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Deal Summary

This is a ground-up development opportunity involving the construction of a high-quality 3-
bedroom detached dormer bungalow on the site of a former BT substation in Stafford (Stone Road,
ST16). The plot is being acquired unconditionally for £45,000, with full planning permission already
granted—only discharge of conditions remains. The proposed build spans 102 sgm and is designed
for resale upon completion.

Total development costs are projected at £288,735 (gross), with a GDV of £372,300 based on locall
new-build comparables. The development is forecast to deliver a net profit of £83,565 and a return
on GDV of 22.4%. There are no overage clauses, restrictive covenants, or VAT complications, and the
freehold site is clear of access risks or planning concerns.

The area is experiencing strong buyer demand, particularly for new-build, modern homes—making
this an ideal resale product for families or downsizers. This is a clean, ready-to-go opportunity with
full planning certainty and clear exit via sale on the open market.
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PROPERTY DETAILS

Property Address:

URL Link to Planning
Documents:

Development Type:
Planning Status:

Purchasing Terms:

Gross Internal
Area (GIA):

Exit Strategy:

URL Link to Property:

Former BT Sub Station, Stone Road, Stafford

https://www.rightmove.co.uk/properties/158264141#/?channel=COM _BUY

https:/ /wwwi2.staffordbc.gov.uk/online-applications/applicationDetails.do?
keyVal=JNIOTI6PS03A00&activeTab=summary

3 bed detached bungalow

Full planning in place, just requires discharge of conditions
Unconditional purchase as planning already in place
102sgm

Sell off once built
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INITIAL PROJECT APPRAISAL DOCUMENT (IPAD)

Project Address: Former BT Sub Station, Stone Road, Stafford
Description: Demolish Former BT Sub station to build 3 bed dormer bungalow | Ref:
Appraisal Date: W |

Area: [ 300 m2 GOV £ 372,300 | Profit:|£ 83,565
Project Timescales: 12 |Months No. Units| 1 | GDV:| £ 372,300

% Profit on GDV/| 22.4%

PROJECT COSTS

Item |Cost
BFens

Purchase Price

Solcitors and Legal Fees

Stamp Duty

|POTAL PURCHASE COSTS & FEES

CanstructionRedurbishment Coits
Development Marugement Fee
Planning Fees

Anchitect's Firit Stage

Comments

£150 per m2

TH

05| of Torsl Construction Cont
o Total Construction Cost
0.0% | of Tenal Constructian Cot

- The

Anchitect & Planning Fees - Second Stage/ Dischange of conditions of Tosal Construction Coat
Strusctural Engmees 2.0% | of Tenal Comtruction Coit
Party Wall Surveyor

SAPS (included bulider's costs)

Comtract Administration by Froject Manager [ — 1 thon Codt
Empty Building Rates,/Council Tax

Buiding Warranty £ 1500 Circa £1.500/Unit Residential

COM Co-pedinates I 10% | & Teasl a1
CIL106

Buiding Contral BS0 Circa EBS0+VAT/Unit Residential Flats
Demalition Costs -

remaval
Commercial Refurbishment/Conptruction Cost
Inchustrial Refurbishenent/Construction Cast

o

- 0] per mi2
- per m2
216770 | 135 per m2

Mew Build Cost
Lardscaping External Woris. = TBC
Othar Costs
Contingency @500.0%% [ 10,839 %
Ueiities Inchuded in Build quote 1500 Per Service Per unit
Agtountandy, Book-keeping e, ko 5P [4 -
WAT on costs £ = Mew build 0%, Refurt: 5%, Accountant to advise)
OTAL CONSTS [ 4 236,787
‘ P —
£ Ere]
£ 288,735
SALES PROJECTIONS
Mo.Units | m2 fz Type Total GOV £/m2
T e | [ 372,300 | 385000
L] [3 -
[] [ -
Total 02| o
£ 372,300
Valuation Report:
[Total Development Profit
Total Projected Sale Valse [ =]
Total Cost of Development ﬂ
AT T =
Met Profit £ 83,565 | 22.4%|% Profit on GDV
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DEVELOPMENT COST BREAKDOWN

Construction Summary

The proposed development involves the construction of a high-quality 3-bedroom dormer bungalow with a
gross internal area of 102 sgm. The site currently houses a former BT substation, which will require demolition as
the initial enabling works prior to construction commencement.

A detailed construction appraisal is provided below, outlining the elemental cost breakdown including
preliminaries, contingency, and a 20% contractor margin. The appraisal has been prepared to reflect realistic
site conditions, specification assumptions, and current build cost benchmarks. This ensures the scheme delivers
on both buildability and value uplift for resale or long-term hold strategies.

