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20 September 2024 

Dear Directors 

Terms of Reference 

Addressee: The Directors 
North Lincolnshire Council 
Church Square House 
30-40 High Street 
Scunthorpe 
DN15 6NL 
For the attention of Millie Arden and Kate Mills 

Property Address: 

(“The Property”) 

Land west of Carisbrooke Manor Lane, Burringham, at Lincolnshire Lakes, 
Scunthorpe 

Reliance: This report is confidential to the party to whom it is addressed.  

We appreciate that any viability assessment should be prepared on the basis that it 
will be made publicly available other than in exceptional circumstances, however, if 
at any stage it is intended to distribute the report, or any reference thereto, our 
written consent will be required. No part of this report may be disclosed to any third 
parties without our prior written approval of the form and context in which it will 
appear.   

Save in respect of our liability for death or personal injury caused by our 
negligence, or the negligence of its employees, agents or subcontractors or for 
fraud or fraudulent misrepresentation (which is not excluded or limited in any way):  

a) we shall under no circumstances whatsoever be liable, whether in contract, tort 
(including negligence), breach of statutory duty, or otherwise, for any loss of profit, 
loss of revenue or loss of anticipated savings, or for any indirect, special or 
consequential loss arising out of or in connection with this report; and  

b) Our total liability in respect of this report shall not exceed £5,000,000. Please 
note the exclusions and limitations of liability in our General Terms and Conditions 
of Business or pre-agreed terms of engagement or service agreement agreed 
between us.  

Applicant: Keepmoat Homes 

Tenure: Freehold  

Viability Assessment Date: September 2024 
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Our assessment is provided, as at the date on this report, and as the market 
changes over time, the advice provided may not be valid on an earlier or later date.   

Instruction Date: 16 May 2024 

Instruction and Purpose: In accordance with the Letter of Engagement dated 16 May 2024 we are instructed 
to provide you with a report and Economic Viability Appraisal Review. 

The purpose of this assessment is to review the Financial Viability Assessment 
report dated April 2024 produced by the Applicants’ consultant CBRE, and to 
inform discussions regarding the level of S106 obligations that can be provided on 
the site taking into account the proposed development, the policy requirements set 
by the Council, as well as national planning policy and guidance. 

Basis of Valuation: We confirm that our viability assessment and report has been prepared in 
accordance with the current RICS Professional Standard – Financial Viability in 
Planning: Conduct and Reporting, 1st Edition, May 2019, as well as the RICS 
Professional Standard on Assessing Viability in planning under the National 
Planning Policy Framework 2019 for England, 1st Edition March 2021. 

As per the RICS Professional Standard on Assessing Viability in planning under 
the National Planning Policy Framework 2019 for England, 1st Edition March 2021 
“FVAs are not valuations as such, but there is significant valuation content within 
an FVA. The valuation aspects are within the jurisdiction of the Red Book and 
other RICS mandatory statements and professional guidance. All RICS members 
must adhere to these provisions.  

Advice given in this report is expressly provided to support S106 negotiations and is 
in accordance with the current UK national supplement published by the RICS (the 
RICS Red Book. 

The report is subject to, and should be read in conjunction with, the attached 
General Terms and Conditions of Business. 

No allowance has been made for any expenses of realisation, or for taxation 
(including VAT) that might arise in the event of a disposal and the property has 
been considered free and clear of all mortgages or other charges that may be 
secured thereon. 
 

Software: The viability assessment has been undertaken using ARGUS Developer 8.30.3.   

Personnel: The viability assessment has been prepared by Hannah Partington MRICS, 
Director and peer reviewed by Mabel Kenyon MRICS, Director. 

We confirm that the personnel responsible for this viability assessment are in a 
position to provide an objective and unbiased viability assessment and are 
competent to undertake the assignment in accordance with the current UK national 
supplement and are RICS Registered Valuers. 

Status: In preparing this viability assessment we have acted as External Valuers, subject 
to any disclosures made to you. 

When carrying out the enclosed Financial Viability Assessment, the RICS 
members who have undertaken this report have acted objectively, impartially, and 
without interference. 

Disclosure: We confirm there are no conflicts of interest, or risk of conflict whilst undertaking 
this report.  
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We can confirm that we have not advised either the applicant or the LPA on the 
relevant planning application and have not previously provided advice in area-wide 
FVAs to help formulate policy for the LPA. 

Contingent Fees: We confirm that in preparing this report, no performance-related or contingent fee 
has been agreed. 

Sources of Information: We have carried out all the necessary enquiries with regard to planning issues and 
development considerations. We have not carried out a building survey or 
environmental risk assessment. We have not measured the premises and have 
relied on the floor areas provided. 

We have been provided with the following reports, which we have relied upon: 

▪ Financial Viability Assessment – April 2024 – Prepared by CBRE on behalf 
of Keepmoat Homes. 

