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1 Background

I am Dr Andrew Golland, BSc (Hons), PhD, MRICS, a Chartered Surveyor. |
am a Chartered Surveyor, have a PhD in Development Economics and am
the founder of the GLAdevelopment appraisal ToolKkit.

I have written several leading good practice guides on viability and Section
106, have completed over 80 viability studies for local authorities,and am a
retained consultant for several councils across England and Wales on
viability matters. | have presented viability appraisals for all the major UK
house builders and have worked on several schemes, mainly across
London, for smaller developers and land owners. My approach is
consistent between public and private sectors with respect to appeal and
Core Strategy examination precedent.

I have developed, along with a colleague, Dr Adam Watkins, over 150
development viability Toolkits (the ‘Three Dragons model’) for local
authorities. This model is well received by developers as a way of sorting
out viability issues. The model has been tested extensively at appeal and
Core Strategy examinations.

I have been instructed by Mr Bernard Tansey, Executive Chairman of the
Mizen Group to carry out a viability study for the scheme developed at 1,
Railshead Road, Isleworth in the London Borough of Richmond.

The assessment considers the viability of the development now, and by
comparison, in 2021 during construction. The context is an application to
vary the current Section 106.

2 Policy background and viability
2.1 National planning
The National Planning Policy Framework (December 2023) states:

‘66. Planning conditions should be kept to a minimum and only imposed
where they are necessary, relevant to planning and to the development to
be permitted, enforceable, precise and reasonable in all other respects.

Agreeing conditions early is beneficial to all parties involved in the process
and can speed up decision making. Conditions that are required to be
discharged before development commences should be avoided, unless
there is a clear justification.
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Further:

57. Planning obligations must only be sought where they meet all of the
following tests:

a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.

58. Where up-to-date policies have set out the contributions expected from
development, planning applications that comply with them should be
assumed to be viable. It is up to the applicant to demonstrate whether
particular circumstances justify the need for a viability assessment at the
application stage.

The weight to be given to a viability assessment is a matter for the decision
maker, having regard to all the circumstances in the case, including
whether the plan and the viability evidence underpinning it is up to date,
and any change in site circumstances since the plan was brought into force.
All viability assessments, including any undertaken at the plan-making
stage, should reflect the recommended approach in national planning
guidance, including standardised inputs, and should be made publicly
available’

National Planning Policy Guidance (last updated 24t February 2024) on
viability states:

‘The role for viability assessment is primarily at the plan making stage.
Viability assessment should not compromise sustainable development but
should be used to ensure that policies are realistic, and that the total
cumulative cost of all relevant policies will not undermine deliverability of
the plan.

It is the responsibility of plan makers in collaboration with the local
community, developers and other stakeholders, to create realistic,
deliverable policies. Drafting of plan policies should be iterative and
informed by engagement with developers, landowners, and infrastructure
and affordable housing providers.

Policy requirements, particularly for affordable housing, should be set at a
level that takes account of affordable housing and infrastructure needs and
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allows for the planned types of sites and development to be deliverable,
without the need for further viability assessment at the decision making
stage.

It is the responsibility of site promoters to engage in plan making, take into
account any costs including their own profit expectations and risks, and
ensure that proposals for development are policy compliant. Policy
compliant means development which fully complies with up to date plan
policies. A decision maker can give appropriate weight to emerging
policies. The price paid for land is not a relevant justification for failing to
accord with relevant policies in the plan. Landowners and site purchasers
should consider this when agreeing land transactions.’

2.2 Local planning policy - LB Richmond

The adopted Local Plan (3rd July 2018) states as follows:
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9.3 Affordable Housing

Policy LP 36

Affordable Housing
A The Cowncil expects:

a. 5% of alil housing units will be affordabbe housing, this S0% will comprise a renwre mix of $40% of the
affordable houwsing for rent and 0% of the affordable intermediate fowsing.

b. the affordable housing mix should reflect the need for larger rented famiby units and the Council's
gubdance on tenure and affordability, based on engagement with a Registered Provider to maxinisa
deliverny.

Where on-site provision s required, an application showld e acoompanied by esidence of meaningiul
discussions with a Registered Provider which hawe informed the proposad tenure, size of wnits and design to
address local pricritbes and explored funding opportunities.

