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1 Introduction 

This report and accompanying appraisals have been collated in order to test whether or not the 
development as proposed on the site at Carr Lane, Prescot can sustain the provision of any S106 
contributions as required by Knowsley Council (The Council).  The report has been prepared on behalf of 
our client, Partner Construction.  The proposed scheme, in summary, comprises the development of 88 
units comprising two, three and four bedroom houses together with parking facilities and landscaping. 

We have also had reference to all relevant guidance – particularly the National Planning Policy Framework 
(updated 2023). National Planning Guidance (PPG updated September 2019), The Council’s local policies 
relevant to the provision of affordable housing, the RICS Guidance Note 94/2012 (GN94), RICS Viability 
in Planning: conduct and reporting (May 2019) and the RICS Assessing Viability in Planning under the 
National Planning Policy Framework for England (2021) which sets out a framework for undertaking 
viability appraisals of this nature. 

The report is undertaken by Melanie Dwyer MRICS and Registered Valuer.  We can confirm that the 
valuer has the necessary skills and experience to undertake this viability assessment. We can confirm 
that no conflict of interest exists that would preclude Melanie Dwyer or Affordable Housing Consultancy 
from undertaking this instruction.  We also confirm that no performance or contingent fees have been 
agreed with our client.  

In determining our approach it should be emphasised that the proposed development is for affordable 
housing and the tenure of the development upon completion will be rent to buy and shared ownership.  
Our conclusion is that a logical approach would be to test the viability in accordance with how a 
Registered Provider would test viability on the basis that the development is for100% affordable 
housing.  

Our viability tests whether a development of 88 dwellings can support any S106 contributions as 
required by the Knowsley Local Plan Core Strategy January 2016 and our report concludes and 
recommends that the development, as proposed, is not viable with any S106 contributions.  There are 
substantial site abnormal costs associated with the development and this is the reason why the 
development’s viability is challenged. 
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2 Summary and Interpretation 

2.1 National Policy Context 
The National Planning Policy Framework was published in March 2012 and last updated in 2023. 
 
Planning law requires that applications for planning permission be determined in accordance with the 
development plan, unless considerations indicate otherwise. 
 
The purpose of the planning system is to contribute to the achievement of sustainable development.  
The guidance states that ‘the objective of sustainable development can be summarised as meeting the 
needs of the present without compromising the ability of future generations to meet their own needs’.  At 
the heart of the Framework is a presumption in favour of sustainable development 
 
Local plans should set out the contributions expected from development.  This should include setting 
out the levels and types of affordable housing provision required, along with other infrastructure (such 
as the need for education, health, transport, flood and water management, green and digital 
infrastructure).  Such policies should not undermine the deliverability of the plan. 
 
With regards to Viability the guidance provides the following statement ‘Where up-to-date policies have 
set out the contributions expected from development, planning applications that comply with them 
should be assumed to be viable.  It is up to the applicant to demonstrate whether particular 
circumstances justify the need for a viability assessment at the application stage.  The weight to be 
given to a viability assessment is a matter for the decision maker, having regard to all of the 
circumstances in the case, including whether the plan and viability evidence underpinning it is up to 
date, and any change in site circumstances since the plan was brought into force.  All viability 
assessments, including any undertaken at the plan-making stage, should reflect the recommended 
approach in national planning guidance, including standardised inputs, and should be made publicly 
available. 
 
Where a site has not yet been assessed at ‘plan making’ stage, the 2021 updated advice provides that 
the viability assessment should be considered at the planning application stage. 
 

2.2 Local Policy: Knowsley Council 
In preparation of this report, reference has been made to Knowsley Local Plan Core Strategy (January 
2016), in particular, CS15 Delivering Affordable Housing and CS27 Planning and Paying for New 
Infrastructure plus Knowsley Council’ Developer Contributions SPD (June 2016). 
 
Policy CS15 Delivering Affordable Housing Policy 
This policy sets a variable target of 10% or 25% affordable housing provision according to which of 
these types of site are involved in specific cases . For proposed market sector housing developments 
which have a capacity of 15 dwellings or more, a minimum provision of affordable housing will be sought 
as follows: 10% on sites within the current urban area; and 25% on sites identified as Sustainable Urban 
Extensions within Policies SUE1 to SUE2c. The application of these requirements will be subject to the 
following: 

a) A lower proportion of affordable housing will only be permitted where it is clearly demonstrated 
that affordable housing provision is being maximised within the development and that achieving 
provision at the levels set out above would render the development not economically viable (in 
accordance with Policy CS27); 
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b) Affordable housing should be provided on site and must be fully integrated with and not 
distinguishable from market housing provided. It must be demonstrated that affordable housing 
will be secured and delivered alongside the market housing; 

c) In exceptional circumstances where on-site provision is not suitable or feasible, the Council will 
accept off site provision or a financial contribution in lieu of provision;  

d) Demonstrable sub-division of adjoining sites, manipulation of site layouts and/or building at 
lower densities to avoid compliance with the requirement for affordable housing provision will be 
not be acceptable; 

e) The tenure of affordable housing provided will be informed by evidence regarding local housing 
needs; 

f) All new affordable housing delivered through this policy should include provisions to remain at 
an affordable price for future eligible households or for the subsidy to be recycled for alternative 
affordable housing provision; and 

g) The size and design of new affordable housing provided should comply with Policy CS17: 
Housing Sizes and Design Standards. 

 
The Council's evidence base indicates that the tenures of affordable housing should be mixed in order 
to meet local housing needs. In general terms the evidence currently shows a need across Knowsley for 
a tenure split of 75% affordable rent and 25% intermediate housing. 
 
Policy CS27 Planning and Paying for New Infrastructure  
Knowsley has a wide network of existing infrastructure, which it must safeguard, maintain and, where 
appropriate, improve. New infrastructure will also be required to support new development, particularly 
within parts of the borough which will undergo major change during the plan period.  
 