▪ Planning layout plan with reference n1720 008 C, dated 18.12.23, 
produced by nineteen47 on behalf of Keepmoat Homes  

▪ PA.2023.1124 Lincolnshire Lakes Keepmoat – S106 liabilities 
▪ CBRE Financial Viability Addendum dated 24 July 2024 produced on 

behalf of Keepmoat Homes Limited.  

Market Conditions 
Explanatory Note: 

Transactions across markets and sectors remain low, for a variety of reasons.  The 

full implications of wars in the Middle East and Ukraine are unknown.  Instability in 

these regions and beyond may compound already difficult real estate market 

conditions.  This is likely to be exacerbated when coupled with inflationary 

pressures and other factors impacting the global economy, including the cost and 

availability of debt.  The combination heightens the potential for volatility and quick 

changes in consumer and investor behaviours.   

In recognition of the potential for market conditions to change rapidly, we highlight 

the critical importance of the valuation date and confirm the conclusions in our 

report are valid at that date only, and advise you to keep the valuation under 

regular review.  

The development market especially faces challenges that are influencing the costs 

of construction and construction programmes.  These issues, together with the risk 

of developer and/or contractor insolvency and a limited skilled labour force, risk 

causing increased volatility in land value and development project viability. 

For the avoidance of doubt, due to the functioning nature of the market, our FVA is 
NOT reported as being subject to ‘material valuation uncertainty’ as defined by 
VPS 3 and VPGA 10 of the RICS Valuation – Global Standards. 
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otherwise. The National Planning Policy Framework, Planning Practice Guidance and local planning policies, including 

Supplementary Planning Documents, are all material considerations. 

National Planning Policy Framework  

National planning policy is set within the new National Planning Policy Framework (NPPF), which was updated on 19 

December 2023 (and is due to be updated in September 2024). This edition replaces the previous National Planning 

Policy Framework published in July 2021, and earlier revisions. Paragraphs 2 and 47 state that planning decisions 

should be made in accordance with the Development Plan unless material considerations suggest otherwise. The 

NPPF is a material consideration. 

A presumption in favour of sustainable development lies at the heart of the Framework (Paragraphs 10 and 11). 

However, Paragraph 12 confirms that this does not preclude the Development Plan being the starting point for 

decision making. Paragraph 58 states that it is for the applicant to determine whether there are circumstances to 

justify the need for a viability assessment as part of a planning application. The decision maker should determine the 

weight to be afforded to the viability statement, taking into account all the circumstances in the case, including whether 

the plan and the viability evidence underpinning it is up to date, and any changing circumstances that have occurred 

since the plan was adopted. It also states that the viability assessment should reflect the recommended approach set 

out in national planning guidance, including standardised inputs. 

As set out in the RICS Professional Standard, LPAs will have objectives to secure appropriate contributions from 

development to meet the community and infrastructure needs within their local area. The RICS Professional Standard 

further states that other stakeholder expectations need to be considered as part of the viability process; namely 

developers who will expect to make a suitable return, and landowner expectations which are crucial in ensuring the 

voluntary release of land for development. 

Planning Practice Guidance 

Planning Practice Guidance (PPG) provides an understanding of how to undertake viability assessments at both plan 

making and decision taking levels. PPG notes at paragraph 7 that it is for the applicant to demonstrate whether a 

planning application should be accompanied by a viability assessment. The decision taker should apply appropriate 

weight. Paragraph 10 confirms that decision making for viability will strike a balance between the aspirations of 

developer and landowners with regard to returns against risk, and the aims of the planning system to secure 

maximum benefits in the public interest through granting planning permission. Paragraph 20 details that viability 

assessments should set out the assumptions made about costs and values. This should include gross development 

value, benchmark land value including the landowner premium, developer’s return and costs. Where different figures 

from those set out in the Local Plan arise, these should be explained and supported with evidence. 
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2.1. Location  

2.1.1. General Location 

Lincolnshire Lakes is a new urban extension of Scunthorpe with proposals to deliver up to 6,000 no. new homes along 

with a commercial park and associated uses. 

The site is located to the west of Scunthorpe which is an industrial town in North Lincolnshire. 

Scunthorpe is located c. 17.5 miles south west of Hull, 20 miles north east of Doncaster and c. 23 miles west of 

Grimsby. 

The site is located to the west of Carisbrooke Manor Lane, Burringham, lying to the north of Burringham Road 

(B1450). 

Below is a location plan to show the location of the site in the context of the surrounding area: 

 

2.2. Communications 

Scunthorpe benefits from good transport links with junction 3 of the M180 Motorway being situated less than a mile 

from the subject site. 

2. Location 
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There are also a number of bus stops along the Burringham Road (B1450) which provides connections to Ashfield 

and Scunthorpe.  

The nearest train station is Althorpe station which is c. 2.0 miles from the site which is situated on the Northern line 

between Doncaster and Scunthorpe. Scunthorpe train station which is located 2.4 miles from the site and is also 

situated on the Northern line between Doncaster and Scunthorpe.  

