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1.0 National Planning Policy 

11 National Planning Policy guidance in respect to housing provision can be found within the 
National Planning Policy Framework (NPPF).  Published on 27th March 2012, the Framework 
sets out the Government’s housing aims and objectives.  Paragraph 7 outlines the 
Government’s social role to support ‘strong, vibrant and healthy communities, by providing 
the supply of housing required to meet the needs of present and future generations’. 

 
1.2 The NPPF seeks to ‘achieve a wide choice of high quality homes, both affordable and market 

housing, to address the requirements of the community. To widen opportunities for home 
ownership and ensure high quality housing for those who cannot afford market housing, in 
particular those who are vulnerable or in need’. 

 
1.3 The NPPF highlights the need to provide housing for older people.  The Ministerial foreword 

acknowledges the challenges the country faces in accommodating this growing population, 
emphasising ‘we must house a rising population, which is living longer and wants to make 
new choices’, and ‘development that is sustainable should go ahead, without delay – a 
presumption in favour of sustainable development that is the basis for every plan, and every 
decision’.   

 
1.4 The Framework highlights the need to ‘deliver a wide choice of high quality homes, widen 

opportunities for home ownership and create sustainable, inclusive and mixed communities.  
Local planning authorities should 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...older people’. 

 
1.5 The NPPF dictates that local planning authorities should ‘use their evidence base to ensure 

that their Local Plan meets the full, objectively assessed needs for market and affordable 
housing’.  The Framework advises that ‘Local planning authorities should have a clear 
understanding of housing needs in their area’, and that policy should ‘identify the scale and 
mix of housing and the range of tenures that the local population is likely to need over the 
plan period’ which ‘meets household and population projections, taking account of migration 
and demographic change’ and ‘addresses the need for all types of housing’, including 
housing for ‘older people’.  Furthermore, the Framework stipulates that local policy should 
cater for ‘housing demand and the scale of housing supply necessary to meet this demand’. 

 
1.6 In respect to affordable housing and the material consideration of viability in the delivery of 

affordable housing, Paragraph 50 states: 
 

‘’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’’ 
(emphasis added). 
 

1.7 Furthermore, Paragraph 173 stipulates that: 
 

‘‘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’’ (emphasis added). 

 
1.8 The Planning Practice Guidance (published March 2014) comments on viability and planning 

contributions, and states that the ‘local planning authority should be flexible in seeking 
planning obligations’ and ‘these contributions should not be sought without regard to 
individual scheme viability’.  The Guidance also stipulates that ‘to incentivise the bringing 
back into use of brownfield sites, local planning authorities should…take a flexible approach 
in seeking levels of planning obligations and other contributions to ensure that the combined 
total impact does not make a site unviable’.   
 

1.9 To conclude, it is clear from national policy and recent appeal decisions that development 
viability is a material consideration in the delivery of affordable housing.  In addition, the 
NPPF clearly details the need for housing for older people and expresses that planning policy 
has a key role in delivering specialist housing to meet an evident housing need. 

 
2.0 Local Planning Policy 
 
2.1 The existing planning policy framework for Broxtowe consists of the Greater Nottingham 

Aligned Core Strategies Park 1 Local Plan (Adopted September 2014). 
 
2.2 Policy 8: Housing Size, Mix and Choice, relating to ‘Affordable Housing’ states ‘Affordable 

housing will be required in new residential developments on appropriate sites.’ with 
Broxtowe Borough having a target of 30%. Where the requirements for affordable housing 
are not viable, lower proportions can be justified through clear evidence set out in viability 
assessments that should include all potential contributions from grant funding sources.  

 
3.0 Private Category II type Retirement Housing for the Elderly 
 
3.1 In order to clearly understand the difficulties that will arise from trying to mix different types 

and forms of housing alongside private sheltered housing, it is important to understand 
what retirement housing is and how it operates. 

 
3.2 Retirement housing is a proven housing choice for elderly people who wish to move into 

accommodation that provides comfort, security and the ability to manage independently to 
a greater extent. It enables older people to remain living independently within the 
community and out of institutions, whilst enjoying peace of mind and receiving the support 
that they need. 

 
3.3 However, the specialised communal living environment provided by private Retirement 

Housing results in the payment of a service charge by the residents, which covers the 
upkeep and maintenance of all internal communal areas, the external building fabric and the 
external grounds, including the gardens and car‐parking. In addition, the service charge also 
covers the salary and accommodation costs of the house‐manager and the Careline. 
Following completion of construction the overall management of the development is 
retained by McCarthy & Stone and a further residents’ association may be set up by the 
residents to facilitate liaison with the management company. 



 
3.4 When mixing low‐cost / heavily subsidised sheltered housing with open market retirement 

housing, one must bear in mind the significant use of the shared communal facilities within 
private retirement housing. The level of services provided to the residents of private 
retirement housing result in the level of service charge being a significantly larger proportion 
of total living costs than would apply to other forms of accommodation. It would be very 
difficult to set the service charge at a level that would cover the costs of the type of 
management that private purchasers expect, yet still be affordable to residents of affordable 
housing. It would also be difficult for the affordable housing provider to guarantee payment 
of a service charge in perpetuity that would be liable to change on an annual basis. 

 
3.5 Another consequence of trying to mix private retirement housing with low cost/ subsidised 

housing would be the significant potential for friction and animosity between those 
residents who pay a significant annual service charge for premium services and those who 
would occupy low cost or heavily subsidised apartments, but have use of the same services. 
It is not unreasonable to assume that some residents would resent the fact that their 
neighbours are enjoying the same level of services for a fraction of the cost, or that they may 
perceive themselves to be subsidising others. This situation would only serve to exacerbate 
management problems and disputes between neighbours and would ultimately undermine 
the success of the housing development.  

 
3.6 If attempts are made to try to overcome management, maintenance and service charge 

issues by splitting the site to have separate blocks for the retirement and affordable 
accommodation, this introduces further issues. The proposed development site is relatively 
small at 0.46 hectares and its physical constraints are such that a separate block of 
affordable housing, with the necessary access, parking and amenity space, would reduce the 
size of the retirement block by such a degree to make it unviable and inefficient. A further 
loss of units would derive from the separation of the blocks and provision of sufficient 
amenity area.   The significant reduction in retirement units would mean that fewer elderly 
purchasers would have to share the fixed cost of the necessary communal facilities 
associated with sheltered housing and make the market retirement scheme unviable. A 
commuted sum for the provision of off‐site affordable housing would lead to more 
appropriate and acceptable housing layouts for both the retirement and affordable 
provision. 

 
3.7 Thus an attempt to shoehorn affordable housing within the same site would result in a likely 

loss of private units leading to an unviable level of provision for both retirement and 
affordable accommodation. 

 
3.8 The inherent difficulties of attempting to integrate other forms of housing within private 

retirement housing for older people that are detailed above are generally accepted and have 
been consistently accepted by Inspectors when this matter has been assessed at appeal.  

 
 
 

4.0 Viability 
 
4.1 From national and local planning policy it is clear that economics of provision, or if you 

prefer development viability, is a material consideration when seeking the provision of 
affordable housing. Therefore, the viability of the proposed development and the level of 



affordable housing provision that could reasonably be provided have been assessed using 
the Homes and Communities Agency’s Development Appraisal Tool (HCADAT). 

 
4.2 Appended to this statement at Appendix 1 is a viability appraisal of the proposed 

development using the HCADAT. The appraisal identifies that the proposed development 
can provide a contribution towards affordable housing and other planning obligations up to 
a figure of £28,671. 

 
4.3 Retirement housing is a specialised form of residential accommodation and as such some of 

the inputs in the appraisal reflect the nature of this accommodation and differ from general 
market housing development. To assist in considering the appraisal I have provided evidence 
below for the inputs used in the appraisal. 

 
5.0 Inputs 

 
(i) Construction Start 

 
5.1 Construction is assumed to commence three months from receipt of planning permission.  

This length of time reflects the need to acquire the land, discharge pre-commencement 
planning conditions and clear the site for development to commence.  

 
(ii) Construction End 

 
5.2 It takes on average thirteen months to complete construction of a sheltered housing 

development of this size. 
 

(iii) Overall Scheme End Date 
 

5.3 Sheltered housing developments are a specialised product and sell to a limited niche market 
meaning that sales rates will be slower than conventional forms of market housing. The 
Planning Practice Guidance (March 2014) recognises that ‘for older people’s housing, the 
scheme format and projected sales rates may be a factor in assessing viability’.   

 
5.4 Consequently, in this case it has been assumed a sales rate of 2.29 units per month.  
 
 

(iv) Open Market Values 
 

5.5 The open market values used are £165,000 for a one bedroom apartment and £196,000 for 
a two bedroom apartment. 

 
(v) Build Costs 

 
5.6 The costs used in the calculation relate to the current BCIS figure for Broxstowe, the figure 

used on this scheme is the median 3 storey new build sheltered housing rate of £1,215/m2 as 
updated on 23 January 2016  (copy of screen-print from BCIS website attached at Appendix 
2).   

 
(vi) Abnormal site Costs 
 



5.7 Site specific costs which are not accounted for as part of the BCIS have been included within 
the DAT. These include site grading and preparation works and tree works. 

 
 

(vii) Section 106 Payments 
 
5.8 The viability appraisal has not included any other s.106 planning obligations.  The residual 

figure generated less the existing use value is the sum available for all planning 
contributions. 

 
 

(viii) Interest Rate 
 

5.9 As advised by the model an interest of 5% above the three month LIBOR rate has been used. 
Arguably, at the current time with the reluctance of banks to lend money this interest rate of 
finance is likely to be on the low side and a higher rate could be justified.  The three month 
LIBOR rate from the 29th January 2016 (0.58%) has been used to deliver an interest rate of 
5.58%. 

 
(ix) Developer Profit 

 
5.10 The model and HCAEAT user manual the forerunner to the (HCADAT) advises a developer 

profit of between 17.5% and 20% depending upon the risks associated with the 
development and the acknowledgement that ‘flatted schemes may carry a higher risk due to 
the high capital employed before income is received’. The manual also highlights that this 
figure will depend upon the state of the market and complexity of the scheme.   

 
5.11 In regard to profit, the Planning Practice Guidance (March 2014) stipulates that ‘a rigid 

approach to assumed profit levels should be avoided and comparable schemes or data 
sources reflected wherever possible’; stating that ‘a competitive return for the land owner is 
the price at which a reasonable land owner would be willing to sell their land for the 
development. The price will need to provide an incentive for the land owner to sell in 
comparison with the other options available. Those options may include the current use 
value of the land or its value for a realistic alternative use that complies with planning 
policy’. 

5.12 Given the nature of the site and the specialised form of accommodation proposed, a figure 
of 20% is more than justifiable. 

 
(x) Land Use Value 

 
5.13 The Planning Practice Guidance (March 2014) highlights that ‘central to the consideration of 

viability is the assessment of land or site value’; stating that: 
 

‘In all cases, land or site value should: 

 reflect policy requirements and planning obligations and, where applicable, any 
Community Infrastructure Levy charge; 

 provide a competitive return to willing developers and land owners (including equity 
resulting from those wanting to build their own homes);  

 and be informed by comparable, market-based evidence wherever possible. Where 
transacted bids are significantly above the market norm, they should not be used as part 
of this exercise’. 



 
5.14 A land value of £450,000 has been used in the appraisal.  This has been obtained from a 

valuation undertaken by Knight Frank dated 5th October 2015 and is a valuation of the site’s 
market value (Appendix 3). 

