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Turner Morum

Hyde Nursery, New Road, Twyford

SUMMARY

Tab Scenario Total Units
Affordable % 

(Units)
SR Units SO Units

Gross 

Development 

Value (GDV)

 Development 

Costs 

Residual Land 

Value (RLV)

Benchmark Land 

Value (BLV)
Surplus / Deficit

Viable/ Non-

Viable? 

1A
39% Affordable Housing. 

Policy appraisal
18 39% 5 2 £15,220,250 -£15,730,000 -£509,750 £1,500,000 -£2,009,750 NON-VIABLE

1B
0% Affordable Housing. 

Target 'break-even' appraisal
18 0% 0 0 £17,185,000 -£16,949,454 £235,546 £1,500,000 -£1,264,454 NON-VIABLE



Turner Morum

Hyde Nursery, New Road, Twyford

39% Residual Appraisal Model Tab 1A

Unit Type Tenure Beds Hab Rooms No. Units Average ft² Average m² Total ft² Total m² £s per ft² Unit Value Total Value Market Affordable

1 bed flat Private 1 0 0 0 0 0 0.0 £0 £0 £0

2 bed flat Private 2 0 0 0 0 0 0.0 £0 £0 £0

2 bed house Private 2 0 0 0 0 0 0.0 £0 £0 £0

3 bed house Private 3 16 4 1,463 136 5,852 543.6 £552 £807,500 £3,230,000

4 bed house Private 4 35 7 2,419 225 16,935 1,573.3 £588 £1,421,429 £9,950,000

TOTAL MARKET HOUSING 51 11 2,072 192 22,787 2,116.9 £578 £1,198,182 £13,180,000 £13,180,000

1 bed flat Social Rent 1 2 1 545 51 545 50.6 £231 £126,000 £126,000

2 bed flat Social Rent 2 0 0 0 0 0 0.0 £0 £0 £0

2 bed house Social Rent 2 9 3 1,087 101 3,260 302.9 £228 £248,250 £744,750

3 bed house Social Rent 3 4 1 1,585 147 1,585 147.2 £250 £396,000 £396,000

4 bed house Social Rent 4 0 0 0 0 0 0.0 £0 £0 £0

TOTAL SOCIAL RENT 71% 15 5 1,078 100 5,390 500.7 £235 £253,350 £1,266,750

1 bed flat Shared Ownership 1 2 1 676 63 676 62.8 £298 £201,500 £201,500

2 bed flat Shared Ownership 2 0 0 0 0 0 0.0 £0 £0 £0

2 bed house Shared Ownership 2 0 0 0 0 0 0.0 £0 £0 £0

3 bed house Shared Ownership 3 4 1 1,585 147 1,585 147.2 £361 £572,000 £572,000

4 bed house Shared Ownership 4 0 0 0 0 0 0.0 £0 £0 £0

TOTAL SHARED OWNERSHIP 29% 6 2 1,130 105 2,261 210.1 £342 £386,750 £773,500

TOTAL AFFORDABLE UNITS 21 7 1,093 102 7,651 710.8 £267 £291,464 £2,040,250 £2,040,250

TOTAL RESIDENTIAL GDV 39% 72 18 1,691 157 30,437 2,827.7 £500 £845,569 £15,220,250

Gross Ha/ Acres 0.91 2.25

Dwelling density net per Ha/ acre (all tenures) 10.68

Average market units sales values psf £578

Less fees and marketing costs (market housing only) @ 2.75% (£362,450) (£362,450)

Less affordable disposal costs (affordable housing only) @ 0.50% (£10,201) (£10,201)

GIA m² GIA ft² NIA m² NIA ft² £/ft²

Build Costs - Housing - Cost Plan £ per sq ft @ (see Tab 3) 2,714.6 29,220 2,714 29,216 £200.16 (£5,848,642) (£4,378,518) (£1,470,124)

Build Costs - Flats - Cost Plan £ per sq ft @ (see Tab 3) 113.4 1,221 113 1,221 £166.36 (£203,058) (£152,017) (£51,041)

 2,828.0 30,440 2,828 30,437 £198.81

Externals - (% of Build) (£1,029,900) (£771,023) (£258,877)

Contingency - (% of Build) 5% (£464,755) (£347,933) (£116,822)

Total m2 No. £/ Unit

Car Ports/ Garages 188.1 7 £30,571 (£214,000) (£214,000)

No. £/ Unit

Part L 18 £3,500 (£63,000) (£38,500) (£24,500)

Part F/ Future Homes Standards 18 £8,000 (£144,000) (£88,000) (£56,000)

Construction Fees - (Architects & Planning, Quantity Surveyor, Engineers, Proj Management & CDM etc) 7% (£683,190) (£511,462) (£171,728)

Developer Profit on Market Housing 20.0% (£2,636,000) (£2,636,000)

Developer Profit on Affordable Housing 6.0% (£122,415) (£122,415)

18.1% (£2,758,415) (£2,758,415)

GROSS SURPLUS BEFORE ABNORMALS, 106 etc £3,438,639 £3,680,096 -£241,457

£ per Unit

Infrastructure and Abnormal Costs £0 (£1,792,500) £9,088,100 £298.55

(£1,792,500)

£ per Unit

S106 Costs £5,556 (£100,000)

(£100,000)

m2 £ psm

CIL 2,305 £551.02 (£1,270,101)

(£1,270,101)

m2 £ psm

Building Safety Levy 2,305 £22.49 (£51,839)

(£51,839)

Purchasers Costs SDLT 4.30% (£64,500)

Legals 1.75% (£26,250) Costs GDV

(£90,750) 3.7% 4.2%

Construction Finance Costs (Cashflow - see tab 5) (£643,198)

(£643,198)

(£3,948,389)

(£3,948,389)

Residual Land Value -£509,750

BASE EUV POSITION Residential Dwelling, Garden and Outbuilding £820,000 BLV as % of GDV

Horticultral Nursery £680,000 10%

Premium 0% £0 £1,500,000

Surplus / Deficit -£2,009,750

VIABLE/ NON-VIABLE? NON-VIABLE

Finance as a % of

TOTAL COST PLAN



Turner Morum

Hyde Nursery, New Road, Twyford

0% Residual Appraisal Model Tab 1B

Unit Type Tenure Beds Hab Rooms No. Units Average ft² Average m² Total ft² Total m² £s per ft² Unit Value Total Value Market Affordable

1 bed flat Private 1 4 2 611 57 1,221 113.4 £483 £295,000 £590,000

2 bed flat Private 2 0 0 0 0 0 0.0 £0 £0 £0

2 bed house Private 2 9 3 1,087 101 3,260 302.9 £508 £551,667 £1,655,000

3 bed house Private 3 24 6 1,504 140 9,021 838.1 £553 £831,667 £4,990,000

4 bed house Private 4 35 7 2,419 225 16,935 1,573.3 £588 £1,421,429 £9,950,000

TOTAL MARKET HOUSING 72 18 1,691 157 30,437 2,827.7 £565 £954,722 £17,185,000 £17,185,000

1 bed flat Social Rent 1 0 0 0 0 0 0.0 £0 £0 £0

2 bed flat Social Rent 2 0 0 0 0 0 0.0 £0 £0 £0

2 bed house Social Rent 2 0 0 0 0 0 0.0 £0 £0 £0

3 bed house Social Rent 3 0 0 0 0 0 0.0 £0 £0 £0

4 bed house Social Rent 4 0 0 0 0 0 0.0 £0 £0 £0

TOTAL SOCIAL RENT 0% 0 0 0 0 0 0.0 £0 £0 £0

1 bed flat Shared Ownership 1 0 0 0 0 0 0.0 £0 £0 £0

2 bed flat Shared Ownership 2 0 0 0 0 0 0.0 £0 £0 £0

2 bed house Shared Ownership 2 0 0 0 0 0 0.0 £0 £0 £0

3 bed house Shared Ownership 3 0 0 0 0 0 0.0 £0 £0 £0

4 bed house Shared Ownership 4 0 0 0 0 0 0.0 £0 £0 £0

TOTAL SHARED OWNERSHIP 0% 0 0 0 0 0 0.0 £0 £0 £0

TOTAL AFFORDABLE UNITS 0 0 0 0 0 0.0 £0 £0 £0 £0

TOTAL RESIDENTIAL GDV 0% 72 18 1,691 157 30,437 2,827.7 £565 £954,722 £17,185,000

Gross Ha/ Acres 0.91 2.25

Dwelling density net per Ha/ acre (all tenures) 10.68

Average market units sales values psf £565

Less fees and marketing costs (market housing only) @ 2.75% (£472,588) (£472,588)

