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Appendix 2 – Key Relevant Planning Policies 

National 

At the national level, Local Plan preparation and associated decision-making is 
primarily informed by a national guidance base composed of the National Planning 
Policy Framework (NPPF) and the Planning Practice Guidance   (PPG) 

National Planning Policy Framework (2019) 

Originally published in July 2018, with revisions in February 2019, the NPPF lays out 
central government’s broad planning polices for England, and the expectations 
informing their application. 

The NPPF attempts to presume in favour of sustainable development where possible 
– considering three areas of sustainability: economic, social, and environmental. In 
its application, the framework encourages quality co-operation between applicants, 
Local Planning Authorities (LPAs) and communities to achieve desirable local 
outcomes.  

With regard to planning decisions, paragraph 118 outlines the route LPAs should 
take by: 

• encouraging multiple benefits from land through mixed use schemes and 
opportunities to achieve net environment gains; 

• recognising the multiple functions of undeveloped land; 

• giving substantial weight to the redevelopment of brownfield land within 
settlements for homes and other identified needs; and 

• Supporting the development of under-utilised land and buildings, especially 
where this helps to meet identified needs for housing where land supply is 
constrained. 



The NPPF is conscious that the supply of large numbers of homes is often best 
achieved through new settlements (such as Otterpool) which are planned to meet 
identified needs. Where this is the case it details some of the aims and expectations 
of this kind of development, with particular regard to sustainability and the need to 
meet a floor level of 10% affordable housing – although provision is made for LPAs 
to revise this upwards according to their own guidance. 

Planning Practice Guidance (2018) 

The PPG is a complimentary document to the NPPF – designed to support the policy 
ambitions of the NPPF with practical guidance for application. It is intended that be 
read as one coherent policy framework. 

Key Areas of the PPG which relate to the Otterpool Park development are Design, 
Heritage, and Health and Wellbeing.  

The PPG specifically calls for new settlements to be of high quality design, 
presenting a good mixture of tenures and uses to maintain the longevity of the 
scheme. 

The PPG requires heritage assets to be conserved in a manner appropriate to their 
significance. This should be done in a flexible and thoughtful manner – with care 
taken to understand the significance of the heritage assets including, but not limited 
to, identifying opportunities and restrictions surrounding them at an early stage in the 
process. 

Health and wellbeing of the future inhabitants of new settlements is a key 
consideration, with the health infrastructure in particular forming a key part of the 
PPG. 

Settlement design should encourage healthy behaviours and support reductions in 
health inequalities. The mental and physical health of the local community should be 
supported at all ages. 

Regional & Local 

The Folkestone & Hythe District Council Core Strategy Review (2018) forms the core 
statment of policy relating to the Otterpool Park New Settlement.   



Primarily the key polices relating specifically to Otterpool are policies SS6-SS9: 

• SS6: New Garden Settlement - Development Requirements; - sets out requirements 
including in respect of use types and unit mixes. Requires a focus on quality 
landscaping and outdoor space. Requires delivery of a transport hub at 
Westenhanger Station. This policy identifies Otterpool Park as a suitable location for 
a new garden settlement and emerging Policy CSD9 has identified land to the south 
of Sellindge for additional housing. 

• SS7: New Garden Settlement - Place Shaping Principles – this policy includes 
requirements for how infrastructure is to be delivered, and the level of landscaping 
to be provided, including buffer zones between the M20/High Speed Transport 
corridor and the residential areas. Requires upgrading to the M20 junction 11, 
Westenhanger Station updgrade, bus services network upgraded. 

• SS8: New Garden Settlement - Sustainability and Healthy New Town Principles; this 
will have an impact on plot build costs including the sustainability requirements which 
affect build costs. It includes among others policies regarding SUDS and BREEAM 
requirements. 

• SS9: New Garden Settlement - Infrastructure, Delivery and Management – sets out 
the general requirement in respect of infrastructure delivery and how this should be 
secured, via Section 106 and Section 278 Agreements. Key parts of this policy 
include that Otterpool should be self-sufficient in respect of education, health, 
community, transport and other infrastructure, and that critical infrastructure such as 
primary education should be provided in the first phases of development – with the 
provision of infrastructure being phased in a way that does not disadvantage early 
residents or neighbouring communities through placing pressure on existing 
infrastructure in the local area. 

These policies will function in conjunction with policies CSD1, CSD2, and CSD4.  

Policy CSD1 is on the subject of Balanced Neighbourhoods, and includes minimum 
requirements for affordable housing as well as addressing the housing tenure split 
and specialist housing needs. 

