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1.  Introduction 

 

1.1  In April 2015 Adams Integra produced a report for South Gloucestershire 

Council that tested the viability of the proposed policies contained in the 

document titled Policies Sites, and Places Development Plan. Following an 

ongoing consultation process, the latest submission document will be 

submitted for independent examination by a Government appointed 

planning inspector. 

 

1.2 In April 2014 Adams Integra also produced a report into CIL viability for 

the Council. Much of the methodology for that report was carried forward 

to the 2015 study. 

 

1.3 Adams Integra has now been instructed by the Council to advise as to 

whether the latest wording of the policies varies the previous viability 

impact upon development. In addition, the opportunity has been taken to 

update the appraisals, from which the previous conclusions were drawn, 

by applying current build costs and sales values. 

 

1.4 The addendum will set out the changes that have been made to the 

appraisals. It will then discuss the outcomes, before concluding with any 

viability comments against each policy.  

 

1.5 We are attaching as Appendix 1 a table that shows the latest policy 

numbering and topic. The assessment of viability impact of each policy, as 

at April 2015, is shown, as is any cost relating to the policy at that time. 

The final column shows our assessment of whether the new wording will 

change the previous impact assessment or not. Other attached appendices 

are: 

 

Appendix 2: Sales evidence, asking prices. 

Appendix 3: Sales evidence, sold prices. 

Appendix 4: BCIS cost extract. 

Appendix 5: Summary table of appraisals. 
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2.  The Assessment of April 2015 

 

2.1 This was the initial consideration by Adams Integra of the proposed 

Policies, Sites and Places Development Plan Document (PSPDPD) dated 

March 2015. We assessed the likely costs arising from the policies, being 

both build costs and fees, and applied them to a number of different 

development scenarios, to calculate resultant land values. These land 

values were then compared to different existing use values for viability. 

The outcomes were shown at Appendix 1 of that report. It was noted that 

the only significant viability impact of the policies was on high density 

brownfield sites in the lowest value locations. The report also made the 

point, however, that such sites make up a very small proportion of the 

housing delivery in South Gloucestershire for the foreseeable future. The 

report concluded, therefore, that the PSPDPD policies would “not have an 

unduly adverse impact upon viability so as to threaten the deliverability of 

the plan.” 

 

3.  Methodology for this report 

 

3.1 The current report adopts the same methodology as in April 2015. The 

housing mixes and densities are the same, as are the majority of the 

appraisal inputs. We have, however, researched the current levels of both 

sales values and build costs for this study. 

 

4.  Sales Values 

 

4.1 We set out below, at Table 1, the sales values assumed for this study as a 

result of the research. At Appendix 2 we attach the evidence of asking 

prices for new developments. We have deducted 4% from the asking 

prices to arrive at an assumption of actual sales levels. At Appendix 3 we 

show evidence of sold houses and flats, based on data from the Land 

Registry via Rightmove.  
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Table 1: Assumed sales values 

Unit type 

 

VP1 

Urban minus 

10% 

VP2 

Urban 

VP3 

Urban 

VP4 

Rural 

VP5 

Rural plus 

10% 

1 bed flat 

 

£108,000 £120,000 £145,000 £160,000 £176,000 

2 bed flat 

 

£153,000 £170,000 £170,000 £175,000 £193,000 

2 bed 

house 

 

£180,000 £200,000 £200,000 £215,000 £237,000 

3 bed 

house 

 

£243,000 £270,000 £270,000 £300,000 £330,000 

4 bed 

house 

 

£306,000 £340,000 £340,000 £420,000 £462,000 

5 bed 

house 

 

£396,000 £440,000 £440,000 £510,000 £561,000 

Source: Rightmove July 2016 and Adams Integra 

 

4.2 It should be noted that VP1 to VP5 represent different value points within 

South Gloucestershire, being consistent with similar tables in the previous 

studies. The CIL work identified two value levels within urban areas, which 

were referred to as VP2 and VP3. Our research for this current study did 

not identify such a clear distinction, which is why the VP2 and VP3 values 

are similar. The urban areas would broadly correspond to the communities 

of the north and east fringe of Bristol, as identified for the CIL report, 

together with Yate. Other areas would be represented by VP4 and 

classified as rural. The researched values are, therefore, shown as VP2 to 

VP4. In order to illustrate the sensitivity of outcomes, we also show values 

reduced by 10% at VP1, along with values increased by 10% at VP5. 

