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7196 2 -  4 Whi t wor t h St r eet  West

Pr oposed Schedul e of  Accommodat i on 
St age 2 11/ 10/ 2024

Type 1A Type 1B Type 1C Type 2A Type 2B Type 2C Type 2D Type 2E Type 3A Type 3B

( 1 Per son) ( 1 Per son) ( 1 Per son) ( 3 Per son) ( 4 Per son) ( 3 Per son) ( 3 Per son) ( 3 Per son) ( 5 Per son) ( 6 Per son)

45. 7 m² 46. 6 m² 47. 6 m² 70. 9 m² 74. 4 m² 64. 1 m² 66. 0 m² 63. 8 m² 97. 5 m² 129. 3 m² Ef f i ci ency

Level Fl oor  Type Recept i on Ameni t y BoH /  Suppor t 492. 2 f t ² 501. 8 f t ² 512. 6 f t ² 763. 5 f t ² 801. 2 f t ² 690. 3 f t ² 710. 8 f t ² 687. 1 f t ² 1, 050. 0 f t ² 1, 392. 5 f t ² ( m² ) ( f t ² ) Ci r cul at i on Pl ant Pl anni ng ( m² ) ( f t ² ) ( NI A /  GI A)

0 Ameni t y 69. 2 m² 162. 6 m² 182. 6 m² 89. 8 m² 45. 2 m² 54. 7 m² 604. 1 m² 6, 502. 5 f t ²

1 Ameni t y 134. 2 m² 3. 6 m² 112. 0 m² 245. 1 m² 52. 8 m² 547. 7 m² 5, 895. 4 f t ²

2 Ameni t y 352. 0 m² 7. 2 m² 112. 0 m² 10. 3 m² 58. 2 m² 539. 7 m² 5, 809. 3 f t ²

3 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

4 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

5 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

6 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

7 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

8 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

9 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

10 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

11 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

12 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

13 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

14 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

15 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

16 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

17 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

18 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

19 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

20 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

21 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

22 Resi dent i al  ( Type 1) 2 2 2 2 1 576. 2 m² 6, 202. 2 f t ² 112. 0 m² 10. 3 m² 62. 5 m² 761. 0 m² 8, 191. 3 f t ² 75. 7%

23 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

24 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

25 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

26 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

27 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

28 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

29 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

30 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

31 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

32 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

33 Resi dent i al  ( Type 2) 2 2 2 2 2 570. 4 m² 6, 139. 7 f t ² 112. 0 m² 10. 3 m² 68. 3 m² 761. 0 m² 8, 191. 3 f t ² 75. 0%

34 Resi dent i al  ( Type 3) 2 2 2 2 577. 0 m² 6, 210. 8 f t ² 112. 0 m² 10. 3 m² 61. 7 m² 761. 0 m² 8, 191. 3 f t ² 75. 8%

35 Resi dent i al  ( Type 3) 2 2 2 2 577. 0 m² 6, 210. 8 f t ² 112. 0 m² 10. 3 m² 61. 7 m² 761. 0 m² 8, 191. 3 f t ² 75. 8%

36 Resi dent i al  ( Type 3) 2 2 2 2 577. 0 m² 6, 210. 8 f t ² 112. 0 m² 10. 3 m² 61. 7 m² 761. 0 m² 8, 191. 3 f t ² 75. 8%

37 Resi dent i al  ( Type 3) 2 2 2 2 577. 0 m² 6, 210. 8 f t ² 112. 0 m² 10. 3 m² 61. 7 m² 761. 0 m² 8, 191. 3 f t ² 75. 8%

38 Resi dent i al  ( Type 3) 2 2 2 2 577. 0 m² 6, 210. 8 f t ² 112. 0 m² 10. 3 m² 61. 7 m² 761. 0 m² 8, 191. 3 f t ² 75. 8%

39 Resi dent i al  ( Type 3) 2 2 2 2 577. 0 m² 6, 210. 8 f t ² 112. 0 m² 10. 3 m² 61. 7 m² 761. 0 m² 8, 191. 3 f t ² 75. 8%

40 Resi dent i al  ( Type 3) 2 2 2 2 577. 0 m² 6, 210. 8 f t ² 112. 0 m² 10. 3 m² 61. 7 m² 761. 0 m² 8, 191. 3 f t ² 75. 8%