Less affordable disposal costs (affordable housing only) @ 0.50% £0 £0

GIA m² GIA ft² NIA m² NIA ft² £/ft²

Build Costs - Housing - Cost Plan £ per sq ft @ (see Tab 3) 2,714.6 29,220 2,714 29,216 £200.16 (£5,848,642) (£5,848,642) £0

Build Costs - Flats - Cost Plan £ per sq ft @ (see Tab 3) 113.4 1,221 113 1,221 £166.36 (£203,058) (£203,058) £0

 2,828 30,440 2,828 30,437 £198.81

Externals - (% of Build) (£1,029,900) (£1,029,900) £0

Contingency - (% of Build) 5% (£464,755) (£464,755) £0

Total m2 No. £/ Unit

Car Ports/ Garages 188.1 7 £30,571 (£214,000) (£214,000)

No. £/ Unit

Part L 18 £3,500 (£63,000) (£63,000) £0

Part F/ Future Homes Standards 18 £8,000 (£144,000) (£144,000) £0

Construction Fees - (Architects & Planning, Quantity Surveyor, Engineers, Proj Management & CDM etc) 7% (£683,190) (£683,190) £0

Developer Profit on Market Housing 20.0% (£3,437,000) (£3,437,000)

Developer Profit on Affordable Housing 6.0% £0 £0

20.0% (£3,437,000) (£3,437,000)

GROSS SURPLUS BEFORE ABNORMALS, 106 etc £4,624,868 £4,624,868 £0

£ per Unit

Infrastructure and Abnormal Costs £0 (£1,792,500) £9,088,100 £298.55

(£1,792,500)

£ per Unit

S106 Costs £5,556 (£100,000)

(£100,000)

m2 £ psm

CIL 3,016 £551.02 (£1,661,909)

(£1,661,909)

m2 £ psm

Building Safety Levy 3,016 £22.49 (£67,831)

(£67,831)

Purchasers Costs SDLT 4.30% (£64,500)

Legals 1.75% (£26,250) Costs GDV

(£90,750) 3.7% 3.9%

Construction Finance Costs (Cashflow - see tab 5) (£676,331)

(£676,331)

(£4,389,322)

(£4,389,322)

Residual Land Value £235,546

BASE EUV POSITION Residential Dwelling, Garden and Outbuilding £820,000 BLV as % of GDV

Horticultral Nursery £680,000 9%

Premium 0% £0 £1,500,000

Surplus / Deficit -£1,264,454

VIABLE/ NON-VIABLE? NON-VIABLE

Finance as a % of

TOTAL COST PLAN



Turner Morum

Hyde Nursery, New Road, Twyford

39% Affordable Housing

Detailed Accommodation Schedule Tab 2A

Plot Garage Tenure Storey Flat / House Beds Hab Rooms NIA (ft²) NIA (m²) £ ft² Market Vals AH Values

1 R 2.0 H 2 3 1,052 97.74 £509 £535,000 £240,750

2 P 2.5 H 3 4 1,339 124.44 £523 £700,000

3 P 2.5 H 3 4 1,339 124.44 £523 £700,000

4 R 1.0 F 1 2 545 50.62 £514 £280,000 £126,000

5 SO 1.0 F 1 2 676 62.82 £458 £310,000 £201,500

6 R 2.5 H 3 4 1,585 147.23 £555 £880,000 £396,000

7 SO 2.5 H 3 4 1,585 147.23 £555 £880,000 £572,000

8 P 2.5 H 3 4 1,586 147.38 £577 £915,000

9 P 2.5 H 3 4 1,586 147.38 £577 £915,000

10 P 2.5 H 4 5 3,146 292.31 £564 £1,775,000

11 P 2.5 H 4 5 2,397 222.70 £574 £1,375,000

12 P 2.5 H 4 5 2,397 222.70 £574 £1,375,000

13 P 2.0 H 4 5 2,636 244.86 £579 £1,525,000

14 R 2.0 H 2 3 1,104 102.57 £507 £560,000 £252,000

15 R 2.0 H 2 3 1,104 102.57 £507 £560,000 £252,000

16 P 2.0 H 4 5 2,111 196.16 £675 £1,425,000

17 P 2.0 H 4 5 2,364 219.64 £582 £1,375,000

18 P 2.5 H 4 5 1,883 174.93 £584 £1,100,000

18 0 72 30,437 2,827.72 £565 £17,185,000 £2,040,250



Turner Morum

Hyde Nursery, New Road, Twyford

0% Affordable Housing

Detailed Accommodation Schedule Tab 2B

Plot Garage Tenure Storey Flat / House Beds Hab Rooms NIA (ft²) NIA (m²) £ ft² Market Vals AH Values

1 P 2.0 H 2 3 1,052 97.74 £509 £535,000

2 P 2.5 H 3 4 1,339 124.44 £523 £700,000

3 P 2.5 H 3 4 1,339 124.44 £523 £700,000

4 P 1.0 F 1 2 545 50.62 £514 £280,000

5 P 1.0 F 1 2 676 62.82 £458 £310,000

6 P 2.5 H 3 4 1,585 147.23 £555 £880,000

7 P 2.5 H 3 4 1,585 147.23 £555 £880,000

8 P 2.5 H 3 4 1,586 147.38 £577 £915,000

9 P 2.5 H 3 4 1,586 147.38 £577 £915,000

10 P 2.5 H 4 5 3,146 292.31 £564 £1,775,000

11 P 2.5 H 4 5 2,397 222.70 £574 £1,375,000

12 P 2.5 H 4 5 2,397 222.70 £574 £1,375,000

13 P 2.0 H 4 5 2,636 244.86 £579 £1,525,000

14 P 2.0 H 2 3 1,104 102.57 £507 £560,000

15 P 2.0 H 2 3 1,104 102.57 £507 £560,000

16 P 2.0 H 4 5 2,111 196.16 £675 £1,425,000

17 P 2.0 H 4 5 2,364 219.64 £582 £1,375,000

18 P 2.5 H 4 5 1,883 174.93 £584 £1,100,000

18 0 72 30,437 2,827.72 £565 £17,185,000 £0



Turner Morum

Hyde Nursery, New Road, Twyford

Cost Plan Tab 3

Item £

Residential Housing Flats £203,058 £203,058

Houses £5,848,642 £5,848,642

External Works Drainage £270,400

External Landspacing £601,200

Infrastructure £158,300 £1,029,900

Abnormals/ Enhancements Plot Abnormals £214,000

Site Abnormals £333,000 £547,000

Contractors Prelimns £825,300

OHP £591,900

Contractor Risk £42,300 £1,459,500

SUB TOTAL £9,088,100



Turner Morum

Hyde Nursery, New Road, Twyford

CIL / s106 Tab 4

Policy Affordable

Market & car port m2 Less existing Chargeable m2 Indexed Rate Charge

Local 2,305 0 2,305 £551.02 £1,270,101

0% Affordable

Market & car port m2 Less existing Chargeable m2 Indexed Rate Charge

Local 3,016 0 3,016 £551.02 £1,661,909



Turner Morum

Hyde Nursery, New Road, Twyford

Cashflow Finance Calculation 39%

Summary 

Adopted Interest Rate Debit 7.50%

Total Finance Cost -£643,198 Tab 5A

Residual Cashflow for Interest TOTALS Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 TOTALS

