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1 INSTRUCTION AND RICS COMPLIANCE 

1.1 Client (‘Client’) 

North Lincolnshire Council 

Church Square House 

30 – 40 High Street 

Scunthorpe 

DN15 6NL 

 
FAO: Millie Arden 

 

1.2 Instructions (‘Instructions’) 

In accordance with instructions received from North Lincolnshire Council (‘NLC’) (enclosed in Appendix 

2) we have been instructed to provide a review (‘Review’) of a financial viability assessment report 

prepared by Chris Gardner at Continuum (‘Continuum’ / ‘Continuum’s Report’) dated 29th May 2025 

and to confirm our opinion of the viability of the proposed development. Continuum were instructed by 

Strata Homes Ltd. 

 
This Report / Review may be investigated by the RICS for the purposes of the administration of the 

Institution’s conduct and disciplinary regulations. 

 
This Review is provided for the stated purpose and for the sole use of the named Client. The Valuer 

accepts responsibility to the Client alone that the Report has been prepared with the skill, care and 

diligence reasonably to be expected of a competent Chartered Surveyor but accepts no responsibility 

whatsoever to any parties other than the Client. Any such parties rely upon the Review at their own risk. 

 
Neither the whole nor any parts of the Review nor any reference to it may be included in any published 

document, circular or statement nor published in any way without the Valuer’s written approval of the 

form and content in which it may appear. 

 

1.3 Identification and Status of the Valuer (‘Valuer’) 

This review has been undertaken by Sam Dodd MRICS (RICS No: 6781274) for and on behalf of Carter 

Jonas LLP. 

 
We confirm that the Valuer has no known material connection or involvement with the subject of the 

valuation or the Client. 

 
The Valuer is an RICS Registered Valuer and is in a position to provide an objective and unbiased 

valuation. The Valuer has sufficient current local and regional knowledge of the particular market 

together with the skills and understanding required and is competent to undertake the valuation. 

 

1.4 The Subject of the Valuation (the ‘Property’) 

Land East of Cornhill Drive South of Barrow Road, Barton Upon Humber DN18 6LB 

The site is currently a greenfield plot of land. 

1.5 Inspection 

The Property was inspected on 3rd November 2025. We have assumed there have been no changes 

in the physical characteristics of the Property between the date of inspection and the publication of the 

Review. 
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2 REVIEW OF CONTINUUM’S FINANCIAL VIABILITY ASSESSMENT 

We have reviewed Continuums assessment of viability in line with the recommended practice within 

the National Planning Policy Framework (NPPF), the Royal Institution of Chartered Surveyors (RICS) 

Financial Viability in Planning Professional Standard (1st Edition) and the National Planning Policy 

Guidance (NPPG) on Viability (July 2018, updated September 2019). 

 
A copy of Financial Viability Assessment is attached at Appendix 1. 

 
We comment on Continuum’s report, commenting on each section (adopting the same numbering). It 

is not our intention to reiterate information (their report should be read in conjunction with this report) 

rather we comment only where appropriate or confirm some detail, as follows: 

2.1 Subject Location 

 
Continuum adequately described the location of the Property. 

 

2.2 Subject Description 

 
Continuum briefly describe the site as follows: 

 
‘The updated scheme proposes the erection of 196 no. dwellings with associated works, with a 

proposed mix of 1, 2, 3 and 4 bedroom units as follows. A new access is proposed from Barrow Road 

(A1077) in the form of a roundabout junction.’ 

 
We understand the total gross site area is approximately 6.35 hectares (15.69 acres). 

 

2.3 Planning Status, Proposed Development and S106 contributions 

 
We understand that a planning application has been submitted and awaiting decision for the 

development of 196 dwellings with associated internal vehicular and pedestrian access, landscaping 

and infrastructure and formation of a new roundabout junction on Barton Road linking to a section of 

Barton upon Humber's relief road. 

 
We have relied on the plans which have been submitted on the planning portal which align with the 

schedule of accommodation detailed in the appraisal provided alongside Continuum’s Report. We 

assume that all measurements have been calculated in accordance with the RICS Property 

Measurement (incorporating International Property Measurement Standards) 2nd Edition January 

2018, on a gross internal area (‘GIA’) basis. 

2.4 Affordable Housing policy, CIL and Other Planning Obligations 

 
Within the North Lincolnshire Core Strategy plan it is stated that there is a minimum requirement of 20% 

affordable housing on-site, the tenure is split as 70% affordable rent and 30% shared ownership. 

 
Continuum state that they understand the scheme needs to be in accordance with the North Lincolnshire 

Local Plan. 

 
The Property has previously been assessed for viability in 2023 when the council sought £1,285,000 of 

S.106 contributions. This was for a different, 173 dwelling scheme and Continuum undertook a FVA 

which concluded that it couldn’t support any S106 contributions. Continuum’s FVA was reviewed by 

Avison Young (“AY”) who concluded that the scheme could support £730,000 worth of contributions. 
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There has been no agreed S.106 document for this development. 

 

2.5 Benchmark Land Value (‘BLV’) 

 
The site currently comprises an area of agricultural grassland, with a total site area of approximately 

6.35 hectares (15.69 acres). 

 
Continuum have followed the established approach of establishing a Benchmark Land Value (‘BLV’) for 

the site. As stated in the revised NPPF from July 2018, the BLV for the site should be determined using 

an ‘Existing Use Value (EUV) Plus’ approach. This is the Existing Use Value (EUV) of the land, plus a 

premium for the landowner, of which the premium should reflect the minimum return (incentive) where 

it is considered a reasonable landowner would be willing to sell their land. 

 
Continuum consider the EUV to be £157,000 which equates to £10,000 per acre. Continuum consider 

the BLV to be £1,275,000 (£81,262 per gross acre), with additional commentary that this figure ‘is 

considered to provide a conservative, but reasonable return for the landowner’. 

 
To determine our BLV we have researched sales of land nearby, the details are shown below: 

 

Description Image 

 

 
Land At Scotter & Scotton - Lot 2 

This 5.22 acre site of agricultural was sold in January 2021 for £42,559. This equates to 
£8,161 per acre 

 

 

Land at Mill Road 
This 8.01 acre site of agricultural was sold in January 2021 for £99,651. Equating to 

£12,441 per acre 

 
- 

 
 

 
Bottesford, Yaddlethorpe, Scunthorpe, North Lincolnshire, DN17 3PS 

This property extends to 10.95 acres of arable land that has a guide price of £85,000, 
equating to £7,763 per acre. 

 

 

 

 
Land at Belton, Doncaster DN9 1PQ 

This 1.04 acre of land was sold for £15,500 in August 2025. equating to £14,904 per 
acre. 

 

 

 
 

 
Haxey Road, Misterton, Doncaster DN10 4AA 

This 16.39 acre plot of land was sold for £160,000 in August 2025. Equating to £15,399 
per acre 
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We consider that the rate of £10,000 per acre adopted by Continuum is appropriate and have therefore 

adopted the same existing use value of £157,000. 

 
For existing uses, the PPG states that a ‘premium’ uplift should be applied to encourage the landowner 

to release the site for development. The guidance does not specify a ‘premium’; however, it should 

reflect the minimum return at which it is considered a reasonable landowner would be willing to sell their 

land. This approach is referred to as ‘Existing Use Value Plus’ (EUV+) within the PPG. 

 
When determining a suitable premium for greenfield sites, a multiplier is often applied. Legal precedents 

have seen multipliers adopted ranging from 10 to 30 times. This ranges due to factors such as planning, 

allocations and necessary expense required on a site. It should also be analysed alongside 

transactional evidence. 

 
Continuum included the following commentary on how they determined their BLV: 

 
“AY in their previous assessment of the site adopted a BLV of £80,000 per gross acre based on adopting 

a value at the lower end of their market comparables. This equates to a gross acre premium of 8 times 

and they argued reflects the abnormal costs estimated for the previous scheme. AY’s total BLV was 

£1,300,000. 

 
Continuum would point out that the Council instructed JLL to undertake a review of the Ferry Road 

scheme in 2024 where they adopted the following approach to the BLV: 

 
• Estimated the EUV 

 
• Estimated the premium based on the net acre of the site (for the Ferry Road scheme this was a 15 

times premium) 

 
• Add the EUV and premium per net acre together to the BLV 

 
As highlighted above, for the Ferry Road scheme, JLL adopted a premium of 15 times for the net acre 

area. However, this 15 times premium was based on a scheme with abnormal costs of only circa. 

£34,396 per gross area. Due to the higher abnormal costs at the subject site, Continuum believe a 10 

times premium would be more appropriate based on the JLL method. Continuum’s application of the 

JLL method calculates a BLV of circa. £1,275,000 (rounded) which is circa. £81,258 per acre (8.12 

multiplier) which is at a similar level assumed by AY in 2024 for the previous scheme. 

 
Due to a slight reduction in the gross area of the site, Continuum have adopted the slightly lower BLV 

of £1,275,000 for the subject site which is £25,000 lower than AY’s 2024 BLV of £1,300,000.” 

 
We do not disagree with this approach and have adopted it within out appraisal. 
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2.6 Appraisal Modelling Assumptions – Gross Development Value (GDV) 

 
2.7 Residential Values (Market Value) 

 
In order to assess the GDV of the proposed market dwellings, we have researched comparable sales 

of newbuilds within a 3 mile radius in the last three years. 

 
The closest development is Falkland Way by Keigar Homes which is located opposite the subject 

Property, the sales details are shown below: 

 

Keigar Homes – Falkland Way – Barton Upon Humber DN18 5GR 

Address Description Date Price Sq ft £psf Image 

47, Canberra View 
 
 

 
The Ancholme - A 

3 bedroom, 2 
bathroom semi 

detached house. 

Nov-21 £189,950 1,098 £173 
 

 

45, Canberra View Oct-21 £184,950 1,098 £168 

41, Canberra View Mar-21 £192,500 1,098 £175 

33, Canberra View Feb-21 £189,950 1,098 £173 

 
 
 

 
35, Canberra View 

 
The Haywood - A 4 

bedroom, 2 
bathroom semi 
detached house 
with a detached 
single garage. 

 
 
 

 
Mar-21 

 
 
 

 
£217,500 

 
 
 

 
1,227 

 
 
 

 
£177 

 

 

 
37, Canberra View 

 
The Chatsworth - A 

4 bedroom, 2 
bathroom detached 

house with a 
detached single 

garage. 

 
Mar-21 

 
£299,950 

 
1,464 

 
£205 

 

 

 
29, Canberra View 

 
Jan-21 

 
£299,950 

 
1,464 

 
£205 

 
58, Canberra View 

 
Jun-20 

 
£289,950 

 
1,464 

 
£198 

 
84, Canberra View 

 

 
The Duchess - A 5 

bedroom, 3 
bathroom detached 

house with an 
integral single 

garage. 

 
Feb-21 

 
£319,950 

 
2,153 

 
£149 

 

 

 
86, Canberra View 

 
Feb-21 

 
£319,950 

 
2,153 

 
£149 

 
70, Canberra View 

 
Sep-20 

 
£319,950 

 
2,153 

 
£149 

 
68, Canberra View  

The Buckingham - 
A 5 bedroom, 3 

bathroom detached 
house with a 

detached double 
garage. 

 
Sep-20 

 
£359,950 

 
2,185 

 
£165 

 

 

 
52, Canberra View 

 
Jun-20 

 
£359,950 

 
2,185 

 
£165 

 
88, Canberra View 

 
Feb-21 

 
£364,950 

 
2,185 

 
£167 
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Keigar Homes – Falkland Way – Barton Upon Humber DN18 5GR 

Address Description Date Price Sq ft £psf Image 

 
 
 

 
76, Canberra View 

 

 
The Kingston - A 4 

bedroom, 2 
bathroom detached 

house with an 
integral garage. 

 
 
 

 
Nov-20 

 
 
 

 
£274,950 

 
 
 

 
1,496 

 
 
 

 
£184 

 

 

 
64, Canberra View 

 
The Wordsworth - 
A 3 bedroom, 2 

bathroom detached 
house with an 
integral single 

garage. 

 
Aug-20 

 
£219,950 

 
1,216 

 
£181 

 

 

 
80, Canberra View 

 
Oct-20 

 
£224,950 

 
1,216 

 
£185 

Average   £272,309 1,585 £175  

 
The above evidence ranges from £149 psf to £205 psf with an average of £175 psf. The sales are 

however now 4 or 5 years old and we would therefore expect the units at the subject development to 

achieve higher rates psf. If we were to apply Nationwides House Price Index to the average of £175 

psf, this would give an adjusted figure of £197 psf. We also consider that some of the dwellings at this 

development are larger than those at the subject Property which is lowering the average achieved price 

psf as well. 

 
Given the limited newbuild evidence in Barton we have extended our search area. The below 

development is located within Barrow-upon-Humber, approximately 2 miles from the subject Property. 

The details are shown below: 

 

Keigar Homes - Harrison Green – Barrow Upon Humber DN19 7SF 

Address Description Price Date Sq ft £psf Image 

 
50 Ferry Road 

 
Buckingham - A five 

bedroom, three 
bathroom detached 

house with an 
integral double 

garage. 

 
£399,950 

 
Nov-23 

 
2,347 

 
£170 

 

 

 
2 Aspen Lane 

 
£399,950 

 
Jun-24 

 
2,347 

 
£170 

4 Aspen Lane  
Duchess - A five 
bedroom, three 

bathroom detached 
house with an 
integral single 

garage. 

£339,950 Oct-24 2,239 £152 
 

 

6 Aspen Lane £339,950 Aug-24 2,239 £152 

44 Millfields Way £344,950 Feb-25 2,239 £154 

56 Millfields Way £344,950 Nov-24 2,239 £154 

 
 
 

 
50 Millfields Way 

 

 
Wordsworth - A 

three bedroom, two 
bathroom detached 

house with an 
integral single 

garage. 

 
 
 

 
£254,950 

 
 
 

 
Jan-25 

 
 
 

 
1,109 

 
 
 

 
£230 
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Keigar Homes - Harrison Green – Barrow Upon Humber DN19 7SF 

Address Description Price Date Sq ft £psf Image 

 
52 Millfields Way 

 
Chatsworth - A four 

bedroom, two 
bathroom detached 

house with an 
integral single 

garage. 

 
£319,950 

 
Jan-25 

 
1,496 

 
£214 

 

 

 
1 Aspen Lane 

 
£315,000 

 
Apr-24 

 
1,496 

 
£211 

 
 
 

 
73 Millfields Way 

 

 
Malvern - A two 
bedroom, one 

bathroom semi- 
detached house. 

 
 
 

 
£142,000 

 
 
 

 
Sep-24 

 
 
 

 
657 

 
 
 

 
£216 

 

 

 
75 Millfields Way 

 

 
Canterbury - A three 

bedroom, two 
bathroom detached 

house. 

