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Executive Summary
ES 1

AspinallVerdi was appointed by Craven District Council in November 2016 to provide economic
viability advice in respect of the cumulative impact on development of the new Local Plan
policies.

ES 2

In 2016/17 we carried out detailed research and stakeholder consultation including a
stakeholder workshop on 1st March 2017. Following this we completed our viability assessment
report dated June 2017 (referred to as the “June 2017 report”). On the instructions of the
Council this report focussed on greenfield development typologies.

ES 3

We were subsequently instructed to undertake a further period of consultation particularly into
land values (and specifically Threshold Land Values (TLVs)) and update our viability
assessment. This is referred to as the “first Addendum report November 2017”.

ES 4

We have now been instructed to prepare a second Addendum report to appraise various
brownfield (previously developed land (PDL)) site typologies. This is to complement the original
greenfield site typologies.

ES 5

Throughout this report we refer to brownfield land and previously developed land (PDL)
interchangeably.

ES 6

In the original June 2017 report we also prepared generic brownfield land appraisals for
supported living typologies (sheltered housing and extra-care). In the interests of completeness
we have also taken the opportunity to review these typologies in the context of the updated
brownfield evidence herein; and to prepare greenfield typologies for the same.

ES 7

This Addendum report should be read in conjunction with the previous June 2017 and
November 2017 reports.

ES 8

Our general approach is illustrated on the diagram below (see Figure ES1). This is explained in
more detail in section 4 – Viability Assessment Method.
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Figure ES1 - Balance between RLV and TLV

ES 9

For the purposes of this report we have created some additional brownfield land typologies.
These are generic typologies, but loosely based upon the brownfield site allocations an
indicative of the type of development likely to come forward (Appendix 1).

ES 10 We have updated our development cost assumptions to reflect the new brownfield typologies
as follows:


Allowance for site clearance / demolitions etc.

-

£50,000 per acre



Contingency

-

5% (increased from 3%).

ES 11 We have carried out additional research into brownfield land values (existing use value (EUV)
and threshold land values (TLVs)).
ES 12 There is a very wide range of potential EUV’s and therefore TLV’s which could apply for
brownfield land. This is due to the very wide range of potential current uses for land and
premises. We have adopted a TLV rate for brownfield land of £350,000 per acre / £864,850 per
ha based on the above evidence.
ES 13 This includes a premium over EUV of 30% which is at the top end of the recommended range
(10-30%) and therefore builds in an additional level of contingency / buffer.
ES 14 Note that this is for plan making purposes only and not indicative of values which
landowners can expect in all cases. The value of particular sites will depend upon the
specific use of the site, levels of contamination, remediation and site clearance required.
It is not appropriate for land owners with these constraints to expect gross site values in
excess of greenfield sites.
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ES 15 Our detailed assumptions and results are set out in our June 2017 and November 2017 reports
and where they have changed, sections 5 and 6 of this report, together with our detailed
appraisals which are appended (Appendix 3). In summary we make the following
recommendations.

Figure ES2 – Summary Recommendations
Residential Typology

Greenfield

Brownfield

30%

25%

Residential (general needs)
Small schemes between 6-10
dwellings within designated
rural areas
Age Restricted / Sheltered
Housing
Assisted Living / Extra Care
Housing

1
2

£245 psm commuted sum

1

£230 psm commuted sum

2

(from Nov 2017 report)
30% on-site /

25% on-site /

£380 psm commuted sum

£325 psm commuted sum

13% on-site /

8% on-site /

£160 psm commuted sum

£100 psm commuted sum

Based on equivalent contribution for 30% affordable housing on-site.
Reduced by 5% and rounded to reflect on-site reduction from 30% to 25%.
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1

Introduction

1.2

AspinallVerdi was appointed by Craven District Council in November 2016 to provide economic
viability advice in respect of the cumulative impact on development of the new Local Plan
policies.

1.3

In 2016/17 we carried out detailed research and stakeholder consultation including a
stakeholder workshop on 1st March 2017. Following this we completed our viability assessment
report dated June 2017 (referred to as the “June 2017 report”). On the instructions of the
Council this report focussed on greenfield development typologies.

1.4

We were subsequently instructed to undertake a further period of consultation particularly into
land values (and specifically Threshold Land Values (TLVs)) and update our viability
assessment. This is referred to as the “first Addendum report November 2017”.

1.5

We have now been instructed to prepare a second Addendum report to appraise various
brownfield (previously developed land (PDL)) site typologies. This is to complement the original
greenfield site typologies.

1.6

Throughout this report we refer to brownfield land and previously developed land (PDL)
interchangeably.

1.7

In the original June 2017 report we also prepared generic brownfield land appraisals for
supported living typologies (sheltered housing and extra-care). In the interests of completeness
we have also taken the opportunity to review these typologies in the context of the updated
brownfield evidence herein; and to prepare greenfield typologies for the same.

1.8

This Addendum report should be read in conjunction with the previous June 2017 and
November 2018 reports. We do not repeat information and analysis within this report which is
an update only.

1.9

Our Addendum report is set out in the same format as the June 2017 report in order to facilitate
cross-referencing, as follows:
Section 2 – National Planning Context
Section 3 – Local Plan Context
Section 4 – Viability Assessment Method
Section 5 – Residential Appraisals
Section 6 – Supported Living
Section 7 – Conclusions and Recommendations

1
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2

National Planning Context

2.1

Our economic viability appraisal has been carried out having regard to the various statutory
requirements comprising primary legislation, planning policy, statutory regulations and
guidance.

2.2

This is set out in the June 2017 report and not repeated here.

2.3

We note that the Local Plan is being examined under the 2012 National Planning Policy
Framework.

2
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3

Local Plan Context

3.1

This section of our report sets out the Local Plan context for Craven.

3.2

This is set out in the June 2017 and November 2017 report and not repeated here.

Draft Policy H2: Affordable Housing
3.3

This states that:
a) Local affordable homes that are needed in the plan area will be delivered by:
I. the provision of a minimum of 30% of proposed new dwellings as affordable housing on
greenfield sites of 11 dwellings or more, and on any site with a combined gross floor area of
more than 1000 sqm. In designated rural areas, proposals on greenfield sites of 6 to 10
dwellings, will be required to make an equivalent financial contribution. Development proposals
that seek to provide a lower level of affordable housing contribution will not be acceptable
unless it can be clearly demonstrated that exceptional circumstances exist which justify a
reduced affordable housing contribution.
II. negotiating with developers and landowners on brownfield sites to secure a proportion of
new dwellings as affordable housing or to secure an equivalent financial contribution. In
negotiating schemes the local planning authority will look to maximise provision having regard
to the circumstances of individual sites and scheme viability. Developers will be expected to
conduct negotiations on a transparent and ‘open book’ basis. In appropriate circumstances, the
local planning authority will apply vacant building credit and will reduce on-site and/or financial
contributions accordingly.