Total Completions 18 0 0 0 0 7 7 4 18

Market Completions 11 4 4 3 11

Affordable Rent Completions 5 2 2 1 5

Shared Ownership Completions 2 1 1 0 2

Market GDV £13,180,000 £4,792,727 £4,792,727 £3,594,545 £13,180,000

Social Rented GDV £1,266,750 £506,700 £506,700 £253,350 £1,266,750

Shared Ownership GDV £773,500 £386,750 £386,750 £773,500

TOTAL INCOME £15,220,250 £0 £0 £0 £0 £5,686,177 £5,686,177 £3,847,895 £0 £15,220,250

Infra Lead In 100% 25% 25% 25% 25% 0% 0% 0% 0% 100%

Build Programme 100% 0% 20% 20% 20% 20% 20% 100%

CIL Breakdown 100% 100% 100%

Agents & Marketing - Market/ FH -£362,450 -£131,800 -£131,800 -£98,850 -£362,450

Affordable Disposal -£10,201 -£4,081 -£4,081 -£2,040 -£10,201

Cost Plan Build Costs -£6,051,700 £0 -£1,210,340 -£1,210,340 -£1,210,340 -£1,210,340 -£1,210,340 £0 £0 -£6,051,700

Externals -£1,029,900 £0 -£205,980 -£205,980 -£205,980 -£205,980 -£205,980 £0 £0 -£1,029,900

Contingency -£464,755 £0 -£92,951 -£92,951 -£92,951 -£92,951 -£92,951 £0 £0 -£464,755

Car Ports/ Garages -£214,000 £0 -£42,800 -£42,800 -£42,800 -£42,800 -£42,800 £0 £0 -£214,000

Part L, Part F + FHS -£207,000 £0 -£41,400 -£41,400 -£41,400 -£41,400 -£41,400 £0 £0 -£207,000

Technical Fees -£683,190 £0 -£136,638 -£136,638 -£136,638 -£136,638 -£136,638 £0 £0 -£683,190

Infrastructure & Abnormals -£1,792,500 -£448,125 -£448,125 -£448,125 -£448,125 £0 £0 £0 £0 -£1,792,500

s106 -£100,000 £0 £0 £0 £0 -£36,364 -£36,364 -£27,273 £0 -£100,000

CIL -£1,270,101 -£317,525 -£317,525 -£317,525 -£317,525 £0 £0 £0 £0 -£1,270,101

Building Safety Levy -£51,839 £0 £0 £0 £0 -£18,851 -£18,851 -£14,138 £0 -£51,839

EUV -£1,500,000 -£1,500,000 -£1,500,000

SDLT -£64,500 -£64,500 -£64,500

Legals -£26,250 -£26,250 -£26,250

TOTAL EXPENDITURE -£13,828,387 -£2,356,400 -£2,495,759 -£2,495,759 -£2,495,759 -£1,921,204 -£1,921,204 -£142,301 £0 -£13,828,387

Net position -£2,356,400 -£2,495,759 -£2,495,759 -£2,495,759 £3,764,973 £3,764,973 £3,705,594 £0

Rolling Balance -£2,356,400 -£4,896,342 -£7,483,908 -£10,119,990 -£6,544,767 -£2,902,507 £748,665 £748,665

Finance rate 7.50% -£44,183 -£91,806 -£140,323 -£189,750 -£122,714 -£54,422 £0 £0 -£643,198

Year 1 Year 2



Turner Morum

Hyde Nursery, New Road, Twyford

Cashflow Finance Calculation 0%

Summary 

Adopted Interest Rate Debit 7.50%

Total Finance Cost -£676,331 Tab 5B

Residual Cashflow for Interest TOTALS Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 TOTALS

Total Completions 18 0 0 0 0 6 6 6 18

Market Completions 18 6 6 6 18

Affordable Rent Completions 0 0 0 0 0

Shared Ownership Completions 0 0 0 0 0

Market GDV £17,185,000 £5,728,333 £5,728,333 £5,728,333 £17,185,000

Social Rented GDV £0 £0

Shared Ownership GDV £0 £0

TOTAL INCOME £17,185,000 £0 £0 £0 £0 £5,728,333 £5,728,333 £5,728,333 £0 £17,185,000

Infra Lead In 100% 25% 25% 25% 25% 0% 0% 0% 0% 100%

Build Programme 100% 0% 20% 20% 20% 20% 20% 100%

CIL Breakdown 100% 100% 100%

Agents & Marketing - Market/ FH -£472,588 -£157,529 -£157,529 -£157,529 -£472,588

Affordable Disposal £0 £0

Cost Plan Build Costs -£6,051,700 £0 -£1,210,340 -£1,210,340 -£1,210,340 -£1,210,340 -£1,210,340 £0 £0 -£6,051,700

Externals -£1,029,900 £0 -£205,980 -£205,980 -£205,980 -£205,980 -£205,980 £0 £0 -£1,029,900

Contingency -£464,755 £0 -£92,951 -£92,951 -£92,951 -£92,951 -£92,951 £0 £0 -£464,755

Car Ports/ Garages -£214,000 £0 -£42,800 -£42,800 -£42,800 -£42,800 -£42,800 £0 £0 -£214,000

Part L, Part F + FHS -£207,000 £0 -£41,400 -£41,400 -£41,400 -£41,400 -£41,400 £0 £0 -£207,000

Technical Fees -£683,190 £0 -£136,638 -£136,638 -£136,638 -£136,638 -£136,638 £0 £0 -£683,190

Infrastructure & Abnormals -£1,792,500 -£448,125 -£448,125 -£448,125 -£448,125 £0 £0 £0 £0 -£1,792,500

s106 -£100,000 £0 £0 £0 £0 -£33,333 -£33,333 -£33,333 £0 -£100,000

CIL -£1,661,909 -£415,477 -£415,477 -£415,477 -£415,477 £0 £0 £0 £0 -£1,661,909

Building Safety Levy -£67,831 £0 £0 £0 £0 -£22,610 -£22,610 -£22,610 £0 -£67,831

EUV -£1,500,000 -£1,500,000 -£1,500,000

SDLT -£64,500 -£64,500 -£64,500

Legals -£26,250 -£26,250 -£26,250

TOTAL EXPENDITURE -£14,336,123 -£2,454,352 -£2,593,711 -£2,593,711 -£2,593,711 -£1,943,582 -£1,943,582 -£213,473 £0 -£14,336,123

Net position -£2,454,352 -£2,593,711 -£2,593,711 -£2,593,711 £3,784,751 £3,784,751 £5,514,860 £0

Rolling Balance -£2,454,352 -£5,094,083 -£7,783,308 -£10,522,956 -£6,935,510 -£3,280,800 £2,172,546 £2,172,546

Finance rate 7.50% -£46,019 -£95,514 -£145,937 -£197,305 -£130,041 -£61,515 £0 £0 -£676,331

Year 1 Year 2
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PLOT NO. HOUSE/FLAT TYPE SQ.FT.
 ASKING 

PRICE 
ACHIEVABLE PRICE £/SQ.FT.