B. & contribution towards affordable housing will be expected on all houskimg sites. The followlng reguirements
apphy:
a. an all former employment sites of feast 509 on-site provision. Where possible, a greater prophartion
than 50% affordable housing on individual sites shoubd be achiewed.

b an all ather sites capable of ten or more units gross S0% on-site provishon. Where possible, a greater
propartion than 505 affordable houwsing on individuad sites showld be achieved._

. on sites below the threshold of ‘capable of ten or Mmore whits grness”, a financial contribution to the
Affordable Housing Fund commensurate with the scake of developrment, in HBne with the shiding scales
=et out below and in the Affordable Housimg SPDO.

o, of =i ¥ Afordable Housing
o posed
_1,Er-u:s|
Far consersions and reversions {where Far meeve’ bassi! deweloprmesnt or Foer @y units reniacing
thene is no | css of farmer employment redeveiopmaent [whore there s e ioss of empd oymeent Boors pace
Aorsnace. fonmer employment floorspace |
9 unis 36T A45% 909
B units 2% A B0
¥ units 28%: 353 T
& units 24% i GO
5 units 209 5% 509
4 units 165 20 409
3 units 12% 15% 309
2 units X 103 209%
I unit A% 5% 109

T C. In accordance with A and B, the Council will seek the maximum reasonable amount of affordable housing
wihven negotiating on indivadwal private residential and miked-use schemes. The Councl will have regard to:

economic viability;

individual Site Costs;

the availability of public subsidy: and

the owerall mix of uses and other planning benefits.

BoroEow

O. Where a reduction to an affordable housing contribution is sought from the reguirements in A and B on

eponomic viabibity grounds, develapers should provide a development appraizal to demonstrate that schemes
are maximising affordable housing. The developer will be reguired to undernsrite the costs of a Cownscll
oommissioned economic wability assessment. The Cowncil will rigoroushy evaluate such appraisals and:

113

a. assess if the maxirmum reasonable amount of affordablbe housing s based on delivering the
appropriate temnure, unit sizes and types that address ocal neseds.

b. conskder whether it s necessary to secure prowision for re-appraising the viability of a scherne prior to
ImplEmentatbon o secure contingent obligations.

C.  In mMost circumstances the Existing Use Malue plus a premium (EUV+) approach to assessing

benchmark land value In developmeant appraisals amd viability assessments showkd form the primary
basis for determining the benchmark land wvalue_

2.3 Community Infrastructure Levy

ClLrates are set out below:
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CIL rates

25 CIL will be levied in £s per square metre on net additional increase in floor space for
qualifying development in accordance with the provisions of the Community
Infrastructure Levy Regulations 2010 (as amended).

2.6 The CIL rates to be charged by the London Borough of Richmond upon Thames are
set out in the following table:

Development Type CIL charge per sqm
Residential development (higher band) £250
Residential development (lower band) £190

Offices inside Richmond Town Centre £25

Retail (wholly or mainly convenience) (all areas) £150

Retail (wholly or mainly comparison) in Richmond Town £150

Centre

Hotels (lower band) £25

Care homes (lower band) £25
Standard Charge (all other uses not covered above) £0

Table 1: Proposed CIL charging rates

It is understood that neither the Borough or Mayoral CIL applies to this
scheme as there is no net increase in area.

3 Approach to viability assessment

3.1 Overview

It is important to understand how viability is assessed in the planning and
development process. The assessment of viability is usually referred to a
residual development appraisal approach. Our understanding is illustrated
in the diagram below. This shows that the starting point for negotiations is
the gross residual site value which is the difference between the scheme
revenue and scheme costs, including a reasonable allowance for developer
return.

Once CIL or Section 106 contributions have been deducted from the gross
residual value, a ‘net’ residual value results. The question is then whether
this net residual value is sufficient in terms of development value relative
to the site in its current use.
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GDV

Net Residual
Value

Calculating what is likely to be the value of a site given a specific planning
permission, is only one factor in deciding what is viable.

3.2 Land owner considerations

Asite is unlikely to proceed where the costs of a proposed scheme exceed
the revenue. But simply having a positive residual value will not guarantee
that development happens. The existing use value of the site, or indeed a
realistic alternative use value for a site (e.g. commercial) will also play a
role in the mind of the land owner in bringing the site forward and thus is a
factor in deciding whether a site is likely to be brought forward for housing.
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The land owners position
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The diagram shows how this operates. The land owner will always be

concerned to ensure that residual value clears the relevant land value
benchmark.

3.3 Approach and best practice

This approach follows that set out in the GLA's Viability Toolkit Guidance
(2001) which was the forerunner to the current National Planning Policy
Guidance. | was the author of the Toolkit and its guidance notes and, in
conjunction with two members of Three Dragons, have been instrumental
in framing national planning policy guidance.

The approach set out above is robust for:

e Policy development;

e Scheme specific assessment;

e Updating viability (policy and schemes);

e Commuted sums;

e Disposal of public and private land (subject to Section 106 and/ or CIL).

My approach, which has led national planning policy guidance has been
followed in good practice and in all appeals.
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4 Analysis
4.1 Overview

The appraisal work and report relies on a range of information sources.
These include comparable market analysis for house prices; this is derived
from both my own research and best available secondary data sources. In
addition, costs taken from both the BCIS industry standard source.