2.3. Situation 

The site is situated to the west of the town of Scunthorpe.  

To the immediate north of the site is agricultural fields which form part of the wider Lincolnshire Lakes masterplan.  

To the north east of the subject site is the Parklands Mobile Home estate.  

To the immediate east of the site is Carisbrooke Manor Lane, the Carisbrooke Manor Assisted living centre, Lindsey 

Lodge Hospice and the Ashfield Park Home estate. Further to the east is an Asda supermarket, residential estates 

and Scunthorpe Town.  

To the immediate south of the site is Burringham Road (B1450) and beyond is agricultural fields which form part of the 

wider Lincolnshire Lakes masterplan. 

To the immediate west of the site is the M181 and beyond is agricultural fields which form part of the wider 

Lincolnshire Lakes masterplan.  

With regards to amenities in proximity to the subject site, there is the Ashby Decoy Golf Club, The Silica Lodge, 

Garden Centre, Burringham Skate Park, One Stop convenience store and as already mentioned, an Asda 

supermarket.  

With regards to schools, The Oasis Academy Parkwood is 1.2 miles from the site and is rated Ofsted Good, The 

Westcliffe Primary School is located 1.1 miles from the site and is rated Ofsted Good, the South Park Enterprise 

College is located 1.4 miles from the site and is rated Ofsted Requires Improvement, and The Enderby Road Infant 

School is located 1.2 miles from the site and is rated Ofsted Good.  

The land use of the surrounding area is predominantly a mix of open countryside and residential uses.  
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3.1. Site 

3.1.1. Characteristics 

The property comprises an irregular shaped development land parcel which extends 29.43 ha (72.73 acres) gross and 
15.36 ha (37.95 acres) net. 

The wider Lincolnshire Lakes development has outline planning consent for 2,500 dwellings including a village centre 
(Use Classes A1, A2, A3, A4, A5, B1 and D1), a health care facility (Use Class D1), community facilities (Use Class 
D1), a 3 form of entry primary school (Use Class D1), new roads and footpaths, informal areas of open space, play 
spaces and new wildlife habitats, water bodies and wetlands with all matters reserved for subsequent approval (ref 
PA/2015/0396). 

The subject site has a planning application submitted (ref PA/2023/1124) for the development of 599 no. dwellings 
and lake, along with associated infrastructure, including landscaping, public open space and play area, pedestrian and 
cycle links, pumping station and sub-station. 

The site is currently a greenfield land parcel which is used for agricultural (arable) purposes. 

The site is currently accessed from Burringham Road (B1450) via an agricultural access on the southern site 

boundary.  

The site topography is generally level.  

The site covering comprises predominantly arable crops. 

There is a sporadic mature tree line that runs along the south west corner of the site boundaries although there are no 

trees within the site itself.  

The norther site boundary is demarked by a drain. The eastern site boundary is demarked by Carisbrooke Manor 

Lane. The Southern site boundary is demarked by Burringham Road, (B1450) and the western site boundary is 

demarked by the M181.  

There are some  overhead power cables that run across the south of the site running in an east/west direction. There 

are also power cables that run across the eastern part of the site running in an north/south direction.  

The property is shown for identification purposes on the plan below. 

 

3. Description 
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3.1. Proposed Development  

Keepmoat Homes have submitted a full planning application (PA/2023/1124) for the development of 599 no. dwellings 

and lake, along with associated infrastructure, including landscaping, public open space and play area, pedestrian and 

cycle links, pumping station and sub-station - NEW GENERAL DOCUMENT - Rebuttal - Financial Viability Statement. 

The plan below illustrates the proposed residential scheme: 

 

Upon completion, the proposed scheme will provide 599 no. new build dwellings, as shown in the below table, subject 

to achieving the required planning approval.  

Amongst the 20 no. house types there is a combination of terraced, semi-detached and detached properties.  

The site is accessed from a newly created roundabout to the south of the site boundary. We have assumed that the 
internal estate roads will be adopted upon completion and that all necessary rights of access and servicing are 
available. 

We have obtained from the North Lincolnshire Planning portal a planning layout plan with reference n1720 008 C, 
dated 18.12.23, produced by nineteen47 on behalf of Keepmoat Homes. 

3. Proposed Development  
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4.1. Planning 

4.1.1. General 

The property falls within the jurisdiction of North Lincolnshire Council. 

The local planning policy falls under the North Lincolnshire Local Plan as adopted in May 2003. This plan has been 

replaced by the Local Development Framework. 

Some of its policies have been replaced following the adoption of the Core Strategy and the Housing and Employment 

Land Allocations DPD. 

The Lincolnshire Lakes Development falls within the Lincolnshire Lakes Area Action Plan (AAP) which was adopted 

on 10 May 2016 and will set out the planning policy framework to deliver the vision. 

The Lincolnshire Lakes development is the creation of one of the largest residential developments, not just in the 

Yorkshire and Humber Region but in the whole of the UK, within North Lincolnshire on land west of Scunthorpe, 

creating new building jobs plus thousands more as new businesses are created. 

