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�������� ��!��� "#$�	%�&�'	(	 "#$�	%�&�'	)	 *++#,$�-'�	./012	*1	3024	5667899� :;�<=8>>?@A9� BCD�5EE;76CF>8� GH778@I�J?K8ICF>8� 5EE;76CF>8�L;H9?@A�J8@H78� MN	 OMN	 PMN	 (MN	 MN	 OMN	 PMN	 (MN	 "#$�	%�&�'	(	 "#$�	%�&�'	)	Q#,R�,	3�0'S�T	UV2�VRW	X0/10/�	3#�$W	Y'#22#Z	[YP(\	 ]̂ 	 P_	 �̀ ab� 		 		 		 		 		 		 		 		 O]	 O]	5b� 		 		 		 		 		 		 		 		 	̂ O]	*$$�,'�T	�'�c�W	Y'#22#Z	 O(M	 (̂ 	 �̀ ab� 		 		 		 		 		 		 		 		 O(	 Pd	5b� 		 		 		 		 		 		 		 		 O(	 O(	%�/$	#++	e##$f��$	3#�$	[Y]\	 d(	 Ô 	 g� ab� 		 		 		 		 		 		 		 		 		 d	5b� 		 		 		 		 		 		 		 		 		 		%�/$	#++	e##$f��$	3#�$	[Ŷ \	 O(	 )	 �̀ ab� 		 		 		 		 		 		 		 		 		 		5b� 		 		 		 		 		 		 		 		 		 		%�/$	#++	e##$f��$	3#�$	[YOM\	 Ph	 ]	 B� ab� 		 		 		 		 		 		 		 		 		 		5b� 		 		 		 		 		 		 		 		 		 		%�/$	#++	e##$f��$	3#�$	[Y]iYOM\	 OMO	 (M	 �� ab� 		 		 		 		 		 		 		 		 		 		5b� 		 		 		 		 		 		 		 		 		 		j�S42f��$	U0''W	k'$	Y'#22#Z	[YO(\		 (O	 	̂ g� ab� 		 		 		 		 		 		 		 		 (	 d	5b� 		 		 		 		 		 		 		 		 (	 (	X0/10/�	3#�$W	Y'#22#Z	[YÔ \	 d)	 Ô 	 B� ab� 		 		 		 		 		 		 		 		 		 		5b� 		 		 		 		 		 		 		 		 		 		X0/10/�	3#�$lX0/10/�	%�/�W	#++	X0/10/�	3#�$W	Y'#22#Z	[YPM\		 hM	 Oh	 �̀ ab� 		 		 		 		 		 		 		 		 		 h	5b� 		 		 		 		 		 		 		 		 		 h	X0/10/�	3#�$lX0/10/�	%�/�W	#++	X0/10/�	3#�$W	Y'#22#Z	[YPO\		 O(	 (	 B� ab� 		 		 		 		 		 		 		 		 		 		5b� 		 		 		 		 		 		 		 		 		 		U�'�/$,�	"�21'�	3#�$W	Y�R�2'�T	[YPh\	 (h	 OO	 B� ab� 		 		 		 		 		 		 		 		 _	 OO	5b� 		 		 		 		 		 		 		 		 )	 _	%�/$	�1	Y�R�2'�Tm	�$n�c�/1	1#	o0$0/�2		[YPd\	 (]	 OP	 B� ab� 		 		 		 		 		 		 		 		 		 )	5b� 		 		 		 		 		 		 		 		 		 M		 ppq� Odd	 	 ab� J;IC>�5EE;76CF>8�<=8>>?@A9�5I�b?9r		 		 		 )O	 _d		 	 	 	 5b� J;IC>�5EE;76CF>8�<=8>>?@A9�5I�b?9r			 		 		 P̂ 	 )d	�



����������� 	
��	 ���	�������	���	���	���������	�����������	�����	������	��	�����������	����	����	��	����	����	 �!��	"	���	#	�	��!����$���	��	$��%��	������	�����	��	!�����	���	����	�����		
��&	 ��%���	���	�������	���	����	 �!��	"	��	��!�	����	����������	���	�$����	��	���	������������	��	'���������	(�������		'���$���	��	����	���!�����	��	)�*	��!����$���	��	���	�����	��$����	!������		+���	����	���!�����	��	���������	��	,�*-	����	���	���	��	���	�����	������	.���	/��$��	0�����1	2����$	���	2�������	������	0���3	���	�������	����$�	$�������	����$���	������	����	�������		/��	����������	����	���	�������	��$���	!������		'�	���	�����1	��$������	��������	��	"�*	.,�*	���	���	�$�����	�����3-	��!��	��	���	���!��	�����	��$���	!�����-	��������	����	���	����	��$�������	���	��$�����	4�������	0���	������������		'�	����	��!��	���	�������	���	���	�������	�����	.(��%�����	2���	���	'������1	�����3	����$�	$��������		���	�������	���	2�������	������	0���	����$�	��!�����-	������	���	���	0�����1	2����$	������	����	��	��!�����	���	����������	����	��	$��������		
��5	 6����	��	���	�����������	������	���	����!��1	��	77)	���	���������	��	���	���	��	���%	����$���	��!����$���	��	����	 �!��	"	���	�����	��	���	8�!����$���	2�����$���	��������	��������	��	9������	"	�:�������	����������	�������	���!������		���	����!��1	��	����������	�������	����	����!��	�$����	��	����	!�������1�		���	$�:�$�$	����������	���!�����	�����	��	���	���������	�����	������	��	)

	����������		+��	�������	�������	����	����$���	���	�����$�����	������	��	������	����	��	��	#)	����������	���������	$�1	���	��	����!����	�����	��	���	!�������1	�������	���$	�����	����������	����	������������		+�	���	�����	��	����������	����	����	������	�������	��	,5	����������	����������		
�)�	 '�������	���	�������	���	����	 �!��	#	��	��!�	����	����������	���	�$����	��	���	������������	��	'���������	(�������		'���$���	��	����	���!�����	��	)�*-	��!����$���	��	���	�����	��$����	!�����	�:����	��	��������	��	2�������	������	0���	�����	���	������	����	���	������	����$��	$��������		+���	����	���!�����	��	���������	��	,�*-	����	���	���	��	���	�����	������	.���	/��$��	0�����1	2����$	���	2�������	������	0���3	���	�������	����$�	������	$�������	��	��!������		;�	��������	�	�������	���	�����	.(��%�����	2���	���	'������1	�����3	���	�������	���	������	����	������	���	$�������	��������	����������	����	��$����	!������		'�	���	�����1	��$������	��������	��	"�*	.,�*	���	���	�$�����	�����3-	����	��	���	���!��	�����	��$���	!�����-	��������	����	���	����	��$�������	���	��$�����	4�������	0���	������������		'�	����	��!��	���	�������	���	���	�����	.���	/��$��	0�����1	2����$	���	2�������	������	0���3	���	��!������		/��	.(��%�����	2���	���	'������1	�����3	������	����	��	��!�����	���	����������	����	��	$��������		;�	��������	���	�������	���	���	����	��	8������	0���<8������	 ���	.�,�3	���	$��������		/��	�	�������	���	�����	. ���	'�	��$����1	���	4�������	0���	.�&33-	���	�������	��	���	����$�����	��	������	����	���	$�������	��������	����������	����	��$����	!������		 	



����������� 	
���	 ����	��	���	�����������	������	���	��������	��	���	���	���������	��	���	���	���������� ���	������� ���	��	!���	"����	#	���	$����	��	���	%������ ���	&����� ����������	��������	��	'������	(	�)�������	�������$��	�������	����������		*��	����������������$��	�������	����	�������	� ����	��	����	���$������		*��	 �)� � 	�������$����������	$����	��	���	���������	�����	������	��	�

	����������		+��	�������	����������	���� ���	���	����� �����	������	��	������	����	��	��	,
	�������$��	��������� �����	$�	���������	$����	��	���	���$�����	�������	��� 	�����	����������	����	������������+�	���	$����	��	�������$��	����	����	������	�������	��	#
	�������$��	����������	
��-	 *����	���	�	�� $��	��	���������	�������	�����	����	��	����	�������	���$�����	��������� $��	��	���	�����	��	����	������	��	�������$��	���������	���	�����		*����	�����������)� ���./	0�12*��	���������	�����	��	�������	����	���	���������	���	�� ��������	��	$�������������	����	��	���	��� ��	3������	&���� 4	%������	3���	���	5��������	&����	0-12*��	��������	��	���������	�����	�����	��������	��	���	�����	��	&�������	!����3���4	6� �����	���	��	�	������	�)����	���	����	��	6� �����	'�������		0(12*��	�����	����������	����	�������	��������	���	�����	�������	���	�������7���� ����	�����	� ����	��	�����	����	��	%������	3���8%������	"���	06-914:�������	�����	���	;�������	3���	06<1�		 0#12*��	������	���������	����	������	���	�����	������	��	��	���	����	��	���	������ ��$�������	����	��	:�������	������		