4.2 Costs

There are normally two main elements of cost analysis: base construction
costs and other development costs. The base construction costs include
items such as Build Plot costs (sub and superstructure), roads and sewers,
landscaping and other external works. Added to these are abnormal
construction costs and site remediation works.

Other development costs include such items as professional fees, developer
overheads, finance costs and developer margin.

4.2.1 Construction costs

Position as at August 2024

| have adopted the BCIS industry standard figure (Conversions to flats) for
the purposes of estimating the likely construction costs today (August

2024).

The analysis is shown below:
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Building Function

£im’ gross internal Hoor area

[Mazimum age of projects) Mean Lowest Lu!e! Median Uppe[ Highest Sample
quartiles quartiles
Rehabilitation!Conversion
810 Housing mived developments (0] £151% 2407 £574 ELA02 FrAL] FA L) ]
0] Estate housing (28] FARIL] L3656 £EE] A0E2 £1243 £4507 35
H0Estate hoysing detached [30) 41 - - - - - 1
81007 Estate housing semi detached (25) £1293 £503 £753 £333 EL70 £2.058 g
S00F Estate housing terraged [20] £1043 FHEL a0z L0232 FANKE] £1288 b
H16. Flat= [apartments)
£1856 2400 1072 £1453 1929 £6438 T
1-2 storey [15) E2AET £740 21203 21522 Pkl EEA3S 1L
3B storey [15) 157 £400 FANILE] Ak FANLY] £5.560 46
E storey o sboye [15) £2.15€ 2628 21005 £1462 £3.287 £5.398 i
8 Housing with shops, offices, workshops or the like [15) £2.085 1633 FakEl] Fakiti| 2507 £4.763 12
2201 One-off' housing detached (3 units or less] [15) £082 759 FANKTS FRRL] FR| Ell484 1
2202 'Dpe-off housing semi-detached [3 units or less] (16) £2067 AE48 145 gz £2.329 42683 7
B20.3 Dpe-obf housing terraced (2 upits or less] (18] £4.904 L2306 FRNx] L4629 A0.ATE FANi ] 1
241 Housing provided in connection with other Facilities (40 1424 - - - - - 1
243, Supparted houzing [15] ELI0E £207 2550 £1452 £1633 £175E E]
Bazeline [Upper Quartile] £1,4956
Enternals at 15 £278
Contingency ay agreed 5% 07
Sub Total [1] 2241
LB Richmond Factor at 113 E426
Sub Total (2] £2REV
GlA Equivalent theretare [BCIS GIA based) i RET
RIA [Sig M) 463
GlA [Sq M) 522
Cost per Sq M [NIA Equivalent] £3.010
Indicative Industry Delivery Contract Sum [Augqust 2024) #1,393.392

| have factored in the baseline figure of £1,856 per square metre by an
allowance for externals works, location, contingency and finally by
converting to a NIAequivalent figure (BCIS being GlAbased).

This gives an indicative cost of £3,010 per square metre and a contract sum
that would be expected from the industry average 0f£1,393,392.

Retrospect of costs (August 2021)

The table below presents BCIS costs from the third quarter (2021) to today

(August 2024):

339
3Q2021

344
4Q2021

349
1Q2022

365
202022

371
3Q2022

375
4Q2022
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379
1Q2023

383
202023

386
302023

388
4Q2023

390
1Q2024

392
202024

394
3Q2024

This indicates costs of £2,589 calculated:

£3,010 x 339/394 = £2590 per square metre; and a contract sum of
£1,199,087.

BPC response and previous evidence

BPC accepted a cost as at May 2021 of £989,857 based on a QS estimate
from Anderson Bourne.

This was in response to the Cost Plan review carried out by Vanessa
Dockerill on behalf of Mizen Developments which estimated a contract
value 0f£1,118,694.

This figure (£1,118,694) is close to the estimate produced by retrospective
indexing - at 93% of the BCIS. This provides a figure which is realistic and
line with the industry standard.

4.2.2 Other development costs

Added to these costs will need to be other development costs. These are
set out in the screenshot below:
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Other Development Costs
Tookit  (User
Additional Cost Values  |Values
Professional Fees % 12.0% of build costs
Interest rate (Market) 6.70%|  10.0%]of build costs (Sale, Equity Share and Low Cost Sale units)
Interest Rate (Afordable Houd ~ 6.75%|  10.0%of build costs Rental tenures and Shared Ownership)
Markeling Fees 3.0% of market value
Developers Retum 200% of market value applies to market housing
Contractors Return 6.0% of development costs (excl finance) (affordable housing)

These are the standard costs adopted in the nationally accepted Toolkit.

4.3 Values

In order to ascertain the likely prices for the proposed units I have looked
at comparable properties sold in the immediate locality.