41 Resi dent i al  ( Type 4) 2 2 2 581. 2 m² 6, 256. 0 f t ² 112. 0 m² 10. 3 m² 57. 5 m² 761. 0 m² 8, 191. 3 f t ² 76. 4%

42 Resi dent i al  ( Type 4) 2 2 2 581. 2 m² 6, 256. 0 f t ² 112. 0 m² 10. 3 m² 57. 5 m² 761. 0 m² 8, 191. 3 f t ² 76. 4%

43 Resi dent i al  ( Type 4) 2 2 2 581. 2 m² 6, 256. 0 f t ² 112. 0 m² 10. 3 m² 57. 5 m² 761. 0 m² 8, 191. 3 f t ² 76. 4%

Tot al 69. 2 m² 648. 8 m² 193. 4 m² 76 22 22 76 76 40 20 6 20 6 23, 581. 0 m² 253, 823. 5 f t ² 4, 905. 8 m² 722. 9 m² 2, 771. 4 m² 32, 892. 5 m² 354, 051. 6 f t ²

0. 2 m² / uni t 1. 8 m² / uni t 0. 5 m² / uni t

These ar eas have been pr epar ed f or  t he sol e use of   Sheppar d Robson Ar chi t ect s '   c l i ent  ( Gl enbr ook) ,  ar e appr oxi mat e and can onl y be ver i f i ed by a det ai l ed di mensi onal  sur vey 
of  t he compl et ed bui l di ng.   
They have been measur ed f r om t he St age 2 dr awi ngs.

Any deci s i ons t o be made on t he basi s of  t hese pr edi ct i ons,  whet her  as t o pr oj ect  v i abi l i t y ,  pr e- l et t i ng,  l ease agr eement s or  ot her wi se,  shoul d i ncl ude due al l owance f or  t he 
i ncr eases and decr eases i nher ent  i n t he desi gn devel opment  and bui l di ng pr ocesses.  Exi st i ng bui l di ngs may pr esent  anomal i es i n r el at i on t o sur veyed/ dr awn pl ans t hat  may al so 
ef f ect  t he st at ed ar eas.  
Al l  ar eas ar e cal cul at ed i n squar e met r es unl ess ot her wi se not ed.  Wher e f i gur es ar e al so pr ovi ded i n squar e f eet  a conver si on f act or  of  10. 764 has been used and t he r esul t  
r ounded t o t he near est  whol e number .
Unl ess ot her wi se agr eed wi t h SR’ s c l i ent  i n wr i t i ng,  f i gur es r el at e t o t he l i kel y ar eas of  t he bui l di ng at  t he cur r ent  st age of  t he desi gn and ar e cal cul at ed usi ng: -
Th  RI CS C d  f  M i  P t i  6t h di t i  2007

3 Bed2Bed

GI A ( measur ed)

120 218 26

1 Bed

Resi dent i al  NI A

GI AFl oor Ameni t y /  Suppor t Resi dent i al NI A Bal ance



 

 



Asset: 2-4 Whitworth Street West, Manchester

Client: Glenbrook WSW Limited

Date: 08 November 2024

Subject

Property Information 2-4 Whitworth Street West
North Tower, Deansgate 

Gardens
West Tower, Deansgate 

Gardens
Angel Gardens, NOMA

Circle Square (North and 
East)

Kampus Colliers Yard

Owner / Operator - L&G L&G Apache / Moda Vita Living Ares / Native Cortland & Madison  / LIV
# of Units - 276 350 466 683 534 559
Year of PC - 2021 2019 2021 2021 2023
Data Source - CBRE / Rightmove CBRE / Rightmove CBRE / Rightmove CBRE / Rightmove CBRE / Rightmove CBRE / Rightmove
Data Date Range - Q3 2024 Q3 2024 Q3 2024 Q3 2024 Q3 2024 Q3 2024
One Bedroom
Average Unit Size 497 573 559 584 465 499 533
Average Rent £ pcm £1,430 £1,405 £1,370 £1,638 £1,401 £1,475 £1,625
Average Rent £psf £34.53 £29.42 £29.41 £33.66 £36.15 £35.47 £36.59
Two Bedroom
Average Unit Size 754 961 938 765 715 681 804
Average Rent £ pcm £1,931 £2,000 £1,970 £1,924 £1,646 £1,900 £2,110
Average Rent £psf £30.73 £24.97 £25.20 £30.18 £27.63 £33.48 £31.51
Three Bedroom
Average Unit Size 1,128 1,238 1,211 966 950 1,694 1,186
Average Rent £ pcm £3,155 £2,600 £2,520 £2,391 £2,439 £3,695 £3,045
Average Rent £psf £33.56 £25.20 £24.97 £29.70 £30.81 £26.17 £30.81
Amenities
Swimming pool No Yes Yes No No No No
Gym/Fitness Center Yes Yes Yes Yes Yes Yes Yes
Resident's Lounge Yes Yes Yes Yes Yes Yes Yes
Dining Room Yes Yes Yes Yes Yes Yes Yes
Media Room (Theatre) No Yes Yes Yes Yes Yes Yes
External Amenity Space No Yes Yes Yes Yes Yes Yes
Co working space No Yes Yes Yes Yes Yes Yes