1
2 Bed End of Terrace 

House, 2 Storey
1,052 £550,000 £535,000 509

2
3 Bed Mid Terrace 

House, 2.5 Storey
1,339 £715,000 £700,000 523

3
3 Bed Mid Terrace 

House, 2.5 Storey
1,339 £715,000 £700,000 523

4
1 Bed Ground Floor 

Maisonette
545 £295,000 £280,000 514

5
1 Bed Ground Floor 

Maisonette
676 £320,000 £310,000 459

6
3 Bed Semi-Detached 

House, 2.5 Storey
1,792 £895,000 £880,000 491

7
3 Bed Semi-Detached 

House, 2.5 Storey
1,792 £895,000 £880,000 491

8
3 Bed Detached House 

2.5 Storey
1,794 £930,000 £915,000 510

9
3 Bed Detached House 

2.5 Storey
1,794 £930,000 £915,000 510

10
4 Bed Detached plus 

Media Room,  2.5 Storey
3,545 £1,800,000 £1,775,000 501

11
4 Bed Detached plus 

Media Room,  2.5 Storey
2,397 £1,400,000 £1,375,000 574

12
4 Bed Detached plus 

Media Room,  2.5 Storey
2,397 £1,400,000 £1,375,000 574

13
4 Bed Detached,  2 

Storey
3,034 £1,550,000 £1,525,000 503

14
2 Bed plus Study Semi 

Detached, 2 Storey
1,104 £575,000 £560,000 507

15
2 Bed plus Study Semi 

Detached, 2 Storey
1,104 £575,000 £560,000 507

16
4 Bed Detached,  2 

Storey
2,510 £1,450,000 £1,425,000 568

17
4 Bed Detached, 2 

Storey
2,364 £1,400,000 £1,375,000 582

18
4 Bed Detached, plus 

Study, 2.5 Storey
1,883 £1,125,000 £1,100,000 584

32,461 £17,520,000 £17,185,000 529

Please note that this is a pricing exercise. It has been produced as an informal document for illustration and discussion purposes only. It does not

constitute a valuation or appraisal and must not be construed or relied upon as such. The prices indicated have been based upon certain general 

internal specification in accordance with market expectations, a continuation of current market conditions and an appropriate marketing programme

in accordance with current practice, relative to the development.

02 October 2026

MARKETING APPRAISAL PREPARED FOR:

Westbourne Homes

Ref: Hyde Nursery, New Road, Ruscombe

assumptions including a freehold or long leasehold of not less than 250 years unexpired, reasonable ground rents and service charges, a high 

GROSS DEVELOPMENT VALUE:

W D Braxton Ltd

02/10/2026



APPENDIX 4 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





























APPENDIX 5 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Valuation 

Residential dwellinghouse and the horticultural buildings and 

hardstanding known as Hyde Nursery

At

53 New Road

Ruscombe

Berkshire

RG10 9LN

September 2026
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1 INSTRUCTIONS

1.1 We are instructed by Mr D. East on behalf of Westbourne Homes with instructions and 

terms of engagement confirmed by PSK Rural Limited in a letter dated 22nd July 2026, as 

shown in Appendix A, to carry out a valuation of the property known as 53 New Road, 

Ruscombe, Berkshire, RG10 9LN comprising a two storey residential dwellinghouse 

along with horticultural buildings and hardstanding extending in total to 2.247 acres as 

shown on extract plan below and the Location Plan in Appendix B consisting of HM Land 

Registry Title numbers BK424626 and BK439146.

              

2 PURPOSE OF VALUATION

2.1 The report has been prepared for the purposes of establishing the Market Value of the 

property having regard to its existing lawful uses while disregarding speculative 

redevelopment/alternative-use value.

2.2 This valuation has been carried out in accordance with the Valuation Standards, 

Guidance Notes and Appendices contained in the RICS Valuation Global Standards 

(Red Book) published by the Royal Institution of Chartered Surveyors.

3 BASIS OF VALUATION

3.1 Market Value of the freehold interest having regard to the existing lawful uses and subject 
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to the stated special assumptions, with speculative redevelopment/alternative-use 

value disregarded.

3.2 We have been specifically requested to have regard to IVS 102 Bases of Value, paragraph 

50.03(a), as incorporated within the RICS Valuation Global Standards (Red Book), the 

valuation assumes that the assets employed in the business are transferred as a 

complete operational entity as well as VPGA 4 paragraph 6.8 which gives the 

as a fully equipped operational entity having regard to trading potential.

4 SPECIAL ASSUMPTIONS

4.1 An assumption that Market Value will include value afforded by the General Permitted 

Development Order 2015, as amended but only where the right is demonstrably 

available, capable of implementation and may reasonably be expected to be realised as 

part of a Market Value sale.

4.2 The assumption that the property is in sufficient condition to operate as a fully equipped 

operational entity having regard to trading potential.

5 DATE OF VALUATION

5.1 The date of valuation is 1st September 2026.

5.2 The property was inspected on 26th June 2026. The weather on the date of inspection was

hot (30 ºC), bright and dry.

6 LOCATION

6.1 The subject property is situated on the western side of New Road on the eastern side of 

Ruscombe connected to the north east of Twyford.

6.2 The property is located approximately 4.4 miles south of Henley-on-Thames, 5.15 miles 

north of Wokingham, 5.27 miles to the east of Reading and 6.2 miles to the south west of 

Maidenhead. Central London is approximately 29 miles to the East.

6.3 The property is bordered to the north, west and south by the residential dwellings and 

gardens of New Road and bordered to the east by the adopted highway of New Road.

6.4 The location of the property is shown on the attached location plan (Appendix B).
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7 DESCRIPTION

7.1 The property comprises:

a two storey residential dwelling house extending to 119.428 sq.m set within a 

garden extending to 0.13 acres with individual gated accessway and driveway 

from/onto New Road.

A garage building and domestic workshop extending to 51.90 sq.m. located to the 

north western part of the property. Contains domestic car and domestic 

workshop/greenhouse type paraphernalia connected with the upkeep of the 

garden and house. 

An horticultural nursery known as Hyde Nursery comprising a multitude of 

buildings comprising sheds, glass houses, brick buildings and portal frame 

buildings extending in total to 2779.55 sq.m.

Areas of hardstanding in between the buildings extending to approximately 1400 

sq.m.

Outdoor growing areas extending in total to approximately 0.56 acres to the north 

and south of the driveway.

7.2 We set out below a coloured extract of the topographic survey of the buildings along with 

a schedule of the floor areas derived from the Chiltern Surveys topographic survey. These 

have not been independently measured by PSK Rural. The measurements are assumed 

to represent Gross External Areas of the buildings.
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Description Floor Area (GEA)

House (Yellow) 119.428 sq.m.

Ancillary Residential Garage & Store (Yellow wide) 51.90 sq.m.

Glasshouses (Green) 2328.8 sq.m.

Portal Frame Barns (Blue) 267.7 sq.m.

Brick Buildings (Peach) 136.7 sq.m.

Dilapidated Glasshouse (Green wide) 43.75 sq.m.

Shed (Red) 2.6 sq.m.

7.3 The full extent of the property is shown outlined in red on the attached site plan (Appendix 

C) and shown within the photographs (Appendix E). 

8 ACCESS

8.1 The property is accessed by way of existing double gated bell mouth entrance leading into 

the horticultural nursery and by way of the domestic double gated entrance leading 

directly to the dwelling house.

8.2 Both entrances are off the adopted highway known as New Road.

8.3 The entrance enjoys excellent visibility splays.

9 SERVICES

9.1 We have assumed that each part of the property benefits from mains water, mains 

electricity, mains drainage and sewage and BT/Fibre connectivity.

10 CONDITION

10.1 The property is vacant however various horticultural paraphernalia, fixtures and fittings 

remain in all of the buildings.

10.2 The portal frame barn/s are generally in good condition.

10.3 The brick buildings are in generally good condition other than some overgrowth, the 

window glass having been smashed and graffiti.
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10.4 The glass house frames are generally in good condition however much of the glass has 

been smashed by vandalism in addition to there being substantial overgrowth inside and 

surrounding the buildings.

10.5 The house has not been lived in for many years and hence requires complete 

refurbishment and updating.

10.6 In accordance with IVS 102 Bases of Value, paragraph 50.03(a), as incorporated within 

the RICS Valuation Global Standards (Red Book), the valuation assumes that the assets 

employed in the business are transferred as a complete operational entity hence we have 

assumed the property to be in good operational condition.

11 TENURE AND POSSESSION

11.1 The property benefits from vacant possession.

12 WAYLEAVES, EASEMENTS AND THIRD-PARTY RIGHTS

12.1 We were not made aware of any easements, wayleaves or third-party rights over the 

property.