According to the policy, all housing development should, subject to viability, include 
a broad range of tenures – incorporating market sale, shared equity, intermediate 
and affordable rented homes.  



It’s requirements for an Otterpool include the following: 

• Development proposing (or land of 0.5ha or more in size) 15 or more dwellings (net 
gain) should provide 30% affordable dwellings on-site, subject to viability. 

• Affordable provision should be made on-site, unless off-site provision or financial 
contribution can be robustly justified. 

• Provision of affordable housing within individual sites/settlements should not be 
concentrated in one location, and must be designed to integrate in function and 
appearance with private housing and existing properties.  

Policy CSD2 sets out the LPAs housing needs, which will govern the character and 
development of Otterpool. Policy CSD2 lays out the housing needs as follows: 

• at least half of new homes by 2026 to be three bedroom (or larger) dwellings; 

• developments of 10 dwellings (Class C3) or more to include 20% of market dwellings 
meeting Lifetime Homes standards, unless demonstrated to be unfeasible in design 
or viability terms; development to maintain the vitality and mix of activity in the local 
economy and neighbourhoods, 

• or alternatively directly contribute to meeting the long-term flexible living or care 
requirements of residents, and; 

• residential accommodation providing an element of care to; not lead to an over-
concentration of socially vulnerable people in a neighbourhood; make a suitable 
contribution as necessary to the community and sustainable transport infrastructure 
needs associated with residents, and; be designed to provide a high quality of care. 

Policy CSD4 includes requirements for Green Infrastructure and Open Space, 
including biodiversity net gain.   

Improvements in green infrastructure (GI) assets in the district will be actively 
encouraged as will an increase in the quantity of GI delivered by Shepway District 
Council working with partners and developers in and around the sub-region, including 
through pursuing opportunities to achieve net gains in biodiversity, and positive 
management of areas of high landscape quality or high coastal/recreational potential. 



Green infrastructure will be protected and enhanced and the loss of GI uses will not 
be allowed, other than where demonstrated to be in full accordance with national 
policy, or a significant quantitative or qualitative net GI benefit is realised or it is 
clearly demonstrated that the aims of this strategy are furthered and outweigh its 
impact on GI. Moreover: 

• Development must avoid a net loss of biodiversity. 

• The highest level of protection in accordance with statutory requirements will be 
given to protecting the integrity of sites of international nature conservation 
importance. 

• A high level of protection will be given to nationally designated sites (SSSI and 
Ancient Woodland) where development will avoid any significant impact. 

• Appropriate and proportionate protection will be given to habitats that support higher-
level designations, and sub-national and locally designated wildlife/geological sites 
(including Kent BAP habitats, and other sites of nature conservation interest). 

• Planning decisions will have close regard to the need for conservation and 
enhancement of natural beauty in the AONB and its setting, which will take priority 
over other planning considerations. Elsewhere development must not jeopardise the 
protection and enhancement of the distinctive and diverse local landscapes in 
Shepway (especially where these support the setting of the AONB), and must reflect 
the need for attractive and high-quality open spaces throughout the district. 

The policy also outlines the management of strategic open space, with a focus on: 

• Adapting to and managing climate change effects. 

• Protecting and enhancing biodiversity and access to nature, particularly in green 
corridors and other GI Strategic Opportunities in Figure 5.3, with appropriate 
management of public access (including a Sustainable Access Strategy for 
Dungeness and together with a strategic approach to the international sites as 
detailed above); and also avoiding development which results in significant 
fragmentation or isolation of natural habitats. 



• Identifying opportunities to expand the GI functions of greenspaces and their 
contribution to a positive sense of place (including enhancements to public open 
spaces and outdoor sports facilities). 

• Tackling network and qualitative deficiencies in the most accessible, or ecologically 
or visually important GI elements, including improving the GI strategic fringe zones 
in Figure 5.3 through landscape improvements or developing corridors with the 
potential to better link greenspaces and settlements. 
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Appendix 3: Professional Guidance (RICS) 

Introduction 

1.1 This section summarises the extracts of the RICS Guidance Note: Financial Viability in 
Planning (“the RICS GN”) and the RICS Professional Statement: Financial Viability in 
Planning – Conduct and Reporting (“the RICS PS”) relevant to undertaking a viability 
assessment. 

The RICS Guidance Note: Financial Viability in Planning 

1.2 The RICS GN was published in August 2012. The purpose of the guidance note is to 
enable all participants in the planning process to have a more objective and transparent 
basis for understanding and evaluating financial viability in a planning context. It provides 
practitioners with advice in undertaking and assessing viability appraisals for planning 
purposes. 