 

4.3 We have not increased the assumed affordable housing revenue, which 

remains the same as in the April 2015 report. 

 

5.  Build Costs 

 

5.1 We are attaching at Appendix 4 an extract from BCIS, to show the base 

build costs that we have adopted for this study. These costs are dated 25th 

June 2016. As previously, we have taken the upper quartile figures. For 

houses, we have adopted a blended figure between those for two and 
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three storey housing, while for flats we have adopted the figure for 3-5 

storey blocks. We have also added 15% for external works. 

 

5.2 The resultant build costs, as used in the appraisals, are: 

 

Houses: £1,282 per sqm. 

Flats:  £1,603 per sqm. 

 

5.3  Renewables costs have been allowed for at £3,500 per unit. 

 

5.4 The cost for flats excludes the cost of balconies, for which a separate 

allowance has been made of £5,000 per balcony. 

 

5.5 Other appraisal inputs: 

 

 Professional fees have been allowed at 10% of build costs. 

 Finance 7%. 

 Contingencies 5%. 

 Sales fees 3%. 

 Profit 20% on market housing; 6% on affordable. 

 S106 costs at £3,500 per unit, except for 9 unit scenarios with zero 

affordable housing. 

 Renewables at £3,500 per unit, reducing to £2,500 for 300 unit sites 

only. 

 Extra fees arising from PSPDPD allowed at £8,000 per site. A further 

£8,000 has been allowed for 300 unit sites to take into account the 

need for a Health Impact Assessment under proposed PSP9. 

 Balconies to flats allowed at £5,000 per flat. 

 Abnormal costs have been assumed at £1,500 to £2,500 per unit. 
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6.  Community Infrastructure Levy 

 

6.1 This has been allowed at the rates adopted by the Council in March 2015, 

these being: 

 

Communities of the North and East fringe Bristol  

with affordable housing:    £55 per sqm.  

Communities of the North and East fringe Bristol  

with no affordable housing:    £100 per sqm. 

Rest of S Gloucestershire 

with affordable housing:    £80 per sqm.  

Rest of S Gloucestershire 

with no affordable housing:    £130 per sqm.  

 

7.  Existing Use Values/Viability Thresholds 

 

7.1  We have used the following thresholds for different existing land uses: 

 
 Greenfield    £385,000 per hectare 

 Employment lower  £1,000,000 per hectare 

 Employment higher  £1,375,000 per hectare 

 Residential   £2,200,000 per hectare 

 

7.2 We have increased the Greenfield and residential thresholds by 10% over 

the April 2015 figures. We do not, however, believe that there has been 

sufficient movement in the commercial market to justify an increase in 

these thresholds. 

 

8.  Starter Homes 

 

8.1 The concept of Starter Homes was introduced by the Government in March 

2015, in order to help meet the housing needs of younger first time 

buyers. Starter homes would be offered to qualifying buyers at below open 

market value, with the discounted price being no more than £250,000 

outside London. 

 

8.2 The detail of the implementation of Starter Homes is still being worked up, 

although housebuilders are inviting buyers to register for the scheme. The 

Government has recently (June 2016) concluded a technical consultation 
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into the Starter Homes regulations and design requirements are still being 

developed. 

 

8.3 We believe that certain important detail remains unclear, for example the 

impact that starter homes might have on the provision of affordable 

housing, and the resultant possible consequences for viability. 

 

8.4 In light of this position, we have not included starter homes in our 

consideration of the proposed policies. It can be seen from the sales 

values at Table 1, however, that a range of house types could potentially 

qualify under the initiative, up to 3 bed houses. 

 

9.  Outcomes 

 

9.1 The outcomes of the appraisals for different development scenarios are 

shown on the summary table attached as Appendix 5. It should be borne 

in mind that, whilst we have been able to show an increase in sales values 

since the April 2015 report, there is also an increase in build costs. This 

has the effect of cancelling out at least part of the revenue increase, with 

the result that land values may not show an increase across the board. 

 

9.2 As stated above, however, our latest sales research indicates that values 

have increased in the urban locations to the north and east of Bristol, to 

an extent that we have now applied a more uniform rate to these urban 

areas; this brings the geographical locations more in line with those 

adopted for the community infrastructure levy. 

 

9.3 As in the April 2015 study, we have assessed overall viability by taking the 

average land value per hectare for each value point, and comparing it to 

the different existing use values. The viability outcomes are then shown in 

the traffic light representation at the bottom of Appendix 5, where green 

shows good viability, orange is marginal, and red shows poor viability. 

