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1.0 Introduction 

1.1.1 During earlier stages of the Plan’s development, Dixon Searle Partnership (DSP) was engaged in 

order to provide viability assistance and evidence in the development of the Preferred 

Approach Plan.  That Viability work was carried as part of earlier stages of the Local Plan’s 

development,  between 2019 and 2021 with a final Stage 1 report issued in May 20211.  

 

1.1.2 In 2021 as a result of consultation and newly emerging evidence/national policy, the Council 

commissioned the Stage 2 assessment referred to here, which considers a higher number of 

dwellings to be delivered through the Plan period alongside a potentially amended distribution 

of housing linked to delivery of improvements to the A27. The Stage 2 study provides a 

wholesale refresh of the previous work and considers the viability of the current emerging Local 

Plan, its sites and policies as well as wider national policy changes. 

 

1.1.3 Referred to within DSP’S main Stage 2 report, this document – Appendix IV – provides an 

overview of the research undertaken into residential property values, together with the wider 

economic conditions at the time of writing. Collectively, this research aims to help inform the 

assumptions setting for the residential appraisal testing, providing important background 

evidence by building a picture of values and the variation of those within Chichester Local Plan 

Area. 
 

1.1.4 This report will also provide the Council with an indication of the type and sources of data that 

it could monitor, revisit and update, to further inform its ongoing work where necessary in the 

future. Doing so would provide valuable context for monitoring the delivery subsequent to 

settling policy positions and aspirations. 
 

1.1.5 It should be acknowledged that this is high-level work, and a great deal of variance may be seen 

in practice from one development to another (with site-specific characteristics). This data 

gathering process adopted by DSP involves the review of a range of information sources, so as 

to inform an overview that is relevant to and appropriate for the project context. The aim here 

is to consider changes and trends and therefore enable us to assess with the Council an updated 

context picture so far as is suitable and practically possible. 
 

 
1 DSP: Local Plan & CIL Viability Assessment Stage 1 (Initial review phase 2019-2020) (April 2021) 
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1.1.6 This Appendix is informed by a range of industry reporting and quotes/extracts (shown in italic 

text to distinguish that externally sourced information from DSP’s commentary and context / 

analysis), with sources acknowledged. 
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2.0  Economic/housing market context 

2.1.1. There are a number of sources available in reviewing the current economic and housing 

market context generally. We have made particular reference to the Land Registry, Royal 

Institution of Chartered Surveyors (RICS) market reporting, Office for National Statistics 

(ONS) and Savills market reporting and forecasts. 

2.1.2. These industry reporting resources have all described a similar picture of the current 

economic context alongside the general housing market patterns of the housing market, 

viewed at this time both more widely and in respect of the available information for  

Chichester District Council (CDC). 

2.1.3. Despite the wide disruption and uncertainty within the market caused by the Coronavirus 

pandemic, and the continuing effects of Brexit, the downward effect on house prices did not 

materialise. At the point of the initial review in 2021 house prices continued to grow, 

however there were concerns that the fallout from the pandemic and the ‘cost of living crisis’ 

would affect consumer spending and alter demand. At the time of writing, in January 2023, 

prices have held up well and there remains a fundamental imbalance between supply and 

demand which is particularly acute in the South East and areas such as Chichester District; 

contributing to the overall strength of the housing market throughout uncertain economic 

times. However, we are now seeing month-on-month falls in house prices, and the annual 

rate of house price growth has slowed, with many analysts predicting falls in the coming 

year. The medium to long-term expectations for house prices are that they will be relatively 

stable (with recovery expected from 2024/2025.  

2.1.4. Dixon Searle Partnership (DSP) has studied and analysed the latest economic / housing 

market commentary alongside our own wider experience across the country.  The tone of 

the most recent RICS (Royal Institution of Chartered Surveyors) report of December 2022 

has changed from a general confidence in prices to a ‘buyer demand still falling, resulting in 

fewer sales being agreed’ and ‘Price and sales expectations indicative of further declines in 

the year ahead’. Enquiries and instructions have fallen, and whilst surveyors are ‘less 

downbeat’ than the previous month, most surveyors are predicting ‘some pull-back in 

prices’. It would appear to that the impact of Stamp Duty cuts has been outweighed by the 

rises in mortgage rates and the general economic/inflationary pressures.  