Comparables



 

 



WHITWORTH STREET

STAGE 2 COST PLAN

SECTION 3.0 - OVERALL CONSTRUCTION COST SUMMARY

GROSS INTERNAL AREA (GIA) 33,054 355,793

Total Cost (£) £/m² £ / ft² %

0 Facilitating Works 642,778 19.4 1.8 0.61%

0.1 Toxic/Hazardous material removal 0 - - -

0.2 Major demolition works 617,778 18.7 1.7 0.59%

0.3 Temporary diversion works 25,000 0.8 0.1 0.02%

0.4 Extraordinary Site Investigation Works 0 - - -

1 Substructure 2,793,445 84.5 7.9 2.65%

1.1 Piling 1,236,499 37.4 3.5 1.17%

1.2 Substructure 1,556,946 47.1 4.4 1.48%

2 Superstructure 48,053,127 1,453.8 135.1 45.64%

2.1 Frame 6,172,710 186.7 17.3 5.86%

2.2 Upper Floors 7,080,730 214.2 19.9 6.72%

2.3 Roof 376,569 11.4 1.1 0.36%

2.4 Stairs and ramps 585,000 17.7 1.6 0.56%

2.5 External Walls 26,868,538 812.9 75.5 25.52%

2.6 Windows & External Doors 202,900 6.1 0.6 0.19%

2.7 Internal Walls & Partitions 4,682,481 141.7 13.2 4.45%

2.8 Internal Doors 2,084,200 63.1 5.9 1.98%

3 Internal Finishes 5,040,686 152.5 14.2 4.79%

3.1 Wall Finishes 1,480,813 44.8 4.2 1.41%

3.2 Floor Finishes 1,860,568 56.3 5.2 1.77%

3.3 Ceiling Finishes 1,699,305 51.4 4.8 1.61%

4 Fittings & Furnishings 2,565,400 77.6 7.2 2.44%

4.1 Fittings, furnishings and equipment 2,565,400 77.6 7.2 2.44%

5 Services 17,916,782 542.0 50.4 17.02%

5.1 MEP Services 14,831,827 448.7 41.7 14.09%

5.2 BWIC with Services 444,955 13.5 1.3 0.42%

5.3 Testing & Commissioning Incl 0.0 0.0 0.00%

5.4 Lift & Conveyor Installations 2,640,000 79.9 7.4 2.51%

6 External Works 984,700 29.8 2.8 0.94%

6.1 Siteworks 209,700 6.3 0.6 0.20%

6.2 External Drainage 200,000 6.1 0.6 0.19%

6.3 External Services 575,000 17.4 1.6 0.55%

SUB-TOTAL 77,996,918 2,359.7 219.2 74.07%

7 Main Contractors Preliminaries and OH&P 18,426,772 557.5 51.8 17.50%

7.1 Preliminaries 15.0% 11,699,538 354.0 32.9 11.11%

7.2 Overheads & Profit 7.5% 6,727,234 203.5 18.9 6.39%

TOTAL BUILDING WORKS ESTIMATE 96,423,690 2,917.2 271.0 91.58%

8 Project Fees & Development / Project Costs 0 0.0 0.0 0.00%

8.1 Project / Design Team Fees Excluded 0.0 0.0 0.00%

8.2 Development Insurances Excluded 0.0 0.0 0.00%

8.3 Planning, Section 38, 61, 106 & 278 / CIL costs Excluded 0.0 0.0 0.00%

8.4 Other Development / Project Costs Excluded 0.0 0.0 0.00%

SUB-TOTAL 96,423,690 2,917.2 271.0 91.58%

9 Design and Build Contingency and Risks 4,821,184 145.9 13.6 4.58%

9.1 Design Development Risk 2.5% 2,410,592 72.9 6.8 2.29%

9.2 Construction Risk 2.5% 2,410,592 72.9 6.8 2.29%

9.3 Client Contingency Excluded 0.0 0.0 0.00%

COST LIMIT 101,244,874 3,063.0 284.6 96.15%

10 Inflation 4,049,795 122.5 11.4 3.85%

10.1 Inflation to tender date & during construction 4% 4,049,795 122.5 11.4 3.85%

COST LIMIT (incl. Inflation) 105,294,669 3,185.5 295.9 100.00%
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 APPRAISAL SUMMARY  CBRE 
 Financial Viability Assessment 
 Appendix F 
 Alternative Use Value 