These are set out in the table overleaf:
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Properties currently being marketed

Address Dwelling Type Price SqM Price per SqM  |Agent Age Indication
Talbot Road 2 Bed Flat £600,000 122 £4918 Chase Buchanan Older
Elizabeth Gardens 1 Bed Flat £282,000 41 £6,878 Xaviand Co Modern
Worple Road 2 Bed Flat £350,000 55 £6,364 Oakhill Modern
Holme Court 1 Bed Flat £375,000 70 £5,357 Foxtons Modern
Twickenham Road 2 Bed Flat £415,000 74 £5,608 Dexters Modern
White Lodge Close 1 Bed Flat £280,000 46 £6,087 QOakhill Modern
Clydesdale Close 3 Bed Terrace £595,000 112 £5,313 Qakhill Older
White Lodge Close 1 Bed Flat £275,000 49 £5,612 Snellers Modern
Malting Way 2 Bed Flat £330,000 58 £5,690 Chase Buchanan Modern
St Johns Road 1 Bed Flat £340,000 43 £7,907 Snellers Modern
Draymans Way 1 Bed Flat £280,000 45 £6,222 Oakhill Modern
Steele Road 2 Bed Flat £400,000 71 £5,634 Chase Buchanan Older
Manor House Way 1 Bed Flat £330,000 61 £5,410 Chase Buchanan Modern
Dawes Avenue 3 Bed Semi-Det £499,999 89 £5,618 Anthony James Manser |Older
Beaumont Place 3 Bed Flat £525,000 96 £5,469 Stirling Ackroyd Modern
Manor House Way 2 Bed Flat £400,000 66 £6,061 Anthony James Manser |Modern
Oak Lane Studio £219,950 28 £7,855 Dexters Modern
Summerwood Road 1 Bed Flat £265,000 43 £5,521 Snellers Modern
Beaumont Place 2 Bed Flat £325,000 52 £6,250 Dexters Modern
Harvesters Close 2 Bed Terrace £460,000 76 £6,053 Stirling Ackroyd Modern
Queensbridge Park 3 Bed Terrace £549,950 107 £5,140 Stirling Ackroyd Modern
Wainwright Grove 2 Bed Terrace £450,000 72 £6,250 eXp UK Modern
Mogden Lane 2 Bed Flat £375,000 70 £5,357 Chase Buchanan Modern
Varsity Drive 2 Bed Flat £350,000 52 £6,731 Milestone & Coll Modern
Briar Close 2 Bed Flat £425,000 66 £6,439 Chancellors Modern
Twickenham Road 2 Bed Flat £415,000 74 £5,608 Dexters Modern

Source: Rightmove
(August 2024)
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Table sets out a range of values in the locality. | have looked at the
relationship between the size of dwellings and the price per square metre
achieved.

This analysis is set out on the following page:
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S5qM Price per Sq M
122 £4,918
41 £6,878
55 £6,364
70 £5,357 Price per 5q M versus Dwelling Size
74 £5,608 £8,500 -
46 £6,087
112 £5,313 *
49 £5,612 £7.500
58 £5,600
43 £7,907 o
45 £6,222 St
71 £5,634
61 £5,410
89 £5,618 £5.5un
96 £5,469
66 £6,061
28 £7,855 e
48 £5,521
57 £6,25|] ¥=-22.733x + 7499
76 £6,053 £3.500
107 £5,140
72 £6,250
;g :g"?gi 1 ez E.ID 4-0 6-1] ﬂ-ﬂ 160 léO 140
66 £6,439
74 £5,608
Dwelling S5qM Equation | Calculation Equation Calculation Price New Provision Premium
(At 15%)
1 55.37 -22.733 | -1258.726 7499 £6,240 £345,524 £397,353
2 91.79 -22.733 | -2086.662 7499 £5,412 £496,798 £571,318
3 8882 -22.733 | -2019.145 7499 £5,480 £486,721 £559,729
4 84.82 -22.733 | -1928.213 7499 £5,571 £472,514 £543,391
5 85.56 -22.733 | -1945.035 7499 £5,554 £475,197 £546,477
6 56.58 -22.733 | -1286.233 7499 £6,213 £351,518 £404,246
162.94 GDV £3,022,514
GDV per Sq M £6,528.95
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The analysis (previous page) indicates a gross development value (GDV) of
£3,022,514 for the six dwellings.