 
6.0 Summary 
 
6.1 The viability appraisal has been carried out with an established toolkit using robust inputs.  

Indeed, it is considered that the applicant has been reasonable in the amount of 
development costs that it has included, or not included as the case may be, in the appraisal.  
The development appraisal identifies that the proposed scheme cannot make any 
contribution towards the provision of affordable housing or any other planning 
contributions. 



APPENDIX 1 
 
 



HCA Development Apprasial Tool Printed 05/02/2016

Surplus (Deficit) from Input land valuation at 1/2/2016 £28,671
HCA DEVELOPMENT APPRAISAL TOOL

SCHEME
Site Address Hickings Lane, Stapleford Date of appraisal 01/02/2016
Site Reference Net Residential Site Area 0.45
File Source Author & Organisation Alex Mitchell, The Planning Bureau

Scheme Description
48 apartment retirement 
living development (Cat 
2 sheltered)

Registered Provider (wher0
Housing Mix (Affordable + Open Market)

Total Number of Units 48 units
Total Number of Open Market Units 48 units
Total Number of Affordable Units 0 units
Total Net Internal Area (sq m) 2,947 sq m
% Affordable by Unit 0.0%
% Affordable by Area 0.0%
Density 107 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 0.45 hectares
Net Site Area 0.45 hectares
Net Internal Housing Area / Hectare 6,549 sq m / hectare equals 28,525                    sqft per acre

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 £165,000 £0 £0 £0 £0
2 Bed Flat Low rise £196,000 £0 £0 £0 £0
3 Bed Flat Low rise £0 £0 £0 £0 £0
4 Bed + Flat Low rise £0 £0 £0 £0 £0
1 Bed Flat High rise £0 £0 £0 £0 £0
2 Bed Flat High rise £0 £0 £0 £0 £0
3 Bed Flat High rise £0 £0 £0 £0 £0
4 Bed + Flat High rise £0 £0 £0 £0 £0
2 Bed House £0 £0 £0 £0 £0
3 Bed House £0 £0 £0 £0 £0
4 Bed + House £0 £0 £0 £0 £0
Total Revenue £ £8,664,000 £0 £0 £0 £0 £8,664,000

 Net Area (sq m) 2,947 - - - - 2,947
 Revenue (£ / sq m) £2,940 - - - -

CAPITAL VALUE OF OPEN MARKET SALES £8,664,000

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 £8,664,000 £ 2,199 psqm
BUILD COST OF OPEN MARKET HOUSING  inc Contingency £5,026,591 £ 1,276 psqm
CONTRIBUTION TO SCHEME COSTS FROM OPEN MARKET HOUSING £3,637,409

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
36 - £0



HCA Development Apprasial Tool Printed 05/02/2016

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

Ground rent
Capitalised annual 

ground rent
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 £8,664,000
TOTAL BUILD COST OF RESIDENTIAL SCHEME £5,026,591
TOTAL CONTRIBUTION OF RESIDENTIAL SCHEME £3,637,409

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 £8,664,000
TOTAL BUILD COSTS £5,026,591
TOTAL CONTRIBUTION TO SCHEME COSTS £3,637,409

External Works & Infrastructure Costs (£) Per unit 
Site Preparation/Demolition £30,000 625 clearance and grad
Roads and Sewers £5,000 104 access works
Services (Power, Water, Gas, Telco and IT) £5,000 104
Strategic Landscaping £1,000 21 tree works
Off Site Works £0
Public Open Space £0
Site Specific Sustainability Initiatives £0
Plot specific external works £0
Other 1 £0
Other 2 £0

£41,000
Other site costs
Fees and certification 8.0% £382,978 7,979
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 £423,978 8,833

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 £0
Other Tariff £0
Other 1 £0
Other 2 £0
Other 3 £0
Other 4 £0

£0
Statutory 106 costs £0

Marketing (Open Market Housing ONLY) per OM unit
Sales/letting Fees 6.0% £519,840 10,830
Legal Fees (per Open Market unit): £600 £28,800 600

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 £548,640

Total Direct Costs £5,999,210

Finance and acquisition costs
Land Payment £450,000 9,375 per OM home 1,000,000 per hectare



HCA Development Apprasial Tool Printed 05/02/2016

Arrangement Fee £0 0.0% of interest
Misc Fees (Surveyors etc) £0 0.00% of scheme value
Agents Fees £4,500
Legal Fees £3,375
Stamp Duty £18,000
Total Interest Paid £421,912

Total Finance and Acquisition Costs £897,787

Developer's return for risk and profit

Residential
Market Housing Return (inc OH) on Valu 20.0% £1,732,800 36,100 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 £1,732,800
(i.e. profit after deducting sales and site specific finance costs but before deducting developer overheads and taxation)

TOTAL COST £8,629,797

Surplus/(Deficit) at completion 1/5/2019 £34,203

Present Value of Surplus (Deficit) at 1/2/2016 £28,671

Scheme Investment MIRR 14.0% (before Developer's returns and interest to avoid double counting returns)

Site Value as a Percentage of Total Scheme Value 5.2% Peak Cash Requirement -£5,778,850

Site Value per hectare £76,007 per hectare £30,760 per acre



APPENDIX 2 



Description: Rate per m2 gross internal floor area for the building Cost including prelims.

Last updated: 23-Jan-2016 12:20

 Rebased to Broxtowe (103; sample 17)   

£/m2 study

Maximum age of results: Default period

Building function
(Maximum age of projects)

£/m² gross internal floor area
Sample

Mean Lowest Lower quartiles Median Upper quartiles Highest

New build

Sheltered housing

Generally (15) 1,345 700 1,151 1,273 1,445 3,174 113

Single storey (15) 1,562 962 1,207 1,380 1,691 3,174 18

2-storey (15) 1,322 700 1,094 1,247 1,458 2,177 32

3-storey (15) 1,276 717 1,152 1,215 1,401 1,919 38

4-storey or above (15) 1,303 856 1,197 1,290 1,380 1,876 20

01-Feb-2016 14:48 © RICS 2016 Page 1 of 1
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1 Instructions 

Engagement of Knight Frank LLP 

Instructions 

 

1.1 We refer to your instruction letter of 2
nd

 October 2015 and to our subsequent Terms 

of Engagement letter and General Terms of Business for Valuations of 2
nd

 October 

2015, to provide a valuation report on the Sinbad Plant, Hickings Lane, Stapleford, 

Nottingham, NG9 8PJ (“the property”).   

Copies of these documents are attached at Appendix 1. 

 1.2 This valuation has been carried out in accordance with our General Terms of 

Business for Valuations (“General Terms of Business”), as attached at Appendix 1. 

Client 1.3 Our client for this instruction is McCarthy & Stone Retirement Lifestyles Limited (“the 

Client”).  

Valuation 

standards 

1.4 This valuation has been undertaken in accordance with the Royal Institution of 

Chartered Surveyors (RICS) Valuation - Professional Standards 2014 Global & UK 

edition (“the Red Book”) including the International Valuations Standards. 

Purpose of 

valuation 

1.5 You have confirmed that this valuation report is required for the purposes of firstly, 

the confidential use internally as a check against either the anticipated or historic 

purchase price; secondly to be able to assess the likely affordable housing content 

and / or ramifications of the relevant local affordable housing policy; and thirdly the 

report may be used in support of any planning application for redevelopment 

submitted to a local planning authority. 

Conflict of 

interest 

1.6 We confirm that we have no current or recent fee earning involvement with the 

property, the Developer or any other party connected with this transaction and that 

we have no conflicts of interest in providing this report to you. 

 1.7 We are acting as External Valuers.  

Responsibility 

to third parties 

1.8 Our valuation report is only for the use of our Client and no responsibility is accepted 

to any third party for the whole or any part of its contents. 

Disclosure & 

publication 

1.9 Neither the whole nor any part of this valuation nor any reference thereto may be 

included in any published document, circular or statement nor published in any way 

without our prior written approval of the form or context in which it may appear.  If our 

opinion of values is disclosed to persons other than the addressee of this report, the 

basis of valuation should be stated. 
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Expertise 1.10 The valuer, on behalf of Knight Frank LLP, with the responsibility for this report is 

Tom Kendall BA (Hons) MRICS, RICS Registered Valuer. We confirm that the valuer 

and additional valuers meet the requirements of RICS Valuation - Professional 

Standards VS 1.6, having sufficient current knowledge of the particular market and 

the skills and understanding to undertake the valuation competently.  

Vetting 1.11 This report has been vetted as part of Knight Frank LLP’s quality assurance 

procedures. 

Scope of enquiries & investigations 

Inspection 1.12 As per your instructions, we have undertaken an inspection of the subject site.   

Our inspection was undertaken on the 5
th
 October 2015. 

Investigations 1.13 The extent of enquiries made is set out in our General Terms of Business.  In 

carrying out this instruction we have undertaken verbal / web based enquiries 

referred to in the relevant sections of this report.  We have relied upon this 

information as being accurate and complete. 

Information 

provided 

 

1.14 In this report we have been provided with information by McCarthy & Stone 

Retirement Lifestyles Limited.  We have relied upon this information as being 

materially correct in all aspects.  

 1.15 In particular, we detail the following: 

● Site boundary plan; 

● Tenure information. 

Valuation bases 

 1.16 In accordance with your instructions, we have provided opinions of value on the 

following bases:- 

Market Value 

(MV) 

1.17 The Market Value of the freehold interest in the property in its current condition with 

vacant possession, as at the date of inspection.  This reflects development land 

policies and all the material planning considerations. 

 1.18 The Market Value of the freehold interest in the subject property on the special 

assumption that it has been granted planning permission for a development as a 

residential scheme that is affordable housing compliant as well as the assumption 

that all of the existing buildings can be demolished. 

Valuation Date 1.19 The valuation date is 5
th
 October 2015. 
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2 The property 

Location 

 2.1 The subject property is situated off the eastern side of Hickings Lane just to the north 

of the town of Stapleford. 

Hickings Lane is a mixed use road providing some residential uses mainly in the form 

of traditional two storey semi-detached and terraced dwellings as well as a mix of 

retailers, takeaways and a car garage. 

Hickings Lane (B6004) provides a link via Ilkeston Road to the A52 which is the main 

road that links Nottingham with Derby to the west. 

Stapleford itself is a town in the county of Nottinghamshire and comprises a mixed-

use area. There are a range of services and amenities provided such as a number of 

bars and restaurants, a place of worship, a selection of supermarkets, amongst other 

local and national retailers, car dealerships and educational facilities. There are also 

residential dwellings in the town. 

In terms of the road network, Stapleford is sandwiched between the M1 and the A52. 

Junction 25 of the M1 is the nearest motorway junction located approximately 3.7 

miles south-west. 

In a wider context, Nottingham City centre is located circa 5 miles to the east, with 

Derby approximately 11 ¼ miles to the west and Loughborough is circa 18.5 miles to 

the south. 

 
 Image: Location plan   (Crown Copyright 2010. All rights reserved. Licence number 100020449) 
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 2.2 The subject site itself is situated to the north of the town centre and is bordered by a 

tool hire centre to the north, housing of a mostly semi-detached nature to the east, 

south and south-west and a car dealership and garage across Hickings Lane to the 

west.  

Access to the site is currently provided off Hickings Lane. 

