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1.0 Introduction and Instructions 
 

1.1 S106 Affordable Housing Ltd was instructed by Days Estates Ltd to 
prepare an affordable housing viability study to determine the viable level 
of affordable housing that can be delivered on the proposed development 
of the Former Wessex Site, 8 New Lane, Havant, Hampshire PO9 2JH. 

 
1.2 The report has been prepared by Simon Corp, I have a BSc (Hons) in 

Residential Development and 20 years experience in affordable housing 
development. I am a Director of S106 Affordable Housing Ltd 
development viability and affordable housing consultancy. 

 
1.3 The purpose of the study is to set out the policy background, 

development details, viability and cost issues and make a case for the 
level of affordable housing provision the development can viably sustain. 

 
1.4 Our methodology will be to carry out a viability assessment without any 

affordable housing and compare this with the existing use benchmark 
value of the land, to determine the total development subsidy that is 
available to fund any affordable housing provision. We then look at the 
effect on the viability of introducing affordable housing. 

 
1.5 The appraisal has been carried out using the HCA Development 

Appraisal Toolkit (DAT), where information is not available any 
assumptions made are either in line with industry norms or the default 
settings of the toolkit. 



2.0 Viability Assessment 
 

2.1 The site currently occupied by a range of B2 and B8 industrial and 
storage buildings extending to some 7965 square feet. The proposal is to 
clear the site and redevelop with a 39no apartments in three separate 
blocks wrapping around the road frontage with an inner courtyard 
providing surface car parking and landscaping. 
 

2.2 The Havant Borough Council Affordable Housing Policy requires 30-
40% as affordable housing on sites providing 15no or more new 
dwellings. S106 Affordable Housing Ltd has been instructed to assess the 
viable level of affordable housing provision the site can deliver. A 
development is deemed viable if the residual land value derived from the 
proposed scheme is higher than the benchmark land value, with the 
surplus generated providing a subsidy to deliver the affordable housing. 
Our methodology will be to assess the residential land value with no 
affordable housing provision and compare this with the existing use 
benchmark value of the site to determine if a surplus is generated to fund 
the provision of affordable housing. 
  

2.3 We have appraised the site using the DAT (Economic Appraisal Tool) as 
all open market sale without the affordable housing to determine the 
surplus above Existing Use Value. The DAT puts the existing use value 
of the site in the appraisal as a cost and then calculates if an NPV surplus 
or deficit is generated, if a surplus is generated this represents the surplus 
available to fund affordable housing. With all open market housing and 
no affordable housing the DAT shows a deficit of -£132,482 and 
therefore no surplus is generated to fund any affordable housing.  

 
2.4 The RICS Viability in Planning guidance recommends that viability 

assessment is benchmarked against the current market value of the land. 
The site has a current use as a combination of B2 industrial and B8 
storage uses, we have been provided with a copy of the current lease 
which shows a rental income of £25,000pa. In our opinion the buildings 
are potentially underlet they extend to 7965 square feet and if we apply a 
conservative £4/ft2 rent the income would be £31,860pa. We have 
however used the lease rent as this can be evidenced as having been 
achieved in the market, we have capitalised this at an anticipated yield of 
9% generating a capital value of £277,778. 

 
2.5 It is accepted viability practice that a margin should be added onto base 

existing use value as landowners margin to encourage them to bring a site 
forward to the market. This approach has been reinforced in both the 
RICS Viability in Planning guidance and the Planning Practice Guidance 
2014 which states the landowner should receive a “competitive return” to 
provide sufficient incentive for them to release the land.  The usual range 
is 15% through to 50% but there are no hard and fast rules it should just 
be the level required to incentivise the owner, in this case we have 
adopted 20% resulting in a benchmark land value of £333,333. 

 



2.6 This existing use value has been utilised in the DAT and results in a 
negative surplus, so no subsidy is generated to fund any affordable 
housing provision. 

 
2.7 The adopted affordable housing policy will require up to 30-40% 

affordable housing provision on site. To model a policy compliant 
appraisal we have assumed all of block C would be delivered as 
affordable rent and there would be 6no shared ownership units in block B 
mixed with open market units. This equates to 36% provision, on this 
basis the DAT deficit increases to -£700,843 compounding the viability 
pressure and clearly demonstrating delivery of affordable housing on this 
site is not viable. 

 
2.8 We have also explored if a change of affordable housing tenure will 

improve the viability position. We have run a further viability appraisal 
with all the affordable housing delivered as shared ownership, this 
improves the deficit to- £428,208 but this is still clearly not viable. 

 
2.9 The toolkits have been produced in line with the HCA guideline that 

grant funding will not be supported on s106 units, however in exceptional 
circumstances grant can be introduced where there is viability pressure. 
The regional average grant level is £25,000 a unit which on the subject 
site would generate an additional public subsidy of  £350,000.  On the 
mixed affordable appraisal the viability gap is over £700,000 so 
introducing grant funding will not provide sufficient subsidy to bridge the 
viability gap. 

 
2.10 We have not allowed for any s106 contributions in our assessment but 

have included for CIL calculated using the Havant Borough Council CIL 
calculator on the net increase in floor area. 

 
2.11 It should be noted the viability assessment has been carried out based on 

BCIS median costs but with no allowance for any remediation costs if the 
site is found to be contaminated. We have established it is not viable to 
provide affordable housing without introducing these costs, if these were 
included the viability pressure would be further increased. 