����������� 	
�������������������������������
�������� ��!���	 	 	 	 "#$�	%�&�'	(	 "#$�	%�&�'	)	 *++#,$�-'�	./012	*1	3024	5667899� :;��<=8>>?@A9� BCD��5EE;76CF>8� G?H8ICF>8� 5EE;76CF>8�J;K9?@A�G8@K78� LM	 NLM	 OLM	 (LM	 LM	 NLM	 OLM	 (LM	 "#$�	%�&�'	(	 "#$�	%�&�'	)	%�/$	#++	P�,-Q	3#�$R	S�T	U0''2	V"(W	 NLX	 (O	 Y� Z[� 		 		 		 		 		 		 		 		 ON	 ON	5[� 		 		 		 		 		 		 		 		 ON	 ON	%�/$	#++	\''�,2�1	%�/�]�0/�#1	3#�$R	S�T	U0''2	V̂_W	 N)̀	 ))	 B� Z[� 		 		 		 		 		 		 		 		 N_	 Oa	5[� 		 		 		 		 		 		 		 		 N_	 N_	b,01�//0�	U0''R	bcdT#,1e		 _L	 N_	 f� Z[� 		 		 		 		 		 		 		 		 		 		5[� 		 		 		 		 		 		 		 		 		 		%�/�20$�	3#�$R	S�T	U0''2	V"̀ W	 Xg	 O(	 Y� Z[� 		 		 		 		 		 		 		 		 g	 g	5[� 		 		 		 		 		 		 		 		 		 g	he�,+	3#�$R	he�'�Q	b,0$��	V"gW	 OL	 	̀ f� Z[� 		 		 		 		 		 		 		 		 		 		5[� 		 		 		 		 		 		 		 		 		 		h##$20$�	i1,��1R	S�T	U0''2	 O_	 g	 f� Z[� 		 		 		 		 		 		 		 		 (	 _	5[� 		 		 		 		 		 		 		 		 (	 _	bcd1#/	3#�$R	"e0/'�Q		 N(	 (	 f� Z[� 		 		 		 		 		 		 		 		 		 		5[� 		 		 		 		 		 		 		 		 		 		%�/$	*1	�0̂4+#,$	�'�̂�R	"e�j�'k�/k'�kl,01e	 (N	 a	 �� Z[� 		 		 		 		 		 		 		 		 a	 a	5[� 		 		 		 		 		 		 		 		 a	 a	%�/$	*1	��,4	3#�$R	"e�j�'k�/k'�kl,01e	 NO	 O	 B� Z[� 		 		 		 		 		 		 		 		 O	 O	5[� 		 		 		 		 		 		 		 		 O	 O			 mno� pmo� 		 Z[� G;IC>�5EE;76CF>8�<=8>>?@A9�5I�[?9q			 		 		 _g	 X)		 � � 	 5[� G;IC>�5EE;76CF>8�<=8>>?@A9�5I�[?9q			 		 		 _L	 L̀		



����������� 	
��	 ���	�������	���	���	���������	�����������	�����	������	��	���	�������	����	����	����������	�����		�	������ !���	��	!��"��	������	�����	#�	���#��	���	����	����$ %� ����	���	����	��	���"	&���$	��� ���		'��	����	�����	(	���	�������	���	��!����	��� �����	����	��	���"����	�����	���	!�������	�������	���	�	������ !���	��	!��"��	��������	
��(	 ���	���"	��	���#����)	��	��������	��	�����	�����	��	 ����� ���)	���	��	���	���!	��	������ !���	 �� ����	����	���	���	���	#��	������	���	� ���!����	��*������	 ��������	���	����������	������	���	�! �����	�������		+�	��������	���� ����*����!����	��	� �����	�����	��	��� ��#��	����������		���	�����	����������	��������� ������	��*����!����	��	����	��	������ !���	��	�	������������	���� !�"������������	�����	���������)	����	�������	�	������ ������	��������	��	��������$������#����)	��	���������				
��,	 ��"���	���	�������	���	����	�����		��	����	����������	���	�! ���	��	���	��������������	�������#��	-�������		����!���	��	����	 ��������	��	�./	������ !���	��	���������!����	���#��$	�%�� �	���	���	 ��������)	����������	����	��	���"	&���$	��� ��	�����������	��	���"����	0������	�����	�� ������	��	���	�������#��	������	���	������! ����	������	!�������	��	�����#���		1���	����	 ��������	��	���������	��	2./$	����	������������	����	34��#)	&���$	5��	0����6	���	�������	#���!�	!��������		��	��������)��! �����	 �������	��	./	32./	���	���	�!�����	�����6$	���	��	���	����	�������������������	��!���	���#���		��	����	�����	���	�������	���	���	�������	�����	31���������7������	&���	���	8�������	9�����6	#���!�	!�������	��	�����#���		���	����������4��#)	&���	#���!�	�����#��$	������	���	��������	&���	������	����	��	!���������������	�������#��	����	��!����	���#���		
��
	 :����	��	���	�����������	������	���	�������)	��	(;2	���	���������	��	���	 �������"����!���	������ !���	��	����	�����		���	#����	��	���	4����� !���	0����! ����������	��������	��	9������		�%�������	�������#��	-������	��*����!����� ��5����#�������	����	�����)	��	��������	��	���"	&���$	��� ��	����	�������	!������������� !���	��	����	����	��	���	���#��	����!���	!��"��	��������		
��<	 ���	�������)	��	�������#��	�������	����	�������	�! ���	��	����	���#����)� ��!�%�!�!	�������#��	 ��������	#����	��	���	���������	�����	������	��	�(2	�� �������1��	�������	�������	����	����!���	���	 ����!�����	������	��	������	����	� ��,;�������#��	���������	!�)	���	#�	���������	#����	��	���	���#����)	�������	���! ��� ���������	����	������������		1�	���	#����	��	�������#��	����	����	������	���������,.�������#��	����������			 	



����������� 	
��	 ��������	���	�������	���	����	�����	�	��	����	����	 ���������	���	�!�� �	��	��������� ����	��	�������"��	#�������		����!���	��	����	���������	��	�$%&	�������! ����	���	 ����	��!����	���"��	�' ���	���	���	���	������	(����"�������	����	�����	��	���)*���	���	�� )����	��� ��		+� �	����	���������	��	�� ������	��	,$%&	����	���	���	��	�������	������	-.��"/	*���	���	0�������	1�����2	���	�������	"� �!�	������	!��������������"���		3�	��������	�	�������	����	-+�������	����4������	*���2	���	�������	���	���������	������	���	!�������	��������	�������"��	����	��!����	���"���		��	���	����/ �!������	��������	��	5$%	-,$%	���	���	�!�����	�����2&	���	��	���	������	�����	��!���	���"���		��	����	��	���	���	(����"�������	����	�����	���	�������	���	���	�����	-.��"/	*���	���	0�������	1�����2	���	�����"���		6��	-+�������	����4������	*���	�����������	*���2	�� ���	����	��	�����"��	���	�������"��	����	��	!��������				
��7	 8����	��	���	���� ������	������	���	�������/	��	�57	���	���������	�������	��	���	�����������	(����"�������	����	����	��	���	���	��	���)	����!���	�������!���	��	��������	�	���	"����	��	���	.������!���	9�����!���	���� ���	��������	��	1� ����5�:��	�������/	��	�������"��	�������	����	�������	�!�� �	��	����	���"����/�		:�!�'�!�!	�������"��	���������	"����	��	���	���� ����	�����	������	��	��,	����������+��	�������	�������	����	����!���	���	�����!�����	������	��	�� ���	����	��	��	;��������"��	���������	!�/	���	"�	���������	"����	��	���	���"����/	�������	���!	�������� ����	����	���� �������		+�	���	"����	��	�������"��	����	����	������	���� ��	��	$�������"��	����������		
�,$	 ��	��	<����������	�����	���	�	��!"��	��	���������	�� ����	��� �	����	��	���� ����"����/	��	������	������	��	�������"��	���������	���	�����		:����	�� ����	�� ����=>		-�2?:��	�� ������	 ����	��	�������	����	���	 ������ �	���	��!��������	��	8�������������	�� �	��	0�������	1�����&	(��	9�����	-,2?�����	��������	�����	��������	���	�����	�� �	��	.��"/	*���&	+�������	����4������*���	���	��������	*���&	(��	9�����	-52?:��	 ����	���� �����	����	� �������	�  ���	��	���	����	��	���	 ���	��	+����������4�������	*���&	(��	9�����	



