis of Option 1 (as outlined in Section 8 above). 

 Option 1

o The retention of the existing principal manufacturing space with current occupiers fit out
removed along with the Delphi Centre and detached storage warehouse

 Option 2

o The subdivision of the existing main building into 4 units of approximately equal size with
additional service yard created to the rear and the retention of the main and secondary car
park as they currently are

 Option 3

o The demolition of half of the main warehouse with the Delphi Centre retained, the creation of
a residential scheme on the former football pitch and main car park alongside the development
of a day nursery on the secondary car park

 Option 4

o The demolition of all existing buildings on the site with a new commercial led scheme created
along with a new residential scheme of 45 units, a day nursery and the retention of the Delphi
Centre

 Option 5

o The demolition of all existing buildings on the site with a new mixed commercial and residential
scheme of 115 dwellings, the retention of the Delphi Centre and the creation of a day nursery.

Options 1 and 2 are the only two options which anticipate the retention of the playing field pitch although a 
proportion of it may be lost under option 2 to make way for an enlarged yard area associated with the existing 
commercial building. 

The latter options (particularly options 3 and 4) assume the playing field pitch is removed in its entirety or 
significantly scaled back (as per Option 5) to a scale that may be too small to comply with Sports England 
size specifications although there would be a good proportion of open space.  

Any proposal to remove the provision of the existing playing field pitch is likely to require Sport England 
consultation the re-provision elsewhere, both of which may be problematic. Furthermore, it is noted that the 
playing field pitch is used for broader community and social activities (festivals, fireworks displays, carnival 
destination, music events etc.) and its loss is likely to have a social impact unless an alternative site is 
identified.  

This aspect of the potential development site will need to be taken into consideration from a sports, community 
social perspective as part of the wider Sudbury Town visioning / place-making aspirations as well as the 
broader South Suffolk context.  



 

 

Page 67 of 127 
 

 

11.0  DEVELOPMENT APPRAISAL SUMMARY – OPTION 1 

11.1 COMMENTARY ON OPTION PLAN 
 

Outlined below is further analysis on the option plan prepared. 

o The retention of the existing principal manufacturing space with current occupiers fit out 
removed to create open plan office / warehouse accommodation 

o The main and secondary car parks remains as they currently stand to service the 
manufacturing / industrial unit 

o The existing ‘Delphi Centre’ remains as it currently stands 



 

 

Page 68 of 127 
 

 

                          
Figure 42 – Option 1 Redevelopment Plan 
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11.2 OVERVIEW OF ASSUMPTIONS 

 

o Acquisition Costs: Agents fees 1.00%. Legal fee 0.50%. Stamp duty at prevailing rate. 

o Town Planning: No allocation for planning 

o Main Warehouse Rental Value: £2.75 per sq. ft. 

o Storage Warehouse Rental Value: £3.50 per sq. ft. 

o Delphi Centre Rental Value: £7.00 per sq. ft. 

o Yield - Main Warehouse / Storage Warehouse: 7.50% 

o Yield - Delphi Centre: 10.00% 

o Main Manufacturing Facility Refurbishment Cost: £10.00 per sq ft 

o Developers Contingency: 10.00% of construction costs 

o General Professional Fees: 10.00% of construction costs  

o Marketing Costs: £25,000 for marketing expenses 

o Letting Agents Fee: 10.00% 

o Letting Legal Fee: 5.00% 

o Sales Agents Fee: 1.00%  

o Sales Legal Fee: 0.5%  

o Finance Debit Rate: 5.00% 

o Land Value: Residual land value   

o Timescale: 3 month Purchase, 24 month Letting Period 

o Target Return: 15% profit on cost 

o Inflation: Excluded 
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11.3 SUMMARY OF DEVELOPMENT APPRAISAL 

Gross Development Value £11,835,773 

Acquisition Costs £290,325 

Build Costs £3,381,335 

Contingency £338,134 

General Professional Fees £338,134 

Marketing & Letting Costs / Fees £171,243 

Disposal Fees £177,537 

Finance £967,193 

Total Costs £10,291,976 

Residualised Price £4,628,077 

Profit / (Deficit) £1,543,797 

A full breakdown of the financial appraisal we have used to arrive at this figure is provided in Appendix 1. 

11.3.1 Sensitivity Analysis 

Detailed below is a summary of sensitivity analysis conducted assessing a £5.00 per sq. ft. step change in 
the construction costs and a £0.50 per sq. ft. step change in the rent.  

The results of the analysis provides ‘Profit Amount’ and ‘Land Cost’ results under these changes in 
circumstances. 

It is evident, under a base case scenario, that there is a viable residual land value of circa £4.62m which 
generates a profit on cost of circa £1.54m.  

This is contrasted with the ‘best case scenario’ where construction costs fall by £10.00 per sq. ft. and rental 
rates increase by £1.00 per sq. ft. which improves the results further resulting in a viable residual land value 
of circa £11.04m which generates a profit on cost of circa £2.07m.  

Under the ‘worst case scenario’ where construction costs rise by £10.00 per sq. ft. and rental rates decrease 
by £1.00 per sq. ft. there is still a viable residual land value however it falls considerably to circa £1.94m with 
a profit on cost of circa £1.01m. 
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Figure 43 – Sensitivity Analysis – Profit Amount & Residual Land Cost 

* KEY: Green = best case scenario. Blue = base case scenario. Red = worst case scenario. 

11.4 ANALYSIS OF THE OPTION  

It is evident from the analysis conducted on this ‘base case’ scenario that a viable residual land value of over 
£4.63m can be maintained with a reasonable level of profit of circa £1.54m.  

Improvements can be made to the land value with by decreasing the estimated construction costs by £10.00 
per sq. ft. which, even without a step change in the estimated rental value, results in a residual land value of 
circa £8.15m.  

As has been outlined in Section 11.3.1 the option performs well under greater sensitivity analysis with a viable 
residual land value under best and worst case scenarios.  

As it stands, only high level assumptions have been made on the extent of refurbishment required and the 
corresponding cost. Greater analysis of the anticipated refurbishment costs could be undertaken to form a 
more accurate understanding of the units end value which can be run in conjunction with the existing owner 
and any plans that they may have regarding strip out.  

Any refurbishment / conversion costs will have to be weighed against the buildings anticipated remaining 
lifespan and ongoing maintenance liabilities which may outweigh the benefit of trying to retain it. Moreover, 
given its age, it is likely that opportunities for undertaking necessary thermal improvements as part of any 
refurbishment are going to be very limited and costly which may also bring into question the overall viability 
of this option.  