3.4

The Local Plan Inspector has requested confirmation of the target (%) of affordable housing on
brownfields sites in order to make part II of the policy ‘effective’ and therefore ‘sound’ – hence
this Addendum report.

3

Craven – Local Plan Viability Addendum Report
Brownfield Land and Supported Living Typologies
October 2018

4

Viability Assessment Method

4.1

In this section of our June 2017 report we set out our detailed viability methodology, the
relevant professional guidance and some important principles of land economics. We do not
repeat this again here however the following aspects are key for this Addendum.

The Harman Report
4.2

3

The Harman report ‘Viability Testing Local Plans’ (June 2012) refers to the concept of
‘Threshold Land Value’ (TLV). We adopt this terminology throughout this report as it is an
accurate description of the important value concept. Harman states that the ‘Threshold Land
Value should represent the value at which a typical willing landowner is likely to release land for
development.’4

4.3

Harman recommends that ‘the Threshold Land Value is based on a premium over current use
values ….’5

4.4

The Harman report clearly favours an approach to benchmarking which is based on current /
existing use value plus a premium. However, in practice development sites are transacted by
reference to the Market Value which for development land is derived from the Residual Land
Value (RLV).

Guidance on EUV Premiums
4.5

More recently greater emphasis is being placed on the existing use value (EUV) + premium
approach to planning viability to break the circularity of ever increasing land values. This
circularity is described in detail in the research report by the University of Reading, ‘Viability and
the Planning System: The Relationship between Economic Viability Testing, Land Values and
Affordable Housing in London’ (January 2017) and the policy response considered in the new
Mayor of London SPD ‘Homes for Londoners’ (August 2017).

4.6

In terms of the EUV + premium approach, the HCA Transparent Viability Assumptions (August
2010) published a consultation paper on transparent assumptions for Area Wide Viability
Modelling. This notes that, ‘typically, this gap or premium will be expressed as a percentage
over EUV for previously developed land and as a multiple of agricultural value for greenfield
6

land’ . It also notes that benchmarks and evidence from planning appeals tend to be in a range
3

Local Housing Delivery Group, Local Government Association / Home Builders Federation / NHBC (20 June 2012) Viability
Testing Local Plans, Advice for planning practitioners, Edition 1 (the ‘Harman’ report)
4
Local Housing Delivery Group, Local Government Association / Home Builders Federation / NHBC (20 June 2012) Viability
Testing Local Plans, Advice for planning practitioners, Edition 1 (the ‘Harman’ report) page 28
5
Local Housing Delivery Group, Local Government Association / Home Builders Federation / NHBC (20 June 2012) Viability
Testing Local Plans, Advice for planning practitioners, Edition 1 (the ‘Harman’ report) page 29
6
The HCA Area Wide Viability Model, Annex 1 Transparent Viability Assumptions, August 2010, Consultation Version para 3.3

4
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of ‘10% to 30% above EUV in urban areas. For greenfield land, benchmarks tend to be in a
7

range of 10 to 20 times agricultural value’ .
4.7

This EUV + Premium approach is also endorsed by the 2018 NPPF/PPG.

Viability Modelling Best Practice
4.8

The general principle is that CIL/planning obligations including affordable housing (etc.) will be
levied on the increase in land value resulting from the grant of planning permission.

4.9

The uplift in value is calculated using a RLV appraisal.

Figure 4.1 below, illustrates the

principles of a RLV appraisal.

Figure 4.1 - Elements Required for a Viability Assessment8

Source: The Harman Report
4.10

Our specific appraisals for each for the land uses and typologies are set out in the relevant
section below.

4.11

In order to advise on the ability of the proposed uses/scheme to support affordable housing and
planning obligations we have benchmarked the residual land values from the viability analysis
against existing or alternative land use relevant to the particular typology – the Threshold Land
Value.

4.12

A scheme is viable if the total of all the costs of development including land acquisition,
planning obligations and profit are less than the Gross Development Value (GDV) of the
scheme. Conversely, if the GDV is less than the total costs of development (including land,
S106s and profit) the scheme will be unviable.

7

The HCA Area Wide Viability Model, Annex 1 Transparent Viability Assumptions, August 2010, Consultation Version para 3.5
Local Housing Delivery Group, Local Government Association / Home Builders Federation / NHBC (20 June 2012) Viability
Testing Local Plans, Advice for planning practitioners, Edition 1 (the ‘Harman’ report) page 25
8

5
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4.13

This approach is summarised on the diagram below (Figure 4.2).

Figure 4.2 - Balance between RLV and TLV

Source: AspinallVerdi © copyright
4.14

If the balance is positive, then the policy is viable. If the balance is negative, then the policy is
not viable and the CIL and/or affordable housing rates should be reviewed.

6
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5

Brownfield Residential

5.1

In this section we set out our updated assumptions in respect of brownfield typologies.

Brownfield Typology Assumptions
5.2

We set out at Appendix 1 our generic brownfield typologies.

5.3

These are based on a distillation of the following brownfield site allocations (Table 5.1).

Table 5.1 - PDL Site Allocations
Site Ref

Site Address

SK044

Former allotments and
garages, Broughton Rd,
Skipton

SK058
SK060

Est. Yield/
Number of Units

Site Area
(ha)

Density (dph)

Site
Typology
Proxy (see
Typologies
Matrix)

19

0.591

32

A

Whitakers Chocolate
Factory Site, Skipton

16

0.492

32

A

Business premises and
land, west of Firth
Street, Skipton

123

1.323

250 (building
conversion)

B

SG032

Car park off lower
Greenfoot and
Commercial St, Settle

13

0.412

32

D

SG035

FH Ellis Garage, Settle

32

0.162

200 (proposal
for specialist
accommodation
for older
people)

D / 13 /14

SG042

NYCC site depot,
Kirkgate, Settle

8

0.245

32

C

IN006

CDC Car Park,
Backgate, Ingleton

6

0.179

32

C

GA004

Neville House, Neville
Crescent, Gargrave

14

0.423

32

D

82 (new build)

Source: submission-draft-craven-local-plan-march-2018.pdf
5.4

It is important to note that the typologies in Appendix 1 are not meant to be site specific
appraisals for each or any of the above site allocations.

They are meant to be generic

brownfield schemes of the typology that may come forward during the Plan period.
5.5

Future viability appraisals for site specific decision taking may need to have regard to each and
every specific circumstance including: the current use of the site, the sustainability of that use,
the EUV of the site etc. (unless planning applications are policy compliant).

7
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Residential Value Assumptions
5.6

For the purposes of this Addendum we have not changed the sales values for market housing
or transfer values for affordable housing (which are consistent with our November 2017 report).