����������� 	
���������������������������������
���� �!������		 		 		 		 "#$�	%�&�'	(	 "#$�	%�&�'	)	 *++#,$�-'�	./012	*1	3024	5667899� :;�<=8>>?@A9� BCD�5EE;76CF>8� G?H8ICF>8� 5EE;76CF>8�J;K9?@A�G8@K78� LM	 NLM	 OLM	 (LM	 LM	 NLM	 OLM	 (LM	 "#$�	%�&�'	(	 "#$�	%�&�'	)	%�/$	*1	P#�2Q�R	ST(	�/$	T)U	 NO)	 (V	 W� XY� 		 		 		 		 		 		 		 		 NO	 NO	5Y� 		 		 		 		 		 		 		 		 		 NO	%�/$	Z�21	#+	[#/�\�	%�/�]	̂�0,+0�'$]	T\_1#/	ST̀ U	 ONa	 ba	 W� XY� 		 		 		 		 		 		 		 		 OO	 OO	5Y� 		 		 		 		 		 		 		 		 		 OO	%�/$	#++	c\4�2	c,0&�]	T\_1#/	STNLU	 ((̀	 NLN	 W� XY� 		 		 		 		 		 		 		 		 		 	()	5Y� 		 		 		 		 		 		 		 		 		 		P�,d\,	P0''	"#''���	"�ed\2		STOVU	 NLa	 (O	 f� XY� 		 		 		 		 		 		 		 		 NN	 ON	5Y� 		 		 		 		 		 		 		 		 NN	 ON	T�1Q�e	g�1�	3#�$]	���4$�'�		STNU	 Oa	 	̀ f� XY� 		 		 		 		 		 		 		 		 (	 (	5Y� 		 		 		 		 		 		 		 		 		 (	h�,4�1	i1,��1	c�d#1]	T\_1#/		STVU	 O)	 a	 f� XY� 		 		 		 		 		 		 		 		 (	 (	5Y� 		 		 		 		 		 		 		 		 (	 (	iQ�,-,##4	%#$��]	P�,d\,	P0''	3#�$]	T\_1#/	STNNU	 N(	 (	 f� XY� 		 		 		 		 		 		 		 		 O	 (	5Y� 		 		 		 		 		 		 		 		 O	 (		 jkk� lmn� � XY� G;IC>�5EE;76CF>8�<=8>>?@A9�5I�Y?9o			 		 		 a(	 p̀ 	5Y� G;IC>�5EE;76CF>8�<=8>>?@A9�5I�Y?9o		 		 		 		 Nb	 b)		



����������� �	
��� ������������������������������������������������������������������������������������������������ �!����"�����#�����!���$%�������%��&�������������������!�������������������
��	
��� �&������������������������� �!���"������!�����������������������%$��������������������������������������'������
������%������������$��!����������()���!���$%�������������������%�����!�����
��*���������$��!�����������������������()+��������������������,-��&���.������/�$�������.�������&� ����0�����������������%�����������!���������%�������������������%$����������������������������-��&���.�����
��������������1���%$������$�����������"()�,�()����������%�����������0+��������������!����������������������������%�����!�����
������������!�������������������������������'��$���'��������%��%��������������������������������������������!���������������������
�����������������'������+� ����2������������� �������������%�3����4�������������%�������!������������������������������������������%������������%���������������
���	
�"� ����������������������������������������!��1����5##����������������������$���������&�����%������!���$%������������ �!���"������������������/�!���$%����-�����%�������������������������.�������"+�����������������������������
��	
�#� �������!��1��������������������������������!����%$������������!�������1
�����%���%�%������������$��!����������������������������������������������6�����������
��*����������������������������%��������$����%�����������������������������$����6"����������������������%�1������������!������������������!�������1������������%�������$��������������������������
��*�������������������������������������������������������	���������������������
��	
�6� ���$�������������������������� �!���#������!�����������������������%$��������������������������������������'������
������%������������$��!����������()+���!���$%�������������������%�����!����������$������������������.�������&� ���������������������������%��%�������
��*���������$��!�����������������������()+����������������������������������,-��&���.������/�$�������.�������&� ����0�����������������%����!�����
��7�����������������������������,'��$���'���0�����������������%�������
��������������1���%$������$�����������"()�,�()����������%�����������0+���������������!������������������%����!�����
��������������� ��������/�&���/��!���������������������!�����+������������������%�������
��8�����������������������, ������������������ �������������%�3����4���0�����������������%�������������������������$�����
��	
�	� ����������������������������������������!��1����5##����������������������$���������&�����%������!���$%������������ �!���#������������������/�!���$%����-�����%�������������������������.�������"+�����������������������������
��� �



����������� 	
��	 ���	��������	��	����������	�������	����	�������	����� 	��	�� �	������� ��		���	��!����	����������	���������	�����	��	 ��	������ ��	�� ��	 �� ��	��	�"#	����������		$��	����� �	������ 	 �� 	��������	 ��	���������� 	 �����	��	������	��� 	��	 �	%&	����������	���������	���	�� 	��	���������	�����	��	 ��	������� �	����� �	����	 ����	��� ������	�� �	������ �����		$�	 ��	�����	��	����������	��� 	 ���	������	�������	 �	
'	����������	����������		
��&	 (�	�� �	���	 �� ���	���������	��	 ��	)������	 ��	��� ���	�����	����� 	��	������� �	� 	 ��	������	������	��	����������	���������	���	*���	�������+,		-#./���	���� �����	��� �	������� ��	�� �	 ��	���������� 	��	)���������	�� ��	����	��	0�������1	2����3	4��1� 	0 ��� 	5��� 3	6������	���	6�����	6���	*�������	-�./���	���� �����	��� �	������� ��	�� �	��������	���	������	��7������� �	� 	�� ��	����	��	5�1��	5����	���	������	2����	-8./���	�����	���� ���	�����	��������	���	�� ��	� 	)� ���	9� �	:���	���	������	2����		
��%� ;<=>?@AB�AC�DEE�FGA?�DH?@�FH<I?�;JCKGBGC@��
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����������� 	
�������������������������������
������������ ����������!�	 	 	 	 "#$�	%�&�'	(	 "#$�	%�&�'	)	 *++#,$�-'�	./012	*1	3024	5667899� :;�<=8>>?@A9� BCD�5EE;76CF>8� G?H8ICF>8� 5EE;76CF>8�J;K9?@A�G8@K78� LM	 NLM	 OLM	 (LM	 LM	 NLM	 OLM	 (LM	 "#$�	%�&�'	(	 "#$�	%�&�'	)	%�/$	#++	P�,-Q	3#�$R	S�T	U0''2	V"(W	 NLX	 (O	 Y� Z[� 		 		 	"	 		 	"	 		 		 ON	 (O	5[� 		 		 		 		 		 	"	 	"	 ON	 (O	%�/$	#++	\''�,2�1	%�/�]�0/�#1	3#�$R	S�T	U0''2	V̂_W	 N)̀	 ))	 B� Z[� 		 		 	"	 	"	 		 		 		 		 Oa	 Oa	5[� 		 		 		 		 		 		 	"	 	"	 N_	 Oa	b,01�//0�	U0''R	bcdT#,1e		 _L	 N_	 f� Z[� 		 		 		 		 		 		 		 	"	 		 _	5[� 		 		 		 		 		 		 		 		 		 		%�/�20$�	3#�$R	S�T	U0''2	V"̀ W	 Xg	 O(	 Y� Z[� 		 		 		 		 		 		 	"	 		 g	 N_	5[� 		 		 		 	"	 		 		 	"	 	"	 g	 Ng	he�,+	3#�$R	he�'�Q	b,0$��	V"gW	 OL	 	̀ f� Z[� 		 		 		 		 		 		 		 	"	 		 O	5[� 		 		 		 		 		 		 		 		 		 		h##$20$�	i1,��1R	S�T	U0''2	 O_	 g	 f� Z[� 		 		 	"	 		 		 	"	 	"	 		 _	 g	5[� 		 		 		 	"	 		 		 		 		 (	 _	bcd1#/	3#�$R	"e0/'�Q		 N(	 (	 f� Z[� 		 		 		 		 		 		 		 		 		 		5[� 		 		 		 		 		 		 		 		 		 		%�/$	*1	�0̂4+#,$	�'�̂�R	"e�j�'k�/k'�kl,01e	 (N	 a	 �� Z[� 	"	 		 		 		 		 		 		 		 a	 a	5[� 	"	 "		 		 		 		 		 		 		 a	 a	%�/$	*1	��,4	3#�$R	"e�j�'k�/k'�kl,01e	 NO	 O	 B� Z[� 		 		 		 		 		 		 		 		 O	 O	5[� 		 		 		 		 		 		 		 		 O	 O			 mno� pmo� 		 Z[� G;IC>�5EE;76CF>8�<=8>>?@A9�5I�[?9q			 		 X)	 NLO		 � � 	 5[� G;IC>�5EE;76CF>8�<=8>>?@A9�5I�[?9q		 		 _g	 a_	� � �� �



����������� 	
�������������������������������
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Appendix 2 

Summary of Assumptions 



HIGH PEAK INITIAL SITES FOR TESTING

Glossopdale 

Type Policy Address Map Ref

Gross 

Site 

Area 

(hec)

Gross/ 

Net 

Ratio

Net 

Site 

Area 

(hec)

Tweeds 

Site Area 

(hec)

Dwellings 

per hec

No 

Dwellings

Current 

Timetable

Land 

Value 

(£/per 

acre)

Land Value 

(£/per 

hec)

Site Value

Ave Sale 

Price 

(£/psf)

Ave Sale 

Price 

(£/psm)

At Code 

Level 3 

(£/m)

At Code 

Level 4 

(£/m)

Overall 

Programme 

(months)

Finance 

Cost

Marketing 

/Sales (% 

Market 

GDV)

Profit 

(%GDV)

Education 

(£/dwelling)

Section 106 

Payment

Affordable 

Housing 

Requirement

CIL 

(£/m)
S278 Other

Strategic 

Development Sites 
DS2

Former Railway Museum, 

Dinting Road, Glossop 

(G23)

17 3.95 75% 2.96 4.03 30 89 L 100,000   247,000   731,738   195 2,099   1,307   1,348   34 7% 3.5% 20% 2,279.80  117,702.50   30% 45  

 Possible 

requirement for 3 

rd party land for 

access - £50,000 

DS4 Adderley Place, Glossop 21 6.4 68% 4.33 6.38 30 130 L 300,000   741,000   3,208,530  200 2,153   1,112   1,153   50 7% 3.5% 20% 171,925.00   30% 45  

1) A right turn harbourage may be necessary

to serve full development (TA will determine 

and likely to require third party land to 

accommodate) and Bus Stop shelters plus a 

speed camera may need to be relocated.

2) Public footpath improvements

Total assumed £30,000

Other Major 

Housing 

Allocations  

Land off Woodhead 

Road5S (G8)
6 4.59 50% 2.30 27 63 E 200,000   494,000   1,133,730  210 2,260   1,195   1,236   25 7% 3.5% 20% 2,279.80  83,317.50  30% 45  Footpath Improvements

Land off Woodhead 

Road5S (G9)
7 0.88 50% 0.44 30 13 L 200,000   494,000   217,360   210 2,260   1,263   1,305   9 7% 3.5% 15% 2,279.80  17,192.50  20% 45  

Land off Woodhead 

Road5S (G10)
8 1.1 75% 0.83 30 25 M 200,000   494,000   407,550   210 2,260   1,178   1,219   12 7% 3.5% 20% 2,279.80  33,062.50  30% 45  

Land off Woodhead 

Road5S (G8-G10)
6.57 54% 3.56 28 101 200,000  494,000   1,758,640 210 2,260   1,168   1,209   46 7% 3.5% 20% 2,279.80   30% 45  

Hawkshead Mill5S, Old 

Glossop (G13) 
9 1.38 75% 1.04 1.38 31 31 E 350,000   864,500   894,758   220 2,368   1,201   1,242   15 7% 3.5% 20% 2,279.80  40,997.50  30% 45

 Existing road junctions with Hope Street are 

restricted in terms of emerging visibility and 

would need to be modified/re-aligned to 

achieve suitable geometry and visibility 

splays - £25,000 

Dinting Road, Glossop 

(G19)
14 2.85 75% 2.14 2.87 30 64 M 200,000   494,000   1,055,925  210 2,260   1,172   1,214   25 7% 3.5% 20% 2,279.80  84,640.00  30% 45 Footpath Improvements

Dinting Road / Dinting 

Lane, off Dinting Road, 

Glossop (G20) 

15 2.2 75% 1.65 2.21 30 50 L 200,000   494,000   815,100   200 2,153   1,161   1,226   21 7% 3.5% 20% 2,279.80  66,125.00  30% 45 Footpath Improvements

Dinting Road / Dinting 

Lane, off Dinting Road, 

Glossop (G21) 

16 0.85 50% 0.43 0.84 31 13 M 200,000   494,000   209,950   210 2,260   1,284   1,326   9 7% 3.5% 15% 2,279.80  17,192.50  20% 45

Melandra Castle Road, 

Gamesley (G25)
18 1.18 100% 1.18 1.19 30 35 M 200,000   494,000   582,920   175 1,884   1,088   1,129   16 7% 3.5% 20% 46,287.50  46,287.50  30% 45

 Pedestrian crossings recommended to link to 

bus stops - £35,000.  

Traffic calming features may need to be 

relocated - £7,500 x 2.  

Land at Gamesley: 

adjacent to Sidings  (G26)
19 1.18 100% 1.18 1.29 32 38 M 200,000   494,000   582,920   185 1,991   1,077   1,119   17 7% 3.5% 20% 50,255.00  30% 45

 Upgrade bus stops/street lighting fronting 

the site - £10,000 

Employment 

Allocations
Policy Address Map Ref

Gross 

Site 

Area 

(hec)

Gross/ 

net 

ratio

Net 

Site 

Area 

(hec)

Tweeds 

Site Area 

(hec)

Use
Built Area 

(sq m)

Current 

Timetable

Land 

Value 

(£/per 

acre)

Land Value 

(£/per 

hec)

Site Value
Sale Price 

(£/psf)

Sale 

Price 

(£/psm)

Build 

Cost 

(£/m)

At Code 

Level 4 

(£/m)

Overall 

Programme 

(months)

Finance 

Cost

Marketing 

/Sales

Profit 

(%Cost)

Education 

(£/dwelling)

Section 106 

Payment

Affordable 

Housing 

Requirement

CIL 

(£/m)
S278 Other

E2 Waterside, Hadfield 1.6 1.62 B2 9,000  200,000   494,000   790,400   65 700  563  8 6%

20% on 

letting

1.75% on 

sale

20% 10

E2
Land off Wren Nest Road, 

Glossop
2.5 2.57 B2 15,000  200,000   494,000   1,235,000  65 700  535  15 6%

20% on 

letting

1.75% on 

sale

20% 10

B1 6000 140 1,507   1,378  

20% on 

letting

1.75% on 

sale

20% 10

B2 4000 65 700  614  

20% on 

letting

1.75% on 

sale

20% 10

Residential 6 185 1,991   1,072   1,122   3.50% 20% 45

6%200,000   494,000   518,700   1.05 1.01DS5
 Former Ferro Alloys site, 

Glossop*
22

SHLAA S106/InfrastructureValues Construction Costs Other Appraisal Variables
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Central Area

Type Policy Address Map Ref

Gross 

Site 

Area 

(hec)

Gross/ 

net 

ratio

Net 

Site 

Area 

(hec)

Tweeds 

Site Area 

(hec)

Dwellings 

per hec

No 

Dwellings
Timetable

Land 

Value 

(£/per 

acre)

Land Value 

(£/per 

hec)

Site Value

Ave. Sale 

Price 

(£/psf)

Ave. Sale 

Price 

(£/psm)

At Code 

Level 3 

(£/m)

At Code 

Level 4 

(£/m)

Overall 

Programme 

(months)

Finance 

Cost

Marketing 

/Sales (% 

Market 

GDV)

Profit 

(%GDV)

Education 

(£/dwelling)
S106 Payment

Affordable 

Housing 

Requirement

CIL 

(£/m)
S278 Other

Strategic 

Development Sites 
DS6

Land off Derby Road, New 

Mills (C3)
30 5.8 55% 3.2 5.68 33 107 L 200,000   494,000   1,580,800  180 1,938   1,141   1,182   40 7% 3.5% 20% 2,279.80  224,825.00   30% 45 Footpath Improvements

DS7

Land off Ollerset 

lane/Pingot Road, New 

Mills (c5)

31 6.5 75% 4.88 6.61 30 146 M 200,000   494,000   2,408,250  190 2,045   1,120   1,161   53 7% 3.5% 20% 2,279.80  193,085.00   30% 45

 Scale of development proposed may require 

a right turn harbourage to be provided, 

especially considering proximity of junction 

virtually opposite (High Hill Road) (Inc in 

Build Costs).