Retrospective assessment (August 2021)

| have looked back at price change since August 2021; from HM Land
Registry:

All
Date property Terraced
types houses
Aug-21 £721,033 | £814,483
Sep-21 £722,060 | £815,195
Oct-21 £724994 | £813,619
Nov-21 £720,999 | £807,821
Dec-21 £736,093 | £825,741
Jan-22 £731,498 | £823,256
Feb-22 £739,204 | £832,363
Mar-22 £741,003 | £832410
Apr-22 £745,102 | £837,007
May-22 £739,366 | £831,570
Jun-22 £747,133 | £841,790
Jul-22 £740,389 | £838,630
Aug-22 £762,015 | £866,595
Sep-22 £763,359 | £871,448
Oct-22 £765,015 | £872,210
Nov-22 £747,318 | £850415
Dec-22 £735,111 | £835,576
Jan-23 £741512 | £839,897
Feb-23 £753,559 | £853,999
Mar-23 £749,064 | £846,831
Apr-23 £740,343 | £838,008
May-23 £741276 | £836,721
Jun-23 £748,900 | £848,845
Jul-23 £758,384 | £862,382
Aug-23 £756,745 | £865,256
Sep-23 £759901 | £871,262
Oct-23 £755,681 | £868,460
Nov-23 £739,992 | £848,906
Dec-23 £729,413 | £836,188
Jan-24 £707,189 | £811,891
Feb-24 £710,766 | £820,913
Mar-24 £712982 | £823,936
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Apr-24 £728,983 | £842,415
May-24 £729,486 | £842,651
Jun-24 £737,024 | £854,968
Change 105.0

| have updated the GDV calculation then for 2021:

Dwelling SqM Equation | Calculation Equation (alculation Price New Provision Premium | Indexed to May 2021
(At 15%)

i 5337 22733 | -1258.726 7499 £6,240 £345,523.96 £397,353 £385394
1 9179 -212.733 | -2086.662 7499 £5412 £496,798 £571,318 £354,125
3 88.82 -22.733 | -2019.145 7499 £5480 £486,720.72 £559,729 £542,884
4 84.82 22733 | 1928213 7409 £5,571 £472,514 £343.301 £527,038
5 83.56 22733 | -1945.035 7499 £5,554 £475,197 £546,477 £530,031
b 56.58 22733 | -1286.233 7409 £6,213 £351,518 £404,246 £392,080

462.94 DY £2,931,353

GDVper SqM £6,332

This gives a figure 0f£2,931,553.
BPC assessment of GDV

BPC reported on values and GDV in their reports of February and May
2021.

The February 2021 report suggested the following indicative values:

1 Bed flats - £7,317 per square metre;
2 Bed flats - £7,164 per square metre.

The May 2021 report suggested the following indicative values:

1 Bed flats - £7,817 per square metre;
2 Bed flats - £7,613 per square metre.

This suggested an increase in prices of 7% for the one bed flats; and an
increase in prices of 6% for the two bed flats.

HM Land Registry suggests a 1% increase over the period:

https:// landreqistry.data.qov.uk/ app/ ukhpi/ browse?from=2021-02-
01&location=http%3A%2F%2Flandreqistry.data.gov.uk%2Fid%2Fregion%2Frichmon
d-upon-thames&t0=2021-05-01&lang=en
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However, it is noted above that prices increased only by 5% over the entire
last three years. So the sample of comparables used to define the GDV

appears unreliable.

There are further problems with the BPC samples for both reports. | have
presented my analysis on the following page:
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Waterside, Railshead Road Viability Statement August 2024

Address Beds Price SqgM Price per Sq M Selling Price per Sqg M Date
Swan Street 1 £435.000 55 £7.903 £7.514 Feb-21
Siwean Street 1 £423,250 | S6.7 £7.57T1 £7.132 Feb-21
Bailshead Road 1 £425.000 1] £7.583 £7.210 Feb-21
Lion Wharf Road 1 £413,450 513 £6. 776 £6.437 Feb-21
Elizabeth Gardens 1 £2580,000 | 416 £6. 731 £6.334 Feb-21
Lion Wharf Hoad 2 £693.933 | 53.2 £5.413 £7.933 Feb-21
Chalmers 'way 2 £E650,000 83 £7.531 £7.440 Feb-21
FRailshead Road = £550,000 | 74.5 £7.3535 £6.955 Feb-21
Herons Placs 2 £850.000 71 £7.746 £7.353 Feb-21
Heron Road 2 £435.000 | 7.5 £5.418 £5.035 Feb-21
ilmorey Gardens 2 £333.920 | 67.4 £5.044 £4.732 Feb-21
Steele Wau 2 £393,950 | 54.5 £7.333 £6.972 Feb-21
Address Beds Price SqM Price per Sg M Selling Price per Sg M Date
Charlotte Mews 1 £450,000 | 50.2 £5,964 £5.516 I1ay-21
S an Strect 1 £435 000 55 £7,909 £7.514 May-21
Failshead Road 1 £425.000 | 56.4 £7.535 £7.153 Mlay-21
Lion Wharf Hoad 1 £425.000 | 55.2 £7.6933 £7.514 Mlay-21
Elizabeth Gardens 1 £300.000 43 £6.977 £6.628 May-21
Swan Court Z £625.000 | 821 £7.613 £7.2352 Iay-21
Licr Wharf PBoad 2 £573.950 [ FV.1 £7.522 £7.146 May-21
Railshead Road = £500,000 | TF5.5 £6,363 £6,051 I1ay-21
SqgM Selling Price per Sq M
55 £7.514
SE.T £7.1582
E?Iéa :gf;g Selling Price per 5g M versus Dwelling Size
5 £6,594 FH00Y
B3z £7.993 i
a3 £7 .40 ' '
T4.8 £6.985 £7.000 -
al £7.553 =
7. £6.095 st
E7.4 £4. 732 £5,000 =
24.5 £6.972
S0.2 £6.516 EHOO
55 £7.514 i
S6.4 £7.153 30 10 50 &0 70 80 20
55.2 £7.514
435 £6.628
521 £7.232
il £7.146
T8.5 £6,051
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This plots selling prices per square metre against dwelling size (as | have
done using my own comparables).