 
£204,950 

 
Sep-24 

 
904 

 
£227 

 

 

 

 
81 Millfields Way 

 

 
£199,950 

 

 
Jul-25 

 

 
904 

 

 
£221 

Average  £230,542  1,685 £189  

 
The above evidence ranges from £154 to £230 psf with an average of £189 psf. 

 
This development provides good comparable evidence as they are recent sales of dwellings that have 

been completed to a similar specification to the proposed dwellings at the subject Property. The 

Buckingham and Duchess house types are however larger than the proposed dwellings at the subject 

Property. Excluding these house types, the average sales price psf equates to £220 psf. We would 

expect the dwellings at the subject Property to be more in line with this rate psf. 

 
Given there are bungalows on the proposed scheme, we have also researched some new build 

bungalow sales, detailed below: 

 

Address Comment Price Date Sq ft £psf Photo 

 
2 Sycamore 

Close, Epworth, 
Doncaster DN19 

1NU 

 

 
A two bedroom, one 
bathroom detached 

bungalow. 

 
 

 
£170,000 

 
 

 
Nov-22 

 
 

 
527 

 
 

 
£323 

 

 

 
2 Roman 
Meadows, 
Winterton, 

Scunthorpe DN15 
9FL 

 
A two bedroom, one 
bathroom detached 

bungalow with a 
detached single 

garage. 

 
 

 
£239,950 

 
 

 
Jan-24 

 
 

 
775 

 
 

 
£310 
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Address Comment Price Date Sq ft £psf Photo 

 
 

 
9, Cormac Close, 
Brigg DN20 8FY 

 

 
A two bedroom, one 
bathroom detached 

bungalow. 

 
 

 
£220,000 

 
 

 
Mar-24 

 
 

 
640 

 
 

 
£344 

 

 

  £209,983  647 £325  

 
The above evidence ranges from £310 psf to £344 psf with an average of £325 psf. 

 
The above sales are comparable to the proposed bungalows at the subject Property as they are similar 

in size and have been sold recently. They are however smaller and we would therefore expect the 

proposed bungalows at the subject Property to achieve a lower rate psf. 

 
Continuum have provided the following GDV for the proposed development at the Property: 

 

Name Type Beds Storey Sq ft Value £ psf 

AH1 Quarter 1 2 629 £140,000 £222 

Bungalow Semi 2 1 824 £240,000 £291 

T1 Semi / Mews 2 2 761 £171,000 £225 

Malmo Semi / Mews 3 2 1,003 £221,000 £220 

Geneva Semi / Mews 3 2.5 1,175 £230,000 £196 

Rosas Semi / Mews 4 2.5 1,238 £242,000 £195 

Bologna Detached 4 2 1,213 £273,000 £225 

Oporto Semi 4 2.5 1,375 £265,000 £193 

Copenhagen Detached 4 2 1,347 £303,000 £225 

 
Continuum’s total GDV for a 100% market dwelling scheme is £45,097,000 which equates to an average 

of £204 per sq ft. 

 
Based on the above evidence we have made our own assessment of GDV for the scheme, assuming 

there are no affordable dwellings, detailed below: 

 

Sale Name House Type No Units Sq ft Sq m £psf Value Total GDV 

AH1 Quarter 4 629 58 £240 £151,000 £604,000 

Bungalow Semi-Detached 4 824 77 £295 £243,000 £972,000 

T1 Semi / Terraced 18 761 71 £235 £179,000 £3,222,000 

Malmo Semi / Terraced 29 1,003 93 £230 £231,000 £6,699,000 

Geneva Semi / Terraced 77 1,175 109 £205 £241,000 £18,557,000 

Rosas Semi-detached 32 1,238 115 £205 £254,000 £8,128,000 

Bologna Detached 10 1,213 113 £235 £285,000 £2,850,000 

Oporto Semi-detached 20 1,375 128 £200 £275,000 £5,500,000 

Copenhagen Detached 2 1,347 125 £225 £303,000 £606,000 

Total (Average) 196 
  

(£213.28) 
 

£47,138,000 
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2.8 Affordable Housing 

 
Within the North Lincolnshire Core Strategy plan it is stated that there is a minimum requirement of 20% 

affordable housing on-site. The affordable type is split as 70% affordable rent and 30% shared 

ownership. A policy compliant scheme would equate to a total of 39 affordable dwellings, with 27 being 

affordable rent and 12 shared ownership. 

 
The purpose of our Review is to establish to what extent the scheme can support S106 contributions. 

In the first instance, we have carried out an appraisal with 100% market housing and have adopted our 

GDV of £47,138,000, detailed above. 

 
Continuum have stated that the development is unviable with any affordable housing. 

 

2.9 Appraisal Modelling Assumptions – Costs 

 
The Council appointed Carter Jonas’ quantity surveying team to review the costs provided by the 

developer, which were adopted within Continuum’s appraisal. The Carter Jonas cost review (‘CJ Costs 

Review’) is attached at appendix 2. 

2.10 Build Costs and Abnormal Costs 

 
The CJ Cost Review has reviewed Continuum’s build costs and external costs and have considered 

them appropriate. We have therefore adopted these costs within our appraisal, summarised below: 

 

Cost Total cost Comment 

Residential Construction £25,158,676 £113.83 psf 

Externals £3,773,801 15% of construction cost 

 
The abnormal costs included within Continuums report includes site clearance, utilities, drainage, 

retaining structures, landscaping, foundations and cut and fill which totals a cost of £4,012,223, however 

the CJ Cost Review considers the abnormal costs to total £3,163,931. The CJ cost review justifies the 

difference in abnormal costs as follows: 

 
“The Continuum report indicates abnormal costs as follows: 

 

Description Continuum Cost CJ Cost 

Site Clearance £119,058 £57,148 

Utilities £685,230 £697,730 

Drainage £1,338,982 £1,313,982 

Retaining Structures £1,195,571 £1,024,459 

Landscaping £198,158 £33,072 

Foundations £37,540 £37,540 

Cut and Filll £437,684 £0 

Abnormals Total £ 4,012,223 £3,163,931 
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As Continuum notes these abnormal costs are extra over the standard build costs noted above, so must 

be considered in that context. The most significant adjustments are: 

 
Site clearance 

The rates applied are significantly higher than benchmark rates in Spon’s Architects’ and Builders’ Price 

Book 2025, and we have adjusted the prices accordingly. 

Utilities 

The cost allowance was adjusted by Continuum during period of preparation of this report. We have 

allowed the revised allowance in our assessment. 

Drainage 

Extra over costs are included for pumped drainage. The allowance included for flow control appears to 

be high and has been reduced to £25,000 in our assessment. 

Retaining structures 

The cost allowances for retaining walls appears to be high. 

Landscaping 

The initial topsoil and grass seeding has been excluded as it is not an abnormal item. Allowances have 

been retained for maintenance at a reduced rate. The validity of the maintenance costs in this 

assessment should be confirmed. If this cost is not allowable then a further £33,000 should be omitted. 

Foundations 

This is in respect of the site levels and equates to an average of £192 per dwelling which is reasonable. 

Cut and Fill 

 
Pending receipt of information to support the calculations we have removed this item. The external 

works budget (15% allowance discussed above) allows for site preparation and a substantial amount is 

included for retaining wall structures and premium foundation costs to mitigate cut and fill costs including 

the requirement to remove excess spoil off site.” 

 
We have adopted the CJ assessment of abnormal costs. 

 

2.11 Contingency 

 
Continuum have applied a contingency of 3% to the scheme and 5% to the abnormal costs, we have 

adopted 3% to the scheme and 3% to the abnormal costs. 

2.12 Acquisition Costs 

 
Overall acquisition costs are applied to reflect stamp duty land tax (SDLT), agent’s fees and legal fees. 

 
Continuum have included an effective stamp duty rate of 4.18% which equates to £53,250, they have 

also applied agents fees at 1% and legal costs at 0.5% which are appropriate. We have adopted these 

costs within our appraisal. 
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2.13 Disposal Costs 

 
Continuum have applied 3% of market GDV and £750 per unit for sales legal fees. We consider the 

combined figures are appropriate and have adopted these within our appraisal. 

2.14 Professional fees 

 
Continuum have applied professional fees of 6% of build costs. We consider 6% appropriate and have 

adopted it within our appraisal. 

2.15 Planning Obligations 

 
There has been no S106 agreement, however within the North Lincolnshire Core Strategy plan it is 

stated that there is a requirement of 20% of affordable housing on-site, the type is split as 70% 

affordable rent and 30% shared ownership. 

2.16 Profit 

 
Continuum have adopted a profit margin of 18% on GDV. We consider this appropriate and have 

adopted it within our appraisal. 

2.17 Finance 

 
Continuum have applied a debit rate of 7.5% against the development as 100% debt financed. We 

agree with this input. 

2.18 Timescales 

 
Continuum have adopted a 6 month pre-construction period, 78 month construction period (2.5 units 

per month) and a sale period of 78 months (2.5 per month). This would give a time scale of 90 months 

from start to finish. 

 
We have reviewed the sales rate in Barton and there have been an average of 153 dwellings sold per 

year in the town over the last two years. In addition to this, as mentioned, there have been no newbuild 

schemes recently in the area and we consider that this will result in an increased demand due to limited 

competition. 

 
We therefore consider a slightly higher sales rate of 3 per month is appropriate resulting in a total sales 

period of 65 months for the market units. We have therefore adopted a construction timescale of 65 

months with construction of the dwellings starting in month 6. We have assumed that sales start at 

month 13. We have weighted the first three months of sales to allow for any pre-sale agreements of 

dwellings at the development which we consider typical for a scheme of this size. 

2.19 Continuum Conclusion 

 
Continuums conclude that based on their inputs, with no S106 contribution and no affordable dwellings, 

the resulting profit on cost equates to 12.53% and the profit on GDV is 11.14%. Given this is lower than 

the appropriate 18% profit margin, they conclude that the development is unviable with any affordable 

housing or S106 contributions. 
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3 CARTER JONAS APPRAISALS 

We have firstly run an appraisal for a 100% market housing scheme with the costs included as detailed 

above. In this scenario, the resulting profit is 19.03% which is 1.03% over the 18% profit level which we 

consider would be appropriate for the scheme. 
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Given there is a surplus profit of 1.03%, we have run an appraisal to determine the level of S106 

contributions that could be supported with 18% profit on GDV. 

 
In this scenario, if we include S106 costs of £490,000, this results in a profit on GDV of 17.99% which 

we consider is an appropriate level and therefore a viable scheme. This appraisal is detailed below: 
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You have requested that we provide an appraisal with no S106 contributions to determine the level of 

affordable housing that could be supported at the scheme instead. In this scenario, we have allowed for 

7 affordable dwellings (c.3.5%) which results in the following GDV based on North Lincolnshire’s 

affordable housing policy: 

 

Sale Name No Units Total Sq ft Total Sq m £psf Value Total GDV 

AH1 - Affordable Rented 2 1,258 116 £145 £91,000 £182,000 

AH1 - Shared Ownership 2 1,258 116 £192 £121,000 £242,000 

Bungalow 4 3,296 308 £295 £243,000 £972,000 

T1 15 11,415 1,065 £235 £179,000 £2,685,000 

T1 - Affordable Rented 3 2283 213 £141 £107,000 £321,000 

Malmo 29 29,087 2,697 £230 £231,000 £6,699,000 

Geneva 77 90,475 8,393 £205 £241,000 £18,557,000 

Rosas 32 39,616 3,680 £205 £254,000 £8,128,000 

Bologna 10 12,130 1,130 £235 £285,000 £2,850,000 

Oporto 20 27,500 2,560 £200 £275,000 £5,500,000 

Copenhagen 2 2,694 250 £225 £303,000 £606,000 

Total 196 221,012 20,528   £46,742,000 

Affordable Total 7 4,799 445   £745,000 

Market Total 189 216,213 20,083   £45,997,000 

 
If we adopt the above GDV whilst keeping all of the other inputs the same, the resulting profit equates 

to 18.05% on GDV. We consider is an appropriate level and therefore a viable scheme. This appraisal 

is detailed below: 
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4 CONCLUSION 

We have reviewed the financial viability appraisal prepared by Continuum and agree with the majority 
of the inputs with the exception of GDV, contingency and time scales. We have also adopted lower 
abnormal costs as concluded in the CJ Cost Review. 

Having adjusted the inputs to where we consider appropriate, we conclude that the proposed scheme 
would be viable and could support £490,000 of S.106 contributions with no affordable housing. 
With no S.106 contributions, we consider the scheme could support 7 (c.3.5%) affordable 
dwellings. 

 

 
-o0o- 

 

 
This Report and valuation has been carried out by Sam Dodd MRICS (RICS No: 6781274), an RICS 
Registered Valuer qualified for the purpose. 

 
 

 
 

 
 

 

Peer reviewed by Bruce Allan MRICS Partner RICS Registered Valuer. 
 

 
 
 
 
 

For and on behalf of Carter Jonas LLP 
Date of Report: 1st December 2025 
Carter Jonas LLP Reference: J0096071 
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EXECUTIVE SUMMARY 

• Continuum have been instructed on behalf of Strata (the “Client”) to prepare a financial viability appraisal to 
be submitted in support of the planning application pursuant to Land at Barrow Road, Barton upon Humber 
(the “site”); 

• In accordance with this instruction, Continuum have independently assessed the proposed development to 
determine whether a policy compliant provision of affordable housing, other S106 contributions and housing 
mix can be delivered, in accordance with the North Lincolnshire Core Strategy (2011); 

• It has been robustly demonstrated in section 10 of this independent assessment that the proposed scheme is 
not able to provide a contribution towards affordable housing or other S106 planning obligation contributions 
whilst remaining financially viable. It has also been demonstrated that the subject site cannot viably deliver the 
North Lincolnshire Council’s requested housing mix; 

• The site comprises agricultural land measuring circa 6.35 hectares (15.69 acres) and is located to the south of 
the A1077. It is bound to the west and northwest by residential development located off Glebe Way and 
Cornhill Drive with Baysgarth School beyond. Agricultural land bounds the remainder of the site. A new access 
and roundabout are proposed which will serve the site from the A1077; 

• The detailed planning application to which this Financial Viability Assessment (FVA) relates is for the erection 
of a mix 196 no. 1, 2, 3 and 4 bedroom units; 

• Continuum originally assessed the viability of a previous iteration of development at the subject site in August 
2023 which consisted of 173 dwellings. This assessment concluded that the scheme could not support any S106 
contributions including affordable housing, especially due to Strata having to fund the delivery of a new 
roundabout junction at a cost of £1.285m. Continuum’s FVA was reviewed by Avison Young (AY) in February 
2024 on behalf of North Lincolnshire Council. In their review, AY concluded that the previous scheme could 
viably support £730,000 of S106 contributions (one reason of this was due to the roundabout junction now 
being funded by Levelling Up Funding). Continuum would add that this position in relation to S106 contributions 
has changed and the previously agreed viable contribution is no longer possible, due to the increases in build 
costs since the previous assessment; 

• North Lincolnshire set out the affordable housing required from new build residential developments in Policy 
CS9 of the adopted Core Strategy (2011). Given the sites location in a market town there is a requirement for 
20% affordable housing on-site unless it can be demonstrated that there is a financial viability challenge. 