 

9.4 Within the table of policies at Appendix 1, where ‘None’ is recorded against 

Viability Impact April 2015, this is because these policies are generally 

considered criteria- based development management policies that 

essentially seek to restrict particular land uses, and/or maintain acceptable 

standards of amenity. Such policies are used extensively nationwide and 
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are generally accepted practice. Any viability impacts can thus only be 

determined on a site-by-site basis, but generally they represent accepted 

standards within the development industry. 

 

9.5 More specific findings would be: 

 

 The review of sales values has resulted in improved land values in 

lowest value locations within the urban area to the north and east of 

Bristol. We do, however, see a similar pattern of overall viability as in 

the April 2015 study. 

 

 The 9 unit scenarios that are not impacted by affordable housing show 

good viability against all but residential existing uses in lower value 

locations. 

 

 The 9 unit scenarios with affordable housing and s106 contributions 

also show a lack of viability against residential existing uses in lower 

value locations and marginal viability against higher value employment 

uses, again in the lower value locations. There is, however, good 

viability against Greenfield and lower value employment uses. 

 

 Other scenarios with affordable housing and s106 costs show good 

viability against Greenfield existing uses. 

 

 The viability of higher density schemes is adversely affected by the 

provision of balconies, particularly in the lowest value locations. We 

note, however, the flexibility that is now being shown by the Council, 

in PSP43, regarding the requirements for flats in urban locations. 

 

 Higher value locations show good viability against other existing uses, 

with the exception of residential land uses. 

 

 Looking at the outcomes against existing use values we conclude, in a 

similar way to the 2015 report, that it is not considered that the 

imposition of the PSPDPD policies will have any significant impact upon 

the viability of residential development at lower densities and on 

Greenfield sites. 

 



Appendix 1

 

PSP Policy numbers 

 
PSP 
Policy 
Number 

 
PSP Policy Name 

 
Viability impact 
April 2015 

 
Assumed 
cost April 
2015 

 
Viability 
impact of 
new 
wording 
July 2016 

PSP1 Local 
Distinctiveness. 

None. It is 
considered that 
policy simply 
reinforces good 
practice as set 
out in Core 
Strategy policy 
CS1 – High 
Quality Design. 

 
 
 
 
 

 No change. 

PSP2 Landscape. 

 
None.  No change. 

PSP3 Trees and 
Woodland. 

None.  No change. 

PSP4 Designated Local 
Green Spaces. 

None.  No change. 

PSP5 Undesignated Open 
Spaces within Urban 
Areas and 
Settlements. 

None.  No change. 

PSP6 Onsite Renewable & 
Low Carbon Energy. 

This policy seeks 
renewable and 
low carbon 
energy sources 
beyond Part L of 
the current 
building 
regulations. 
Assume viability 
impact. 

An 
allowance 
has been 
made of 
£2,500 to 
£3,500 per 
unit, 
depending 
on unit 
numbers. 
This 
allowance 
was also 
made in 
the CIL 
viability 
studies. 

 



PSP7 Development in the 
Green Belt. 

None.  No change. 

PSP8 Residential Amenity. None. 
 

 No change. 

PSP9 Health Impact 
Assessments. 

It is considered 
that this policy 
will provide 
additional 
evidence that 
reinforces 
existing good 
practice sought 
under other 
policies such as 
Core Strategy 
policies CS1 & 
CS8. Assume 
consultants’ costs 
for a report. 

£8,000 per 
site, 
applied to 
300 units 
only. 

 

PSP10 Active Travel 
Routes. 

None.  No change. 

PSP11 Transport Impact 
Management. 

None.  No change. 

PSP12 Motorway Service 
Areas and Roadside 
Facilities.  

None.  No change. 

PSP13 Safeguarding 
Strategic Transport 
Schemes and 
Infrastructure. 

None.  No change. 

PSP14 Safeguarding Rail 
Schemes and 
Infrastructure. 

None.  No change. 

PSP15 Park and 
Ride/Share. 

None.  No change. 

PSP16 Parking Standards. None. 
 

 No change. 



PSP17 Heritage Assets and 
the Historic 
Environment. 

Generally seeks 
higher standards 
of design or 
additional 
mitigation in 
Conservation 
Areas (CAs), 
where 
development 
impacts on a 
listed building or 
archaeological 
interests. It is 
noted that most 
CAs are in 
villages or 
suburban areas, 
therefore 
generally higher 
value locations. 