The main factory has an EPC rating of D (88) with the Gate House having a rating of C (65) and the Social 
Club having a rating of C (71). As it stands, it is not possible to let or sell commercial properties with an EPC 
rating below E. As it stands energy improvement works would not be required but legislation may change in 
the near future which could result in costly refurbishment works being required in the future before a disposal 
could occur.  

The option assumes the retention of the existing building as it stands with a re-letting to a single end occupier. 
It is evident from the market research undertaken that the unit sits in a rather unique position in so far as any 
similar sizes sizable unit (e.g. those of 100,000 sq. ft. and above) are located elsewhere in the country and 
all closer to the more traditional manufacturing / distribution heartland of the Midlands. This could either work 
in the site’s favour (if there is a requirement for this size unit closer to say Felixstowe) or against it (if any 
existing businesses requiring this scale space are located some considerable distance away and outside of 
reasonable / typical catchment areas). 

The bulk of uptake in the local area has, over the last 5 years, been at a considerably smaller scale to that 
on offer which, combined with its isolated situation away from comparable sized units, may result in a long 
void period before re-letting / sale to an owner occupier.  
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The appraisal has included a rent free period of 6 months however does not include a void period or 
associated holding costs (e.g. finance / business rates / security / maintenance etc.). These costs could be 
significant and will have an impact on the value of the building. 

A high level market rental value of £7.00 per sq. ft. has been attributed to the Delphi Centre however it should 
be noted that it is currently let on a peppercorn basis and would need to go through a refurbishment and 
repair programme to help achieve this rental level noting that the roofing repairs alone are in the region of 
£100,000. There are limited alternative community venue/hire options in Sudbury with the existing building 
benefiting from a large sprung ballroom type dancefloor which will be attractive to certain user groups as well 
as ample parking. Its setting at the back of the site may limit demand for it given its low visibility however this 
could be overcome through sufficient marketing. 

From a planning perspective, the retention of the site as it stands would be seen as favourable and in keeping 
with its allocation for employment uses.  

In summary, the analysis of this option helps to set the foundations for redevelopment options on the site 
which may start to identify end uses that could be of wider interest to a range of prospective end occupiers. 
Questions have to be asked as to whether it is cost effective to retain the existing building and refurbish (once 
the full extent of works are known) and if there will be a single end occupier who would have a sufficiently 
large enough requirement to need all of the space currently provided. 
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12.0 DEVELOPMENT APPRAISAL SUMMARY – OPTION 2 

12.1 COMMENTARY ON OPTION PLAN 
 

Outlined below is further analysis on the option plan prepared. 

o The subdivision of the existing main building into 4 units of approximately equal size which 
can be occupied separately (or combined) under a similar use class 

o Additional service yard created to the rear of the main warehouse to serve two of the four units 

o Additional car parking created around the periphery of the site 

o The main and secondary car parks remain as they currently stand to service the manufacturing 
/ industrial unit 

o The existing ‘Delphi Centre’ is demolished and replaced with a smaller ‘sports pavilion’ (e.g. 
toilets / changing rooms etc.) alongside a ‘Multi Use Games Area’ and associated car parking 
spaces. Public access is retained along the existing access road 
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Figure 44 – Option 2 Redevelopment Plan 
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12.2 OVERVIEW OF ASSUMPTIONS 

 

o Acquisition Costs: Agents fees 1.00%. Legal fee 0.50%. Stamp duty at prevailing rate. 

o Town Planning: £50,000 

o Unit 1, Unit 2, Unit 3 and Unit 4 Rental Values: £3.25 per sq. ft. 

o Storage Warehouse Rental Value: £3.50 per sq. ft. 

o Delphi Centre Rental Value: £7.00 per sq. ft. 

o Yield - Main Warehouse (Unit 1- 4) / Storage Warehouse: 7.50% 

o Yield - Delphi Centre: 10.00% 

o Warehouse Refurbishment / Division Cost: £15.00 per sq. ft.  

o Developers Contingency: 10.00% of construction costs 

o General Professional Fees: 10.00% of construction costs  

o Marketing Costs: £25,000 for marketing expenses 

o Letting Agents Fee: 10.00% 

o Letting Legal Fee: 5.00% 

o Sales Agents Fee: 1.00%  

o Sales Legal Fee: 0.5%  

o Finance Debit Rate: 5.00% 

o Land Value: Residual land value   

o Timescale: 3 month Purchase, 3 months Pre-Construction, 6 month’s Construction, 18 month 
Letting Period 

o Target Return: 15% profit on cost 

o Inflation: Excluded 
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12.3 SUMMARY OF DEVELOPMENT APPRAISAL  
 

Gross Development Value £12,329,821 

Acquisition Costs £299,602 

Build Costs £4,222,415 

Contingency £422,241 

General Professional Fees £422,241 

Marketing & Letting Costs / Fees £172,135 

Disposal Fees £184,947 

Finance £996,431 

Total Costs £10,721,580 

Residualised Price £4,001,567 

Profit / (Deficit) £1,608,241 

 

A full breakdown of the financial appraisal we have used to arrive at this figure is provided in Appendix 1. 

12.3.1 Sensitivity Analysis 

Detailed below is a summary of sensitivity analysis conducted assessing a £5.00 per sq. ft. step change in 
the construction costs and a £0.50 per sq. ft. step change in the rent.  

The results of the analysis provides ‘Profit Amount’ and ‘Land Cost’ results under these changes in 
circumstances. 

It is evident, under a base case scenario, that there is a viable residual land value of circa £4.00m which 
generates a profit on cost of circa £1.61m.  

This is contrasted with the ‘best case scenario’ where construction costs fall by £10.00 per sq. ft. and rental 
rates increase by £1.00 per sq. ft. which improves the results further resulting in a viable residual land value 
of circa £9.51m which generates a profit on cost of circa £2.08m.  

Under the ‘worst case scenario’ where construction costs rise by £10.00 per sq. ft. and rental rates decrease 
by £1.00 per sq. ft. there is still a viable residual land value however it falls considerably to a non-viable value 
of circa £1.66m with a profit on cost of circa £1.13m. 
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Figure 45 – Sensitivity Analysis – Profit Amount & Residual Land Cost 

* KEY: Green = best case scenario. Blue = base case scenario. Red = worst case scenario. 