It shows a most unusual pattern where there is no relationship. Selling
prices appear unaffected by dwelling size. |1 am sure that BPCwould be the
first to admit that this doesn’t fit the usual expectation that smaller
dwellings generate higher values per square metre than larger ones.

On this basis also, | consider the BPC comparables and data on sales
unreliable; not least because the samples are so small.

However, they appear to have alighted on a similar figure to myself so this
point can be agreed.

5 Existing Situation - land value benchmark

The land value benchmark (LVB) is important in defining viability; in
particular, the financial relationship between residual value and the L\VB

Where the LVB is higher than the residual value (RV), then schemes are in
principle, unviable.

The Revised NPPG

The Revised NPPG is very clear that the land value benchmark should be
based on existing use value (EUV). It states:

‘To define land value for any viability assessment, 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 development while allowing a sufficient
contribution to fully comply with policy requirements. Landowners and
site purchasers should consider policy requirements when agreeing land
transactions. This approach is often called ‘existing use value plus’ (EUV+).

The guidance goes on to state:

‘Existing use value (EUV) is the first component of calculating benchmark
land value. EUV is the value of the land in its existing use. Existing use
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value is not the price paid and should disregard hope value. Existing use
values will vary depending on the type of site and development types. EUV
can be established in collaboration between plan makers, developers and
landowners by assessing the value of the specific site or type of site using
published sources of information such as agricultural or industrial land
values, or if appropriate capitalised rental levels at an appropriate yield
(excluding any hope value for development).

Sources of data can include (but are not limited to): land registry records of
transactions; real estate licensed software packages; real estate market
reports; real estate research; estate agent websites; property auction
results; valuation office agency data; public sector estate/ property teams’
locally held evidence.

Existing use value of the site
The existing use value of the property is offices.

| have valued this use as follows:

Unit Rent PA SqM |Rent per SQM |Agent
Paradise Road £50,004 248 £202 Winkworth
Petersham Road £152,808 532 £287 Frost Meadowecroft
The Power House £125,004 448 £279 TA
==
SqgM Rent per SQ M
248 £202
532 £287
448 £279
Average £256
Commercial Development SqgM Rent PA Rental Yield YP Capital Value
d Road Commercial 522 256 133632 8 142 £1,897,574
. . .
Prlme Y leld ‘ :u1de = June 20 24 This yield guide is for indicative purposes only n|g t
and was prepared on 06 June 2024, . Frank
Knight Frank Intelligence
gh 18 Click here to view previous data
City Prime (10 years) 525%-550% 525%-550% 525%-550% 525%-5.50% 5.25%-5.50% STABLE
West End: Prime Core (Mayfalr & St James's) 3175% 4.00% 400% 400% 400% 400%
Wes! End: Non-core (Soho & Fitziovia) 4.50% - 4.75% 4.75% 475% 475% 4.75% 475% STABLE
Major Reglonal Cities (10 years) 575% 6.50% 650% 6.50% 6.50% 6.50% STABLE
Major Reglonal Cities (5 years) 6.50% - 7.00% 7.50% 750% 7.50% 7.50% T50% STABLE
Offices Secondary, Regional Gines 850% + 11.00% + 11.00% + 11.00% + 11.00% + 11.00% + | NEGATIVE
South East Towns (10 years) 600%-650%  725% 725% 7.25% 7.25% 725% STABLE
ﬁﬁ' South East Towns (5 years)

This suggests a rental per annum 0f£133,632.