12.2 Having regard to the Wokingham Borough Definitive footpath map there are no public 

rights of way over the property nor any rights under the CROW Act.

13 SPORTING RIGHTS AND TIMBER RIGHTS

13.1 It is assumed the sporting rights and timber rights are included so far as they are owned.

14 ENVIRONMENTAL ISSUES

14.1 As at the  date of inspection, there was no evidence at the property to suggest that it has 

been used for the manufacture and storage of hazardous or toxic materials, however due 

to the longstanding horticultural use on the Property there may be potential for historic 

fuels, pesticides, fertilisers and similar materials, however we could not see any obvious 

signs of contamination on the Property or on the adjoining land.

14.2 We are not aware of the content of any environmental audit or other environmental 

investigation or soil survey which may have been carried out nor have we carried out any 

detailed investigations into past or present uses either of the property or of any of the 

neighbouring land to establish whether there is any contamination or potential 
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contamination, and this valuation report is therefore made on the assumption that no 

contamination exists.

14.3 However, should it be established subsequently that contamination, seepage or 

pollution exists on the property or on neighbouring land, or that the premises have been, 

or are being, put to contaminative use, this might reduce the value now reported.

15 ASBESTOS

15.1 Under the Control of Asbestos Regulations 2012 issued by the Governments Health and 

Safety Executive every non-domestic building, including shared or common areas of 

domestic premises, such as flats, requires a survey identifying asbestos-containing 

materials (ACMs). The results of that survey are then used to assess the risk and a 

management plan must be produced detailing how the asbestos is to be managed and a 

timetable formulated of timings to dispose of the asbestos that is assessed to be the 

most risk to health.

15.2 We are not aware of the conclusions of any previous surveys that have been carried out, 

however it is possible, due to the age of some of the buildings, that ACM materials may 

have been incorporated into the construction of the buildings. 

15.3 For the purposes of this valuation we have assumed that no abnormal asbestos liabilities 

beyond those reasonably expected for property of this age and construction.

16 STATUTORY ENQUIRIES

16.1 FLOODING

16.1.1 The Environment Agency flood maps designate the subject property as being located 

within Flood Zone 1, being a low risk of flooding.

16.1.2 The Environment Agency Surface Water Maps designates the property as being at Low 

risk of Surface Water flooding.

16.2 TOWN & COUNTRY PLANNING

16.2.1 LOCAL AND NATIONAL PLANNING POLICY

16.2.1.1 The property is located within the unitary authority of Wokingham Borough Council

16.2.1.2 The Wokingham Local Plan consists of the Core Strategy (adopted 29th January 2010) and 

the Managing Development Delivery (MDD) adopted 21st February 2014.
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16.2.1.3 The Local Plan Policies would be considered to be out of date.

16.2.1.4 Although the Local Plan is out of date, Wokingham Borough Council do have emerging 

planning policies contained within the Wokingham Borough Council Local Plan Update 

2023 to 2040 which was submitted to the Secretary of State for examination by an 

independent Planning Inspector on Friday 28 February 2025. Two independent Inspectors 

were appointed, with Part 1 examination hearings held in November 2025 and Part 2 

hearings held between March and June 2026. The Inspectors have now written to the 

council with their post hearings letter.

16.2.1.5 The Adopted Local Plan designates all of the subject property as being wholly located 

within the Green Belt.

16.2.1.6 The draft emerging Policy Maps indicates that the subject property would continue to be 

located in the Green Belt whilst also being newly designated as Valued Landscape Area 

and Open Countryside. 

16.2.1.7 Adopted Local Plan Policy relating to Green Belt is CP12 which states:

CP12 - Green Belt

Planning permission will not be granted for inappropriate development within the 

Metropolitan Green Belt as defined in PPG2. The Metropolitan Green Belt in the 

borough as illustrated on the key diagram comprises the land north and east of 

Twyford but excluding Wargrave. It also includes the land in the parish of St. Nicholas 

16.2.1.8 The above mentioned Policy is both out of date and inconsistent with the NPPF hence the 

material planning consideration are the NPPF (August 2026) Policies are relevant. 

16.2.2 National Planning Policy 

16.2.2.1  Relevant policies of the National Planning Policy Framework include:

GB2: Assessing existing Green Belt land

1. The preparation of spatial development strategies should be informed by an assessment of 

the strategic role of Green Belt land within the strategy area. This strategic Green Belt 

assessment should take into account the five purposes of the Green Belt, which are to:

a. Check the unrestricted sprawl of large built-up areas;

b. Prevent neighbouring towns merging into one another;

c. Assist in safeguarding the countryside from encroachment;
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d. Preserve the setting and special character of historic towns; and

e. Assist urban regeneration by encouraging the recycling of derelict and other urban 

land.

2. The strategic assessment should be used to help develop the spatial development strategy 

and to identify whether there are areas where Green Belt boundaries may require further 

consideration through the preparation of local plans.

3. The preparation of local plans should be informed by an assessment, conducted in 

accordance with the process at Annex E, which identifies grey belt and informs any Green Belt 

boundary alterations which accord with policy GB3.

GB6: Control of development in the Green Belt

1. Development in the Green Belt is inappropriate unless it falls within one of the categories in 

policy GB7.

2. Inappropriate development is, by definition, harmful to the Green Belt and should not be 

approved except in very special circumstances. Such circumstances will not exist unless the 

potential harm to the Green Belt by reason of inappropriateness and any other harm resulting 

from the proposed development, is clearly outweighed by other considerations. In making this 

assessment, substantial weight should be given to the harm to the Green Belt which would be 

caused, including harm to its openness.

3. In the case of proposals for renewable and low carbon energy development, very special

circumstances may include the wider environmental benefits associated with increased

production of energy from renewable sources.

GB7: Development which is not inappropriate in the Green Belt

1.The following categories of development are not inappropriate in the Green Belt, and 

therefore should not be regarded as harmful to the Green Belt or be required to demonstrate 

very special circumstances:

a. Development which is for agriculture, horticulture and forestry, or which is solely for 

nature conservation, restoration and/or enhancement;

b. The reuse, extension, alteration or replacement of an existing building, provided that the 

existing building is of permanent and substantial construction, is lawful in planning terms, 

and any extension or alteration will not result in a disproportionate increase in size 

compared to the original building40. In the case of proposals for a replacement building, it 

should be for the same use and not materially larger than the one it replaces;

c. Limited infilling in villages lying within the Green Belt;

d. Limited affordable housing for local community needs under policies set out in this 

Framework or the development plan (for instance, on a rural exception site);

e. The redevelopment of previously developed land (including a material change of use to 

residential or mixed-use including residential), which would not cause substantial harm to 

the openness of the Green Belt;
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f. Certain other forms of development, provided the impact on the openness of the Green 

Belt is minimised, and there would not be a significant conflict with the Green Belt purposes. 

These are:

i. Mineral extraction and processing, engineering operations, and transport, electricity 

network, water and telecommunications infrastructure required in a Green Belt location;

ii. Development brought forward under a Community Right to Build Order or 

Neighbourhood Development Order;

iii. Material changes in the use of land (such as changes of use for outdoor sport or 

recreation, or for cemeteries and burial grounds); and

iv. The provision of appropriate facilities (in connection with the existing use of land or a 

change of use), including buildings, for outdoor sport, outdoor recreation, cemeteries and 

burial grounds and allotments.

g. Development where all of the following apply:

i. The development would utilise grey belt land and would not fundamentally undermine 

the purposes (taken together) of the remaining Green Belt across the area of the plan;

ii. There is an evidenced unmet need for the type of development proposed41;

iii. The development would be in a sustainable location, with particular reference to policy 

TR3 of this Framework42; and

iv. In the case of major development involving the provision of housing, the development 

proposed complies with policy GB8.

h. Residential or mixed-use development which would:

i. Be within reasonable walking distance of a well-connected station (applying the 

definitions in the glossary at Annex B);

ii. Be physically well-related to the station or the settlement within which the station is 

located;

iii. Be of a scale which can be accommodated taking into account the existing or proposed 

availability of infrastructure;

iv. Not prejudice any proposals for long-term comprehensive development in the same 

location; and

v. In the case of proposals for major development, comply with policy GB8.