2.1.5. The latest Office for National Statistics (ONS) UK House Price Index (HPI) for November 2022 

focuses on sale prices and trends in data rather than forecasting the future of the housing 

market.  The ONS examines the condition of the market over the last couple of years. The 

HPI is marked from a starting point of 100 in 2015 and is now sitting at 152.11 as of the most 
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recent data from September 2022. The most recent HPI rebased to Chichester District is 

148.65 (November 22), which has increased 11.4% during the year to November 2022 (from 

133.4). At the time of writing, however we have seen falls from a peak of 150.6 in August 

2022 and most commentators are predicting continuing falls in house prices over the coming 

year to two years (followed by restabilising/growth of the market). The signs are that the 

correction in the housing market resulting from the current economic factors such as energy 

costs and inflation is unlikely to be as severe as feared, but nonetheless is likely to result in 

prices falling by 3% to 4% in the coming year. This follows an extended period of price rises 

going back many years.  

2.1.6. Corroborating the sentiment expressed by RICS above, the ONS report that average house 

prices across the Southeast increased by 10.0% over the year to November 2022 but a 

monthly change of -0.5% since October 2022.  

2.1.7. The Savills UK Housing Market Update – January 2023 notes that house prices have fallen for 

the fourth consecutive month and that values are likely to fall across all regions in 2023. 

Savills note that mortgage approvals dropped -28.6% in November compared to the 2018-

19 November average. Sales completion numbers have remained high, however Savills 

consider that this is the result of purchases made with mortgage agreements pre-dating the 

mini-budget. Inflation is thought to be past its peak but is still expected to remain above the 

2.0% target with a consequent effect on incomes and therefore increased pressure on 

affordability. The above Savills analysis is borne out by reports in the housing/construction 

press generally that most of the major developers are retrenching and intend to develop 

fewer properties in the coming year due to a reduced order book.  

2.1.8. The above reports indicate that, in contrast to the situation in 2021, house price growth is 

reversing. Overall the expectation is that house prices in 2023 will see modest falls; although 

as above it should be noted that medium to long term predictions are still for overall rises in 

prices. Recovery is thought to be likely from 2024/2025.  

Stage 1 Study (December 2019 study, finalised May 2021) 

2.1.9. The above picture contrasts with the situation at the time of the previous study. The current 

Bank of England base rate is 3.50%, whereas at the time of most recent Stage 1 study 

reporting (May 2021) it was still at 0.75%. There was considerable uncertainty in the market 

due to the effects of Brexit and the pandemic (with lockdowns still ongoing at the time). 

Prices had levelled off and although not falling were fairly stagnant, with annual (UK) price 

rises being less than 1% per annum on the previous year. As predicted by most surveyors at 

the time, this was followed by something of a recovery later in 2021 as pent up demand from 
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the pandemic era was released – the price of houses in particular rose as a result of changes 

in working patterns seeing people moving further from city centres to larger properties, 

aligning with the trend for home working.  

2.1.10. Whilst we are facing short term falls in house prices it should be noted that over time, house 

price increases tend to outstrip development cost increases. For example, since the Stage 1 

study research of 2019, HPI in Chichester since May 2019 has been 28.35%, whereas the BCIS 

all-in TPI for the same period is 9.85% (and this period includes the past year which has seen 

some of the fastest/largest rises in build costs over the past few years). Even if house prices 

decrease by 10% they will still be significantly higher than previous levels.  

2.1.11. As noted above, whilst some of the uncertainty created by Brexit has reduced, and the 

pandemic is over, we are seeing the economic effects of the latter as well as general 

inflationary pressures caused in part by the war in Ukraine.  

2.1.12. Our previous study commentary noted the uncertainty caused by proposed changes to 

planning policy – this situation remains the same, with the Government’s plans having been 

delayed, but now looking likely to be implemented, although as previously with the detail of 

what exactly will change and how the new system will work still being awaited.  