Since almost all development has some impact on the need for infrastructure, services and amenities, 
or benefits from it, such development should contribute towards the cost of its provision. Policy CS27 
sets out the mechanisms by which developer contributions will be sought to help meet the costs of new 
infrastructure, therefore any new development will be expected (where necessary given the scale and 
nature of the proposal) to: 

a) Demonstrate compliance with Local Plan policies which specifically require developer 
contributions; 

b) Provide additional on-site or directly ancillary infrastructure as required to make the 
development acceptable in planning terms. This may include in-kind provision of infrastructure 
and/or financial contributions; and 

c) Provide financial contributions towards the provision of strategic infrastructure to support local 
communities together with borough-wide and other strategic development requirements. Such 
contributions may be secured through set charges or infrastructure tariffs to be introduced by 
the Council in other Local Plan documents and/or a Community Infrastructure Levy Charging 
Schedule, as appropriate. 

 
Plan-level evidence regarding the economic viability of new development in Knowsley will be used to 
support the setting of any infrastructure charging or tariffs introduced by the Council. Where legal 
agreements are to be used to secure developer contributions, these could be subject to site specific  
negotiations regarding the impacts of the contributions on the economic viability of new development, 
where the policy permits this as an option.  
 
Where a developer believes that meeting policy requirements in relation to developer contributions 
would place development at risk, the developer will be required to submit development-specific 
economic viability evidence to support this position. Such evidence must clearly account for site-specific 
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circumstances and costs and must be undertaken objectively and transparently, in order that it can be 
scrutinised by the Council. 
 
Where the Council is satisfied that viability evidence demonstrates that a developer is unable to fully 
fund all of the developer contributions sought, the Council will make a balanced assessment of whether 
planning permission should be granted notwithstanding that not all the contributions sought can be  
fully provided. In such cases contributions sought will be prioritised in the following order having regard 
to the advice in Table 11.2 of the Local Plan. 
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To support new development, developers must provide in-kind or financial contributions towards local and 
strategic infrastructure. The Local Plan Core Strategy contains a number of policies which specifically require 
developer contributions. These are: 
 

• Policy CS7: Transport Networks 
• Policy CS15: Delivering Affordable Housing 
• Policy CS17: Housing Sizes and Design Standards 
• Policy CS19: Design Quality and Accessibility in New Development 
• Policy CS21: Greenspaces and Trees 
• Policy CS22: Sustainable and Low Carbon Development 
• Policy CS27: Planning and Paying for New Infrastructure 

 
Developer Contributions SPD 
This planning document provides detailed guidance on how developer contributions will operate in Knowsley 
and seeks to provide greater certainty at the earliest stages of the planning process so that the cost 
implications of developer contributions can be fully taken into account. 
 
Where a developer contribution is required, this will typically take the form of a named infrastructure project; 
where this is secured through a S106 legal agreement. The table below (included in the SPD) details 
examples of the requirements secured through planning conditions and developer contributions. 
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3 Planning History 

We understand that a planning application has been submitted for the subject development.  
 
We have consulted Knowsley Council’s Planning Portal and note that the site does not have any 
planning history for residential development. 
 
We understand that the subject site has been delisted from the Green Belt and has been safeguarded 
for residential use 
 
Please refer to the plan extracted from the Local Plan: 
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4 Location and Property Description 

The subject site is situated off Carr Lane in Prescot which is a town and civil parish in the Northwest 
region of England. It is situated around 8 miles (12.8 km) east of Liverpool City Centre, 4 miles (6.4 km) 
southwest of St Helens and 2 miles (3.2 km) northeast of Huyton.  
 
Carr Lane is a short distance from two arterial roads (the A57 and A58) and Junction 2 of the M57 
motorway which connects south to the M62 motorway at Junction 6 and north to the A580 East 
Lancashire Road – both providing access to Liverpool and Manchester. Prescot railway station, 
positioned on the Liverpool to Wigan line, is around half a mile (0.8 km) away, giving frequent services 
to St Helens, Wigan and Liverpool. Additionally, there are regular bus services along Carr Lane, giving 
access to Prescot town centre, Prescot Bus station and Whiston. 
 
At the 2021 Census the population of the civil parish of Prescot was approximately 12,797. 

Road map 
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Street map 

 
Location plan 
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The subject site covers an area of approximately 3.4 hectares (8.4 acres). It is an irregular shape and 
from our limited view looks mainly to be densely covered with trees and foliage, making it difficult to 
assess its overall topography. We would however comment that the surrounding area to the east looks 
to be higher than the subject site and the roads around undulate somewhat.  

Along the south and east boundaries is Carr’s Rise by Anwyl Homes with Miller Homes’ Sonnet Gate 
development to the north east. Abutting the south western boundary is the M57 motorway and to the 
west is Carr Lane Woods. Across Carr Lane to the north is further woodland and playing fields. 

There has been a lot of development in the immediate area over the last few years comprising several 
hundred new homes by major house builders (for a variety of tenures) plus commercial and retail 
development. 

Below are some photographs of the existing site taken at our site visit on 1 August 2023. 

 
Access into the site          View into the site looking south west 

 

        
   
Road north east to the new housing developments        Carr Lane looking north west with site on the left 
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View from Carr Lane looking east with site on the         View of northern the site boundary 
right 
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5 Development as Proposed 

The proposed 88 unit development will comprise two, three and four bedroom houses together with 
parking facilities and landscaping. The development is for a mix of rent to buy and shared ownership. 

Please see below a copy of the proposed site plan (reference: UL.CL.SL.01 Rev D): 

 
The development will be accessed directly from Prescot Parkway connecting to the primary road which 
terminates as several (assumed) shared driveways and courtyards. 

An existing sewer easement extends along the north and western boundaries and a SWALE is 
positioned within the northern part of the development adjacent to the easement. A SuDs basin is 
situated to the front of plots 74 to 77. 

A stand-off from the top of the river bank (indicated by purple annotations) – bund with acoustic fencing 
- extends along the western boundary from north to south.  This is to reduce noise form the M57.  A 
mine shaft exists between plots 77 and 78. A public right of way abuts and extends along the southern 
and western boundary. 

