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Land at Broomhill Lane, Reepham 
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Instructions 
 
This viability assessment is submitted to Broadland District Council to accompany two planning applications on 
allocated site REP1, in Reepham.  Firstly, a Reserved Matters application for 141 dwellings on the allocated land as 
summarised later in this report, secondly, an outline application for a Sports Hall to the south of Reepham Academy 
off Whitwell Road.  Lovell are proposing to contribute £1,500,000 towards the development of the new sports facility 
however this has an impact on the viability of the scheme at policy level. 
 
The FVA has been prepared by a suitably qualified practitioner, as defined in the RICS Financial Viability in Planning: 
Conduct and Reporting, effective from 1 September 2019.  As required, we confirm that we have acted: 
 
• With objectivity; 
• Impartially; 
• Without interference; and  
• With reference to all appropriate available sources of information. 
 
Terms of Engagement 
 
We confirm that we have received a fixed fee for this instruction and no performance related or contingent fees are 
payable. 
 
Confidentiality 
 
We understand that the report will be submitted to Broadland District Council as a supporting document to the 
planning application.  In line with the current NPPF, we understand this document will be made publically available,  
although commercially sensitive information may be redacted. 
 
Report Limitations 
 
Although this report has been prepared in line with RICS valuation guidance, it is first and foremost a supporting 
document to the planning application in order to inform Section 106 negotiations.  Therefore it should be noted that, 
as per Professional Standards 1 of the RICS Valuation Global Standards 2017 Incorporating the International 
Valuation Standards, advice given expressly in preparation for, or during the course of, negotiations or possible 
litigation does not form part of a formal “Red Book” valuation and should not be relied upon as such. 
 
Date of Appraisal 
 
The date of appraisal is the date of this report, being 22 March 2020. 
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1. Executive Summary 
1.1 The application site currently comprises an open area of grassland, off Broomhill Lane, Reepham.  The application 

site extends to a gross area of circa 7.77 hectares (19.23 acres). 

1.2 We have appraised a scheme that includes 141 dwellings including open space, associated infrastructure and 
access.   

1.3 We have assessed the development economics of the proposed scheme in order to identify the level of planning 
obligations the scheme can sustain. We have appraised the scheme using Argus Developer (Version 6) and have 
based our appraisal upon the plan and schedule of accommodation attached at Appendix 1.  

1.4 In line with the NPPF (July 2018), PPG, local planning policy and the RICS, site-specific financial viabilities remain 
a material consideration in determining how much and what type of affordable housing should be required in 
residential and mixed-use developments.  

1.5 Viability appraisals can be used to analyse and justify planning applications to ensure that Section 106 
requirements do not make a scheme unviable. 

1.6 We understand that, if the residual value of a proposed scheme is reduced to significantly below an appropriate 
viability benchmark sum (in brief, the viability benchmark sum is arrived at following consideration of the Existing 
Use Value plus a buffer (EUV+)), then it is commercially unviable to pursue such a scheme and it therefore follows 
that the scheme is unlikely to proceed.  

1.7 If a scheme is being rendered unviable because of Section 106 requirements, it may be appropriate to look at 
reducing the burden of those requirements in order to facilitate delivery.  

1.8 Having appraised the proposed scheme the results confirm that, at policy levels, the scheme does not deliver a 
value that achieves an appropriate benchmark sum and thus would not be considered technically viable. 

1.9 In terms of Section 106 contributions, we are advised these will include a £1,500,000 contribution towards a 
Sports Hall.  We have also allowed for a CIL payment at the current rate.   

1.10 We have compared the resulting Residual Land Value to our Site Value Benchmark to ascertain whether there is 
a deficit or surplus against our Benchmark. In this case our Site Value Benchmark has been determined by giving 
consideration to the EUV+, in accordance with the NPPF2. 

1.11 We have appraised the proposed scheme on the bases set out in the table below. Please see Appendices 2 and 
3 for the full appraisals. 

 

It can be seen that the proposed scheme, with 20% affordable provision and £1,500,000 contribution towards the 
Sports Hall, is marginally unviable.  The Applicant is, however, happy to agree viability at this level. 

At policy level, the scheme is commercially unviable. 

Typology Residual Land Value Site Value Benchmark Surplus/Deficit Against 
Benchmark 

20% AH £1,971,529 £2,000,000 -£28,471 

Policy AH £1,012,602 £2,000,000 -£987,398 
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2. Introduction 

2.1. Client Instruction 
 

2.1.1. We have been instructed by the applicant to examine the economic viability of this residential led scheme, to 
determine the level of planning obligations that the proposed development can support whilst remaining viable.  