 
2.12 In summary as the viability appraisal shows a negative NPV deficit the 

development is unable to viably deliver any affordable housing on site or 
a commuted sum payment. 
 . 

 
  

   
 

  
 
 
 

 



3.      Policy Background 
 
Havant Borough Core Strategy 
 

3.1  Havant Borough Council affordable housing policy is contained within the 
Core Strategy which was adopted in March 2011. 

3.2 The affordable housing Policy CS9 states that planning permission will be 
granted for housing proposals that will deliver on average 30-40% affordable 
housing on sites of 15no dwellings or more and secure a suitable 
contribution, or on-site provisions, equivalent to on average 30-40% on 
smaller housing developments between 5no and 14no dwellings (gross), 
unless a lesser requirement has been transparently justified on viability 
grounds. 

 
 

        Planning for Growth Statement 23rd March 2011 

 

   3.3       A ministerial statement by Greg Clarke outlined the government’s intention  
               to increase flexibility in the planning system to ensure that it does not stifle 
               economic development. In particular the statement says that in deterring  
               planning applications Local Authorities need to be sensitive to the fact that 
               local economies can change and the need to ensure they do not place 
               unnecessary burdens on a development. 
 
  3.4       The statement goes on to say that unviable s106 agreements should be re-    

   Considered and where possible modify applications to allow developments 
   to proceed. 

 

 

National Planning Policy Framework March 2012 

 

3.5    The National Planning Policy Framework (hereafter referred to as NPPF) 
contains an overarching policy principle that there should be a presumption 
in favour of sustainable development, meaning that Local Authorities 
should positively seek development opportunities to meet the needs of their 
area, unless: 

x any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole; or  

x specific policies in this Framework indicate development should be 
restricted. 

3.6     Local Authorities should proactively drive and support sustainable 
economic development to deliver the homes, business and industrial units, 



infrastructure and thriving local places that the country needs. Every effort 
should be made objectively to identify and then meet the housing, business 
and other development needs of an area, and respond positively to wider 
opportunities for growth. 

 

3.7      The document goes on to say that plans should take account of market 
signals, such as land prices and housing affordability, and set out a clear 
strategy for allocating sufficient land which is suitable for development in 
their area, taking account of the needs of the residential and business 
communities.  

3.8       Local Authorities should avoid the long term protection of sites for 
employment use if there is no reasonable prospect of this being taken up for 
that purpose. 

 

3.9        Looking more specifically at housing delivery it states “use their evidence                           
base to ensure that their Local Plan meets the full, objectively assessed 
needs for market and affordable housing in the housing market area, as far 
as is consistent with the policies set out in this Framework, including 
identifying key sites which are critical to the delivery of the housing 
strategy over the plan period”.  

 

3.10     There is a need to ensure there will be the right balance of housing to meet   
need and demand the framework states; 

            deliver a wide choice of high quality homes, widen opportunities for home 
ownership and create sustainable, inclusive and mixed communities, local 
planning authorities should:  

x Plan for a mix of housing based on current and future demographic 
trends, market trends and the needs of different groups in the 
community (such as, but not limited to, families with children, older 
people, people with disabilities, service families and people wishing to 
build their own homes);  

x Identify the size, type, tenure and range of housing that is required in 
particular    locations, reflecting local demand; where they have 
identified that affordable housing is needed, set policies for meeting 
this need on site, unless off-site provision or a financial contribution of 
broadly equivalent value can be robustly justified (for example to 
improve or make more effective use of the existing housing stock) and 
the agreed approach contributes to the objective of creating mixed and 
balanced communities. Such policies should be sufficiently flexible to 
take account of changing market conditions over time.” 



3.11      The framework reinforces previous policy statements that planning 
requirements should maintain economic viability, the framework states 
“pursuing sustainable development requires careful attention to viability and 
costs in plan-making and decision-taking. Plans should be deliverable. 
Therefore, the sites and the scale of development identified in the plan 
should not be subject to such a scale of obligations and policy burdens that 
their ability to be developed viably is threatened. To ensure viability, the 
costs of any requirements likely to be applied to development, such as 
requirements for affordable housing, standards, infrastructure contributions 
or other requirements should, when taking account of the normal cost of 
development and mitigation, provide competitive returns to a willing land 
owner and willing developer to enable the development to be deliverable.” 

 

 3.12    The framework states that planning obligations normally required under 
s106    agreements should only be sought where they meet all of the following 
tests:  

x            Necessary to make the development acceptable in planning terms;  

x Directly related to the development; and  

x Fairly and reasonably related in scale and kind to the development.  

x    Where obligations are being sought or revised, local planning authorities should 
take account of changes in market conditions over time and, wherever 
appropriate, be sufficiently flexible to prevent planned development being 
stalled.  

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

 

Housing and Growth Statement 6th September 2012 

3.13 The Secretary of State for Communities and Local Government (Rt Hon Eric 
Pickles MP said on the 6th September 2012 “The Coalition Government’s 
number one priority is to get the economy growing. We must create the 
conditions that support local economic growth and remove barriers that stop 
local businesses creating jobs and getting Britain building again.” 

 
3.14    He went on to say “It is vital that the affordable housing element of Section 

106 agreements negotiated during different economic conditions is not 
allowed to undermine the viability of sites and prevent any construction of 
new housing. This results in no development, no regeneration and no 



community benefits at all when agreements are no longer economically 
viable.” 