• The viability testing that supports adopted Policy CS9 is not available online, as such, reference has been made 
to the Local Plan & Community Infrastructure Levy Viability Assessment (2021) prepared by NCS which 
supported the now withdrawn emerging Local Plan. NLC are preparing a new Local Plan and this document will 
be reviewed and updated in due course. 

• The PPG (2024) sets out “circumstances” that allow for the consideration of financial viability at the decision 
taking stage (paragraph 7). Of particular note is the reference to sites with high levels of site infrastructure/ 
abnormal costs. The abnormal costs are considered sufficient to allow for the assessment of viability at the 
decision taking stage; 

• In order to establish the gross development value (GDV) for the site, Continuum have undertaken comparable 
assessment of new build estate housing developments in proximity of the subject site. Continuum’s 100% 
market GDV is £45,097,000 (£204.05 per sq ft); 

• Build costs have been adopted with reference to the BCIS average price rebased to North Lincolnshire as per 
guidance contained within the PPG on Viability (2024). Continuum’s standard build costs equate to £130.91 
per sq ft and include standard external works at 15% and Future Homes Standards at £4,000 per unit. 

• Standardised assumptions such as contingency, sale disposal fees and professional fees are supported by 
relevant appeal decisions, Local Plan examinations and AY’s 2024 assessment of the previous scheme; 
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• The Benchmark Land Value (BLV) has been established following the existing use value plus (EUV+) a premium 
methodology as per the PPG on Viability (2024). The approach reflects abnormal costs associated with the site. 
The total BLV establishes equates to £1,275,000 (£81,258 per gross acre and is at a similar level adopted by AY 
during their 2024 assessment of the previous scheme; 

• A profit margin of 18% of GDV has been adopted which is the same figure that was argued by AY during their 
assessment of the previous scheme in 2024. This assumption falls within the range which is considered suitable 
in the PPG on Viability (2024); 

• Following site investigation works it is understood that the total abnormal costs for the site are circa £4,012,223 
(circa £255,705 per gross acre); such matter is discussed in detail and context provided within Section 7.2.3. 
These costs have been included within the appraisal; 

• Continuum have undertaken a 100% market appraisal with zero S106 contributions in order to initially assess 
the viability of the scheme. Continuum’s appraisal is based on the RICS recommended residual method and the 
appraisal has been produced using Argus Developer software. The residual method is based on subtracting all 
costs (including BLV) from the total revenue (GDV). The output of the appraisal is therefore the residual profit, 
with the BLV set as a fixed input in the appraisal; 

• Section 10 of this report demonstrates that the proposed scheme does not generate a profit margin that is 
higher than the estimated target profit margin when tested on the basis of a 100% market housing scheme 
with zero S106 contributions. The following table summarises the findings of the viability appraisal undertaken 
by Continuum: 

 

Input/Output 100% Market Appraisal 

GDV £45,097,000 

S106 Contributions £0 

Costs (excl. BLV) £38,799,408 

BLV £1,275,000 

Output Profit Margin £5,022,592 

Profit % 11.14% on GDV 

Viable No 

 

• As can be seen from the table above, the scheme is unviable and therefore unable to viably contribute towards 
any affordable housing, other S106 contributions or North Lincolnshire Council’s requested housing mix. The 
main driver to the viability issue is the high abnormal costs as well as increase in standard build costs and weak 
housing market since Continuum’s previous assessment. Whilst the profit margin is lower than what would 
typically be expected, it is understood that the Client is committed to delivering the scheme; 

• A sensitivity analysis (section 11) has been undertaken as per the RICS professional statement on viability 
(2021), the analysis considers increases in sale values and decreases in standard build costs and the impact this 
has on the residual profit margin. Overall, the sensitivity supports the conclusion that the scheme cannot viably 
support its S106 contributions including affordable housing unless a substantial shift in the appraisal is 
achieved, which is not feasible in the current market; 

• The Client is committed to delivering the project and recognise that they will need to be pragmatic if they wish 
to proceed. That pragmatism relates to the actual profit they are prepared to accept, below that deemed 
appropriate by the market, and the confidence they have in the future performance of the development; 

• In line with national planning guidance and relevant RICS guidance it has been demonstrated that the proposed 
scheme cannot bear a contribution towards affordable housing or other S106 contributions. Whilst the profit 
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margin is lower than the target profit margin, it is understood that the Client is committed to delivering the 
scheme. 

• The assessment made in this report has been done so objectively and impartially and is considered to robustly 
justify the viability challenge pursuant to, and the maximum planning obligations contribution that can be 
borne by the proposed subject scheme. 
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1. INSTRUCTION 

Continuum have been instructed by Strata (hereafter “the Client”) to prepare a financial viability assessment (FVA) 
pursuant to the proposed development at Barrow Road, Barton-upon-Humber, DN18 6DB (hereafter “the site”). 

Continuum are a practice of property professionals specialising in viability in planning advising upon viability cases 
for both the public and private sector. This enables the provision of an informed and rounded approach that seeks 
to strike a balance between developer return, landowner return, and planning policy. 

Continuum have been instructed to determine the appropriate amount of affordable housing, other S106 
obligations and housing mix that are able to be provided to achieve a balance between North Lincolnshire Council’s 
policy requirements and landowner and developer returns. 

This financial viability assessment (FVA) has two tasks: 

1. Assess in terms of legislation and professional practice guidelines whether the proposed development can 
achieve the aspirational return to the developer and landowner whilst providing policy compliance, using 
values and costs that are fair and evidenced; and 

2. To advise the client, following evaluation, what the maximum achievable provision of affordable housing 
and S106 obligations can be delivered as part of the planning permission at the site. 

 
This FVA has been produced with reference to adopted national planning guidance following the stipulations as set 
out in the NPPF (2023) and the PPG on Viability (2024). 

Appendix 1 confirms that this review is in accordance with the requirements set out within the RICS Professional 
Statement: Financial Viability in Planning (2019). The FVA has been prepared with reference to the RICS guidance 
note: Assessing viability in planning under the National Planning Policy Framework 2019 for England (2021). 

This FVA does not constitute a formal valuation, as such, the guidance included in this report is exempt from 
regulations set out in the RICS Valuation Professional Standards (the Red Book) (2024). 
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2. CONFIDENTIALITY 

This FVA is confidential to the client and their advisors. It has been prepared in accordance with Continuum’s terms 
of engagement. 

This FVA has been prepared on the basis that it will be made publicly available should our client require it to be as 
under Continuum’s terms of engagement. 

No party other than the client is entitled to rely on this report for any purpose whatsoever and Continuum accept 
no responsibility or liability to any other party other than the Client in respect of the contents of this report. This 
report must not, save as expressly provided for in our terms of engagement, be recited or referred to in any 
document, or copied or made available (in whole or in part) to any other person without our express prior written 
consent. 

This FVA should not be disclosed to any third parties under either the Freedom of Information Act 2000 (sections 
41 and 43 (2)) or under the Environmental Information Regulations. 
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3. BACKGROUND & CONTEXT 

The site lies to the east of Barton upon Humber within the Borough of North Lincolnshire approximately 6 miles to 
the south west of Hull. The town is serviced by a train station that provides services to Grimsby Town and 
Cleethorpes. 

The site comprises agricultural land measuring circa 6.35 hectares (15.69 acres) and is located to the south of the 
A1077. It is bound to the west and northwest by residential development located off Glebe Way and Cornhill Drive 
with Baysgarth School beyond. Agricultural land bounds the remainder of the site. A new access and roundabout 
are proposed which will serve the site from the A1077. 

The site currently sits outside development limits in the adopted Development Framework. 

Policy CS9 of the adopted Core Strategy (2011) requires, based on the sites location, a provision of 20% affordable 
housing on-site for development schemes of over 15 units. 

Continuum originally assessed the viability of a previous iteration of development at the subject site in August 2023 
which consisted of 173 dwellings. This assessment concluded that the scheme could not support any S106 
contributions including affordable housing, especially due to Strata having to fund the delivery of a new roundabout 
junction at a cost of £1.285m. Continuum’s FVA was reviewed by Avison Young (AY) in February 2024 on behalf of 
North Lincolnshire Council. In their review, AY concluded that the previous scheme could viably support £730,000 
of S106 contributions (one reason of this was due to the roundabout junction now being funded by Levelling Up 
Funding). Continuum would add that this position in relation to S106 contributions has changed and the previously 
agreed viable contribution is no longer possible, due to the increases in build costs since the previous assessment. 

The Client’s updated scheme for the subject site now consists of the erection of 196 no. units. This FVA seeks to 
understand the viability of this new scheme. 
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4. PROPOSED DEVELOPMENT 

The proposed scheme forms a natural extension to Barton-upon-Humber’s eastern boundary with the proposed 
units abutting the existing residential development to the southeast off Danson Close and Glebe Way. The updated 
scheme proposes the erection of 196 no. dwellings with associated works, with a proposed mix of 1, 2, 3 and 4 
bedroom units as follows. A new access is proposed from Barrow Road (A1077) in the form of a roundabout junction 
(funded by Levelling Up Funding). The table below outlines the proposed development mix: 

 

Name Type Beds Storey Units Unit Sq ft Total sq ft 

AH1 Quarter 1 2 4 629 2,517 

Bungalow Semi 2 1 4 824 3,296 

T1 Semi / Mews 2 2 18 761 13,698 

Malmo Semi / Mews 3 2 29 1,003 29,087 

Geneva Semi / Mews 3 2.5 77 1,175 90,475 

Rosas Semi / Mews 4 2.5 32 1,238 39,616 

Bologna Detached 4 2 10 1,213 12,130 

Oporto Semi 4 2.5 20 1,375 27,500 

Copenhagen Detached 4 2 2 1,347 2,694 

Total    196 1,128 221,013 

 
The updated layout for the scheme can be found at Appendix 2. 
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5. PLANNING CONTEXT 

 
5.1. ADOPTED PLANNING POLICY 

The North Lincolnshire Local Development Framework comprises the following documents: 

• The Core Strategy (2011); and 

• The Housing and Employment Land Allocations DPD (2016). 

Policy CS9 of the Core Strategy (2011) sets out the approach to affordable housing. For new residential development 
of 5 or more dwellings in Market Towns, which Barton-upon-Humber is defined as within the hierarchy of 
settlements, will deliver an element of affordable housing. As per this policy, given the sites location, compliance 
equates to 20% of the net additional dwellings. 

The proposed tenure split as set out in Policy CS9 is 70% affordable rent and 30% shared ownership. 

 

5.2. CIL, S106 & OTHER PLANNING CONTRIBUTIONS 

North Lincolnshire are yet to publish a CIL charging schedule, as such it is assumed that all contributions towards 
infrastructure investment will be as part of the S106 agreement. Continuum understand that the Council sought 
the following S106 contributions from the previous scheme: 

• Education: £971,613 

• Play Area: £108,212 

• Recreation: £205,174 

• Total £1,285,000 

The above listed contributions were previously discussed with the Local Planning Authority, however given the 
passage of time and the viability position for the site worsening, it is no longer viable for Strata to provide such 
contributions. 

 

5.3. BIODIVERSITY NET GAIN 

It is understood following discussions with the Client that there will be a requirement to contribute towards 
biodiversity net gain (BNG). The previous scheme assumed a requirement for the delivery of 4.07 units which 
equated to a contribution of £89,540. 

BNG is a mandatory requirement and such contribution must be provided by Strata. 
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6. APPROACH TO VIABILITY 

The approach to assessing viability within the FVA is in compliance with national planning policy, namely the 
following documents: 

• National Planning Practice Framework (NPPF) (2024): and 

• National Planning Practice Guidance (PPG) on Viability (2014) (updated 2024). 

The PPG (2024) sets out the required approach to assessing viability at both the plan and decision-making stage, 
seeking to ‘strike a balance’ between the aspirations of developer returns, landowner returns and benefits in the 
public interest through policy compliance. 

Guidance prepared by Royal Institution of Chartered Surveyors (RICS) has also been taken in account in the 
preparation of this report with particular reference to the following documents: 

• RICS Professional Statement: Financial Viability in Planning – Conduct and Reporting (2019); and 

• RICS Guidance Note: Assessing viability in planning under the National Planning Policy Framework 2019 for 
England (2021). 

The Professional Statement sets out mandatory requirements to be followed by RICS professionals with regard to 
conduct and reporting in relation to FVAs for planning in England. The Guidance Note sets out best practice of how 
FVAs should be undertaken and how to follow the PPG (2024). Appendix 1 confirms that this review is in accordance 
with the requirements set out within the RICS Professional Statement: Financial Viability in Planning (2019). 

 

6.1. NATIONAL PLANNING GUIDANCE 

The approach to viability significantly changed following the publication of the revised NPPF in February 2019 and 
the updating of the PPG relating to viability in September 2019 (now updated 2024). Weight to be given to the 
viability assessment is now a matter for the decision maker and should be based upon the recency of the 
development plan and the supporting viability evidence, alongside the transparency and justification of the 
evidence submitted as the basis of the viability assessment. 

Viability is defined at both the plan making and decision taking stage by the PPG (2024) as a process of ‘striking a 
balance’ between the aspirations of both developer and landowner returns and the aims of the planning system to 
secure maximum benefits in the public interest. Following this guidance, Continuum have ensured to effectively 
demonstrate a balance between the three components of viability in the submitted FVA. 

The PPG (2024) states that to determine land value for the purposes of viability in planning, a benchmark land value 
(BLV) should be established using the existing use value plus (EUV+) a premium methodology. EUV is an assessment 
of the value of the site in its existing form irrespective of hope value. The plus represents a premium to provide an 
incentive for a reasonable landowner to release their land for development; any premium shall reflect the 
implications of abnormal costs and adopted planning policy. 

 

6.2. THE VIABILITY CHALLENGE 

Paragraph 7 of the PPG (2024) requires that particular circumstances be demonstrated by the Client to allow for 
viability to be assessed at the decision taking stage. Particular circumstances are not limited to but can include the 
following: 

• Where development is proposed on unallocated sites of a wholly different type to those used in viability 
assessment that informed the plan; 

• Where further information on infrastructure or site costs is required; 

• Where particular types of development are proposed which may significantly vary from standard models of 
development for sale (for example build to rent); or 
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• Where a recession or similar significant economic changes have occurred since the plan was brought into 
force. 

As with the assessment of the previous scheme, the proposed development has a substantial amount of abnormal 
and site-specific infrastructure costs which are considered “particular circumstances” that dictate that in this case 
the assessment of financial viability at the decision taking stage is appropriate. 
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7. BENCHMARK LAND VALUE 

Continuum have followed guidance contained within the PPG on Viability (2024) and used the existing use value 
plus (EUV+) premium methodology to calculate BLV. 