Residential Cost Assumptions
5.7

These are generally unchanged from our November 2017 report except for:


site clearance / demolitions and



contingency.

Site Clearance / Demolition etc.
5.8

For the purposes of the brownfield site typologies we have included a generic allowance for site
clearance / demolitions etc. (£ per acre).

This is a generic allowance to include all

contamination and remediation etc. (which should come off the value of the land in accordance
with the polluter pays principle).
5.9

This is based upon evidence from the following CIL and Local Plan enquiries (Table 5.2).

Table 5.2 - PDL Site Clearance / Demolition Evidence

Source: AspinallVerdi

8
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5.10

Table 5.2 illustrates a selection of Plan wide viability studies that AspinallVerdi has acted on
recently. As you can see the allowance that we have used for site clearance / demolitions for
brownfield sites ranges between £20,000 per acre (in Hambleton) up to £100,000 per acre in
Sandwell (which is a heavy industrial urban authority).

5.11

It is important to note that this issue is very rarely commented upon by stakeholders as each
brownfield site is unique. We have never received any objections from stakeholders to the site
clearance / demolitions assumptions.

5.12

Furthermore, a number of these Plan viability studies have been the subject of examination (or
about to be the subject of EIP) and others have been adopted.

5.13

The majority of areas which are similar in character to Craven (i.e. mainly greenfield sites) we
have adopted £50,000 per acre. Indeed, we applied £50,000 per acre for the supported living
typologies in June 2017 and November 2017 without controversy.

This figure was also

consulted upon at the stakeholder event in March 2017.
5.14

For the purposes of our appraisals we have assumed £50,000 per acre for site
clearance/demolitions etc.

Contingency
5.15

For the brownfield typologies herein we have increased the contingency from 3% to 5% in
order to reflect the additional risk of brownfield sites.

5.16

Note that this is in addition to the:


‘normal’ abnormals allowance (+3%)



EUV Premium of 30% (see below) which is at the top end of the range (10-30% - see
above), and



Profit based on 20% (which is at the top end of the range (15-20%) – see page 11 of the
November 2017 report).

Brownfield Land Value Assumptions
5.17

The land value assumption is possibly the most important assumption in Plan Viability as the
NPPF (2012) requires that the RLV of a scheme is greater than the TLV in order to ensure that
there are competitive returns to a willing land owner to enable the development to be
deliverable9.

5.18

This is difficult to demonstrate a site specific level and very difficult at a district wide Plan level.
This is especially the case of PDL where there could be an infinite number of combinations

9

Department of Communities and Local Government (March 2012) The National Planning Policy Framework ISBN: 978-1-40983413-7 paragraph 173

9
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between the existing use of the site and the level of site clearance/demolition/remediation etc.
See Figure 4.1 - Elements Required for a Viability Assessment and Figure 4.2 - Balance
between RLV and TLV above.

Allocated Sites EUVs
5.19

We have reviewed the brownfield site allocations within the Local Plan and have undertaken
analysis using the Valuation Office Agency (VOA) Rating List to derive high level Existing Use
Values (EUVs).

5.20

The VOA assesses the Rateable Value (RV) of each hereditament using comparable evidence
of rental values in the local market place. Therefore, the RV10 of a property provides a useful
indicator into the potential rental value of a property per annum.

5.21

The rental value proxy can then be capitalised at an appropriate yield to arrive at a capital
value. In this case we have assumed a yield of 10% for car parking income (low risk) and 12%
for secondary commercial property. The assumption is that properties are in a poor condition /
nearing the end of their useful economic life, otherwise they would not be considered for
redevelopment (see comments on obsolescence and greenfield/brownfield economics within
our June 2017 report).

5.22

From the capital value we can calculate the land value £ per acre by dividing by the site area.

5.23

Table 5.3 summarises the evidence we could find from the Rating List.

Table 5.3 - Existing Use Values of Allocated Sites
Rateable

All Risks

Capital

Value

Yield

Value

Car park & premises

£2,986

10.00%

£29,861

£67,512

SG032

Car park & premises

£7,500

10.00%

£75,000

£73,670

SG035

Car showroom & premises

£26,000

12.00%

£216,667

£541,258

SG042

Not on the rating list

N/A

SK044

Not on the rating list

N/A

SK058

Factory & premises

£72,500

12.00%

£604,167

£496,957

SK060

Warehouse & premises

£77,500

12.00%

£645,833

£197,555

Ref

Description

IN006

£ per acre

Source: Valuation Office Agency, AspinallVerdi
10

The RV of a property should not be confused with the rate that the occupier ends up paying, as the actual business rates
liability is a reduced amount calculated using a standard multiplier.

10
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5.24

The evidence in Table 5.3 shows that there is a wide range of potential EUVs for the different
brownfield land uses that could come forward for development. This evidence has been
inserted into our land value database (Appendix 2).

Other Brownfield Land Value Evidence
5.25

From the outset of our instruction, we have been gathering land value data in support of our
threshold land value assumptions. This has involved a stakeholder consultation event where we
set out our assumptions and asked for feedback and a further call for evidence from the
industry to feed into our analysis.

5.26

The most useful evidence within our database that supported our Addendum Viability Report
dated November 2017, was for a brownfield site in the planning system for the development of
16 residential properties. The proposal had been viability tested by a local valuation surveyor
and confirmed to be viable at a policy compliant 40%. Through this process, we are aware that
the price paid for the 1.36-acre site was £360,000 which equates to £264,700 per acre.

5.27

We have revisited recognised industry sources of information regarding purchase and asking
prices for land such as Estates Gazette Radius Data Exchange, Property Link and Rightmove.
We have found no further comparable evidence for brownfield land within Craven.

5.28

We have also reviewed published reports and data from large commercial agents within the
industry. Generally, these tend to focus on prime and secondary markets and therefore it is
difficult to apply in the context of Craven, which is arguably a more tertiary location without any
major industrial settlement. However, the small and big sheds rental map for the second half of
2018 produced by Colliers International provides an indication into prime industrial land values
per acre for sites up to 5 acres11. It can be seen that for Bradford, which is more comparable
than Leeds or Wakefield but still a larger, more commercialised city – prime industrial land
values per acre are in the region of £300,000.

11

http://www.colliers.com/en-gb/uk/insights/industrial-rents-map

11
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Figure 5.1 - Land Values per acre for Small Sheds

Source: Colliers International

Premium
5.29

For the purposes of our appraisals (and given the limited time for stakeholder consultation) we
have taken the upper end of the range for the EUV Premium – i.e. 30%. This builds in an
additional level of contingency / buffer.