The houses are generally set back from the road by means of a small garden and/or parking provision. 
Two spaces are provided to each house in the form of a double or tandem driveway. Those houses with 
tandem driveways typically have a more generous front garden. All units have enclosed rear gardens 
which we assume will be enclosed by suitable boundary treatments incorporating single gated access.   
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Please see below a summary of the accommodation as proposed: 

No. 
of 
Units 

Unit Type Description Tenure NSA 
sq m 

NSA 
sq ft 

4 F161(N) 2b4p mid terraced house Rent to buy 68.68 739 
4 F161(N) 2b4p end terraced house Rent to buy 68.68 739 
2 F162(N) 3b5p mid terraced house Rent to buy 80.62 868 
2 F162(N) 3b5p end terraced house Rent to buy 80.62 868 
12 F162(N) 3b5p semi detached house Rent to buy 80.62 868 
4 F161(N) 2b4p mid terraced house Shared ownership 68.68 739 
6 F161(N) 2b4p end terraced house Shared ownership 68.68 739 
4 F161(N) 2b4p semi detached house Shared ownership 68.68 739 
8 F114  2b4p mid terraced house Shared ownership 72.54 781 
5 F114  2b4p end terraced house Shared ownership 72.54 781 
1 F162(N) 3b5p mid terraced house Shared ownership 80.62 868 
2 F162(N) 3b5p end terraced house Shared ownership 80.62 868 
12 F162(N) 3b5p semi detached house Shared ownership 80.62 868 
1 F112  3b5p mid terraced house Shared ownership 83.66 901 
3 F112  3b5p end terraced house Shared ownership 83.66 901 
4 F112  3b5p semi detached house Shared ownership 83.66 901 
4 F113  3b5p end terraced house Shared ownership 84.30 907 
2 F113  3b5p semi detached house Shared ownership 84.30 907 
4 NDS-31 3b5p semi detached house Shared ownership 94.84 1,021 
4 NDS-19 v1 4b6p detached house Shared ownership 107.92 1,162 
88           

 
We have been provided with floor layout plans and elevations for the subject units plus street scenes. 
 
The F161(N) two bedroom houses comprise a hall with wc and staircase, kitchen and lounge/dining 
room with store. To the first floor are two double bedrooms, a bathroom and two stores. 
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The F114 two bedroom houses comprise a hall with wc and staircase, kitchen and lounge/dining room 
with store. To the first floor is a double bedroom, twin bedroom, bathroom and store. 
 

 
 
The F162(N) three bedroom houses comprise a hall with wc and staircase, kitchen and lounge/dining 
room with store. To the first floor are two double bedrooms, a single bedroom, bathroom and two stores. 
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The F112 three bedroom houses comprise a hall with wc and staircase, kitchen and lounge/dining room 
with store. To the first floor is a double bedroom, twin bedroom, single bedroom, bathroom and two 
stores. 
 

 
 
The F113 three bedroom houses comprise a hall with wc, store and staircase, kitchen/dining room and 
lounge. To the first floor is a double bedroom, twin bedroom, single bedroom, bathroom and store. 
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The NDS-31 three bedroom houses comprise a hall with staircase, lounge, lobby with wc and store plus 
kitchen/dining room. To the first floor is a double bedroom, twin bedroom, single bedroom, bathroom 
and two stores. 
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The NDS-19v1 four bedroom houses comprise a hall with wc, store and staircase, kitchen/dining room 
and lounge. To the first floor is a double bedroom, twin bedroom, two single bedrooms, a bathroom and 
two stores. 
 

 
 
Street scenes 
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We understand that the elevations will be predominantly red and orange brick and that the development 
will be of traditional construction with grey tiled roofs.  Regarding the internal specification we assume 
that as the tenure is shared ownership and rent to buy, that the finishes will be of a fair/medium 
standard with kitchens having an oven/hob and cooker hood, suitable floor coverings and lighting.  
Integrated appliances are not normally provided in this tenure of accommodation. 
 
We note from the Design and Access Statement that the proposed developmet will achieve the 
equivalent energy requirement of Level 4 of the Code for Sustainable Homes which is 19% above 
Building Regulations Requirements. 
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6 Viability Appraisal 

6.1 Background 
Partner Construction who are the client and planning applicant will enter into a package deal to include 
the purchase of the subject land and the construction to provide 88 units of affordable accommodation.  
It is understood that they have entered into an agreement with a Registered Provider and that it is 
expected that there will be a building contract between the two parties for the delivery of the subject 
development.   

The Registered provider (RP) will become the landlord/ultimate developer and they will provide regular 
payments to the contractor (Partner Construction) for the construction phase.  It is understood that the 
RP will purchase the site prior to commencement of the works on a ‘back to back’ basis subject to 
planning permission being granted for the development as proposed. 

This is a normal route of procurement for affordable housing. 

6.2 Approach to Viability Assessment 
Our approach is to use a residual land value approach, consistent with that promoted by the Royal 
Institution of Chartered Surveyors’ Professional Guidance Note entitled “Financial Viability in Planning”.  
In addition, we can confirm that we have followed the guidance as set out in the National Planning Policy 
Framework (updated July 2023). National Planning Guidance (PPG updated September 2019), the RICS 
Guidance Note 94/2012 (GN94) and RICS Viability in Planning: conduct and reporting (May 2019) which 
sets out a framework for undertaking viability appraisals of this nature. 

Benchmark Land Value 

In all appraisals of this nature, the benchmark land value is a key aspect of scheme viability.  A view has 
to be taken on land value and is often the cause of much debate between the applicant and the 
enabling local authority.   

The NPPF states that land value should be based on the value of the existing use plus an appropriate 
level of premium or uplift to incentivise the release of the land for development from its existing use.   