North Lincolnshire Core Strategy which was adopted in June 2011 and provides a long term spatial planning 

framework for the development of North Lincolnshire up to 2026 (paragraph 5.29) identifies the following 

transformational principles of the Lincolnshire Lakes development:  

▪ Residential development (6,000 no. new homes) including affordable and sustainable low density housing;  

▪ Business developments that diversify the employment offer of the town, including offices with an attractive 

waterside setting;  

▪ Flood alleviation to both the new community and existing Trentside villages through mitigation provided by the 

water bodies;  

▪ Community facilities (including schools, health facilities, libraries, community centres etc);  

▪ Leisure facilities (including water sports, sport stadia and recreational opportunities);  

▪ A sustainable energy landscape with biomass and wind power;  

▪ Sustainable tourism associated with the lakes unique waterside landscape setting;  

▪ Green infrastructure throughout which compliments and improves the location’s biodiversity character; and  

▪ Sustainable transport infrastructure through improved access into the town, strong public transport, park and 

ride facilities and walking and cycling routes within the site that provide direct links to the existing networks.  

All of which will be set within a unique lakeside setting with several large artificially created lakes connected by water 

channels. 

A new M181 junction will be created to improve access routes to the motorway and make the area more accessible as 

a place to live, visit and work. 

 

4. Planning  
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4.1.2. History 

PA/2023/1124 - Planning permission for the development of 599 no. dwellings and lake, along with associated 

infrastructure, including landscaping, public open space and play area, pedestrian and cycle links, pumping station 

and sub-station. Awaiting Decision.  

PA/SCR/2022/1 - EIA screening request relating to the erection of 599 no. dwellings including public open space, 

drainage attenuation, a lake with recreational routes and landscaping. 

PA/2017/1386 - Planning permission for highway works to deliver a new terminating junction to the M181 motorway 

comprising a new at-grade roundabout to access the B1450 Burringham Road from the M181, new B1450 side roads 

and realignment of the existing B1450, two new additional roundabouts on the realigned B1450, drainage ponds and 

outfalls, landscaping and associated re-profiling and ancillary works. Approved with conditions. 17 January 2019. 

PA/2016/1736 - Planning permission for engineering and excavation to form a lake (Lake 1) as part of the wider 

Lincolnshire Lakes proposal. Approved with conditions 1 November 2017.  

PA/2015/0628 - Hybrid application for full planning permission for new road and footpaths, informal areas of open 

space, parklands, play areas and new wildlife habitats, attenuation ponds, recreational lakes and wetlands community; 

and outline planning permission with all matters reserved for non-residential institutions (Use Classes D1 and D2), 

leisure facilities (Use Classes A1 and A3) and storage (Use Class B8). Approved 5 August 2021.  

PA/2015/0627 - Planning permission for highway works to deliver the new terminating junction to the M181 motorway 

(due to the de-trunked section of the highway to the north and south of the terminating junction) and the development 

of the eastern and western sections of the east west link road connecting to the B1450 Burringham Road. Approved 5 

August 2021.  

PA/2015/0396 - Outline planning permission for the development of up to 2,500 no. new homes including a village 

centre (Use Classes A1, A2, A3, A4, A5, B1 and D1), a health care facility (Use Class D1), community facilities (Use 

Class D1), a 3 form of entry primary school (Use Class D1), new roads and footpaths, informal areas of open space, 

play spaces and new wildlife habitats, water bodies and wetlands with all matters reserved for subsequent approval. 

Approved 5 August 2021.  

4.1.3. S106 Agreement/Planning Gain 

The Core Strategy states that – 

▪ On a site of 15 no. or more dwellings in the Scunthorpe urban area a target of 20% affordable housing. 

▪ A target affordable housing tenure mix of 70% social rented and 30% intermediate tenure.  

The Lincolnshire Lakes Area Action Plan (AAP) states that up to 20% of the dwellings will be required to be affordable 
homes for developments of greater than 15 no. dwellings. Affordable housing provision of less than 20% will be 
subject to assessment of viability (with a full viability assessment to be provided by the developer) and subject to 
agreement by the Council on a case by case basis. 

The Lincolnshire Lakes Area Action Plan (AAP) also indicates that contributions will be required towards –  

▪ Primary Education 

▪ Secondary Education  

▪ District and Local Centre 

▪ Sports and Leisure 

▪ Health & Social Care 

We note that there has been a previous S106 Agreement put in place for a larger 2,500 no. unit consented scheme 
(ref PA/2015/0396). 

The outline consent is subject to a S106 Agreement dated 5 August 2021 between Maltgrade Ltd, J Jackson Ltd and 

North Lincolnshire Council which sets out the following obligations –  
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5.1. Market Conditions Explanatory Note 

Transactions across markets and sectors remain low, for a variety of reasons. The full implications of wars in the 

Middle East and Ukraine are unknown.  Instability in these regions and beyond may compound already difficult real 

estate market conditions.  This is likely to be exacerbated when coupled with inflationary pressures and other factors 

impacting the global economy, including the cost and availability of debt.  The combination heightens the potential for 

volatility and quick changes in consumer and investor behaviours.   