Footpath Improvements 

 Land for access 

from Pingott Lane - 

£100,000 

DS8
Britannia Mill, Buxworth 

5s*
38 1.5 1.58 33 50 E 350,000   864,500   1,296,750  220 2,368   1,122   1,187   21 7% 3.5% 20% 66,125.00  30% 45

Ret-1.54 400,000   988,000   1,521,520  187.5 2,018   1,060  6%

20% on 

letting

1.75% on 

sale

20% (cost) 10

Off - 1.14 200,000   494,000   563,160   140 1,507   1,575   6%

20% on 

letting

1.75% on 

sale

20% (cost) 10

Ind - 2.68 200,000   494,000   1,323,920  65 700  435  6%

20% on 

letting

1.75% on 

sale

20% (cost) 10

100% 2.50 2.50 30 75 350,000   864,500   2,161,250  210 2,260   1,149   1,190   29 6% 3.5% 20% (cost) 30% 45

Res-0.7 26 350,000   864,500   605,150   210 2,260   1,279   1,333   13 6% 3.5% 20% (cost) 30% 45

Leis - 0.9 9 100,000   247,000   222,300   13 6% 3.5% 20% (cost) 45

89 956  15 6%

20% on 

letting

1.75% on 

sale

20% (cost) 10

94 1,012   10 6%

20% on 

letting

1.75% on 

sale

20% (cost) 10

Other Major 

Housing 

Allocations  

Laneside Road, New Mills 

(C6)
32 2.6 100% 2.60 2.63 30 78 L 200,000   494,000   1,284,400  190 2,045   1,111   1,153   30 7% 3.5% 20% 2,279.80  103,155.00   30% 45 Footpath Improvements

Wharf Road, Whaley 

Bridge (C8)5s
34 0.67 100% 0.67 0.56 30 20 E 350,000   864,500   579,215   220 2,368   1,124   1,166   12 7% 3.5% 20% 52,900.00  30% 45 Footpath Improvements

Smaller Housing 

Sites 

Woodside Street, New Mills 

5s
33 50% 0.67 25 E 350,000   864,500   289,305   195 2,099   1,122   1,173   12 7% 3.5% 20% 33,062.50  30% 45

Buxton Road, Chinley 5s 35 0.5 100% 0.50 0.51 26 13 E 250,000   617,500   308,750   220 2,368   1,233   1,275   9 7% 3.5% 15% 17,192.50  20% 45

Neighbourhood 

Plan sites

Land at Pickford Place, 

Chapel-en-le-Frith
AS070 1.4 70% 1.00 30 31 250,000   617,500   617,500   220 2,368   1,359   1,412   15 7% 3.5% 20% 50% 45

 Construction costs inclusive of an allowance 

of £236,500 towards the creation of a new 

70 space public car park and improvements 

to road access 

Land at Park Road, Chapel-

en-le-Frith
AS08009 0.4 100% 0.40 0.43 30 12 M 350,000   864,500   345,800   195 2,099   1,318   1,372   10 7% 3.5% 15% 20% 45

 Construction costs inclusive of an allowance 

for the cost of making up the required length 

of Park Road to adoptable standards 

Employment 

Allocations

Gross 

Site 

Area 

(hec)

Gross/ 

net 

ratio

Net 

Site 

Area 

(hec)

Tweeds 

Site Area 

(hec)

Use
Built Area 

(sq m)

Land 

Value 

(£/per 

acre)

Land Value 

(£/per 

hec)

Site Value
Sale Price 

(£/psf)

Sale 

Price 

(£/psm)

Build 

Cost 

(£/m)

Overall 

Programme 

(months)

Finance 

Cost

Marketing 

/Sales

Profit 

(%Cost)

CIL 

(£/m)
S278 Other

A6 Bowden Lane, Chapel- 

en-le-Frith
4.42 B2 28,000  200,000   494,000   2,183,480  65 700  530  24 6%

 20% on 

letting 1.75 

% on sale 

20% 10

Frith Knoll Road, Chapel-

en-le-Frith
2.4 B2 14,250  200,000   494,000   1,185,600  65 700  537  15 6%

 20% on 

letting 1.75 

% on sale 

20% 10

Furness Vale Industrial 

Estates, Calico Lane, 

Furness Vale*

Bingswood Industrial 

Estate, Whaley Bridge* 

(residential assumptions)

39 6.8

DS10 40

£107,550 per unit£150,000 per unit

DS9

SHLAA

Off/Ind - 

1.5 (50% 

inc in site 

value)

150,000   370,500   277,875   
 1,118 inc 

site works 

S106/InfrastructureValues Construction Costs Other Appraisal Variables

 Shortfall for cost of new bridge over Goyt at 

£1.72m excluded from appraisal. 

 Costs assocaited 

with relocation of 

existing businesses 

excluded from 

appraisal 



Buxton

Type Policy Address Map Ref

Gross 

Site 

Area 

(hec)

Gross/ 

net 

ratio

Net 

Site 

Area 

(hec)

Tweeds 

Site Area 

(hec)

Dwellings 

per hec

No 

Dwellings
Timetable

Land 

Value 

(£/per 

acre)

Land Value 

(£/per 

hec)

Site Value

Ave. Sale 

Price 

(£/psf)

Ave. Sale 

Price 

(£/psm)

At Code 

Level 3 

(£/m)

At Code 

Level 4 

(£/m)

Overall 

Programme 

(months)

Finance 

Cost

Marketing 

/Sales (% 

Market 

GDV)

Profit 

(%GDV)

Education 

(£/dwelling)
S106 Payment

Affordable 

Housing 

Requirement

CIL 

(£/m)
S278 Other

Strategic 

Development Sites 
DS12

Land At Hoggshaw (B3 and 

B4)
46

B3-2.09  

B4-10.64 

B3-50% 

B4-30%

B3-1.1  

B4-3.12 

POS-1.2 

Rec-3.9

30 124 L

 B4 - 

100,000

B3 - 

200,000 

 B4 - 

247,000

B3 - 

494,000 

1,314,040  200 2,153   1,237   1,278   45 7% 3.5% 20% 2,279.80  163,990.00   30% 45
Link Road

Improvements to footpaths

 Access Land - 

£150,000 

DS13
Land West of Tongue Lane, 

Fairfield, Buxton (B8)
50 7.16 100% 7.16 7.47 30 215 L 200,000   494,000   3,537,040  190 2,045   1,089   1,129   76 7% 3.5% 20% 2,279.80  284,337.50   30% 45 Link Road

DS14
Land off Dukes Drive, 

Buxton (B10)
51 15.5 77% 12 28 338 L 200,000   494,000   5,928,000  200 2,153   1,108   1,148   116 7% 3.5% 20% 2,279.80  447,005.00   30% 45

Other Major 

Housing 

Allocations  

Harpur Hill College 

Campus 5s (B27)
54 4.65 75% 3.5 30 105 E 325,000   802,750   2,809,625  200 2,153   1,099   1,140   39 7% 3.5% 20% 2,279.80  138,862.50   30% 45

Minor carriageway widening, addition of 

footways etc (within controlled land).  

Improvements to public transport required. 

