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Westway Centre, Botley

1. Summary of financial analysis of Doric’s current offer for the Westway Shopping Centre site

The points below summarise the financial position that Doric’s offer puts both Doric and the Councit in.
(the figures assume DTZ’'s numbers and assumptions in the appraisal).

Payment for 50% stake in
Westway
NDV of remaining half of new
Westway Centre.
Sub Total

Half of development cost of
new Westway scheme
L.oss of value of Westway
Cenire

Sub Total

‘(excluding profit

and Dev Management fee)

Total

=7 Income after

.

‘Both Doric and the Council in an identical end
ires le profit and a Development Management Fee
which theyeh tQ heir appraisal. In income terms, on currert figures the offer

letion and/or at the assumed levels. The Council should therefore
ted to reward this risk. It could also be argued that a Development
Management fee of [JJJ] for Doric is too high relative to their role and risk profile in the scheme.

it should also be highiighted that the following risks exist to the Coungil if they follow this route:

* The Development cost budget in the appraisal could increase meaning that the Council
would have to find more capital to cover fhese costs.’

+ Even assuming the current development cost budget is maintained the Council's receipt for
their 50% interest in the centre would not cover their required input to the costs with them
currently having to find a further [l
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e [f the value of the scheme set out in the appraisal was not achieved it will leave the Council in
a worse off position as the after value and income stream would be lower.

2. Proposed structure of Agreement with Doric

The below sets out the key terms for a proposed agreement with Doric, on the basis of our
instructions i.e. to base this on Doric’s current proposal to VWHDC. It will effectively take on the form
of a conditional development agreement with the land that is transacted being the 50% stake in the
existing Westway Centre,

Key assumptions:
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pment of the Westway shopping centre to include a range of
ublic reaim and good infegration with the ‘Phaset’

» Both parties fo approve the scheme

+ Have exchanged an agreement to lease with a foodstore
+ Vacant possession of the site

+ Planning permission obtained

» X% of pre-lets in place

e Funding secured

+ The Council obtaining a CPO if required

o Viability test fo be met
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- Land transactions

« Doric acquires 50% of the freehold in the Westway site on exchange. (As Doric will then work
with VWHDC and make the Westway scheme ready for development’, any interim loss in
value prior to redevelopment will at least be shared with Doric and maximise the incentive on
Doric to progress with subsequent redevelopment.)

Financial

« Doric pay the Council [£X] for a 50% interest in the site oft
» Doric will protect The Council's income from the point

unconditionality and then also during the construction pe
Doric are not obligated to replicate is any inco/g;g 3

hich contracts are exchanged up to
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Profit

Buy-back provisio%

if the agreement does nc;t‘*?g”



