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Subject: CIL EXAMINATION - LAMRON ESTATES' RESPONSE TO EH 06
Attachments: is7337july2215rebuttal.pdf; Highlighted Appraisal.pdf; E-Mails from Travelodge 

and PI.pdf

Good afternoon. 
 
Please find attached our response to CIL examination document EH-06, on behalf of Lamron Estates.  
 
Regards.  
 
Ian Sowerby BA MSc MRTPI 
Partner 
 

 
 
BELL CORNWELL LLP, Oakview House, Station Road, Hook, Hampshire, RG27 9TP 

 

Visit our website for our latest news:  www.bell-cornwell.co.uk 

 

This email is sent for and on behalf of Bell Cornwell LLP. Bell Cornwell refers to Bell Cornwell LLP, a Limited Liability Partnership registered in England and Wales 
with registered number OC340551. The registered office is at Oakview House, Station Road, Hook, Hampshire RG27 9TP. A list of members’ names is available at 
the above address. We use the word ‘partner’ to refer to a member of the LLP or an employee or consultant with equivalent standing and qualifications. 
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EAST HAMPSHIRE CIL EXAMINATION         

REBUTTAL OF EHDC DOCUMENT EH-06  

COMMERCIAL DEVELOPMENT APPRAISAL – HOTEL CIL CHARGE 

 

Background 

A meeting was held at EHDC offices on 10th June 2015 between representatives of Adams Integra (on 

behalf of EHDC), Lamron Estates and Bell Cornwell, at which various elements of the former’s 

commercial development appraisal were discussed.  

We were surprised to find that Document EH-06 and the associated development appraisal ignored 

much of the factual evidence provided by Lamron Estates at that meeting.  

General Comments 

Firstly, the covering note suggests that the case put forward by Lamron Estates was based on their 

proposed budget hotel at Alton. This was not the case. The empirical evidence was derived from their 

actual developments at Fleet, Basingstoke & Newbury, each of which has been completed in the last 

2-3 years. 

In terms of site area, the 4-storey, 70-bedroom, Premier Inn at Fleet – built on an edge-of-centre 

brownfield site – occupies a site of 0.32 ha, with undercroft car parking. For a comparable 100-bed 

hotel (this being Adams Integra’s model size) the minimum site area would be 0.45-0.5 ha. 

Consequently, the site area of 0.342 ha suggested in Adams Integra appraisal is wholly inadequate for 

a 100-bed hotel.  

Adams Integra have admitted that their experience of Premier Inn developments is based solely on 

figures set out on the PI website.  Such generalised figures are notoriously unreliable as they are 

designed to attract investors. Based on those figures, Adams Integra assume a land price of £580,490 

per hectare (£234,921 per acre) for a 0.5ha site, which is significantly below current land values in the 

south east.   

Detailed Comments 

Our detailed comments on the commercial development appraisal are set out in the table, overleaf. 

Summary & Conclusions 

Simply deducting the rent-free concession (Item 2) produces a negative land value. When the other 

additional costs are added in (Items 3-7), plus the reduced room rental (Item 1), a zero CIL charge is 

clearly appropriate.  

On the above basis, we strongly refute that the budget hotel sector can support any CIL charge at all; 

imposing a charge of £70m² as suggested will preclude the provision of any much-needed additional 

budget hotel accommodation in the District. It is relevant that none have been built in the area 

recently in the absence of that additional financial constraint.  

---oooOOOooo--- 
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Commercial Development Appraisal – Detailed Comments 

Item Subject Comments 

1 Room Rate The maximum room rate for a non-city location is £4,750, based 
on the market evidence provided at the examination. Adams 
Integra produced no counter evidence and confirmed that their 
data is based on a Winchester example – a city with significant 
tourist visitor levels 

2 Capital Value  The deduction of 6 month’s rent free from the tenant has been 
ignored, despite Lamron providing Adams Integra with written 
confirmation from both Travelodge & Premier Inn that this is 
standard practice. Further copies are attached hereto. In the 
Adams Integra appraisal, the rent free amount would equate to 
£250,000 

3 Build Costs Lamron produced evidence at the examination that the new 
build cost for a Premier Inn – based on the recently completed  
projects at Fleet and Basingstoke – is £65,000 per bedroom = 
£6.5 million for a 100 bedroom hotel, not £5.64 million as 
suggested in the Adams Integra appraisal 

4 Professional Fees The 12% fee should be based on the demolition + build costs + 
external works. This equates to £722,953, rather than £689,073. 
If the Lamron £6.5m build cost is inputted, that figure increases 
pro rata. 

5 Letting Legal Fees These should be 5%, not 2.5% 

6 Agents Fees There will be agents for both the buyer and the seller, so the 
fees will 2 x 1% = 2%. On the legal fees, these will also be doubled 
up to 1% rather than 0.5%.  

7 Developer’s Profit It is widely accepted that a reasonable developer’s profit is 20%, 
which was the figure used in Adams Integra’s original appraisal. 
There is no explanation as to why the lower figure of 15% has 
been introduced into the revised appraisal.  

8 Residual Land Value  Developer’s profit on the land price of 20% should be deducted 
from the RLV, which results in a figure significantly less than 
£240,245. In any event, a RLV of £240,000 will not be sufficient 
to acquire a site for a hotel development. As Lamron advised in 
their previous submissions to EHDC (June 2014), a realistic site 
price for a 100-bed hotel is £900,000 

9 Existing Site Value The ESV figure appears to be based on an industrial site in an 
industrial zone – this is a totally inappropriate location for a 
budget hotel.  

10 Surplus to Fund CIL The above items mean that there is no surplus available to fund 
CIL. Simply deducting the rent-free concession (Item 2) produces 
a negative land value. When the other additional costs are 
added in (Items 3-7), plus the reduced room rental (Item 1), a 
zero CIL charge is clearly appropriate. 

 

NB – for ease of reference, the items in the table are highlighted and numbered on the attached version 

of the Adams Integra appraisal. 