Assuming a yield of 8%, this gives a capital value of £1,897 574.
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In support of this valuation, | reproduce below a key page from a report by
JLL (May 2017) which shows the commercial rental value for Units Aand B:

Property: Units A& B, 1 Radshead Road, Twick Isleworth. TW? TEP

May 2017

Units A & B. 1 Railshead Road, Twickenham, Isleworth, TW7 7EP

Executive Summary

Inspection Basis: Internal inspection .
Macro Location: Regional
Micro Location: Secondary
Sector: Office
Region: London - Outer
Total Property Area: 12918 sqt.
Tenure: Leasehold (two long leases for a term
of 126 years each, at an aggregate
rent of £1,250).
Number of Tenants: The property is to be partly owner

occupied.

Percentage Vacant: 100 %
Total Rent Reserved: NIA
Net Income: NIA
Income Stream: N/A
AWUT: NIA
Valuations as at: 09 May 2017 o z
Market Rent: £295,000 per annum o
Market Value: £3,200,000

1Y: -0.57% EY: 7.05% RY: B.65%
Capital Value psf: £247.72
Purchasers Costs: Stamp Duty plus 1.80%
Market Value (3 month
movkeling period): £2,560,000
Market \{alue with Vacant £3,200,000
Possession:
Reinstatement Cost
Estimate (indicative): 2000
Location

This amounts to £295,000 per annum and a rental equivalent per square

metre of £22.84 per square foot (£246 a square metre).

This supports the rental estimated based on current comparables and the

capital value of £1.9 million.

To this should be added a land owner premium, typically 20% for this type

of development.
This means a land value benchmark of £2.3 million.
6 Results and conclusions

6.1 August 2024 appraisal

The current viability position is set out in the Results page below:
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Sie R Numbsr
~pplicaion Mumber
NLUD Ref. Mumber
UPRMN or Grid Ref.

-£1,694,000

The appraisal shows a residual value of £606,000. This means that revenue
is higher than costs and means a viable scheme before taking the land value
benchmark into account.

The LVB is however £2.3 million and hence the scheme is non viable.

6.2 August 2021 appraisal

The viability position at August 2021 is set out below:
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Raidshead Road, Isleworth - August 2021 S#e Reference Number
A Number
NLUD Ref. Number
UPRN or Grid Ref

G Apariments from Commercial

-£1,531,000

The appraisal shows a residual value of £769,000. This means that revenue
Is higher than costs and means a viable scheme before taking the land value
benchmark into account.

The LVB is however £2.3 million and hence the scheme is non viable.

6.3 Viability over time

Neither viability position is viable; neither 2024 or 2021.

It should be stated that the 2021 position is more viable than that at 2024.
This is because between the two points in time, costs have increased more

than selling prices.

Critically, the LVB is high and neither residential scheme is viable.
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Appendix 1 August 2024

Rallishead Road, 1skeworth - Awguest 2024
Sie Address

Sie Feferenoe

Appicascn Numbsr
NMLUD Feferences

UFREMN or Grid Feferenos

G Aparmeenis o Comneencial
Scheme Descrip@on
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Site Area
Toial Sze of Sie In Hectares

Dwellings

s Nurtber of Dvelings
(Dersily is then ciouaEd)
Dersty

(" (Brter avaue, or chocsefrothe
It

| LEErS QAN vaLE

Waterside, Railshead Road Viability Statement August 2024 Page 26



| Desspion Uit Tpe :\l;nggg Person Occupancy| Habitable Rooms V‘;Irl]ztle;!- i SIL;O[ —

| (forthe users reference only) Bonch- | User [Bench-| User | ONar [ o, | OOGIS)
00MS| ok | value | mark | value | Uni? (1-99)

]2 2 NO | YES | ¢ |

2 | 3 3 NO | VS | 2 | 919

213 3 NO | VES | 7 | 882

213 3 NO | VES | 2 | %R

2 | 3 3 NO | VS | 2 | W%

i | ) NO | VS | 2 | %60
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Affordable Units

Shared
Ownership

Intermediat
& Rent

Total units to enter| 6

Total units entered:
Description
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Sale

entering a percentage in the box to
the
right (this affects other tenures)

397,353
571,318
559,729
543,31
546 477
404,246
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Build Costs persqm Other Development Costs

User
Bulding Type | Toolkit Values Additonal Cost Values

Flats (40+ storeys) £3739 |Professional Fees % ofbuild costs

Flats (16-40 storeys) £3,081 Interest rate (Market) 10.0%|of buld costs (Sale, Equity Share and Low Cost Sale units

Flats (6-15 storeys) £2 394 Interest Rate (Affordable Hou 10.0%|of build costs Rental tenures and Shared Ownership)

£1758 £3,010. Marketing Fees _ of market value

£1308 £3,010. Developers Return . of market value applies to market housing

£1,146) £3,010. | Contractors Retum . of development costs (excl finance) (affordable housing)

Code for Sustainable Homes level (36)] ~ |* {Construction Period  (1+ Years)

Exceptional Development Costs
Total For Scheme Costs incurred for Sustainable homes level of 34 5 orb
Cost per dweling <Enter cost description>
Cost per hectare <Enter cost description>
Cost per habitable room <Enter cost description>
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=
=
=
=
=
=
-
=
=
=
=
-

Doss CIL apply on this scheme?