1.3 The RICS GN defines financial viability for planning purposes; separates the key 
functions of development, being land delivery and viable development (in accordance, 
and consistent, with the NPPF); highlights the residual appraisal methodology; defines 
site value for both scheme specific and area-wide testing in a market rather than 
hypothetical context; what to include in viability assessments; terminology and suggested 
protocols; and the uses of financial viability assessments in planning. 

1.4 The guidance note provides all those involved in financial viability in planning and related 
matters with an objective methodology framework and set of principles that can be 
applied for both plan making and development management. 

1.5 The guidance note is grounded in the statutory and regulatory planning regime that 
currently operates in the UK. It is consistent with the Localism Act 2011, the NPPF, and 
the CIL Regulations 2010. 

1.6 Financial viability for planning purposes is defined as follows: -  

“An objective financial viability test of the ability of a development project to meet its costs 
including the cost of planning obligations, whilst ensuring an appropriate site value for 
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the landowner and a market risk adjusted return to the developer in delivering that 
project.” 

1.7 This FVA and accompanying analysis have been prepared fully in accordance with the 
provisions of the RICS GN. 

1.8 We understand that a second edition of the RICS GN is in the course of preparation in 
response to recent case law and following the publication of the revised NPPF and PPG. 
We believe the principles set out in the 2012 RICS GN are still relevant to current viability 
assessments notwithstanding the revisions to the NPPF and PPG. In applying these 
principles, we do however take into account these revisions in undertaking our 
assessment. 

The RICS Professional Statement: Financial Viability in Planning – Conduct and 
Reporting 

1.9 In July 2018 a revised NPPF and National Planning Practice Guidance (NPG) were 
issued. The NPPF was further updated in February 2019 and the NPG updated in May 
2019. This followed the earlier decision in Parkhurst Road Ltd v Secretary of State for 
Communities and Local Government & Anor [2018] EWHC 991. The RICS Professional 
Statement (May 2019) has therefore been informed by the NPPF, NPG and the High 
Court decision, as well as practitioner experience.  

1.10 The Professional Statement sets out mandatory requirements that inform the practitioner 
on what must be included within financial viability assessments and how the process 
must be conducted. The rationale for the practice statement reflects that planning 
applications involve a statutory process that is subject to public scrutiny where often 
viability assessments are important and need to provide public confidence in a process 
that is inevitably complex, but nevertheless must inform the planning decision-maker. 

1.11 The Professional Statement is effective from 1 September 2019 and applies to all 
Chartered Surveyors and regulated firms of Chartered Surveyors.  It applies to both area 
wide (policy making) and scheme specific assessments (decision making). The Practice 
Statement is mandatory to originators of viability assessments as well as reviewers and 
in area with viability assessments.  
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1.12 The purpose of the Practice Statement is to demonstrate how a reasonable, objective 
and impartial outcome, without interference, should be arrived at, and so support the 
statutory planning decision process. It also aims to support and complement the 
government's reforms to the planning process announced in July 2018 and subsequent 
updates, which include an overhaul of the NPPF and NPG on viability and related 
matters.  The new policy and practice advice prioritise the assessment of viability at the 
plan-making stage and identifies existing use value as the starting point for assessing 
the uplift in value required to incentivise the release of land. 

1.13 It should be noted that the practice statement was in effect approved by both the MHCLG 
and GLA (it was also reviewed by the Law Society, RTPI, Planning Officers Society and 
other sector representatives).  

1.14 The practice statement sets out 14 mandatory requirements for all RICS practitioners 
when undertaking viability assessments: 

2.1 Objectivity, impartiality and reasonableness statement 

2.2 Confirmation of instructions and absence of conflicts of interest 

2.3 A no contingent fee statement 

2.4 Transparency of information 

2.5 Confirmation where the RICS member is acting on area-wide and 
scheme-specific FVAs 

2.6 Justification of evidence and differences of opinion 

2.7 Benchmark land value and supporting evidence 

2.8 FVA origination, reviews and negotiation 

2.9 Sensitivity analysis (all reports) 

2.10 Engagement 

2.11 Non-technical summaries (all reports) 

2.12 Author(s) sign-off (all reports 

2.13 Inputs to reports supplied by other contributors 

2.14 Timeframes for carrying out assessments 
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Appendix 4: Benchmark Land Value (BLV) 

Introduction 

1.1 This section sets out the underlying basis of the adopted Benchmark Land Value (BLV). 
Our views are formed having regard to the NPPF, the NPG, AH&V SPG, RICS Guidance 
Note ‘Financial Viability in Planning’ published August 2012 (RICS GN) and the RICS 
Professional Statement ‘Financial Viability in Planning: conduct and reporting’ published 
NPG in May 2019 (effective September 2019). 