It states that the benchmark land value should ordinarily 

• Be based on existing use value 
• Allow for a premium to landowners (including equity resulting from those building their own 

homes) (EUV +) 
• Reflect the implications of abnormal costs; site-specific infrastructure costs; and professional 

site fees and 
• Be informed by market evidence including current uses, costs and values wherever possible.  

Where recent market evidence is used to inform assessment of benchmark land value this 
evidence should be based on developments which are compliant with policies, including for 
affordable housing.  Where this evidence is not available plan makers and applicants should 
identify and evidence any adjustments to reflect the cost of policy compliance.  This is so that 
historic benchmark land values of non-policy compliant developments are not used to inflate 
values over time. 
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However, in some circumstances it is appropriate to apply the Alternative Use Value (AUV) rather than 
EUV +.  The RICS guidance states the following: 

‘For the purpose of viability assessment the Alternative use value refers to the value of land for uses 
other than its current permitted use, and other and other potential development that requires planning 
consent, technical consent or unrealistic permitted development with different associated values.  AUV 
of the land may be informative in establishing benchmark land value.  If applying alternative uses when 
establishing benchmark land value these should be limited to those uses which have an existing 
implementable permission for that use.  Where there is no existing implementable permission, plan 
makers can set out in which circumstances alternative uses can be used.  This might include if there is 
evidence that the alternative use would fully comply with development plan policies, if it can be 
demonstrated that the alternative use could be implemented on the site in question, if it can be 
demonstrated there is market demand for that use, and if there is an explanation as to why the 
alternative use has not been pursued.  Where AUV is used this should be supported by evidence of the 
costs and values of the alternative use to justify the land value.  Valuation of AUV includes the premium 
to the landowner.  If evidence of AUV is being considered the premium to the landowner must not be 
double counted.’ 
 
We can confirm that our approach has been to adopt the EUV + methodology for the subject land. 
 
A copy of the viability appraisals can be found in Appendix 1.  The following narrative explains how each 
of the components has been derived and then provides a summary at the end of the section. 
 

6.3 Key Components of the Viability Assessment 
GROSS DEVELOPMENT VALUE (GDV) 

Ordinarily, the GDV would be the total market value of the units upon completion.  The houses would be 
sold on the open market on a private sale basis. 

As the subject development is for a 100% affordable housing development we have assessed the GDV 
in accordance with how a Registered Provider (RP) would approach the calculation. 

The market value of the units for rent to buy and shared ownership is based upon capitalised rents at 
appropriate yields after deductions for major repairs, voids/bad debts, management, maintenance and 
service charge together with any proceeds from shared ownership sales.  A discounted cashflow 
technique is used ordinarily over an appropriate period.  Due to the current economic climate and rising 
build costs, coupled with high inflation it has become the ‘norm’ within the North West Region to 
discount over a longer period (it was the norm to assume a 30 year period) and we have therefore 
adopted a 40 year period. 
 
For rent to buy there is no guarantee that an occupier will purchase on a shared ownership basis and so 
it is the industry norm that these units are treated as a rental product over the cash flow period. The 
majority of RPs within the North West adopt this approach.   The rent is calculated as being 80% of the 
market rent for the rent to buy units. 
 
The rent on the unsold equity for the shared ownership units is set at 2.75%.  It should be noted that a 
new shared ownership model has been introduced by Homes England.  This allows purchasers to buy a 
very small portion of equity in the property.  In addition, the registered provider (RP) has to maintain the 
accommodation for the first 10 years or provide an allowance of £500 per annum for day to day repairs.      
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It is our understanding within the North West Region that a reasonable assumption to make is that 30% 
of equity on average will be purchased with no assumptions built in for ‘staircasing’.   
 
Another fundamental component of viability testing for affordable housing is the capitalisation rate.  In 
our opinion an industry norm rate to use currently is 5%. 
 
We have assumed a grant of £54,000 per unit for the shared ownership units and £56,000 for the rent to 
buy units.  We are of the opinion that this is at the upper end of the scale of typical levels of grant 
funding seen across the North West for affordable housing developments. 
 
Our assumptions regarding the adopted yields for capitalisation is supported by our experience gained 
through the valuation of affordable housing stock for our clients in similar locations.  The summation of 
all of the components has been adopted as proxies for ‘Market Values’ for each unit type, and on the 
assumption that the market is restricted to the affordable housing sector. 
 
In terms of parameters used by RPs in the assessment of internal viability and approval the industry 
norm would be that the NPV of the development should be positive or at least equal to 0.  In addition the 
development should ‘pay back’ by year 40.   
 
The table below provides an indication of the Gross Development Value (GDV) for the development as 
proposed.  It should be noted that as this is an affordable housing development this figure is a 
combination of the net present value of the net rental income, any sale proceeds from the shared 
ownership units and any grant funding received from Homes England. 
 

Estimated Gross Development Value (GDV) £ 
22,347,000 

 
Market Housing for Sale Comparable Evidence for Shared Ownership Units 

We have looked at the comparable information available for properties that have sold or are for sale within 
the locality. According to Rightmove, house prices around L34 1AX (neighbouring Emelia Drive) had an 
overall average price of £263,000 over the last year.   
 
We have undertaken research to ascertain comparable property that is available for sale using the web 
site www.rightmove.co.uk together with sold house price history gathered from the Land Registry Web 
site. 
 
We can provide a sample of comparable property within a 1 mile radius comprising both new and second 
hand homes that we have identified as follows: 

 

1 

 

Sonnet Gate, Prescot Park Way, Prescot L34 1AL (0.16 miles). A 
development of three and four bedroom homes by Miller Homes. 
Only a few properties remaining. 
The Overton three bedroom semi detached house (plot 78) is 
advertised at £240,995  Two double bedrooms (one with en-suite) 
and a single bedroom.  Approx 819 sq ft (£294 psf). A 5% deposit 
contribution is offered reducing the price to £228,945 (£280 psf) 
 
The Eaton three bedroom detached houses (plots 3 and 79) are 
advertised at £281,000.Two double bedrooms (one with en-suite) 

http://www.rightmove.co.uk/
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and a single bedroom.  Approx 1,016 sq ft (£281 psf). .  However it is 
offered with a 5% deposit paid which reduces the price to £266,950 
(£263 psf). 
The Maplewood four bedroom detached house with integral garage 
(plot 73) is advertised at £364,995. Kitchen/dining/family room and 
separate lounge. Three double bedrooms (one with en-suite) and a 
single bedroom.  Approx 1,269 sq ft (£288 psf). 

