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Appendix B: Financial Sensitivity Analysis

Sensitivity tables (IRR and NPV) for each of the 4 options as covered in the paper.
A combination of gross rent, rental annual uplift and capital growth assumptions
have been used to assess NPV and IRR.

Option 1 Develop the entire site including the Drive Thru units and the Light
Industrial Units. This would require a capital contribution of approximately £7.95m.

Table 1: Sensitivity IRR 15 yrs: initial gross rent and rent increases

Rent increase % pa
1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
550,613 '
E, 570,613
@ 590,613
(o)
S 610,613
® 630,613
£ 650,613
670,613
Table 2: Sensitivity NPV 15 yrs: initial gross rent and rent increases
Rent increase % pa
1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
550,613]  £(1051) k e E3) kiE £(562) k'
© 570613 E@SA)K| £692) ki E(B23) kT E@348) ki £(166) kI £22k
§ 590,613 £(315) ki E(134) kil 54Kk
= 610,613 £(108) k B £80 ki £274 ki £476 k|
S 630613|0  £(266)KIE £@E) KL E100 KT £294 ki £494 ki £703 k
£ 650613 okl euskii £308 kL £507 kil E715k| £930k
670,613 £516 k £721 k £935 k| £1157 k
Table 3: Sensitivity IRR 15 yrs: initial gross rent and capital growth
Rent increase % pa
1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
g 338 48%) ...B1%L ! sl sewl  sewl 6.2%
© 3.48% 5.0% .3%i 5.5% 5.8%! .
£ sssw| 5.2%) ... 55% 57%|_____6 0% 83% 6.5%
e 3.68% 5.4% 5.7% 5.9% 6.2%: 6.5%-z 6.7%
5 [ .
= 3.78% .
= 3.88%
O 3.98%

Table 4: Sensitivity NPV 15 yrs: initial gross rent and capital growth

Rent increase % pa

r 1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
] 3.4%|  £(883)k £(709) k £(529) k £(341) k £(147) kj £55 k
) 3.5% £(744) k £(570) ki £(390) k £(203) k'
= 3.6%| ... E@04) KIE . sas ki eEso) kil E@2) ki £132 kb £334 k
2 379 f@e2) k[ £(288) k| £(108) k £80 k £274 K % £476 k
3 3.8% £36 k
o 3.9% £(174) k £181 k
o 4.0% £27) k £147 k £327 k £911 k
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Option 2 Develop the site with the Drive Thru units, the unit for the potential
occupier and the remaining site with light industrial units. This would require a capital
contribution of approximately £8.2m but would be offset by a £6m capital receipt
from the occupier’s unit sale.

Table 1: Sensitivity IRR 15 yrs: initial gross rent and rent increases

Rent increase % pa

1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
asgal  sew| gowl soml ol oawl 9.6%
§ ssgal 90w 902%: ! 9.4%] . O7%i . 99%I _ 101%
@ 355821 9.7%! 9.9% 10.1%!
g, 375,821 9.9% 10.2% 10.4% 10.6% 10.8% 11.194
T 395821 :
ESRGLR: 1 108% 0 11wl 11.3% 11 5% I 8%l 12.0%
435,821 11.3%; 11.5%; 11.7% 12.0%§ 12.2%5 12.5%

Table 2: Sensitivity NPV 15 yrs: initial gross rent and rent increases

Rent increase % pa

1.50% 2.00% 2.50% 3.00% 3.50% 4.00%

315821 g3kl eios3kl E1177 kil £1273KiE £1374KL £1478 k
E 33821 £1189 k| £1285ki £1384 k| £1487 k. et £1594 kI £1705 k
@ 355821 £1386 k £1487 k! £1592 k £1701 ki £1815 k! £1932 k
S 375821 £1800 k
S 39581f  £1778K| £1891 ki £2008 kit £2129 |
£ 15821 £1974k| £2092 ki £2215kjl

435,821 £2170 k £2294 k' £2423 k £2557 ki £2696 k! £2840 k

Table 3: Sensitivity IRR 15 yrs: initial gross rent and capital growth

Rent increase % pa
2.00% 2.50%

3.38%
3.48%
3.58%
3.68%
3.78%
3.88%|
3.98%

Capital growth % pa

Table 4: Sensitivity NPV 15 yrs: initial gross rent and capital growth

Rent increase % pa

£2120 k £2240 k £2364 k
£2204 k' £2344 k! £2468 k

3.88% £1787 k £1894 k!
3.98% £1891 k £1998 k!

£2005 k

1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
] 3.38%| £1283 k £1390 ki £1501 k £1616 k| £1736 k! £1860 k
< 3.48% £1381 k £1488 ki £1599 k £1715 ki £1834 ki £1959 k
= 3.58%) £1481 kll £1588 ki E1699 k(L gsakl £1934 kil £2058 k
=4 3689 £1582k].  £1689 k. £1800k [ £1915ki £2035 ki £2159
T 3.78% £1684 k £1791 k' £1902 k £2017 £2137 k £2261 k
g
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Option 3 Develop the site with the Drive Thru units, the unit for the potential
occupier and dispose of the remaining land. This would require a capital investment
of approximately £6.44m m but would be offset by a £6m capital receipt from the
occupier and possibly £750,000 capital receipt from the sale of the land.