Higher 
value 
locations 
have 
tolerances 
in the 
valuation 
outcomes 
to allow 
some extra 
costs to 
cover 
heritage 
assets. 
Note that 
these 
tolerances 
would 
apply more 
to smaller 
sites. 

No change. 

PSP18 Statutory Wildlife 
Sites: European 
Sites & Sites of 
Special Scientific 
Interest (SSSIs). 
 

None.  No change. 

PSP19 Wider Biodiversity. None.  No change. 

PSP20 Flood Risk, Surface 
Water and 
Watercourse 
Management. 

None.  No change. 

PSP21 Environmental 
Pollution and 
Impacts. 

Likely impact on 
fees. 

£8,000 per 
site. 

 

PSP22 Unstable Land. Possible impact on 
site by site basis. 
 

Viability 
testing 
includes 
allowance 
for 
abnormals. 

No change. 

PSP23 Mineral Working and 
Restoration. 

None.  No change. 

PSP24 Mineral 
Safeguarding Areas. 

None.  No change. 

PSP25 Hydrocarbon 
Extraction (inc. 
Fracking). 

None.  No change. 

PSP26 Enterprise Areas. None.  No change. 

PSP27 B8 Storage and 
Distribution Uses. 

None.  No change. 

PSP28 Rural Economy. None.  No change. 



PSP29 Agricultural 
Development. 

None.  No change. 

PSP30 Horse Related 
Development. 

None.  No change. 

PSP31 Town Centre Uses. None.  No change. 

PSP32 Local Centres 
Parades and 
Facilities. 

None.  No change. 

PSP33 Shopping 
Frontages. 

None.  No change. 

PSP34 Public Houses. Policy requires 
demonstration 
that the use has 
become unviable 
and has been 
marketed for 
continued PH 
use. This will 
have some 
impact on 
redevelopment 
costs. The policy 
is however 
specifically 
designed to 
ensure all 
practical 
opportunities for 
re-use have been 
explored before 
planning 
permission for 
redevelopment is 
permitted.  No 
change is 
therefore 
recommended. 
 
 

 No change. 

PSP35 Food and Drink 
Uses (including 
drive through 
takeaway facilities). 

None.  No change. 

PSP36 Telecommunications 
Infrastructure. 

None.  No change. 

PSP37 Internal Space and 
Accessibility 
Standards for 
Dwellings. 

See separate 
section in April 
2015 report. A later 
report was 
prepared in 
November 2015 on 
this subject. 

 This was 
dealt with 
separately in 
the 
November 
2015 report. 



PSP38 Development Within 
Existing Residential 
Curtilages, Including 
Extensions and New 
Dwellings. 

None.  No change. 

PSP39 Residential 
Conversions, Sub-
Divisions and 
Houses in Multiple 
Occupation. 

None.  No change. 

PSP40 Residential 
Development in the 
Countryside. 

None.  No change. 

PSP41 Rural Workers 
Dwellings. 

None.  No change. 



PSP42 Custom Build 
Dwellings. 

Criterion 5 
seeks 5% of 
dwellings on 
residential 
development 
sites as Self 
Build. 
Considered that 
there may be 
cash flow and 
revenue 
implications, but 
plot sales for 
such use could 
provide 
profitable 
returns. 
Considered 
neutral to 
viability. Criteria 
7 seeks to 
prioritise 
custom build 
dwellings ahead 
of ‘developer’ 
product on non-
safeguarded 
employment 
sites. Viability 
will be 
dependent on 
site specific 
factors such as 
location, 
existing use, 
site 
remediation, 
appropriateness 
for custom build 
etc. 

 

 The new 
reference to 
shell homes 
provides 
more 
flexibility for 
developers 
and provides 
greater 
control over 
construction. 



PSP43 Private Amenity 
Space Standards. 

The standards 
are not generally 
considered 
onerous and well 
within expected 
norms. However, 
standards for 1 & 
2 bed dwellings 
could apply to 
flats. It is 
suggested that in 
the case of flats 
provision of 
balconies would 
provide the 
required space. 
An additional 
build cost is 
therefore 
assumed. 

£5,000 per 
flat. 

The Council 
has increased 
the flexibility 
of this policy 
by requesting 
an average 
area across 
the 
development 
and by 
relaxing the 
requirements 
for high 
density 
developments 
in urban 
locations. 