The EUV+ methodology requires the following inputs: 

− Estimation of the existing use value of a site; 

− Allowance for a premium to landowners; 

− Reflection of abnormal costs, site specific costs and professional fees associated; and 

− Transactional data (to be used as a cross check) based on schemes that are fully compliant with the 
up-to-date development plan policies. 

The subject site comprises greenfield land currently in agricultural use. 

 

7.1. LOCAL PLAN VIABILITY ASSESSMENT 

The viability assessment that informed Core Strategy (2011) is not available online and in any case predates both 
NPPFs and the updated viability guidance set out in the PPG in 2024. As such, reference is made to the North 
Lincolnshire Council Local Plan & CIL Viability Assessment (2021) prepared by NCS which supported the now 
withdrawn emerging Local Plan. NLC are preparing a new Local Plan and this document will be reviewed and 
updated in due course. 

In the NCS viability assessment they establish a EUV for greenfield (agricultural) land at £20,000 per hectare (£8,097 
per acre). 

To establish BLV’s within their assessment NCS followed the Shinfield approach where they assumed that the 
landowner is able to benefit from 50% of the uplift in land value that is created by the grant of planning permission. 
To establish the gross residual value NCS have undertaken appraisals without any affordable housing or other S106 
planning obligations. 

Following this approach, NCS establish a greenfield BLV of £631,731 per hectare (£255,648 per acre). It should be 
noted that implicit flaws with the Shinfield methodology have been considered at length through Planning Inquiry 
and at the High Court (Parkhurst (2018), and the methodology is now rarely used in practice. The methodology has 
largely been replaced by the Existing Use Value plus (EUV+) a premium as is set out in the PPG on Viability (2024) 
and RICS guidance note on viability (2021). 

 

7.2. EXISTING USE VALUE PLUS 

 
7.2.1. Existing Use Value 

Existing Use Value (EUV) is the first component to be calculated when estimating the BLV. The EUV represents the 
value of the land in its current form and is based on comparable transactional sales data. For clarity, EUV is not the 
price paid for the land and should disregard hope value. 

Paragraph 15 of the PPG (2024) states that EUV can be established be assessing the value of the specific site or type 
of sites using published sources of information such as: 

 
“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.” 

Continuum in their previous 2023 FVA adopted an EUV of £10,000 per acre for the subject site. AY in their 2024 
review agreed with Continuum and adopted an EUV of £10,000 per acre. Continuum have therefore maintained 
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the EUV at £10,000 per acre which was supported by a detailed evidence base presented by both Continuum and 
AY in relation to the previous scheme. Continuum’s EUV for the new scheme is £157,000 (rounded). 

The following comparables were provided by AY to support their assertion in relation to the EUV: 
 

Location Grade Acres £/ acre Asking/Achieved 

Wood Lane, Lincolnshire 3 30.96 £9,590 Achieved 

East Heckington, Sleaford, 
PE20, Lincolnshire 

1 18.08 £9,956 Asking in 2024 

Kirton Holme, Boston, PE20 
3HL 

1 and 2 37.64 £13,549 Asking in 2024 

Land At Eastville, New Leake, 
Boston, PE22, 

Lincolnshire 

2 29.3 £8,703 Asking in 2024 

 
7.2.2. Premium 

Paragraph 18 of the PPG on Viability (2024) sets out how premiums should be assessed for the purposes of 
establishing BLV. The premium should reflect a reasonable incentive allowing a sufficient contribution to comply 
with policy requirements. Premiums are paid out of the uplift in land value generated by planning permission for 
change of use or intensification of use. 

For agricultural land, such as the subject site, premiums are assessed as a multiplier of the adopted EUV. There is 
no definitive guidance provided by the RICS nor within the PPG (2024) that sets out how premiums should be 
considered for the purpose of assessing viability. As such, Local Plan and CIL viability studies prepared following the 
revision of the PPG in 2019 (updated 2024) have been reviewed to understand broad approaches. From those 
reviewed there is an element of consistency in approach with all using multipliers of between 10 – 35. The below 
table shows the assumptions made for viability studies for other Boroughs located in proximity of the North 
Lincolnshire: 

 

Local Authority Date Published Greenfield Multiplier Consultant 

Wakefield Metropolitan Borough Council 2019 15 - 35 Cushman & Wakefield 

Doncaster Metropolitan Borough Council 2019 15 - 20 CPV 

Hambleton District Council 2019 17.5 – 30 Keppie Massie 

Barnsley Metropolitan Borough Council 2019 10 - 20 CPV 

In addition to the viability studies referenced above, it is understood that when examining the North Tyneside CIL 
Charging Schedule in 2018 that the Inspector found that a range of 20-30 times multiplier was acceptable for the 
purposes of establishing BLV based on a viability study prepared by Capita. Further, in the Waverley Borough Council 
CIL Examination (2018), the Inspector considered an appropriate premium for agricultural land to be 20 – 30 times 
EUV. Additionally, in the Cotswold District Council CIL Examination (2018), a premium of 20 times agricultural EUV 
was deemed unrealistically low by the Inspector. He asserted that a BLV equating to 28 x agricultural EUV was 
necessary to ensure that landowners do not become unwilling to sell their land for residential development. 

It is considered that the premium would be in a range of 15 – 25 as per methodologies established in Local Plan 
viability studies. 
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7.2.3. Abnormal Costs 

Paragraph 14 of the PPG (2024) states that BLV should reflect the implications of abnormal costs. There are 
substantial abnormal costs at the site equating to circa. £4,012,223 (circa £255,705 per gross acre and £349,491 
per net acre). Following the PPG on Viability (2024) abnormal costs should be taken into account in the 
establishment of BLV. 

The Local Plan viability study (2021) did not take into account abnormal costs as it considered them to be site 
specific requirements and appropriate to be assessed at the decision taking stage. 

Given the level of abnormal costs at the site, as per the PPG on Viability (2024) these should be taken into account 
in the establishment of BLV. A reduced premium has been adopted to reflect the abnormal cost level. 

Standard Cost and Revenue Movement 

The initial FVA submitted in August 2023 outlined a standard build cost assumption of £124.10 ft². 

Due to build cost inflation, standard build costs set out within this updated FVA are now at £130.91 ft² (an increase 
of 5.49%). 

Whilst build costs have increased, house prices in the area have remained stagnant. 

Strata’s original FVA submission (August 2023) showed an average selling price of £205.79 ft² for the Open Market 
plots (on the 10% Affordable Housing appraisal) and an average selling price of £206.34 ft² for the Open Market 
plots (on the 0% Affordable Housing appraisal). 

This FVA shows an average selling price of £204.05 ft² which is a slight decrease from the previous submission. 

To summarise, build costs have increased and house prices have stagnated which has had a negative impact on the 
scheme’s overall viability. 

Abnormal Cost Movement 

Within the initial FVA submission (August 2023), abnormal costs totalled £2,163,659. This included allowances for 
cut and fill, abnormal drainage, retaining and a substation. 

Strata’s proposals have established significantly since the initial submission of the planning application as a result 
of additional due diligence and responding to consultee comments. Several additional abnormals are therefore now 
identified of which are detailed below. 

• Drainage abnormals totalling £1,338,982 - this is made up of: 

o Surface Water Attenuation Tanks - £1,053,900 (an increase from the previous FVA based on live costs 
and market engagement). 

o Surface Water Attenuation Basin/Pond, Headwall and Knee Rail - £32,740 (similar assumptions to 
previous FVA). 

o Pump Station and Associated Equipment - £145,391 (previously didn’t require a pump station, this is 
therefore a new abnormal cost). 

o Rising Main and Connections - £56,950 (previously didn’t require rising main, this is therefore a new 
abnormal cost). 

• Utilities abnormals totalling £685,230 - this is made up of: 

o Substation - £63,050 (an increase from the previous FVA in-line with recent tender prices/live schemes). 

o Electric Diversion - £470,000 (not previously included and now identified following dialogue with 
Northern Powergrid). 
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o Service Trenching and Ducting Required for Diversion - £152,180 (not previously included but required 

following dialogue with Northern Powergrid). 

• Retaining abnormals totalling £1,195,571: 

o This is an increase from the previous FVA submission due to cost increases and additional plots. 

• Site clearance totalling £119,058 (this was not previously included in the previous FVA submission) - this is 
made up of: 

o Topsoil strip (average 300mm across site) - £100,009 

o Vegetation strip across site - £19,049 

• Landscaping abnormals totalling £198,158 (this was not previously included in the previous FVA 
submission) – this is made up of: 

o Laying out (topsoil and seeding) - £105,746 

o Seeding and landscaping maintenance - £92,412 

• Cut and Fill totalling £437,684 (remains the same as the previous FVA). 

• Abnormal foundations totalling £37,540 (small allowance for underbuild on all plot foundations). 

 

7.3. MARKET EVIDENCE 

Paragraph 4 of the PPG on Viability (2024) allows for market evidence to be provided as a cross-check to support 
the establishment of BLV for the purposes of viability assessment. Continuum have engaged with land agents in 
addition to house builders to understand the tone of market values for residential land in vicinity of the site. It is 
understood from relevant discussions and information provided that market values support the assessment made 
by Continuum is in line with market evidence. Should more information be required in this regard, it can be provided 
on request. 

AY in their assessment of the previous BLV provided a number of market comparable land transactions which had 
values ranging from £68,139 per gross acre to £232,292 per gross acre. 

 

7.4. BENCHMARK LAND VALUE ASSESSMENT 

The Local Plan viability assessment is the first reference point when establishing BLV. As is set out section 7.1 the 
adopted land values for North Lincolnshire are £255,648 per acre. To note, the emerging Local Plan viability study 
(2021) prepared by NCS follows the Shinfield methodology established in appeal decision (ref: 
APP/X0360/A/12/2179141) thus does not the follow the methodology as set out above. Continuum would note 
that the emerging Local Plan has since been withdrawn and therefore Continuum understand that the emerging 
Local Plan and its supporting evidence base has no weight. 

BLV has been established, in light of all other material considerations as outlined in this report, following the EUV+ 
a premium methodology as per the provisions of the PPG on Viability (2024). EUV has been established as £10,000 
per acre based on the current use of the site as agricultural farming land. Based on the gross site area of 15.69 acres 
this equates to an EUV of £157,000. 

AY in their previous assessment of the site adopted a BLV of £80,000 per gross acre based on adopting a value at 
the lower end of their market comparables. This equates to a gross acre premium of 8 times and they argued reflects 
the abnormal costs estimated for the previous scheme. AY’s total BLV was £1,300,000. 

Continuum would point out that the Council instructed JLL to undertake a review of the Ferry Road scheme in 2024 
where they adopted the following approach to the BLV: 
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• Estimated the EUV 
• Estimated the premium based on the net acre of the site (for the Ferry Road scheme this was a 15 times 

premium) 

• Add the EUV and premium per net acre together to the BLV 

As highlighted above, for the Ferry Road scheme, JLL adopted a premium of 15 times for the net acre area. However, 
this 15 times premium was based on a scheme with abnormal costs of only circa. £34,396 per gross area. Due to 
the higher abnormal costs at the subject site, Continuum believe a 10 times premium would be more appropriate 
based on the JLL method. Continuum’s application of the JLL method calculates a BLV of circa. £1,275,000 (rounded) 
which is circa. £81,258 per acre which is at a similar level assumed by AY in 2024 for the previous scheme. 

Due to a slight reduction in the gross area of the site, Continuum have adopted the slightly lower BLV of £1,275,000 
for the subject site which is £25,000 lower than AY’s 2024 BLV of £1,300,000. 
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8. GROSS DEVELOPMENT VALUE 

Following the guidance contained in the PPG (2024), the GDV has been assessed based on the estimated total sale 
values. Continuum have also included an allowance for grant funded that has been secured in relation to some 
elements of the build costs as well as contributions from neighbouring developers in relation to shared 
infrastructure being delivered by Strata. 

For the purpose of this assessment of financial viability, the comparable market evidence attained from recent new 
build development sites (as well as second hand comparables) has been used to inform the adopted sale values. 
The comparable values have been adjusted to take into account variations in use, form, scale and location. 

Continuum have also assessed the values of the scheme based on the approaches set out in the RICS guidance note, 
comparable evidence in real estate valuation (2019). 

 

8.1. COMPARABLE TRANSACTIONAL DATA 

There is limited new build data nearby to the subject site. Continuum have first assessed new build asking price 
data. There are two new build schemes that have dwelling on the market. The first scheme is the nearby Falkland 
Way by Keigar Homes (317 dwellings). This scheme is located circa. 0.3 miles for the north of the site. The scheme 
has the following dwellings for sale: 

 

Name Type Beds NSA sq ft Unit £ £/ sq ft Net £/ sq ft Notes 

Earl Detached 5 N/A £469,950 N/A N/A 2.5 storey, 
detached 
double 
garage 

Duchess Detached 5 2,190 £349,950 £159.79 £151.80 2.5 storey, 
integral 
garage 

Kingston Detached 4 1,525 £314,950 £206.52 £196.20 integral 
garage 

Wordsworth Detached 3 1,109 £264,950 £238.91 £226.96 integral 
garage 

Teal Detached 
Bungalow 

2 782 £249,940 £319.62 £303.64  

 
The Teal unit gives a good indication of value for the subject site’s Bungalow unit, though, Continuum would 
expect the subject site’s Bungalow units to have a slightly lower value on a £ per sq ft level to take into account it 
being a larger unit. 

Continuum would expect the Wordsworth unit to have a higher value on a £/ per sq ft level than the 3 bed units 
at the subject site due to it being a detached house. 

Continuum would expect the 2 storey detached 4 bed units at the subject site (Bologna and Copenhagen) to have 
a higher value on a £/ sq ft level than the Kingston unit due to them being smaller in size. 

The second scheme is Harrison Green by Keigar Homes (64 dwellings). This scheme is located 2 miles to the north 
east of the site. The scheme has the following dwellings for sale: 
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Name Type Beds NSA sq ft Unit £ £/ sq ft Net £/ sq ft Notes 

Kingston Detached 4 1,525 £309,950 £203.25 £193.08 integral 
garage 

Buckingham Detached 5 2,225 £419,950 £188.74 £179.30 2.5 storey, 
detached 
double 
garage 

Buckingham Detached 5 2,225 £414,950 £186.49 £177.17 2.5 storey, 
detached 
double 
garage 

Duchess Detached 5 2,190 £349,950 £159.79 £151.80 2.5 storey, 
integral 
garage 

Kingston Detached 4 1,525 £309,950 £203.25 £193.08 integral 
garage 

Canterbury Semi 3 923 £217,500 £235.64 £223.86  

 
Continuum would expect the 2 storey detached 4 bed units at the subject site (Bologna and Copenhagen) to have 
a higher value on a £/ sq ft level than the Kingston units due to them being smaller in size. 

The Canterbury unit provides a good comparable for the Malmo unit at the subject site, though Continuum would 
expect the Malmo unit to have a slightly lower £/ per sq ft sale rate due to being a slightly large unit. 