 Appraisal Summary for Phase 1  

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  ft²  Sales Rate ft²  Unit Price  Gross Sales 

 Residential  1  23,435  475.00  11,131,625  11,131,625 

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

 Warehouse  1  2,976  8.00  23,808  23,808  23,808 

 Investment Valuation 

 Warehouse 
 Current Rent  23,808  YP @  8.0000%  12.5000  297,600 

 GROSS DEVELOPMENT VALUE  11,429,225 

 Purchaser's Costs  (9,116) 
 Effective Purchaser's Costs Rate  3.16% 

 (9,116) 

 NET DEVELOPMENT VALUE  11,420,109 

 NET REALISATION  11,420,109 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  3,441,299 

 3,441,299 
 Stamp Duty  4.60%  158,300 
 Agent Fee  1.00%  34,413 
 Legal Fee  0.50%  17,206 

 209,919 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Warehouse  2,976  40.00  119,040 
 Residential  29,294  152.70  4,473,133 
 Totals        32,270 ft²  4,592,173 
 Contingency  3.00%  137,765 

 4,729,938 

 PROFESSIONAL FEES 
 Other Professionals  8.00%  367,374 

 367,374 
 DISPOSAL FEES 

 Sales Agent Fee  1.00%  114,201 
 Sales Legal Fee  0.50%  57,101 

 171,302 
 FINANCE 

 Debit Rate 8.000%, Credit Rate 0.000% (Nominal) 
 Land  301,322 
 Construction  179,374 
 Other  116,227 
 Total Finance Cost  596,923 

 TOTAL COSTS  9,516,756 



 APPRAISAL SUMMARY  CBRE 
 Financial Viability Assessment 
 Appendix F 
 Alternative Use Value 
 PROFIT 

 1,903,353 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.65% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  0.25% 
 Equivalent Yield% (Nominal)  8.00% 
 Equivalent Yield% (True)  8.42% 

 IRR% (without Interest)  29.66% 

 Rent Cover  79 yrs 11 mths 
 Profit Erosion (finance rate 8.000)  2 yrs 4 mths 
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 APPRAISAL SUMMARY  CBRE 
 Financial Viability Assessment 
 Appendix G 
 Policy Compliant Scheme  

 Appraisal Summary for Phase 2 BTR (20% Affordable) 

 Currency in £ 

 REVENUE 

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

 OM - 1B1P Apartments  96  47,886  34.96  17,439  1,238,514  1,674,120 
 OM - 2B3P Apartments  113  82,938  33.38  24,501  2,048,240  2,768,640 
 OM - 2B4P Apartments  60  48,050  32.97  26,400  1,171,843  1,584,000 
 OM - 3B5P Apartments  16  16,792  35.27  37,020  438,198  592,320 
 OM - 3B6P Apartments  4  5,567  33.45  46,560  137,780  186,240 
 APR - 1B1P Apartments  24  11,806  26.15  12,864  228,403  308,736 
 APR - 2B3P Apartments  29  20,990  24.55  17,767  381,169  515,232 
 APR - 2B4P Apartments  16  12,813  24.10  19,296  228,403  308,736 
 APR - 3B5P Apartments  4  4,198  27.53  28,896  85,509  115,584 
 APR - 3B6P Apartments  2  2,784  26.55  36,960  54,686  73,920 
 Totals  364  253,824  6,012,745  8,127,528 

 Investment Valuation 

 OM - 1B1P Apartments 
 Current Rent  1,238,514  YP @  5.0000%  20.0000  24,770,280 

 OM - 2B3P Apartments 
 Current Rent  2,048,240  YP @  5.0000%  20.0000  40,964,797 