PSP44 Open Space, Sport 
and Recreation. 

None.  No change. 

PSP45 Burial Facilities, 
including 
Crematoria. 

None.  No change. 

PSP46 Oldbury New 
Nuclear Build 
(NNB). 

Would require 
engagement with 
developer to test 
viability. 

  

PSP47 Site Allocations and 
Safeguarding. 

None.  No change. 

 

 



Appendix 2

Asking Prices Urban Locations

Address Housetype No. floors Gross internal Asking Assumed Assumed Comment

area sqm price value (less 4%) value per sqm

Hempton Croft, Filton 2 bed flat 1 £200,995 £192,955 Spaces

Bellway, Charlton Hayes Seaton 3b semi 2 73.00 £275,000 £264,000 £3,616 Spaces

Bellway, Charlton Hayes Southcott 3b terr 3 97.00 £312,000 £299,520 £3,088 Garage

Linden Charlton Hayes Beaufort 3b semi 2 72.30 £279,995 £268,795 £3,718 Spaces

Charlton Hayes Southwold 3b semi 2 78.90 £293,995 £282,235 £3,577 Garage

Taylor Wimpey, Stoke Gifford Brampton 3b semi 3 115.00 £350,000 £336,000 £2,922

Hempton Croft, Filton Buxton 4 bed det 2 £395,995 £380,155 Garage

Taylor Wimpey, Stoke Gifford Raddenham 4b det 2 151.00 £450,000 £432,000 £2,861 Garage

Redrow Cheswick Village Harrogate 4b det 2 142.00 £465,000 £446,400 £3,144 Garage

Redrow Stanley Park Marlborough 5b det 2 152.00 £577,995 £554,875 £3,650 Double garage

North Road, Yate 4 bed detached 2 155.00 £500,000 £480,000 £3,097 Spaces

Bellway, Emersons Green 1 bed flat 1 £167,000 £160,320

Bellway, Emersons Green 2 bed flat 1 66.00 £197,000 £189,120 £2,865

Badminton Road, Downend 3 bed semi 3 98.00 £330,000 £316,800 £3,233 Space

Bellway, Emersons Green Wilcott 4b det 2 107.20 £345,000 £331,200 £3,090 Garage

Strongvox Kingswood 1 bed flat 1 50.00 £147,500 £141,600 £2,832

Strongvox Kingswood 2 bed flat 1 62.00 £175,000 £168,000 £2,710

Woodstock Rd, Kingswood 3 bed detached 2 90.00 £325,000 £312,000 £3,467 Garage

Woodstock Rd, Kingswood 3 bed semi 2 90.00 £295,000 £283,200 £3,147 Garage

Woodstock Rd, Kingswood 2 bed semi 2 £250,000 £240,000



Asking Prices Rural Locations

Address Housetype No. floors Gross internal Asking Assumed Assumed Comment
area sqm price value (less 4%) value per sqm

Lime Kiln Court, Itchington Althorp 3b semi 2 86.26 £325,000 £312,000 £3,617 Garage

Lime Kiln Court, Itchington Bowood 3b semi 2 85.17 £315,000 £302,400 £3,551 Garage

Lime Kiln Court, Itchington Osborne 4b det 2 157.00 £625,000 £600,000 £3,822 Double garage

Lime Kiln Court, Itchington Melford 5 bed det 3 144.00 £475,000 £456,000 £3,167 Garage

Barratt, Thornbury 3 bed semi 2 76.00 £290,000 £278,400 £3,663 Space

David's Lane, Alveston 4 bed detached 2 £450,000 £432,000 Garage

Barratt, Thornbury Woodbridge 4b terr 3 118.00 £326,995 £313,915 £2,660 Space

Thornbury 3 bed detached 2 93.00 £375,000 £360,000 £3,871 Garage. Single plot.