Possible traffic calming or measures to 

control vehicle speeds on Burlow Road - 

£50,000

Smaller Housing 

Sites 

Batham Gate Road, 

Peakdale 5s (B1)
44 0.8 100% 0.8 31 25 E 250,000   617,500   494,000   190 2,045   1,095   1,136   12 7% 3.5% 20% 33,062.50  30% 45

Market Street Depot, 

Buxton 5s (B7)
49 0.8 100% 0.8 30 24 E 400,000   988,000   790,400   200 2,153   1,158   1,210   12 7% 3.5% 15% 2,279.80  31,740.00  20% 45

 90 car parking 

spaces 

Sherbrook Lodge, Harpur 

Hill Road, Buxton (B11) 5s
52 1.7 13 E 350,000   250,000   195 2,099   1,366   1,408   10 7% 3.5% 15% 17,192.50  20% 45

Employment 

Allocations

Gross 

Site 

Area 

(hec)

Tweeds 

Site Area 

(hec)

Use
Built Area 

(sq m)

Land 

Value 

(£/per 

acre)

Land Value 

(£/per 

hec)

Site Value
Sale Price 

(£/psf)

Sale 

Price 

(£/psm)

Build 

Cost 

(£/m)

At Code 

Level 4 

(£/m)

Overall 

Programme 

(months)

Finance 

Cost

Marketing 

/Sales

Profit 

(%Cost)

Education 

(£/dwelling)

Section 106 

Payment

Affordable 

Housing 

Requirement

CIL 

(£/m)
S278 Other

DS16/E2 Tongue Lane, Buxton 4.3 4.31 B2/B8 25,000  200,000   494,000   2,124,200  65 700 493.35 24 6%

20% on 

letting

1.75% on 

sale

20% 10

E2
Hoffman Quarry, Harpur 

Hill
3.6 3.58 B2/B8 20,000  150,000   370,500   1,333,800  60 646 562.31 20 6%

20% on 

letting

1.75% on 

sale

20% 10

E2
Staden Lane Extension, 

Buxton
60 1.6 1.57 B2/B8 8,000  200,000   494,000   790,400   65 700 502.75 10 6%

20% on 

letting

1.75% on 

sale

20% 10

SHLAA S106/InfrastructureValues Construction Costs Other Appraisal Variables
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1.0 ADDENDUM 

_______________________________________________________________ 

 

1.01 As part of the evidence base supporting the Local Plan, the Council has commissioned 

a Strategic Housing Market Assessment (SHMA) to provide evidence on the assessed 

need for Housing in the Borough.  Interim findings from the Study have shown that 

the objectively assessed need for housing in the Plan Area is likely to be between 416 

- 455 houses per year. 

1.02 The Council has also commissioned further evidence, including a Landscape Impact 

Study to help to identify the capacity of the Borough to accommodate development 

and consequently the extent to which the objectively assessed need can be met and 

to help to establish a realistic housing target for the Borough. This evidence indicates 

that the full objectively assessed need figure is not deliverable without significant 

impacts.  The Council is of the view that the nearest it can get to meeting the 

objectively assessed need is 360 new homes per year.  Any more new homes would 

have a significant detrimental impact on the Borough in terms of the landscape 

character, transport capacity and infrastructure and in addition there is insufficient 

suitable land to meet an annual requirement of more than 360 new homes per year. 

This figure is greater than the figure of 270 new homes per year previously consulted 

on through the Local Plan process but is less than the likely objectively assessed need 

of 416-455. 

1.03 The Council has therefore undertaken additional consultation on a number of changes 

to the Local Plan including consideration of a number of additional housing sites that 

were not included in the previous draft of the Local Plan that will help to ensure that 

the housing needs of the Borough can be met in view of the revised housing target. 

1.04 Table 1.1 below provides details of the sites being reconsidered. 

Table 1.1: Sites being reconsidered/new sites 

Glossopdale 

Local Plan 

Ref 

Address Gross 

Site 

Area 

(hec) 

Gross/ 

Net 

Ratio 

Net Site 

Area 

(hec) 

No 

Dwellings 

Comments 

G3 Roughfields, 

Hadfield 

6.8 50% 3.4 102 Housing 

Allocation 

G11 Land off 

Woodhead 

Road, Glossop 

1.3 50% 0.67 20 Housing 

Allocation 

G12 Bute Street, Old 

Glossop 

1.2 75% 0.9 30 Housing 

Allocation 
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Central 

Local Plan 

Ref 

Address Gross 

Site 

Area 

(hec) 

Gross/ 

Net 

Ratio 

Net Site 

Area 

(hec) 

No 

Dwellings 

Comments 

C9 Land South of 

Macclesfield 

Road, Whaley 

Bridge 

3.68 75% 2.76 83 Housing 

Allocation 

C14 Laneside Road, 

South New Mills 

2.1 75% 1.58 47 Housing 

Allocation 

C16 Furness Vale 

Green Belt Land 

2.7 50% 1.3 39 Housing 

Allocation 

C18 Field Adjoining 

C5 and C6, New 

Mills 

0.5 100% 0.5 15 Housing 

Allocation 

 Land at 

Newtown, New 

Mills 

1.1   15 Mixed use 

development 

including B1b/c 

and 30 car 

parking spaces 

 Land at Birch 

Vale Industrial 

Estate 

4.4   100 Mixed use 

development 

comprising 

housing and 

employment 

 

1.05 To further inform the consideration of these sites we have prepared an assessment of 

their viability and deliverability in accordance with the methodology and assumptions, 

including the development management policies at table 3.15, contained in the main 

report. 

1.06 We have considered the location and characteristics of these additional sites together 

with the local property market.  It is clear that a number of the additional sites fit 

within the development typologies that have already been tested as part of the study.  

As a result it is not considered necessary to undertake a further site specific viability 

test for these sites. 

1.07 Table 1.2 contains details of the additional sites together with reference to the 

appropriate testing typology that has previously been considered. 
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Table 1.2: Additional Sites Testing Typologies 

Settlement 

Area 

Address Typology Viability Reference 

Glossopdale Land off Woodhead 

Road, Glossop (G11) 

Greenfield site Land at Woodhead 

Road, Glossop (G8-

G10) 

 Bute Street, Old 

Glossop (G12) 

Greenfield site Land at Woodhead 

Road, Glossop (G8-

G10) 

Central Laneside Road, South 

New Mills (C14) 

 

Greenfield site, 

possible access 

issues 

Land at Ollerset 

Lane/Pingott Road 

(C5) 

 Field Adjoining C5 

and C6, New Mills 

 

Greenfield site Land at Laneside 

Road (C6) 

 

1.08 The proposed additional allocations at Roughfields, Hadfield (G3), Furness Vale Green 

Belt Land (C16), Land at Newtown New Mills and Birch Vale Industrial Estate do not 

sit within the framework of testing that has already undertaken.  We have therefore 

prepared a site specific viability assessment.  Our detailed site report is contained at 

Part 2 of the Study. 

1.09 The additional site identified as Land South of Macclesfield Road, Whaley Bridge is 

now the subject of pre-application discussions with the Local Planning Authority and 

we have therefore been asked to exclude this site from further viability testing. 

1.10  An allocation previously proposed at Paradise Street, Hadfield (G2) was included in 

the overall assessment undertaken in our initial report.  It was subject to active 

developer interest at the time so a site specific viability assessment was not 

undertaken.  The site reflects the testing typology for the sites at Woodhead Road 

(G8-G10) identified in table 1.2 and would be viable.  

1.11 Additional Site Allocations Viability Results 

1.12 The results of the viability testing for the additional sites are presented in table 1.4 in 

the format adopted at section 6 of the main report.   

1.13 In each case the results tables are presented to show the address of the site tested, 

the number of dwellings identified for the site together with a Policy compliant 

maximum number of affordable dwellings.  The results of the testing illustrate the 

viability of a development of entirely market housing (0%), and then affordable 

provision based on the Policy compliant position and reduced provisions at 20% and 

10%.  We have shown the results based on both 80% social rent (SR) and the 

balance intermediate together with an alternative option that substitutes social rent 

with affordable rent (AR).  The results are also presented to show the impact of the 

Code for Sustainable Homes at both Level 3 and 4.  
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1.14 The final column within each of the tables contains our assessment of the likely 

number of affordable dwellings which may be at risk in relation to the particular site 

allocation, based on marginal and unviable results.    

 

1.15 For ease of reference and presentation the table cells have simply been coloured to 

demonstrate development viability as follows:- 

 

Table 1.3: Development Viability Coding 

Red not viable. 

Amber marginal development which shows a developers profit of between 17-

20% of GDV.  For the smaller schemes this is between 13-15% of GDV.  