In recognition of the potential for market conditions to change rapidly, we highlight the critical importance of the 

valuation date and confirm the conclusions in our report are valid at that date only, and advise you to keep the 

valuation under regular review.  

The development market especially faces challenges that are influencing the costs of construction and construction 

programmes.  These issues, together with the risk of developer and/or contractor insolvency and a limited skilled 

labour force, risk causing increased volatility in land value and development project viability. 

For the avoidance of doubt, due to the functioning nature of the market, our FVA is NOT reported as being subject to 

‘material valuation uncertainty’ as defined by VPS 3 and VPGA 10 of the RICS Valuation – Global Standards. 

5.2. National Market Overview 

■ The Halifax House Price Index dated from August 2024 states that – 

o House prices increased by +0.3% in August, after +0.9% rise in July 

o Year-on-year prices are up +4.3%, the strongest rate since November 2022 

o Higher annual growth largely reflects the base impact of weaker prices a year ago 

o Typical property now costs £292,505 (compared to £291,585 in July), highest since August 2022  

■ Amanda Bryden, Head of Mortgages, said: “House prices increased by +0.3% in August, following a rise of +0.9% 

in July, with the typical property now costing £292,505. Annual growth has risen to +4.3%, the strongest rate since 

November 2022, but this is due in large part to the comparison with weaker growth this time last year. 

■ “Recent price rises build on a largely positive summer for the UK housing market. Prospective homebuyers are 

feeling more confident thanks to easing interest rates. That optimism is reflected in the latest mortgage approval 

figures, now at their highest level in almost two years.  

■ “Such has been the resilience of house prices that the average property is now just £1,000 shy of the record high 

set in June 2022 (£293,507). While this is welcome news for existing homeowners, affordability remains a 

significant challenge for many potential buyers still adjusting to higher mortgage costs.  

■ “However with market activity picking up and the possibility of further interest rate reductions to come, we expect 

house prices to continue their modest growth through the remainder of this year.” 

With regards to Housing activity – 

■ HMRC monthly property transaction data shows UK home sales decreased in July 2024 compared to the previous 

month. UK seasonally adjusted (SA) residential transactions in July 2024 totalled 90,630 – down by - 0.6% from 

June’s figure of 91,220 (up +6.9% on a non-SA basis). Quarterly SA transactions (May 2024 – July 2024) were 

approximately +5.1% higher than the preceding three months (February 2023 - April 2024). Year-on-year SA 

transactions were +6.7% higher than July 2023 (+13.2% higher on a non-SA basis). (Source: HMRC). 

5. Market Commentary 
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■ Latest Bank of England figures show the number of mortgages approved to finance house purchases increased 

slightly in July 2024, by +2.3% to 61,985. Year-on-year the figure was +26.5% above July 2023. (Source: Bank of 

England, seasonally-adjusted figures) 

■ The RICS Residential Market Survey results for July 2024 show a stable trend in market activity. New buyer 

enquiries has a net reading of +2%, up from -6%, with agreed sales also up to -2%, from -6%. New instructions  

are back in positive territory at +2%, from -9%. (Source: Royal Institution of Chartered Surveyors (RICS) monthly 

report). 

JLL Market Commentary – 1 August 2024 

■ The new rate cutting cycle has begun with the Bank of England’s first rate cut since 2020. Although the drop from a 
16-year high of 5.25% to 5% may not have a dramatic impact on mortgage rates in the short term, it will 
undoubtedly bolster confidence among hesitant buyers particularly if further rate cuts occur in the coming months. 
Until now the housing market has been surprisingly resilient, but the rate cut, alongside greater political certainty 
following the July election puts it in a strong position once buyers return. 

■ Budget black holes 

■ Those scrambling to get to the bottom of their to-do list before the summer break will recognise the urgency we've 
seen in recent days from government as it pushed forward on policy commitments before the summer recess. 

■ We now have a date for the autumn budget, due to take place on 30 October, where the chancellor will attempt to 
deal with the £21.9bn budget ‘black hole’. Spending cuts worth £5.5bn have been announced, means testing will 
mean wealthier (or the least poor) pensioners losing their winter fuel allowance, and several infrastructure projects 
introduced under the Conservatives have bitten the dust or been firmly pushed into the long grass. Reeves has 
also committed to selling surplus public sector buildings and land. That leaves £16.4bn – meaning taxes are going 
up – although we'll need to wait until 30 October to find out which. 

■ Building more homes 

■ Angela Rayner has fast-tracked the consultation to overhaul the planning process, the announcement scraping in 
pre-recess on 30 July. The consultation, set to run over the summer, will close on 24 September, with a new 
National Planning Policy Framework (NPPF) promised by the year-end. 