2 

 

Orchard Park, Liverpool Road, Prescot L34 3LX (0.57 miles). A 227 
unit development of three and four bedroom homes by Taylor 
Wimpey. 
The Gosford three bedroom semi detached houses are advertised at 
£234,995  Two double bedrooms (one with en-suite) and a single 
bedroom.  Approx 866 sq ft (£271 psf). 
The Braxton three bedroom 2.5 storey semi detached houses are 
advertised at £254,995  Two double bedrooms (one with en-suite) 
and a single bedroom.   
The Lydford four bedroom detached houses with single detached 
garage are advertised at £318,995. Two double bedrooms (one with 
en-suite) and two single bedrooms.  Approx 1,099 sq ft (£290 psf).  
Incentives are being offered on this house type now. 

3 

 

The Watchfactory, Bookbinders Lane, Prescot L34 2TJ 
(0.83 miles).  A development of 191 homes for affordable rent, 
shared ownership, rent to buy and older peoples accommodation by 
Livv Housing Group. 
The Romeo three bedroom semi detached house (plot 37) is 
advertised at £88,000 for a 40% share -  full price equivalent of 
£220,000. Two double bedrooms and a single bedroom. Circa 882 
sq ft -£249 psf. 
The Othello four bedroom semi detached house (plot 43) is 
advertised at £137,500 for a 50% share - full price equivalent of 
£275,000. Three double bedrooms (one with en-suite) and a single 
bedroom.  Approx 1,130 sq ft - £243 psf. 

4 

 

4 Oberon Way, Prescot L34 (0.10 miles). This modern four bedroom 
detached house is advertised at £305,000. Well presented. Two 
double bedrooms (one with en-suite) and two single bedrooms.  
Gardens, driveway and single detached garage. Approx 1,030 sq ft 
(£296 psf). 

5 

 

Scotchbarn Lane, Prescot (0.98 miles). This modern four bedroom 
detached house with integral garage, constructed by Bellway in 
2018, is sold STC at £325,000. Well looked after. Two double 
bedrooms (one with en-suite) and two single bedrooms.  Gardens 
and driveway. Approx 1,208 sq ft (£269 psf). 

6 

 

Emelia Drive, Prescot L34 (neighbouring development to the south). 
This modern three bedroom detached house is advertised at offers 
in excess of £270,000. Well presented. Two double bedrooms(one 
with en-suite) and a single bedroom.  Double driveway plus 
landscaped rear garden.  Circa 1,020 sq ft (£265 psf). 
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7 

 

2 Viola Grove, Prescot, L34 (0.05 miles).  This modern three 
bedroom semi detached house by Miller Homes is sold STC at 
£230,000. Two double bedrooms (one with en-suite) and a single 
bedroom.  Double driveway plus rear garden.  Approx 859 sq ft 
(£268 psf). 

8 

 

Stratford Drive, Prescot L34 (0.16 miles).  This modern three 
bedroom semi detached house by Taylor Wimpey is sold STC at 
offers in excess of £225,000. Good condition. Two double bedrooms 
(one with en-suite) and a single bedroom.  Gardens plus tandem 
driveway. Circa 843 sq ft (£267 psf). 

9 

 

Newhall Road, Prescot, L34 (0.13 miles).  This modern three 
bedroom semi detached house by Taylor Wimpey is sold STC at 
£215,000. Well presented. Two double bedrooms (one with ensuite) 
and a single bedroom.  Gardens and tandem driveway.  Circa 797 sq 
ft (£270 psf). 

10 

 

Coronation Drive, Prescot (0.41 miles).  This extended two bedroom 
end terraced house is sold STC at £160,000. Refurbished to a high 
standard and immaculately presented. Contemporary galley kitchen, 
two reception rooms, two double bedrooms and a modern shower 
room. Driveway plus paved rear garden with bar room. Circa 809 sq 
ft (£198 psf). 

11 No photographs 8 Newhall Road, Prescot L34 1AQ (within ¼ mile).  This circa 2019 
detached house sold in November 2022 for £320,000. No sales 
particulars or floor plans.  According to EPC data it is circa 1,023 sq 
ft (£313 psf). 

12 No photographs 16 Midsummer Avenue, Prescot L34 1AH (within ¼ mile).  This circa 
2018 semi detached house sold in April 2023 for £250,000. No sales 
particulars or floor plans.  According to EPC data it is approx. 1,152 
sq ft (£217 psf). We assume that this a three storey dwelling given 
it’s type and size. 

13 No photographs 117 Stratford Drive, Prescot L34 1AN (within ¼ mile).  This circa 
2018 semi detached house by Taylor Wimpey sold in December 
2022 for £236,500. No sales particulars or floor plans.  According to 
EPC data it is circa 1,163 sq ft (£203 psf). We assume that this a 
three storey dwelling given its type and size. 

14 No photographs 38 Stratford Drive, Prescot L34 1AP (within ¼ mile).  This circa 2018 
semi detached house by Taylor Wimpey sold in December 2022 for 
£230,000. No sales particulars or floor plans.  According to EPC data 
it is circa 818 sq ft (£281 psf). 

 
Currently there are three housebuilders developing in Prescot (comps 1-3), mainly offering three bedroom 
semis and four bedroom detached houses. Four bedroom detached types are quite wide ranging in value 
and size from an 1,130 sq ft type offered on a shared ownership basis on the Watchfactory development 
at £275k (£243 psf) to a circa 819 sq ft house on Sonnet Gate (comp 1) for £364,995 (£288 psf). The 
three bedroom semis are similar sizes to the subject units being around 800-900 sq ft with values ranging 
from £220-£241k (£250-£280 psf). There are no two bedroom houses currently for sale on the new 
developments in Prescot. 