 

Planning Practice Guidance March 2014 
 
3.15  The Department for Communities and Local Government provided Planning 

Practice Guidance on 6th March 2014. This includes a section on viability, site 
specific viability is covered in the section Viability and Decision Taking. 

3.16   The practice note states that “in making decisions, the local planning authority 
will need to understand the impact of planning obligations on the proposal. 
Where an applicant is able to demonstrate to the satisfaction of the local 
planning authority that the planning obligation would cause the development 
to be unviable, the local planning authority should be flexible in seeking 
planning obligations.” 

3.17  The note goes on to say this is particularly relevant for affordable housing 
payments and these should not be sought without regard to scheme viability. 

3.18   It then continues to set out some general principles on how the principle 
variables; gross development value, costs, existing value and landowners 
return should be calculated and evidenced. This is really a summary of 
established known good practice in the sector. 

 

Statement by Brandon Lewis, Housing and Planning Minister 9th November 2015 

   3.19    The statement was issued in response to the reduction in affordable rent levels 
to encourage Local Authorities to apply flexibility to viability negotiations. 

   3.20   It states “We would urge planning authorities to respond constructively, rapidly 
and positively to requests for such renegotiations and to take a pragmatic and 
proportionate approach to viability. Where it is simply proposed that the tenure 
mix is adjusted, with the overall affordable housing contribution remaining the 
same, it is our view that this is unlikely to justify reopening viability by either 
side. We would ask local authorities to expedite such renegotiations so they can 
be dealt with in a timely manner, and avoid action which might result in 
unnecessary delay. 

The statement goes on to say “The Government attaches great importance to the 
effective and flexible negotiation of Section 106 planning obligations, including 
on affordable housing, and intends to introduce a dispute resolution mechanism 
to help speed up Section 106 negotiations” 

  



 
4 Cost and Values 

 
 
Benchmark Land Value 
 

4.1 The RICS Viability in Planning guidance recommends that viability 
assessment is benchmarked against the current market value of the land. 
The site has a current use as a combination of B2 industrial and B8 
storage uses, we have been provided with a copy of the current lease 
which shows a rental income of £25,000pa. In our opinion the buildings 
are potentially underlet they extend to 7965 square feet and if we apply a 
conservative £4/ft2 rent the income would be £31,860pa. We have 
however used the lease rent as this can be evidenced as having been 
achieved in the market, we have capitalised this at an anticipated yield of 
9% generating a capital value of £277,778. 

 
4.2 It is accepted viability practice that a margin should be added onto base 

existing use value as landowners margin to encourage them to bring a site 
forward to the market. This approach has been reinforced in both the 
RICS Viability in Planning guidance and the Planning Practice Guidance 
2014 which states the landowner should receive a “competitive return” to 
provide sufficient incentive for them to release the land.  The usual range 
is 15% through to 50% but there are no hard and fast rules it should just 
be the level required to incentivise the owner, in this case we have 
adopted 20% resulting in a benchmark land value of £333,333. 

 
  
Sales values 
 

4.3 We have undertaken an internet based market research assessment of 
comparable property values within a half mile radius of the site. We 
looked at a range of comparables and identified one bedroom apartments 
in the range of £125,000-£175,000 and the two bedroom apartments in 
the range of £175,000-£225,000. These values have been analysed on a 
floor area basis to determine the average sales value per square metre and 
the one bedroom apartments equate to £2,839 per square metre and the 
two bedroom apartments £2,996 per square metre. 
 

4.4 These values are based on local second hand comparables but the 
proposed development will command a newbuild premium so we have 
increased these values by 5% to £2,981 per square metre for the one 
bedroom and £3,146 per square metre for the two bedroom apartments. 

 
4.5 We have also looked at recent sold transactions in the last 6 months, 17 

Compton Court, Chidham Close is a two bedroom apartment which sold 
for £124,000 in October 2015. 5 Grove Court, Grove Road is a two 
bedroom apartment which sold for £167,500 in September 2015. 4 
Hillcrest Mews, South St is a newbuild two bedroom apartment which 



sold for £187,500 in August 2015. All of these are below the proposed 
pricing range. 

 
4.6 We therefore have the following range of sales values in the DAT: 

 
One bedroom flat          £149,050- £180,351 
Two bedroom flat         £213,613- £229,123 
 

 
4.7 The actual price achieved will be dependent on market conditions at the 

time of marketing, competitor developments and the completed 
specification and finishes. 

 
 
Construction Costs 
 

4.8 In line with normal viability practice we have used the BCIS average 
price service to determine likely construction costs using the median cost 
rate.  For 3-5 storey apartments the relevant rate is £1,267 per square 
metre.  
 

4.9 BCIS rates exclude cost allowances for external works so we have added 
on the rule of thumb allowance of 15% to fund the internal courtyard car 
parking areas, hard and soft landscaping, formation of the undercroft 
access and any external works around the perimeter of the site. The build 
cost rate including external works used in the DAT is therefore £1,457 
per square metre. 
 

4.10 BCIS data provides an evidential base for estimating the construction 
costs as it is based on actual tender returns, in this case a sample size of 
529 tenders. However we would comment that the contracting market is 
currently quite overheated with demand far out stripping sub-contractor 
capacity resulting in increasing trades rates. In addition material costs are 
increasing with an extended call off period compounding the cost 
pressure.  As a practice we project manage new housing developments 
and we are rarely seeing tendered build costs of less than £1,800 per 
square metre for a project of this type. 

 
4.11 We have not made any allowance for any additional abnormal costs, 

should the site be contaminated this would increase costs and compound 
the viability pressure. 