■ Proposed changes to boost delivery include the reintroduction of mandatory housing targets. A brownfield first 
strategy will remain in place, with expectations that applications on brownfield land will be approved. We are 
promised clarity on how to define 'grey belt' land, with any land released from the Green Belt subject to 'golden 
rules', namely: 50% of homes delivered as affordable housing, an emphasis on access to green space, and a 
recognition of the need for local infrastructure. 

■ To enable delivery of affordable homes at scale, the government has committed to providing more direct grant 
funding and certainty around rent stability. A decision on the level of grant funding and rent settlement is promised 
for the next spending review. 

■ The onus will be on councils to make sure they have robust and up-to-date local plans, setting out land suitable for 
development. Councils will be expected to have an annually reviewed five-year land supply strategy. Quite a task, 
as government figures suggest just a third of councils have a Local Plan that is less than five years old. 
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■ The government has also set out a new demand model, which will be used to underpin housing targets. This model 
calls for 370,000 homes per annum nationally, not far off double what we expect will be delivered this year. 

■ There has been some criticism that London will have a lowered target (down from circa. 100,000 to 80,000 homes) 
but numbers are still significantly higher than the 35,000 homes delivered in the last year and the 52,000 target in 
the London Plan. Comparing numbers in the new demand model still shows the capital would need to increase 
current delivery by 114%, the highest of any region.  
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■  In other news… 

■ It’s been a busy week for housing news outside Westminster too, the biggest being from the Bank of England, with 
the bank rate dropping to 5% following the August meeting of the MPC. Even prior to the announcement Lifetime 
Capital saw fixed rates breach the sub-4% barrier (albeit with high entry costs). Expect to see more competitive 
rates emerge in the coming weeks. 

■ Nationwide figures show house prices rose for the third consecutive month in July, with prices up 2.1% annually – 
the highest annual figure since December 2022. Mortgage approvals continued to hover around the 60,000 mark in 
June. This was down marginally on May (-0.3%) but up 12% on June 2023. 

 

Forecasts 

■ The announcement of the July election (unintentionally) coincided with the release of our revised JLL housing 
market forecasts. Price falls, which we had forecast to see in early 2024 have largely failed to materialise, as more 
competitive rates entered the market. This means we now expect prices to rise by +2% nationally this year, 
compared to our previous forecast of -3% made in October 2023. 

■ Lower value markets are expected to outperform this year. As rates improve, we expect London to lead, with 
growth in both Central and Greater London expected to be higher than the national average over the five-year 
forecast period. 

■ Our research points to city centre markets as the primary driver of growth. The demand for urban living and the 
projected growth in households propel these markets forward over the five-year forecast period. As cities continue 
to attract young professionals and lifestyle seekers, the demand for rental properties in central locations is set to 
remain strong, contributing to the robust market performance. 

■ More balance appears to be emerging across the rental market, as the gap between tenant demand and landlord 
instructions reached its lowest level in four years, according to the RICS Residential Market Survey. A net +33 of 
respondents expect rent rises in the next three months. Though high, this is the lowest reading since 2021. Despite 
this shift, JLL expects a continued imbalance and anticipates rent increases across all markets year-on-year for the 
next five-year period. According to our updated forecast, which account for 2024 as an election year, rents are 
expected to rise by 4.5% nationally in 2024, with growth of 18.8% between 2024 and 2028. 
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5.3. Local Market Review 

According to Zoopla, there have been 792 sales in the last 12 months in Scunthorpe. In respect of property values, 

average house prices in Scunthorpe are below the national trends.  According to Zoopla, as at September 2024, the 

average price paid was £166,101 in comparison to an average price for the UK of £329,776 (Zoopla, September 2024).   

According to Home.co.uk, the average selling time in Scunthrope is 86 days.  

The below graph shows that average time on the market per dwelling type (Source: Home.co.uk). The graph shows 
that terraced and semi-detached houses in general spent the least amount of time to sell whilst flats generally took the 
longest to sell.  

 

The below graph shows that average time on the market based on number of bedrooms (Source: Home.co.uk). The 
graph shows that one bedroom properties take the longest time to sell, whilst three and four bed properties in general 
appear to the sell the fastest.  
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The below graph shows the number of properties advertised for sale in Scunthorpe based on dwelling type (Source: 
Home.co.uk). The graph shows that the majority of stock available on the market are semi-detached and detached  
properties, with less terraced and flatted properties available for sale.  

 

5.4. Sales Comparables  

5.4.1. New Build  

■ We have had regard to the below new build sales evidence in order to assist in forming our opinion of Gross 
Development Value. 