 2.3 The street plan below shows the location of the property. 

 

 

Image: Street Plan   (Crown Copyright 2010. All rights reserved. Licence number 100020449) 

Site 

Site area 2.4 The subject site comprises a roughly rectangular shaped site of approximately 1.12 

acres (0.45 hectares) (areas taken from Promap).  
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Site plan 2.5 The property is identified on the Ordnance Survey plan below, showing our 

understanding of the boundary outlined in red.  A further copy is attached at 

Appendix 3. 

Image: ProMap   (Crown Copyright 2010. All rights reserved. Licence number 100020449) 

Description 

 2.6 The subject site fronts onto Hickings Lane and comprises an occupied two storey 

office building of brick construction under a pitch tiled roof, a single storey warehouse 

unit and also storage tanks.  

The remainder of the site comprises car parking and storage areas with tarmacadam 

surfaces and the site is bound mostly by secure fencing, hedging and trees. 
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 2.7 A photographic study of the subject property is outlined below: 

 

 

 
View of the office building on site. View of the subject site. 

 

 

 
View of Hickings Lane from site 

entrance. 

View of residential properties on 

Hickings Lane from site entrance. 

 2.8 Further photographs of the property are attached at Appendix 4. 

Services 

 2.9 In accordance with the General Terms of Business enclosed at Appendix 1, no tests 

have been undertaken on any of the services. 

 2.10 We have assumed for the purposes of this valuation that mains gas, water, 

electricity, drainage and telecommunications are all available to be connected to the 

subject property and are sufficient for the proposed / assumed development. 

 2.11 Within our valuation we have assumed that the services have sufficient capacity for 

the assumed development, however, should any upgrades be required and the costs 

borne be outside those assumed within our valuation then the valuation may be 

subject to change. 

Legal title 

Land register 

searches 

2.12 As stated in our General Terms of Business, we do not undertake searches or 

inspections of any kind (including web based searches) for title or price paid 

information in any publicly available land registers, including the Land Registry for 

England & Wales, Registers of Scotland and Land & Property Services in Northern 

Ireland.  
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Sources of 

Information  

2.13 We have not been provided with any Land Registry entries, Title documents or a 

Report on Title.  

 2.14 In our valuation, we have assumed a good and marketable title and that all 

documentation is satisfactorily drawn. 

 2.15 We recommend that our understanding of all legal title issues is referred to your legal 

advisers for their confirmation that our understanding is correct.  It is also particularly 

important that your legal advisers should be asked to check whether there have been 

any transactions relating to the property which reveal price paid information which we 

should be made aware of.  

 2.16 If any matters come to light as a result of your legal adviser’s review of these issues, 

we request that these matters are referred back to us as this information may have 

an important bearing upon the values reported. 

Tenure 2.17 We have been informed that the property is being purchased on a freehold basis. We 

have therefore proceeded to value on this basis. 

Tenancies 

Vacant 

possession 

2.18 We understand that you are purchasing the subject property with full vacant 

possession and as per your instructions we have therefore valued the property on 

this basis.  Should this not be the case then our opinion of value may be subject to 

change. 

Title assumed 

for proposed 

units 

2.19 We have assumed that the private units in the proposed scheme will be sold on a 

freehold basis. 

Condition 

Scope of 

inspection 

2.20 As stated in the General Terms of Business attached, we have not undertaken a 

building or site survey of the property. 

Comments 2.21 At the date of the inspection the existing buildings on site comprised an office 

building and a warehouse unit which were both in use and appeared to be in a 

reasonable condition from our roadside inspection. It is our understanding that all of 

the existing buildings on site will be demolished as part of any purchase of the site by 

yourselves and therefore we have proceeded to value on this basis.  

We would comment that there was evidence of storage tanks and other potential 

contamination on site and within our valuation we have allowed an amount to remove 

/ remediate this, however should this be subject to change then our opinion of value 

may differ. 

Ground 

conditions 

2.22 We have not been provided with a copy of a ground condition report for the site.  We 

have assumed that there are no adverse ground or soil conditions and that the load 

bearing quality of the site is sufficient to support the buildings to be constructed 

thereon. 
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Environmental considerations 

Flooding 2.23 We have used the website of the Environment Agency’s Indicative Floodplain Maps 

to provide a general overview of lands in natural floodplains and therefore potentially 

at risk of flooding from rivers or the sea.  The maps use the best information currently 

available, based on historical flood records and geographical models.  They indicate 

where flooding from rivers, streams, watercourses or the sea is possible. 

 2.24 From our enquiries of the Environment Agency’s website we have ascertained that 

the property is not situated within an indicative flood plain and that there is therefore 

a negligible risk of flooding.  

 
Environment Agency Flood Map 

 

Contamination 2.25 As stated in the General Terms of Business, investigations into environmental 

matters would usually be commissioned from suitably qualified environmental 

specialists.  Knight Frank LLP is not qualified to undertake scientific investigations of 

sites or buildings to establish the existence or otherwise of any environmental 

contamination, nor do we undertake searches of public archives to seek evidence of 

past activities which might identify potential for contamination.  

For the purpose of the valuation we assume that there is no contamination present 

on the site.  Should this however not be the case then our opinion of value may be 

subject to change.   
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Asbestos 2.26 Since 1999, the use within a building of asbestos containing materials (ACM’s) has 

been banned.  These are commonly found although are often in areas not visible 

from an inspection of the surface elements.  While these can be sealed in place, 

public alarm is such that their removal and safe disposal is the more likely course of 

action and this can be particularly expensive.  Removal and disposal will require 

specialist advice.  Knight Frank LLP does not specifically inspect for ACM’s.  Within 

our valuation we have allowed amounts for demolition/site clearance/contamination 

removal and we assume that they are adequate to cover any ACM’s that may exist. 

Sustainability 

Sustainability  2.27 The issue of sustainability is becoming increasingly important to participants in the 

property market.  There is a general expectation that buildings that minimise 

environmental impact through all parts of the building life cycle and focus on 

improved health for their occupiers may retain value over a longer term than those 

that do not. 

 2.28 The Government has set itself a target to reduce CO2 emissions by 80% by 2050.  

With property representing around 50% of total emissions, the sector has become an 

obvious target for legislation.  It is likely that, as we move towards 2050, energy 

efficiency legislation for property will become increasingly stringent. 

EPCs 2.29 All properties within the UK require an Energy Performance Certificate (EPC) when 

bought, sold, built or rented.  An EPC measures the asset rating of a building in 

relation to its energy performance.   

 2.30 The Energy Act 2011 introduces legislation that will make it unlawful to rent a 

property which has an “F or G” energy efficiency rating from April 2018.  This is seen 

as a long stop date and therefore this could be introduced sooner.  Furthermore, it is 

conceivable that in the future, the minimum energy efficiency rating could be made 

more stringent. 

 2.31 The Code for Sustainable Homes (CSH), introduced in April 2007, is a benchmark for 

residential energy performance which is intended to promote more sustainable 

construction standards.  CSH is a single national standard rating system for 

sustainable building.  The target is for all new homes to meet Code Level 6 by 2016 

and in the meantime developers will be expected to meet Level 3 by 2010 and Level 

4 by 2013.  Achieving Level 6 requires zero carbon emissions from all energy uses in 

the home and includes provision of renewable energy sources directly linked to the 

development.  This requirement is likely to change over time and its future impact is 

therefore difficult to predict. 
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Planning 

Sources of 

planning 

information 

2.32 We have made informal enquiries of Broxtowe District Council, the planning authority 

for the subject property. 

 2.33 These enquiries should not be taken as personal searches and information on the 

relevant website is assumed to be both accurate and up to date.  For a formal 

planning enquiry to be made, the planning authority will require written representation 

which has not been possible as part of our report. 

Planning 

policies 

2.34 Planning policy is contained by the Broxtowe Local Plan which was adopted in 

September 2004. 

The subject site is unallocated in the proposals map included within the 2004 

Broxtowe Local Plan. 

In terms of housing policy we highlight the following: 

Policy H6: Housing Density – The  net density of new residential development shall 

be not less than that indicated in the categories below, for development falling within 

the following walking distances from existing or proposed frequent public transport 

services:  

(a) Within 400 metres: 40 dwellings per hectare or 45 dwellings per 

hectare where there is a choice of public transport modes within this 

distance; 

(b) Beyond 400 metres: 35 dwellings per hectare.  

In all the above cases, if the Council is satisfied that the specified densities would 

have a detrimental impact on the character or appearance of the locality, the net 

density may be reduced, but it shall be not less than 30 dwellings per hectare. 

Under these requirements, any residential development of the subject site would be 

required to provide a net density of 45 dwellings per hectare, unless the Council were 

of the view that this density would have a detrimental impact on the character / 

appearance of the locality. In which case the density could be reduced to not less 

than 30 dwellings per hectare. 

Relevant 

planning history 

2.35 From our enquiries of the local planning department we understand that there are no 

recent planning applications in relation to the subject site. However we assume that 

the site benefits from the necessary planning permissions required for its current use. 

Planning 

restrictions 

2.36 The property is not located within a Conservation Area.  

 

The property does not comprise any listed buildings.   

 

The property is not situated within a Green Belt. 
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  There do not appear to be any mature trees on the subject site which are subject to 

Tree Preservation Orders (TPO’s).  We recommend that this is confirmed and that it 

does not impact upon any re-development of the subject property. 

Affordable 

Housing 

2.37 From our enquiries of the Local Planning department we understand that on housing 

sites of over 1 hectare or over 25 dwellings the Council will seek to ensure that at 

least 25% of dwellings built will be affordable or, exceptionally, that a financial 

contribution will be made to enable the provision of an equivalent amount of 

affordable housing off site. 

Section 106 

Agreement  

2.38 We understand that a Section 106 Agreement has not as yet been entered into, 

although it is likely that the Planning Authority will impose obligations as a condition 

of granting planning permission.   

For the purpose of our valuation we have assumed a Section 106 contribution of 

£2,500 per unit. 

Community 

infrastructure 

levy 

2.39 The CIL is a locally set tariff system which captures contributions for infrastructure 

requirements across a regional and sub-regional level which came into force in April 

2010.  The system will operate in conjunction with the current Section 106 agreement 

system (including affordable homes) which will be retained to capture site specific 

contributions.  

 2.40 We understand that CIL has not yet been introduced within the Broxtowe Borough. 

 

Planning 

Assumptions 

2.41 Within our valuation we have made the following assumptions relating to planning: 

- We have assumed that S106 contributions of £2,500 per unit will be required 

on site; 

- We have assumed that no affordable housing provision will be required on 

site. 

Highways and access 

Highways 2.42 We have made informal enquiries of the Local Authority highways department.  

 2.43 We have assumed that there are no current highway proposals in the immediate 

vicinity likely to have a detrimental effect upon the property within the foreseeable 

future. 

 2.44 Our informal enquiries of the Highways Authority have confirmed that all highways 

bounding the property are adopted.  

Access 2.45 In reporting our opinion of value, we have assumed that there are no third party 

interests between the boundary of the subject property and the adopted highways.  

Accordingly we assume the property has unfettered vehicular and pedestrian access. 