 
4.12 We have separately allowed for design fees at 7% and contingency of 

5% both of which are below the default values of the toolkit. 
 
Profit 
 

4.13 We have set developers profit at 18% on the private sale units and 6% 
for the affordable housing. Over the last few years the benchmark profit 
level has been 20% but with an improving market and more competition 



for land developers have been reducing margins to secure land deals, so 
there is a view that lower profit margins are now appropriate.   
 

4.14  However we do consider this to be on the lowest end of the spectrum, 
most mainstream funders demand a higher profit level to attract debt 
finance. Mezzanine and equity finance partners would expect much 
higher rates but on a smaller share of the costs typically 30-40% of the 
total borrowing. 

 
4.15 For a standard housing site we would normally adopt profit at 17.5% 

of GDV but apartments schemes have greater inherent risk as the whole 
block needs to be complete before sale completion can be achieved, so 
we consider there needs to be a slightly uplifted level of profit to counter 
balance the increased risk. 

 
 
Affordable Housing Inputs 
 

4.16 We have assumed the affordable housing will be delivered as all 
affordable rent in block C and shared ownership in part of block B. This 
equates to a tenure split of 57% rented and 43% shared ownership. 

 
4.17 We have set the affordable housing rents at 80% of the average market 

rent providing a weekly affordable rent of £110.34pw for the one 
bedroom apartments and £147.13 for the two bedroom apartment. It 
should be noted that in the last budget it was announced that affordable 
rent levels should reduce by 1%pa over the next four years, this will have 
a negative effect on affordable housing capital values but this has not 
been factored into the appraisals. 
 

4.18 The shared ownership has been based on 40% initial sale shares and a 
rent on the unsold equity at the HCA maximum rent level of 2.75%. 

 
4.19 In line with HCA guidance that grant funding will not be supported on 

s106 schemes we have not allowed for any grant funding in the 
appraisals. 

 
4.20 The gross affordable income has been capitalised at a sector average 

yield of 6% and all other revenue costs are at the default values of the 
toolkit. 

 
 
 

 
 
  
  
 
 
 



 
 
 
 
 
 
 5. Other Model Assumptions and Inputs 
 

5.1 The basis for assumptions on sales values, construction costs and profit are set 
out in section 5. 

 
 
Programme 
 

5.2 The EAT assumes a 6 month lead in to site start for detail design, building 
regulations approval, lining up sub-contract packages and site set up. The 
contract period is 18 months with a sales period of 12 months. On the all open 
market appraisal this equates to a sales rates of 3.25 units a month which we 
consider to be at the upper level of the potential range. 

 
S106 Contributions 
 

5.3 We have not allowed for the s106 contributions but we have included in the 
appraisal a CIL payment based on the net increase in floor area on the site. On 
the affordable housing appraisal we have applied CIL to the open market 
units only as we assume the affordable units would qualify for the social 
housing relief.  

 
 

Interest Rates 
 

5.4 We have used a finance rate of 6.25% which is in our experience a typical 
level. The availability of development finance remains an issue with very few 
of the major banks still actively lending to residential development 
companies. Those still in the market can “pick and choose” deals to fund and 
expect to see healthy margins. 

 
Sales and marketing costs 
 

5.5 We have allowed for an allowance of 3% of gross sales value for sales and 
marketing this will cover a sales agent of 2% and additional allowances for a 
show home production of marketing material and advertising and promotion. 
 

  



 
 
 

 
 
 
 
 
 
 
 
 

 
 
 
 



HCA Development Apprasial Tool Printed 18/12/2015

Surplus (Deficit) from Input land valuation at 9/12/2015 -£132,482
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME
Site Address Former Wessex Plant Site, 8 New Lane, Havant, PO9 2JHDate of appraisal 09/12/2015
Site Reference Net Residential Site Area (hectares)
File Source Author & Organisation Simon Corp S106 Affordable Housing Ltd
Scheme Description Registered Provider (where applicable)0
Housing Mix (Affordable + Open Market)

Total Number of Units 39 units
Total Number of Open Market Units 39 units
Total Number of Affordable Units 0 units
Total Net Internal Area (sq m) 2,286 sq m
% Affordable by Unit 0.0%
% Affordable by Area 0.0%
Density No Area input units/ hectare
Total Number of A/H Persons 0 Persons
Total Number of Open Market Persons 0 Persons
Total Number of Persons 0 Persons
Gross site Area 0.00 hectares
Net Site Area 0.00 hectares
Net Internal Housing Area / Hectare - sq m / hectare

Average value (£ per unit) Open Market Phase 1: Open Market Phase 2: Open Market Phase 3:
Open Market 

Phase 4:
Open Market Phase 

5: Total
1 Bed Flat Low rise £4,547,814 £0 £0 £0 £0 £4,547,814
2 Bed Flat Low rise £2,392,376 £0 £0 £0 £0 £2,392,376
3 Bed Flat Low rise £0 £0 £0 £0 £0 £0
4 Bed + Flat Low rise £0 £0 £0 £0 £0 £0
1 Bed Flat High rise £0 £0 £0 £0 £0 £0
2 Bed Flat High rise £0 £0 £0 £0 £0 £0
3 Bed Flat High rise £0 £0 £0 £0 £0 £0
4 Bed + Flat High rise £0 £0 £0 £0 £0 £0
2 Bed House £0 £0 £0 £0 £0 £0
3 Bed House £0 £0 £0 £0 £0 £0
4 Bed + House £0 £0 £0 £0 £0 £0
Total Revenue £6,940,189 £0 £0 £0 £0 £6,940,189
Net Area  (sq m) 2,286 - - - - 2,286
Revenue  (£ / sq m) £3,036 - - - -