 OM - 2B4P Apartments 
 Current Rent  1,171,843  YP @  5.0000%  20.0000  23,436,864 

 OM - 3B5P Apartments 
 Current Rent  438,198  YP @  5.0000%  20.0000  8,763,967 

 OM - 3B6P Apartments 
 Current Rent  137,780  YP @  5.0000%  20.0000  2,755,607 

 APR - 1B1P Apartments 
 Current Rent  228,403  YP @  5.0000%  20.0000  4,568,058 

 APR - 2B3P Apartments 
 Current Rent  381,169  YP @  5.0000%  20.0000  7,623,373 

 APR - 2B4P Apartments 
 Current Rent  228,403  YP @  5.0000%  20.0000  4,568,058 

 APR - 3B5P Apartments 
 Current Rent  85,509  YP @  5.0000%  20.0000  1,710,181 

 APR - 3B6P Apartments 
 Current Rent  54,686  YP @  5.0000%  20.0000  1,093,720 

 Total Investment Valuation  120,254,904 

 GROSS DEVELOPMENT VALUE  120,254,904 

 Purchaser's Costs  (2,405,098) 
 Effective Purchaser's Costs Rate  2.00% 

 (2,405,098) 

 NET DEVELOPMENT VALUE  117,849,806 
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 NET REALISATION  117,849,806 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  3,440,000 
 Fixed Price   3,440,000 

 3,440,000 
 Stamp Duty  4.74%  163,056 
 Agent Fee  1.00%  34,400 
 Legal Fee  0.80%  27,520 

 224,976 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 OM - 1B1P Apartments  68,586  210.07  14,407,886 
 OM - 2B3P Apartments  118,789  210.07  24,954,065 
 OM - 2B4P Apartments  68,820  210.07  14,457,113 
 OM - 3B5P Apartments  24,050  210.07  5,052,217 
 OM - 3B6P Apartments  7,974  210.06  1,675,004 
 APR - 1B1P Apartments  16,909  210.07  3,552,097 
 APR - 2B3P Apartments  30,063  210.07  6,315,271 
 APR - 2B4P Apartments  18,352  210.07  3,855,230 
 APR - 3B5P Apartments  6,013  210.05  1,263,054 
 APR - 3B6P Apartments  3,987  210.06  837,502 
 Amenity Fit Out  7,750  200.00  1,550,000 
 Totals       371,293 ft²  77,919,439 
 Contingency  5.00%  4,989,684 

 82,909,123 
 Other Construction 

 External Works  984,700 
 Prelims  11,699,538 
 OH&P  6,727,234 
 Facilitating Works  642,778 
 S278 Works  200,000 
 Right to Light  1,000,000 
 Insurances & Latent Defects   864,796 
 Non Recoverable VAT  250,000 
 FF&E           364 un  5,000.00 /un  1,820,000 

 24,189,046 

 PROFESSIONAL FEES 
 Professional Fees  10.00%  9,979,369 

 9,979,369 
 DISPOSAL FEES 

 Sales Agent Fee  0.75%  883,874 
 Sales Legal Fee  0.50%  589,249 

 1,473,123 

 TOTAL COSTS  122,215,637 

 PROFIT 
 (4,365,831) 

 Performance Measures 
 Profit on Cost%  -3.57% 
 Profit on GDV%  -3.63% 
 Profit on NDV%  -3.70% 
 Development Yield% (on Rent)  4.92% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 
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 APPRAISAL SUMMARY  CBRE 
 Financial Viability Assessment 
 Appendix H 
 Scenario Test 1 

 Appraisal Summary for Phase 1 BTR (0% Affordable) 

 Currency in £ 

 REVENUE 

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

 1B1P Apartments   120  59,692  34.51  17,167  1,545,030  2,060,040 
 2B3P Apartments  142  103,928  32.84  24,033  2,559,510  3,412,680 
 2B4P Apartments  76  60,863  32.37  25,920  1,477,440  1,969,920 
 3B5P Apartments  20  20,990  35.10  36,840  552,600  736,800 
 3B6P Apartments  6  8,351  33.37  46,440  208,980  278,640 
 Totals  364  253,824  6,343,560  8,458,080 