Viability Guidance 

1.2 In relation to Viability Guidance as set out in Section 5 of this report and the mandatory 
requirements of the RICS Professional Statement, we looked to establish the following 
values: 

i current use value – CUV, referred to as EUV or first component in the NPG (see 
paragraph 015 reference ID: 10-015-20190509).  

ii premium – second component as set out in the NPG (see paragraph 016 reference 
ID: 10-016-20190509) 

iii market evidence as adjusted in accordance with the NPG (see PPG paragraph 016 
reference ID: 10-016-20190509) 

iv all supporting considerations, assumptions and justifications adopted 
including valuation reports, where available (see NPG paragraphs 014 reference ID: 
10-014-20190509; 015 reference ID: 10-015-20190509; and 016 reference ID:
10016-20190509)

v alternative use value as appropriate (market value on the special assumption of a 
specified alternative use; see NPG paragraph 017 reference ID: 10-017-20190509). 

1.3 The BLV in accordance with the NPG, therefore comprises the EUV of the site 
(component 1) and an appropriate premium to the landowner to reflect the return a 
reasonable land owner would be willing to sell their land, whilst allowing for a sufficient 
contribution to comply with policy requirements (component 2). In accordance with NPG 
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1.8 Furthermore, the RICS GN outlines that it is essential to have regard to sales 
prices of comparable development sites, para 3.16 states:  

“The importance…of comparable evidence cannot be over-emphasised, even if 
the supporting evidence is very limited, as evidenced in Court and Land Tribunal 
decisions.” 

1.9 We have therefore considered a number of transactions of development land to 
establish Component 2 of the Site Value in the local vicinity and having regard 
to their policy requirements and planning obligations.   

Alternative Use Value 

1.10 NPG at paragraph 017 provides guidance for undertaking an alternative use 
value (AUV) on the basis that there is a planning permission or reasonable 
prospect of planning permission being granted, and a demand for such a scheme 
can be demonstrated.  

the Benchmark Land Value (BLV) or Site Value should reflect a combination of these two 
elements. 

1.4 Existing Use Value (EUV) (Component 1) 

1.5 NPG at paragraph 015 indicates that EUV can reflect the land in its existing use. In this 
instance the Site has a suis generis planning use and the Site would require planning 
consent for and alternative use if not used as a police station. The building has also been 
vacant since 2014 and the Metropolitan Police Authority identified the building as surplus 
to their requirements. 

1.6 Premium to the Land Owner (Component 2) 

1.7 NPG at paragraph 016 indicates that establishing a reasonable premium to the 
landowner is an iterative process informed by professional judgement and must be based 
upon the best available adjusted market evidence.  
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Site Value Approach 

1.11 By using a number of methods to assess Site Value, a range can be generated, and 
consideration can then be made to what a reasonable landowner would be willing to 
sell their land. 

1.12 We have assumed the Site is free of any encumbrances, or restrictions on title which 
would adversely affect the value. 
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 Sales Values Comparable Research 

Review of the Advisors Methodology  

1.1 GE have reviewed the comparable evidence provided in the BPS report. We have also 

identified several comparable schemes which have been omitted from the BPS report. We 

have briefly commented on the comparability and suitability of each of the comparable 

schemes below. 

1.2 We have also had regard to the Montagu Evans report. Limited weight has been attributed to 

the comparables contained within this report due to the availability of more contemporaneous 

evidence. 

The Lees, Sellindge  

1.3 The Lees, referred to as ‘Sellindge’ within the BPS report, is located in 2 km northwest of the 

Proposed Scheme. The Lees is situated in Sellindge, a small village immediately north of the 

M20. 

1.4 Phase 1 of the scheme, delivered by Taylor Wimpey, launched in January 2019. The phase 

comprises 50 dwellings. We understand that as of June 2020, only 1 unit remains available. 

1.5 The residential units have been finished to a moderate standard. A limited amount of 

placemaking has been incorporated into the scheme with the creation of ‘The Village Green’ 

and the surrounding pond and woodland. 

1.6 The scheme comprises a very good comparable due to its relative proximity to the Proposed 

Scheme and phased delivery. 

1.7 The Lees does not benefit from direct access to a train station. We note that Westenhanger 

Station is approximately 4km by road from The Lees. By comparison, the Subject Site benefits 

from immediate access to Westenhanger Station. Consequently we would anticipate the 

subject scheme to achieve sales values in excess of The Lees by approximately 5%.  