CAPITAL VALUE OF OPEN MARKET SALES £6,940,189

Capital Value of Private Rental
Phase 1 £0
Phase 2 £0
Phase 3 £0
Phase 4 £0
Phase 5 £0
Total PR £0

CAPITAL VALUE OF OPEN MARKET HOUSING £6,940,189 £ 2,489 psqm
BUILD COST OF OPEN MARKET HOUSING  inc Contingency £4,265,017 £ 1,530 psqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £2,675,173

AH Residential Values
AH & RENTAL VALUES BASED ON NET RENTS

Type of Unit Social Rented Shared Ownership (all 
phases)

Affordable Rent (all 
phases) Total

1 Bed Flat Low rise
2 Bed Flat  Low rise
3 Bed Flat Low rise
4 Bed + Flat Low rise
1 Bed Flat High rise
2 Bed Flat  High rise
3 Bed Flat High rise
4 Bed + Flat High rise
2 Bed House
3 Bed House
4 Bed + House

£0 £0 £0 £0
£ psqm  of CV (phase 1) -                                     -                                     -                                     

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING  OTHER FUNDING) £0
RP Cross Subsidy (use of own assets) £0
LA s106 commuted in lieu £0
RP Re-cycled SHG £0
Use of AR rent conversion income £0
Other source of AH funding £0

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING) £0
BUILD COST OF AFFORDABLE HOUSING  inc Contingency £0 #DIV/0!
CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING £0

Car Parking

No. of Spaces Price per Space (£) Value
- - £0

Value of Residential Car Parking £0
Car Parking Build Costs £0

Ground rent
Capitalised annual 

ground rent



HCA Development Apprasial Tool Printed 18/12/2015

Social Rented £0
Shared Ownership £0
Affordable Rent £0

Open market (all phases) £0
Capitalised Annual Ground Rents £0

TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME £6,940,189
TOTAL BUILD COST OF RESIDENTIAL SCHEME £4,265,017
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME £2,675,173

Non-Residential
Cost Values

Office £0 £0
Retail £0 £0
Industrial £0 £0
Leisure £0 £0
Community Use £0 £0
Community Infrastructure Levy £0

CAPITAL VALUE OF NON-RESIDENTIAL SCHEME £0
COSTS OF NON-RESIDENTIAL SCHEME £0
CONTRIBUTION TO SCHEME COSTS FROM NON-RESIDENTIAL £0

GROSS DEVELOPMENT VALUE OF SCHEME £6,940,189
TOTAL BUILD COSTS £4,265,017
TOTAL CONTRIBUTION TO SCHEME COSTS £2,675,173

External Works & Infrastructure Costs (£) Per unit 
Site Preparation/Demolition £0
Roads and Sewers £0
Services (Power, Water, Gas, Telco and IT) £0
Strategic Landscaping £0
Off Site Works £0
Public Open Space £0
Site Specific Sustainability Initiatives £0
Plot specific external works £0
Other 1 £0
Other 2 £0

£0
Other site costs
Fees and certification 7.0% £284,334 7,291
Other Acquisition Costs (£) £0

Site Abnormals (£)
De-canting tenants £0
Decontamination £0
Other £0
Other 2 £0
Other 3 £0
Other 4 £0
Other 5 £0

£0

Total Site Costs inc Fees £284,334 7,291

Statutory 106 Costs (£)
Education £0
Sport & Recreation £0
Social Infrastructure £0
Public Realm £0
Affordable Housing £0
Transport £0
Highway £0
Health £0
Public Art £0
Flood work £0
Community Infrastructure Levy £223,029 5,719
Other Tariff £0
Other 1 £0
Other 2 £0
Other 3 £0
Other 4 £0

£0
Statutory 106 costs £223,029 5,719

Marketing (Open Market Housing ONLY) per OM unit
Sales/letting Fees 3.0% £208,206 5,339
Legal Fees (per Open Market unit): £500 £19,500 500

Marketing (Affordable Housing) per affordable unit
Developer cost of sale to RP (£) £0
RP purchase costs (£) £0
Intermediate Housing Sales and Marketing (£) £0

Total Marketing Costs £227,706

Total Direct Costs £5,000,086

Finance and acquisition costs
Land Payment £333,333 8,547 per OM home 8,547 per home
Arrangement Fee £34,125 7.2% of interest
Misc Fees (Surveyors etc) £8,000 0.12% of scheme value
Agents Fees £3,333
Legal Fees £0
Stamp Duty £0
Total Interest Paid £472,952

Total Finance and Acquisition Costs £851,743

Developer's return for risk and profit



HCA Development Apprasial Tool Printed 18/12/2015

Residential
Market Housing Return (inc OH) on Value 18.0% £1,249,234 32,032 per OM unit
Affordable Housing Return on Cost 0.0% £0 per affordable unit
Return on sale of Private Rent 0.0% £0 #DIV/0! per PR unit
Non-residential
Office £0
Retail £0
Industrial £0
Leisure £0
Community-use £0 £0

Total Operating Profit £1,249,234
(i.e. profit after deducting sales and site specific finance costs but before deducting developer overheads and taxation)

TOTAL COST £7,101,063

Surplus/(Deficit) at completion 1/1/2019 (£160,874)