Brownfield TLVs
5.30

The above evidence leads us to conclude that there is a very wide range of potential EUV’s and
therefore TLV’s which could apply for brownfield land. This is due to the very wide range of
potential current uses for land and premises. We have adopted a TLV rate for brownfield
land of £350,000 per acre / £864,850 per ha based on the above evidence.

5.31

Note that this compares to our TLV’s for greenfield sites of:


Skipton, greenfield land

-

£310,000 per acre / £766,010 per ha



Rest of District, greenfield land

-

£260,000 per acre / £642,460 per ha.

12
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5.32

Note that this is for plan making purposes only and not indicative of values which
landowners can expect in all cases. The value of particular sites will depend upon the
specific use of the site, levels of contamination, remediation and site clearance required.
It is not appropriate for land owners with these constraints to expect gross site values in
excess of greenfield sites.

Brownfield Residential Viability Results
5.33

We set out below a summary and results of our updated viability appraisals.

Scheme A: 20 Units, Skipton Market Area
5.34

This typology is viable - including 30% affordable housing.

5.35

Scheme A is based on the higher Skipton OMS values and £360,000 per acre TLV to reflect
brownfield values.

5.36

It includes 30% affordable housing and S106 for Sport, Open Space and Recreation, but is
below the threshold for other contributions (see typologies matrix).

5.37

The sensitivities show the surplus (RLV – TLV) for the scheme:


There is scope for S106 contributions to almost double (increase by £3,000 per unit)
before the scheme is unviable.



Reducing the profit to 15% would substantially improve viability.



The TLV could increase to £400,000 per acre before the scheme is unviable.



If density was increased (which is realistically so in the urban area), the viability would
substantially increase.



If construction costs increase by 4%, all other things being equal, the scheme would be
unviable – note however, there are substantial costs, ‘normal’ abnormals and
contingencies included in the appraisal.

Scheme B: 120 Units, Skipton Market Area
5.38

This typology is marginally viable – at 30% affordable housing, but is viable at 25%
affordable housing.

5.39

Scheme B is based on the higher Skipton OMS values and £360,000 per acre TLV to reflect
brownfield values.

5.40

It includes 30% affordable housing and S106 the full suites of S106’s (for Sport, Open Space
and Recreation, Education and Highways) (see typologies matrix).

5.41

The sensitivities show the surplus (RLV – TLV) for the scheme:

13
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If the S106 contributions were to be waived and reduced by £4,000 per unit, the scheme
would be viable.



Reducing the profit to 17% makes the scheme viable.



If the TLV were to be £300,000 per acre the scheme would be viable.



If density were to be increased to 40 dph (which is realistically so in the urban area), the
scheme would be viable.



Construction costs would have to decrease by 4%, all other things being equal, and the
scheme would become viable – note that there are substantial costs, ‘normal’ abnormals
and contingencies included in the appraisal which may or may not be required on a case
by case basis.

Scheme C: 8 Units, Rest of District
5.42

This typology is viable - including 30% affordable housing (on-site or as a commuted
sum equivalent).

5.43

Scheme C is based on the medium values for brownfield sites in Designated Rural Areas; and
is based on £360,000 per acre TLV to reflect brownfield land values.

We have selected

medium values as the greenfield ‘low’ values were to demonstrate the ‘worst case scenario’
(see paragraph 5.62 November 2017 report). In a brownfield context where the EUV is higher
there does have to be a rationale for redevelopment in the first place and therefore medium
values are more appropriate.
5.44

We have prepared two appraisals for this typology:


“8 Units – Scheme C(PC)” – this is the policy compliant scheme based on 30% affordable
housing; and



“8 Units – Scheme C (CS)” – this appraisal shows the same viable scheme, but
calculates the equivalent commuted sum.

5.45

There are no S106 obligations as the scheme is below the 10 unit threshold.

5.46

The affordable housing sensitivities for this typology (CS) are the same as the affordable
housing is 0% on-site. The sensitivities do show that:


There is scope to includes S106 contributions up to £7,000 per unit) before the scheme is
unviable – the typology currently includes £0 S106’s.



Profit could increase to 23% before the scheme becomes unviable.



The TLV could increase to £425,000 per acre before the scheme is unviable.



If density was increased (which is realistically so in the urban area), the viability would
substantially increase.
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If construction costs increase by 6%, all other things being equal, the scheme would be
unviable – note however, there are substantial costs, ‘normal’ abnormals and
contingencies included in the appraisal.

5.47

The “8 Units – Scheme C (CS)” appraisal shows the equivalent maximum as a commuted sum.
This equates to £294 psm. This includes a viability buffer of £55,363 (c£90,000 per acre)12.

5.48

However, we recommend that this is rounded down to (say) £230 psm

13

(which would increase

the buffer for brownfield sites and be consistent with the greenfield (‘worst case scenario’)
commuted sum14).

Scheme D: 20 Units, Rest of District
5.49

This typology is marginally viable – at 30% affordable housing, but is viable at 25%
affordable housing.

5.50

Scheme D is also based on the medium values in rest of the district settlements and £360,000
per acre TLV to reflect brownfield values.

5.51

It includes 30% affordable housing and S106 for Sport, Open Space and Recreation, Primary
Education (but not Secondary Education and Highways) (see typologies matrix).

5.52

The sensitivities show the surplus (RLV – TLV) for the scheme:


If the S106 contributions were to be waived and reduced by £3,000 per unit, the scheme
would be viable.



Reducing the profit to 18% makes the scheme viable.



If the TLV were to be £300,000 per acre the scheme would be viable.



If density were to be increased to 35 dph (which is realistically so in the urban area), the
scheme would be viable.



Construction costs would have to decrease by 4%, all other things being equal, and the
scheme would become viable – note that there are substantial costs, ‘normal’ abnormals
and contingencies included in the appraisal which may or may not be required on a case
by case basis.

12

Compared to a surplus of £109,322 on a greenfield site (scheme 4: 8 units discussed at the EIP on 18/1018).
£245 psm x 0.95 = £230 psm (rounded)
14
Note that the greenfield appraisal assumed lower TLV and lower market value area
13
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Summary
5.53

The above appraisals demonstrate that development on brownfield / previously developed land
is more challenging than greenfield typologies. This is due to:


Higher TLV assumed – albeit this could be the subject of very wide variation at site
specific level depending on the nature of the existing use and any abnormal costs,
contamination remediation, site clearance etc.

5.54



An additional allowance of £50,000 per acre for site clearance, decontamination etc.



5% contingencies.

Two of the typologies A and C are viable at 30% affordable housing. This is due in the case of
scheme A to the higher sales values in the Skipton market area and the lower other S106
requirements (due to the size of the scheme (20 units)).

5.55

Scheme C (8 units) is also viable (despite being in the rest of the district market area with lower
sales values) due to there being no other S106 requirements other than affordable housing.
We calculate the equivalent commuted sum to be £294 psm. However, we recommend that this
is rounded down to (say) £230 psm (which would increase the buffer for brownfield sites in
proportion to the greenfield policy).