In terms of achieved comparables, Harrison Green achieved the following sales since 2024: 
 

Address Type NSA sq ft Unit £ £/ sq ft Net £/ sq ft Date 

73, Millfields 
Way 

Semi 657 £142,000 £216.26 £205.45 27/09/2024 

75, Millfields 
Way 

Semi 904 £204,950 £226.67 £215.34 06/09/2024 

89, Millfields 
Way 

Detached 
Bungalow 

764 £224,950 £294.34 £279.63 02/08/2024 

6, Aspen Lane Detached 2,239 £339,950 £151.84 £144.25 02/08/2024 

81, Millfields 
Way 

Semi 904 £199,950 £221.14 £210.08 26/07/2024 

83, Millfields 
Way 

Semi 657 £149,950 £228.37 £216.95 12/07/2024 

2, Aspen Lane Detached 2,347 £399,950 £170.44 £161.92 14/06/2024 

64, Millfields 
Way 

Detached 2,347 £389,950 £166.18 £157.87 07/06/2024 

91, Millfields 
Way 

Detached 1,109 £259,950 £234.47 £222.74 31/05/2024 

1, Aspen Lane Detached 1,496 £315,000 £210.53 £200.01 10/04/2024 
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68, Millfields 
Way 

Detached 2,239 £339,950 £151.84 £144.25 05/04/2024 

 
The achieved values are lower than current asking prices, this is due to most sales being agreed around 3-6 
months prior to completion which makes the majority of the transactions over a year old. 

The final achieved comparable is Achor Village by IG Homes LTD which achieved the following sale values: 
 

Address Type NSA sq ft Unit £ £/ sq ft Net £/ sq ft Date 

6, Brewers 
Lane 

Semi 1,119 £192,000 £171.51 £162.94 22/03/2024 

8, Brewers 
Lane 

Semi 1,119 £187,500 £167.49 £159.12 12/09/2024 

 
The above values are low, and Continuum would expect higher values at the subject site. 

 

8.2. MARKET SALES VALUES 

It is Continuum’s opinion that the sales from the Keigar Homes schemes represents the best transactional data and 
Continuum have adopted the following sales values for the subject site scheme. 

 

Name Type Beds Storey Unit Sq ft Unit £ £/ sq ft 

AH1 Quarter 1 2 629 £140,000 £222.49 

Bungalow Semi 2 1 824 £240,000 £291.26 

T1 Semi / Mews 2 2 761 £171,000 £224.70 

Malmo Semi / Mews 3 2 1,003 £221,000 £220.34 

Geneva Semi / Mews 3 2.5 1,175 £230,000 £195.74 

Rosas Semi / Mews 4 2.5 1,238 £242,000 £195.48 

Bologna Detached 4 2 1,213 £273,000 £225.06 

Oporto Semi 4 2.5 1,375 £265,000 £192.73 

Copenhagen Detached 4 2 1,347 £303,000 £224.94 

 
Based on the above, Continuum’s total 100% market GDV for the scheme is £45,097,000 which equates to £204.05 
per sq ft. This GDV reflects the large number of 2.5 storey dwellings which reduces the average £/ sq ft value of the 
scheme. Though Continuum’s standard build costs reflects the lower cost to deliver 2.5 storey dwellings. 
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9. BUILD COSTS & OTHER INPUTS 

The PPG (2024) states that build costs should be based on evidence which is reflective of local market conditions. 
Where possible costs shall be identified at the plan making stage and where applicable plan makers should identify 
where they are unable to assume costs and state where further viability assessment may be needed to support a 
planning application. Standard build costs should be based on appropriate data, which can include the BCIS 
database. The PPG (2024) states that appraisals should include abnormal costs, including those associated with 
treatment for contaminated sites or listed buildings, or costs associated with brownfield, phased or complex sites. 

 

9.1. STANDARD BUILD COSTS 

The standard build cost is made up of the following: 

• Base build (standard substructure, superstructure, fitout and M&E); 

• Standard driveways, roads and footpaths; 

• Standard soft landscaping; 

• Service connections; 

• Standard drainage and sewers; and 
• Standard prelims. 

AY in their 2024 assessment of the previous scheme estimated the base build cost of the development at the LQ 
BCIS level. Continuum would note that JLL at Ferry Road also estimated the base build cost at LQ BCIS level. 

Continuum have estimated the base build costs of the scheme based on the LQ BCIS level rebased to North 
Lincolnshire. Continuum have utilised the following BCIS figures: 

 

BCIS LQ Maximum Age of Results Sample 

Estate Housing 1 Storey £137.60 5 year 33 

Estate Housing 2 Storey £114.18 5 year 158 

Estate Housing 3 Storey £108.23 15 year 67 

 
Continuum have sought to adopt the 5-year BCIS figure due to it better reflecting current costs. However, for the 
2.5 storey dwellings, Continuum have adopted the BCIS 3 storey figure based on the 15-year maximum age of 
results due to the low sample size at the 5-year position. 

The blended LQ BCIS figure adopted by Continuum is £110.29 per sq ft. 

Continuum have then allowed for Future Homes Standard uplift at £4,000 per unit which is the same figure assumed 
by JLL at Ferry Road. 

Continuum have then allowed for standard external work costs at 15% of the base build and Future Homes Standard 
cost. This percentage figure was adopted by AY for the previous scheme. 

Continuum’s adopted standard build cost is as follows: 
 

Type LQ BCIS Future Homes Standards Externals 

1 Storey £137.60 £141.15 £162.32 

2 Storey £114.18 £117.72 £135.38 

2.5 Storey £108.23 £111.78 £128.55 

Blended £110.29 £113.83 £130.91 
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9.2. ABNORMAL COSTS 

Abnormal costs are defined as costs that the developer perceives to be in addition to ‘normal’ costs that are to be 
incurred in the delivery of a development. These costs will be treated over and above standard build costs. 

Abnormal costs for the subject site have been estimated by Strata based on detailed site investigations and design 
development. Continuum have been provided with a schedule of abnormal costs as set out in the below table. This 
has been relied upon for the purposes of this assessment: 

 

Abnormal Costs  

Site Clearance / Demolition £119,058 

On-Site Utilities / Services £685,230 

Surface & Foul Drainage £1,338,982 

Retaining Walls £1,195,571 

Landscaping / POS £198,158 

Substructure Abnormals £37,540 

Cut and Fill £437,684 

Total £4,012,223 

 
The total abnormal costs of £4,012,223 equates to £255,705 per gross acre and £349,941 per net acre. This is at a 
medium level of abnormal costs Continuum have seen for greenfield sites. 

Continuum have taken into account the above abnormal costs in the premium assumed to establish the adopted 
BLV as per the PPG on Viability (2024). 

A more detailed breakdown of the abnormal costs can be found at Appendix 3. 

 

9.3. DEVELOPMENT PROFILE 

For the 100% market appraisal included in section 10, the following development profile has been assumed: 
 

Development Profile Months 

Pre-Construction 6 months 

Construction 78 months 

Market Sale 78 months (2.5 units per month sale rate) 

Total 90 months 

 
In the current market, sale rates for new build developments are currently achieving sale rates of less than 2 units 
a month. For example, the sale rate at the Harrison Green scheme is at circa. 1.83 per month. Continuum’s sale 
rate could be seen as optimistic and is based on the prediction that sale rates will start to improve over the 
coming years. 
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9.4. STANDARISED INPUTS 

The table below outlines Continuum standard inputs 
 

Description Input/ Assumption Comment 

Professional Fees 6% of total costs (split 4% 
at pre-construction and 2% 
over construction) 

This is the same rate adopted by AY in 2024 and JLL for 
Ferry Road. For cash flow purposes, Continuum have 
assumed 4% pre-construction professional fees and 2% 
construction professional fees, as the majority of 
professional fee costs are spent pre-construction (e.g. 
planning and RIBA design to stage 5). 

Standard Contingency 3% of build costs Industry standard assumption 

Abnormal Contingency 5% of abnormal build costs This reflects the higher construction risk in relation to 
the abnormal costs and is supported by the Warburton 
Lane appeal (APP/Q4245/W/19/3243720) 

Finance Rate 7.5% Blended average rate incl. arrangement and exit fees, and 
the cost of borrowing through the development period. 
Assumed for a 100% debt funded scheme. This is the same 
figure adopted by AY in 2024 and JLL for the Ferry Road 
scheme 

Sales & Marketing 3% of market GDV Industry standard assumption and the same figure 
adopted by AY in 2024 

Sale Legal Fees £750 per unit Industry standard assumption 

Land Acquisition Agent Fee – 1% 

Legal Fee – 0.5% 

SDLT – Prevailing Rate 

Industry standard assumption 

 

 

9.5. PROFIT MARGIN 

The PPG on Viability (2024) states that potential risk should be account for in the assumed profit margin and that 
for the purpose of plan making an assumption of 15-20% of gross development value (GDV) may be considered a 
suitable return to developers in order to establish the viability of plan policies. The PPG also states that a lower 
profit margin may be more appropriate in consideration of delivery of affordable housing. 

AY in the 2024 assessment of the previous scheme argued that a profit margin of 18% on GDV should be adopted. 

Continuum agree with this profit margin assumption and have adopted it for the new scheme. 

Continuum would highlight that from a risk adjusted return assessment, the new build housing market is still in a 
recovery stage, with values and sale pace starting to pick up, but not at the high levels that were seen from 2020 
to 2022. 
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10. APPRAISAL OUTPUTS 

The output of the appraisal undertaken is residual profit margin, once all development costs (including BLV) have 
been deducted from the total revenue generated (Gross Development Value). 

The residual output of the appraisal has then been assessed against the established target profit margin for the 
subject site to understand the quantum of planning obligations including affordable housing that the proposed 
scheme can viably contribute towards. 

Argus developer, a widely used industry standard appraisal tool has been used to undertake the appraisal. 

The table below outlines the output from Continuum’s 100% market appraisal: 

Input/Output 100% Market Appraisal 

GDV £45,097,000 

S106 Contributions £0 

Costs (excl. BLV) £38,799,408 

BLV £1,275,000 

Output Profit Margin £5,022,592 

Profit % 11.14% on GDV 

Viable No 

 
As can be seen from the table above, the scheme is unviable and therefore unable to viably contribute towards any 
affordable housing or other S106 contributions. The main driver to the viability issue is the high abnormal costs as 
well as increase in standard build costs and weak housing market since Continuum’s previous assessment. 

Continuum would also highlight that North Lincolnshire Council have requested the following housing mix: 
 

Beds North Lincolnshire Council Mix Proposed Scheme’s Mix 

1 8.1% 2% 

2 22.5% 11% 

3 53.1% 54% 

4+ 16.3% 33% 

 
The effects of changing the house mix to North Lincolnshire council’s requested mix, would be that the total GIA 
area would reduce, which would also lead to a reduction in the total GDV of the scheme. Whilst the base build costs 
would reduce, the external works and abnormal costs at the site would be roughly remain same. Due to this, North 
Lincolnshire Council’s requested housing mix would reduce the viability of the scheme further and therefore the 
requested mix is unviable. 

Continuum’s appraisals can be found at Appendix 4. 



Strata/ Barrow Road, Barton-upon-Humber 
 Financial Viability Assessment  

Page 25 

 

 

 
11. SENSITIVITY ANALYSIS 

As required by the RICS Professional Statement: Financial Viability: Conduct and Reporting (2019), Continuum have 
undertaken a sensitivity analysis. The scheme has been tested using a step-up assessment of sales values and step- 
down assessment of standard build costs to understand the impacts upon the viability of the scheme and the output 
residual profit margin. Continuum have adjusted each input by 2.5% per step in the sensitivity analysis. The output 
of the sensitivity analysis is the residual profit margin. The table below outlines the results: 

 

 

Construction: Rate /ft² 

Sales: Rate 
/ft² 

 
-10.000% 

 
-7.500% 

 
-5.000% 

 
-2.500% 

 
0.000% 

 117.82 /ft² 121.09 /ft² 124.36 /ft² 127.64 /ft² 130.91 /ft² 

0.000% 8,723,512 7,837,718 6,922,819 5,983,423 5,022,592 

204.05 /ft² 19.344% 17.380% 15.351% 13.268% 11.137% 

2.500% 9,894,065 9,047,013 8,167,484 7,257,792 6,323,019 

209.15 /ft² 21.404% 19.572% 17.669% 15.701% 13.679% 

5.000% 11,032,536 10,209,849 9,369,066 8,496,025 7,591,760 

214.25 /ft² 23.299% 21.562% 19.786% 17.942% 16.033% 

7.500% 12,157,184 11,344,213 10,524,436 9,689,572 8,823,514 

219.35 /ft² 25.077% 23.400% 21.709% 19.987% 18.201% 

10.000% 13,273,551 12,466,622 11,655,312 10,838,036 10,008,467 

224.45 /ft² 26.758% 25.131% 23.495% 21.848% 20.176% 

 
The above sensitivity analysis is based on adjusting inputs that would improve the viability of the scheme. If 
standard build costs stayed the same, sale values would need to increase to circa. 7.5% for the scheme to be viable 
and to start being able to make a small S106 contribution. 

On the other hand, if sale values stayed the same, standard build costs would need to reduce by around 8% for the 
scheme to be viable and for it to then start being able to make any S106 contributions. 

Continuum do not believe in the short terms, sale values or build costs would change to the level required for the 
scheme to be able to make any S106 contributions. 
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12. CONCLUSIONS 

It is the conclusion of this report that there is viability challenge pursuant to the proposed scheme at Barrow Road, 
Barton upon Humber should the scheme be required to provide any affordable housing (20% / 20 no. units), any 
other S106 contributions and North Lincolnshire Council’s requested housing mix. 

Continuum originally assessed the viability of a previous iteration of development at the subject site in August 2023 
which consisted of 173 dwellings. This assessment concluded that the scheme could not support any S106 
contributions including affordable housing, especially due to Strata having to fund the delivery of a new roundabout 
junction at a cost of £1.285m. Continuum’s FVA was reviewed by Avison Young (AY) in February 2024 on behalf of 
North Lincolnshire Council. In their review, AY concluded that the previous scheme could viably support £730,000 
of S106 contributions (one reason of this was due to the roundabout junction now being funded by Levelling Up 
Funding). Continuum would add that this position in relation to S106 contributions has changed and the previously 
agreed viable contribution is no longer possible, due to the increases in build costs since the previous assessment. 

Paragraph 7 of the PPG (2024) allows for viability to be assessed at decision taking stage if particular circumstances 
justify as such. Continuum consider the substantial abnormal costs at the site, which were not considered in the 
viability testing, demonstrate particular circumstances for assessing viability at the decision taking stage. 

It has been demonstrated through this assessment that the proposed scheme cannot support any S106 
contributions including affordable housing as well as North Lincolnshire Council’s requested housing mix. This is 
because based on a 100% market housing scheme with zero other S106 contributions, the scheme outputs a 
residual profit margin which is lower than Continuum’s target profit margin of 18% on GDV. Continuum have 
assumed the BLV of £1,275,000 which is fixed in the appraisal. This BLV is at a similar level to what was argued by 
AY during their review of the previous scheme. Whilst the profit margin is lower than what would typically be 
expected, it is understood that the Client is committed to delivering the scheme. 