Present Value of Surplus (Deficit) at 9/12/2015 (£132,482)

Scheme Investment IRR 97.4% (before Developer's returns and interest to avoid double counting returns)

Site Value as a Percentage of Total Scheme Value 4.8% Peak Cash Requirement -£5,481,302

Site Value per hectare No area input per hectare No area input per acre



HCA Development Apprasial Tool Printed 18/12/2015

Surplus (Deficit) from Input land valuation at 9/12/2015 -£700,843
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME
Site Address Former Wessex Plant Site, 8 New Lane, Havant, PO9 2JHDate of appraisal 09/12/2015
Site Reference Net Residential Site Area (hectares)
File Source Author & Organisation Simon Corp S106 Affordable Housing Ltd
Scheme Description Registered Provider (where applicable)0
Housing Mix (Affordable + Open Market)

Total Number of Units 39 units
Total Number of Open Market Units 25 units
Total Number of Affordable Units 14 units
Total Net Internal Area (sq m) 2,286 sq m
% Affordable by Unit 35.9%
% Affordable by Area 38.3%
Density No Area input units/ hectare
Total Number of A/H Persons 0 Persons
Total Number of Open Market Persons 0 Persons
Total Number of Persons 0 Persons
Gross site Area 0.00 hectares
Net Site Area 0.00 hectares
Net Internal Housing Area / Hectare - sq m / hectare

Average value (£ per unit) Open Market Phase 1: Open Market Phase 2: Open Market Phase 3:
Open Market 

Phase 4:
Open Market Phase 

5: Total
1 Bed Flat Low rise £3,367,815 £0 £0 £0 £0 £3,367,815
2 Bed Flat Low rise £880,251 £0 £0 £0 £0 £880,251
3 Bed Flat Low rise £0 £0 £0 £0 £0 £0
4 Bed + Flat Low rise £0 £0 £0 £0 £0 £0
1 Bed Flat High rise £0 £0 £0 £0 £0 £0
2 Bed Flat High rise £0 £0 £0 £0 £0 £0
3 Bed Flat High rise £0 £0 £0 £0 £0 £0
4 Bed + Flat High rise £0 £0 £0 £0 £0 £0
2 Bed House £0 £0 £0 £0 £0 £0
3 Bed House £0 £0 £0 £0 £0 £0
4 Bed + House £0 £0 £0 £0 £0 £0
Total Revenue £4,248,065 £0 £0 £0 £0 £4,248,065
Net Area  (sq m) 1,410 - - - - 1,410
Revenue  (£ / sq m) £3,014 - - - -

CAPITAL VALUE OF OPEN MARKET SALES £4,248,065

Capital Value of Private Rental
Phase 1 £0
Phase 2 £0
Phase 3 £0
Phase 4 £0
Phase 5 £0
Total PR £0

CAPITAL VALUE OF OPEN MARKET HOUSING £4,248,065 £ 2,471 psqm
BUILD COST OF OPEN MARKET HOUSING  inc Contingency £2,629,775 £ 1,530 psqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £1,618,291

AH Residential Values
AH & RENTAL VALUES BASED ON NET RENTS

Type of Unit Social Rented Shared Ownership (all 
phases)

Affordable Rent (all 
phases) Total

1 Bed Flat Low rise £97,102 £451,951 £549,052
2 Bed Flat  Low rise £703,555 £200,885 £904,440
3 Bed Flat Low rise
4 Bed + Flat Low rise
1 Bed Flat High rise
2 Bed Flat  High rise
3 Bed Flat High rise
4 Bed + Flat High rise
2 Bed House
3 Bed House
4 Bed + House

£0 £800,657 £652,836 £1,453,492
£ psqm  of CV (phase 1) -                                     1,874                                  1,355                                  

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING  OTHER FUNDING) £1,453,492
RP Cross Subsidy (use of own assets) £0
LA s106 commuted in lieu £0
RP Re-cycled SHG £0
Use of AR rent conversion income £0
Other source of AH funding £0

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING) £1,453,492
BUILD COST OF AFFORDABLE HOUSING  inc Contingency £1,635,242 £ 1,530 psqm
CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING -£181,749

Car Parking

No. of Spaces Price per Space (£) Value
- - £0

Value of Residential Car Parking £0
Car Parking Build Costs £0

Ground rent
Capitalised annual 

ground rent
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Social Rented £0
Shared Ownership £0
Affordable Rent £0

Open market (all phases) £0
Capitalised Annual Ground Rents £0

TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME £5,701,558
TOTAL BUILD COST OF RESIDENTIAL SCHEME £4,265,017
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME £1,436,541

Non-Residential
Cost Values

Office £0 £0
Retail £0 £0
Industrial £0 £0
Leisure £0 £0
Community Use £0 £0
Community Infrastructure Levy £0

CAPITAL VALUE OF NON-RESIDENTIAL SCHEME £0
COSTS OF NON-RESIDENTIAL SCHEME £0
CONTRIBUTION TO SCHEME COSTS FROM NON-RESIDENTIAL £0

GROSS DEVELOPMENT VALUE OF SCHEME £5,701,558
TOTAL BUILD COSTS £4,265,017
TOTAL CONTRIBUTION TO SCHEME COSTS £1,436,541

External Works & Infrastructure Costs (£) Per unit 
Site Preparation/Demolition £0
Roads and Sewers £0
Services (Power, Water, Gas, Telco and IT) £0
Strategic Landscaping £0
Off Site Works £0
Public Open Space £0
Site Specific Sustainability Initiatives £0
Plot specific external works £0
Other 1 £0
Other 2 £0