In such cases a relatively small increase in costs or reduction in revenue 

could make the scheme unviable. 

Green the development is viable and has a developer’s profit which is equivalent 

to or greater than 20% of GDV or 15% of GDV for the smallest schemes. 

 

1.16 In a number of cases cells are shaded grey which indicates that affordable housing 

has not been tested at this level as the Policy position is 20%. 
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Table 1.4: Additional Sites Tested - Results 

     

Code Level 3 

 

Code Level 4 Affordable Units 

At Risk 

 

Address 
No 

Dwellings 

Max 

Affordable 

Current 

Timetable 

Affordable 

Housing 

Tenure 

0% 10% 20% 30% 0% 10% 20% 30% 
Code 

Level 3 

Code 

Level 4 

Roughfields, 

Hadfield (G3) 
102 30   

SR 
                  

AR 
                  

Land off 

Woodhead Road, 

Glossop (G11) 

20 4   
SR 

                  

AR 
                  

Bute Street, Old 

Glossop (G12) 
30 9   

SR 
                  

AR 
                  

Laneside Road 

South, New Mills 

(C14) 

47 14   
SR 

                
5 10 

AR 
                

5 5 

Furness Vale 

Green Belt Land 

(C16) 

39 12   
SR 

                 
4 

AR 
                  

Field Adjoining 

C5 and C6, New 

Mills 

15 3   
SR 

                  

AR                   

Land At Birch 

Vale Industrial 

Estate 

100 30   
SR                 20 30 

AR                 20 30 

Land At 

Newtown, New 

Mills 

15 3   
SR                 3 3 

AR                 3 3 

368 105 
 

SR 
Total Affordable 

Dwellings At Risk         
28 47 

   
AR 

Total Affordable 

Dwellings At Risk         
28 28 



6 | P a g e  

 

1.17 The results for the additional residential sites tested show that at both Code Level 3 

and 4 a development of market houses would be viable for each site.  The exception 

being the site at Newtown, New Mills were development assuming Code Level 4 leads 

to a marginal result. 

1.18 Taking the results for Code Level 3 we have then considered the impact of the 

introduction of Affordable Housing.  Assuming on site provision at 10% development 

in all cases is viable except for the site at Newtown, New Mills.  Similarly at 20% on 

site provision development is viable in all cases except for the site at Newtown, whilst 

in relation to the land at Birch Vale Industrial Estate the results become marginal.  At 

the Policy compliant position of 30% (20% for the smaller sites) all of the sites remain 

viable, except for Laneside Road South where the results for both social and 

affordable rent become marginal and land at Birch Vale Industrial Estate and 

Newtown, New Mills where the results are unviable.  

1.19 Based on the additional sites tested up to 368 new dwellings could be delivered of 

which 105 would be affordable.  Assuming development to Code Level 3 and based on 

the Development Management Policies outlined at table 3.15 of the main report 

development is generally viable however in certain cases (ie on 3 sites) the delivery of 

affordable housing does impact on site viability.  For these sites our results suggest 

that assuming the predominant tenure is social rent up to 28 affordable dwellings may 

be at risk of non-delivery.  On the basis of affordable rent this figure remains the 

same. 

1.20 Adopting the results for Code Level 4 we have also considered the impact of the 

introduction of Affordable Housing.  Assuming on site provision at 10%, development 

in all cases remains viable except for Birch Vale Industrial Estate where the results 

are marginal and Newtown, New Mills where the results are unviable. Once this 

provision is increased to 20%, then for the site at Laneside Road South the results for 

social rent become marginal.  For Birch Vale and Newtown, New Mills the results are 

unviable. At 30% provision for Birch Vale and Laneside Road South, social rent is 

unviable and whilst affordable rent is marginal for Laneside Road South and unviable 

for Birch Vale.  At 30% affordable provision the result for Furness Vale Green Belt also 

shows more marginal development on the assumption of social rent.  

1.21 There are a number of factors which lead to this reduced viability across these 4 sites. 

These include for example:- 

(1) The increased costs of dealing with the clearance and remediation of the 

brownfield sites at Birch Vale Industrial Estate and Newtown, New Mills. 

(2) The prospect of achieving lower sales revenues on the sites as Furness Vale Green 

Belt (C16) and Newtown, New Mills. 
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(3) The costs associated with highway requirements and access in relation to the site 

at Laneside Road South, New Mills (C14). 

(4) The mixed use nature of the development at Newtown, New Mills with 

development for employment use impacting on viability. 

1.22 The Impact of CIL 

1.23 As outlined at Section 7 of the main report, the Council is presently exploring the 

introduction of a CIL charge for High Peak.  Adopting the viability assessments for the 

additional sites tested we have therefore modelled the impact of a CIL charge on the 

basis of the charging rates identified at table 7.1 of the main report.  The results in 

relation to the additional sites are contained in table 1.5.  For ease of reference we 

have identified by way of a C in the respective entry those instances where the 

inclusion of CIL does lead to a change in the viability result. 
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Table 1.5: Additional Sites Tested incorporating CIL 

Code Level 3 Code Level 4 

Affordable Units 

At Risk 

Address 
No 

Dwellings 

Max 

Affordable 

Current 

Timetable 

Affordable 

Housing 

Tenure 

0% 10% 20% 30% 0% 10% 20% 30% 
Code 

Level 3 

Code 

Level 4 

Roughfields, 

Hadfield (G3) 
102 30   

SR 
          

AR 
          

Land off 

Woodhead Road, 

Glossop (G11) 

20 4   
SR 

          

AR 
          

Bute Street, Old 

Glossop (G12) 
30 9   

SR 
       

C 
 

3 

AR 
          

Laneside Road 

South, New Mills 

(C14) 

47 14   
SR 

  
C C 

    
10 10 

AR 
      

C C 5 10 

Furness Vale 

Green Belt Land 

(C16) 

39 12   
SR 

   
C 

   
C 4 4 

AR 
       

C 
 

4 

Field Adjoining C5 

and C6, New Mills 
15 3   

SR 
          

AR 
          

Land At Birch Vale 

Industrial Estate 
100 30   

SR 
 

C C 
     

30 30 

AR 
  

C 
  

C 
  

20 30 

Land At Newtown, 

New Mills 
15 3   

SR C C 
      

3 3 

AR C C 
      

3 3 

368 105 
 

SR 
Total Affordable 

Dwellings At Risk     
47 50 

   
AR 

Total Affordable 

Dwellings At Risk     
28 47 
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1.24 The conclusions reached for the additional sites that have been tested are as outlined 

earlier in our main report at paragraph 7.06, in that the introduction of CIL does lead 

to a reduction in viability, however in combination with the other development 

management policies it doesn’t make a development of market housing unviable or 

put it at risk.  For the site at Newtown, New Mills the inclusion of a CIL payment does 

make a development of market housing assuming Code Level 3 more marginal.  CIL 

does however reduce the level of affordable housing that can be supported on some 

of the additional sites that have been tested. 

1.25 To illustrate the impact of CIL on affordable housing delivery table 1.6 shows the 

maximum number of affordable units that might be at risk of non-delivery based on 

the results in table 1.4 compared to the number at risk of non-delivery allowing for 

the introduction of a CIL charge (table 1.5).  We have then added a column that 

shows the increase in the number of affordable housing numbers at risk of non-

delivery due to the introduction of the proposed CIL charge. 

Table 1.6: Affordable Units at Risk of Non-Delivery – Additional Sites 
 Code Level 3 Code Level 4 

 No CIL CIL Increase No CIL CIL Increase 

Social 
Rent 

28 47 19 47 50 3 

Affordable 
Rent 

28 28 0 28 47 19 

 

1.26 Table 1.6 shows that for the additional sites tested the minimum overall loss of 

affordable units based on the sample sites tested is 28 based on affordable and social 

rent tenure and Code Level 3.  With CIL this figure remains at 28 units (27% of the 

total maximum provision).  Conversely the maximum number of affordable units at 

risk before CIL is 47 (45% of the maximum affordable provision) assuming social rent 

at Code Level 4, and 50 units (48%) on the same basis including CIL.   

1.27 The introduction of CIL has the greatest impact for the additional sites tested 

assuming Code Level 3 and social rent and also Code Level 4 and affordable rent 

where the increase in the number of affordable units at risk of non-delivery is 19 units 

or 18% of the maximum total number of affordable units based on the sample of 

allocated sites tested. 