2.2. Information Provided 
 

2.2.1. We have been provided with, and have relied upon, the following information from the applicant: 

• Site area plan and accommodation schedule as attached at Appendix 1; 
• Abnormal costs as advised by the Applicant; and 
• Infrastructure costs as advised by the Applicant. 

 



 

 

 

6  

 
 

Land at Broomhill Lane, Reepham 
Viability Assessment Report 
 

3. Subject Description 

3.1. Site Location  
3.1.1. The application site is located to the south east of the small market town of Reepham, in Norfolk.  It is situated 

on the B1145 road, between the Bure and Wensum valleys, about 12 miles to the north west of Norwich.  As at 
the 2011 Census, the town had a population of 2,706.   

3.1.2. It is a well serviced town, with a wide range of local amenity including local shops, Reepham High School and 
College and a primary school.  There is also a doctor’s surgery and a church. 

3.1.3. Reepham is identified as a Key Service Centre in the Joint Core Strategy, where approximately 100-200 new 
homes are proposed in the period to 2026. 

3.1.4. We attach an extract from a location plan below, showing the location of Reepham in its regional context:  
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3.2. Site Description 
3.2.1. The site comprises open land, forming a rough T-shape, extending in all to about 7.77 hectares (19.23 acres).  It 

is an allocated site, (allocation ref REP1) which states: 
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3.3. Proposed Development 
3.3.1. The Applicant proposes to submit two applications: firstly, a Reserved Matters application for 141 dwellings on 

the allocated land and, secondly, an outline application for a Sports Hall to the south of Reepham Academy off 
Whitwell Road. 

3.3.2. We have been provided with an accommodation schedule by the Applicant, proposing 113 open market dwellings 
comprising a mix of terraced, semi detached and detached units, including some bungalows and a range of either 
single or double garages. 

3.3.3. In addition, the Applicant also proposes 17 affordable rented tenure units, offering both two storey housing and 
bungalows alongside a small number of flats, all with parking provision, and 11 semi-detached shared ownership 
units.  The Applicant therefore proposes a 20% affordable housing provision. 

3.3.4. A summary of the proposed accommodation is shown below: 

Open Market        
        

House Type Type Beds Sq M Sq Ft No. of 
Units 

Total Sq 
Ft 

Total Sq 
M 

H663 Mid Terrace 2 61.60 663 1 663 61.60 
H663 End Terrace 2 61.60 663 2 1,326 123.20 
H663 Semi Detached 2 61.60 663 12 7,957 739.20 
H789 Semi Detached 2 73.30 789 14 11,046 1,026.20 
B840 Detached Bungalow 2 78.00 840 6 5,038 468.00 
H897 Semi Detached 3 83.30 897 6 5,380 499.80 
H897 Semi Detached 3 83.30 897 6 5,380 499.80 
B979 Detached Bungalow 2 91.00 980 8 7,836 728.00 
H980 Detached House 3 91.00 980 9 8,816 819.00 

H1015 Detached House 3 94.30 1,015 13 13,196 1,225.90 
B1259 Detached Bungalow 3 117.00 1,259 7 8,816 819.00 
H1262 Detached House 4 117.20 1,262 11 13,877 1,289.20 
H1437 Detached House 4 133.50 1,437 9 12,933 1,201.50 
H1437 Detached House 4 133.50 1,437 1 1,437 133.50 
H1590 Detached House 4 154.10 1,659 4 6,635 616.40 
H1910 Detached House 4 177.40 1,910 4 7,638 709.60 
Total         113 117,973 10,959.90 

        
Affordable Rented       
        

House Type Type Beds Sq M Sq Ft No. of 
Units 

Total Sq 
Ft 

Total Sq 
M 

1B/2P Flat Flat 1 50.00 538 4 2,153 200.00 
1B/2P Detached Bungalow 1 50.00 538 1 538 50.00 
1B/2P Semi Detached 2 58.00 624 2 1,249 116.00 
2B/4P Detached Bungalow 2 70.00 753 1 753 70.00 
2B/4P Semi Detached 2 79.00 850 4 3,401 316.00 
3B/5P Detached Bungalow 3 86.00 926 1 926 86.00 
3B/6P Semi Detached 3 93.00 1,001 3 3,003 279.00 



 

 

 

9  

 
 