12.4 ANALYSIS OF THE OPTION  

Option 2 starts to address the imbalance between the amount of manufacturing / warehouse space currently 
provided on site and the historic trends in occupier demand for the local and wider region.  

It considers the ability to divide the space into smaller units of roughly equal proportions that are more in line 
with demand whist weighing up the works required to the land that immediately surrounds the building to 
meet standard business needs for service yards in particular.  

It is evident from the analysis conducted on this scenario that a viable residual land value of circa £4.00m 
can be generated (circa £600,000 less than Option 1) with a profit on cost that is £64,000 more. These 
differences reflect the slightly different estimated rental value for the space created (£1.00 per sq. ft. more by 
comparison to Option 1) given the fact that no discount for quantum is assumed. The increase in profit is tied 
to the higher deliver costs (estimated to be £2.00 per sq. ft. more under Option 2 compared to Option 1) which 
reflects the extent of works required to divide the space into 4 units (e.g. dividing walls / separating services 
/ additional entrance points for deliveries / external yard areas etc.).  

The sensitivity analysis highlights opportunities for improvement with a residual land value of circa £6.96m if 
build costs drop to £10.00 per sq. ft. with a nil increase in rent or £9.51m when an increase in rent to £4.25 
per sq. ft. is anticipated.  

As per Option 1, it will be important to undertake greater analysis of the anticipated refurbishment costs to 
better understand the viability of retaining the existing structure and if it could withstand these fairly extensive 
and intrusive works. 

The market research undertaken indicates that there is a higher level of demand in the region for units of 
circa 40,000 – 60,000 sq. ft. (by comparison to those of 100,000 sq. ft. plus) although deals of this scale are 
still bucking the wider trend which is typically focused on units of 20,000 sq. ft. or less. Considering this, it is 
likely that long void periods are still to be expected which will result in sizable holding costs (business rates / 
maintenance liabilities etc.). 

It is likely that the subdivision of the space will have to be done, at least in part, on a speculative basis 
following on from the disposal of part to and end occupier. It is likely that any works will be more cost effective 
when done at once (rather than dividing services / erecting dividing walls as and when demand materialises). 
This being the case, it will be necessary to try and predict future market conditions and estimate the amount 
of space required for future businesses. Unpicking these works may impact viability further. 
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The option plan prepared highlights the limitations of the site given the proximity of the building as it stands 
to the site’s boundaries. Only the northern boundary has scope to be enhanced with a larger circulation space 
created to allow a reasonable level of dedicated yard / parking for the two at this end of the unit. These works 
do, however, require the demolition of part of the detached warehouse to the north of the site which will 
reduce rental income slightly although may be necessary to give the larger units a change of generating 
interest.  

Circulation around the southern, eastern and western sides can also be improved with existing car parking 
spaces moved to a new car park behind the existing gate house. 

Access to the retained Delphi Centre is retained with the facility kept in its current location. Its unaltered 
setting and access arrangements may continue to make this facility under used and in turn limit demand from 
a long term operator’s perspective.  

Overall, it is evident that the option stands scrutiny from a financial viability perspective (under the assumed 
conversion costs) and takes a step closer to creating units that are more in line with historic trends in market 
demand for the region. It is, however, a compromised option with a higher number of comparable sized units 
in the wider local area that are likely to be deemed more ‘user friendly’ from an occupiers perspective with a 
lower maintenance liability.  
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13.0  DEVELOPMENT APPRAISAL SUMMARY – OPTION 3 

13.1 COMMENTARY ON OPTION PLAN 
 

Outlined below is further analysis on the option plan prepared. 

o The older half of the existing main building is demolished with the remainder retained as mixed 
manufacturing / industrial / warehousing and office accommodation 

o Access to the main warehouse unit is retained as it stands 

o Additional car parking created around the periphery of the site with a vehicular access loop 
retained around the remaining half of the building 

o A new service yard / car parking area is created to the rear of the retained unit  

o The Delphi Centre along with the bowling green / tennis courts are retained 

o The former football pitch is redeveloped into a residential scheme with access from the existing 
road servicing the Delphi Centre. A suitable landscape buffer is included between these units 
and the service yard / car parking area 

o The main car park is redeveloped a new residential scheme  

o The secondary car park is redeveloped into a day nursery with associated drop off car parking 
and outdoor space 

o A total of 100 residential units are created split between two bed (x25 units), three bed (x40 
units) and 4 bed (x35 units) houses 

o Pedestrian / cycle only access points can potentially be created as links through to Park Road 
and Ashmere Rise (to the west of the site) 
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Figure 46 – Option 3 Redevelopment Plan 
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13.2 OVERVIEW OF ASSUMPTIONS 

 

o Acquisition Costs: Agents fees 1.00%. Legal fee 0.50%. Stamp duty at prevailing rate. 

o Town Planning: £150,000 

o Main Half Warehouse Rental Value: £3.00 per sq. ft. 

o Delphi Centre Rental Value: £7.00 per sq. ft. 

o Yield - Main Warehouse: 7.50% 

o Yield - Delphi Centre: 10.00% 

o Warehouse Refurbishment / Division Cost: £10.00 per sq. ft. 

o Day Nursey Costs: £125.00 per sq. ft. 

o Residential Development Costs: £130 per sq. ft.  

o Developers Contingency: 10.00% of construction costs 

o General Professional Fees: 10.00% of construction costs  

o Marketing Costs: £50,000 for marketing expenses 

o Letting Agents Fee: 10.00% 

o Letting Legal Fee: 5.00% 

o Sales Agents Fee: 1.00%  

o Sales Legal Fee: 0.5%  

o Finance Debit Rate: 5.00% 

o Land Value: Residual land value   

o Timescale: 3 month Purchase, 3 months Pre-Construction, 12 month’s Construction, 15 
month Letting  

o Target Return: 15% profit on cost 

o Residential Tenure Mix: 35% affordable accommodation split equally over all unit types  

o Open Market Residential Sales Rates: 

 2 Bed: £220,000 Per Unit 

 3 Bed: £270,000 Per Unit 

 4 Bed: £330,000 Per Unit 
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o Affordable Residential Sales Rates (55% of OMV): 

 2 Bed: £121,000 Per Unit 

 3 Bed: £185,582 Per Unit 

 4 Bed: £181,500 Per Unit 

o Statutory / LA Contributions (e.g. CIL): Excluded 

o Inflation: Excluded 

 

13.3 SUMMARY OF DEVELOPMENT APPRAISAL  
 

Gross Development Value £30,368,353 

Acquisition Costs £335,093 

Build Costs £15,970,985 

Contingency £1,597,098 

Demolition £1,045,000 

General Professional Fees £1,597,098 

Marketing & Letting Costs / Fees £127,655 

Disposal Fees £455,524 

Finance £2,269,590 

Total Costs £26,407,175 

Residualised Price £3,009,130 

Profit / (Deficit) £3,961,078 

 

A full breakdown of the financial appraisal we have used to arrive at this figure is provided in Appendix 1. 