The assessment made in this report has been done so objectively and impartially and is considered to robustly 
justify the viability challenge pursuant to, and the maximum contributions towards planning obligations that can be 
borne by, the proposed scheme at Barrow Road, Barton upon Humber. 
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Appendix 1 – RICS Professional Statement 

This report has been prepared in accordance with the RICS Professional Statement: Financial viability in planning: 
conduct and reporting, 1st Edition published May 2019. The aim of the RICS Professional Statement (section 1.2) is 
to: 

• Set out mandatory requirements on conduct and reporting in relation to FVAs for planning in England; 

• Recognises the importance of impartiality, objectivity and transparency when reporting on such matters; 

• Support and complement the government’s reforms to the planning process announced in July 2018 and 
subsequent updates, which include an overhaul of the NPPF and PPG on viability and related matters. 

 
The RICS Professional Statement explains that: 

 
“The primary policy and guidance on assessing viability in a planning context is provided in the NPPF 2019 
and the PPG 2019. These have sought to change the emphasis on how viability should be approached in the 
planning system and the weight that should be given to viability assessments at the plan-making and 
development management stages.” (section 1.4). 

This report has been set out in accordance with the government guidance on assessing viability in a planning which 
is provided in the NPPF (2024) and PPG on Viability (2024). 

 
Sections 2.1 to 2.14 of the RICS Professional Statement set out the fourteen mandatory reporting and process 
requirements for all FVAs prepared on behalf of, or by applicants, reviewers, decisionmakers and plan-makers. 
Continuum confirm that this Financial Viability Assessment has been carried out in accordance with sections 2.1 to 
2.14. The mandatory reporting requirements are set out under the headings below and expanded on where 
relevant in this Financial Viability Assessment report. 

 
Section 2.1: Objectivity, Impartiality and Reasonableness Statement 

Continuum confirm that this Financial Viability Assessment has been carried out by a suitably qualified practitioner 
who has acted with: 

• with objectivity; 

• impartially; 

• without interference and; 

• with reference to all appropriate available sources of information. 
 

Section 2.2: Confirmation of Instructions and Absence of Conflicts of Interest 
 

Continuum were instructed by the Client to prepare a financial viability assessment in respect of the proposed 
development at Barrow Road, Barton upon Humber. 

 
Continuum can confirm that there is an absence of conflict of interest pursuant to the instruction. Continuum act 
only for the private sector on matters pertaining to financial viability in the Yorkshire market and can they have not 
been instructed previously by North Lincolnshire Council. 

Section 2.3: A No Contingent Fee Statement 
 

Continuum can confirm that they have no performance-related or contingent fees agreed with the Client. 
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Section 2.4: Transparency of Information 

The PPG (2024) states that 
 

“Any viability assessment should be prepared on the basis that it will be made publicly available other than 
in exceptional circumstances.” (para. 21). 

 
Continuum can confirm that this viability assessment has been prepared on the basis that it will be made publicly 
available should our Client require it to be as under our terms of engagement. 

 
Section 2.5: Confirmation Where the Practitioner is Acting on Area-Wide and Scheme-Specific FVAs 

Continuum are not currently acting on area wide or scheme specific FVA’s within the Yorkshire and North East 
market. 

 
Section 2.6: Justification of Evidence 

 
In this FVA, Continuum have provided a detail evidence base to support the inputs assumed in the appraisal. 
Continuum have relied on standard industry inputs as well as inputs specific to the Client. Continuum have also 
adopted inputs recommended by the government national guidance PPG on Viability (2024) as well as the RICS 
Guidance, Financial Viability in Planning: Conduct and Reporting (2019). 

Section 2.7 Benchmark Land Value 
 

Continuum have assessed Benchmark Land Value in accordance with the requirements of section 2.7 of the RICS 
Professional Statement. The RICS Professional Statement is clear that when estimating the Benchmark Land Value, 
practitioners must follow the PPG on Viability (2024). The PPG defines Benchmark Land Value as: 

 
“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+).” (para. 13). 

And; 
 

“Benchmark land value should: 
• be based upon existing use value 
• allow for a premium to landowners (including equity resulting from those building their own homes) 

• reflect the implications of abnormal costs; site-specific infrastructure costs; and professional site fees… 

• This evidence should be based on developments which are fully compliant with emerging or up to date plan 

policies, including affordable housing requirements at the relevant levels set out in the plan.” (para. 14). 

 
Section 2.8: FVA Origination, Reviews and Negotiations 

 
This document is an FVA, as per the RICS Professional Statement negotiations will occur subsequently to the 
submission of this document. 
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Section 2.9: Sensitivity Analysis 

Continuum have undertaken a sensitivity analysis of certain inputs where it is assessed whether the position could 
be improved. This can be found in section 11 of this report. 

 
Section 2.10: Engagement 

 
Continuum can confirm that they advocated, and will advocate reasonable, transparent, and appropriate 
engagement between the parties at all stages of the viability process. 

 
Section 2.11: Non-technical Summaries 

The executive summary of this report has been provided as a non-technical summary, which outlines the key figures 
and issues that support the conclusion of the FVA. 

 
Section 2.12: Author(s) Sign-off 

 
This report has been produced by Chris Gardner on 29th May 2025. 

 
Section 2.13: Inputs to Reports Supplied by Other Contributors 

Continuum can confirm that all contributions to this report relating to assessments of viability comply with the 
mandatory requirements as set out in the RICS Professional Statement. 

 
Section 2.14: Timeframes for Carrying out Assessments 

 
Continuum can confirm that adequate time has been allowed to produce this FVA having regards to the scale and 
complexities of this particular. 
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Appendix 3 – Abnormal Costs 

 

Abnormal Costs £ 

Site Clearance / Demolition  

Vegetation Strip £19,049 

Topsoil Strip - Average 300mm (Full Site Area) £100,008 

Sub-Total £119,058 

On-Site Utilities / Services  

Electric Substation - Civils £24,500 

Electric Substation - M&E £38,000 

Electric Substation - Legal Fees (Transfer of Substation) £550 

Road Crossing Ducts incl Tape £19,068 

Service Trenches - Groundworker L&P incl Tape & Backfill with As Dug £80,151 

Service Trenches - Groundworker Supply & Lay Sand £44,385 

Allowance for Digging Plot Connections through Tarmac £8,575 

Mains Service Diversions - Electric £470,000 

Sub-Total £685,230 

Surface & Foul Drainage  

Surface Water Attenuation - Basin/Pond £5,638 

Headwall to Basins £25,000 

450mm High Knee Rail to Perimeter of Pond / Basin £2,103 

Surface Water Attenuation - Carlow or Equivalent Concrete Tank - S&F £702,600 

Surface Water Attenuation - Carlow or Equivalent Concrete Tank - GWKs £351,300 

Flow Control E/O £50,000 

Wet Well & Valve Chamber £52,500 

Kiosk Plinth £2,500 

Compound (Groundworks) £22,500 

Equipment (M&E) £55,000 

Pump Station Electric Usage £2,469 

Pump Station Telemetry Hire £3,429 

Pump Station Maintenance £6,993 

Foul Water - Rising Main - Supply & Installation - Groundworks £36,250 

Foul Water - Rising Main (Pressure Test) £2,700 

EO Length in Existing Highway £10,500 

Connection in Existing Highway £7,500 

Sub-Total £1,338,982 
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Retaining Walls  

- Gravel Board  

Height - 300mm £56,384 

- Masonry Retaining Walls  

Height - 450mm £444,580 

Height - 550mm £120,585 

Height - 1.1m £87,521 

Height - 1.5m £143,406 

Mesh in Foundations - Reinforcement 2 Layers £169,261 

- Lock & Load Walls  

Height - 600mm £73,192 

Height - 750mm £86,143 

Height - 900mm £14,499 

Sub-Total £1,195,571 

Landscaping / POS  

Laying Out (Placing of Topsoil & Seeding) £105,746 

Seeding Maintenance (£0.05/m2 per cut) £78,632 

Landscaping Maintenance (£400/visit, once per month) £13,780 

 £198,158 

Substructure Abnormals  

Underbuild Facing Brickwork  

250mm Deep £523 

450mm Deep £15,396 

500mm Deep £5,501 

600mm Deep £516 

650mm Deep £2,444 

750mm Deep £4,343 

900mm Deep £5,587 

1000mm Deep £3,229 

Sub-Total £37,540 

Cut and Fill  

Remove Excess spoil based on 30m3 per plot £182,520 

TKL QUOTE C&F INC ROCK IN TANK AREA less DEALING WITH ROCK £255,164 

Sub-Total £437,684 
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Appendix 4 – 100% Market Appraisal 
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1. INTRODUCTION 

 
1.1 Background 

 
Carter Jonas has been instructed by North Lincolnshire Council to undertake a review of the Financial 

Viability Assessment report, prepared by Continuum (a property consultancy), considering the 

development of land for residential use at Barrow Road, Barton upon Humber for Strata. 

This report considers the construction cost information presented by Continuum in the preparation of 

their report. 

 

1.2 Project Details 

1.2.1 The Site 

 
The site is on existing agricultural land, over 6.35 hectares, off Barrow Road in Barton upon Humber, 

North Lincolnshire as illustrated in the diagram below. 
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1.2.2 Proposed Development 

 
The proposed development comprises the construction of 196 residential dwellings together with access 

road and associated external works. 

The status of the work on site and planning consent is not known. 

 
There is no separate construction cost plan, this report comments on cost information in Continuum’s 

FVA report and further supporting information provided during the course of the preparation of this report. 

 
1.2.3 Previous FVA 

 
Continuum’s May 2025 report refers to a previous FVA report prepared in August 2023 for a 173 dwelling 

development proposed for the same site. That report has not been seen or considered as part of this 

review which considers the information presented for the 2025 scheme only, but we note that Continuum 

does build on evidence presented in that report and makes comment about construction cost increases 

in the period between the date of the two reports. According to the Building Cost Information Service’s 

(BCIS) All-In Tender Price Index, which is recognised as a reliable record of tender price activity, the 

annualised increases over the period between the two reports is less than 3% and within the expected 

range of average annual cost increases; the heighted increase associated with Covid-19 had largely 

fallen away by mid-2023. 
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2. ANTICIPATED CONSTRUCTION COSTS 

 
2.1 Residential Construction Cost 

A construction cost plan has not been provided, but the FVA report utilised BCIS data for the 

residential construction as follows: 

 

 
Ref 

 
Description 

 

 
BCIS LQ 

£ / sq ft GIA 

Future 
homes 

£ /sqft ave. 

Externals 

£ / sqft 
ave. 

Total 
£ / sqft 

GIA 

1 Estate housing, 1 storey 137.60 3.55 21.17 162.32 

2 Estate housing, 2 storey 114.18 3.54 17.66 135.38 

3 Estate housing, 3 storey 108.23 3.55 16.77 128.55 

Continuum note that the BCIS rates are rebased to North Lincolnshire price levels and stated to be 

based on lower quartile figures. The price date is not stated but is assumed to be current at the date 

of the report (May 2025). Our own review of BCIS data indicates slightly higher figures (c1.5%); 

outputs from BCIS are very sensitive to data requests and can vary; for the purposes of this review we 

are satisfied that the base figure is representative of BCIS data so we haven’t adjusted. 

Continuum refer to previous work done by JLL and Avison Young to justify figures. These other 

reports have not been seen by Carter Jonas are not being considered as part of this review. 

Continuum has adjusted costs for Future Homes Standards (FHS) by allowing a premium of £4,000 

per dwelling. Costs can vary but this is a reasonable budget allowance to include for low carbon and 

efficiency enhancements. The FHS are not expected to be mandatory until January 2028, however 

we believe it appropriate for this cost to be included as FVAs are expected to reflect anticipated policy 

changes and best practice. 

Continuum has increased costs by fifteen percent include for external works around each dwelling 

and across the site (apart from abnormals dealt with separately). The fifteen percent allowance is 

intended to deal with on-plot and off-plot external works and services costs and can be expressed as 

follows (Continuum does not split the costs between on and off plot works, but it provides a rule of 

thumb allocation sometimes used by developers): 

 
Ref 

 
Description 

Total GIA 

sqft 

Rate 
 

£ / sqft 

Continuum 
 

£ 

CJ 
 

£ 

1 
Residential construction 
(all types) 

221,013 
110.29 24,375,524 24,375,524 

2 
Premium for Future 
Homes Standards (£4k 
per home) 

221,013 3.55 784,000 784,000 

3 Residential construction 221,013 113.83 25,158,676 25,158,676 

4 
On plot external works 
@5% 

221,013 
3.55 1,257,934 1,257,934 

5 
Off plot externals @ 
10% 

221,013 
13.53 2,515,867 2,515,867 

6 Total for Construction 221,013 130.91 £28,932,477 £28,932,477 
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Continuum’s report notes that the external works allowances include for: 

1. Standard driveways, road and footpaths 

2. Standard soft landscaping 

3. Services connections 

4. Standard drainage and sewers 

5. Standard preliminaries 

The word ‘standard’ is used in the above descriptions to indicate that the cost allowances are based 

on benchmark data without adjustment for site specific conditions. It is disappointing that the applicant 

has not engaged a quantity surveyor to prepare a cost plan to estimate forecast costs taking account 

of the site specific designs and site conditions are rather than relying a “rule of thumb” allowance of 

fifteen percent on the construction costs to deal with this work with value of over £3.5m. 

For the purposes of this report, we have split the costs between on-plot (5% building construction 

total) and off-plot works (10% of building construction total). 

The allowance for the on-plot costs equates to £6,718 per dwelling. 

The external works allowances total £3,773,801 and equates to £59 per metre across the gross site 

area (based on a gross site area of 63,497m²). 

The Spon’s External Works and Landscape Price Book 2025 provides a regularly updated database of 

cost information; it indicates mixed hard and soft landscaping at between £46 and £74 per metre 

squared. These budgets exclude project preliminaries so can be uplifted by fifteen percent to £53 and 

£85 per metre squared. The presented costs fall within the lower end of this benchmark range. 

 

2.2 Abnormals including external works 

The Continuum report indicates abnormal costs as follows: 

 

Ref Description Continuum 
£ 

CJ 
£ 

1 Site clearance 119,058 57,148 

2 Utilities 685,230 697,730 

3 Drainage 1,338,982 1,313,982 

4 Retaining structures 1,195,571 1,024,459 

5 Landscaping 198,158 33,072 

6 Foundations 37,540 37,540 

7 Cut and fill 437,684 0 

8 Abnormals Total £ 4,012,223 £3,163,931 

 

 
See Appendix 1 for our review of the presented abnormal costs. As Continuum notes these abnormal 

costs are extra over the standard build costs noted above, so must be considered in that context. The 

most significant adjustments are: 

Site clearance 

The rates applied are significantly higher than benchmark rates in Spon’s Architects’ and Builders’ 

Price Book 2025, and we have adjusted the prices accordingly. 
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Utilities 

The cost allowance was adjusted by Continuum during period of preparation of this report. We have 

allowed the revised allowance in our assessment. 