Values 

1.8 Our investigations show that as of June 2020, a total of 33 units have been sold and registered 

on the Land Registry. The distribution of sales volumes, broken down by number of bedrooms, 

is as follows:  

Number of Bedrooms Number of units sold 
2 3 
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3 19 
4 9 

Total 31 
 

1.9 The minimum and maximum house price broken down by number of bedrooms is as follows: 

Bedrooms 
2 3 4 

Min Max Min Max Min Max 

£224,995 £229,995 £264,995 £309,995 £314,995 £319,000 
 

1.10 Land registry data suggests that significant premiums were achieved on smaller units, with 2-

bedroom houses achieving an average price per sq ft in excess of £330. The average price 

per sq ft, broken down by number of bedrooms, is as follows: 

Bedrooms 2 3 4 
Average Price Per 
Sq ft £331 £313 £258 

 

 

Shorncliffe Heights, Folkestone 

1.11 Shorncliffe Heights is located 7 km east of the Proposed Scheme. Shorncliffe Heights is 

situated in the western city fringe of Folkestone, in close proximity to the Eurotunnel terminal.  

1.12 Shorncliffe Heights, delivered by Taylor Wimpey, is located on the site of a former military 

base, Shorncliffe Garrison. The Site gained outline planning permission for up to 1,200 new 

homes in December 2015. We understand that the development will be delivered in 4 key 

phases. 

1.13 The units have been finished to a reasonable standard, comparable to The Lees, which was 

also delivered by Taylor Wimpey. Shorncliffe Heights benefits from an enhanced level of 

placemaking, with plans for a primary school and nursery included within the master consent. 

Leisure facilities are comparable to the Proposed Site, with provision for football pitches and 

a cricket pitch. 

Values 

1.14 Our investigations show that between January 2018 and June 2020, a total of 96 units had 

been sold and registered on the Land Registry. The distribution of sales volumes, broken 

down by number of bedrooms, is as follows:  

Number of Bedrooms Number of units sold 
2 23 
3 53 
4 18 
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5 2 
Total 96 1 15  

1.16 The minimum and maximum house price broken down by number of bedrooms is as follows: 

Bedrooms 
2 3 4 5 

Min Max Min Max Min Max Min Max 
£168,500 £219,995 £208,500 £349,995 £298,500 £332,500 £385,000 £395,000 

1.17 Land registry data suggests that significant discounts were achieved on larger units, with 4 

and 5-bedroom houses achieving an average price per sq ft below £240. The average price 

per sq ft, broken down by number of bedrooms, is as follows: 

Bedrooms 2 3 4 5 
Average Price 
Per Sq ft 

£296 £302 £232 £240 

 

Martello Lakes, West Hythe 

1.18 Martello Lakes is located 3.7 km south-east of the Proposed Scheme. The development is 

situated immediately south of West Hythe, a small hamlet between Hythe, to the east and 

Dymchurch, to the west. 

1.19 Martello Lakes is located on the site of the former Nickolls Quarry. We understand that the 

Site gained outline planning permission for up to 1,050 new homes in May 2010. We have 

identified residential sales from phases 1 and 2, which have been delivered by Barratt Homes.  

1.20 The units have been finished to a reasonable standard, comparable to the Proposed Scheme.  

1.21 We understand that commercial space, including retail, will be delivered through future 

phases. As such, phases 1 and 2 suffer from a general lack of amenity offering within the 

immediate vicinity.  

1.22 Martello Lakes does not benefit from strong transport links. The closest railway station is 

Westenhanger, 4.5 miles by road to the north, which provides access to the South eastern 

railway network. 

1.23 Consequently we would anticipate the subject scheme to achieve sales values in excess of 

Martello Lakes by approximately 10% due to enhanced transport and amenity offering. 

Values 
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1.24 Our investigations show that between January 2018 and June 2020, a total of 68 units had 

been sold and registered on the Land Registry. The distribution of sales volumes, broken 

down by number of bedrooms, is as follows: 

Number of Bedrooms Number of units sold 
2 23 
3 25 
4 20 

Total 68 
 

1.25 The minimum and maximum house price broken down by number of bedrooms is as follows: 

Bedrooms 
2 3 4 

Min Max Min Max Min Max 
 £195,000   £314,995   £254,995   £304,995   £279,995   £409,995  

1.26  
1.27 The average price per sq ft, broken down by number of bedrooms, is as follows 

Bedrooms 2 3 4 
Average Price Per 
Sq ft  £325   £316   £291  

 

Westbrook Drive, Folkestone 

1.28 Westbrook Drive is located 9.5 km east of the Proposed Scheme. The development is set 

within an already well-established residential area, between Folkestone West and Folkstone 

Central railway stations. 