Total for Scheme per heciare
Toial for Scheme divided by iotal number of unis
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Restaurants & Cafes (A3)
Drinking Est (A4)

Hot Food (A5)

Business (B1)

General Industrial (B2)
Storage & Distribusion (B8)
Clinics & Heakh Cenfres (D1)

TomcacusedClL & - |
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Reduction of Residual (%) 13%} GuideVdues Sie Development
Time (Years)

1

2,300,000

4 4

Exising use value

Aoquision oot

Value for ofices

00 | = |G |en | B | |

Value for industial
Walue as howel sie
\alue as other afiernaive use

Ha | Ha ] Ha He | Ha | M
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Radlshead Road, Isleworth - August 2024 Ske Reference Number

Number
MLUD Ref Number
UPRM or Grid Ref.

LAND FINANCE
Total land finance

AFFORDABLE UNITS
Low Cost

-£1,694,000
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Appendix 2 August 2021

ils ' U=ze these arrows o naviagsais

Toolkit page=s. You showld ensure Cl=sr
there are RO WaIming mesSsages on
a page before corbinuing.

Railichead Road, Iskeworth - August 2021 ‘
Sie Address

Sie Reference
Applicasion Number
MNLUD Referencs

UFPRM or Grid Referenos

G Apariments from Comnercial
Scheme Descripdon

Lis= of tFis saofvnare inpiies aocsrianos of the foerse fermrs and ocondiians (dickohare fo read)
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Site Area
Total Size of Sie In Heciares

]}mlling_ps

& Nunter of Duelings
(Dersty isthen clouaed)

Derety
Ietho)
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o Desaipion of Ui Type :‘l(;l{n&: Person Occupancy| Habitable Rooms 1“;:1]2\;# o2 Sb:;.e{)[ & g
| (for the users reference only) Bench- | User | Bench- | User | AT | gy |OOIEISH
T00MS | mark | value | mark | value | Un? (1-%9)
1 1M 1 Vi 2 NO | YES | 2 0.1
2 2 2 J 3 NO | YES | 2 91.79
3 3| 2 3 3 NO | YES | 2 3882
| 4 4 2 3 3 NO | YES | 2 8482
5 A 3 3 NO [ YES | 2 85.50
6 b 1 2 2 NO | YES | 2 96.58
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Affordable Units

Shared
Ownership

Intermediat
8 Rent

Afiordable
Rent

Tola unis o enter| 6

Total units entered
Descripion
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Build Costs per sqm Other Development Costs

User
Buldng Type | Toolkt Values Addiional Cost Values

Flats (40+ storeys) £3139 Professional Fees % of build costs

Flats (16-40 storeys) £3081 Interest rate (Markef) 10.0%|of build costs (Sale, Equiy Share and Low Cost Sale unis

Flats (6-15 storeys) £2.304 Interest Rate (Affordable Hou 10.0%|of build costs Rental tenures and Shared Ownership)

Flats (5 & less storeys) £1758 £2,590. Marketing Fees . of market value

Houses <= 75m?2 £1,308]  £2,590. Developers Return ; of market value applies to market housing
Houses > 75m?2 £1,146]  £2,590 Contractors Refurn ; of development costs (exc! finance) (affordable housing)

Construton Period  (1+Years) | 100

Costs incurred for Sustainable homes level of 34 5 0r6

<Enter cost descripton>
<Enter cost descripton>
Cost per habitable room <Enter cost descripion>
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Inpt by Unik

Affordable

Shared
Ownership

Iniermediaie
Rent

o (.

Does CIL apply on this scheme?

Total for Scheme per hediare
Toial for Scheme divided by total number of unis
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Residensal (C3)
Hotels (C1)

Retail (A1)
Finandial (A2)

Restauranss & Cales (A3)
Drinking Est {A4)

Hot Food (A5)

Business (B1)

General Indusirial (B2)
Storage & Distribuson (B8)
Ciinics & Heath Centres (D'1)
Assembly & Leisure (D2)

Sui Generis

_Tutal calculaied CIL
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Reducion of Residual (%) | 10%
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Raidshead Road, [sleworth - August 2021 S#e Reference Number

Applicaion Number

- NLUD Ref Number
6 Apartments from Commercial UPRN or Grid Ref

LAND FINANCE
Total land finance

AFFORDABLE UNITS
Low Cost
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