On the second hand market in the locality there is a good choice of recently constructed three and four 
bedroom houses. In contrast, there are no modern two bedroom houses on the recently constructed 
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developments which are advertised for sale. Two bedroom houses within a mile are typically older semis 
or ex local authority terraces in less desirable parts of Prescot/Whiston which are achieving values in the 
region of £150-£160k. 

We understand that although the units are for an affordable housing tenure that a good internal 
specification will be provided. 

We are mindful of the current inflationary and higher interest factors that are affecting the housing market 
currently and the fact that few mortgages are being offered.  Many house builders are offering good 
incentives now which are typically reducing the gross asking prices by 5% or more.  Typical incentives 
include deposit contributions, enhanced specifications and legal fees paid.  We have noticed further that 
more ‘stock plots’ are becoming available with many developers approaching RPs to buy them up.  This 
indicates strongly that a prudent approach to the setting of values should be taken currently and we have 
taken these factors into account in our determination of achievable selling prices. 

Market Housing for Rent 

We have undertaken research to ascertain comparable property that is available for rent using the web 
site www.rightmove.co.uk. 
 
We can provide a sample of comparable property within a 1.5 mile radius comprising homes that we have 
identified as follows: 

 
1 

 

Dennett Road, Prescot, L35 (0.28 miles). This three bedroom semi 
is advertised at £895 pcm unfurnished.  Co-ordinated décor and 
floor coverings throughout. Lounge, modern kitchen with utility, two 
double bedrooms, a single bedroom and modern bathroom.  
Gardens and driveway. 

2 

 

Liverpool Road, Prescot, L34 (0.50 miles). This extended three 
bedroom semi is let agreed at £1,400 pcm furnished. Well-
maintained but a little dated in parts. Two reception rooms, modern 
kitchen/diner and shower room to the ground floor. Two double 
bedrooms, a single bedroom and wc to the first floor. Front and rear 
gardens plus driveway. Prescot centre location. 

3 

 

Ash Grove, Prescot, L35 (0.75 miles). This three bedroom semi is 
advertised at £850 pcm unfurnished.  Poor external condition yet 
well maintained internally. Lounge, modern kitchen, two double 
bedrooms, a single bedroom and bathroom. Flagged gardens plus 
garage. 

4 

 

Pool Avenue, Prescot, L34 2AB (0.79 miles).  This modern three 
bedroom 2.5 storey semi detached house is advertised at £1,195 
pcm unfurnished.  Well-looked after with neutral décor and flooring 
throughout. Good size, open plan ground floor with wc, two double 
bedrooms (one with en-suite), a single bedroom and bathroom.  
Gardens and driveway. 

5 

 

Windy Arbor Road, Whiston, Prescot L35 (0.87 miles). This three 
bedroom semi is advertised at £900 pcm unfurnished.  Pleasant 
décor. Lounge, dated but tidy kitchen, two double bedrooms, a  
single bedroom and bathroom.  Driveway to the front plus rear 
garden. 

http://www.rightmove.co.uk/


 

27 
 

6 

 

Alder Road, Prescot (1.09 miles). This three bedroom semi is let 
agreed at £1,200 pcm. It looks to be well-presented. Lounge, 
modern kitchen/dining/family room, modern wc, two double 
bedrooms, a single bedroom and modern bathroom. Gardens, 
driveway and garage. Situated close to Eccleston Park. 

7 

 

Lancaster Avenue, L35 (0.54 miles). This two bedroom quasi semi is 
let agreed at £650 pcm furnished. It looks to be in good condition. 
Lounge, modern kitchen, wc, two bedrooms and a modern 
bathroom. Driveway. 

8 

 

Maryville Road, Prescot L34 (0.85 miles). This traditional mid terrace 
is let agreed at £750 pcm unfurnished. Neutral décor and flooring 
throughout. Two reception rooms, kitchen, two double bedrooms 
and a bathroom. Small front garden plus rear yard. 

9 

 

Dragon Lane, Whiston, Prescot L35 2UG (0.90 miles). This two 
bedroom semi with attached garage is let agreed at £840 pcm 
unfurnished. Presented to a good standard and includes neutral 
décor and flooring. Lounge, dining room, modern kitchen, 
conservatory, two double bedrooms and a modern bathroom. Front 
and rear gardens plus driveway. 

 

We understand from speaking to local agents that demand for rental property in Prescot is high. Rental 
values for three bedroom houses are quite wide ranging with quite basic traditional semis at £850 pcm 
(ref: 2) through to well-presented types at £1,200 pcm (ref: 6). Modern types are in limited supply with 
only one being available which is a 2.5 storey type (ref: 4), let agreed at £1,195 pcm.  

Given the limited availability of two bedroom houses, we have also reviewed modern apartments in the 
locality to give a flavour of value for modern property. Modern two bedroom apartments are achieving in 
the region of £675 to £800 pcm, with those at the upper range being situated adjacent to the train 
station. 

We consider that there will be good demand for a rent to buy product in Prescot. 