 2.46 We have assumed that there are no issues relating to visibility splays which may 

impact upon the use or proposed use of the property.  
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Council tax  

 2.47 We have undertaken enquiries of the Valuation Office Agency (VOA) website and 

have found the following rating assessment relating to the subject site:  

 

 

 

 

 

 

 
 

Address Description Rateable Value 

Sinbad Tools, 233 

Hickings Lane, 

Stapleford, Nottingham, 

NG9 8PJ 

 

Warehouse, Showroom 

and Premises 

 

£18,750 

 

 2.48 Upon completion of any residential redevelopment, each dwelling will be separately 

assessed for council tax. 
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3 Market analysis 

UK residential market commentary  

 3.1 A copy of the Residential Market Update dated September 2015, prepared by Knight 

Frank LLP is attached at Appendix 5. 

 3.2 It should be appreciated that this report is published for general information only and 

while rigorous research has been used in preparing this analysis, the views and 

projections provided in the report should not form the basis of any formal decision.  

Being a general report, the material does not necessarily represent the view of 

Knight Frank LLP in relation to specific properties or projects and no responsibility 

can be accepted by Knight Frank LLP resulting from the content of the document. 

Source of 

information  

3.3 Our market analysis has been undertaken using market knowledge within Knight 

Frank LLP, enquiries of other agents, searches of property databases, as appropriate 

and any information provided to us. 

Local Market Commentary  

 3.4 The property at present comprises an office building, with large yard and ancillary 

workshop / storage bay.  We are of the opinion there would be limited demand for the 

subject site in its current condition and use.  The greatest demand (and highest 

value) would be generated from potential purchasers looking to obtain 

redevelopment planning permission on the site.  The existing use value of the site 

lies in the order of £300,000, but this is below our opinion of its current Market Value. 

We are of the view that the subject property in its current condition would be likely to 

attract limited demand on an unconditional basis due to its existing use and current 

planning status. The majority of demand would be likely to come from developers on 

a subject to planning basis as this is likely to lead to the greatest value. 

We are of the view that a sales period of circa 9 -12 months would be likely to be 

required to achieve a sale on this basis although this would be dependent upon the 

time period required to obtain planning permission.  If the property was made 

available on an unconditional basis a longer marketing period would be likely to be 

required. 
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4 Valuation 

Methodology 

Methodology 

 

 

4.1 Our valuation has been undertaken using appropriate valuation methodology and 

our professional judgment. 

Our valuation has been carried out using the comparative and residual methods. 

Residual method 

 

4.2 We arrive at our opinion of the Market Value of the completed units (often 

referred to as the “Gross Development Value”) using the comparative method, 

which involves comparison of the subject scheme with sales evidence from 

other comparable schemes and other sales within the local market and making 

adjustments using our professional judgment. 

Our opinion of the Market Value of the site in its existing condition is arrived at 

using the residual method which is a generally accepted method for valuing 

properties that are considered to have possible development potential.  Having 

formed an opinion of the value of the completed units, using the method 

described above, we deduct from it the total costs of development and an 

allowance for the developer’s profit. 

Valuation bases 4.3 You have asked us to provide a Market Value of the subject site in its current 

condition with existing planning permissions and also on the special assumption 

that the site has planning permission for residential development. 

Market Value on the 

special assumption 

of residential 

development 

consent 

 

4.4 The first basis of valuation we have considered is of the property in its current 

condition, but on the assumption that detailed planning approval has been 

obtained for a residential development scheme.  

We have assumed a scheme based upon our own experience of such 

developments.  

We assume that the scheme will provide at least one parking space per unit. 

As the size of the subject site and the number of units in our proposed scheme 

are below the threshold set by the Council which would require an affordable 

housing provision, our valuation has been prepared on the assumption that no 

affordable units will be required. We assume that this would be considered 

acceptable however should this not be the case then our opinion of value may be 

subject to change.   

The schedule of accommodation therefore adopted within our special assumption 

valuation is as follows: 
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  Unit Beds Description GIA (sq m) GIA (sq ft) 

1 3 End-terrace 78.97 850 

2 2 Mid-terrace 65.03 700 

3 2 Mid-terrace 65.03 700 

4 2 Mid-terrace 65.03 700 

5 3 End-terrace 78.97 850 

6 3 End-terrace 78.97 850 

7 2 Mid-terrace 65.03 700 

8 2 Mid-terrace 65.03 700 

9 2 Mid-terrace 65.03 700 

10 2 Mid-terrace 65.03 700 

11 3 End-terrace 78.97 850 

12 3 Semi-detached 78.97 850 

13 3 Semi-detached 78.97 850 

14 3 Semi-detached 78.97 850 

15 3 Semi-detached 78.97 850 

16 3 Semi-detached 78.97 850 

17 3 Semi-detached 78.97 850 

18 3 Semi-detached 78.97 850 

19 3 Semi-detached 78.97 850 

20 3 Semi-detached 78.97 850 

21 3 Semi-detached 78.97 850 

   
1,560.72 16,800 

 

 4.5 The above development of the subject site would therefore comprise 15 three and 

four bed houses ranging from 700 up to 850 sq ft in size.  This leads to a net sales 

area (the Gross Internal Area of the individual units) of 1,560.72 sq m (16,800 sq ft).  

We assume that the units would be fitted out to a high specification and the external 

areas and car parking areas would also be fully landscaped to a standard in keeping 

with similar levels in the surrounding area.  

 4.6 In order to form an opinion of value we have undertaken market due diligence of the 

local area.  The main comparables of note are as follows:- 

New Build House 

comparable 

evidence 

 

 
•  Silk, Hassocks Lane, Beeston – This is a new build Bellway Homes 

development located approximately 3.2 miles from the subject site. We 

understand that there are 97 private units at the development (130 including 

affordable) 34 of which have been sold to date. The sales agent has provided 

us with the following sales information: 

- 3 bedroom semi-detached homes of circa 765 sq ft have been marketed 

at and achieved sales of in the region of £197,995 up to circa £200,000 

which equates to sales values of between £259 and £261 psf. 
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- 4 bedroom semi-detached homes of circa 1,130 sq ft have been 

marketed at and achieved sales between £225,995 and £240,000 which 

equates to between £200 and £212 psf. 

- 4 bedroom detached homes of 1,384 sq ft and 1,491 sq ft have been 

marketed at and achieved sales of £332,995 and £354,995 which 

equates to circa £241 and £238 psf. 

 

• Hoftons Yard, Regent Street, Beeston – This is a new build development of 

ten 3 bedroom homes and two 2 bedroom apartments situated approximately 

2.8 miles from the subject site. The sales agent has informed us that all of the 

units have now been sold with the following prices having been achieved:  

- 3 bedroom semi-detached / townhouses were sold for between circa 

£170,000 and £185,000. 

- 2 bedroom apartments have been sold for circa £130,000. 

 

• Cartwright Way, Beeston – This is a modern development located 

approximately 3.1 miles from the subject site. We are aware of a number of 

units which have been sold within the last 9 months and the sales agent has 

provided us with the following information: 

- 27 Cartwright Way, Beeston – A three storey 4 bedroom semi-detached 

house of circa 1,271 sq ft has recently achieved a sale for £234,000 

which equates to circa £184 psf. 

- 23 Cartwright Way, Beeston – A three storey 5 bedroom terraced house 

was sold in May 2015 for £230,000. 

 

• Wharton Crescent, Beeston – This is a modern development located 

approximately 3.2 miles from the subject site. We are aware of a number of 

units which have been sold within the last 6 months and the sales agent has 

provided us with the following information: 

- 5 Wharton Crescent – a three storey 4 bedroom semi-detached house of 

circa 1,385 sq ft has recently been sold for £230,000 which equates to 

approximately £166 psf. 

- 19 Wharton Crescent – a three storey 3 bedroom townhouse was sold in 

June 2015 for £219,950. 

- 10 Wharton Crescent – a three storey 3 bedroom semi-detached house 

was sold in May 2015 for £215,000. 

 

• Woodhouse Park, Woodhouse Way, Nottingham – This is a large new build 

Barratt Homes development located approximately 3 ½ miles from the subject 

site. The sales agent has informed us that they have been on-site since March 

2015 and have achieved 50 sales to date with the following prices having been 

achieved: 
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- Two storey 2 bedroom semi-detached homes of circa 750 sq ft have 

been marketed at and achieved sales in the region of £164,995 which 

equates to circa £220 psf. 

- Two storey 3 bedroom semi-detached homes of circa 911 sq ft have 

been marketed at and achieved sales in the region of £194,995 which 

equates to circa £214 psf. 

- Three storey 4 bedroom townhouses of circa 1,104 sq ft have been 

marketed at and achieved sales in the region of £219,995 which equates 

to circa £199 psf. 

- Two storey 4 bedroom detached homes of circa 1,149 sq ft have been 

marketed at and achieved sales in the region of £260,995 which equates 

to circa £227 psf. 

Re-sale 

comparable 

evidence 

 

 • Hickings Lane, Stapleford, Nottingham – This is the road which the subject 

suite is situated on. We are aware of a number of sales that have been achieved 

within the last 12 months and the sales agent has provided us with the following 

information in relation to these sales: 

- 130 Hickings Lane – An existing 3 bedroom detached home which 

comprises lounge, dining room, kitchen / diner, bedroom and bathroom 

on the ground floor and 2 bedrooms with a shower room on the first floor. 

Externally there is a garden and garage and a sale was achieved in June 

2015 for £265,000. 

- 243 Hickings Lane – An existing 3 bedroom detached home which 

comprises lounge, dining room, conservatory and kitchen on the ground 

floor and 3 bedrooms and bathroom on the first floor. Externally there is 

a garden and off-street parking. The house was sold in June 2015 for 

£215,000. 

- 108 Hickings Lane – An existing 3 bedroom detached home of circa 

1,106 sq ft which comprises lounge, dining room and kitchen on the 

ground floor and 3 bedrooms and shower room on the first floor. 

Externally there are rear gardens and a driveway which provides off-road 

parking. The house was sold in October 2015 for £180,000 which 

equates to approximately £163 psf. 

- 155 Hickings Lane – An existing 3 bedroom semi-detached home which 

comprises lounge, dining room, kitchen, utility and w/c on the ground 

floor and 3 bedrooms, bathroom and w/c on the first floor. Externally 

there is a garden, garage and driveway. The house was sold in May 

2015 for £145,500. 

• Coventry Lane, Bramcote, Nottingham – This is an existing 3 bedroom semi-

detached house located approximately 0.8 miles from the subject site. We 

understand that the house benefits from lounge, conservatory, kitchen / dining 

room and utility on the ground floor and 3 bedrooms with ensuite to master and 

bathroom on the first floor. Externally we understand that there is a driveway 

and gardens and according to the sales agent a sale was achieved in February 

2015 for £160,000. 
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• Gregory Close, Stapleford, Nottingham – This is an existing 3 bedroom end 

of terrace house of circa 842 sq ft located approximately 0.4 miles from the 

subject site. We understand that the accommodation comprises lounge, dining 

room and kitchen on the ground floor and 3 bedrooms and bathroom on the first 

floor. Externally there is a driveway and gardens and according to the sales 

agent a sale was achieved in £135,000 which equates to circa £160 psf. 

• Sherwin Road, Stapleford, Nottingham – We are aware of a number of units 

located approximately 0.2 miles from the subject site which have been sold 

within the last 12 months. The sales agent has provided us with the following 

information in relation to these sales: 

- 92 Sherwin Road – An existing 3 bedroom terraced house of circa 1,196 

sq ft which comprises lounge, dining room, conservatory, kitchen, utility 

and w/c on the ground floor and 3 bedrooms and bathroom on the first 

floor. Externally there is a rear garden and driveway parking. A sale was 

achieved in August 2015 for £149,950 which equates to circa £125 psf. 