£0
Other site costs
Fees and certification 7.0% £284,334 7,291
Other Acquisition Costs (£) £0

Site Abnormals (£)
De-canting tenants £0
Decontamination £0
Other £0
Other 2 £0
Other 3 £0
Other 4 £0
Other 5 £0

£0

Total Site Costs inc Fees £284,334 7,291

Statutory 106 Costs (£)
Education £0
Sport & Recreation £0
Social Infrastructure £0
Public Realm £0
Affordable Housing £0
Transport £0
Highway £0
Health £0
Public Art £0
Flood work £0
Community Infrastructure Levy £137,518 3,526
Other Tariff £0
Other 1 £0
Other 2 £0
Other 3 £0
Other 4 £0

£0
Statutory 106 costs £137,518 3,526

Marketing (Open Market Housing ONLY) per OM unit
Sales/letting Fees 3.0% £127,442 5,098
Legal Fees (per Open Market unit): £500 £12,500 500

Marketing (Affordable Housing) per affordable unit
Developer cost of sale to RP (£) £25,000 1,786
RP purchase costs (£) £84,000 6,000
Intermediate Housing Sales and Marketing (£) £0

Total Marketing Costs £248,942

Total Direct Costs £4,935,811

Finance and acquisition costs
Land Payment £333,333 13,333 per OM home 8,547 per home
Arrangement Fee £34,125 9.0% of interest
Misc Fees (Surveyors etc) £8,000 0.14% of scheme value
Agents Fees £3,333
Legal Fees £0
Stamp Duty £0
Total Interest Paid £379,898

Total Finance and Acquisition Costs £758,690

Developer's return for risk and profit
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Residential
Market Housing Return (inc OH) on Value 18.0% £764,652 30,586 per OM unit
Affordable Housing Return on Cost 6.0% £93,442 6,674 per affordable unit
Return on sale of Private Rent 0.0% £0 #DIV/0! per PR unit
Non-residential
Office £0
Retail £0
Industrial £0
Leisure £0
Community-use £0 £0

Total Operating Profit £858,094
(i.e. profit after deducting sales and site specific finance costs but before deducting developer overheads and taxation)

TOTAL COST £6,552,595

Surplus/(Deficit) at completion 1/1/2019 (£851,037)

Present Value of Surplus (Deficit) at 9/12/2015 (£700,843)

Scheme Investment IRR 95.7% (before Developer's returns and interest to avoid double counting returns)

Site Value as a Percentage of Total Scheme Value 5.8% Peak Cash Requirement -£3,970,743

Site Value per hectare No area input per hectare No area input per acre
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Surplus (Deficit) from Input land valuation at 9/12/2015 -£428,208
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME
Site Address Former Wessex Plant Site, 8 New Lane, Havant, PO9 2JHDate of appraisal 09/12/2015
Site Reference Net Residential Site Area (hectares)
File Source Author & Organisation Simon Corp S106 Affordable Housing Ltd
Scheme Description Registered Provider (where applicable)0
Housing Mix (Affordable + Open Market)

Total Number of Units 39 units
Total Number of Open Market Units 25 units
Total Number of Affordable Units 14 units
Total Net Internal Area (sq m) 2,286 sq m
% Affordable by Unit 35.9%
% Affordable by Area 38.3%
Density No Area input units/ hectare
Total Number of A/H Persons 0 Persons
Total Number of Open Market Persons 0 Persons
Total Number of Persons 0 Persons
Gross site Area 0.00 hectares
Net Site Area 0.00 hectares
Net Internal Housing Area / Hectare - sq m / hectare

Average value (£ per unit) Open Market Phase 1: Open Market Phase 2: Open Market Phase 3:
Open Market 

Phase 4:
Open Market Phase 

5: Total
1 Bed Flat Low rise £3,367,815 £0 £0 £0 £0 £3,367,815
2 Bed Flat Low rise £880,251 £0 £0 £0 £0 £880,251
3 Bed Flat Low rise £0 £0 £0 £0 £0 £0
4 Bed + Flat Low rise £0 £0 £0 £0 £0 £0
1 Bed Flat High rise £0 £0 £0 £0 £0 £0
2 Bed Flat High rise £0 £0 £0 £0 £0 £0
3 Bed Flat High rise £0 £0 £0 £0 £0 £0
4 Bed + Flat High rise £0 £0 £0 £0 £0 £0
2 Bed House £0 £0 £0 £0 £0 £0
3 Bed House £0 £0 £0 £0 £0 £0
4 Bed + House £0 £0 £0 £0 £0 £0
Total Revenue £4,248,065 £0 £0 £0 £0 £4,248,065
Net Area  (sq m) 1,410 - - - - 1,410
Revenue  (£ / sq m) £3,014 - - - -

CAPITAL VALUE OF OPEN MARKET SALES £4,248,065

Capital Value of Private Rental
Phase 1 £0
Phase 2 £0
Phase 3 £0
Phase 4 £0
Phase 5 £0
Total PR £0

CAPITAL VALUE OF OPEN MARKET HOUSING £4,248,065 £ 2,471 psqm
BUILD COST OF OPEN MARKET HOUSING  inc Contingency £2,629,775 £ 1,530 psqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £1,618,291