Land at Broomhill Lane, Reepham 
Viability Assessment Report 
 

4B/7P Detached House 4 106.00 1,141 1 1,141 106.00 
Total         17 13,164 1,223.00 

        
Shared Ownership       
        

House Type Type Beds Sq M Sq Ft No. of 
Units 

Total Sq 
Ft 

Total Sq 
M 

2B/4P  Semi Detached 2 79.00 850 5 4,252 395.00 
3B/5P Semi Detached 3 93.00 1,001 6 6,006 558.00 
Total         11 10,258 953.00 

3.3.5. In order to demonstrate the deliverability of the Applicant’s proposal, we have also tested the scheme on the 
assumption of a policy compliant basis and so have also modelled a scheme with 33% affordable housing, in 
addition to the full Section 106 requirements.  We have therefore amended the proposed accommodation 
schedule to reflect this, as follows: 

Open Market        
        

House Type Type Beds Sq M Sq Ft No. of Units Total Sq 
Ft Total Sq M 

H663 Mid Terrace 2 61.60 663 1 663 61.60 
H663 End Terrace 2 61.60 663 2 1,326 123.20 
H663 Semi Detached 2 61.60 663 8 5,305 492.80 
H789 Semi Detached 2 73.30 789 6 4,734 439.80 
B840 Detached Bungalow 2 78.00 840 4 3,358 312.00 
H897 Semi Detached 3 83.30 897 4 3,587 333.20 
H897 Semi Detached 3 83.30 897 4 3,587 333.20 
B979 Detached Bungalow 2 91.00 980 8 7,836 728.00 
H980 Detached House 3 91.00 980 8 7,836 728.00 

H1015 Detached House 3 94.30 1,015 13 13,196 1,225.90 
B1259 Detached Bungalow 3 117.00 1,259 7 8,816 819.00 
H1262 Detached House 4 117.20 1,262 11 13,877 1,289.20 
H1437 Detached House 4 133.50 1,437 9 12,933 1,201.50 
H1437 Detached House 4 133.50 1,437 1 1,437 133.50 
H1590 Detached House 4 154.10 1,659 4 6,635 616.40 
H1910 Detached House 4 177.40 1,910 4 7,638 709.60 
Total         94 102,764 9,546.90 

        
Affordable Rented       
        

House Type Type Beds Sq M Sq Ft No. of Units Total Sq 
Ft Total Sq M 

1B/2P Flat Flat 1 50.00 538 8 4,306 400.00 
1B/2P Detached Bungalow 1 50.00 538 3 1,615 150.00 
1B/2P Semi Detached 2 58.00 624 4 2,497 232.00 
2B/4P Detached Bungalow 2 70.00 753 2 1,507 140.00 
2B/4P Semi Detached 2 79.00 850 8 6,803 632.00 
3B/5P Detached Bungalow 3 86.00 926 2 1,851 172.00 
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3B/6P Semi Detached 3 93.00 1,001 6 6,006 558.00 
4B/7P Detached House 4 106.00 1,141 2 2,282 212.00 
Total         35 26,867 2,496.00 

     
Plus 10% 
Circ 27,298 2,536.00 

Shared Ownership       
        

House Type Type Beds Sq M Sq Ft No. of Units Total Sq 
Ft Total Sq M 

2B/4P  Semi Detached 2 79.00 850 4 3,401 316.00 
3B/5P Semi Detached 3 93.00 1,001 8 8,008 744.00 
Total         12 11,410 1,060.00 

        
     141 141,041 13,102.90 

3.3.6. An extract of the site layout plan, as proposed by the Applicant, is shown below: 
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4. Methodology 

4.1. Financial Viability Assessments 
4.1.1. In line with the NPPF, site-specific financial viabilities are a material consideration in determining how much and 

what type of affordable housing should be required in residential and mixed-use developments. 

4.1.2. As such, viability appraisals can and should be used to analyse and justify planning obligations to ensure that 
Section 106 requirements do not make a scheme unviable. 

4.1.3. The RICS define financial appraisals for planning purposes as: 

‘An objective financial viability test of the ability of a development project to meet its costs including the cost of 
planning obligations whilst ensuring an appropriate site value for the landowner and a market risk adjusted return 
to a developer in delivering a project.’ 

4.1.4. The logic is that, if the residual value of a proposed scheme is reduced to significantly below an appropriate 
viability benchmark sum, it follows that it is unviable to pursue such a scheme, and the scheme is unlikely to 
proceed.  