■ We comment that there is some new build sales evidence in the area immediately surrounding the subject 
property, as well as other comparable schemes within c. 7 miles of the subject site, although much of this evidence 
is deemed historic in nature, being from early-mid 2022 when market conditions differed from the Valuation Date. 
We have therefore made adjustments to our opinion of value of the subject development accordingly accounting 
for the date of valuation. 
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6.1.  Methodology  

According to the RICS Professional Standard on Assessing Viability in planning under the National Planning Policy 

Framework 2019 for England, 1st Edition March 2021, the fundamental issue in considering viability assessments in a 

town planning context is to ensure that planning policies are realistic and their cumulative cost does not undermine 

deliverability of the plan, taking account of a variety of factors, including the reasonable expectations of landowners 

and developers.  It is this core principle which JLL have had regard to throughout the process.  In undertaking the 

analysis of the proposal for development of the subject site, JLL have undertaken a residual appraisal using Argus 

Developer software.  The appraisal explores the commercial viability of the site.  

The RICS Professional Standard on Assessing Viability in planning under the National Planning Policy Framework 

2019 for England, 1st Edition March 2021 states that – 

“Viability assessments is a process of assessing whether a site is financially viable, by looking at whether the value 

generated by a development is more than the cost of developing it. This includes looking at the key elements of gross 

development value, costs, land value, landowner premium, and developer return” 

As such, development convention and guidance on assessing the viability of schemes states that where a 

development proposal generates a commercially viable profit which is within an appropriate benchmark range, it is 

deemed financially viable and therefore likely to proceed. The question of how much this value needs to be is 

addressed below. Conversely, if the profit expectation is lower than the benchmark, it is deemed financially unviable in 

that it is unlikely to be pursued and developed as a commercial enterprise. This is based on the accepted assumption 

that a developer will always seek to bring forward the highest value and most profitable scheme.   

The RICS Professional Standard on Assessing Viability in planning under the National Planning Policy Framework 

2019 for England, 1st Edition March 2021 states that Developer profit/return, for the purpose of plan making, the PPG 

states that an assumption of 15 – 20% of Gross Development Value may be considered a suitable return to 

developers in order to establish the viability of plan policies. However, this is an average return and variations are 

anticipated depending on the anticipated level of risk to a developer. From JLL’s extensive experience of working with 

national and regional volume housebuilders, who are the type of developers anticipated to undertake the proposed 

development at the subject site, the required level of profit is typically in the region of 20% on GDV (25% on costs), 

although 20% profit on cost could be deemed acceptable on some opportunities.      

A further consideration in this regard is in relation to a funder’s appetite to fund such a development.  A “high street” 

lender will require valuation evidence that the scheme is commercially viable and returns an acceptable profit in order 

to be eligible for funding.  General criteria in this regard requires a profit level in the region of 20% of GDV (25% on 

cost). However, we are aware of schemes in prime locations where funding has been made available for schemes 

showing a marginally lower realisable profit level has been deemed acceptable.   

This type of viability appraisal is an industry standard method of assessing whether a scheme is financially viable.  It 

involves estimating the value of the completed scheme (termed the Gross Development Value) and deducting all 

development costs to include, inter alia, site preparation costs, infrastructure costs, construction costs, professional 

fees, finance costs and the acquisition cost of the land (benchmark land value).  The remaining balance is the profit 

derived from the development.  If this reaches a commercial target level, which is in itself dependent on the nature of 

the scheme including the level of risk, then the scheme is viable. Alternatively a fixed/commercially acceptable level of 

profit can be used as an input into the appraisal, and the residual land value is compared to the Benchmark Land 

Value to determine viability which is the approach taken in this viability assessment.  

6. Methodology     
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In considering the benchmark for a commercially acceptable profit level (i.e., the competitive return to the developer), 

against which the profit levels of the proposed schemes are compared, we have had regard to the Government’s 

National Planning Policy Framework (NPPF) (2023), and the RICS Professional Standard on Assessing Viability in 

planning under the National Planning Policy Framework 2019 for England, 1st Edition March 2021. The approaches 

outlined within these two documents both place an emphasis on enabling the delivery of development schemes. 

The revision of the NPPF in February 2019 has placed less emphasis on commercial viability of delivery, than the 

previous version (2012) did. The wording of the revised NPPF is much stronger, as demonstrated in paragraph 12 of 

the NPFF: 

“Where a planning application conflicts with an up-to-date development plan (including any neighbourhood plans that 

form part of the development plan), permission should not usually be granted. Local planning authorities may take 

decisions that depart from an up-to-date development plan, but only if material considerations in a particular case 

indicate that the plan should not be followed” 

Paragraph 34 of the NPFF states that the level of development contributions should not undermine deliverability of the 

wider plan to bring forward development: 

“Plans should set out the contributions expected from development. This should include setting out the levels and 

types of affordable housing provision required, along with other infrastructure (such as that needed for education, 

health, transport, flood and water management, green and digital infrastructure). Such policies should not 

undermine the deliverability of the plan” 

Paragraph 57 of the NPFF goes on to say that: 

“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”  as set out in Regulation 122(2) of the Community Infrastructure Levy 

Regulations 2010. 

Paragraph 58 of the NPFF then states that: 

“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”. 