2.1.13. The picture for commercial property was less positive than currently for retail and office 

uses, with retail pressure continuing and the availability of office space edging up. Industrial 

rents were rising, however the commercial market generally was seen to be in a downturn 

with transactional volumes low. As the Stage 1 study progressed, however, an improvement 

was seen in retail property as the country opened up following the pandemic (albeit from a 

very low point). At the current time, retail is forecast to worsen, however industrial sites (in 

particular distribution/storage) have seen an uplift. However the ‘market sentiment’ 

reported currently by Knight Frank is ‘weaker’ in most cases. Savills report that yields are 

increasing, although ‘average prime yields’ have stabilised.   
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3.0  Residential market review 
 

3.1.1. Consistent with our assessment principles, DSP research data from a range of readily 

available sources, as also directed by the Planning Practice Guidance (PPG). As noted above, 

these are sources that could also be used by the Council for any future similar work, updating 

or monitoring. In the following sections we will provide an outline of the data reviewed.  

 

3.1.2. The residential market review and data collection/analysis phase for this Stage 2 work was 

conducted using data from the Land Registry grouped into settlements within the Local Plan 

Area between 2021 and 2022. Value level ranges were estimated for each settlement based 

on a variety of data presentation and analysis techniques including quartile analysis. This 

process comprised the desktop-based research and analysis of both sold and asking prices 

for new build and resale property across the Local Plan Area. 

 

3.1.3. In addition to the Land Registry analysis, DSP also reviewed currently available new build and 

re-sale properties for sale using property search engines such as Rightmove (December 2022 

– January 2023) to cross-check findings and ensure consistency. We consider this combined 

approach provides a proportionate but appropriately robust evidence basis – again aligning 

with the PPG.  

 

Values indicated/assumed in the Stage 1 study 

3.1.4. For the Stage 1 study, following the same extensive data collection and analysis process 

conducted between 2018 - 2021, we considered the key new build property values – i.e., the 

most relevant range to housing delivery in 2021, varied across a wider range of  between 

£3,750/sq. m. to £4,500/sq. m. in the south of the Local Plan Area. 

 

3.1.5. The northern portion of the Local Plan Area at the time indicated a narrower range of typical 

new build property values being approximately £4,250-£4,750/sq. m. Overall our analysis in 

2021 concluded values in the north of the district were typically greater than values in the 

south.   

 

3.1.6. Since completion of the Stage 1 study in May 2021, house prices have risen by 19.5% and 

the updated new values research and analysis below informed the current Stage 2 work.  
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3.2. Stage 2 Review of Land Registry New Build Sold Prices Data – (May 2021 - December 2022) 

 

3.2.1. Following tables below provide Chichester District based summary of Land Registry 

published sold prices data – again focusing solely on new build housing. The floor areas have 

been sourced separately – from the Domestic Energy Performance Certificate (EPC) Register 

operated by Landmark on behalf of the Government and available to view via 

www.epcregister.com under the DCLG’s remit. Property values have been updated in line 

with the UK House Price Index (HPI) at the point of data collection i.e., December 2022. Due 

to its size, the full data set has not been included - but can be requested if required. 

 

Table 1b – Land Registry Sold Prices Review Analysis – New Build Property – Average Price and quartile 

analysis by Settlement – Chichester District - South 

 
 

3.2.2. A key point of this analysis is to consider all available information in an appropriate way for 

the study purpose and strategic level, which in this case requires a high-level overview of 

general values ‘patterns’ rather than aiming necessarily to reflect finer grained variations 

and potential site-specifics. Excluding part of settlements analysis with a small sample data 

(As per table 1b). The data compiled indicates the typical range of new build property values 

to be from around £4,250/m2 to £5,000 /m2, although it is important to note that testing 

should explore levels outside of this range. 

 

  

http://www.epcregister.com/
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3.3. Stage 2 Review of Land Registry Re-sale Sold Prices Data – (June 2022 - December 2022) 

 

3.3.1. A similar process has been undertaken as above for re-sale property with the following 

Tables providing a district summary of Land Registry published sold prices data – focusing 

solely on resale housing. Due to the size of the dataset and the number of smaller 

settlements with small data samples, we have produced a further analysis by Chichester 

Local Plan Area – North Area and Chichester Local Plan Area – South Area. As above, the 

floor areas have been sourced separately – from the Domestic Energy Performance 

Certificate (EPC) Register operated by Landmark on behalf of the Government and available 

to view via www.epcregister.com under the DCLG’s remit. Property values have been 

updated in line with the UK HPI (area-specific figures) at the point of data collection i.e., 

December 2022. Due to its size the full data set it has not been included here, however it can 

be requested by the Council. 