4.1.5. If a scheme is being rendered unviable because of Section 106 requirements, it may be appropriate to look at 
reducing the burden of those requirements in order to facilitate viability. 
 

4.2. Residual Land Valuation 
4.2.1. The financial viability of development proposals is determined using the residual land valuation method.  A 

summary of this valuation process can be seen below: 
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4.3. Factors Affecting Liability 
 
4.2.1 The following factors are particularly relevant to viability: 
 

• The quantity and tenure mix of the affordable housing; 
• 'Other' Section 106 costs (e.g. POS, fire hydrants, direct highways etc); 
• Optimum land uses within the development; 
• Family sized units; 
• Market conditions; 
• Timing of delivery; 
• Abnormal building costs; 
• CIL; and 
• Particular planning requirements. 
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5. Site Value Benchmark  

5.1. Introduction 

5.1.1. Identifying an appropriate viability benchmark sum requires judgement bearing in mind that national planning 
guidance indicates that appropriate land for housing should be 'encouraged' to come forward for development.   

5.1.2. The July 2018 Viability Guidance states: 
 

“a benchmark land value should be established on the basis of the existing use value (EUV) of the land plus a 
premium for the landowner.  The premium for the landowner should reflect the minimum return at which it is 
considered a reasonable landowner would be willing to sell their land.  The premium should provide a reasonable 
incentive, in comparison with other options available, for the landowner to sell land for the development, while 
allowing a sufficient contribution to comply with policy requirements.” 

 
5.1.4 The Guidance goes on to say that benchmark land value should: 

 
a) be based upon existing use value; 
b) allow for a premium to landowners; 
c) reflect the implications of abnormal costs; site-specific infrastructure costs; and professional site fees, and 
d) be informed by market evidence including current uses, costs and values where possible.  Where recent 

market evidence is used to inform assessment of benchmark land value, this evidence should be based 
on developments which are compliant with policies, including affordable housing.  Where this evidence is 
not available, plan makers and applicants should identify and evidence any adjustments to reflect the cost 
of policy compliance.  This is so that historic benchmark land values of non-policy compliant developments 
are not used to inflate values over time. 

 
5.1.5 Where viability testing is used to inform decision making, under no circumstances will the price paid for land be a 

relevant justification for failing to accord with relevant policies in the plan. 
 
5.1.6 Existing use value is the value of the land in its existing use together with the right to implement any development 

for which there are policy compliant extant planning consents, included realistic deemed consents, but without 
regard to alternative uses.  Existing use value is not the price paid and should disregard hope value. 

 
5.1.7 The premium in the EUV+ approach to benchmark land value is the second component.  It is the amount above 

the EUV that goes to the landowner.  The premium should provide a reasonable incentive for a landowner to 
bring forward land for development while allowing a sufficient contribution to comply with policy requirements. 

 
5.1.8 A reasonable premium will be informed by professional judgment and must be based upon the best available 

evidence.  This should include market evidence and can include benchmark land values from other viability 
assessments.  Any data used should reasonably identify any adjustments necessary to reflect the cost of policy 
compliance, including affordable housing, or differences in the quality of land, site scale, market performance of 
different building use types and reasonable expectations of local landowners. 

 
5.1.9 Alternative use value (AUV) of the land may be informative in establishing the benchmark land value.  If applying 

alternative uses in determining the benchmark land value, these should be limited to those uses which have an 
existing implementable permission for that use.  If evidence of AUV is being considered the premium to the 
landowner must not be double counted. 
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5.2. Adopted Site Value Benchmark 
5.2.1. As existing, the site comprises amenity/agricultural land, extending to 7.77 hectares (19.23 acres), approximately.  

The subject site is also allocated for residential development under allocation reference REP1.  We have had 
regard to this when considering the premium over EUV that a willing vendor might be prepared to sell at. 

5.2.2. The GNLP Interim Viability Study (2019) applies a flat agricultural rate to greenfield sites, and this is £10,000 per 
acre.  Adopting this as our agricultural land rate results in an Existing Use Value of £192,300. 

5.2.3. In order to calculate the Benchmark Land Value, the guidance permits an uplift to the value to reflect hope that a 
planning permission could be achieved, known as EUV+. 

5.2.4. The site is allocated for housing in the Local Plan and therefore it has a very strong chance of achieving a consent.  
This must be factored into the “plus” element of the calculation. 