We have approached our assessment of the site viability by way of a residual appraisal. 

A residual appraisal considers the Gross Development Value of the completed development under the Special 

Assumption that all works are complete at the date of valuation and then makes assumptions and deductions for all 

development costs to arrive at either a residual Site Value or developer’s return (profit). In this FVA we have adopted 

the developer’s profit as an input to development costs, leaving a residual land value as the output from which to 

benchmark viability. 

In summary, the viability assessment process is as follows:  

GROSS DEVELOPMENT VALUE 

less 

COSTS (Including Profit) 
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less 

PLANNING OBLIGATIONS 

equals 

RESIDUAL LAND VALUE 

Viability 

(a comparison to) 

BENCHMARK LAND VALUE 

When site value is adopted as the benchmark the test applied in establishing whether a scheme is viable at a 

particular level of planning obligations (including Affordable Housing) is to consider whether the residual site value of 

the proposed scheme exceeds the benchmark land value of the property. If it does, then the site is likely to be 

released for development. If the residual site value is below the benchmark land value (BLV) then the site is 

considered unviable. 

This assessment is fundamental in determining the commercial viability of the proposed schemes. 

By way of illustration, Development 1 below shows how the gross sale proceeds less the value of development, match 

the cost of delivering it, including the obligations required by the planning authority and the developer’s required 

return. This therefore highlights that the contributions are viable.  

Development 2 illustrates how unusually significant development costs have an adverse impact upon the ability to 

deliver planning obligations in full, whilst maintaining a viable return for the land. This therefore highlights that the 

contributions are not viable. 

 

 

 

 

 

 

 

 

 

 

 

 

 

6.1.1. Site Value/Benchmark Land Value 

As stated above, one method of determining viability is whether the residual site value of the proposed scheme 

exceeds the benchmark land value of the property. If it does, then the site is likely to be released for development. If 

the residual site value is below the Benchmark Land Value (BLV) then the site is considered unviable.  

After systematically removing the various costs and variables detailed above, the result is the Residual Land Value 

(RLV). To ascertain the likelihood of delivery and the level of risk associated with development viability, the resulting 
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Based on the above, we would considerate it reasonable to apply Future Homes costs to all plots due for delivery from 

June 26. 

The Applicant has since undertaken some cost due diligence in relation to the latest consultation, which offers two 

options; one which will be financially worse for the developer but better for the homeowner/occupier, and a second 

which is the opposite, as shown below. 

 

In respect of Option 1, the consultation estimates a cost to the developer of approximately £6,200 per plot. The 

Applicant’s Group Technical Department have reviewed this and feel this to be an accurate reflection of the cost which 

would be incurred to meet the requirements of that option, with the exception that the cost doesn’t account for 

additional upgrades needed for air tightness, which would suggest an additional £200 per plot to account for this.  

In respect of Option 2, the consultation estimates a cost to the developer of approximately £1,000 per plot, but with an 

increased consequential increase on the householder’s energy bill.  

Early views on the consultation is that it is unlikely the Government will choose Option 2, and are more likely to 

proceed with Option 1. 
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8.1. Conclusion and Recommendations 

We have carried out a viability appraisal on the proposed scheme assuming the required planning gain of £6,329,477. 

This appraisal results in a Residual Land Value (RLV) of £1,900,000, which is below the Benchmark Land Value (BLV) 

of £6,420,000 and hence demonstrates the scheme is therefore deemed not viable and unable to provide 20% on site 

Affordable Housing, and the full S106 requirement of £6,329,477; however a sensitivity analysis demonstrates that the 

scheme is able to support £4,711,000 of S106 contributions, and the nil (0%) on-site Affordable Housing 

provision.     

8.2. Confidentiality and Publication 

Finally, and in accordance with our normal practice we confirm that the Report is confidential to the party to whom it is 

addressed for the specific purpose to which it refers. No responsibility whatsoever is accepted to any third party and 

neither the whole of the Report, nor any part, nor references thereto, may be published in any document, statement or 

circular, nor in any communication with third parties without our prior written approval of the form and context in which 

it will appear. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

8. Conclusion & Recommendations  
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Appendix 

 

 



 Land west of Carisbrooke Manor Lane, Burringham, Scunthorpe 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Value and Risk Advisory 

We are value and risk advisory experts supporting 

you through the changing world of real estate. 
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COPYRIGHT © JONES LANG LASALLE 2024. All rights reserved. No part of this 
publication may be published without prior written permission from Jones Lang 
LaSalle. The information in this publication should be regarded solely as a general 
guide. Whilst care has been taken in its preparation no representation is made or 
responsibility accepted for the accuracy of the whole or any part. We stress that 
forecasting is a problematical exercise which at best should be regarded as an 
indicative assessment of possibilities rather than absolute certainties. The process 
of making forward projections involves assumptions regarding numerous variables 
which are acutely sensitive to changing conditions, variations in any one of which 
significantly affect the outcome, and we draw your attention to this factor. 
 