Drainage 

Extra over costs are included for pumped drainage. The allowance included for flow control appears 

to be high and has been reduced to £25,000 in our assessment. 

Retaining structures 

The cost allowances for retaining walls appears to be high. 

Landscaping 

The initial topsoil and grass seeding has been excluded as it is not an abnormal item. Allowances 

have been retained for maintenance at a reduced rate. The validity of the maintenance costs in this 

assessment should be confirmed. If this cost is not allowable then a further £33,000 should be 

omitted. 

Foundations 

This is in respect of the site levels and equates to an average of £192 per dwelling which is 

reasonable. 

Cut and Fill 

Pending receipt of information to support the calculations we have removed this item. The external 

works budget (15% allowance discussed above) allows for site preparation and a substantial amount 

is included for retaining wall structures and premium foundation costs to mitigate cut and fill costs 

including the requirement to remove excess spoil off site. 

 
 

 

2.3 Cost Estimating Allowances 

No cost plan has been provided so we are not able to comment estimated allowances for main 

contractor preliminaries, overheads & profit and contingencies. 

Benchmark rates from BCIS do include allowances for these items so it is positive that the applicant 

has not layered in additional duplicate allowances. We are also aware that the financial appraisal 

does include a contingency allowance elsewhere. 

No discussion is made on inflation in tender prices and the assumption is that all costs are current at 

the date of the Continuum report (May 2025). 
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2.4 Conclusion 

 
Our own assessment of the presented costs establishes a target which is £848,292 lower than the 

figure established by Continuum. The adjustments relate to the abnormal costs discussed above. 

Dialogue with the applicant’s team and the provision of a construction cost plan for the scheme may 

allow us to adjust our view on certain items. 

 

 

 
Ref 

 
Description 

Continuum 
£ 

Carter Jonas 
£ 

1 Construction 28,932,477 28,932,477 

2 Abnormals 4,012,223 3,163,931 

3 Budget Total for Construction £32,944,700 £32,096,407 
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A Review of Abnormals 
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Comments 

Continuum Site Abnormals Costs - and Carter Jonas comments 13 November 2025 
 

 
1 £ Comments 

 

 
57148 see comments in 

following pages 

2 
 
 
 
 
 
 
 
 
 
 
 

 
3 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
4 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
5 

 
 
 
 
 

 
? 

 
 
 
 
 
 
 
 
 
 
 
 

 
6 

 
 
 
 
 

 

Summary 
 

Site Clearance / Demolition £ 119,058 

On-Site Utilities / Services £ 685,230 

Surface & Foul Drainage £ 1,338,982 

Retaining Walls £ 1,195,571 

Landscaping / POS £ 198,158 

Substructure Abnormals £ 37,540 

Cut and Fill £ 437,684 

 

TOTAL £  4,012,223 

Site Clearance / Demolition  

Vegetation Strip £ 19,049 

Topsoil Strip - Average 300mm (Full Site Area) £ 100,008 
 £ 11G,058 

 
On-Site Utilities / Services  

Electric Substation - Civils £ 24,500 

Electric Substation - M&E £ 38,000 

Electric Substation - Legal Fees (Transfer of Substation) £ 550 

Road Crossing Ducts incl Tape £ 19,068 

Service Trenches - Groundworker L&P incl Tape & Backfill with As Dug £ 80,151 

Service Trenches - Groundworker Supply & Lay Sand £ 44,385 

Allowance for Digging Plot Connections through Tarmac £ 8,575 

Mains Service Diversions - Electric £ 470,000 

Estimate, likely to increase £ 685,230 

 
Surface G Foul Drainage  

Surface Water Attenuation - Basin/Pond £ 5,638 

Headwall to Basins £ 25,000 

450mm High Knee Rail to Perimeter of Pond / Basin £ 2,103 

Surface Water Attenuation - Carlow or Equivalent Concrete Tank - S&F £ 702,600 

Surface Water Attenuation - Carlow or Equivalent Concrete Tank - GWKs £ 351,300 

Flow Control E/O £ 50,000 

Wet Well & Valve Chamber £ 52,500 

Kiosk Plinth £ 2,500 

Compound (Groundworks) £ 22,500 

Equipment (M&E) £ 55,000 

Pump Station Electric Usage £ 2,469 

Pump Station Telemetry Hire £ 3,429 

Pump Station Maintenance £ 6,993 

Foul Water - Rising Main - Supply & Installation - Groundworks £ 36,250 

Foul Water - Rising Main (Pressure Test) £ 2,700 

EO Length in Existing Highway £ 10,500 

Connection in Existing Highway £ 7,500 
 £ 1,338,G82 

 
Retaining Walls  

- Gravel Board   

Height - 300mm £ 56,384 

- Masonry Retaining Walls   

Height - 450mm £ 444,580 

Height - 550mm £ 120,585 

Height - 1.1m £ 87,521 

Height - 1.5m £ 143,406 

Mesh in Foundations - Reinforcement 2 Layers £ 169,261 

- Lock G Load Walls   

Height - 600mm £ 73,192 

Height - 750mm £ 86,143 

Height - 900mm £ 14,499 
 £ 1,1G5,571 

 
Landscaping / POS  

Laying Out (Placing of Topsoil & Seeding) £ 105,746 

Seeding Maintenance (£0.05/m2 per cut) £ 78,632 

Landscaping Maintenance (£400/visit, once per month) £ 13,780 
 £ 1G8,158 

 
Substructure Abnormals  

Underbuild Facing Brickwork 

250mm Deep £ 523 

450mm Deep £ 15,396 

500mm Deep £ 5,501 

600mm Deep £ 516 

650mm Deep £ 2,444 

750mm Deep £ 4,343 

900mm Deep £ 5,587 

1000mm Deep £ 3,229 
 £ 37,540 

 
Cut and Fill  

Remove Excess spoil based on 30m3 per plot £ 182,520 

C&F INC ROCK IN TANK AREA less DEALING WITH ROCK £ 255,164 
 £ 437,684 

 

 697730 

  
 
 
 
 
 
 
 
 
 

 
1,313,982.00 

 
 
 
 
 
 
 

 
£ 

 
 
 
 
 
 
 

 
1,024,459.00 

  
 

 
33,072.00 

 
 
 
 
 

 
£ 

 
 
 
 
 

 
37,540 

  

 
0 

  

 
57,148.00 

 697,730.00 

 1,313,982.00 

 1,024,459.00 

 33,072.00 

 37,539.76 

 - 

£3,163,930.76 
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£57,147.69 

Site Clearance 
 
 

 
 
 
 
 
 
 
 
 
 

 
Vegetation Strip 

 Topsoil Strip - Average 300mm (Full Site Area)  
 
 
 
 
 
 
 
 
 
 
 

 

£ Comments 

£19,049.23 ok 

38098.458 rate high, spons at £1.35/m³, £2/m³ allowed 

 

 

£ Comments 

below  £ 

19,049 

100,008 

£ 

£ 

Description 
Quantit 

y Unit Rate Total Budget 

Vegetation Strip 63,497 m2 £0.30 £19,049.23 

Topsoil Strip - Average 300mm (Full Site Area) 19,049 m3 £5.25 £100,008.45 

 
£119,057.68 
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Utilities Services 

 

 
On-Site Utilities / Services 

   
£ Comments 

Electric Substation - Civils  £ 24,500    

Electric Substation - M&E  £ 38,000    

Electric Substation - Legal Fees (Transfer of Substation)  £ 550    

Road Crossing Ducts incl Tape  £ 19,068    

Service Trenches - Groundworker L&P incl Tape & Backfill with As Dug  £ 80,151    

Service Trenches - Groundworker Supply & Lay Sand  £ 44,385    

Allowance for Digging Plot Connections through Tarmac  £ 8,575    

Mains Service Diversions - Electric  £ 470,000    

      

  £ 685,230  below  

 
 

 

 

 

 

**increase from FVA issue 
 

 

 
 

 

note above in red indicates that £697k is latest budget but previous £685k 

retained in total budget 

 
CJ Comments 

 Quantity Unit Rate Total Budget 

Electric Substation - Civils  1 No £40,000.31 £40,000.31 

Electric Substation - M&E  1 No £35,000.31 £35,000.31 

Electric Substation - Legal Fees (Transfer of Substation)  1 No £550.00 £550.00 

      

Road Crossing Ducts incl Tape Assume 1 duct per 20m of 294 m £64.76 £19,068.29 

Service Trenches - Groundworker L&P incl Tape & Backfi Assuming services both si 1,499 m £53.47 £80,151.28 

Service Trenches - Groundworker Supply & Lay Sand 600 x 600 x Length of Tre 540 m3 £82.25 £44,385.25 

Allowance for Digging Plot Connections through Tarmac 25% of Plots assumed 49 plots £175.00 £8,575.00 
      

Mains Service Diversions - Electric  1 item £470,000.00 £470,000.00 

 

 

Comments 

ok 

ok 

ok 

 

ok 

ok 

ok 

ok 

 

ok presume this is a budget - no quote? 

 

 £697,730.44 

CJ Comments 

£  

 £40,000.31 

 £35,000.31 

 £550.00 
 £0.00 
 £19,068.29 

 £80,151.28 

 £44,385.25 
 £8,575.00 
 £0.00 

 £470,000.00 

£697,730.44 

 



Scotter Road, Scunthorpe 

 

 

Drainage 

 

 
 

Surface G Foul Drainage 

Surface Water Attenuation - Basin/Pond £ 5,638 

Headwall to Basins £ 25,000 

450mm High Knee Rail to Perimeter of Pond / Basin £ 2,103 

Surface Water Attenuation - Carlow or Equivalent Concrete Tank - S&F £ 702,600 

Surface Water Attenuation - Carlow or Equivalent Concrete Tank - GWKs £ 351,300 

Flow Control E/O £ 50,000 

Wet Well & Valve Chamber £ 52,500 

Kiosk Plinth £ 2,500 

Compound (Groundworks) £ 22,500 

Equipment (M&E) £ 55,000 

Pump Station Electric Usage £ 2,469 

Pump Station Telemetry Hire £ 3,429 

Pump Station Maintenance £ 6,993 

Foul Water - Rising Main - Supply & Installation - Groundworks £ 36,250 

Foul Water - Rising Main (Pressure Test) £ 2,700 

EO Length in Existing Highway £ 10,500 

Connection in Existing Highway £ 7,500 
 £ 1,338,G82 

 
 
 

 
Description Note / Name / Supplier 

Quantit 
y Unit Rate Total Budget 

Surface & Foul Drainage      

Surface Water Drainage - Standard  1 item £373,791.42 £373,791.42 

Foul Water Drainage - Standard  1 item £186,467.46 £186,467.46 
      

Surface Water Attenuation - Basin/Pond  205 m3 £27.50 £5,637.50 

Headwall to Basins  2 No £12,500.00 £25,000.00 

450mm High Knee Rail to Perimeter of Pond / Basin  62 m £34.00 £2,102.90 
      

Surface Water Attenuation - Carlow or Equivalent Concrete Tank - S&F Carlow or FLI etc - Supply & Install 2,342 m3 £300.00 £702,600.00 

Surface Water Attenuation - Carlow or Equivalent Concrete Tank - GWKs Groundworker & Attendances 2,342 m3 £150.00 £351,300.00 

Surface Water Attenuation - Crate Attenuation System Supply & Install by R&S Contractor  m3 £500.00  

      

Flow Control E/O  2 No £25,000.00 £50,000.00 

Trenchless Directional Drilling E/O   m £975.00  

SPZ1 Internal Sewer Lining   m £140.00  

SPZ1 Lining of Manholes   No £250.00  

      

Grub up existing sewer (upto 375mm & re-instate ground)   m £45.00  

Grout up existing 375mm abandoned sewer   m £65.00  

Grout up existing 525mm abandoned sewer   m £100.00  

      

Single Pump Station - Foul or Surface Water  1 No   

Wet Well & Valve Chamber  1 No £52,500.00 £52,500.00 

Kiosk Plinth  1 No £2,500.00 £2,500.00 

Compound (Groundworks)  1 No £22,500.00 £22,500.00 

Equipment (M&E)  1 No £55,000.00 £55,000.00 
      

Dual Pump Station - Foul & Surface Water   No   

Wet Well & Valve Chamber   No £105,000.00  

Kiosk Plinth   No £5,000.00  

Compound (Groundworks)   No £25,000.00  

Equipment (M&E)   No £110,000.00  

      

Pump Station Electric Usage  33 months £75.00 £2,469.02 

Pump Station Telemetry Hire  33 months £104.17 £3,429.20 

Pump Station Maintenance  1 item £6,993.31 £6,993.31 

Pump Replacement Allowance (Prior to Handover)   No £10,000.00  

      

Foul Water - Rising Main - Supply & Installation - Groundworks Estimated 250 m £145.00 £36,250.00 

Foul Water - Rising Main (Pressure Test)  1 No £2,700.00 £2,700.00 

EO Length in Existing Highway  30 m £350.00 £10,500.00 

Connection in Existing Highway  1 No £7,500.00 £7,500.00 

Surface Water - Rising Main - Supply & Installation - Groundworks Estimated  m £145.00  

Surface Water - Rising Main (Pressure Test)   No £2,700.00  

EO Length in Existing Highway   m £350.00  

Connection in Existing Highway   No £7,500.00  

      

 
£1,8GG,240.80 

 
 
 
 
 
 
 
 
 
 
 

 

 
Comments 

Items in blue total £1.338m as above 
 
 
 

 
ok 

ok, retaining wall and footing 

ok 

 
rates; reasonable, assume volumes correct 

rates; reasonable, assume volumes correct 

 

 
Seems high as an extra over the above? 