5.2.5. We have looked at the draft GNLP Viability Study (2019) which, whilst not adopted, provides useful guidance.  
The report recommends a multiplier approach and, adopts multipliers ranging from 10 to 17.5 of EUV. 

5.2.6. The subject site is allocated, however it carries a lot of abnormal cost and perceived complexity, both due to the 
shape of the site and the requirement for the Sports Hall within the allocation text.  We have therefore adopted a 
multiplier towards the lower end of the range, at 10 times EUV. 

5.2.7. This results in a Benchmark Land Value of £1,923,000, which we have rounded to £2,000,000 for reporting 
purposes.  This equates to just over £100,000 per gross acre, which we consider appropriate. 

5.2.8. The Benchmark Land Value is therefore £2,000,000. 
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6. Appraisal Modelling Assumptions – GDV 

6.1. Residential Values 
6.1.1. We have assessed a number of comparable transactions in the area to form an opinion of value for the proposed 

apartments at the property, taking into account the location, size, aspect, provision of outside space, proposed 
accommodation and parking provision.  

6.1.2. We have obtained details of new build sales from the NR10 post code area from the Land Registry and have 
discussed the resultant values with our colleagues in Savills Norwich Residential Development Sales team.  The 
new build sales from the past 12 months are shown below: 

Postcode Type Sq M Sq Ft Sale Price £/Sq M £/Sq Ft Sale Date 
NR10 3FZ Semi 58.00 624 £199,995 £3,448 £320 21/06/2019 
NR10 3FZ Semi 58.00 624 £197,995 £3,414 £317 21/06/2019 
NR10 3FZ Semi 58.00 624 £201,995 £3,483 £324 29/11/2019 
NR10 3FZ Semi 58.00 624 £201,995 £3,483 £324 29/11/2019 
NR10 3FZ Semi 77.00 829 £267,995 £3,480 £323 20/09/2019 
NR10 3GB Semi 77.00 829 £267,995 £3,480 £323 31/05/2019 
NR10 3GB Semi 77.00 829 £268,995 £3,493 £325 31/05/2019 

    463.00 4,984 £1,606,965 £3,471 £322   
NR10 3FZ Detached 93.00 1,001 £275,000 £2,957 £275 26/04/2019 
NR10 3FZ Semi 93.00 1,001 £285,995 £3,075 £286 24/09/2019 

    186.00 2,002 £560,995 £3,016 £280   
NR10 3FZ Detached 127.00 1,367 £362,995 £2,858 £266 18/10/2019 
NR10 3GB Detached 127.00 1,367 £362,995 £2,858 £266 26/04/2019 
NR10 3FZ Detached 143.00 1,539 £386,995 £2,706 £251 15/03/2019 
NR10 3FZ Detached 143.00 1,539 £385,995 £2,699 £251 01/11/2019 
NR10 3FZ Detached 143.00 1,539 £384,995 £2,692 £250 29/03/2019 
NR10 3FZ Detached 143.00 1,539 £387,995 £2,713 £252 21/06/2019 
NR10 3FZ Detached 143.00 1,539 £387,995 £2,713 £252 28/06/2019 
NR10 3GB Detached 143.00 1,539 £384,995 £2,692 £250 28/06/2019 
NR10 3FZ Detached 148.00 1,593 £394,995 £2,669 £248 12/04/2019 
NR10 3FZ Detached 148.00 1,593 £393,995 £2,662 £247 21/06/2019 

    1,408.00 15,156 £3,833,950 £2,723 £253   
NR10 3FZ Detached 164.00 1,765 £432,995 £2,640 £245 20/09/2019 
NR10 3FZ Detached 182.00 1,959 £463,995 £2,549 £237 30/04/2019 
NR10 3GB Detached 182.00 1,959 £465,995 £2,560 £238 12/04/2019 
NR10 3GB Detached 184.00 1,981 £487,995 £2,652 £246 07/06/2019 

    712.00 7,664 £1,850,980 £2,599.69 £242   
 Total/Average   2,769.00 29,806 £7,852,890 £2,836.00 £263   

6.1.3. The average unit size of the new build comparables shown above is considerably larger than the average unit 
size at the proposed scheme.  There needs to be an appropriate adjustment for quantum.  Furthermore, the 
proposed scheme includes a number of bungalows, which command a higher rate per sq ft. 