- 40 Sherwin Road – An existing 3 bedroom semi-detached house which 

benefits from lounge, dining room, kitchen and utility on the ground floor 

and 3 bedrooms and bathroom on the first floor. Externally there is a 

garden and off-street parking. A sale was achieved in August 2015 for 

£146,000. 

- 18 Sherwin Road – An existing 3 bedroom semi-detached house which 

comprises lounge, dining room and kitchen on the ground floor and 3 

bedrooms, w/c and bathroom on the first floor. Externally there is a rear 

garden and a garage. A sale was achieved in January 2015 for 

£125,000. 

- 58 Sherwin Road – A modernised 3 bedroom semi-detached house 

which comprises lounge, dining room, kitchen w/c and utility room on the 

ground floor 3 bedrooms and bathroom on the first floor. Externally there 

is a garden and off-road parking and a sale was achieved in December 

2014 for £105,000. 

• 18 Winterbourne Drive, Stapleford, Nottingham – This is an existing 2 

bedroom detached bungalow located approximately 0.3 miles from the subject 

site. We understand that the accommodation comprises lounge / dining room, 

kitchen, conservatory, 2 bedrooms and bathroom. Externally there is a detached 

garage and gardens and according to the sales agent a sale has recently been 

agreed for £145,000.  

• 13 Sheridan Court, Stapleford, Nottingham – This is an existing 3 bedroom 

semi-detached house located approximately 0.3 miles from the subject site. We 

understand that the accommodation comprises lounge, dining area, kitchen / 

living room and w/c on the ground floor and 3 bedrooms with bathroom and w/c 

on the first floor. Externally there is a rear garden and according to the sales 

agent a sale was achieved in October 2014 for £128,000. 
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• Central Avenue, Stapleford, Nottingham – We are aware of 2 properties 

located approximately 0.4 miles from the subject site which have been sold 

within the last 9 months. The sales agent has provided us with the following 

information in relation to these sales: 

- 71 Central Avenue - An existing 3 bedroom end of terrace house which 

comprises lounge and dining room / kitchen on the ground floor and 3 

bedrooms and bathroom on the first floor. Externally there is off street 

parking and some landscaped areas. A sale was achieved in February 

2015 for £129,950. 

- 38 Central Avenue – An existing 3 bedroom semi-detached house which 

comprises cloakroom / w/c, lounge, dining room and kitchen on the 

ground floor and 3 bedrooms and bathroom on the first floor. Externally 

there is a rear garden and single garage and a sale was achieved in 

June 2015 for £114,000. 

• Radburn Court, Stapleford, Nottingham – This is an existing 3 bedroom 

terraced house located approximately ½ a mile from the subject site. We 

understand that the accommodation comprises laundry room, cloakroom, dining 

room, conservatory, lounge and kitchen on the ground floor and 3 bedrooms 

and bathroom on the first floor. Externally there is a rear garden and according 

to the sales agent a sale was achieved in February 2015 for £125,000. 

 4.7 Based upon the comparable evidence we are of the view that the proposed 

residential units would be likely to command private sales values of between 

£150,000 and £175,000. 

We assume that these units will be made available on a freehold basis. 

On this basis we are led to a total Gross Development Value of £3,500,000.  

 4.8 We have then undertaken a residual appraisal based upon the above scheme and as 

there are no site specific construction costs available, we have adopted BCIS 

costing’s, which suggest a mean price for new build two storey estate housing 

adjusted for the local area of £1,008 per sq m (£93.64 per sq ft). 

BCIS produces mean build costs per Gross Internal Area (GIA) of a building and 

excludes external works and contingency. 

We have allowed additional amounts for demolition/site clearance, externals, 

servicing, section 106 costs, professional fees and contingencies.   

Additional amounts have also been allowed for marketing, disposal costs, finance 

and a developer’s profit. 
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 4.9 In assessing the above re-development scenario, we have due to the absence of any 

build cost information supplied to us, had regard to published build cost information. 

There are severe limitations on the accuracy of build costs applied by this approach 

and professional advice on the build costs should be sought by you.  The reliance 

which can be placed upon our advice in these circumstances is severely restricted.  If 

you subsequently obtain specialist build cost advice, we recommend that we are 

instructed to review our advice. 

 4.10 Our valuation has been undertaken upon the assumption that the build costs adopted 

by us above are adequate to complete the development to the specification adopted 

by us.  Any variation in the build costs may have a significant impact upon the 

reported Market Value of the site.  In this respect we additionally draw your attention 

to the importance of our recommendation in relation to the appointment of an 

independent quantity surveyor below. 

 4.11 We would stress that any variation in the build costs, for whatever reason, may have 

an impact on the valuation figures in this report. 

 4.12 In reporting our opinions of value, we have appraised the individual units on the 

assumption that they will be completed (both internally and externally) to a standard 

of workmanship and finish commensurate with that of an appropriate quality 

development in this location.  Any departure from the assumed specification may 

impact upon our opinions of value. 

Market Value 

without re- 

development 

planning consent 

4.13 The second basis of valuation we have considered is of the property in its current 

condition.  We understand that the subject property is being purchased with vacant 

possession and our valuation is prepared upon this basis.   

As outlined earlier in this report, the property at present comprises an office building, 

with large yard and ancillary workshop / storage bay.  We are of the opinion there 

would be limited demand for the subject site in its current condition and use.  The 

greatest demand (and highest value) would be generated from potential purchasers 

looking to obtain redevelopment planning permission on the site.  

We are of the view that the greatest demand and price achievable for the subject site 

would be from developers/builders who would redevelop the site for residential, care 

home, retail or mixed-use uses.  We are of the opinion that the majority of interest in 

the subject property would be generated on a subject to planning basis, however as 

instructed this valuation basis is to provide an opinion of value based upon disposing 

of the property on an unconditional basis.   

Therefore we have based this valuation on the same scheme as outlined above but 

have allowed an additional time period in order to obtain planning consent for the 

whole site as well as incorporating additional costs.  We have also reflected the 

planning uncertainty in purchasing the property on an unconditional basis. 

  



 

 

 

Valuation report │ Sinbad Plant, Hickings Lane, Sinbad Plant, Hickings Lane, Stapleford, Nottingham, NG9 8PJ │KF Ref:  357511KF Ref:  
357511KF Ref:  357511KF Ref:  357511KF Ref:  357511KF Ref:  357511KF Ref:  357511KF Ref:  357511KF Ref:  357511 Page 24 
Prepared on behalf of McCarthy & Stone Retirement Lifestyles Limited │ Date of Issue: 12th November 2015  

Valuation bases 

Market Value 4.14 Market Value is defined within RICS Valuation - Professional Standards as: 

“The estimated amount for which an asset or liability should exchange on the 

valuation date between a willing buyer and a willing seller in an arm’s length 

transaction after proper marketing and where the parties had each acted 

knowledgeably, prudently and without compulsion.” 

Gross 

Development 

Value  

4.15 We have been instructed to provide our opinion of the Market Value as if the 

proposed scheme has been completed at the valuation date.  RICS Valuation - 

Professional Standards refer to a valuation on this basis as being the Market Value 

on the special assumption that “a building or other proposed development has been 

completed in accordance with a defined plan and specification”.  This is colloquially 

known as the Gross Development Value. 

 4.16 Gross Development Value (GDV) is defined by Knight Frank LLP as the aggregate 

Market Value(s) for the proposed scheme at the property, on the special assumption 

that the proposed scheme has obtained all necessary permissions and been fully 

completed. 

The aggregate Market Value represents the total Market Value(s) of the saleable 

interest(s) within the proposed scheme.  Please note that the GDV may not reflect 

the Market Value of the whole scheme if sold as a single lot. 

Valuation Date 

Valuation Date 4.17 The valuation date is 5
th
 October 2015. 

Market Value 

Assumptions 4.18 Our valuation is necessarily based on a number of assumptions which have been 

drawn to your attention in our General Terms of Business, Terms of Engagement 

Letter and within this report. 

Key 

assumptions 

4.19 As per your instructions, a valuation is provided on the special assumption that 

permission has been granted for a residential development scheme, that all the 

existing buildings can be demolished and that the subject site benefits from vacant 

possession.  We have assumed a scheme based upon our own experience of such 

developments and discussions with you.  Any variation to the assumed scheme may 

impact upon the special assumption value reported.  

We have also made various assumptions with regard to tenure, access, the cost of 

development and abnormal costs as outlined throughout this report. 
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Market Value  4.20 The Market Value of the freehold interest in the subject property in its current 

condition, with its existing planning permissions, as at the date of inspection, is: 

£450,000 (Four Hundred and Fifty Thousand Pounds). 

Market Value – 

special 

assumption of 

an assumed 

residential 

development 

consent 

4.21 The Market Value of the freehold interest in the subject property on the special 

assumption that it has been granted planning permission for a development as a 

residential scheme (as outlined within this report) and also on the assumption that 

the existing buildings can be demolished, at the valuation date, is: 

£700,000 (Seven Hundred Thousand Pounds). 

 

Signature 

   Reviewed (but not undertaken) by: 

   

 

 

 

 

  Tom Kendall BA (Hons) MRICS 

RICS Registered Valuer 

Associate 

For and on behalf of Knight Frank LLP 

Andrew Davis BSc (Hons) MRICS 

RICS Registered Valuer 

Partner 

For and on behalf of Knight Frank LLP 
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Appendix 1 - Instruction documentation 

 

 





 

 

 

T +44 121 200 2220  F +44 121 200 2381 

1 Colmore Row Birmingham B3 2BJ 

KnightFrank.co.uk/Birmingham 
Knight Frank LLP is a limited liability partnership registered in England with registered number OC305934. 
Our registered office is 55 Baker Street  London  W1U 8AN where you may look at a list of members' names. 

McCarthy & Stone Retirement Lifestyles Limited 
Ross House 
Harry Weston Road 
Binley Business Park 
Coventry 
CV3 2TR 
 
FAO Miles Howard   
 
2

nd
 October 2015  

 

Dear Sir, 

Our Terms of Engagement for a Valuation of Sinbad Plant, Hickings Lane, 
Stapleford, Nottingham NG9 8PJ   
 

Thank you for your letter of 2
nd

 October requesting a valuation of the Sinbad Plant, Hickings Lane, 
Stapleford, Nottingham NG9 8PJ. We are writing to set out our Terms of Engagement for carrying out a 
valuation of the above property.   

 

Our Terms of Engagement for this instruction comprise our “General Terms of Business for Valuations” 
which are attached to this letter, together with the specific terms contained within this letter.  This letter shall 
take precedence, to the extent that there is any inconsistency with the General Terms of Business for 
Valuations.  A copy of this letter and our General Terms of Business for Valuations are attached for you to 
sign and return to us, signifying your acceptance of the terms.  

 

In addition to our General Terms of Business for Valuations, our Terms of Engagement for carrying out this 
instruction are as follows: 

1. Our Client 

Our client for this instruction is McCarthy & Stone Retirement Lifestyles Limited. 

2. Fees 

Our fee for undertaking this instruction will be £2,750 excluding VAT. 

 

If you end this instruction at any stage, we will charge abortive fees on the basis of reasonable time and 
expenses incurred. 

 

Should our fees remain unpaid for more than 30 days after the date of the invoice, we reserve the right to 
recover payment from yourselves.  
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3. Conflicts of interest 

We confirm that we do not have any material connection or involvement giving rise to a conflict of interest 
and are in a position to provide an objective and unbiased valuation. 