Please see below a table that provides our opinion of selling prices and rental values: 

  

No. 
of 
Units 

Unit 
Type 

Description Tenure NSA 
sq m 

NSA 
sq ft 

Net 
Selling 
Price £ 

 Rent 
£ pcm 

4 F161(N) 2b4p mid terraced house Rent to buy 68.68 739 204,000 875 
4 F161(N) 2b4p end terraced house Rent to buy 68.68 739 206,000 875 
2 F162(N) 3b5p mid terraced house Rent to buy 80.62 868 227,000 1,000 
2 F162(N) 3b5p end terraced house Rent to buy 80.62 868 229,000 1,000 
12 F162(N) 3b5p semi detached 

house 
Rent to buy 80.62 868 231,000 1,000 

4 F161(N) 2b4p mid terraced house Shared ownership 68.68 739 204,000   
6 F161(N) 2b4p end terraced house Shared ownership 68.68 739 206,000   
4 F161(N) 2b4p semi detached 

house 
Shared ownership 68.68 739 208,000   
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8 F114  2b4p mid terraced house Shared ownership 72.54 781 212,000   
5 F114  2b4p end terraced house Shared ownership 72.54 781 214,000   
1 F162(N) 3b5p mid terraced house Shared ownership 80.62 868 227,000   
2 F162(N) 3b5p end terraced house Shared ownership 80.62 868 229,000   
12 F162(N) 3b5p semi detached 

house 
Shared ownership 80.62 868 231,000   

1 F112  3b5p mid terraced house Shared ownership 83.66 901 236,000   
3 F112  3b5p end terraced house Shared ownership 83.66 901 238,000   
4 F112  3b5p semi detached 

house 
Shared ownership 83.66 901 240,000   

4 F113  3b5p end terraced house Shared ownership 84.30 907 238,000   
2 F113  3b5p semi detached 

house 
Shared ownership 84.30 907 240,000   

4 NDS-31 3b5p semi detached 
house 

Shared ownership 94.84 1,021 257,000   

4 NDS-19 
v1 

4b6p detached house Shared ownership 107.92 1,162 295,000   

88               
  
 COSTS FOR THE DEVELOPMENT AS PROPOSED 

 Build Cost 

 The proposed build cost for the development excluding any site abnormal costs and professional fees is 
estimated to be £12,969,720.  This equates to £1,861 per gross square metre.   

 In order to verify this build estimate we have had reference both to the BCIS and our own knowledge of 
current building costs for RPs. 

 We can confirm that we undertake valuations on a regular basis for a number of RPs across the North 
West Region and typical base building costs excluding site abnormal costs and fees are currently in the 
region of £2,000 – 2,300 per square metre.  When undertaking valuations for RPs currently we would use 
a rate of £2,000 per square metre excluding any site abnormal costs and fees etc.  

The BCIS index is used commonly in viability appraisals to determine average build prices for particular 
housing types.  It should be noted that this does not take into account the precise nature of individual 
developments or any external build costs.  In addition, we have found that the BCIS index has tended to 
lag behind current building costs and that generally speaking the works cost for RPs tends to exceed 
those stated in the index.   

We can confirm that the relevant information extracted from the BCIS Index for the Knowsley area on 26 
August 2023 is as follows: 

 Housing ,Mixed Dev 

Median £/m2 gross 
internal floor area 

Knowsley 1,415 
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 An allowance for externals should be added to the above figures extracted.  The industry norm is to allow 
15%. This would result in a revised average build cost in the region of : 

 Housing ,Mixed Dev 

Median £/m2 gross 
internal floor area 

Knowsley 1,627 

 The proposed base build cost at £1,861 per square metre sits comfortably between the median BCIS rate 
and our opinion of current build costs. 

The build cost presented by Partner Construction represents good value for money and in our opinion is 
slightly low. 

Site Abnormal Costs 

The following site abnormal costs have been identified: 

Cost Heading Budget Estimate £ 

Ground Remediation 798,500 

Abnormal Foundations 846,490 

Roads and Sewers 1,587,375 

Acoustic Bund 200,077 

Total 3,432,442 

 

Ground Remediation: The subject site is heavily self-seeded and overgrown.  It was the former 
wastewater treatment plant for UU more recently but has had a long history of water treatment and open-
case coal mining in the southern third of the site.  Three mine shifts have been discovered that will require 
excavation, investigation and capping together with potential grouting works etc.  Japanese know week 
is evident in clusters around the site and the tree report recommends tree protection fencing.  The majority 
of this is made ground which will need to be removed with clean imported soil for garden areas required.   

Abnormal Foundations: a combination of piled and vibro piled foundations will be required for all plots. 

Roads and Sewers:  The sewers within the adoptable highway will require upsizing for the surface water 
attenuation together with swales and SUDS ponds 

Acoustic Bund: An acoustic bund and acoustic fencing will be required to reduce noise from the 
motorway. 

All site abnormal costs identified are additional costs to the base build cost presented. 
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We estimate the total building cost per square metre including all site abnormal costs to be in the region 
of £2,364 per square metre.  We are of the opinion that this figure is very competitive when the site 
abnormal costs are taken into consideration. 

In addition to the above a 3% contingency based on the build costs including site abnormal costs has 
been made which equates to £492,065.  Ordinarily a 5% contingency would be allowed for but we 
understand that this has been reduced to 3% to take account of the high level of site abnormal costs. 

Professional Fees, planning and building regulation fees and other miscellaneous 
fees/accreditation costs 

Cost Heading Budget Estimate £ 

Legal fees (acq) (10,000 + VAT) 12,000 

Valuation Fees for RP (£2,250 + VAT) 2,700 

Planning and Building Regulation Fees 146,250 

Professional Fees (5.8%) 750,000 

Employer’s Agent or QS for RP (0.5% + VAT) 98,413 

Buildmark Warranty 246,375 

Marketing & sales costs for shared ownership 
units 

96,000 

Legal fees for sale of shared ownership units 46,080 

Site survey costs 56,250 

 

The industry norm for professional fees for a development of this size and scale would be 8 – 10%.  Other 
costs are as shown in the table above.  We are of the opinion that the professional fees are on the low 
side.  It should be noted that RPs cannot normally recover all VAT on certain cost headings. 

S106 Contributions 

We have not received confirmation as to what the financial contributions required will be, but we 
understand that it could be in the region of £209,968 including legal costs.  For our main viability appraisal 
we have not included this sum however we have included it in the sensitivity analysis to provide an 
indication of the effect that it has on viability. 