6.1.4. Based on our research and advice from Savills Norwich Residential Development Sales team, we have adopted 
a Gross Development Value (GDV) for the proposed open market units equating to £282/sq ft.  
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6.2. Affordable Housing Values  
6.2.1. We have appraised the GDV of the affordable housing units by adopting 45% of open market value for the 

affordable rented tenure units and 75% of open market value for the shared ownership tenure.  This is in 
accordance with recent bids we have had sight of for other affordable housing provisions in the area. 
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7. Appraisal Modelling Assumptions – Costs  

7.1. Introduction 
7.1.1. The following assumptions have been adopted in assessing the costs of the proposed scheme. 

7.2. Build Costs  
7.2.1. In forming our opinion of build cost, we have referred to the latest BCIS update, which reports median costs for 

estate house building at £1,173 per sq m (£108.97 per sq ft) and for bungalows at £1,338 per sq m (£124.30 per 
sq ft).  Applying these build costs to the proposed scheme, results in a blended rate for the open market housing 
of £111.79 per sq ft, for the affordable rented units £111.63 per sq ft and for the shared ownership units, £108.97 
per sq ft.  Overall, the build cost is £111.57 per sq ft. 

7.2.2. For the policy compliant scheme, the amended mix results in a slight variation, resulting in an overall build cost 
equating to £111.70 per sq ft. 

7.2.3. The scheme includes 71 single garages and 9 double garages.  We have not factored an additional cost for the 
construction of these, but have included this within the median BCIS rate above. 

7.2.4. In addition, we have been advised of the following costs by the Applicant: 

• Road/Site Works: £2,356,575 

• Plot Externals (plot paths, driveways, landscaping, fencing, etc): £2,618,204 

• Services: £744,705 

• Improvements to Broomhill Lane: £569,120 

• Cycle Path: £68,047 

• Highway Design Costs: £37,784 

7.3. Contingencies 
7.3.1. We have applied a 5% contingency on all build costs as per standard practice.  

7.4. Professional Fees 
7.4.1. In this instance we have adopted professional fees of 8.00%. We have not been provided with a detailed 

breakdown of anticipated professional fees and therefore reserve the right to review our approach. 

7.5. Sales/Letting Fees 
• Residential sales agent: 1.50% 

• Marketing: £500 per unit (open market units only) 

• Sales agent fee for the affordable units: 1.00% 

• Legal Fee on sales: 0.50% 

• Legal Fees on acquisition: 0.50% 
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• Stamp duty on acquisition at the prevailing rate. 

7.6. Planning Obligations 
7.6.1. We have included the following estimated payments as advised by the Applicant:  

• CIL payments based on current rate of £74.55 per sq m, applied to both open market houses and 
garages; and 

• S106 financial contributions including £1,500,000 for the Sports Hall. 

The S106 requires a play area and we have allowed a cost for setting this out of £30,000 in our appraisal.   

7.7. Profit 
7.7.1. Based on our experience and research, and in line with accepted viability practise, we have included a developer’s 

return of 20% on GDV on the open market units and 6% on the affordable units.  

7.7.2. This results in a blended rate on the proposed scheme of 18.55% and on the policy compliant scheme of 17.66%.  
It should be noted that, at the current time, we consider the margin applied to be low. 

7.8. Finance 
7.8.1. In accordance with RICS guidance, we have assumed that the development will be 100% debt financed, at a rate 

debit rate of 6.00%. 

7.9. Timescales  
7.9.1. We have not been provided with a development programme and so have made assumptions for appraising the 

scheme.  These are detailed on the Argus reports attached at Appendices 2 and 3 respectively. 
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8. Conclusion 

8.1. Results  
8.1.1. We have appraised the proposed scheme against our Site Value Benchmark in order to fully understand the 

economics of the development and to establish the maximum level of planning obligations, including affordable 
housing, that the scheme can reasonably support.  

A summary of our appraisal results is set out below.  

8.2. Conclusions 
8.2.1. It can be seen that the proposed scheme, with 20% affordable provision and a £1,500,000 contribution towards 

the Sports Hall is marginally unviable.  The Applicant is however happy to agree viability at this level.    

8.2.2. At policy level, the scheme is commercially unviable. 

 

 

 

Typology Residual Land Value Site Value Benchmark Surplus/Deficit Against 
Benchmark 

20% AH £1,971,529 £2,000,000 -£28,471 

Policy AH £1,012,602 £2,000,000 -£987,398 



 

 

Appendix 1: Site Layout Plan 





 

 

 

Appendix 2: Policy Compliant Argus Appraisal 











 

 

 

Appendix 3: Proposed Scheme Argus Appraisal 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 