1.29 The site, delivered by Bellway Homes, received full planning permission for the construction 

of 127 homes in 2015. We understand that the site was formerly Westbrook House school. 

1.30 Westbrook Drive does not benefit from on-site amenities. However, the site benefits 

significantly from its proximity to existing community infrastructure, such as Folkestone 

College and Three Hills Sport Park. 

1.31 Moreover, Westbrook Drive’s proximity to South Eastern mainline stations Folkestone Central 

(0.4 km) and Folkestone West (0.6 km), ensures the site benefits from exceptional public 

transport links. 

1.32 Due to Westbrook Drive’s location within a more established residential neighbourhood in 

Folkestone, we have attributed limited weight to the residential sales comparables derived 

from the scheme. 

Values 
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1.33 Nonetheless, we identified a total of 22 residential sales comparables which have been 

registered on the land registry between January 2018 and June 2020. The distribution of sales 

volumes, broken down by number of bedrooms, is as follows: 

Number of Bedrooms Number of units sold 
2 9 
3 12 
4 1 

Total 22 

1.34 The minimum and maximum house price broken down by number of bedrooms is as follows: 

Bedrooms 
2 3 4 

Min Max Min Max Min Max 
 £235,000   £250,000   £266,500   £294,995   £408,795   £408,795  

1.35 The average price per sq ft, broken down by number of bedrooms, is as follows: 

Bedrooms 2 3 4 
Average Price Per 
Sq ft  £329   £292   £292  

 

Ashford 

1.36 We have also had regard to residential sales evidence from development schemes in Ashford. 

Ashford is the terminus of the existing HS1 railway line, opening in 2007. Therefore we have 

had regard to sales values in Ashford in order to inform our opinion of the value uplift which 

may be derived following the upgrade works to Westenhanger station. 

Conningbrook Lakes, Ashford 

1.37 Conningbrook Lakes is located 11 km north-west of the Proposed Scheme. The development 

is situated in the Willesborough Lees area of Ashford, immediately north-east of the town 

centre. 

1.38 Conningbrook Lakes, delivered through a Joint Venture between Clarion Housing and 

Latimer, is another former quarry development site. The site gained outline planning 

permission for up to 300 new homes in October 2017.  

1.39 The units have been finished to a high specification. A small number of units benefits from 

frontages onto Conningbrook Lake, which offers leisure and water sports activities such as 

kayaking and canoeing.  
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1.40 The closest railway station is Ashford International (2 km), which is the terminus station for 

HS1. 

Values 

1.41 Our investigations show that between January 2018 and June 2020, a total of 32 units had 

been sold and registered on the Land Registry. The distribution of sales volumes, broken 

down by number of bedrooms, is as follows: 

Number of Bedrooms Number of units sold 
2 6 
3 20 
4 6 

Total 32 

1.42 The minimum and maximum house price broken down by number of bedrooms is as follows: 

Bedrooms 
2 3 4 

Min Max Min Max Min Max 
 £280,000   £299,999   £319,995   £386,500   £410,000   £495,000  

1.43 The sales evidence shows that comparable sales values at Conningbrook Lakes analysed on 

a per sq ft basis are approximately 10% in excess of comparables units at The Lees, which 

we consider to be the most applicable comparable to the Proposed Scheme. The average 

price per sq ft values, broken down by number of bedrooms, is as follows: 

Bedrooms 2 3 4 
Average Price Per 
Sq ft  £364   £349   £339  

Willesborough Lees, Ashford 

1.44 Further to Conningbrook Lakes, we also identified a small number of comparable residential 

sales the Willesborough Lees development, which is situated at the opposite end of 

Conningbrook Lake. 

1.45 Public transport and amenity access for Willesborough Lees mirrors that of Conningbrook 

Lakes. However we note that the specification of the units at Willesborough Lees is inferior to 

Conningbrook Lakes. 

1.46 Willesborough Less has been delivered by Ward Homes. 

Values 
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1.47 Our investigations show that between January 2018 and June 2020, a total of 8 units had 

been sold and registered on the Land Registry. The distribution of sales volumes, broken 

down by number of bedrooms, is as follows: 

Number of Bedrooms Number of units sold 
4 6 
5 2 

Total 8 

1.48 The minimum and maximum house price broken down by number of bedrooms is as follows: 

Bedrooms 
4 5 

Min Max Min Max 
£319,995 £386,500 £410,000 £495,000 

1.49 The sales evidence shows that comparable sales values of 4-bedroom units at Willesborough 

Lees analysed on a per sq ft basis are approximately 20% in excess of comparables units at 

The Lees The average price per sq ft, broken down by number of bedrooms, is as follows: 

Bedrooms 4 5 
Average Price Per 
Sq ft  £349   £339  
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      Commercial Comparable Research 

Retail (A1/A3) 

1.1 Our investigations showed a relative scarcity of recent retail transactions in the vicinity of the 

proposed scheme. We have therefore drawn retail rental and transactional evidence from 

towns in the surrounding area, such as Hythe and Ashford.  