 Finance Costs and Timescales 

 A finance rate of 5% has been allowed including any arrangement fees and miscellaneous costs 
associated with the loan for the RP.  The cost of borrowing is increasing and an industry norm for the 
house building sector would ordinarily be in the region of 8.5% now.  We are aware that RPs have the 
ability to borrow at lower rates and it is the industry norm to adopt rates that match the capitalisation rate 
which is 5%. 
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 The total development period is 38 months with a construction period including site remediate works, 
drainage works and construction period of 28 months.  It is anticipated that the remediation works will 
take in the region of 4.5 months with the roads, sewers and piled foundations taking 3 months 
approximately.    We have assumed that the first shared ownership sale will take place in month 17 and 
the last sale will take place in month 39.  

 Sales and Marketing Fees 

 Sales and Marketing fees for private sale units are normally estimated to be in the region of 2.5 - 3% of 
the Gross Development Value.  However, for shared ownership units the costs tend to be lower.  

 Profit Margin  

 Ordinarily, a developer would expect a fixed overhead amount plus a percentage of GDV as a return to 
reflect the risk associated with the development.  This can range from 15 – 20% of GDV ordinarily.  RPs 
do not make a profit as such but do make an allowance for internal costs which is normally set at anywhere 
between 2 and 4% of the acquisition and works total.  We have adopted a rate of 3%. 

  Please see below a table for a summary of the costs, noting that this table excludes the site value: 

Component Cost £ 

Build Cost  12,969,720 

Build Cost Contingency 3% of build costs and 
abnormal costs 

492,065 

Site Abnormal Costs – Piled Foundations 846,490 

Site Abnormal Costs – Ground Remediation 798,500 

Site Abnormal Costs – Roads and Sewers 1,587,375 

Site Abnormal Costs – Acoustic Bund and Fence 200,077 

Design and Professional fees @ 5.8% of base 
build cost 

750,000 

Acquisition legal fees inc VAT 12,000 

Disposal legal fees for Shared ownership  46,080 

Valuation Fee  2,700 

Planning and Building Regs 146,250 
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Employers Agent cost inc VAT 98,413 

Buildmark Warranty Insurance 246,375 

Development Period Interest (5%) 1,364,773 

Marketing Costs 96,000 

Site Surveys 56,250 

Registered Provider’s costs (3% of acquisition and 
Works cost) 

537,973 

 

 Benchmark Land Value 

 We have explained the approaches that can be taken in order to assess the benchmark land value. 

 We understand that the price for the land that the RP will pay to Partner Construction will be based upon 
the value of the land on the assumption that planning permission shall be granted for the development as 
proposed. 

 We can confirm that we have disregarded the purchase price agreed between the two parties and have 
used the Existing Use Value + approach (EUV+) of the land for the purpose of this viability assessment.   

 We are aware that the subject property is a site that is located on the edge of the green belt and one that 
is allocated for residential development.  The existing use of the land is previously developed land but the 
site could be considered to be ‘scrubland’.  There has been a lot of development in and around the location 
with sites with planning permission for residential development transacting at values in the region of 
£600,000 per acre.  At 8.4 acres in size that would result in a land value of circa. £5,000,000 - £5,500,000. 

 We have referred back to the Viability Assessment prepared by Keppie Massie in October 2012.  This 
document is very out of date and so does not provide any useful reference points other than it does 
acknowledge that an uplift should be provided to landowners in order to incentivise them to release land 
for residential development. 

 We are of the opinion that a realistic purchase price subject to planning would be in the region of 
£3,200,000 taking all factors into consideration.  As a sense check we are aware that land values for 
affordable housing on a plot basis are typically in the region of £40,000 - £45,000 in comparable locations.  
This equates to £3,520,000 - £3,960,000. 

 We are of the opinion that the existing use value of the subject land taking into account the fact that it has 
an allocation for residential planning permission is in the region of £320,000 per acre.  That equates to an 
existing use value of £2,560,000.   

 We have assumed a benchmark land value of £2,500,000 within our financial appraisals taking all factors 
into consideration. 
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7 Summary and Conclusion 

We have provided commentary on the values and costs associated with the development of the subject 
site. 

We would draw your attention to the section within the viability appraisal in Appendix One under section 
M, an extract of which we have inserted below. 

For RPs parameters are set by their Board’s for approval of developments and it would be unusual for a 
development to be approved unless it meets the parameters set.  We can confirm that in the setting of 
our parameters we have used our experience and knowledge of industry norm assumptions used by 
RPs across the North West Region. 

The main parameters that need to be met are as follows: 

NPV should be equal to or exceed 0 

The loan should be repaid by the end of the cashflow period, ie, 40 years 

Sometimes RPs also require the revenue to exceed costs by year 10, however this can vary from 
organisation to organisation. 

 

Please refer to the appraisal contained in Appendix 1. 

The above results demonstrate that the development, as proposed, is not viable with any S106 
contributions.  Within our appraisal we have not made an allowance for a S106 contribution and it can 
be seen that the NPV is negative.  In addition the loan is not repaid until year 45.  In order for the 
development to become viable the RP would have to reduce their own internal cost allowance from 3% 
to 0% which would not be realistic.  Even then, it is unlikely that the development would meet the 
financial parameters set by the RP. 

We can confirm that we have provided a further appraisal that includes the estimated S106 sum that 
may be required from the Council.  Please see the extract below: 
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It can be seen from the extract above that even if the RPs allowance of 3% is reduced to zero the 
development’s NPV is still negative.  In addition, the loan is not repaid until year 44 indicating that the 
appraisal does not meet the financial parameters set for approval. 

We are aware that the proposed development is for affordable housing and as such the information 
submitted differs from the components that would ordinarily be contained within a development for 
private sale. 

We are satisfied that the information supplied reflects the likely values and costs associated with a 
development for affordable housing.  There are substantial site abnormal costs and this makes the 
viability of the development challenged.  It should be noted that this development will provide much 
needed truly affordable housing within Knowsley.   

In conclusion, we can confirm that the development as proposed is not able to sustain any S106 
contributions. 

Signed by: 

 

 

Melanie Dwyer MRICS 
For Affordable Housing Consultancy Ltd. 
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