Ex Bloors, Thornbury 3 bed terrace 3 90.60 £319,950 £307,152 £3,390 Spaces

Barratt, Thornbury Barwick 3b terrace 2 75.00 £294,995 £283,195 £3,776 Space

Thornbury 2 bed terrace 2 56.70 £200,000 £192,000 £3,386 Space

Camden Gardens Marshfield Plot 1 3b detached 2 105.00 £460,000 £441,600 £4,206 Spaces

Camden Gardens Marshfield Plot 2 3b detached 2 108.00 £485,000 £465,600 £4,311 Spaces

Camden Gardens Marshfield Plot 3 3b detached 2 80.40 £445,000 £427,200 £5,313 Spaces

Camden Gardens Marshfield Plot 4 4b detached 2 129.00 £560,000 £537,600 £4,167 Garage



Sold prices in urban locations

Address Housetype No. floors Gross internal Sale date Sold price Sold price 

area sqm per sqm

 BS34

18 Acre Drive, Patchway 2 bed flat 1 56.25 11.12.15 £181,500 £3,227

64 Charlton Boulevard, 2 bed flat 1 58.30 11.12.15 £185,000 £3,173

Patchway

29 Halls Gardens 3 bed terrace 2 4.12 15 £235,000

Stoke Gifford

209 Bakers Ground 4 bed detached 2 2.3.16 £369,950

Stoke Gifford

47 Fabian Drive 4 bed detached 2 26.2.16 £399,000

Stoke Gifford

7 Chessel Drive, Patchway 4 bed detached 2 135.80 19.2.16 £348,000 £2,563

BS37

27 Normandy Drive, Yate 2 bed flat 1 55.00 12.2.16 £147,500 £2,682

70 Coopers Drive, Yate 2 bed semi 2 29.1.16 £215,000

30 Hollybrook Mews, Yate 2 bed house 2 16.2.16 £186,000

14 Brookthorpe Court, Yate 4 bed terrace 3 105.1 9.2.16 £230,000 £2,188

30 Oak Close, Yate 4 bed detached 2 16.2.16 £335,000

Appendix 3



Sold prices in rural locations

Address Housetype No. floors Gross internal Sale date Sold price Sold price 

area sqm per sqm

62 Wylington Road 2 bed semi 2 1.10.15 £217,000

Frampton Cotterell

33 St Saviours Rise

Frampton Cotterell 3 bed terrace 2 4.3.16 £235,000

174 Beesmoor Road, 5 bed detached 2 4.9.15 £555,000

Frampton Cotterell

9 Bush Court, Alveston 2 bed flat 1 60.00 17.12.15 £170,000 £2,833

33 Courville Close, Alveston 2 bed house 2 88.00 13.11.15 £245,000 £2,784

48 Badger Road, Thornbury 3 bed terrace 2 91.10 18.8.15 £256,450 £2,815

22 Foxglove Close, Thornbury 3 bed detached 2 82.00 11.12.15 £300,000 £3,659

42 Cumbria Close, Thornbury 4 bed link det. 2 116.00 18.8.15 £350,000 £3,017

6a Strode Common, Alveston 4 bed detached 2 4.12.15 £435,000

30 Turnpike Gate, Wickwar 4 bed detached 2 8.10.15 £407,000

9 Canters Leaze, Wickwar 4 bed detached 2 153.60 27.11.15 £435,500 £2,835

17 Canters Leaze, Wickwar 5 bed detached 3 178.40 26.2.16 £460,000 £2,578



Description: Rate per m2 gross internal floor area for the building Cost including prelims.

Last updated: 25-Jun-2016 12:19

 Rebased to Gloucester (95; sample 17)   

£/m2 study

Maximum age of results: 5 years

Building function
(Maximum age of projects)

£/m² gross internal floor area
Sample

Mean Lowest Lower quartiles Median Upper quartiles Highest

New build

Estate housing

Generally (5) 1,016 610 870 982 1,108 3,224 768

Single storey (5) 1,164 750 1,015 1,161 1,293 1,657 109

2-storey (5) 985 610 859 957 1,069 1,910 610

3-storey (5) 1,025 653 883 1,017 1,161 1,457 47

4-storey or above (5) 2,148 1,072 - - - 3,224 2

Estate housing detached
(5)

1,057 758 933 1,054 1,224 1,318 5

Estate housing semi
detached

Generally (5) 1,032 736 883 1,003 1,115 1,781 195

Single storey (5) 1,209 750 1,065 1,201 1,364 1,657 33

2-storey (5) 994 736 869 967 1,078 1,781 154

3-storey (5) 1,021 762 876 1,009 1,085 1,454 8

Estate housing terraced

Generally (5) 1,019 653 863 971 1,094 3,224 151

Single storey (5) 1,180 783 963 1,198 1,390 1,653 12

2-storey (5) 989 689 857 951 1,074 1,910 117

3-storey (5) 989 653 904 986 1,056 1,426 21

4-storey or above (5) 3,224 - - - - - 1

Flats (apartments)

Generally (5) 1,250 700 1,054 1,199 1,408 4,100 271

1-2 storey (5) 1,178 722 1,054 1,128 1,298 1,790 59

3-5 storey (5) 1,227 700 1,036 1,187 1,394 2,274 181

6+ storey (5) 1,518 931 1,257 1,465 1,573 4,100 31
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Summary Table of appraisals 

Shows land value outcomes from appraisals.