 Investment Valuation 

 1B1P Apartments  
 Current Rent  1,545,030  YP @  5.0000%  20.0000  30,900,600 

 2B3P Apartments 
 Current Rent  2,559,510  YP @  5.0000%  20.0000  51,190,200 

 2B4P Apartments 
 Current Rent  1,477,440  YP @  5.0000%  20.0000  29,548,800 

 3B5P Apartments 
 Current Rent  552,600  YP @  5.0000%  20.0000  11,052,000 

 3B6P Apartments 
 Current Rent  208,980  YP @  5.0000%  20.0000  4,179,600 

 Total Investment Valuation  126,871,200 

 GROSS DEVELOPMENT VALUE  126,871,200 

 Purchaser's Costs  (2,537,424) 
 Effective Purchaser's Costs Rate  2.00% 

 (2,537,424) 

 NET DEVELOPMENT VALUE  124,333,776 

 NET REALISATION  124,333,776 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  3,440,000 
 Fixed Price   3,440,000 

 3,440,000 
 Stamp Duty  4.74%  163,056 
 Agent Fee  1.00%  34,400 
 Legal Fee  0.80%  27,520 

 224,976 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 1B1P Apartments   83,673  214.64  17,959,983 
 2B3P Apartments  145,679  214.65  31,269,336 
 2B4P Apartments  85,314  214.65  18,312,343 
 3B5P Apartments  29,422  214.64  6,315,271 



 APPRAISAL SUMMARY  CBRE 
 Financial Viability Assessment 
 Appendix H 
 Scenario Test 1 

 3B6P Apartments  11,705  214.65  2,512,506 
 Amenity Fit Out  7,750  200.00  1,550,000 
 Totals       363,543 ft²  77,919,439 
 Contingency  5.00%  4,989,684 

 82,909,123 
 Other Construction 

 External Works  984,700 
 Prelims  11,699,538 
 OH&P  6,727,234 
 Facilitating Works  642,778 
 S278 Works  200,000 
 Right to Light  1,000,000 
 Insurances & Latent Defects   864,796 
 Non Recoverable VAT  250,000 
 FF&E           364 un  5,000.00 /un  1,820,000 

 24,189,046 

 PROFESSIONAL FEES 
 Professional Fees  10.00%  9,979,369 

 9,979,369 
 DISPOSAL FEES 

 Sales Agent Fee  0.75%  932,503 
 Sales Legal Fee  0.50%  621,669 

 1,554,172 

 TOTAL COSTS  122,296,687 

 PROFIT 
 2,037,089 

 Performance Measures 
 Profit on Cost%  1.67% 
 Profit on GDV%  1.61% 
 Profit on NDV%  1.64% 
 Development Yield% (on Rent)  5.19% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 

 IRR% (without Interest)  1.10% 

 Rent Cover  4 mths 
 Profit Erosion (finance rate 0.000)  N/A 



 



Asset: 2-4 Whitworth Street West, Manchester

Client: Glenbrook WSW Limited

Date: 08 November 2024

Subject

Property Information 2-4 Whitworth Street West Viadux
South Tower, Deansgate 

Gardens
Oxygen Tower One Port Street

# of Units 364 375 343 477
Year of PC - 2020 2020 2021 2025
Data Source - CBRE / Rightmove CBRE / Rightmove CBRE / Rightmove CBRE / Rightmove
Data Date Range - Q4 2024 Q4 2024 Q4 2024 Q4 2024
One Bedroom
Average Unit Size 497 553 598 495 547
Average Rent £ pcm £250,000 £285,000 £275,000 £250,000 £306,000
Average Rent £psf £503.00 £515.37 £460.00 £505.00 £559.00
Two Bedroom
Average Unit Size 766 775 1,011 655 800
Average Rent £ pcm £400,000 £395,000 £450,000 £360,000 £431,000
Average Rent £psf £522.00 £509.68 £445.00 £550.00 £539.00
Three Bedroom
Average Unit Size 1,223 - 1,140 - 1,090
Average Rent £ pcm £631,000 - £490,000 - £572,000
Average Rent £psf £516.00 - £430.00 - £525.00
Amenities
Swimming pool No Yes Yes No Yes
Gym/Fitness Center Yes Yes Yes Yes Yes
Resident's Lounge Yes Yes Yes Yes Yes
Dining Room Yes Yes Yes Yes Yes
Media Room (Theatre) No Yes Yes Yes Yes
External Amenity Space No Yes Yes Yes Yes
Co working space No Yes Yes Yes Yes

Comparables
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 Appraisal Summary for Phase 1 OMS 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  ft²  Sales Rate ft²  Unit Price  Gross Sales 