4. Limitation of liability and restrictions on use 

Clause 3 of our General Terms of Business for Valuations limits our liability under this instruction.  
 
Pursuant to clause 3.3, our maximum total liability for any direct loss or damage whether caused by our 
negligence or breach of contract or otherwise is limited to the higher of £1 million or fifty times Knight Frank 
LLP's fee under this instruction.   
 

Third party liability 

Additionally, as stated in Clause 3.1 of our General Terms of Business for Valuations, no liability is accepted 
to any third party for the whole or any part of the valuation report. 

Nothing in this letter or in our General Terms of Business for Valuations excludes or limits our liability to the 
extent that such liability may not be excluded or limited as a matter of law. 

 

Disclosure 

The valuation report is confidential to the Client and neither the whole, nor any part, of the valuation report 
nor any reference thereto may be included in any published document, circular or statement, nor published in 
any way, without our prior written approval of the form or context in which it may appear.   

5. Valuation standards 

The valuation will be undertaken in accordance with the RICS Valuation - Professional Standards 2014 
Global & UK edition (“the Red Book”), including the International Valuation Standards. 

6. Status of valuer 

External valuers, as defined in the Red Book. 

7. Valuer and Competence Disclosure 

The valuer, on behalf of Knight Frank LLP, with responsibility for this report will be Andrew Davis BSc (Hons) 
MRICS, RICS Registered Valuer.  Parts of this valuation will be undertaken by additional valuers.  We 
confirm that the valuer and additional valuers collectively meet the requirements of RICS Valuation Standards 
VPS 1 having sufficient current knowledge of the particular market and the skills and understanding to 
undertake the valuation competently. 

8. Purpose of valuation 

The valuation is required for the purposes of firstly, for confidential use internally as a check against either 
the anticipated or historic purchase price; secondly to be able to assess the likely affordable housing content 
and/or ramifications of the relevant local affordable housing policy; and thirdly the report may be used in 
support of any planning application for redevelopment submitted to the local planning authority. 

9. Property to be valued 

Sinbad Plant, Hickings Lane, Stapleford, Nottingham NG9 8PJ.  
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10. Interest to be valued 

Freehold. 

11. Property type and use 

Residential Development. 

12. Basis of valuation 

As defined in the RICS Red Book, our valuation will be undertaken on the following bases: 

• Market Value 

13. Special Assumptions and Assumptions 

We will value the property on the special assumption that the property has been granted planning permission 
for a development as a residential scheme. 

We will value the property on the special assumption of vacant possession in accordance with your 
instructions. 

14. Valuation date 

Date of inspection. 

15. Currency to be adopted 

Pounds Sterling. 

16. Extent of inspection and investigations 

Our General Terms of Business set out the scope of our on site inspection and investigations. 

17. Information to be relied upon 

We will rely on information provided to us by you (or a third party) and will assume it to be correct.  We 
recommend reliance is not placed on our interpretation of title and lease documents and that independent 
legal advice is sought. 

18. Report format 

Our valuation report will be prepared in our standard format which will be compliant with VPS 3 of the Red 
Book. 

 

If any of the details set out above are incorrect please let us know – we will assume they are correct unless 
you tell us otherwise.   

 

Please will you sign and return the duplicate copy of this Terms of Engagement letter, signifying your 
agreement to the terms contained therein.   
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General Terms of Business for Valuations 
 
These General Terms of Business and our Terms of Engagement letter together form the agreement 
between us (“Agreement”).  The following General Terms of Business apply to all valuations and 
appraisals undertaken by Knight Frank LLP unless specifically agreed otherwise in the Terms of 
Engagement letter and so stated within the main body of the valuation report.  
 
1. Knight Frank 

Knight Frank LLP is a Limited Liability Partnership with registered number OC305934. This is a 
corporate body which has “Members” and not “Partners”. 

 
Any representative of Knight Frank LLP described as “Partner” is either a Member or an Employee 
of Knight Frank LLP and is not a Partner in a Partnership. The term “Partner” has been retained 
because it is an accepted way of referring to senior professionals.  
 
Our VAT registration number is 238 5156 53.  The details of our professional indemnity insurance 
specified in the Provision of Services Regulations 2009 will be provided to you on request by 
Natalie Vacher, Partner Secretariat & Pensions. 

 
2. Jurisdiction  

English law shall apply in every respect in relation to the valuation and the Agreement with the client 
which shall be deemed to have been made in England.  In the event of a dispute arising in 
connection with a valuation, unless expressly agreed otherwise in writing by Knight Frank LLP, the 
client, and any third party using the valuation, will submit to the jurisdiction of the English Courts 
only.  This will apply wherever the property or the client is located or the advice is provided. 

 
3. Limitations on Liability 
3.1 Our valuation is confidential to the party to whom it is addressed for the stated purpose and no 

liability is accepted to any third party for the whole or any part of its contents.  Liability will not 
subsequently be extended to any other party save on the basis of written and agreed instructions; 
this will incur an additional fee.  Except as set out in 3.2 below the terms of the Agreement between 
Knight Frank LLP and the client are not enforceable by any third party under the Contracts (Rights 
of Third Parties) Act 1999. 

 
3.2 No claim arising out of or in connection with this Agreement may be brought against any member, 

employee, partner or consultant of Knight Frank LLP (each called a ‘Knight Frank Person’).  Those 
individuals will not have a personal duty of care to the client or any other party and any such claim 
for losses must be brought against Knight Frank LLP.  Any Knight Frank Person may enforce this 
clause under the Contracts (Rights of Third Parties) Act 1999 but the terms of our Agreement may 
be varied by agreement between the client and Knight Frank LLP at any time without the need for 
any Knight Frank Person to consent. 

 
3.3  Our maximum total liability for any direct loss or damage whether caused by our negligence or 

breach of contract or otherwise is limited to the higher of £1 million or fifty times Knight Frank 
LLP's fee under the instruction set out in the Terms of Engagement letter which will be sent  to 
the client. 

 
3.4  We do not accept liability for any indirect or consequential loss (such as loss of profits).  Nothing in 

these Terms of Business (or in our Terms of Engagement letter) shall exclude or limit our liability in 
respect of fraud or for death or personal injury caused by our negligence or for any other liability to 
the extent that such liability may not be excluded or limited as a matter of law. 

 
4. Severance 

If any provision of this Agreement is or becomes invalid, illegal or unenforceable, it shall be deemed 
modified to the minimum extent necessary to make it valid, legal and enforceable.  If such 
modification is not possible, the relevant provision shall be deemed deleted.  Any modification to or 
deletion of a provision under this clause shall not affect the validity and enforceability of the rest of 
this Agreement. 
 
If any provision is invalid, illegal or unenforceable, the parties shall negotiate in good faith to amend 
such provision so that, as amended, it is legal, valid and enforceable and, to the greatest extent 
possible, achieve the intended commercial result of the original provision. 

 
5. Disclosure and Publication 

If our opinion of value is disclosed to persons other than the addressees of our report, the basis of 
valuation should be stated.  Neither the whole or any part of the valuation report nor any reference 
thereto may be included in any published document, circular or statement nor published in any way 
whatsoever whether in hard copy or electronically (including on any web-site) without our prior 
written approval of the form and context in which it may appear. 

 
6. Complaints Procedure 

If you have any concerns about our service, please raise them in the first instance with the valuer 
concerned. If this does not result in a satisfactory resolution, please contact the relevant Head of 
Department.  As required by RICS, we will send you a copy of our Complaints Procedure on 
request. 

 
7. Our Fees 

7.1 If any invoice remains unpaid after the date on which it is due to be paid, we reserve the right to 
charge interest, calculated daily, from the date when payment was due until payment is made at 
4% above the then prevailing bank base rate of National Westminster Bank PLC or (if higher) at the 
rate provided for under the Late Payment of Commercial Debts (Interest) Act 1998 and its 
regulations (if applicable). If we should find it necessary to use legal representatives or collection 
agents to recover monies due, you will be required to pay all costs and disbursements so incurred. 
 

7.2 If before the valuation is concluded:- 
 (a) you end this instruction, we will charge abortive fees; or 
 (b) you delay the instruction by more than [1] month or materially alter the instruction so that 

additional work is required at any stage we will charge additional fees, 
 And in each case such fees will be calculated on the basis of reasonable time and expenses 

incurred. 
 

7.3 Where the valuation is for loan security purposes, and we agree to accept payment of our fee from 
the borrower, the fee remains due from yourselves until payment is received by us. Additionally, 
payment of our fee is not conditional upon the loan being drawn down or any conditions of the loan 
being met.  

 
8. Disclosable Interests  

We may offer the following services to prospective purchasers and similarly the services may be 
offered to them by another organisation in circumstances where we may benefit financially:  
financial services, property letting and management services, building construction, refurbishment 
and maintenance services and the sale of the prospective purchaser’s property. 

 
 

 
9. RICS Valuation – Professional Standards – "The Red Book" 

Valuations and appraisals will be carried out in accordance with the relevant edition of the RICS 
Valuation - Professional Standards by valuers who conform to its requirements and with regard to 
relevant statutes or regulations.  Compliance with The Red Book is mandatory for Chartered 
Surveyors in the interests of maintaining high standards of service and for the protection of clients. 

 
10. Regulation and Monitoring 

Knight Frank LLP is registered for regulation in the UK by RICS.  The valuation may be subject to 
monitoring under the RICS conduct and disciplinary regulations. 

 
11. Valuation Basis 

Valuations and appraisals are carried out on a basis appropriate to the purpose for which they are 
intended and in accordance with the relevant definitions, commentary and assumptions contained 
in The Red Book.  The basis of valuation will be agreed with you in the letter covering the specific 
terms for the instruction. 

 
12. Portfolios 

Where requested to value a portfolio, unless specifically agreed with you otherwise, we will value 
the individual properties separately, upon the assumption that the properties have been marketed in 
an orderly manner.  

 
13. Land Register Inspection and Searches 

We do not undertake searches or inspections of any kind (including web based searches) for title or 
price paid information in any publicly available land registers, including the Land Registry for 
England & Wales, Registers of Scotland and Land & Property Services in Northern Ireland.  

 
14. Title and Burdens 

We do not read documents of title although, where provided, we consider and take account of 
matters referred to in solicitor’s reports or certificates of title.  We would normally assume, unless 
specifically informed and stated otherwise, that each property has good and marketable title and 
that all documentation is satisfactorily drawn and that there are no unusual outgoings, planning 
proposals, onerous restrictions or local authority intentions which affect the property, nor any 
material litigation pending. 

 
15. Disposal Costs and Liabilities 

No allowance is made in our valuation for expenses of realisation or for taxation which may arise in 
the event of a disposal and our valuation is expressed as exclusive of any VAT that may become 
chargeable.  Properties are valued disregarding any mortgages or other charges. 

 
16. Sources of Information 

We rely upon the information provided to us, by the sources listed, as to details of tenure and 
tenancies (subject to 'Leases' below), planning consents and other relevant matters, as 
summarised in our report.  We assume that this information is complete and correct. 
 

17. Identity of Property to be Valued 
We will exercise reasonable care and skill (but will not have an absolute obligation to you) to ensure 
that the property, identified by the property address in your instructions, is the property inspected by 
us and contained within our valuation report. If there is ambiguity as to the property address, or the 
extent of the property to be valued, this should be drawn to our attention in your instructions or 
immediately upon receipt of our report.  