 
 
 
 
 
 
 
 
 
 

 
£132k is reasonable and within expected 

range of cost 

 
 
 
 
 
 
 
 
 
 

 
Presumably for use up to completion 

rates seem reasonable 

 
 

 
£145/m is reasonable 

ok 

ok 

CJ Comments 

 Comments below 

below 

 
£ 

 

  

 
5,637.50 

 
25,000.00 

 2,102.90 

 
702,600.00 

 351,300.00 

 
 

25,000.00 

  
 
 
 

 
52,500.00 

 2,500.00 
 22,500.00 

 55,000.00 

  
 
 

 
2,469.02 

 
3,429.20 

 6,993.31 

 
 

36,250.00 
 2,700.00 
 10,500.00 

 7,500.00 

1,313,981.93 

 

CJ Comments 



Scotter Road, Scunthorpe 

 

 

Retaining Structures 
 
 
 
 
 

 
Retaining Walls 

- Gravel Board   

Height - 300mm £ 56,384 

- Masonry Retaining Walls   

Height - 450mm £ 444,580 

Height - 550mm £ 120,585 

Height - 1.1m £ 87,521 

Height - 1.5m £ 143,406 

Mesh in Foundations - Reinforcement 2 Layer £ 169,261 

- Lock G Load Walls   

Height - 600mm £ 73,192 

Height - 750mm £ 86,143 

Height - 900mm £ 14,499 

 £ 1,1G5,571 

 

 

CJ Comments  

Comments 
 
 
 
 
 
 
 

 
reasonable. Board, posts and materials 
 
 
 
 
 

 
rate is ok inc footing 

ok 

 

 
high say £700/m 
 

 
high, say 800/m2 
 
 
 
 
 

 
high; allow £30/m2 
 

 
high per lm; allow £500/m2 

high per lm; allow £500/m2 

high per lm; allow £500/m2 

 
 
 
 
 
 
 
 
 
 
 

 

 £1,195,571.43 

Comments 

£ 

below 

Retaining Walls     

- Flag On Edge     

Height - 300mm  lin.m £98.39  

Height - 450mm  lin.m £111.09  

Height - 600mm  lin.m £134.90  

      

- Gravel Board     

Height - 300mm 618 lin.m £91.25 £56,384.29 

Height - 450mm  lin.m £117.70  

 Height - 600mm  lin.m £160.02  

      

- Masonry Retaining Walls    

Height - 300mm  lin.m £375.65  

 Height - 450mm 1,183 lin.m £375.65 £444,579.87 

Height - 550mm 183 lin.m £659.62 £120,584.55 

Height - 750mm  lin.m £659.62  

Height - 900mm  lin.m £659.62  

 Height - 1.1m 100 lin.m £875.48 £87,521.48 

Height - 1.2m  lin.m £875.48  

Height - 1.3m  lin.m £875.48  

Height - 1.5m 129 lin.m £1,109.10 £143,406.20 

 Height - 1.8m  lin.m £1,109.10  

Height - 2.0m  lin.m £1,109.10  

Height - 2.1m  lin.m £1,338.11  

Height - 2.8m  lin.m £1,338.11  

 Height - 3.0m  lin.m £1,338.11  

Mesh in Foundatio 3,847 m2 £44.00 £169,260.70 

      

- Lock & Load Walls     

 Height - 600mm 138 lin.m £531.88 £73,192.01 

Height - 750mm 162 lin.m £531.88 £86,143.28 

Height - 900mm 27 lin.m £531.88 £14,499.05 

Height - 2.0m  lin.m £1,064.28  

 Height - 2.1m  lin.m £1,064.28  

Height - 2.8m  lin.m £1,596.42  

Height - 3.0m  lin.m £1,596.42  

      

- Gabion Baskets     

Height - 600mm  lin.m £357.50  

Height - 750mm  lin.m £769.83  

Height - 900mm  lin.m £772.47  

 Height - 1.1m  lin.m £775.97  

Height - 1.3m  lin.m £863.95  

Height - 1.5m  lin.m £867.45  

Height - 1.8m  lin.m £1,263.30  

 Height - 2.1m  lin.m £1,278.86  

Height - 2.8m  lin.m £1,658.65  

 

£ 

 
 
 

 
56,384.29 

 
 

 
444,579.87 

120,584.55 

 
70,000.00 

 
103,200.00 

 
 

 
115,410.00 

 

41,400.00 

60,750.00 

12,150.00 

£ 1,024,458.71 

 



Scotter Road, Scunthorpe 

 

 

Landscaping 

 
Landscaping   CJ Comments 

Laying Out (Placing of Topsoil & Seeding) £ 105,746  £ Comments 

Seeding Maintenance (£0.05/m2 per cut) £ 78,632   

Landscaping Maintenance (£400/visit, once per month) £ 13,780   

 £ 1G8,158  below 

 

 
Description Note / Name / Supplier 

Quantit 

y Unit Rate Total Budget 

Laying Out (Placing of Topsoil & Seeding)  17,118 m2 £6.18 £105,746.34 

Seeding Maintenance (£0.05/m2 per cut) Assume 24 cuts per year (from year 2 onwards) 92 visits £855.94 £78,632.02 

      

Landscaping Maintenance (£400/visit, once per month) Assume 9 visits per year (from year 2 onwards) 34 visits £400.00 £13,779.93 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
Comments 

not an abnormal 

very high; seems to be 3.8yrs? 

c£20k per annum? 

say £50/acre x 4.2acre = say £210/visit 

spons >£1/100m2 

24 cuts over 8month yr high? 3 vists month? 

timescales not understood 

give benefit of doubt on nr of visits 

assume duration ok 

 £198,158.29 

CJ Comments 

£ 
 

 £0.00 

 19,291.91 

  
 
 

 
13,779.93 

33,071.84 

 



Scotter Road, Scunthorpe 

 

 

Cut and Fill 

 

 

 
 
 
 
 
 
 
 
 

CJ Comments 

Description Quantity Unit Rate Total Budget 

Remove Excess spoil based on 30m3 per plot 36 m3 £5,070.00 £182,520.00 
 

C&F INC ROCK IN TANK AREA less DEALING WITH ROCK 1 no £1.00 £255,164.15 
 

    
 

 

 

£437,684.15 

£ Comments 

why such substantial spoil removal; cut/fill exervise is designed to efficiently balance levels on site to minimise cost resouces 

in disposing of surplus materials 

£1m of retaining walls is related to this section 

 
Pending confirmation of engineers calculations to show that this is the optimum solution 0 

Cut and Fill  

Remove Excess spoil based on 30m3 per plot £ 182,520 

C&F INC ROCK IN TANK AREA less DEALING WITH ROCK £ 255,164 
 £ 437,684 

 

CJ Comments 

  

below 
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Millie Arden 
North Lincolnshire Council 

Church Square House 

 
 
 
 
 

 
M:  

First Floor 

9 Bond Court 

Leeds 

LS1 2JZ 

30-40 High Street 

Scunthorpe 

DN15 6NL 

 
 

 
20th October 2025 

E:  

 

 
 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

 

 

x 

Dear Millie 
 

 
RESIDENTIAL VIABILITY ASSESSMENT REPORT 

 
Client: North Lincolnshire Council (the ‘Client’) 

Property: Land East Of Cornhill Drive South Of Barrow Road, Barton Upon Humber 

DN18 6LB (the ‘Property’) 

Developer: Strata Homes Limited (the ‘Developer’) 

Viability Appraiser: Continuum (the ‘Appraiser’) 

Purpose: Submission to the Local Authority for assessment of S106 / affordable 

contributions 

Interest: Freehold 

Type / Use: Residential Development 

Currency: Pound Sterling (£ GBP) 
 

 
Thank you for your instruction to act on your behalf. This Letter of Engagement (“Letter”) should be read in 

conjunction with our Terms of Engagement (“Terms”) which are available in the Terms & Conditions section at 

the foot of our website (www.carterjonas.co.uk), or by request. 

This Letter sets out the agreement between the parties. Any subsequent changes will be discussed with you 

and where appropriate a new Letter or written confirmation of agreed variations will be issued. 

We are required to confirm the following details prior to submission of our reports. We would be grateful if you 

could reply by email that the Letter and Terms are agreed. Please note that we will be unable to release any 

report until this has been received. 
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1. Our services 

Carter Jonas is instructed to undertake a viability review (‘Review’) of the Financial Viability Appraisal 

prepared by Continuum on Land East Of Cornhill Drive South Of Barrow Road, Barton Upon Humber 

DN18 6LB. Our Review will be completed in accordance with the appropriate sections of the current 

RICS Valuation – Global Standards (‘Red Book Global’), incorporating the IVSC International Valuation 

Standards and the relevant, current UK national supplement, and the Gov.Uk Guidance notes on Viability. 

2. Instruction 

You have instructed us to provide a Review to assess whether the Financial Viability Appraisal 

reasonably assesses the appropriate level of S106 / affordable housing contributions that the 

development can support at an appropriate profit. 

We will review the report prepared by Continuum. If the report is clear and contains reasoned and well 

demonstrated arguments that support their proposed level of S106 / affordable contributions, then we will 

report so. If however we consider there are elements of the report / appraisal that require reviewing / 

updating then rather than just reporting that we will reply to the appraiser and give them the opportunity 

for them to update their report. We will justify why we consider specific matters / point ought to be updated 

to the Appraiser. If the Appraiser does not want to update their report, we will conclude our report, setting 

out clearly the matters that we consider are appropriate or inappropriate. We will recalculate the appraisal 

with the inputs that we consider are necessary / appropriate and what the resultant level of S106 / 

affordables can be supported. 

The submitted Financial Viability Appraisal is likely to include both construction costs and abnormal costs. 

You have appointed our in-house quantity surveyors to review the costs detailed in the appraisal. We will 

rely on their opinion on the costs that have been adopted. 

3. Fees and expenses 

The fee has been agreed at £4,250 plus VAT. 

We will invoice the Strata Homes Limited and obtain cleared funds before inspecting the Property and 

commencing our review. 

4. Review / Report Date 

Once our fees have been paid we will inspect the Property and begin our Review. Within 10 days we will 

review the report and either report or, if necessary, return to the Appraiser to give them the opportunity to 

update their report. In the event of the latter we are then beheld to the appraiser to reply, which we 

cannot control. We will copy the developer in any correspondence so they are aware of the position and 

can keep pressure on the appraiser to reply within a reasonable period. 

5. Status of the Valuer and Disclosure of Involvements 

The assessment will be undertaken by Carter Jonas’s Valuation team within which there are several 

surveyors who undertake viability reviews. Any report / review will be peer reviewed by a partner / 

associate partner. We will act as an External Valuer, as defined by the Red Book. 

The Valuer(s) is an RICS Registered Valuer and is in a position to provide an objective and unbiased 

assessment. The Valuer has sufficient current local and regional knowledge of the particular market 

together with the skills and understanding required and is competent to undertake the valuation / 

assessment. 

6. Assumptions or Departures 

In preparing the review, unless otherwise stated by the Valuer, the following assumptions will be made 

which the Valuer shall be under no duty to verify: 
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6.1 That good title can be shown and that the Property is not subject to any unusual or especially 

onerous restrictions, encumbrances or outgoings. 

6.2 That the Property and its value are unaffected by any matters which would be revealed by a local 

search and replies to the usual enquiries, or by any statutory notice, and that neither the Property, 

nor its condition, nor its use, nor its intended use, is or will be unlawful. 

6.3 Unless otherwise stated, that no contaminative or potentially contaminative uses have ever been 

carried out on the Property and that there is no potential for contamination of the subject property 

from past or present uses of the Property or from neighbouring property. 

6.4 There have been no changes in the physical characteristics of the Property between the date of 

our inspection and the publication of our Report. 

7. Extent of Investigations 

The Valuer will carry out inspections and investigation to the extent necessary to produce an assessment, 

which is professionally adequate for its purpose. 

Unless agreed otherwise with you: 

7.1 We confirm that your instructions are to inspect the site (or as much of the site as is practical or 

reasonable given current buildings, boundaries or third party involvements). 

7.2 We will rely on the appraisers measurements of the proposed scheme and assume all units will be 

compliant with housing standards specification. 

7.3 We will rely upon public access website and verbal information obtained from the relevant local 

planning or municipal authority which will be assumed to be correct. We will initially review 

standard policy requirements regarding potential S106 matters. If planning consultants or 

architects are instructed, we will discuss with them the policy requirements. No responsibility can 

be accepted for any misstatement of omission in information supplied to us at the time of our 

enquiries. No formal search of planning registers will be made. 

8. Nature and Source of Information to be relied upon 

The Valuer shall, unless otherwise expressly agreed, rely upon information provided by the Appraiser 

and Developer and / or the client’s legal or other professional advisors relating to tenure, leases and all 

other relevant matters. 

The Valuer accepts no responsibility or liability for the true interpretation of the Appraiser’s legal title in 

the Property. 

9. Report Format 

The Report will be produced in accordance with the requirements of VPS3 of the Red Book. 

10. Consent to Publication 

Neither the whole nor any parts of the report nor any reference to it may be included in any published 

document, circular or statement nor published in any way without the Valuer’s written approval of the 

form and content in which it may appear. 

11. Limitations 

The Review will be provided for the stated purpose and for the sole use of you the Client. It will be 

confidential to you and your professional advisors. The Valuer accepts responsibility to you alone that 

the Report will be prepared with the skill, care and diligence reasonably to be expected of a competent 

Chartered Surveyor but accepts no responsibility whatsoever to any parties other than you. Any such 

parties rely upon the report at their own risk. 
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12. Third Party Reliance 

Responsibility for our valuation extends only to you, to whom it is addressed. The Review we prepare on 

the Financial Viability Report must not be made available to funders for funding purposes. 

Where you provide a copy of and/or permit another party(ies) to rely upon our report without obtaining 

our express written consent and fail to provide us with the written consent of any other party (ies) who 

have received our report to be bound by this letter, you agree to indemnify us for any and all liability which 

arises from the use of or reliance upon our report by such unauthorised party. 

13. Professional Indemnity Insurance (PII) 

Carter Jonas LLP has PII cover in accordance with RICS requirements please refer to our Terms. 

14. Limitation of Liability 

It is our Policy to exclude and/or limit our liability to Client’s in certain situations. Please read the “Limit of 

Liability” section in our Terms. Given we are providing a Review of a third parties report (the Appraiser) 

we are not able to provide any professional indemnity insurance nor reliance to you, the Appraiser nor 

the Developer. 

15. Compliance and Duty of Care 

This report may be investigated the RICS for the purposes of the administration of the Institution’s 

conduct and disciplinary regulations. 

You acknowledge that any duty of care which an individual Chartered Surveyor / Valuer would otherwise 

owe to you, whether he / she be a partner, associate or an employee of Carter Jonas LLP, is specifically 

excluded on the basis that you are entirely relying on the duties owed to you by Carter Jonas LLP, 

Chartered Surveyors, as a well established professional practice. 

16. Complaints Procedure 

Carter Jonas LLP is regulated by the RICS and is registered with relevant ombudsman services. Please 

refer to our Terms. 

17. Conflicts of Interest 

Carter Jonas LLP has procedures in place to ensure that appropriate conflicts checks are carried out on 

every instruction so that any conflicts, or potential conflicts in accordance with the RICS guidance. Please 

refer to our Terms. 

18. Abortive Fees and Additional Work 

In the event that you withdraw your instructions to us prior to completion of a Review, we reserve the 

right to charge a fair and reasonable proportion of our fees and any agreed disbursements. 

19. Financial Advice 

Nothing in the valuation or advice we provide to you shall constitute financial advice or assistance. 
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I trust you will find all in order but please do not hesitate to call me about this Letter or our Terms. To confirm 

your acceptance of these Terms please return a signed copy to me or provide your written acceptance by email, 

otherwise your continuing instructions will amount to acceptance of these Terms. 

 
Yours sincerely 
 
 
 
 
 
 

 

Sam Dodd MRICS 

E: 

M:  
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