5.56

Scheme B is also in the Skipton market area. This is only viable at 25% affordable housing onsite. This is due to the higher S106 requirements to include Education and Highways on a
scheme of this size.

5.57

Scheme D (in the rest of the district area) is only viable at 25% affordable housing on-site. This
is due to the lower sales values compared to the Skipton market area and S106s to include
Primary Education (as wells as Sport, Open Space and Recreation).

5.58

Having regard to the above, for the purposes of plan-making we recommend that the affordable
housing target should be reduced from 30% to 25% for site on previously developed land.
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6

Supported Living

6.1

In addition to the brownfield residential typologies (in section 5 above), we have also updated
our appraisals in respect of generic sheltered housing and extra-care housing typologies.

6.2

These were previously (June 2017 and November 2017) based on generic brownfield
assumptions (e.g. £50,000 per acre site clearance/demolitions).

However, we had not

appraised these typologies on a greenfield basis and we have done so for completeness
herein.

Supported Living Typologies
6.3

The typologies are restated for greenfield sites and additional typologies for brownfield sites are
set out Appendix 1.

Supported Living Value Assumptions
6.4

These are unchanged from previously.

Supported Living Cost Assumptions
6.5

These are unchanged from previously with the exception that we have:


removed the site clearance and demolition cost allowance from the greenfield typologies,



updated the contingency allowance (for greenfield and brownfield accordingly).

Supported TLV Assumptions
6.6

We have adopted the relevant greenfield and brownfield TLV as for residential typologies – see
section 5 above.

Supported Living Viability Results
6.7

We have tested both Sheltered Housing and Extra-Care typologies across the District for both
previously developed land within the Service Centre locations and greenfield typologies.

6.8

Key viability issues for these typologies include –


The high net-to-gross ratio compared to C3 apartment typologies which reduces the
saleable area;



The larger unit sizes which reduces the number of units that can be accommodated
within a particular sales area;
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The higher build cost based on the gross area an BCIS data;



The high development density which reduces the quantum of land assumed and
therefore the TLV, but not by enough to off-set the above costs;

6.9

It is important to note that the typologies assume private sector developers/developments. The
funding and appraisal model is likely to be different for a Register Provider developing such
schemes.

6.10

For each of the following typologies we have appraised up to three scenarios as follows:


“[xx] Units – Scheme [yy] (PC)” – this is the policy compliant scheme based on 30%
affordable housing;



“[xx] Units – Scheme [yy] (onsite)” – this is an illustrative scheme which shows the
quantum of affordable housing that could, in theory, be viable on-site;



“[xx] Units – Scheme [xx] (CS)” – this appraisal shows the same viable scheme, but
calculates the equivalent commuted sum.

6.11

Note that the sensitivity table columns on the “[xx] Units – Scheme [yy] (CS)” appraisals are
redundant as there is 0% on-site affordable housing.

Scheme E – Age Restricted / Sheltered Housing - Greenfield
6.12

As you can see from the “55 Units – Scheme E (PC)” appraisal (appended), a 55 unit scheme
is viable based on 30% affordable housing. There is a development surplus of c. £24,000 per
acre. This includes OMS values benchmarked to the medium value zone (Settle).

6.13

The appraisal includes TLVs based on greenfield land values.

6.14

The appraisal also removes the allowance for demolition/site clearance and reduces the
contingency (used in the brownfield typologies).

6.15

The “55 Units – Scheme E (CS)” appraisal shows the equivalent maximum as a commuted
sum.

This equates to £399 psm.

Again this is right on the margins of viability and we

recommend that this is the maximum commuted sum that Craven could contemplate for
Sheltered/Age Restricted housing. It may be more appropriate to move away from the margins
of viability and incorporate a lower commuted sum within the policy e.g. (say) £380 psm –
which would give a ‘buffer’ of c. 5%.

Scheme F – Assisted Living / Extra Care Housing - Greenfield
6.16

As you can see from the “60 Units – Scheme F (PC)” appraisal (appended), a 60 unit ECH
scheme is not viable based on 30% affordable housing. There is a development deficit of c.
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£1.045 million per acre. This includes OMS values benchmarked to the medium value zone
(Settle).
6.17

The appraisal includes TLVs based on greenfield land values.

6.18

The appraisal also removes the allowance for demolition/site clearance and reduces the
contingency (used in the brownfield typologies).

6.19

The “60 Units – Scheme F (onsite)” appraisal shows the maximum on-site affordable housing
that generates a £1 balance / development surplus (13%).
viability for plan-making purposes.

This is right on the margin of

Note on the sensitivity tables that any changes to the

appraisal assumptions on the downside/negative, put the scheme straight into deficit.
6.20

The “60 Units – Scheme F (CS)” appraisal shows the equivalent maximum as a commuted
sum.

This equates to £169 psm.

Again this is right on the margins of viability and we

recommend that this is the maximum commuted sum that Craven could contemplate for
Assisted Living / Extra Care housing. It may be more appropriate to move away from the
margins of viability and incorporate a lower commuted sum within the policy e.g. (say) £160
psm – which would give a ‘buffer’ of c. 5%.

Scheme 13 – Age Restricted / Sheltered Housing - Brownfield
6.21

The “55 Units – Scheme 13 (PC)” appraisal (appended), a 55 unit scheme is not viable based
on 30% affordable housing. There is a development deficit of c. £226,700 per acre. This
includes OMS values benchmarked to the medium value zone (Settle).

6.22

It also includes TLVs based on updated brownfield / town centre development site evidence
(from above).

6.23

The appraisal also includes the allowance for demolition/site clearance (£50,000 per acre) and
increases the contingency to 5% (for the brownfield typologies).

6.24

The “55 Units – Scheme 13 (onsite)” appraisal shows the maximum on-site affordable housing
that generates a £1 balance / development surplus (26% which we have rounded to 25% to be
consistent with the other brownfield typologies). This has gone down slightly from previously as
the TLV has increased. This is right on the margin of viability for plan-making purposes. Note
on the sensitivity tables that any changes to the appraisal assumptions on the
downside/negative, put the scheme straight into deficit.

6.25

The “55 Units – Scheme 13 (CS)” appraisal shows the equivalent maximum as a commuted
sum.

This equates to £342 psm.

Again this is right on the margins of viability and we

recommend that this is the maximum commuted sum that Craven could contemplate for
Sheltered/Age Restricted housing. It may be more appropriate to move away from the margins
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of viability and incorporate a lower commuted sum within the policy e.g. (say) £325 psm –
which would give a ‘buffer’ of c. 5%.