 

Table 3b – Land Registry Sold Prices Review Analysis – Resale Property – Quartile Analysis by 

Settlement – Chichester Local Plan Area – North 

 
 

 

Table 3b – Land Registry Sold Prices Review Analysis – Resale Property – Quartile Analysis by 

Settlement – Chichester Local Plan Area – South 

http://www.epcregister.com/
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3.3.2. Given the context of the study, being a high-level overview of viability at a strategic level, we 

have considered general values ‘patterns’ rather than aiming necessarily to reflect finer 

grained variations and potential site specifics. The data compiled indicates the typical range 

of the resale property values for: 

- Chichester Local Plan  North Area: to be from around £4,500/m2 to £5,500/m2+ 

- Chichester Local Plan South Area: to be from around £4,250/m2 to £4,750/m2. 

Although it is important to note that testing should explore levels outside of this range.   

 

 

3.4. Stage 2 Available New Builds – Advertised for Sale – (December 2022 - January 2023) 

 

3.7.1 Table 4b provides an updated summary of the available new build properties that were on 

the market for sale in December 2022 - January 2023 across the Local Plan Area, as found 

through web-searching, including www.rightmove.co.uk; various house builders’ &  estate 

agents’ websites and associated follow up enquiries if relevant. The 5% deduction is intended 

to recognise that there will usually be an adjustment between marketing and sales price.  

Many of the results currently advertised were not yet able to provide accurate floor 

plan/unit sizes. As such, in these instances, we have provided general assumed sizes for 

these entries based on what we have found represents typical new build sizes for those unit 

types in the borough. The following table therefore presents another high-level sense check 

of our assumed values. 
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Table 4a – New Builds Advertised for Sale – (December 2022 – January 2023); Source Rightmove.co.uk  
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3.5. Stage 2 Available Resale Dwellings – Advertised for Sale – (December 2022 - January 2023) 

 

3.5.1. Similar process has been undertaken as above for re-sale property and updated summary of 

the available resale properties that were on the market for sale in December 2022 - January 

2023 across the Local Plan Area, as found through web-searching, including 

www.rightmove.co.uk; various house builders’ & estate agents’ websites and associated 

follow up enquiries if relevant. Due to its size the full data set it has not been included here, 

however it can be requested by the Council. 

 

Table 4a – Resale Values - Property Advertised for Sale – (December 2022 – January 2023); Source 

Rightmove.co.uk 

 

 

3.5.2. At a district wide level the data compiled indicates the typical range of re-sale property 

values to be from around £4,000/m2 to £5,500/m2+, although it is important to note that 

testing should explore levels outside of this range. 
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3.6. Stage 2 DSP Residential ‘Value Levels’ (VLs)  

3.8.1 Overall, for the purposes of this Local Plan Review viability study, we decided to focus our 

appraisals on the following values range – represented by what we refer to as Value Levels 

(VLs) 1-8+ indicative by location 2 , all in accordance with the extensive research values 

analysis outlined above. See Table 5a below (note: table also included for ease of reference 

in Appendix I). Above all, this shows the scale of values as well as the variation of those values 

seen in different parts of the Local Plan Area. At the time of compiling Appendix I in Autumn 

2022, we considered typical new build property values in Chichester Local Plan Area to fall 

within the overall VLs range of £4,250/m2 to £4,750/m2 (i.e. approximately £394/sf to 

£441/sf) in the south and £4,500/m2 to £5,500+/m2 in the north  

 

 

   Table 5a – DSP Value Levels  

 

 

3.8.2 As in all areas, values are always mixed to some extent – within particular wards and even 

within sites. The table above assumes the gross internal floor areas for dwellings as shown 

below in Table 6a (these are purely for the purpose of the above market dwelling price 

illustrations) for the ‘standard’ scenario set.  

 

Table 6a – Assumed Unit Sizes  
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3.7. Retirement, Sheltered and Extra Care Housing research  

 

3.9.1 DSP conducted research on the value of new build retirement units in the Local Plan Area to 

inform bespoke appraisal testing for both sheltered and extra care development typologies. 