13.3.1 Sensitivity Analysis  

Detailed below is a summary of sensitivity analysis conducted assessing a £5.00 per sq. ft. step change in 
the warehouse construction costs and a £0.50 per sq. ft. step change in the rent.  

The results of the analysis provides ‘Profit Amount’ and ‘Land Cost’ results under these changes in 
circumstances. 
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It is evident, under a base case scenario, that there is a viable residual land value of circa £3.00m which 
generates a profit on cost of circa £3.96m.  

This is contrasted with the ‘best case scenario’ where construction costs fall by £10.00 per sq. ft. and rental 
rates increase by £1.00 per sq. ft. which improves the results further resulting in a viable residual land value 
of circa £5.65m which generates a profit on cost of circa £4.19m.  

Under the ‘worst case scenario’ where construction costs rise by £10.00 per sq. ft. and rental rates decrease 
by £1.00 per sq. ft. there is still a viable residual land value however it falls considerably to circa £369,388 
with a profit on cost of circa £3.73m. 

 

 

 

 

 

 

Figure 47 – Sensitivity Analysis – Profit Amount & Fixed Land Cost 

* KEY: Green = best case scenario. Blue = base case scenario. Red = worst case scenario. 

Sensitivity analysis has also been considered in relation to the residential element. Detailed below is a 
summary of sensitivity analysis conducted assessing a £5.00 per sq. ft. step change in the construction costs 
and a £5,000 step change in sales rates.  

The results of the analysis provides ‘Profit Amount’ and ‘Land Cost’ results under these changes in 
circumstances. 

It is evident, under a base case scenario, that the residual land value and profit remain the same although 
under the ‘best case scenario’ (where construction costs fall by £10.00 per sq. ft. and sales rates increase by 
£10,000) there is a viable residual land value of circa £6.28m which generates a profit on cost of circa £4.09m.  

Under the ‘worst case scenario’ (where construction costs rise by £10.00 per sq. ft. and sales rates decrease 
by £10,000) there is a non-viable residual land value of circa £301,549 which generates a profit on cost of 
circa £3.83m. 

 

 

 

 

 

Figure 48 – Sensitivity Analysis – Profit Amount & Fixed Land Cost 
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13.4 ANALYSIS OF THE OPTION  

Option 3 is the first of the five development options that incorporates an element of residential accommodation 
with the main car park and sports field redeveloped as such. It also assumes the part retention of the existing 
unit with the older half demolished to retain a more reasonable sized single unit with the benefit of a good 
sized servicing / parking / storage area to the rear. 

The community sports facilities are condensed in their offering (e.g. playing fields removed) and now form 
part of the residential development. This helps to improve the remaining facilities setting and potentially its 
operational viability given a closer potential market. 

The residential element to the north of the site is isolated, invisible from the principal road network and 
generally considered to be poorly located (as a result of working around the retained part of the main building) 
resulting in a development opportunity that is potentially unattractive to developers and impacts on the 
operation of the sub-divided building. The fact that is it surrounded on three sides by commercial units with 
the sole access option being some 250 from Alexander Road only impacts on its attractiveness further making 
for an unattractive approach for a residential development.  

The residential units to the front of the site (taking the place of the main car park) helps to create a mixed feel 
and a positive approach into the site although a good level of screening would be required to limit the impact 
of passing commercial traffic and the commercial units opposite.  

There is scope to create pedestrian and cycle links through to the existing and established residential 
developments to the west which would improve access to the public open space and create another 
connection to Newton Road. 

The works required to divide the space and retain half of the existing building will be complicated, expensive 
and potentially unviable when this is explored in greater depth particularly considering the age of it and the 
fact that the building is likely to be reaching the end of its natural life span. 

It is evident from the viability analysis conducted on this scenario that a viable residual land value of circa 
£3.00m can be generated with a profit on cost of circa £3.96m. 

Sensitivity analysis highlights the best case scenario as showing similar results when both the commercial 
and residential elements are appraised individually showing a residual land value around £5.65m to £6.29m. 
The results under the worst case scenario also show similar gaps in results.  

Although the residual land values are viable the overall appeal of the scheme is questionable with the two 
main aspects (e.g. the warehouse and residential units) considered as compromised on a number of levels. 
As such, demand from a developer and occupier perspective is likely to be inhibited with resistance to such 
a scheme considered likely from a planning perspective. 

In general this option is considered to be the least favourable option considered although helps to highlight 
the unfavourable constraints that such a plan would generate. 
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14.0  DEVELOPMENT APPRAISAL SUMMARY – OPTION 4 

14.1 COMMENTARY ON OPTION PLAN 
 

Outlined below is further analysis on the option plan prepared. 

o The demolition of all existing buildings on the site with a new commercial led scheme created 
including a mix of warehouse / light industrial / manufacturing / trade counter type units with 
dedicated service yards and car parking facilities alongside some standalone offices 

o All industrial / trade orientated units are kept to the eastern boundary (closest to Alexandra 
Road) with the office units along the western boundary (closest to the existing residential units 
beyond the site) 

o In total there is scope to deliver around (202,734 sq. ft.) 18,834 sq. m. of commercial space 
split between warehouse / trade type units (circa 13,000 sq. m. / 139,935 sq. ft.) and office 
units (circa 5,834 sq. m. / 62,799 sq. ft.) 

o The Delphi Centre along with the bowling green / tennis courts are retained where they 
currently are (although there could be scope to relocate them closer to the proposed residential 
units on the ‘main car park site’ to improve public accessibility and their general setting) 

o The main car park is redeveloped a new residential scheme of 45 units split between two bed 
(x10 units), three bed (x20 units) and 4 bed (x15 units) houses 

o The secondary car park is redeveloped into a day nursery with associated drop off car parking 
and outdoor space 

o Pedestrian / cycle only access points can potentially be created as links through to Park Road 
and Ashmere Rise (to the west of the site) 

o New access points onto Alexandra Road could be created to better serve the commercial units 
which would eradicate the need for residential and commercial traffic to use the same access 
road (the principal access to the site as it stands) although this would require the relocation of 
the Delphi Centre to a point that is closer to the southern part of the site 
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Figure 49 – Option 4 Redevelopment Plan 
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14.2 OVERVIEW OF ASSUMPTIONS 