Scheme 14 – Assisted Living / Extra Care Housing - Brownfield
6.26

As you can see from the “60 Units – Scheme 14 (PC)” appraisal (appended), a 60 unit ECH
scheme is not viable based on 30% affordable housing. There is a development deficit of c.
£1.34 million per acre. This includes OMS values benchmarked to the medium value zone
(Settle).

6.27

It also includes TLVs based on updated brownfield / town centre development site evidence
(from above).

6.28

The appraisal also includes the allowance for demolition/site clearance (£50,000 per acre) and
increases the contingency to 5% (for the brownfield typologies).

6.29

The “60 Units – Scheme 14 (onsite)” appraisal shows the maximum on-site affordable housing
that generates a £1 balance / development surplus (8%). This has gone down slightly from
previously as the TLV has increased. This is right on the margin of viability for plan-making
purposes. Note on the sensitivity tables that any changes to the appraisal assumptions on the
downside/negative, put the scheme straight into deficit.

6.30

The “60 Units – Scheme 14 (CS)” appraisal shows the equivalent maximum as a commuted
sum.

This equates to £105 psm.

Again this is right on the margins of viability and we

recommend that this is the maximum commuted sum that Craven could contemplate for
Assisted Living / Extra Care housing. It may be more appropriate to move away from the
margins of viability and incorporate a lower commuted sum within the policy e.g. (say) £100
psm – which would give a ‘buffer’ of c. 5%.
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7

Conclusions and Recommendations

7.1

In this section we draw together the results summary tables from the viability modelling. We
make the following recommendations:

Table 7.1 - Affordable Housing Summary Recommendations
Residential Typology

Greenfield

Brownfield

30%

25%

Small schemes between 6-10
dwellings within designated
rural areas

£245 psm commuted sum15

£230 psm commuted sum16

Age Restricted / Sheltered
Housing

30% on-site /

25% on-site /

£380 psm commuted sum

£325 psm commuted sum

13% on-site /

8% on-site /

£160 psm commuted sum

£100 psm commuted sum

Residential (general needs)

Assisted Living / Extra Care
Housing

15
16

(from Nov 2017 report)

Based on equivalent contribution for 30% affordable housing on-site.
Reduced by 5% and rounded to reflect on-site reduction from 30% to 25%.
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Appendix 1 – Brownfield Typologies Matrix

181015 Brownfield Typologies Matrix Craven LPlan_v2 - Residential Typologies

Ref.

# Resi
Units

Location / Value Zone
scenario

Most likely development
scenario

Development
Density (dph)

Net Developable Net Developable
Site Area (ha)
Site Area (acres)

Sport, Open
Space and
Recreation
Contributions

Education
Contributions Primary

Education
Contributions Secondary

Highways
Contributions

AH Target

(£/unit)

(£/unit)

(£/unit)

(£/unit)

(%)

AH basis

Market Housing Mix: *

AH Tenure Mix:

Affordable Housing Mix: *

Aff Rent
(% of AH)

Sub-market /
Inter. / Starter
(% of AH)

Sub-market /
Inter. / Starter
(% of total)
(>10%)

1B H

2B H

3B H

4B H

5B H

1B F

2B F

Total

1B H

2B H

3B H

4B H

5B H

1B F

2B F

Total

A

20

Skipton - Principal Town
Service Centre

Brownfield allocation

32

0.63

1.54

£3,151

n/a - 25 unit
threshold

n/a - 100 unit
threshold

n/a - large Skipton
sites only

30%

on-site

75%

25%

8%

3.0%

16.0%

57.0%

22.0%

2.0%

-

-

100.0% 20.0%

60.0%

20.0%

-

-

-

-

100.0%

B

120

Skipton - Principal Town
Service Centre

Brownfield allocation

32

3.75

9.27

£3,151

£3,399

£2,536

£1,500

30%

on-site

75%

25%

8%

3.0%

16.0%

57.0%

22.0%

2.0%

-

-

100.0% 20.0%

60.0%

20.0%

-

-

-

-

100.0%

C

8

Other Service Centres,
Villages and Rural Locations Brownfield allocation
- in Designated Rural Area

32

0.25

0.62

n/a - 10 unit
threshold

n/a - 15&25 unit
threshold

n/a - 100 unit
threshold

n/a - large Skipton
sites only

30%

off-site commuted
sum

75%

25%

8%

-

-

40.0%

40.0%

20.0%

-

-

100.0% 20.0%

60.0%

20.0%

-

-

-

-

100.0%

D

20

All other Service Centres,
Brownfield allocation
Villages and Rural Locations

32

0.63

1.54

£3,540

£3,399

n/a - 100 unit
threshold

n/a - large Skipton
sites only

30%

on-site

75%

25%

8%

3.0%

16.0%

57.0%

22.0%

2.0%

-

-

100.0% 20.0%

60.0%

20.0%

-

-

-

-

100.0%

E

55

District Wide

Age Restricted-Exclusive /
Sheltered / Retirement
Housing - greenfield

125

0.44

1.09

£3,151

n/a

n/a

n/a

30%

off-site commuted
sum

75%

25%

8%

-

-

-

-

-

60.0%

40.0% 100.0%

-

-

-

-

60.0%

40.0% 100.0%

F

60

District Wide

Assisted Living / Extra Care
/ Very Sheltered Housing greenfield

100

0.60

1.48

£3,151

n/a

n/a

n/a

30%

off-site commuted
sum

75%

25%

8%

-

-

-

-

-

60.0%

40.0% 100.0%

-

-

-

-

60.0%

40.0% 100.0%

13

55

District Wide

Age Restricted-Exclusive /
Sheltered / Retirement
Housing - brownfield

125

0.44

1.09

£3,151

n/a

n/a

n/a

30%

off-site commuted
sum

75%

25%

8%

-

-

-

-

-

60.0%

40.0% 100.0%

-

-

-

-

60.0%

40.0% 100.0%

14

60

District Wide

Assisted Living / Extra Care
/ Very Sheltered Housing brownfield

100

0.60

1.48

£3,151

n/a

n/a

n/a

30%

off-site commuted
sum

75%

25%

8%

-

-

-

-

-

60.0%

40.0% 100.0%

-

-

-

-

60.0%

40.0% 100.0%

* mix is adjusted on the smaller typologies to reflect the number of units on the scheme
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Appendix 2 – Brownfield Land Value Database Extract

181015 Brownfield Land Values Data_Craven_v2 - All Land Data

A

B

C

E

F

G

Skipton

Canal Wharf Yard, Priest Bank Road,
Kildwick

0.12

0.05

Brownfield Residential
Development Land

3

Legal Agreements /
Options etc.