DSP has significant experience of carrying out site-specific viability reviews on numerous 

schemes which typically show the value of retirement/sheltered new build property exceed 

normal market housing.   

 

3.9.2 At the time of data collection and analysis, no new build retirement, sheltered or extra care 

housing data was available. On this basis and in order to build upon the previous Stage 1 

data analysis, we also considered the Retirement Housing Group (RHG) method for values 

analysis – see below.  

 

3.9.3 According to the Retirement Housing Group (RHG) in their paper amended February 2016 

which discusses assumptions for strategic policy viability it is possible to value sheltered 

housing by assuming that a 1-bed new build sheltered flat is worth 75% the value of a second-

hand 3-bed semi-detached property locally, with a 2 bed new build sheltered flat being 

worth 100% of the value. In addition, extra care housing is typically considered to be 25% 

higher than sheltered housing.  

 

3.9.4 DSP have conducted research into recent sales transactions for second-hand 3-bedroom 

semi-detached properties within Chichester Local Plan Area to follow this methodology. The 

results provide a sense check on our other retirement research. Ultimately it corroborates 

the impression that new build retirement units represent higher value levels in the Local Plan 

Area. 
 

Table 8a – RHG Analysis – January 2023 
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4.0  Land Values context 

 

4.1.1. As with the residential and commercial values, DSP also considered information as far as 

available regarding land values. We focused on two main reports, the first being the Savills 

Market in Minutes: UK Residential Development Land – Q3 2022 which describes continuing 

growth, although at a slower rate than in 2021 and with ‘downward pressures’.  Savills report 

strong demand for development land and an ongoing scarcity of sites, meaning that demand 

continues – however a combination of factors is putting pressure on land values, including a 

slowing of house price growth, the cost of debt, the end of Help to Buy, and increased build 

cost. Annual growth is now at 6.3% for UK greenfield land, and 6.2% for urban land (down 

from 8.8% and 6.8% the previous year). 

 

4.1.2. The Knight Frank report ‘Residential Development Land Index Q3 – 2022’ corroborates the 

sentiment expressed above, headlining that ‘Rising costs put downward pressure on land 

prices’.  

 

4.1.3. Knight Frank report concerns over customer demand, with the majority of respondents to 

their survey feeling that land prices would remain the same and nearly a quarter feeling 

prices would fall.  Knight Frank note the rising cost of debt and increasing cost of living, which 

they expect to slow house price growth and alongside build cost growth therefore temper 

growth in land prices. However it is thought the increased costs of borrowing might result in 

more land coming forward in the longer term ‘as lower prices and higher borrowing rates 

encourage landowners to sell and develop land’. 

 

4.1.4. To summarise, both reports indicate a continuing high demand for, and low supply of, 

development land, however note the various cost pressures and market uncertainty which 

appear to be reducing the current rate of growth and likely to result in a reduction or possibly 

even reverse in growth in land prices.  

 

4.2. Benchmark Land Values  

4.2.1 Land value in any given situation should reflect specific viability influencing factors, such as:  

 

➢ The existing use scenario 

➢ Planning approval and status / risk (as an indication and depending on circumstances, 

planning risk factors may equate to a reduction from a “with planning” land value by 

as much as 75%) 
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➢ Development potential – scale, type, etc. (usually subject to planning) 

➢ Development constraints – including site conditions and necessary works, costs and 

obligations (including known abnormal factors) 

➢ Development plan policies 

 

4.2.2 It follows that the planning policies and obligations will have a bearing on land value; as has 

been recognised by examiners and Planning Inspectors. 

 

4.2.3 In order to consider the likely viability of local plan policies in relation to any development 

scheme relevant to the Local Plan, the outturn results of the development appraisals (the 

RLVs viewed in £/ha terms) need to be somehow measured against a comparative level of 

land value. This is a key part of the context for reviewing the strength of the results as those 

changes across the range of assumptions on sales values (GDVs) and crucially including the 

effect of local plan policies (including affordable housing) and other sensitivity tests.  