1.28 As with the earlier sites tested the results for the additional sites show there is a 

balance to be considered by the Council between affordable housing delivery and CIL.  

It is noted however that even in the absence of CIL three of the additional sites tested 

may not able to meet the full affordable housing Policy requirement.  The impact of 

CIL is to increase the risk of non-delivery of affordable dwellings on these sites. 
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1.29 Site Allocations and Delivery 

1.30 The additional sites tested have capacity to contribute up to a further 368 dwellings to 

the housing supply in High Peak – 152 in Glossopdale and 216 in the Central Area.  

Taking the data from the viability testing and the site specific site reports at Part Two, 

we have prepared table 1.7 that illustrates for each of the additional sites the current 

availability, constraints to development, viability and issues for viability, together with 

our opinion based on these aspects of the likely delivery timetable for the respective 

sites. 
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Table 1.7: Additional Sites Summary 

Likely Delivery 
Timetable 

Address 
No 

Dwellings 
Max 

Affordable 
Current 

Timetable 
Available 

Now 
Constraints to 
Development 

Viable 
(Assuming 

Market 
Housing) 

Issues for Viability E M L 

Roughfields, 
Hadfield (G3) 

102 30  Yes, part of the 
site is 
identified for 
future 
education use. 

There are no apparent 
constraints to 
development.  Any new 
development would need 
to provide replacement 
playing fields and play 
facilities. 

Yes Development of the site is 
viable and could support 
affordable housing provision 
(30%) and CIL. 

102   

Land off 
Woodhead Road, 
Glossop (G11) 

20 4  Yes, there is 
developer 
interest and 
representations 
have been 
made by an 
agent. 

Within the Old Glossop 
Conservation Area and due 
to topography may impact 
on the setting of listed 
buildings.  Development 
could be taken forward in 
conjunction with G8-G10. 

Yes Development of the site is 
viable and could support 
affordable housing provision 
at the policy compliant 
position (20%) and CIL. 

20   

Bute Street, Old 
Glossop (G12) 

30 9  Not known. Possible flood risk issues 
and junction 
improvements will be 
required to allow sufficient 
access. 

Yes Development of the site is 
viable however affordable 
housing provision at 30% on 
the basis of social rent does 
lead to a marginal result 
when combined with 
requirements for CIL and 
Code Level 4. 

 30  

Laneside Road 
South, New Mills 
(C14) 

47 14  Yes, the 
landowners 
have 
suggested the 
site as part of 
the preferred 
options 
consultation. 

The key issue for 
development is achieving a 
satisfactory access into the 
site.  Three options are 
possible but all appear to 
involve land in third party 
ownership. 

Yes The site is viable however 
there are implications for 
viability in achieving higher 
levels of affordable housing 
provision particularly in 
combination with CIL and 
Code Level 4. 

  47 
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Likely Delivery 

Timetable 

Address 
No 

Dwellings 
Max 

Affordable 
Current 

Timetable 
Available 

Now 
Constraints to 
Development 

Viable 
(Assuming 

Market 
Housing) 

Issues for Viability E M L 

Furness Vale 
Green Belt Land 
(C16) 

39 12  Not known, 
however the 
site is currently 
vacant and 
overgrown, so 
would be 
available for 
immediate 
development. 

There are no apparent 
constraints to 
development as access is 
possible directly off the 
A6.  The marketability of 
the site may be affected 
by its location adjacent to 
an existing industrial 
estate and also the A6. 

Yes Development of the site is 
viable however there are 
issues in certain instances for 
achieving affordable housing 
provision at 30% together 
with CIL. 

 39  

Field Adjoining C5 
and C6, New Mills 

15 3   Not known 
however in the 
same 
ownership as 
C5 and C6. 

It is likely that the site 
would only be brought 
forward for development in 
conjunction with C5 and 
C6. 

Yes Development of the site is 
viable and could support 
affordable housing provision 
at the policy compliant 
position (20%) and CIL. 

  15 

Land At Birch Vale 
Industrial Estate 

100 30   Yes, the site is 
being actively 
promoted by 
the landowner. 

Parts of the site are 
located in flood zones 2 
and 3.  In addition there 
may be issues with a 
substandard access into 
the site. 

Yes The site is viable however 
there are implications for 
viability in achieving higher 
levels of affordable housing 
provision particularly in 
combination with CIL and 
Code Level 4. 

100   

Land At Newtown, 
New Mills 

15 3   Yes The key issue for 
development is achieving 
satisfactory access to the 
various part of the site in 
differing uses and 
minimising conflict with 
the proposed residential 
allocation on the site. 

Yes but 
marginal 
results at 
Code Level 4 
and assuming 
CIL. 

Given the mixed use nature 
of the proposals for the site 
development the viability of 
the site is generally poor 
except at Code Level 3 with 
no policy obligations in 
relation to affordable housing 
and CIL. 

  15 

 

368 105 
 

    

222 69 77 
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1.31 We have provided below table 1.8 which illustrates likely delivery based on the 

proposed site allocations previously tested together with the additional sites which 

have been considered as part of the further consultation.   The table also includes the 

allocation of 83 units on Land South of Macclesfield Road, Whaley Bridge (C9).  This 

site was excluded from our further testing as pre-application discussions are on-going 

with the Local Planning Authority. 

Table 1.8: Assessment of Delivery Based on Allocated Sites 

Location E M L Totals 

Glossopdale     

Tested Allocations 209 253 89 551 

Other Allocations 180 132 16 328 

Proposed New Allocations 122 30 0 152 

Total 511 415 105 1,031 

Central     

Tested Allocations 88 362 133 583 

Other Allocations 0 17 41 58 

Proposed New Allocations 183 39 77 299 

Total 271 418 251 940 

Buxton     

Tested Allocations 167 338 339 844 

Other Allocations 298 10 22 330 

Proposed New Allocations 0 0 0 0 

Total 465 348 361 1,174 

Overall Total 1,247 1,181 717 3,145 

 

1.32 The additional consultation that has been undertaken includes a revised housing 

target based on housing allocations as shown in table 1.9. 

 Table 1.9 Revised Housing Allocations Target 

 Glossopdale Central Buxton Total 

Overall no dwellings 1,313 1,097 1,394 3,803 

Dwellings per annum 77 65 82 224 
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1.33 The additional consultation also proposes an increase in the small sites threshold to 

20 dwellings.  In addition a number of the smaller sites previously considered in our 

main report are to be removed from the Local Plan.  As a result it is proposed that the 

sites identified in table 1.10 which were previously considered in our main report will 

be removed from the allocations.  Table 1.10 also contains a note of the likely delivery 

timetable that we had assessed for these sites. 

 Table 1.10 Small Sites to be removed from Allocations 

Address No Dwellings Likely Delivery 

Timetable 

Bank Street, Glossop (G18) 16 L 

Land off Dinting Road, Dinting (G21) 13 E 

Hayfield Bus Depot (C1) 10 L 

New Mills Road, Hayfield (C2) 17 M 

Wharf Road, Whaley Bridge (C8) 20 L 

Opposite to Tescos, Whaley Bridge 15 L 

Between Old Road and Buxton Road, Whaley 

Bridge 

16 L 

Land at Batham Gate, Peak Dale (B2) 18 E 

Ambulance Station, The Glade, Buxton (B5) 11 L 

Sherbrook Lodge, Harpur Hill (B11) 13 E 

Leek Road/Macclesfield Road, Buxton  10 M 

Frontage to Cavendish Golf Club, Manchester 

Road, Buxton 

15 L 

 

1.34 We have therefore adjusted table 1.8 to reflect the proposed changes and to exclude 

the sites at table 1.10.  Table 1.11 contains the adjusted overall totals for the three 

sub areas within High Peak.  

 Table 1.11 Delivery based on Revised Allocated Sites 

Location E M L Totals 

Glossopdale 498 415 89 1,002 

Central 271 401 190 862 

Buxton 434 338 335 1,107 

Overall Total 1,203 1,154 614 2,971 

Total Dwellings Per Annum 241 231 123 198 
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1.35 Table 1.11 shows that based on a revised annual housing target of 224 dwellings from 

allocated sites, there are sufficient sites allocated in High Peak having regard to the 

additional consultation proposals in the short term (0-5 years) and the medium term 

(6-10 years).  In the late phase of the plan (11-15 years) there is a shortfall in 

dwelling numbers from allocated sites of 101 dwellings per annum. 
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