15/02/2017

Rest of the District

Felstead, Low Bentham

1.36

0.55

Brownfield Residential
Development Land

16

Existing Use Value

AVL Valuation

12/10/2018

Rest of the District

CDC Car Park, Backgate, Ingelton
IN006

0.44

0.18 Commercial

Threshold Land
Value

AVL Valuation

12/10/2018

Rest of the District

CDC Car Park, Backgate, Ingelton
IN006

0.44

0.18

Existing Use Value

AVL Valuation

12/10/2018

Rest of the District

Car park off lower Greenfoot and
Commercial St, Settle SG032

1.02

0.41 Commercial

Threshold Land
Value

AVL Valuation

12/10/2018

Rest of the District

Car park off lower Greenfoot and
Commercial St, Settle SG032

1.02

0.41

Existing Use Value

AVL Valuation

12/10/2018

Rest of the District

FH Ellis Garage, Settle SG035

0.40

0.16 Commercial

Threshold Land
Value

AVL Valuation

12/10/2018

Rest of the District

FH Ellis Garage, Settle SG035

0.40

0.16

Existing Use Value

AVL Valuation

12/10/2018

Skipton

Whitakers Factory Site, Keighley
Road, Skipton SK058

1.21

0.49 Commercial

Threshold Land
Value

AVL Valuation

12/10/2018

Skipton

Whitakers Factory Site, Keighley
Road, Skipton SK058

1.21

0.49

Existing Use Value

AVL Valuation

12/10/2018

Skipton

Business premises and land, west of
Firth Street, Skipton SK060

3.27

1.32 Commercial

Threshold Land
Value

AVL Valuation

12/10/2018

Skipton

Business premises and land, west of
Firth Street, Skipton SK060

3.27

1.32

Website Database

Threshold Land
Value

Site Area
Existing Use
(ha)

I

30/01/2017

Asking Values

2

Site Area
(acres)

H

Land Address / Site Name /
Typology

Evidence Type

Date of
Evidence

D
Market Zone

Evidence of…

Planning for x
No. of Units

J
% AH

K

L

Planning Ref # Planning Status

M
Date of
Planning
Status

N
Detail of Planning Status

O

P

Q

Value £

Value
(£/acres)

Value (£/ha)

R
Value (£/unit)

73/2016/16782

Full Planning - Approved

12/07/2016

Full Planning Permission was granted by Craven District Council on the 12th July 2016 for a row
of three dwellings, over three floors with integral garaging and additional off road parking

£350,000

£2,916,667

£7,207,083

£116,667

08/2017/17887

Reserved Matters Approved

09/03/2017

Site had outline planning consent for 7 units. Proposal for 16 units is not policy compliant
providing just 4 affordable units. Valuation Surveyor's appraisal is policy compliant and is viable,
Applicant accepted this.

£360,000

£264,706

£654,088

£22,500

£29,861

£67,513

£166,822

£38,819

£87,767

£216,868

£75,000

£73,667

£182,927

£97,500

£95,767

£237,805

£216,667

£541,262

£1,337,451

£281,667

£703,640

£1,738,685

£604,167

£498,986

£1,232,994

£785,417

£648,681

£1,602,892

£645,833

£197,557

£488,158

£839,583

£256,824

£634,605

£6,826

£6,470

S
Comments

T
Source

The small site is situated adjacent to the Leeds to Liverpool Canal on the edge of the village of Kildwick and only one mile from Windle Beech
the larger town of Cross Hills.
Winthrop

U

V

W

Information
Saved

Added by

Date Added

in property
particulars folder

JW

30/01/2017

in Stakeholder
Evidence File

JW

21/04/2017

3

40%

The land value is the price paid for the site, which the valuation surveyor thinks fairly reflects the cost of carrying out the
proposed scheme.

Valuation Surveyor
(HDC)

Estimated Rental Value capitalised at a 10% All Risks Yield

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

AspinallVerdi

1802 PDL Site
Allocations EUVs

JW

12/10/2018

4

5

Brownfield Residential
Development Land

6

Market housing scheme at 32 dwellings per hectare, with developer contributions required
towards off site provision (Small site in designated rural area)

£6,470 Estimated Rental Value capitalised at a 10% All Risks Yield - EUV plus 30% premium

6

Estimated Rental Value capitalised at a 10% All Risks Yield

7

Brownfield Residential
Development Land

13

Market and affordable housing scheme at 32 dwellings per hectare.

£7,500 Estimated Rental Value capitalised at a 10% All Risks Yield - EUV plus 30% premium

8

Estimated Rental Value capitalised at a 12% All Risks Yield

9

Brownfield Residential
Development Land

32

£8,802 Estimated Rental Value capitalised at a 12% All Risks Yield - EUV plus 30% premium

10

Estimated Rental Value capitalised at a 12% All Risks Yield

11
Estimated Rental Value capitalised at a 12% All Risks Yield - EUV plus 30% premium.
Brownfield Residential
Development Land

16

Market and affordable housing scheme at 32 dwellings per hectare following the demolition of
existing factory.

£49,089

12

Existing use value, demolition of existing factory and archaeological investigation will add to site costs compared to typical
greenfield site and introduce different costs to other allocated PDL sites. Location of site in Conservation area and need to
retain two villa style houses on the site could add to construction/conversion costs. New housing values, on site adjacent to
main road and within high density housing area may be lower than greenfield average.

Estimated Rental Value capitalised at a 12% All Risks Yield

13
Estimated Rental Value capitalised at a 12% All Risks Yield - EUV plus 30% premium.
Brownfield Residential
Development Land

123

Market and affordable housing scheme with 23 dwellings to be provided in mill building
conversion and 100 dwellings to be provided at 82 dwellings per hectare.

14

15
16
17
18
19

Min

£29,861

£67,513

£166,822

Median

£315,834

£260,765

£644,347

£8,802

Max

£839,583

£2,916,667

£7,207,083

£116,667

*Policy compliant means top-end affordable housing requirement has been achieved /
agreed i.e. 40%
** Discount from aspirational market values
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S:\_Client Projects\1611 Craven LPlan Viability Assessment_Craven DC\1810 PDL Site Allocations EUVs\181015 Brownfield Land Values Data_Craven_v2
© Copyright Aspinall Verdi Limited

Existing use value, conversion of mill building, and new development at a high density introduces different costs and values
compared to other allocated PDL sites. Location of site in Conservation Area could add to construction costs.