 

o Acquisition Costs: Agents fees 1.00%. Legal fee 0.50%. Stamp duty at prevailing rate. 

o Town Planning: £150,000 

o Open Market Residential Sales Rates: 

 2 Bed: £220,000 Per Unit 

 3 Bed: £270,000 Per Unit 

 4 Bed: £330,000 Per Unit 

o Affordable Residential Sales Rates (55% of OMV): 

 2 Bed: £121,000 Per Unit 

 3 Bed: £148,500 Per Unit 

 4 Bed: £181,500 Per Unit 

o Residential Tenure Mix: 35% affordable accommodation split equally over all unit types  

o New Warehouse Rental Value: £8.50 per sq. ft. 

o New Office Rental Value: £20.00 per sq. ft. 

o New Day Nursery Rental Value: £15.00 per sq. ft. 

o Delphi Centre Rental Value: £7.00 per sq. ft. 

o Rent Free: 6 months 

o Yield – Warehouse / Office / Day Nursery: 7.50% 

o Yield - Delphi Centre: 10.00% 

o Demolition Cost: £10.00 per cubic meter 

o Warehouse Construction Cost: £75.00 per sq. ft.  

o Office Construction Cost: £120.00 per sq. ft.  

o Day Nursery Construction Cost: £125.00 per sq. ft.  

o Residential Development Costs: £130 per sq. ft.  

o Developers Contingency: 10.00% of construction costs 

o General Professional Fees: 10.00% of construction costs  

o Marketing Costs: £50,000 for marketing expenses 
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o Letting Agents Fee: 10.00% 

o Letting Legal Fee: 5.00% 

o Sales Agents Fee: 1.00%  

o Sales Legal Fee: 0.5%  

o Finance Debit Rate: 5.00% 

o Land Value: Residual land value   

o Timescale: 3 month Purchase, 3 months Pre-Construction, 12 month’s Construction, 18 
month Letting and 6 months Sales Period 

o Target Return: 15% profit on cost 

o Inflation: Excluded 

o Statutory / LA Contributions (e.g. CIL): Excluded 

 

14.3 SUMMARY OF DEVELOPMENT APPRAISAL  
 

Gross Development Value £40,362,292 

Acquisition Costs £150,000 

Build Costs £24,505,590 

Contingency £2,450,559 

Demolition £1,650,000 

General Professional Fees £2,450,559 

Marketing & Letting Costs / Fees £400,927 

Disposal Fees £605,434 

Finance £3,165,580 

Total Costs £35,097,644 

Residualised Price £281,005 

Profit / (Deficit) £5,264,647 

 

A full breakdown of the financial appraisal we have used to arrive at this figure is provided in Appendix 1. 
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14.3.1 Sensitivity Analysis 

Detailed below is a summary of sensitivity analysis conducted assessing a £5.00 per sq. ft. step change in 
the warehouse construction costs and a £0.50 per sq. ft. step change in the rent.  

The results of the analysis provides ‘Profit Amount’ and ‘Land Cost’ results under these changes in 
circumstances. 

It is evident, under a base case scenario, that there is a non-viable residual land value of circa £281,005 
which generates a profit on cost of circa £5.26m.  

This is contrasted with the ‘best case scenario’ where construction costs fall by £10.00 per sq. ft. and rental 
rates increase by £1.00 per sq. ft. which improves the results further resulting in a viable residual land value 
of circa £4.44m which generates a profit on cost of circa £5.60m.  

Under the ‘worst case scenario’ where construction costs rise by £10.00 per sq. ft. and rental rates decrease 
by £1.00 per sq. ft. there is a non-viable residual land value with a significant fall to a level that is circa £5.21m 
below a breakeven point in order to secure a target 15% profit on cost of circa £4.92m. 

 

 

  

 

 

 

 

Figure 50 – Sensitivity Analysis – Profit Amount & Fixed Land Cost 

* KEY: Green = best case scenario. Blue = base case scenario. Red = worst case scenario.  

Sensitivity analysis has also been considered in relation to the residential element. Detailed below is a 
summary of sensitivity analysis conducted assessing a £5.00 per sq. ft. step change in the construction costs 
and a £5,000 step change in sales rates.  

The results of the analysis provides ‘Profit Amount’ and ‘Land Cost’ results under these changes in 
circumstances. 

It is evident, under a base case scenario, that the residual land value and profit remain the same although 
under the ‘best case scenario’ (where construction costs fall by £10.00 per sq. ft. and sales rates increase by 
£10,000) there is a viable residual land value of circa £2.89m which generates a profit on cost of circa £5.32m.  
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Under the ‘worst case scenario’ (where construction costs rise by £10.00 per sq. ft. and sales rates decrease 
by £10,000) there is a non-viable residual land value of circa £3.58m in order to secure a target 15% profit 
on cost of circa £5.20m. 

 

 

 

 

 

 

 

Figure 51 – Sensitivity Analysis – Profit Amount & Fixed Land Cost 

* KEY: Green = best case scenario. Blue = base case scenario. Red = worst case scenario. 

14.4 ANALYSIS OF THE OPTION  

Option 4 is a commercial led scheme which seeks to replace the existing employment space with a greater 
number of smaller units across a broader user class to increase overall viability for development and occupier 
demand based on known historic trends. 

The proposed staggered approach to the commercial elements with the larger units located closest to the 
existing commercial estate stepping back to smaller, light industrial type units in the centre and offices to the 
rear is an answer to the site’s context and neighbouring uses. It should also work with prospective occupier 
demand with scope for trade counter type units benefiting from roadside frontage while the office occupiers 
benefit from quieter immediate surrounds.  

The retention of a high proportion of employment space will be seen as beneficial from a policy perspective 
with only a minimal proportion of proposed residential accommodation.  

The proposed layout lends itself for a phased delivery of commercial space given the proposed simplified grid 
layout which will help secure developer interest.  

This phasing of supply could react to changes in market conditions / demand which are likely to influence the 
proposed development considering its significant scale and the annual take up levels across the local area. 