 
18. Boundaries 

Plans accompanying reports are for identification purposes only and should not be relied upon to 
define boundaries, title or easements.  The extent of the site is outlined in accordance with 
information given to us and/or our understanding of the boundaries.   

 
19. Planning, Highway and Other Statutory Regulations 

Enquiries of the relevant Planning and Highways Authorities in respect of matters affecting the 
property, where considered appropriate, are normally only obtained verbally or from a Local 
Authority web site, and this information is given to us, and accepted by us, on the basis that it 
should not be relied upon.  Written enquiries can take several weeks for response and incur 
charges.  Where reassurance is required on planning matters, we recommend that formal written 
enquiries should be undertaken by the client’s solicitors who should also confirm the position with 
regard to any legal matters referred to in our report.  We assume that properties have been 
constructed, or are being constructed, and are occupied or used in accordance with the appropriate 
onsents and that there are no outstanding statutory notices. 

 
We assume that the premises comply with all relevant statutory requirements including fire and 
building regulations. 
 

20. Property Insurance 
Our valuation assumes that the property would, in all respects, be insurable against all usual risks 
including terrorism, flooding and rising water table at normal, commercially acceptable premiums. 

 
21. Building Areas and Age 

Where so instructed, areas provided from a quoted source will be relied upon.  Otherwise, 
dimensions and areas measured on location or from plan are calculated in accordance with the 
current RICS Code of Measuring Practice and are quoted to a reasonable approximation, with 
reference to their source.  Where the age of the building is estimated, this is for guidance only. 

 
22. Structural Condition 

Building, structural and ground condition surveys are detailed investigations of the building, the 
structure, technical services and ground and soil conditions undertaken by specialist building 
surveyors or engineers and fall outside the normal remit of a valuation.  Since we will not have 
carried out any of these investigations, except where separately instructed to do so, we are unable 
to report that the property is free of any structural fault, rot, infestation or defects of any other nature, 
including inherent weaknesses due to the use in construction of deleterious materials.  We do 
reflect the contents of any building survey report referred to us or any defects or items of disrepair of 
which we are advised or which we note during the course of our valuation inspections but otherwise 
assume properties to be free from defect. 

 
23. Ground Conditions 

We assume there to be no unidentified adverse ground or soil conditions and that the load bearing 
qualities of the sites of each property are sufficient to support the building constructed or to be 
constructed thereon. 

 
24. Environmental Issues 

Investigations into environmental matters would usually be commissioned of suitably qualified 
environmental specialists by most responsible purchasers of higher value properties or where there 
was any reason to suspect contamination or a potential future liability.  Furthermore, such 
investigation would be pursued to the point at which any inherent risk was identified and quantified 
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before a purchase proceeded.  Anyone averse to risk is strongly recommended to have a proper 
environmental investigation undertaken and, besides, a favourable report may be of assistance to 
any future sale of the property.  Where we are provided with the conclusive results of such 
investigations, on which we are instructed to rely, these will be reflected in our valuations with 
reference to the source and nature of the enquiries.  We would endeavour to point out any obvious 
indications or occurrences known to us of harmful contamination encountered during the course of 
our valuation enquiries. 
 
We are not, however, environmental specialists and therefore we do not carry out any scientific 
investigations of sites or buildings to establish the existence or otherwise of any environmental 
contamination, nor do we undertake searches of public archives to seek evidence of past activities 
which might identify potential for contamination.  In the absence of appropriate investigations and 
where there is no apparent reason to suspect potential for contamination, our valuation will be on 
the assumption that the property is unaffected.  Where contamination is suspected or confirmed, 
but adequate investigation has not been carried out and made available to us, then the valuation 
will be qualified by reference to appropriate sections of The Red Book. 

 
25. Minerals, Timber, Airspace etc. 

Unless specifically agreed otherwise in confirming instructions and so stated within the main body of 
the valuation report, we do not value or attempt to value or take into account any potential income 
stream or other beneficial or detrimental effect or other factor relating to undiscovered or 
unquantified mineral deposits, timber, airspace, sub-ground space or any other matter which would 
not be openly known in the market and considered to have value. 

 
26. Leases  

The client should confirm to us in writing if they require us to read leases.  Where we do read leases 
reliance must not be placed on our interpretation of these documents without reference to solicitors, 
particularly where purchase or lending against the security of a property is involved. 

 
27. Covenant 

We reflect our general appreciation of potential purchasers' likely perceptions of the financial status 
of tenants.  We do not, however, carry out detailed investigations as to the financial standing of the 
tenants, except where specifically instructed, and assume, unless informed otherwise, that in all 
cases there are no significant arrears of payment and that they are capable of meeting their 
obligations under the terms of leases and agreements. 

 
28. Loan Security 

Where instructed to comment on the suitability of property as a loan security we are only able to 
comment on any inherent property risk. Determination of the degree and adequacy of capital and 
income cover for loans is the responsibility of the lender having regard to the terms of the loan. 

 
29. Build Cost Information 

Where our instruction requires us to have regard to build cost information, for example in the 
valuation of properties with development potential, we strongly  recommend that you supply us with 
build cost and other relevant information prepared by a suitably qualified construction cost 
professional, such as a quantity surveyor.  We do not hold ourselves out to have expertise in 
assessing build costs and any property valuation advice provided by us will be stated to have been 
arrived at in reliance upon the build cost information supplied to us by you. In the absence of any 
build cost information supplied to us, we may have regard to published build cost information. There 
are severe limitations on the accuracy of build costs applied by this approach and professional 
advice on the build costs should be sought by you. The reliance which can be placed upon our 
advice in these circumstances is severely restricted.  If you subsequently obtain specialist build cost 
advice, we recommend that we are instructed to review our advice. 

 
30. Reinstatement Assessments  

A reinstatement assessment for insurance purposes is a specialist service and we recommend that 
separate instructions are issued for this specific purpose.  If advice is required as a check against 
the adequacy of existing cover this should be specified as part of the initial instruction. Any 
indication given is provided only for guidance and must not be relied upon as the basis for 
insurance cover. Our reinstatement assessment should be compared with the owner’s and if there 
is a material difference, then a full reinstatement valuation should be considered. 

 
31. Comparable Evidence 

Where comparable evidence information is included in our report, this information is often based 
upon our oral enquiries and its accuracy cannot always be assured, or may be subject to 
undertakings as to confidentiality.  However, such information would only be referred to where we 
had reason to believe its general accuracy or where it was in accordance with expectation. In 
addition, we have not inspected comparable properties.  

 
32. Regulated Purpose Valuations (RPV) 

RICS has established particular requirements in circumstances where a valuation although 
provided for a client may also be of use to third parties, for instance, the shareholders in a company, 
defined by the RICS as “Regulated Purpose Valuations”.  Where a valuation is for a Regulated 
Purpose, in accordance with RICS requirements, Knight Frank LLP is required to make specific 
disclosures to you. 
 
When instructed in a continuing role as a Valuer it is Knight Frank LLP’s policy to rotate persons 
responsible for valuations and the signatory to the report, on a seven yearly basis, unless 
specifically agreed otherwise. 

 
 
Valuation Bases 

 
1. Market Value (MV):  

Market Value is defined as: 
 
The estimated amount for which an asset or liability should exchange on the valuation date 
between a willing buyer and a willing seller in an arm’s length transaction after proper marketing 
and where the parties had each acted knowledgeably, prudently and without compulsion. 

 
2. Market Rent (MR): 

Market Rent is defined as:  
 
The estimated amount for which a property would be leased on the valuation date between a willing 
lessor and a willing lessee on appropriate lease terms in an arm’s length transaction, after proper 
marketing and where the parties had each acted knowledgeably, prudently and without 
compulsion. 
 

3. Fair Value  
The definition of Fair Value adopted by the International Accounting Standards Board is: 

The price that would be received to sell an asset, or paid to transfer a liability, in an orderly 
transaction between market participants at the measurement date.  
 

4. Investment Value  
Investment Value (or Worth) is defined as: 
 
Investment Value is the value of an asset to the owner or a prospective owner for individual 
investment or operational objectives.  
 

5. Projected Market Value (PMV) of Residential Property only 
Projected Market Value is designed to provide residential mortgage lenders with a simple numeric 
indication of the valuer’s opinion of short-term market trends and is defined as: 
 
The estimated amount for which an asset is expected to exchange at a date, after the valuation 
date and specified by the valuer, between a willing buyer and a willing seller, in an arm’s length 
transaction after proper marketing and where the parties had each acted knowledgeably, prudently 
and without compulsion 
 

6. Existing Use Value (EUV) 
Existing Use Value is the basis suitable for financial reporting purposes under UK accounting 
standards only and is defined as: 
 
The estimated amount for which an asset should exchange on the valuation date between a willing 
buyer and a willing seller in an arm’s length transaction after proper marketing and where the 
parties had acted knowledgeably, prudently and without compulsion – assuming that the buyer is 
granted vacant possession of all parts of the asset required by the business, and disregarding 
potential alternative uses and any other characteristics of the asset that would cause its market 
value to differ from that needed to replace the remaining service potential at least cost. 
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“ On a regional bases the 
annual average change in 
house prices ranges from 
10.6% in London to -1.3% 
in Scotland.”
Follow Gráinne at @ggilmorekf
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RATE RISE ON ICE?
UK deflation returned in September and wage growth eased, leading 

some to speculate that the first rise in the base rate in more than six 

years may not happen before the summer of next year. Meanwhile  

price growth eased across the board as the rate of policy change  

in the housebuilding sector speeded up.  

Key facts  
October 2015
Average UK house prices rose by 

0.5% in September, taking annual 

growth to 3.8%

Prime central London values fell by 

0.1% in September. Annual growth is 

at 1.3% 

Prime Country house prices rose  

by 0.7% in Q3, and are up 2.7% on 

the year

Average values for prime Scottish 

homes fell by 0.7% in Q3, taking 

annual growth to 0.6%
The pace of average price growth across the 

UK is easing on an annual and a quarterly 

basis. However, market dynamics differ 

across the country. Even on a regional basis, 

price change in the 12 months to the end of 

September ranges from 10.6% in London to 

-1.3% in Scotland. 

Ultra-low mortgage rates for those who have 

access to equity or a sizeable deposit, and 

who can navigate the tougher application 

criteria under the new mortgage rules, are 

helping underpin the market. 

The undersupply of housing is also a key 

factor in the current market. It is estimated 

that around 200,000 to 250,000 homes a 

year need to be built in the UK. As shown in 

the chart above, total delivery is some way 

below these targets. 

In order to try and address the shortfall, the 

Government this week unveiled its Housing 

Bill, designed to try and boost the supply 

of housing. Key among the changes is the 

introduction of “Starter Homes” – homes 

will be sold at 80% of market value (and will 

remain priced at this level for five years) and 

will be available to first-time buyers aged 

under 40. The Prime Minister has pledged 

that 200,000 such homes will be built by 

2020, an ambitious target. Details of how this 

type of housing will dovetail with the current 

Although the expectation is that interest 

rates will rise before June next year, the Bank 

of England was thrown a curveball this week 

as the country dipped back into deflation. 

The negative inflation reading means that 

the cost of goods and services is falling year 

on year, and leaves the Bank further from 

its sole target – hitting 2% inflation in the 

medium term. Despite strong employment 

figures, wage growth also eased, meaning 

that the Bank of England may hold off for 

longer on raising rates, good news for 

homeowners with variable rate mortgages. 