 

4.2.4 This comparison process is, as with much of strategic level viability assessment, not an exact 

science. It involves judgements and well-established acknowledgements that, as with other 

appraisal aspects, land values will in practice vary from scheme to scheme as well as being 

dependent to some extent on timing in relation to market conditions and other wider 

influences such as Government policy. The levels of land values selected for this comparison 

context are often known as ‘benchmark’ land values, ‘viability tests’ (as referred to in our 

results tables – Appendices II and III) or similar. They are not fixed in terms of creating 

definite cut-offs or steps in viability, but in our experience, they serve well in terms of adding 

a layer of filtering to the results, to help enable the review of those; they help to highlight 

the tone of the RLV results and therefore the changing strength of relationship between the 

values (GDVs) and development costs as the appraisal inputs (assumptions) change.  

 

4.2.5 As suitable (appropriate and robust) context for a high-level review of this nature, DSP’s 

practice is to compare the wide range of appraisal RLV results with a variety of potential land 

value comparisons in this way. This allows us to consider a wide range of potential scenarios 

and outcomes and the viability trends across those.  

 

4.2.6 The land value comparison levels are not fixed or even guides for use on scheme specifics; 

they are purely for this assessment purpose. In our experience, sites will come forward at 

alternative figures – including in some cases beneath the levels assumed for this purpose. 

We have considered land values in a way that supports an appropriately “buffered” type 

view.  
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4.3. National Planning Policy Framework – September 2019 

 

4.3.1 The revised NPPF was published in July 2018 and revised in February 2019. This sits alongside 

the Planning Practice Guidance (PPG) (in relation to viability both at plan making and decision 

taking stages of the planning process). The latest PPG on viability (September 2019) makes it 

clear that benchmark land values (BLVs) should be based on the Existing Use Value (EUV) plus 

approach and states: ‘A benchmark land value should be established on the basis of the 

existing use value (EUV) of the land, plus a premium for the landowner [which] should reflect 

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

their land. The premium should provide a reasonable incentive, in comparison with other 

options available, for the landowner to sell land for development while allowing a sufficient 

contribution to comply with policy requirements. This approach is often called ‘existing use 

value plus (EUV+).’ 

 

4.3.2 Further relevant extracts from the PPG (September 2019) are set out below. 

 

➢ ‘Benchmark land values should:  

➢ Be based upon existing use value 

➢ Allow for a premium to landowners (including equity resulting from those building their 

own homes) 

➢ Reflect the implications of abnormal costs; site-specific infrastructure costs; and 

professional site fees’ 

 

4.3.3 ‘Viability assessments should be undertaken using benchmark land values derived in 

accordance with this guidance. Existing use value should be informed by market evidence of 

current uses, costs and values. Market evidence can also be used as a cross-check of 

benchmark land value but should not be used in place of benchmark land value. There may 

be a divergence between benchmark land values and market evidence; and plan makers 

should be aware that this could be due to different assumptions and methodologies used by 

individual developers, site promoters and landowners.’ 

 

4.3.4 ‘This evidence should be based on developments which are fully compliant with emerging or 

up to date plan policies, including affordable housing requirements at the relevant levels set 

out in the plan. 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 
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historic benchmark land values of non-policy compliant developments are not used to inflate 

values over time.’ 

 

4.3.5 ‘In plan making, the landowner premium should be tested and balanced against emerging 

policies. In decision making, the cost implications of all relevant policy requirements, 

including planning obligations and, where relevant, any Community Infrastructure Levy (CIL) 

charge should be taken into account.’ 

 

4.3.6 The Planning Practice Guidance (September 2019) on factors to be considered to established 

benchmark land values continues: 

 

4.3.7 ‘Existing use value (EUV) is the first component of calculating benchmark land value. EUV is 

the value of the land in its existing use. Existing use value is not the price paid and should 

disregard hope value. Existing use values will vary depending on the type of site and 

development types. EUV can be established in collaboration between plan makers, 

developers and landowners by assessing the value of the specific site or type of site using 

published sources of information by assessing the value of the specific site or type of site 

using published sources of information such as agricultural or industrial land values, or if 

appropriate capitalised rental levels at an appropriate yield (excluding any hope value for 

development).’  

 

4.3.8 ‘Sources of data can include (but are not limited to): land registry records of transactions; 

real estate licensed software packages; real estate market reports; real estate research; 

estate agents’ websites; property auction results; valuation office agency data; public sector 

estate / property teams’ locally held evidence.’ 