17 PLANNING & ENFORCEMENT HISTORY

17.1 We have conducted an online search of the Wokingham planning applications open

access website of which there are no records of planning applications on the property.

17.2 PLANNING AND DEVELOPMENT COMMENTARY
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17.2.1 We are instructed to provide Market Value of the property having regard to its existing 

lawful uses while disregarding speculative redevelopment/alternative-use value and 

hence we are instructed to specifically only apply consideration to the existing extent of 

development on the subject property, the current permitted/lawful use/s and any 

immediately realisable opportunities having regard to the existing uses and buildings.

17.2.2 Notwithstanding any evidence to the contrary, it would appear that the residential 

dwelling as existing constitutes the original dwelling house hence there is potential to 

gain consent for extension/s and/or replacement in accordance with GB7 1. b.

17.2.3 GB7 1. a. supports development for horticulture. It is understood that the buildings at 

Hyde Nursery have only ever been used for horticultural purposes and thereby Green Belt 

policy would support additional horticultural buildings, which could be accommodated 

on the currently open areas, of the property in addition to extension and/or replacement 

of the existing buildings supported under GB7 1. b.

17.2.4 Class R of the GPDO 2015, as amended allows for change of use of agricultural buildings 

to a flexible commercial use which includes Class E (Shops, retail/farm shops, cafes, 

restaurants, offices, research and development, light industrial, indoor sport/recreation, 

medical and health services, crèches, and day nurseries) as well as Class B2 (General 

Industrial): Restricted strictly to processing raw goods produced on-site (excluding 

livestock) that are also to be sold on-site, Class B8 (Storage or Distribution), Class C1 

(Hotels), Class F.2(c): Outdoor sport or recreation. Class R allows for 2 thresholds of 

change of use. 

17.2.5 Proposals for up to 150 sq.m. of floor area and up to 150 sq.m. of curtilage can be 

achieved through serving a notice/form upon the Council along with a plan specifying the 

area subject to the change of use. The criterion to be satisfied is whether the building was 

last used solely for agricultural purposes on 3rd July 2012 or last used for agriculture, is 

not located in a military explosives area, is not within a safety hazard zone, is not a listed 

building or scheduled monument and the change of use relates to less than 150 sq.m. of 

floor area and less than 150 sq.m. of curtilage. On the basis that no prior approval is 

required and that in my opinion all criterion are satisfied I am content that such 

immediate potential for change of use adds value to the existing use value of the property.
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17.2.6 Proposals for more than 150 sq.m. (and less than cumulative total of 1000 sq.m.) allows 

for change of use of up to 1000 sq.m. of an existing agricultural building subject to 

satisfying the criterion set out above but is also subject to gaining prior approval from the 

Council with regards to (i) transport and highways impacts of the development; (ii)noise 

impacts of the development; (iii)contamination risks on the site; and (iv)flooding risks on 

the site. Due to this potential being subject to approval of details I have applied 

consideration of this potential but not applied any separate quantified uplift because the 

right remains conditional and its implementation has not been demonstrated. 

18 REPORT ON TITLE

18.1 We have not made any investigations into ownership title other than reviewing the Land 

Registry Title and Register. Of which we comment as below:

BK439146 and BK424626 expressly refers to restrictive covenants and rights 

reserved under the 1920 Conveyance.

BK439146 also benefits has the benefit of the rights referred to in paragraphs 3 

and 4 of an order of the Property Chamber, land Registration First-tier Tribunal 

dated 23 September 2013 relates to Plot 1 (the Property) as well as Plots 2 and 3 

along with a right of way/rights of services along Northbury Lane which is located 

to the west of the Property.

18.2 We have not been made aware of any other restrictive covenants over the property.

19 MARKET CONDITIONS

19.1 Residential Market Conditions

19.1.1 The residential market conditions prevailing at the valuation date were characterised by 

relatively subdued purchaser demand, continued affordability constraints and a greater 

degree of price sensitivity, particularly within the higher-value housing markets of London 

and the South East.

19.1.2 The UK House Price Index for June 2026 recorded an average residential value in 

Wokingham Borough of approximately £498,941, representing a decrease of 

approximately 3.1% compared with June 2025. This contrasted with an increase of 

approximately 1.8% across England as a whole. The local data therefore indicates that 
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the Wokingham market had softened relative to the national market during the twelve 

months preceding the valuation date. GOV.UK

19.1.3 This is consistent with the RICS UK Residential Market Survey for June 2026. The survey 

recorded a net balance of -29% for new buyer enquiries and -32% for newly agreed sales, 

while the national house-price balance stood at -33%. RICS specifically reported that the 

South East continued to experience more negative price trends than the UK average. RICS

19.1.4 Financing costs remained a material influence on purchaser affordability. Bank of 

England data records an effective interest rate of approximately 4.35% on newly drawn 

residential mortgages in June 2026, compared with 4.22% in May. Bank of England

19.1.5 Notwithstanding these wider conditions, Ruscombe and the adjoining Twyford area 

remain established and desirable residential locations, benefiting from accessibility to 

Reading, Maidenhead, Henley-on-Thames and the wider Thames Valley employment 

market. The local transactional evidence within the report demonstrates that demand 

continued for detached residential property, including the November 2025 sale of 65 New 

Road at £905,000 and the February 2026 sale of 110 London Road at £900,000. Rightmove

19.1.6 The evidence therefore points to an active but selective local market at the valuation 

date. Buyers remained prepared to pay substantial sums for appropriately located 

detached homes.

19.2 Horticultural Market Conditions

19.2.1 The market for stand-alone horticultural nurseries is substantially thinner than the 

conventional agricultural or commercial property markets. Transactions are relatively 

infrequent, properties commonly remain in the same ownership for long periods and 

individual nursery properties differ significantly in respect of covered growing area, age 

and specification of glasshouses or polytunnels, hardstanding, irrigation and water 

supply, heating infrastructure, retail permissions, residential accommodation and 

alternative-use potential.

19.2.2 Broader rural market evidence around the valuation date indicated a reasonably resilient 

but cautious market. Strutt & Parker's Spring 2026 review reported that just over 7,000 

acres of farmland had been publicly marketed in England during the first quarter, 

approximately 15% below the five-year average. Limited supply and steady demand were 
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maintaining values, although transactions were progressing more slowly and the market 

was highly sensitive to location and property quality. This provides useful background 

context, although agricultural land values are not themselves directly comparable with 

an intensively developed horticultural nursery. Strutt & Parker - Rural Hub

19.2.3 The horticultural comparables are inferior in location and attributes to the Property and 

hence provide a baseline indication as to value of the Property.

19.2.4 Overall, the market evidence indicates a specialist and relatively illiquid sector for wholly 

horticultural premises in geographic areas that offer less attraction to the market than 

the Property in terms of the more beneficial Home Counties farm gate sales, close 

proximity to London markets (via nearby M4, M25 and M40) and immediate potential for 

flexible commercial uses. The evidence therefore warrants a broader valuation range 

than would normally arise for conventional property and requires greater reliance upon 

professional judgement.

20 FACTORS AFFECTING THE VALUATION

20.1 COMPARABLES

20.1.1 There are limited if any transactional sales for truly horticultural premises within the 

locality and the wider region due to 1) such premises generally staying within the same 

generational ownership for many years and 2) much evidence is compromised by 

integrated garden centre/retail sales and/or commercial uses and/or planning consents 

for redevelopment of whole or part. However we are aware of the following:

DESCRIPTION
SOLD/RENTAL

DATE
PRICE SIZE £ PER UNIT

Little Heath Farm, Little Heath Lane, 

Potten End, Berkhamsted HP4 2RY

3.64 acres with horticultural glass 

houses and storage sheds in poor 

condition.