Assumes affordable tenures of 78/6/16 and affordable at 35%, to 14 unit scenarios and above.

9 unit scenarios with zero affordable housing also assume zero s106 contributions.

9 unit scenarios with affordable housing assume s106 contributions.

9 units with affordable 9 units with affordable

1 2 3 4 5 6 7 and s106 costs and s106 costs

No units Density Gross Area Net area Value Land Value Land Value Land Value Land Value 

dph ha ha Points Outcome per ha (gross) Outcome per ha (gross)

9 35 0.26 0.26 VP2 £501,823 £1,930,090 £292,014 £1,135,611

zero afford VP3 £501,823 £1,930,090 £336,064 £1,306,917

zero s106 VP4 £848,398 £3,263,070 £614,402 £2,389,342

VP5 £1,081,695 £4,160,366 £817,297 £3,178,377

50 0.18 0.18 VP2 £345,576 £1,919,869 £208,039 £1,155,774

VP3 £345,576 £1,919,869 £237,201 £1,317,786

VP4 £486,082 £2,700,454 £341,475 £1,897,083

VP5 £646,930 £3,594,058 £481,113 £2,672,848

14 35 0.40 0.40 VP2 £365,314 £913,285

Affordable VP3 £413,246 £1,033,115

and s106 VP4 £804,521 £2,011,303

VP5 £1,110,318 £2,775,795

50 0.28 0.28 VP2 £246,619 £880,782

VP3 £289,569 £1,034,175

VP4 £485,687 £1,734,597

VP5 £711,852 £2,542,328

35 35 1.00 1.00 VP2 £988,488 £988,488

Affordable VP3 £1,169,824 £1,169,824

and s106 VP4 £2,068,420 £2,068,420

VP5 £2,828,022 £2,828,022

50 0.70 0.70 VP2 £587,070 £838,672

VP3 £779,882 £1,114,118

VP4 £1,151,686 £1,645,266

VP5 £1,699,575 £2,427,965

75 35 2.35 2.14 VP2 £1,387,825 £590,564

Affordable VP3 £1,700,742 £723,720

and s106 VP4 £3,517,796 £1,496,934

VP5 £4,994,445 £2,125,296

50 1.65 1.50 VP2 £620,626 £376,137

VP3 £923,688 £559,811

VP4 £1,820,014 £1,103,039

VP5 £2,905,231 £1,760,746

300 35 10.30 8.60 VP2 £6,251,841 £606,975

Affordable VP3 £7,501,671 £728,318

and s106 VP4 £14,864,434 £1,443,149

VP5 £20,569,360 £1,997,025

50 7.20 6.00 VP2 £2,461,103 £341,820

VP3 £3,690,731 £512,602

VP4 £7,018,778 £974,830

VP5 £11,123,472 £1,544,927

Scenarios of 14 units and above with affordable Greenfield Employment Employment Residential

LV per ha (gross) £385,000 £1,000,000 £1,375,000 £2,420,000

Averages 35dph VP2 £774,828

LV/ha VP3 £913,744

VP4 £1,754,952

VP5 £2,431,534

50dph VP2 £609,353

VP3 £805,176

VP4 £1,364,433

VP5 £2,068,991

Scenarios of 9 units with no affordable Greenfield Employment Employment Residential

£385,000 £1,000,000 £1,375,000 £2,420,000

Averages 35dph VP2 £1,930,090

LV/ha VP3 £1,930,090

VP4 £3,263,070

VP5 £4,160,366

50dph VP2 £1,919,869

VP3 £1,919,869

VP4 £2,700,454

VP5 £3,594,058

Scenarios of 9 units with affordable Greenfield Employment Employment Residential

£385,000 £1,000,000 £1,375,000 £2,420,000

Averages 35dph VP2 £1,135,611

LV/ha VP3 £1,306,917

VP4 £2,389,342

VP5 £3,178,377

50dph VP2 £1,155,774

VP3 £1,317,786

VP4 £1,897,083

VP5 £2,672,848
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