1.2 We have identified retail rental transactions ranging from £10 per sq ft to £26 per sq ft on a 

headline basis. We would anticipate rents at the Proposed Scheme to be within the upper 

quartile of this range. 

Rental transactions: 

1.3 95 County Square Shopping Centre, Ashford TN23 1YB – this comprises ground and first 

floor retail accommodation extending 5,755 sq ft. It was let to Metrobank on a new 25-year 

lease in June 2018 at £150,000 per annum plus 12 months’ rent free. The rent equates to 

£26.00 per sq ft on a headline basis and £24 per sq ft on a net-effective basis. The unit is 

located 12.5 km north-west of the Proposed Scheme in a prime shopping centre.  

1.4 33 County Square Shopping Centre, Ashford TN23 1YB – this comprises ground and first 

floor retail accommodation extending 5,916 sq ft. It was let to Deichmann on a new 10-year 

lease in June 2018 at £80,000 per annum plus 24 months’ rent free. The rent equates to 

£13.50 per sq ft on a headline basis and £10.15 per sq ft on a net-effective basis. The unit is 

located 12.5 km north-west of the Proposed Scheme in a prime shopping centre. 

1.5 38 County Square Shopping Centre, Ashford TN23 1AE – this comprises ground and first 

floor retail accommodation extending 4,450 sq ft. It was let to A Simmonds on a new 10-year 

lease in June 2018 at £50,000 per annum plus 3 months’ rent free. The rent equates to £11.20 

per sq ft on a headline basis and £10.80 per sq ft on a net-effective basis. The unit is located 

12.5 km north-west of the Proposed Scheme in a prime shopping centre.  

1.6 Main Road, Sellindge TN25 6EQ – this comprises ground floor retail plus basement and 

mezzanine ancillary accommodation extending 459 sq ft. It was let to an independent tenant 

on a new 10-year lease in April 2017 at £5,000 per annum. The rent equates to £10.90 per sq 

ft on a headline basis. The unit is located 2.8 km north-west of the Proposed Scheme on a 

tertiary retail pitch. 

1.7 53 High Street, Hythe CT21 5AD – this comprises ground floor retail accommodation 

extending 471 sq ft. It was let to an independent tenant on a new 9-year lease in April 2017 
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at £7,000 per annum. The rent equates to £14.80 per sq ft on a headline basis. The unit is 

located 4.2 km south-east of the Proposed Scheme on a primary retail pitch.  

1.8 112 High Street, Hythe CT21 5LE – this comprises ground and first floor retail 

accommodation extending 1,150 sq ft. It was let to an independent tenant on a new 10-year 

lease in June 2018 at £11,500 per annum. The rent equates to £10.00 per sq ft on a headline 

basis. The unit is located 4.2 km south-east of the Proposed Scheme on a primary retail pitch.  

1.9 141 High Street, Hythe CT21 5JL – this comprises ground floor retail accommodation 

extending 738 sq ft. It was let to an independent tenant on a new 15-year lease in January 

2018 at £8,500 per annum. The rent equates to £11.50 per sq ft on a headline basis. The unit 

is located 4.2 km south-east of the Proposed Scheme on a primary retail pitch.  

1.10 61 High Street, Hythe CT21 5AD – this comprises ground floor retail accommodation 

extending 2,228 sq ft. It was let to an independent tenant on a new 5-year lease in April 2017 

with a tenant break option in year 3 at a rent of £25,000 per annum. The rent equates to 

£11.20 per sq ft on a headline basis. The unit is located 4.2 km south-east of the Proposed 

Scheme on a primary retail pitch.  

Yields: 

1.11 Yields achieved during the last year in the locality vary depending on various factors including 

tenant covenant strength and length of lease. We are aware of the following transactions: 

1.12 58 High Street, Ashford TN25 4AZ – this comprises 3,788 sq ft retail accommodation 

arranged across a ground, first and second floors let to Specsavers from January 2019 for a 

term of 5 years at a passing rent of £30,000 (£7.90 per sq ft on an overall basis) per annum. 