AH Residential Values
AH & RENTAL VALUES BASED ON NET RENTS

Type of Unit Social Rented Shared Ownership (all 
phases)

Affordable Rent (all 
phases) Total

1 Bed Flat Low rise £765,672 £765,672
2 Bed Flat  Low rise £981,180 £981,180
3 Bed Flat Low rise
4 Bed + Flat Low rise
1 Bed Flat High rise
2 Bed Flat  High rise
3 Bed Flat High rise
4 Bed + Flat High rise
2 Bed House
3 Bed House
4 Bed + House

£0 £1,746,852 £0 £1,746,852
£ psqm  of CV (phase 1) -                                     1,842                                  -                                     

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (EXCLUDING  OTHER FUNDING) £1,746,852
RP Cross Subsidy (use of own assets) £0
LA s106 commuted in lieu £0
RP Re-cycled SHG £0
Use of AR rent conversion income £0
Other source of AH funding £0

OTHER SOURCES OF AFFORDABLE HOUSING FUNDING £0

CAPITAL VALUE OF ALL AFFORDABLE HOUSING (INCLUDING OTHER FUNDING) £1,746,852
BUILD COST OF AFFORDABLE HOUSING  inc Contingency £1,635,242 £ 1,530 psqm
CONTRIBUTION TO SCHEME COSTS FROM AFFORDABLE HOUSING £111,610

Car Parking

No. of Spaces Price per Space (£) Value
- - £0

Value of Residential Car Parking £0
Car Parking Build Costs £0

Ground rent
Capitalised annual 

ground rent
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Social Rented £0
Shared Ownership £0
Affordable Rent £0

Open market (all phases) £0
Capitalised Annual Ground Rents £0

TOTAL CAPITAL VALUE OF RESIDENTIAL SCHEME £5,994,917
TOTAL BUILD COST OF RESIDENTIAL SCHEME £4,265,017
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME £1,729,901

Non-Residential
Cost Values

Office £0 £0
Retail £0 £0
Industrial £0 £0
Leisure £0 £0
Community Use £0 £0
Community Infrastructure Levy £0

CAPITAL VALUE OF NON-RESIDENTIAL SCHEME £0
COSTS OF NON-RESIDENTIAL SCHEME £0
CONTRIBUTION TO SCHEME COSTS FROM NON-RESIDENTIAL £0

GROSS DEVELOPMENT VALUE OF SCHEME £5,994,917
TOTAL BUILD COSTS £4,265,017
TOTAL CONTRIBUTION TO SCHEME COSTS £1,729,901

External Works & Infrastructure Costs (£) Per unit 
Site Preparation/Demolition £0
Roads and Sewers £0
Services (Power, Water, Gas, Telco and IT) £0
Strategic Landscaping £0
Off Site Works £0
Public Open Space £0
Site Specific Sustainability Initiatives £0
Plot specific external works £0
Other 1 £0
Other 2 £0

£0
Other site costs
Fees and certification 7.0% £284,334 7,291
Other Acquisition Costs (£) £0

Site Abnormals (£)
De-canting tenants £0
Decontamination £0
Other £0
Other 2 £0
Other 3 £0
Other 4 £0
Other 5 £0

£0

Total Site Costs inc Fees £284,334 7,291

Statutory 106 Costs (£)
Education £0
Sport & Recreation £0
Social Infrastructure £0
Public Realm £0
Affordable Housing £0
Transport £0
Highway £0
Health £0
Public Art £0
Flood work £0
Community Infrastructure Levy £137,518 3,526
Other Tariff £0
Other 1 £0
Other 2 £0
Other 3 £0
Other 4 £0

£0
Statutory 106 costs £137,518 3,526

Marketing (Open Market Housing ONLY) per OM unit
Sales/letting Fees 3.0% £127,442 5,098
Legal Fees (per Open Market unit): £500 £12,500 500

Marketing (Affordable Housing) per affordable unit
Developer cost of sale to RP (£) £25,000 1,786
RP purchase costs (£) £84,000 6,000
Intermediate Housing Sales and Marketing (£) £0

Total Marketing Costs £248,942

Total Direct Costs £4,935,811

Finance and acquisition costs
Land Payment £333,333 13,333 per OM home 8,547 per home
Arrangement Fee £34,125 10.0% of interest
Misc Fees (Surveyors etc) £8,000 0.13% of scheme value
Agents Fees £3,333
Legal Fees £0
Stamp Duty £0
Total Interest Paid £342,197

Total Finance and Acquisition Costs £720,988

Developer's return for risk and profit



HCA Development Apprasial Tool Printed 18/12/2015

Residential
Market Housing Return (inc OH) on Value 18.0% £764,652 30,586 per OM unit
Affordable Housing Return on Cost 6.0% £93,442 6,674 per affordable unit
Return on sale of Private Rent 0.0% £0 #DIV/0! per PR unit
Non-residential
Office £0
Retail £0
Industrial £0
Leisure £0
Community-use £0 £0

Total Operating Profit £858,094
(i.e. profit after deducting sales and site specific finance costs but before deducting developer overheads and taxation)

TOTAL COST £6,514,893

Surplus/(Deficit) at completion 1/1/2019 (£519,976)

Present Value of Surplus (Deficit) at 9/12/2015 (£428,208)

Scheme Investment IRR 96.5% (before Developer's returns and interest to avoid double counting returns)

Site Value as a Percentage of Total Scheme Value 5.6% Peak Cash Requirement -£3,661,450

Site Value per hectare No area input per hectare No area input per acre
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