The scale of commercial space over the whole site is evidently substantial and could represent a large 
proportion of take up over the local area. It also needs to be considered in the context of pipeline 
developments that are coming forward which will also offer comparable commercial space (e.g. Chilton 
Woods as well as those further afield in Stowmarket and Bury St Edmunds) and the likely timescales 
associated with these projects. 

The proximity of the proposed commercial space with the existing residential accommodation to the west may 
come into question which could reduce the overall amount delivered.  
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There is a risk that dedicated access points for the commercial aspects of the scheme direct off Alexandra 
Road cannot be secured at a reasonable price which will result in the mix of commercial and residential traffic 
from Newton Road. 

As with Option 3, there is the opportunity to benefit from pedestrian and cycle access points to the west.  

Overall, the option is considered attractive on a number of levels. It gives the opportunity to improve the 
commercial stock for the town and provide a range of new properties to support business growth. It has the 
potential to incorporate new office buildings that reflect the local demand and also deliver new and more 
appropriate access points into the site. 

Alternative uses were explored on the main and secondary car park (i.e. residential / day nursery) which help, 
in part, with the overall viability of the scheme. The residential development parcel could be sold with the 
benefit of / subject to planning consent which could help cover, in part, the enabling / delivery costs of the 
commercial units.  



 

 

Page 92 of 127 
 

 

15.0  DEVELOPMENT APPRAISAL SUMMARY – OPTION 5 

15.1 COMMENTARY ON OPTION PLAN 
 

Outlined below is further analysis on the option plan prepared. 

o The demolition of all existing buildings on the site with a new mixed commercial and residential 
scheme created including a mix of warehouse / light industrial / manufacturing / trade counter 
type units with dedicated service yards and car parking facilities (a total of 8,215 sq. m. / 88,428 
sq. ft.) along with 115 residential dwellings split between two bed (x30 units), three bed (x50 
units) and 4 bed (x35 units) houses 

o All industrial / trade orientated units are kept to the eastern boundary (closest to Alexandra 
Road) to link in with the existing employment to the east of the site with the residential along 
the western boundary (closest to the existing residential units beyond the site) 

o The Delphi Centre along with the bowling green / tennis courts are retained where they 
currently are (although there could be scope to relocate them closer to the proposed residential 
units on the ‘main car park site’ to improve public accessibility and their general setting) 

o The secondary car park is redeveloped into a day nursery with associated drop off car parking 
and outdoor space 

o Pedestrian / cycle only access points can potentially be created as links through to Park Road 
and Ashmere Rise (to the west of the site) 

o New access points onto Alexandra Road could be created to better serve the commercial units 
which would eradicate the need for residential and commercial traffic to use the same access 
road (the principal access to the site as it stands) although this would require the relocation of 
the Delphi Centre to a point that is closer to the southern part of the site 
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Figure 52 – Option 5 Redevelopment Plan 
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15.2 OVERVIEW OF ASSUMPTIONS 

 

o Acquisition Costs: Agents fees 1.00%. Legal fee 0.50%. Stamp duty at prevailing rate. 

o Town Planning: £150,000 

o Open Market Residential Sales Rates: 

 2 Bed: £220,000 Per Unit 

 3 Bed: £270,000 Per Unit 

 4 Bed: £330,000 Per Unit 

o Affordable Residential Sales Rates (55% of OMV): 

 2 Bed: £121,000 Per Unit 

 3 Bed: £148,500 Per Unit 

 4 Bed: £181,500 Per Unit 

o Residential Tenure Mix: 35% affordable accommodation split equally over all unit types  

o New Warehouse Rental Value: £8.50 per sq. ft. 

o New Day Nursery Rental Value: £15.00 per sq. ft. 

o Delphi Centre Rental Value: £7.00 per sq. ft. 

o Rent Free: 6 months 

o Yield – Warehouse / Day Nursery: 7.50% 

o Yield - Delphi Centre: 10.00% 

o Demolition Cost: £1,650,000 

o Warehouse Construction Cost: £75.00 per sq. ft.  

o Day Nursery Construction Cost: £125.00 per sq. ft.  

o Residential Development Costs: £130 per sq. ft.  

o Developers Contingency: 10.00% of construction costs 

o General Professional Fees: 10.00% of construction costs  

o Marketing Costs: £50,000 for marketing expenses 

o Letting Agents Fee: 10.00% 

o Letting Legal Fee: 5.00% 
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o Sales Agents Fee: 1.00%  

o Sales Legal Fee: 0.5%  

o Finance Debit Rate: 5.00% 

o Land Value: Residual land value   

o Timescale: 3 month Purchase, 3 months Pre-Construction, 12 month’s Construction, 18 
month Letting and 6 months Sales Period 

o Target Return: 15% profit on cost 

o Inflation: Excluded 

o Statutory / LA Contributions (e.g. CIL): Excluded 

 

15.3 SUMMARY OF DEVELOPMENT APPRAISAL  
 

Gross Development Value £37,836,632 

Acquisition Costs (Stamp Duty / Agents / Legal Fee Excluded – Negative Land 
Val). 

£150,000 

Build Costs £23,293,000 

Contingency £2,329,300 

Demolition £1,650,000 

General Professional Fees £2,329,300 

Marketing & Letting Costs / Fees £183,323 

Disposal Fees £567,549 

Finance £2,980,375 

Total Costs £32,901,421 

Residualised Price £581,427 

Profit £4,935,211 

 

A full breakdown of the financial appraisal we have used to arrive at this figure is provided in Appendix 1. 
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15.3.1 Sensitivity Analysis 

Detailed below is a summary of sensitivity analysis conducted assessing a £5.00 per sq. ft. step change in 
the warehouse construction costs and a £0.50 per sq. ft. step change in the rent.  

The results of the analysis provides ‘Profit Amount’ and ‘Land Cost’ results under these changes in 
circumstances. 

It is evident, under a base case scenario, that there is a non-viable residual land value of just £581,427 to 
break even at the target 15% profit on cost of circa £4.94m. 

This is contrasted with the ‘best case scenario’ where construction costs fall by £10.00 per sq. ft. and rental 
rates increase by £1.00 per sq. ft. which improves the output resulting in a viable residual land value of circa 
£2.80m which generates a profit on cost of circa £5.10m.  

Under the ‘worst case scenario’ where construction costs rise by £10.00 per sq. ft. and rental rates decrease 
by £1.00 per sq. ft. there is a non-viable residual land value with a significant fall to a level that is circa £4.09m 
below a breakeven point in order to secure a target 15% profit on cost of circa £4.77m. 