 

4.3.9 The Planning Practice Guidance (September 2019) states the following on how the premium 

for viability assessment to the landowner should be defined:  

 

4.3.10 ‘The premium (or the ‘plus’ in EUV+) is the second component of benchmark land value. It is 

the amount above existing use value (EUV) that goes to the landowner. The premium should 

provide a reasonable incentive for a land owner to bring forward land for development while 

allowing a sufficient contribution to fully comply with policy requirements.’  
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4.3.11 ‘Plan makers should establish a reasonable premium to the landowner for the purpose of 

assessing the viability of their plan. This will be iterative process informed by professional 

judgement and must be based upon the best available evidence informed by cross sector 

collaboration. Market evidence can include benchmark land values from other viability 

assessments. Land transactions can be used but only as a cross check to other evidence. Any 

data used should reasonably identify any adjustments necessary to reflect the cost of policy 

compliance (including for affordable housing), or differences in the quality of land, site scale, 

market performance or different building use types and reasonable expectations of local 

landowners. Policy compliance means that the development complies fully with up to date 

plan policies including any policy requirements for contributions towards affordable housing 

requirements at the relevant levels set out in the plan. A decision maker can give appropriate 

weight to emerging policies. Local authorities can request data on the price paid for land (or 

the price expected to be paid through an option or promotion agreement).’  

 

4.3.12 ‘Plan makers should establish a reasonable premium to the landowner for the purpose of 

assessing the viability of their plan. This will be iterative process informed by professional 

judgement and must be based upon the best available evidence informed by cross sector 

collaboration. Market evidence can include benchmark land values from other viability 

assessments. Land transactions can be used by only as a cross check to other evidence. Any 

data used should reasonably identify any adjustments necessary to reflect the cost of policy 

compliance (including for affordable housing), or differences in the quality of land, site scale, 

market performance or different building use types and reasonable expectations of local 

landowners. Policy compliance means that the development complies fully with up to date 

plan policies including any policy requirements for contributions towards affordable housing 

requirements at the relevant levels set out in the plan. A decision maker can give appropriate 

weight to emerging policies. Local authorities can request data on the price paid for land (or 

the price expected to be paid through an option or promotion agreement).’  

 

4.3.13 In order to inform the BLVs for use here, we have reviewed existing evidence, previous 

viability studies, site specific viability assessments and in particular have had regard to 

published Government sources of land values for policy application3. The Government data 

provides industrial, office, residential and agricultural land value estimates for the local sub-

region but not all areas are covered. This includes data for Chichester District Borough in 

relation to residential land estimates. Not all areas are covered and as is the case in most LA 

areas, Chichester District may well have varying characteristics. Therefore, where data is 

 
3 MHCLG: Land value estimates for policy appraisal 2017 (May 2018) 
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insufficient, we have made use of our own experience and judgement in order to utilise a 

‘best fit’ from the available data. The benchmarks indicated within the appendices are 

therefore informed by this data and other sources as described above.  

 

4.3.14 The residential land value estimates in particular require adjustment for the purposes of 

strategic viability testing due to the fact that a different assumptions basis is used in our 

study compared to the truncated valuation model used for the residential land value 

estimate. This (and other) viability assessments, assume all development costs are 

accounted for as inputs to the RLV appraisal, rather than those being reflected within a much 

higher, “serviced” i.e. “ready to develop” level of land value. The MHCLG truncated valuation 

model provides a much higher level of land value as it assumes all land and planning related 

costs are discharged, assumes that there is a nil affordable housing requirement (whereas in 

practice the affordable housing requirement can impact land value by around 50% on a 0.5 

ha site with 35% AH) with no CIL or other planning obligations allowance. That level of land 

value would also assume that full planning consent is in place, whereas the risk associated 

with obtaining planning consent can equate to as much as a 75% deduction when adjusting 

a consented site value to an unconsented land value starting point. Lower quartile build costs 

and a 17% developer’s profit (compared to the assumed median build costs and 17.5% 

developer’s profit used in this study) are additional assumptions that lead to a view of land 

value well above that used for comparison (benchmark purposes) in viability assessments 

such as this. So, the assessment approach (as relates to all land values) assumes all 

deductions from the GDV are covered by the development costs assumptions applied within 

the appraisals. In our view this would lead to a significantly reduced residential land value 

benchmark when taking into account all of those factors.  