Quotation

CONSTRUGTION

GROUP LTD

Eagles Nest Cabin 17¢, Dunston Business Village, ST18 SAB
t: 01782 939 038 e: info@ksconstruction.group

Construction Quote Summary

Scope of Works

This quote covers the full construction of a [insert description, e.g., 3-bed dormer bungalow at 102 sqm] including
enabling warks, substructure, superstructure, MAE, internal finishes, and external works, in accordance with the
approved planning drawings and Building Regulations.

Programme
Estimated build duration: 44 weeks, subject to weather, materials availability, and any unforeseen site constraints.
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Contract Form
This proposal is issued under the assumption that the works will be governed by a JCT Minor Works Contract 2016
(with Centractor's Design), unless otherwise agreed in writing.

Payment Schedule

Payment schedule to follow the standard JCT Minor Works Contract format

10% of the total contract value payable upfront as a mobilisation payment

Subsequent payments to be invoiced monthly in amrears, based on completed work stages and agreed valuations
The 10% upfront payment will be credited proportionally against the first two payment claims

Retention

A retention of 5% will be held on all interim payments

2.5% to be released upon practical completion

Remaining 2.5% to ba released following the defects liability period of 8 mantihs post completion

VAT
All prices are exclusive of VAT unless otherwise stated. VAT will be charged at the prevailing rate.

Validity
This quote is valid for 30 days from the date issued, after which it may be subject to revision based on material cost
fluctuations or supplier lead times.

Insurance & CDM
The contractor will carry Public Liability and Employers' Liability Insurance. CDM 2015 regulations apply — the
contractor will act as Principal Contractor unless otherwise agreed.
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PLANNING STATUS

Approved Planning Documents

The plot benefits from full planning permission granted by Stafford Borough Council under the original
application 07/08916/FUL. An extension of time was later approved under reference 10/14492/EXT. A Certificate of
Lawful Development, dated 10/09/2018, confirms the right to construct a 3-bedroom bungalow with a Gross
Internal Area (GIA) of 102 sgm.

Confirmation of Permitted Development

This site benefits from full planning permission and therefore does not rely on any permitted development
rights.

The proposed development is being delivered under the approved planning application rather than through
Prior Approval or Permitted Development routes. As such, the scheme does not require compliance with
permitted development criteria or fallback positions.

Planning Consultants Opinion

Our planning consultant has reviewed the approved planning documents and the associated decision notice.
Their professional opinion is that there are no material concerns or planning-related issues that would prevent
the buyer from progressing with the proposed development.

The scheme appears compliant with the granted planning permission, and no pre-commencement conditions
are deemed to pose undue risk or delay, subject to standard due diligence.

i Asony

Following our review of the planning documents and the decition notice for the proposed deveicpmant at the Formar BT Sub Station. Sione Road, Stafford. we can confirm tha folicwing

* Full phanning panmissson has Ean Qranied under relsssncs 07089 V6FUL for this Corsinuction of & S-badnoom Sonmi bungaio.

+ Tre condisons st oul in th dectine notic apes reatonabis and pandird f this type of deviepmant

* B sigricant platning Concems Fdve boon contied hal woud Findes Img@omoniaten of he apgroeed 1chore

* I OUF Opinion, tha PeITaion i3 Implementabie &3 Qrarasd, Subpct 10 Lsual SR8 INVEALgAtoNS, dachanys of condibons, and comphince win Builking Regulstens
Shouldl o of B MrOSpSClve DUy MU & mone daladed repon oF planning Snpemsel, we would ba hapiy 1o Bssist

Kievd regasds

Dan Hughes

MRTF

Planning Dinecior
D772 360 659 | OTEED 43811

2 Locksice Office Park, Leckside Road, Prosion, PR2 7¥S
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TERMS OF PURCHASE

summary

This site is offered with full planning permission already granted and is not subject to planning, meaning the
buyer will be expected to proceed on an unconditional basis.

Purchase Type: Unconditional Freehold Sale

Planning Status: Full planning permission granted ref:JNSTI6PS03A00

Title Status: Freehold

Price: £45,000

VAT Status: Site is not registered for VAT

Conditions: No overage, clawback, or restrictive covenants (unless otherwise stated)

SITE & FLOOR PLANS

Red line boundary

.:E:- Urban city and town lt 100m above Sea level __ 49,900 avg. household incoma e, = L :j
1 } SF&56910 0.03 ha
+ — | Map Satoliite 4 Move  Openwith 9 Google M Opon with [Ewsstrwsten
\ . I \ 1- 2 dwellings
il T .
o — U= \ . | Absolute freehold titl
= oy |" :,.___‘ u"»*“""a \ bsolute freehold title

Private individual
REVEAL OWHER & CHARGES

BUY DOCUMENTS

UPRN 10002093003

FORMER BT SUB STATION
] \ A o\ STONE ROAD, STAFFORD,
/o \ | V— STAFFORDSHIRE

. Sl wan & T smeisx
m| )

SHARE

3 Sheler U " Electricity Sub-Station
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SITE & FLOOR PLANS

Proposed floor plans & Elevations

PROPOSED
PLANS
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COMPARABLES & MARKET EVIDENCE

Area Overview

Stafford continues to demonstrate strong property market fundamentals, underpinned by steady buyer
demand, excellent transport links, and a well-regarded school network.