Significantly inferior geographical 

location and access compared with 

the Property.

17.03.2026 £650,000.00 3.64 Acres £178,571 per acre
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Penzoy Nursery Lot 3, Brownwich 

Lane, Titchfield PO14 4NY 1.54 acres 

with 5021 sq.m. of glasshouses. 

Significantly inferior geographical 

location and access compared with 

the Property.

01.07.2024 £145,000

1.54 acres

5021 sq.m.

£94,155 per acre

£28.87 per sq.m. 

of glasshouse

Chalder Lane Nursery, West Sussex, 

PO20 7RJ AOC dwelling with 10,000

sq.m. of glasshouses set in 5.72 

acres.

Significantly inferior geographical 

location and access compared with 

the Property.

14.05.2025 £880,000 5.72 acres

£153,846 per acre

£38.00 per sq.m. 

glass house 

assuming AOC 

dwelling @ 

£500,000.

Glenvale Nursery, Bradfield, RG7 6JH -

174.6 sq.m. AOC dwelling

horticultural nursery with 1300 sq.m. 

polytunnels and open growing areas. 

In all 1.076 acres

Marketed late 

2022

Guide Price -

£1.5 million 
1.076 acres

£1,394,050 per 

acre

£384 per sq.m. 

glass house 

assuming AOC 

dwelling @ £1 

million.

Price excessive.

20.1.2 We are aware of the following residential transactions:

Sold Date Price Floor Area (Sq.m.) £ per sq.m.

65 New Road - 3 bedroom bungalow, 

good but dated condition

28.11.2025 £905,000.00 132.00 £6,856.06

37 New Road - 5 Bedroom Bungalow 

in good condition

17.05.2024 £1,230,000.00 328.10 £3,748.86

89 New Road - 4 bedroom two storey 

detached in good condition

28.01.2022 £925,000.00 193.00 £4,792.75

110 London Road - 4 bedroom 

detached in good condition

16.02.2026 £900,000.00 162.90 £5,524.86
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163 London Road - Three bedroom 

semi detached two storey dwelling in 

good condition

11.08.2025 £550,000.00 88.00 £6,250.00

20.2 Factors Affecting the Valuation

20.2.1 The subject property is unusual in combining a conventional detached dwelling with a 

substantial established horticultural holding. The two elements appeal to different 

purchaser markets and have materially different valuation characteristics. The fact that 

they are held under separate registered titles and benefit from separate accesses is 

relevant when considering whether marketing as a whole or in natural lots would 

maximise value, although the adequacy of reciprocal access, service and drainage rights 

would first need to be confirmed.

20.2.2 The residential element benefits from its location within Ruscombe, close to Twyford and 

within the wider Thames Valley commuter market. Conversely, the dwelling is relatively 

modest in floor area and is presently in poor condition. A purchaser would therefore have 

regard to the cost, risk and inconvenience associated with refurbishment when 

comparing the property with transactions of houses in good or merely dated condition.

20.2.3 The horticultural element contains a substantial area of covered accommodation, 

hardstanding and external growing land. These physical improvements provide utility to 

a continuing horticultural occupier but are also affected by age, condition, functional 

obsolescence and the cost of repair or removal. The value contribution of older 

glasshouses can consequently be considerably lower than their nominal floor area might 

suggest.

20.2.4 The existing horticultural use is a positive factor where a purchaser wishes to continue 

that activity. Green Belt designation restricts more general redevelopment opportunities 

but does not in itself prevent development genuinely required for horticulture. Any value 

attributed to Class R or other permitted development rights must, however, be 

conditional upon the buildings and agricultural unit satisfying the statutory qualifying 

criteria at the valuation date.

20.2.5 The title documentation is a material consideration. The registered titles refer to 

restrictive covenants and reserved rights contained within the 1920 Conveyance, and the 

nursery title also records rights benefiting the land and a unilateral notice relating to a 
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2024 sale contract. The precise effect of these matters should be confirmed by the 

client's solicitor before reliance is placed upon the valuation.

20.2.6 Potential asbestos-containing materials, the historical use of the site for horticulture and 

the absence of detailed environmental investigations also introduce potential purchaser 

risk. The valuation should therefore be expressly conditional upon there being no 

abnormal contamination, remediation or asbestos liabilities beyond those normally 

anticipated for property of this age and type.

20.2.7 Finally, the scarcity of directly comparable horticultural transactions increases the level 

of judgement required. Some available evidence incorporates dwellings, retail activity, 

equestrian uses or alternative development potential, while other evidence comprises 

guide prices rather than achieved transactions. Greater weight should therefore be 

attached to evidence that most closely resembles the subject's existing lawful 

horticultural use, physical condition and size.

20.3 VALUATION COMMENTARY

20.3.1 The subject property is unusual in that it comprises two materially different property 

elements within an overall holding extending to approximately 2.247 acres. The first 

comprises the detached residential dwelling known as 53 New Road, extending to 

approximately 119.428 sq.m together with its domestic garage/store and garden. The 

second comprises the established Hyde Nursery horticultural holding containing 

approximately 2,779.55 sq.m of glasshouses and other horticultural buildings, 

approximately 1,400 sq.m of hardstanding and approximately 0.56 acres of external 

growing land. 

20.3.2 The residential and horticultural elements appeal to different purchaser markets, being 

separately and as a whole, and have therefore been considered separately for valuation 

purposes before reconciliation to an overall figure. This approach is also supported by 

the existence of separate registered titles and separate accesses. It does not, however, 

assume that the components could necessarily be disposed of entirely independently, 

as the adequacy of all reciprocal access, drainage and service rights would first need to 

be established. 

20.3.3 In respect of the residential element, the most relevant evidence comprises transactions 

within New Road and London Road. Particular regard has been given to the November 

2025 sale of 65 New Road at £905,000 and the February 2026 sale of 110 London Road at 
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£900,000, together with the remaining residential evidence set out above. The reported £ 

per sq.m figures have been used as a guide rather than as a direct mathematical valuation 

because the comparable properties vary considerably in floor area, plot size,

accommodation and specification.

20.3.4 Value is supported by its detached form, individual access and established residential 

location close to Twyford and the wider Thames Valley employment market.

20.3.5 The horticultural element requires a broader exercise of valuation judgement. There is a 

limited volume of directly comparable transactional evidence for stand-alone 

horticultural nurseries, and the evidence which is available varies substantially in terms 

of site area, covered growing space, residential accommodation, equestrian or 

commercial uses and alternative-use potential. Several of the available examples are 

also guide-price or marketing evidence rather than completed transactions. 

20.3.6 The physical extent of the existing glasshouses and other buildings is relevant, but floor 

area alone is not an appropriate measure of value. The very existence of a substantial 

extent of lawful horticultural buildings (to which Planning Policy would support 

replacement and/or extension), immediate potential for achieving at least 150 sq.m. 

change of use of the portal frame barn and up to 150 sq.m. of curtilage to a flexible 

commercial use, the areas of hardstanding, external growing land (allowing for expansion 

of the buildings/enterprise), an excellent established access and the underlying utility of 

the site provide positive value to a purchaser seeking either a self-contained residential 

and horticultural property as a whole or a stand alone horticultural property, both of 

which offer immediate potential to introduce commercial activity.

20.3.7 The Green Belt designation limits the weight which can reasonably be placed upon 

unrestricted redevelopment potential however Policy supports development for 

horticulture, replacement/extension of buildings and re-use of buildings. The 

continuation of a genuine horticultural use is consistent with the existing character of the 

property and relevant Green Belt policy. 

20.3.8 Class R of the General Permitted Development Order can, in appropriate circumstances, 

provide flexibility for the reuse of qualifying agricultural buildings.

20.3.9 The title position is also material. The property is held under two registered titles and the 

registers contain restrictive covenants, reserved and benefiting rights and, in respect of 
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the nursery title, a unilateral notice concerning a sale contract. The valuation is therefore 

subject to confirmation by the client's solicitor that none of these matters imposes a 

restriction or liability having an adverse effect upon the value reported.   