 

4.3.15 The figure that we consider representing the minimum land value likely to incentivise release 

for development under any circumstances in the local context is around £250,000/ha, based 

on gross site area. In our experience of dealing with site specific viability, greenfield land 

values tend to be assumed at minimum option agreements levels. These are typically around 

£100,000 and not exceeding £200,000 per gross acre (i.e. approx. £250,000 to a maximum 

of £500,000 per gross hectare). Land values at those levels are likely to be relevant to 

development on greenfield land (e.g. agricultural land or in cases of enhancement to amenity 

land value).  

 

4.3.16 At this level, it could be relevant for consideration as the lowest base point for enhancement 

to greenfield land values (with agricultural land reported by the VOA and a range of other 
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sources to be valued at circa £20,000 - £25,000/ha in existing use). The HCA issued a 

transparent assumptions document which referred to guide parameters of an uplift of 10 to 

20 times agricultural land value. This sort of level of land value could also be relevant to a 

range of less attractive locations or land for improvement. This is not to say that land value 

expectations in such scenarios would not go beyond these levels either – they could well do 

in a range of circumstances.  

 

4.3.17 The EUV+ BLVs used within the study therefore range between £250,000/ha for greenfield 

land (including a significant uplift from existing agricultural values) to approximately 

£3,500,000/ha for upper PDL/Residential land values.  

 

4.3.18 Matters such as realistic site selection for the particular proposals, allied to realistic land 

owner expectations on site value, will continue to be vitally important. Even moving away 

from a ‘market value’ led approach, site value needs to be proportionate to realistic 

development scope and site contracts, ensuring that headroom for supporting necessary 

planning obligations is not overly squeezed beneath the levels that should be achieved.  

 

4.3.19 The latest RICS Guidance4 (updated to reflect the new NPPF and PPG) refers to benchmark 

land value as follows ‘The value to be established on the basis of the existing use value (EUV) 

plus a premium for the landowner (PPG, paragraph 013) or the alternative use value (AUV) 

in which the premium is already included. PPG paragraph 014 is clear that there ‘may be a 

divergence between benchmark land values and market evidence; and plan makers should 

be aware that this could be due to different assumptions and methodologies used by 

individual developers, site promoters and landowners.’ 

 

4.3.20 The Local Housing Delivery Group report5 chaired by Sir John Harman (again pre-dating the 

new NPPF and PPG), notes that: ‘Consideration of an appropriate Threshold Land Value needs 

to take account of the fact that future plan policy requirements will have an impact on land 

values and landowner expectations. Therefore, using a market value approach as the starting 

point carries the risk of building-in assumptions of current policy costs rather than helping to 

inform the potential for future policy. Reference to market values can still provide a useful 

‘sense check’ on the threshold values that are being used in the model (making use of cost-

effective sources of local information), but it is not recommended that these are used as the  

 
4 Assessing viability in planning under the National Planning Policy Framework 2019 for England 
5 Local Housing Delivery Group – Viability Testing Local Plans (June 2012) 
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basis for the input into a model… We recommend that the Threshold Land Value is based on 

a premium over current use values and credible alternative use values.’  

 

4.3.21 The revisions to the Viability PPG and the new NPPF (in July 2018), as described above, now 

very clearly advise that land value should be based on the value of the existing use plus an 

appropriate level or premium or uplift to incentivise release of the land for development 

from its existing use.  

 

4.3.22 Any overbid level of land value (i.e. incentive or uplifted level of land value) would be 

dependent on a ready market for the existing or other use that could be continued or 

considered as an alternative to pursuing the redevelopment option being assumed. The 

influences of existing / alternative use on site value need to be carefully considered. At a 

time of a low demand through depressed commercial property market circumstances, for 

example, we would not expect to see inappropriate levels of benchmarks or land price 

expectations being set for opportunities created from those sites. Just as other scheme 

specifics and appropriate appraisal inputs vary, so will landowner expectation.  

 

4.3.23 In summary, reference to the land value benchmarks range as outlined within the report and 

shown within the Appendix IV results summary tables footnotes (range overall £250,000 to 

£3,500,000/ha) have been formulated with reference to the principles outlined above and 

are considered appropriate. 

         Appendix IV Ends 

         