The local market remains competitive, with low supply and high demand driving consistent capital growth. New
build homes and high-quality modern dwellings in this area are especially sought after by families and
downsizers, contributing to strong resale values and limited time on the market.

Within ST16, values vary based on condition and location, but modern homes particularly new builds are
commanding an average price of £3,400 to £3,750 per sqm, with £3,650 per sgm representing a reasonable
benchmark for high-spec, well-located properties.

Valuation & Comparables

The proposed development comprises a 3-bedroom dormer bungalow of approximately 102 sgm. Based on the
current average of £3,650 per sgm for new build properties in the ST16 areq, the projected resale value is
£372,300.

This figure is supported by multiple comparable sales of modern New build properties in the immediate area.
The data, supported by local agent commentary and square metre analysis, presents a strong, evidence-based
case for the anticipated end value.

4 | PARTRIDGE WALK - NEW HOMES

Off Stone Rd, ASS, Stafford, ST16 1GZ x
Detached B3

035 mi _ https:/ /[www.rightmove.co.uk
i : [properties/162987854#[?
channel=RES_NEW

Added cm 0606 TS by Vistry WM [Lindend

£349,995 . Linden 01625520285  fon conppey O save

Cardamine Parade, Stafford x
Semi-Detached 3 B2

0.44 miles .
ER— https://www.rightmove.co.uk
b e [properties/157349795# /?
3 channel=RES _NEW
£318 995 Added cn Z5MHLZ0ZS by Joha Genman, Stafford
d,m.‘m {.}:?ss n_iﬂs = Contaet ) Save

——
Crab Lane, Stafford. ST16.15Q X
Semi-Detached PR3 [SH

https:/ /[www.rightmove.co.uk
[properties/157349795#[?
channel=RES_NEW

e L - R sduced on DEIOSIO2S by Pad Caer Land & Mew Homes, Aldridge

£249,750

0121 387 6375 3
° : = Cantact 7 Save

LISTING
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COMPARABLES & MARKET EVIDENCE

Rental Comparables

Rental demand in the immediate area is exceptionally strong, particularly for three-bedroom properties. At
present, there are no available three-bedroom homes listed for rent within a % mile radius of the subject Landt,
indicating a clear supply shortage. This scarcity continues to drive competitive rental rates and minimise void
periods.

To determine an accurate and realistic rental valuation, we have assessed three comparable properties locally
that closely match in size 102 sgm, layout, and standard of finish. These comparables consistently achieve
£1,500 per calendar month, supported by feedback from local letting agents.

Given the ongoing demand and limited availability, £1,500 PCM is both an achievable and sustainable rental
figure, ensuring strong cash flow and solid performance for a standard single-let investment post-
refurbishment.

Mewbold Drive, Stafford, Staffordshire, 5T16 X
Detached B3
0.21 miles

This impressive modern detached property sits in the sought after
location of Marston Grange. A spacious hallway has laminate
floaring throughout and £tairs to the first floor landing. The...

Added on 14/07/2025 by YOUR MOVE Neil John Lettings, Stafford

s BB 05 ) comtac O sene

E346pw

https://www.rightmove.co.uk/properties/164478683#/?channel=RES_LET

Winnow Avenue, Stafford, 5T16 1GE X
Detached PR3 Pa3
| 0.22 miles

MD Properties are thrilled to bring this new build 3 bedroom
property to the market, with an stunning Man Cave,

LET AGREED

Addud an 02707 /2025 by MD Proparties, Staffard

2

£1,400 pcm
€323 pw ?.‘:?.3.5_:35,5_1,20 ] Contact O save

https://www.rightmove.co.uk/properties/162987854# [2channel=RES _NEW

Pasture Lane, STAFFORD X
House P53 (=%

0.34 miles

***SPACIOUS THREE BEDROOM*#* +++ DRIVE & GARAGE®**

Connglls Stafford are delighted to market this beautiful, modern
and spacious three bedroom homae in Marston Grange onan..,

Added on 30/06/ 2025 by Connells Lettings, Stafford

£1,500 pcm ?!?3533?358 [=] Contact D save

E346 pw

https://www.rightmove.co.uk/properties/163978709# [?channel=RES _LET


https://www.rightmove.co.uk/properties/164055173#/?channel=RES_LET

Deal Connect
SAMUELLFEDS

OWNERSHIP & LEGAL

Site Tenure:

Freehold site no notable restrictions on the land or ransom strips that would stop access

Agent Details:
Bridgefords, Bank House 40 Greengate Street Stafford ST16 2JB

ANY OTHER NOTES OR BUYERS REQUIREMENTS