Falling mortgage rates 
Average mortgage rates for 2-year fixed-rate deals  

Source: Knight Frank / Macrobond
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UK RESIDENTIAL MARKET UPDATE OCTOBER 2015

Prime country house prices rose by 0.7% 

between July and September, continuing the 

modest upward trend of growth that started 

in early 2013. Prices have shifted upwards 

now for eleven consecutive quarters.

Annual growth also rose slightly to 2.7% on 

average, up from 2.3% in Q2 but down from 

a recent high of 5.2% in 2014.

The market continues to feel the impact of 

the increased cost of stamp duty, following 

the Autumn Statement in December 2014. 

This continues to weigh on both price growth 

and activity at the top end of the market.

In fact, the latest figures from the Land 

Registry show that between January and 

July there have been 35% fewer sales with 

a value above £1.5m outside of London 

compared to the same period last year.

The prime market below £1.5m has been  

less affected by these tax changes.

Illustrating this fact, prices for homes in the 

prime market valued under £1.5m have 

risen by nearly 4% annually over the year to 

September. In comparison, over the same 

time properties priced above £1.5m, the 

point at which the 12% rate of SDLT kicks  

in, have risen by 2%.

Under £1.5m, price growth has generally 

been underpinned by demand for 

homes in urban centres. Price growth in 

town and city markets including Bristol, 

Bath and Oxford for example, where 

buyers continue to be attracted by good 

schooling, amenities and transport links, 

has outperformed the wider prime market.

There remains a significant price 

differential between property prices in the 

prime country market and in London, while 

anecdotal evidence from agents suggests 

that there is pent up demand from buyers 

in the Home Counties and the South West. 

This could help underpin prices and an 

increase in activity levels across the market 

as the year progresses.

The average prime country house price  

is still 14% below its 2007 peak. In 

contrast, prime prices in London are, on 

average, 34% higher than their previous 

peak values. The rise in London prices 

in the last few years means that buyers 

looking to swap the city for the country 

are able to get a lot more property for 

their money, with such buyers able to take 

advantage of the relative “discount” which 

currently exists.

BUYERS CONTINUE TO ABSORB 
STAMP DUTY CHANGE
Prime country house prices continue to grow, but tax policy is starting 

to have an effect at the top end of the market.

Key headlines from  
Q3 2015

Prime country house prices increased 

by 0.7% in the third quarter of 2015

Annual growth stands at 2.7%

December’s stamp duty change 

continues to have an effect on the 

market above £1.5m

The price differential between the 

prime London and the prime country 

markets remains significant

FIGURE 1 

Prime country price growth 
Annual and quarterly change in prime country 

property values

FIGURE 2 

Prime London v Prime Country  
price differential 
Nominal price change since Q1 2007

Source: Knight Frank Research Source: Knight Frank Research
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“ The country house market 
continues to feel the impact 
of the increased cost of 
stamp duty. This continues to 
weigh on both price growth 
and activity at the top end  
of the market.”

Follow Oliver at @oliverknightkf

For the latest news, views and analysis 

on the world of prime property, visit 

Global Briefing or @kfglobalbrief

Annual rental value growth in prime central 

London declined to 2.4% in September, which 

was the lowest level it has been since September 

last year.

The slowdown came against the backdrop of 

jittery financial markets, with nerves over the 

state of the Chinese economy spreading to 

commodity and mining stocks, compounded by 

declines among carmakers. As a result, the FTSE 

100 fell back below 6,000 in the second half of 

September.

This current overriding mood of uncertainty 

means companies are more hesitant about 

recruiting and are more conservative with 

relocation budgets for senior executives, which 

has dampened demand in the prime central 

London lettings market.

As a result, the number of tenancies agreed in 

the three months to August fell -5.9% compared 

to the previous year and the number of viewings 

declined -10.2%. Such declines suggest the 

trend for falling rental value growth will persist in 

the short-term.

However, the trend is less marked in both lower 

and higher price brackets. Demand among 

younger professionals remains strong while 

demand at the super-prime level of £5,000 per 

week and above has been buoyed by the fact 

tenants have moved across from the sales 

market due to last December’s stamp duty 

increase.

The number of super-prime tenancies agreed in 

the three months to September was on track to 

be 50% higher than the preceding three-month 

period.

Across the whole of the market, the result has 

been a rise in stock levels, with weaker demand 

compounded by the fact more vendors have 

become landlords due to uncertainty over the 

strength of price growth in the sales market after 

the stamp duty rise.

However, there are signs this trend for higher 

stock levels has peaked which could signal that 

recent changes to the sales market including 

stamp duty has begun to be processed, which 

will put upwards pressure on rents.

Stock levels in 2015 reached their peak a fortnight 

before the general election but have since been 

on a downwards trajectory that became more 

marked after July, meaning the level in early 

August was 15.6% down from its pre-election 

high point.

September 2015
Annual rental growth declined to 2.4%, 

the lowest rate since September 2014

Number of tenancies agreed in the 

three months to August fell -5.9% 

versus 2014

Number of super-prime tenancies agreed 

in the three months to September on track 

to be 50% higher than previous three-

months

Stock levels are -15.6% down since April, 

which will put upwards pressure on rents

Prime gross rental yields remained at 

2.96%

Macro View: Politics and prime central 

London

TOM BILL 
Head of London Residential Research 

“This current overriding 

mood of uncertainty means 

companies are more hesitant 

about recruiting and are more 

conservative with relocation 

budgets for senior executives” 

Follow Tom at @TomBill_KF

 

For the latest news, views and analysis 

on the world of prime property, visit 

Global Briefing or @kfglobalbrief

TENANT DEMAND REMAINS WEAK 
AS STOCK MARKET VOLATILITY 
CONTINUES
Uncertainty in global financial markets in September dampened tenant demand 

though not in the highest price brackets, says Tom Bill

RESIDENTIAL RESEARCH

PRIME CENTRAL
LONDON RENTAL INDEX

FIGURE 1 

Rental value growth in prime central London 

September 2015

Source: Knight Frank Residential Research Source: Knight Frank Residential Research
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Prime central London lettings market in numbers
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September marked the start of the autumn 

selling season in prime central London, a time 

of year when transactions traditionally rise.

Activity has certainly increased following a 

subdued summer period as buyers came 

to terms with an increase in stamp duty 

and a July Budget that curbed exemptions 

surrounding resident non-doms.

Furthermore, some high-quality stock has 

come onto the market, which has driven 

demand. The volume of sales in September 

has risen since August and was on track to 

match September 2014.

However, rising supply is not uniform across 

prime central London and there is not yet clear 

evidence that new demand will keep pace with 

any supply increase. New applicant levels are 

down -34% compared to September 2014, 

though this decrease is partly explained by a 

growing trend among buyers to find the right 

property on the internet before registering.

Underlying demand remains strong but buyers 

have become more circumspect and stringent 

in their requirements due to the stamp duty 

increase. The strength of underlying demand 

is demonstrated by the fact that viewings have 

only declined -4% compared to September 

2014.

This heightened price sensitivity among buyers 

has resulted in a flight to quality, meaning 

demand is particularly strong for properties in 

the best condition and on a prime floor, street 

or square.

So, while the anticipated gear change 

materialised as summer moved into autumn, 

there was no sense the market is entering 

full-blown recovery mode after what has been 

a subdued 2015.

Prices fell -0.1% in September and annual 

growth declined to 1.3%, which was the 

lowest since October 2009 following the 

collapse of Lehman Brothers a year earlier.

An east/west divide around Hyde Park has 

emerged more clearly, as the map on page 

2 shows. Prices have declined by more than 

3% in some markets to the west, possibly 

due to the greater concentration of high-value 

properties subject to higher rates of stamp 

duty.

September 2015
Annual price growth declined to 1.3%, 

the lowest rate since October 2009

Annual price declines were in excess 

of -3% in some markets in the west

New prospective buyers declined 

-34% but viewings only fell by -4%

Sales volumes in September rose 

from August and were on track to match 

September 2014

Rising transaction costs appear to have 

sparked a flight to quality

Macro View: Politics and prime central 

London

TOM BILL 
Head of London Residential Research 

“Heightened sensitivity to price 

among buyers has resulted in a 

 
 
Follow Tom at @TomBill_KF

For the latest news, views and analysis 

on the world of prime property, visit 

Global Briefing or @kfglobalbrief

BUYER CAUTION SPARKS FLIGHT 
TO QUALITY IN PRIME CENTRAL 
LONDON
The autumn selling season has begun but early indications suggest the 

subdued mood of 2015 persists as higher stamp duty means buyers have 

become more circumspect, says Tom Bill
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FIGURE 1 

Price growth in prime central London 

declines since 2014

Source: Knight Frank Residential Research
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FIGURE 2 

Buyers are fewer and more selective 

Annual change in new prospective buyers and 

viewings, September 2015

 September 2014

 September 2015
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-4%-34%

Prime Central London 
Sales Index - Sep 2015

Price growth in prime central London 

by area in the year to October 2015 

affordable housing requirements are yet to 

be released, but are expected in the coming 

months. This comes just months after the 

Government announced cuts to social  

rents, creating more uncertainty in the 

affordable housing market. So while there 

is a fast-paced policy environment, the  

current lack of detail is creating a sense of 

limbo in some corners of the development 

market at present. 

Housing is also taking centre stage in the 

London Mayoral election, with Sadiq Khan, 

the Labour candidate for Mayor, pledging 

to turn the contest into a referendum on 

housing in the Capital. 

Prime markets

Price growth in prime central London 

continued to slow in September, with 

increased stamp duty charges for 

transactions worth more than £1.1 million 

weighing on values. Activity picked up 

after the summer, although this was not 

uniform across all areas, and it is yet unclear 

if demand will keep up with an increase 

in supply. Knight Frank has adjusted its 

forecasts for the prime central London 

market for 2016 from 4.5% growth to 2%.

Prime London v Prime Country  

price differential 
Nominal price change since Q1 2007 

(100 = Q1 2007)

Source: Knight Frank Research
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The average values of prime country 

property across England and Wales has 

been edging up for 11 consecutive quarters 

now, although the pace of growth is still 

modest, with annual growth at 2.7%. Higher 

stamp duty charges have affected activity, 

but there is also increasing evidence of 

buyers from London taking advantage of the 

relative price differential for homes within 

and outside the capital, especially in key 

commuter towns. 

Prime Scottish prices are moving in a 

different direction than those in England and 

Wales due to the alternative tax treatment  

of properties in Scotland. Prices fell by 

0.7% in Q3, the first decline in two years. 

Yet despite the slip in prices, activity levels 

rose in the third quarter, according to Knight 

Frank data. 

Rental market 

Average rents across Great Britain rose 

by 2.5% in the year to June, according to 

the latest data from the Office for National 

Statistics. Rents in London grew by 3.6% 

on average over the same time period. 

Knight Frank’s own data shows that rents in 

prime central London eased to 2.4% annual 

growth in September, down from a high of 

4.2% annual growth in May. 

This easing in rents reflects the effect 

that global economic jitters have had on 

corporate demand for rental property 

in which to house executives. However 

demand remains strong among young 

professionals and at the top end of the 

market as more people choose to rent while 

they consider the higher stamp duty charges 

for home purchases. 

Prime Scotland: annual and quarterly 

price growth
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