Craven – Local Plan Viability Addendum Report
Brownfield Land and Supported Living Typologies
October 2018

Appendix 3 – Appraisals and Sensitivities

181015 Craven Supported Living appraisals v3 - Version Notes

Date

181015

Version

Comments

v3
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181015 Craven Supported Living appraisals v3 - Summary Table
55 Units - Scheme E
55 Units - Scheme E (CS) 60 Units - Scheme F (PC)
(PC)

Market Area
Greenfield or Brownfield

60 Units - Scheme F
60 Units - Scheme F (CS)
(onsite)

55 Units - Scheme 13
(PC)

55 Units - Scheme 13
(onsite)

55 Units - Scheme 13
(CS)

60 Units - Scheme 14
(PC)

60 Units - Scheme 14
(onsite)

60 Units - Scheme 14
(CS)

Age Restricted

Age Restricted

Extra Care

Extra Care

Extra Care

Age Restricted

Age Restricted

Age Restricted

Extra Care

Extra Care

Extra Care

District Wide

District Wide

District Wide

District Wide

District Wide

District Wide

District Wide

District Wide

District Wide

District Wide

District Wide

Greenfield

Greenfield

Greenfield

Greenfield

Greenfield

Brownfield

Brownfield

Brownfield

Brownfield

Brownfield

Brownfield

Baseline Parameters:
Site Area (net residential development) (ha)

0.44

0.44

0.60

0.60

0.60

0.44

0.44

0.44

0.60

0.60

0.60

Development density (dph)

125

125

100

100

100

125

125

125

100

100

100

Total No. Units

55

55

60

60

60

55

55

55

60

60

60

Affordable Housing (%) (on-site)

30%

0%

30%

13%

0%

30%

26%

0%

30%

8%

0%

Affordable Rent (%)

75%

75%

75%

75%

75%

75%

75%

LCHO (%)

25%

25%

25%

25%

25%

25%

25%

17,623,688

10,036,826

10,449,023

12,924,038

13,560,581

16,536,645

17,623,688

3,151

3,151

3,151

3,151

3,151

3,151

3,151

Appraisal:
Total GDV (£)
Site Specific S106 (£ per unit) (all units)

10,036,826

12,924,038

3,151

3,151

AH Commuted Sum (£)
AH Commuted Sum (£ psm)
AH Commuted Sum (£ per unit)
Developers Profit (£)

13,560,581
3,151

15,877,503.70
3,151

1,755,995

1,057,694

1,505,298

658,441

399

169

342

105

31,927

17,628

27,369

10,974

1,868,765

2,584,808

2,540,756

3,101,856

3,524,738

1,868,765

1,970,992

2,584,808

2,540,756

3,261,483

3,524,738

Developers Profit (% blended)

18.62%

20.00%

18.74%

19.54%

20.00%

18.62%

18.86%

20.00%

18.74%

19.72%

20.00%

RLV (net) (£)

309,000

309,000

(1,164,508)

385,477

385,476

134,062

380,535

380,535

(1,468,669)

518,911

518,911

RLV (£/acre)

284,206

284,206

(785,450)

260,001

260,001

123,305

350,001

350,001

(990,604)

350,001

350,001

RLV (£/ha)

702,274

702,274

(1,940,847)

642,462

642,462

304,686

864,852

864,852

(2,447,782)

864,852

864,852

Viable

Viable

Not Viable

Viable

Viable

Viable

Viable

Viable

Not Viable

Viable

Viable

TLV (£/acre)

260,000

260,000

260,000

260,000

260,000

350,000

350,000

350,000

350,000

350,000

350,000

TLV (£/ha)

642,460

642,460

642,460

642,460

642,460

864,850

864,850

864,850

864,850

864,850

864,850

Surplus/Deficit (£/acre)

24,206

24,206

(1,045,450)

1

1

(226,695)

1

1

(1,340,604)

1

1

Surplus/Deficit (£/ha)

59,814

59,814

(2,583,307)

2

2

(560,164)

2

2

(3,312,632)

2

2

Surplus/Deficit comments

Viable

Viable

Not Viable

Viable

Viable

Marginal

Viable

Viable

Not Viable

Viable

Viable

RLV comments
Balance for Plan VA:

Scheme E - is based on 0% on-site affordable housing and a commuted sum. The commuted sum is calculated based on the equivalent 30% on-site affordable housing.
Scheme F - is based on 0% on-site affordable housing and a commuted sum. The commuted sum is calculated based on the equivalent 13% on-site affordable housing.
Scheme 13 - is based on 0% on-site affordable housing and a commuted sum. The commuted sum is calculated based on the equivalent 26% on-site affordable housing.
Scheme 14 - is based on 0% on-site affordable housing and a commuted sum. The commuted sum is calculated based on the equivalent 8% on-site affordable housing.
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181015 Craven Brownfield Residential appraisals v3 - Version Notes

Date

181015

Version

Comments

v3
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181015 Craven Brownfield Residential appraisals v3 - Summary Table

Market Area
Greenfield or Brownfield

20 Units - Scheme A

120 Units - Scheme B

8 Units - Scheme C (PC
onsite)

8 Units- Scheme C (CS)

20 Units - Scheme D

Skipton

Skipton

Rest of the District

Rest of the District

Rest of the District

Brownfield

Brownfield

Brownfield

Brownfield

Brownfield

Baseline Parameters:
Site Area (net residential development) (ha)

0.63

3.75

0.25

0.25

0.63

Development density (dph)

32.0

32.0

32.0

32.0

32.0

Total No. Units

20

120

8

8

20

Affordable Housing (%) (on-site)

30.00%

30.00%

30.00%

0.00%

30.00%

Affordable Rent (%)

75.00%

75.00%

75.00%

75.00%

LCHO (%)

25.00%

25.00%

25.00%

25.00%

4,273,885

25,643,308

1,812,789

2,346,270

4,234,816

3,151

10,586

-

-

6,939

Appraisal:
Total GDV (£)
Site Specific S106 (£ per unit) (all units)
AH Commuted Sum (£)

247,480

AH Commuted Sum (£ psm)

294

AH Commuted Sum (£ per unit)

30,935

Developers Profit (£)

795,137

4,770,822

338,702

469,254

787,323

Developers Profit (% blended)

18.60%

18.60%

18.68%

20.00%

18.59%

RLV (net) (£)

589,780

2,782,870

271,575

271,576

493,828

RLV (£/acre)

381,889

300,323

439,620

350,000

319,759

RLV (£/ha)

943,647

742,099

864,850

864,850

790,124

Viable

Viable

Viable

Viable

Viable

TLV (£/acre)

350,000

350,000

439,620

350,000

350,000

TLV (£/ha)

864,850

864,850

1,086,300

864,850

864,850

Surplus/Deficit (£/acre)

31,889

(49,677)

89,620

89,620

(30,241)

Surplus/Deficit (£/ha)

78,797

(122,751)

221,450

221,452

(74,726)

Not Viable

Marginal

Viable

Viable

Marginal

RLV comments
Balance for Plan VA:

Surplus/Deficit comments

Scheme C (CS) - is based on 0% on-site affordable housing and a commuted sum. The commuted sum is calculated based on the equivalent [ 30% ] on-site affordable housing.
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