 

   

  

 

 

 

 

 

Figure 53 – Sensitivity Analysis – Profit Amount & Fixed Land Cost 

* KEY: Green = best case scenario. Blue = base case scenario. Red = worst case scenario. 

Sensitivity analysis has also been considered in relation to the residential element. Detailed below is a 
summary of sensitivity analysis conducted assessing a £5.00 per sq. ft. step change in the construction costs 
and a £5,000 step change in sales rates.  

The results of the analysis provides ‘Profit Amount’ and ‘Land Cost’ results under these changes in 
circumstances. 

It is evident, under a base case scenario, that the residual land value and profit remain the same although 
under the ‘best case scenario’ (where construction costs fall by £10.00 per sq. ft. and sales rates increase by 
£10,000) there is a viable residual land value of circa £2.72m which generates a profit on cost of circa £5.09m.  
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Under the ‘worst case scenario’ (where construction costs rise by £10.00 per sq. ft. and sales rates decrease 
by £10,000) there is a non-viable residual land value of circa £3.99m with a 15% profit on cost of circa £4.79m. 

 

 

  

 

 

 

 

Figure 54 – Sensitivity Analysis – Profit Amount & Fixed Land Cost 

* KEY: Green = best case scenario. Blue = base case scenario. Red = worst case scenario. 

15.4 ANALYSIS OF THE OPTION  

Option 5, in a similar vein to Option 4, is a mixed use scheme including both commercial and residential 
accommodation although under this route the proportion of residential accommodation is increased to circa 
50% site split. The commercial element is focused on the delivery of trade / warehouse / light industrial units 
in a similar grid format to Option 4 which retains flexibility for delivery of smaller or larger units to meet market 
demand.  

The re-planning and regeneration of site in this manner will ensure that the development is better integrated 
with surrounding uses (west/east orientation). It gives the opportunity for place making and creating a 
successful mixed use scheme with the potential to deliver open market and affordable housing provision 
(which can help meet the Districts housing requirements) alongside the delivery of modern commercial units 
designed to fulfil market demand. It also has the benefit of retaining the community facilities which, with better 
links to the surrounding uses, could help its viability.  

Although there would be some loss of employment land the existing dated facility will be replaced with a 
market led scheme that should better meet regional and local requirements going forwards in a design / layout 
that is a more efficient use of the site.  

The commercial scheme as it stands has been designed with the assumption of delivering a new access 
point to Alexandra Road which would give rise to the potential to separate commercial goods traffic with 
access from Windham Road. This would create an active frontage along Alexandra Road which is likely to 
increase the appeal of the commercial units to occupiers that have a desire for a roadside presence. There 
is scope to retain existing access arrangements although this would give rise to an inferior access 
arrangement given the mixing of commercial and residential traffic. 

Despite the appeal of the scheme in terms of its layout, mix and benefits the development appraisals run 
have identified the fact that may be an unviable option with a residual land value (under the base case 
scenario) that is circa £580,000 (in order to meet the target developers profit on cost). The best case scenario 
goes to highlight the potential for a viable residual land value to be created with an output of circa £2.72m - 
£2.80m under the two scenarios shown. Further sensitivity analysis has been conducted which looks at all 
aspects of the site together specifically an increase in rent (£0.50 per sq. ft. step changes), sales rates (£5,000 
per unit step changes) and construction costs on the houses (£5.00 per sq. ft. step changes).  
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16.0  CONCLUSION 

A thorough investigation has been undertaken into the potential future redevelopment of the Delphi site in 
Sudbury with a number of options considered for its future ranging from the retention and refurbishment of 
the whole building through to the wholesale redevelopment into a mixed residential and commercial scheme.  

The development appraisals run, informed by market research into the three main sectors reviewed, have 
shown interesting results and are summarised below.  

Option  
Residual Land Value 

Best Case Base Case Worst Case 

Option 1 £11,044,281 £4,628,077 £1,938,791 

Option 2 £9,514,132 £4,001,567 £1,663,362 

Option 3 £5,648,874 £3,009,130 £369,388 

Option 4 £4,440,372 -£281,005 -£5,201,609 

Option 5 £2,809,813 -£581,427 -£4,097,407 

 

 

 

 

 

 

Of the two options that retain the existing building, Option 1 generates the higher residual land value (£4.62m 
for Option 1 compared to £4.0m for Option 2). Despite rental values for Option 2 being higher (£3.25 per sq. 
ft compare to £2.75 per sq. ft) the split in manufacturing units in Option 2 accounts for a smaller warehouse 
floor space. The changes are driven by the reduction in assumed unit sizes which negates the need for a 
reduction in rent for quantum. This improved output is despite a higher assumed refurbishment / conversion 
cost (£12.00 per sq. ft. as opposed to £10.00 per sq. ft.).  

The Gross Development Values (GDV) linked to the first two options are limited by the values derivable from 
the existing facilities on the site resulting in GDV’s in the region of £11.83m to £12.32m. Given the extent of 
works proposed (circa £10.2m to £10.7m which are limited to the refurbishment / subdivision of the space) it 
is possible to generate a strong residual land value at circa £4.01m to £4.63m alongside a reasonable 
developers profit on cost of circa  £1.54m to £1.61m. These end values and profits derivable need to be 
weighed up against the possible returns associated with redevelopment – as explored in the three subsequent 
options. 

The GDV’s of these three redevelopment options jump significantly by comparison to Option 1 and 2 ranging 
from £30.36m to £40.36m. This end scheme value combined with developers profits on cost of circa £3.96m 
to £4.93m will no doubt make for a more attractive scheme across the development market with interest in 
its sale likely to be linked to its full redevelopment rather than the retention and re-letting of the existing 
building.  

Option GDV Total Cost Profit 

Option 1 £11,835,774 £10,291,976 £1,543,797 

Option 2 £12,329,821 £10,721,580 £1,608,241 

Option 3 £30,368,353 £26,407,175 £3,961,078 

Option 4 £40,362,292 £35,097,644 £5,264,647 

Option 5 £37,836,632 £32,901,421 £4,935,211 
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Although the GDV of Option 3 is the lowest of these three major redevelopment options the cost of achieving 
it is limited by the retention of half of the existing building which reduces demolition / site prep costs as well 
as build costs linked to a new development. In turn, this creates a residual land value of over £3.09m (higher 
than the full redevelopment options) and a developers profit on cost that is broadly in line with the three main 
redevelopment options (Option 3 / 4 / 5). 