20.3.10 Allowance has also been made for the specialist and relatively illiquid nature of the 

horticultural market and the greater degree of judgement necessarily involved where 

directly comparable transactions are scarce. Potential asbestos-containing materials, 

the historic horticultural use of the land and the absence of detailed environmental 

investigations represent additional purchaser risks, and the valuation proceeds on the 

assumption that no abnormal contamination, remediation or asbestos liabilities exist 

beyond those ordinarily anticipated for a property of this age and character.

20.3.11 Taking all of the foregoing matters into account, the residential and horticultural 

elements have been assessed independently and then reconciled to an overall value for 

the freehold interest.

20.3.12 This results in:

a value for the residential dwelling, garden and outbuilding being £820,000; and

a value for the horticultural nursery being £680,000.

21 VALUATION

21.1 MARKET VALUE

21.1.1 On the basis of all matters stated earlier in this report that all of the subject property we 

are of the opinion that the total market value is:                            

£1,500,000

(One Million and Five Hundred Thousand Pounds)

22 INSURANCE REINSTATEMENT COSTS

22.1 We have not carried out a full insurance valuation.  If a full insurance valuation is required, 

we can arrange for this to be carried out and provide details of the additional costs 

involved.
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23 INFORMATION

23.1 We have relied upon information supplied by the Wokingham Borough Council Planning 

Website, Westbourne Homes, Promap Systems and the Environment Agency.

24 METHODOLOGY

24.1 The valuation has primarily been undertaken using the comparative method of valuation, 

with the residential and horticultural elements of the property considered separately 

before being reconciled to an overall value for the freehold interest.

24.2 The residential dwelling has been assessed by reference to completed sales of 

residential properties within New Road, London Road and the surrounding locality. 

Appropriate consideration has been given to differences in location, date of transaction, 

accommodation, gross floor area, plot size, specification and the extent of capital 

expenditure which a purchaser of the subject dwelling would reasonably anticipate.

24.3 The horticultural element has been assessed by reference to the limited available 

transactional and marketing evidence for horticultural nurseries and comparable 

specialist rural properties. In analysing that evidence, consideration has been given to 

site area, covered growing accommodation of glasshouses and buildings, areas of 

hardstanding and external growing land, access, services, planning status, water 

availability and the presence of residential or other non-horticultural elements within the 

comparable transactions.

24.4 Owing to the specialist nature of the horticultural market and the limited number of 

directly comparable arm's-length transactions, the available capital evidence has been 

considered alongside rental evidence as a secondary cross-check. Appropriate weight 

has been attached to each item of evidence according to its comparability, transactional 

status and reliability.

24.5 The two elements have been considered separately as a valuation technique because 

they appeal to materially different purchaser markets. The resulting component 

assessments have then been reconciled to an overall value for the property, having 

regard to the separate registered titles and accesses, but without assuming that the 
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property could necessarily be sold separately unless all necessary rights of access, 

services and drainage are confirmed.

24.6 No residual development valuation has been undertaken. In accordance with the stated 

valuation instructions, no value has been attributed to speculative redevelopment or 

alternative-use potential. Consideration has only been given to those existing lawful uses 

and any permitted development rights which can reasonably be demonstrated to have 

been available and capable of implementation at the valuation date.

25 VALUATION ASSUMPTIONS;

25.1 Market Value (MV)

25.2 The estimated amount for which a property should exchange on the date of valuation 

between a willing buyer and a willing seller in an arm's-length transaction after proper 

marketing wherein the parties had each acted knowledgeably, prudently and without 

compulsion.

25.3 Market Value is interpreted under VPS 2/IVS 102 A10.01 of the RICS Valuation Standards.

price which the property might reasonably be expected to fetch if sold in the open 

market at that time, but that price must not be assumed to be reduced on the grounds 

25.4 Thus, case law has established that, in arriving at market value, the following 

assumptions must be made:

(unless considered a special purchaser)

i.e. asset to be valued into whatever natural lots would achieve the best overall 

price

carried out prior to the valuation date

will achieve the best price
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is brought to the attention of all likely purchasers and

(provided that purchaser is willing and able to purchase).

25.5 Taxation of Chargeable Gains Act 1992

25.5.1 In this Act 'market value' in relation to any assets means the price which those assets 

might reasonably be expected to fetch on a sale in the open market.

25.5.2 In estimating the market value of any assets no reduction shall be made in the estimate 

on account of the estimate being made on the assumption that the whole of the assets is 

to be placed on the market at one and the same time.

25.6 Inheritance Tax Act 1984

25.6.1 Except as otherwise provided by this Act, the value any time of any property shall for the 

purposes of this Act be the price which the property might reasonably be expected to 

fetch if sold in the open market at that time; but that price shall not be assumed to be 

reduced on the ground that the whole property is to be placed on the market at one and 

the same time.

26 GENERAL CONDITIONS OF THE VALUATION;

26.1 Taxation

26.1.1 No allowances have been made in the valuation for the liability or effect of taxation.

26.2 Goodwill

26.2.1 The valuation excludes the value of any goodwill of the present business conducted on 

the property.

26.3 Costs

26.3.1 No allowance has been made for any costs of disposal of the property.

26.4 Encumbrances

26.4.1 No account has been taken of any borrowings or other encumbrances which may affect 

the property.

26.5 Extent of inspection

26.5.1 No structural survey has been carried out.  Neither those parts of the property which are 
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covered, unexposed or inaccessible have been inspected nor have the services 

installations been inspected or tested and this report should not be regarded as making 

any implied representations or statements about the condition of such parts.  

26.5.2 Accordingly, the valuation is on the basis that:

- there are no structural or latent and/or inherent defects other than that referred 

to above which would affect the value;

- the property includes those items which provide the services to the land and 

buildings, and which are generally regarded as an integral part thereof;

- the services are of sufficient size and capacity for the purposes for which the 

property is used; and

- the ground on which the property is sited is of sufficient load bearing capacity to 

support the building erected thereon.

26.5.3 No investigations have been carried out to determine whether or not any deleterious, 

hazardous, contaminating or polluting materials have been used in the construction of 

the property or have since been incorporated and, accordingly, it is not possible to report 

that the property is free from risk in this respect.  The valuation is therefore on the basis 

that such investigations would not disclose the presence of such materials in any adverse 

conditions.

26.5.4 No allowance has been made for any rights obligations and liabilities that may arise under 

the Fire Regulations, the Defective Premises Act 1972, Health and Safety at Work Act 

1974, the Equality Act 2010 or any other relevant legislation.

27 CONFIDENTIALITY

27.1 Neither the whole nor any part of this report nor reference thereto may be included in any 

published document, circular or statement nor published in any way without prior written 

approval of the form and context in which it may appear.

27.2 Such publication of, or reference to, this Valuation Certificate will not be permitted 

unless it contains a sufficient contemporaneous reference to any departure from the 

statements of Practice and Guidance Notes published by the Royal Institution of 

Chartered Surveyors or the incorporation of the special assumptions referred to herein.

27.3 The report has been prepared solely for the purpose stated and is to be regarded as 
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confidential to the persons to whom it is addressed, and it is intended for use by them 

only.  Consequently, in accordance with our normal practice, no responsibility is 

accepted to any third party in respect of the whole or any part of its contents.

28 ASSET VALUER

28.1 This valuation was carried out by Tom McArdle BSc (Hons) MRICS MNAEA. Tom has a 

Bachelor Science Honours Degree in Rural Land Management (Cirencester), is a 

professional member of the Rural Faculty of the Royal Institution of Chartered Surveyors, 

is an RICS Registered Valuer and a Member of the National Association of Estate Agents. 

He has the relevant knowledge and experience of valuing this type of property in this 

locality.  We confirm the valuers and Pike Smith & Kemp Rural act as an independent 

valuer.

for and on behalf of PSK Rural Limited

Date 
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