Table 1: Sensitivity IRR 15 yrs: initial gross rent and rent increases

Rent increase % pa
1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
130,325 11.2%fF 1.3% 11.4%@ 1.1..-.6_?/.0.: ............. 11.7%4  11.8%
E 140,325(C 11.6%| 1L.7%0 11.8%1 12.0%:0 12.1%  12.3%
g 150325 11.9%| 12.1% 12.2%  124%8L 12.5% 0 12.7%
S 160325 1234l 125% 12.6%0 12.8%1 12.9% 1 13.1%
S 170325 12.7%| 12.8% 13.0% 0 13.1%0 13.3% ) 13.5%
S 180325 130%| 13. 2% M 13.4% M 13.5% M 13.7% 1 13.8%
190,325 13.4% 13.6%! 13.7% 13.9% 14.1% 14.2%
Table 2: Sensitivity NPV 15 yrs: initial gross rent and rent increases
Rent increase % pa
1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
130,325| EL176 k|| £1213ki  £1251k| £1201ki  £1333k| £1376K
§ 14032 gro7akl 1314k £1355 Kkl £1398 K £1443k[ £1489k
g 150,325 . £1372 k| £1415 kil £1459 k| £1505ki  £1583k| £1603 k
S 1e032s) 1okl £1516k e1563k L gie12kil g1e63kl £1716 K]
T 170325 £1568 k| £1617ki £1667k| E1719ki e1773kl £1830k
£ 180325|  £1666k| E1718 ki E7TLK[ i £1826k]  £1884K| £1943 k
190,325 £1764 k £1818 ki £1875 k £1933 k £1994 k £2057 k
Table 3: Sensitivity IRR 15 yrs: initial gross rent and capital growth
Rent increase % pa
1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
s 338%| 115wl 1LI% 1L8%| .. 12.0%F  121%0  12.3%
L 3.48% 11.8% . 12.1% 12.2%:
€ ssewf 121%[ 122% 123w 125% L teTwl 128%
% 3.68% 12.3% 12.5%
s 378wl 126%| 127% 129% 13.0%E 132% 1 13.3%
= 3.88%|  12.8%|  13.0%i
© 3.98% 13.1% 13.2%

Table 4: Sensitivity NPV 15 yrs: initial gross rent and capital growth

Rent increase % pa

r 1.50% 2.00%. 2.50% 3.00% 3.50% 4.00%
o 388%|  £1253k| | £1208Kki  £1346K|  E1395Ki  £1a46K[  £1499 k
< 3.48%|  £1324 k| £1370 k' £1417 K £1467 k' £1571 k
£ asewl  eworkl  swsekl ewsok| e1saokl e1se0ki £1643 k
2 seed  ewrok|  eistek[ ewseskl eie1zki geeskl 1k
s 37ew|  sisaakl miseokd siesrkl eiesskl e17a7kl £1790k
& 3sew|l  sieokl meeskd miziokll sieikd sisiokl 1865k
= 3.98% £1695 k £1740 ki £1788 k £1837 ki £1888 k £1941 k
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Option 4 In the event the occupier interest does not come to fruition the Council
could develop the Drive Thru units and dispose of the remaining land. This would
require a capital contribution of approximately £3m offset by a land sale of potentially

£1.75m.

Table 1: Sensitivity IRR 15 yrs: initial gross rent and rent increases

Rent increase % pa
1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
130,325 4.6% 4.7% 4.9%] 5.0%@ 5.2%@ 5.4%
§ 103 50| 51% 5.3%| ! 4% 56%L 5.8%
® 150,325  53%|  55% 5.7%  5.8% - 6.0%! 6.2%
S 035 57 5.9% 6% 62%0 64wl 6.6%4
k| 170,325 6.1% 6.3%: 6.4% 6.6%' 6.8% 7.0%
£ 180328 . 6a%| 66w 6.8% L 7.0% S 7.0y, IS 7.4%
190,325 6.8% 7.0%: 7.2% 7.4%: 7.6% 7.8%
Table 2: Sensitivity NPV 15 yrs: initial gross rent and rent increases
Rent increase % pa
1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
1203250 con k[l eesnkl ek £@re)k L @k ek
E 140,325|1  £(296) k[ £(256) kit £(215) k ............................................
§ 150,325|" . £(198) ke £(155) k: £(111) k
S 160,325 £(100) k £(54) k £(7) K 5
S  170,325|m8 £(2) k| gATKL £97 ki £149k: | £20aki £260k
£ 180325l £ kI £148 ki £201 ki £256 k; :
190,325 £194 k £249 k' £305 k |

Table 3: Sensitivity IRR 15 yrs: initial gross rent and capital growth

Rent increase % pa

1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
s 338% o BO% 520 54% L 56%|  58%
S 3.48%| .31%) o 53% 0% I% 8% 6.1%
§ 3.58% 5.8% .0% 1%; :
e 3.68%) 6.1%. 6.2%i 6.4%L 6.6%
B 3.78% 6.3% .
S SIEE0IE 6.3 (NN 6.5 6.69 NS 6,89 M 7.0% M 7.2%
© 3.98% 7 4%
Table 4: Sensitivity NPV 15 yrs: initial gross rent and capital growth
Rent increase % pa

d 1.50% 2.00% 2.50% 3.00% 3.50% 4.00%
s 3.38% £(329) k £(283) k £(236) k| £(187) k £(136) k £(83) k
B3 3.48%|  E£(253) K| . £(208) kiE . £(160) ki EQLD) ki E@BO) K £(7) k
£ 3.58% £(177) k £(131) k! £(84) k £(35) ki £16 k! £69 k
=4 3.68% . E100) k[EEGA K £(7) k .
B 3.78% £(22) k £24 k £71k £120 k' £171 k £225 k
& 388w ESTKI . £103 kil £150 kB £199kI £250 ki £303k
© 3.98% £137 k £183 k £230 k £279 ki £330 k £383 k
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