Option 4 generates the highest GDV and profit across all options considered however with the total delivery 
costs of over £35m (the highest of all options) the residual land value generated under the base case scenario 
is minimal and the second lowest of all 5 options reviewed. It is worth noting that the residual land value under 
the best case scenario is considerably higher at £4.44m – a result that is more in line with the residual land 
values under Option 3 (base and best case). 

Option 5, which includes a higher proportion of residential accommodation by comparison to Option 4, results 
in the second highest GDV (£2.52m less than Option 4) and total costs that are £2.19m lower than Option 4 
although the profit on cost is broadly the same (only £329,000 between the two options). Taking into account 
all of the assumed inputs, the resultant residual land value achievable under the base case scenario of Option 
5 is the second of all the options considered that is ‘non-viable’ at a level that is £581,427 short of a breakeven 
point or £300,000 lower than the residual land value under Option 4.  

There is a clear trend in the options considered linked to the number of residential units and the impact on 
viability. The affordable residential accommodation, as per the open market units, are assumed to be built at 
a rate of £130.00 per sq. ft. however sales rates are cut to 55% of Open Market Values resulting in a sales 
rate of circa £140.00 per sq. ft. Due to the way the appraisal is structured fees are attributed to the build cost 
on a percentage basis which exacerbates the viability gap. 

A solution to bridge the viability gap is the reduction of affordable housing. We have modelled this and the 
removal of all affordable accommodation from the development improves land value to circa £300,000. 

The proposed commercial units deliver higher profit margins due to their lower costs, which given the size of 
the scheme, generates a higher volume of surplus.   

Outlined below is a SWOT analysis on the options considered which further explores the pros and cons of 
the redevelopment options.  

 Strengths Weaknesses Opportunities  Threats 

Option 1 
 Making use of 

existing building 

 Few examples of 
comparable sized 
unit in the region – 
limited competition 

 Quick solution (i.e. 
existing building 
without need for 
planning / 
redevelopment) 

 Probability finding single 
tenant low – very limited 
pool of potential 
occupiers 

 Opportunities for thermal 
improvements very 
limited and costly 

 Costs of conversion and 
adaption and the 
longevity/maintenance of 
the existing building 

 

 The prospect of 
bringing an occupier to 
the area who would not 
otherwise be there due 
to the size of the unit 
on offer 

 Keeping high skilled 
jobs in the same or 
similar sector to the 
current operator  

 Dependent upon 
single tenant 

 Competing 
opportunity in 
more sought-after 
location comes to 
market 

 Change in market 
conditions 
reducing demand 
for stock 

Option 2 
 Making use of 

existing building 

 Dividing into 4 units 
– promotes greater 
flexibility than a 
single building. 

 Opportunities for thermal 
improvements very 
limited and costly 

 Building is inflexible and 
does not provide great 
asset – not adaptable or 

 Create a cluster of 
similar occupiers within 
a campus framework 

 Divisibility is flexible 
allowing businesses to 

 Greater level of 
competition in size 
bracket in existing 
and pipeline stock 

 Decline in market 
conditions 
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 Improved flexibility 
for servicing and 
delivery 

 Large area of open 
space is retained 

provide for a range of 
uses. Large format 
industrial building 

 Costs of conversion and 
adaption and the 
longevity/maintenance of 
the existing building 
 

expand onsite by 
removing walls 

resulting in 
reduction in 
demand 

Option 3 
 Part retention of 

existing building. 

 Retention of 
community uses 
adjacent to 
residential. 

 Residential on the 
frontage (close to 
Newton Road) 
creates a mixed feel 
and a positive 
approach into the 
site. 

 Residential element 
isolated - poorly located 
and potentially 
unattractive to 
developers. 

 Residential development 
invisible - no site 
address. 

 Surround on three sides 
by commercial units 

 The access to residential 
is some 250 from 
Alexander Road – 
unattractive approach for 
a residential 
development. 
  

 Potential new links 
from the west to use 
the open space and 
another connection to 
Newton Road. 

 The opportunity to 
provide new housing in 
a town centre location. 

 Potential cost of 
part building 
retention existing 
building and 
suitability for 
adaption of other 
commercial uses. 

 Any decrease in 
the residential 
sales rate will 
quickly effect 
viability. 

Option 4 
 Retention of full 

employment use 

 No policy conflict 
with the existing 
use. 

 Provision of some 
residential 
development  

 Site lends itself for a 
phased delivery of 
commercial on a 
simplified grid. 

 Mix of commercial and 
residential traffic from 
Newton Road. 

 Scale of the development 
could take years to build 
out (commercial risk with 
possible changing market 
conditions). 

 

 Potential new links 
from the west to use 
the open space and 
another connection to 
Newton Road. 

 The development can 
accommodate a range 
of commercial uses, 
without the being 
comprised by nearby 
residential 
development. 

 Demand for full 
extent of 
employment use – 
with other 
developments 
such as Chilton 
Wood potential 
coming on stream.  

 Employment use 
backing onto 
residential 
properties 

Option 5 
 Re-planning of site 

will better integrate 
the development 
with surrounding 
uses (west/east 
orientation). 

 Modern Commercial 
Units designed to 
fulfil market demand 

 Regeneration of the 
site. 

 Housing provision 
can help meet 
Districts housing 
requirements.  

 Some loss of 
employment land 

 Mix of commercial and 
residential traffic from 
Newton Road. 

 More efficient use of 
the site. 

 Possible Retention of 
community facilities  

 Active frontage onto 
Alexandra Road  

 Provision of housing 
including affordable 
housing. 

 Opportunity for place 
making and creating a 
successful mixed use 
scheme. 

 Potential to introduce 
new links with 
surrounding uses 

 Potential to separate 
commercial goods 

 Policy requirement 
to retain 
employment 
land.  Principle of 
Mixed use will 
need to be 
established 

 



 

 

Page 102 of 127 
 

 

traffic with access from 
Windham Road. 

 Mixed use 
development can 
potentially add to the 
vitality of the area and 
provide an opportunity 
for regeneration of the 
rest of the estate 

 

Contrary to popular opinion, our analysis suggests that the best use of the site is as a commercial led 
opportunity in some shape or form, unless significant concessions to the affordable element of the residential 
scheme can be made through the planning process.  

As a result of this viability conundrum we would expect interest from residential developers to be highly 
conditional on planning. This could open up the possibility for a commercial investor / developer to acquire 
the site and retain some, if not all, of the jobs that would otherwise be lost.
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