 1B1P  120  59,692  503.84  250,628  30,075,411 
 2B3P  142  103,928  519.39  380,137  53,979,456 
 2B4P  76  60,863  526.07  421,289  32,017,980 
 3B4P  20  20,990  512.77  538,148  10,762,955 
 3B6P  6  8,351  520.28  724,140  4,344,839 
 Totals  364  253,824  131,180,641 

 NET REALISATION  131,180,641 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  3,440,000 
 Fixed Price   3,440,000 

 3,440,000 
 Stamp Duty  4.74%  163,056 
 Agent Fee  1.00%  34,400 
 Legal Fee  0.80%  27,520 

 224,976 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 1B1P  83,673  214.64  17,959,983 
 2B3P  145,679  214.65  31,269,336 
 2B4P  85,314  214.65  18,312,343 
 3B4P  29,422  214.64  6,315,271 
 3B6P  11,705  214.65  2,512,506 
 Totals       355,793 ft²  76,369,439 
 Contingency  5.00%  4,821,184 

 81,190,623 
 Other Construction 

 External Works  984,700 
 Prelims  11,699,538 
 OH&P  6,727,234 
 Facilitating Works  642,778 
 S278 Works  200,000 
 Right to Light  1,000,000 
 Insurances & Latent Defects   864,796 
 Non Recoverable VAT  250,000 

 22,369,046 

 PROFESSIONAL FEES 
 Professional Fees  10.00%  9,642,369 

 9,642,369 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  2,623,613 
 Sales Legal Fee  0.50%  655,903 

 3,279,516 
 FINANCE 

 Debit Rate 8.000%, Credit Rate 0.000% (Nominal) 
 Land  1,045,074 
 Construction  13,429,141 
 Other  10,203,206 
 Total Finance Cost  24,677,421 
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 TOTAL COSTS  144,823,951 

 PROFIT 
 (13,643,310) 

 Performance Measures 
 Profit on Cost%  -9.42% 
 Profit on GDV%  -10.40% 
 Profit on NDV%  -10.40% 

 IRR% (without Interest)  3.81% 

 Profit Erosion (finance rate 8.000)  N/A 
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 Table of Profit Amount and Profit on GDV% 
 Construction: Rate /ft²  

 Rent: Rate /ft²   -20.00 /ft²  -10.00 /ft²  0.00 /ft²  +10.00 /ft²  +20.00 /ft² 
 -5.00 /ft²  (£8,202,535)  (£12,294,154)  (£16,385,774)  (£20,477,393)  (£24,569,013) 

 -7.607%  -11.401%  -15.195%  -18.990%  -22.784% 
 -2.50 /ft²  £1,008,897  (£3,082,723)  (£7,174,342)  (£11,265,962)  (£15,357,581) 

 0.860%  -2.627%  -6.113%  -9.600%  -13.087% 
 0.00 /ft²  £10,220,328  £6,128,709  £2,037,089  (£2,054,530)  (£6,146,150) 

 8.056%  4.831%  1.606%  -1.619%  -4.844% 
 +2.50 /ft²  £19,431,760  £15,340,141  £11,248,521  £7,156,902  £3,065,282 

 14.247%  11.247%  8.247%  5.247%  2.247% 
 +5.00 /ft²  £28,643,192  £24,551,572  £20,459,953  £16,368,333  £12,276,714 

 19.631%  16.827%  14.023%  11.218%  8.414% 

 Sensitivity Analysis : Assumptions for Calculation 

 Construction: Rate /ft² 
 Original Values are varied in Fixed Steps of £10.00 

 Heading  Phase  Rate  No. of Steps 
 1B1P Apartments   1  £214.64  2.00 Up & Down 
 2B3P Apartments  1  £214.65  2.00 Up & Down 
 2B4P Apartments  1  £214.65  2.00 Up & Down 
 3B5P Apartments  1  £214.64  2.00 Up & Down 
 3B6P Apartments  1  £214.65  2.00 Up & Down 

 Rent: Rate /ft² 
 Original Values are varied in Fixed Steps of £2.50 

 Heading  Phase  Rate  No. of Steps 
 1B1P Apartments   1  £34.51  2.00 Up & Down 
 2B3P Apartments  1  £32.84  2.00 Up & Down 
 2B4P Apartments  1  £32.37  2.00 Up & Down 
 3B5P Apartments  1  £35.10  2.00 Up & Down 
 3B6P Apartments  1  £33.37  2.00 Up & Down 
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