The freehold interest in the property, located approximately 14.0 km north-west of the 

Proposed Scheme, was sold in August 2019 for £370,000. The purchase price reflected a 

capital value of approximately £98 per sq ft and a net initial yield of 7.55%. 

1.13 5 – 7 Castle Street, Ashford TN23 1JQ – this comprises 1,666 sq ft retail accommodation 

arranged across a ground, first and second floors let to Coral from November 2013 for a term 

of 10 years at a passing rent of £25,000 (£15.00 per sq ft on an overall basis) per annum. The 

freehold interest in the property, located approximately 14.2 km north-west of the Proposed 

Scheme, was sold in November 2018 for £495,000. The purchase price reflected a capital 

value of approximately £297 per sq ft and a net initial yield of 5.00%. 

Office 

1.14 Our investigations showed a dearth of office transactions both in the immediate vicinity of the 

Proposed Scheme and in surrounding towns such as Hythe and Folkestone.  
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1.15 Consequently, we have collated and analysed office transactions in Ashford. Ashford benefits 

from the existing HS1 railway access and therefore we would anticipate values in Ashford to 

be comparable to the Proposed Scheme once the Westenhanger rail upgrade works are 

completed.  

1.16 We also consider that the quantity and quality of office space delivered by the Proposed 

Scheme has the potential to create a highly desirable business destination, which could drive 

further rental uplift when compared with Ashford.   

1.17 We have identified office rental transactions ranging from £12 per sq ft, for poor quality 

accommodation to £22 per sq ft for high-quality accommodation. We would anticipate rents 

at the Proposed Scheme to be within the upper quartile of this range. 

Rental transactions: 

1.18 One Connect, Station Road, Ashford TN23 1PJ – this comprises office accommodation 

extending 2,953 sq ft. It was let to Towergate Insurance Limited on a new 10-year lease with 

a tenant break option at year 5 in February 2019 at £64,966 per annum. The rent equates to 

£22.00 per sq ft on a headline basis. The Category-A office is located 12.0 km north-west of 

the Proposed Scheme in central Ashford. 

1.19 Unit 3, Highpoint Business Village, Ashford TN24 8DH – this comprises first floor office 

accommodation extending 1,626 sq ft. It was let to Hilton Nursing Partners on a new 5-year 

lease in June 2018 at £21,600 per annum. The rent equates to £13.30 per sq ft on a headline 

basis. The unit is located 12.0 km north-west of the Proposed Scheme in outer Ashford. We 

would anticipate the quality of office accommodation provided at the Proposed Scheme to 

exceed H 

1.20 Unit 5, Highpoint Business Village, Ashford TN24 8DH – this comprises first floor office 

accommodation extending 1,506 sq ft. It was let to Voyage Care on a new 6-year lease in 

May 2018 at £18,000 per annum. The rent equates to £12.00 per sq ft on a headline basis. 

The unit is located 12.0 km north-west of the Proposed Scheme in outer Ashford.  

1.21 Kent House, 81 Station Road, Ashford TN23 1PP – this comprises second and third floor 

office accommodation extending 17,632 sq ft. It was let to Eurostar on a new 15-year lease in 

October 2017 at £ 274,700 per annum. The rent equates to £15.60 per sq ft on a headline 

basis. The unit is located 12.3 km north-west of the Proposed Scheme in central Ashford.  

1.22 International House, Dover Place, Ashford TN23 1HU – this comprises second floor office 

accommodation extending 748 sq ft. It was let to H&B Medical on a new 3-year lease in 

September 2017 at £12,000 per annum. The rent equates to £16.00 per sq ft on a headline 
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basis. The unit is located 12.2 km north-west of the Proposed Scheme in central Ashford, 

adjacent to Ashford International station.  

Yields: 

1.23 Yields achieved during the last year in the locality vary depending on various factors including 

tenant covenant strength and length of lease. We are aware of the following transactions: 

1.24 1,500 Lower Pemberton, Eureka Park, Trinity Road, Ashford TN25 4BF – this comprises 

35,700 sq ft office accommodation arranged across a ground, first and second floors let to 

Smith’s Medical Group Limited from March 2009 for a term of 15 years at a passing rent of 

£471,354 (£19.50 per sq ft) per annum. The freehold interest in the property, located 

approximately 14.5 km north-west of the Proposed Scheme, was sold in February 2019 for 

£9,310,000. The purchase price reflected a capital value of approximately £260 per sq ft and 

a net initial yield of 4.75%. We note that at the date of sale, the ground floor (30% of total 

floor-space) of the Property was vacant, which has acted to compress the net-initial yield. The 

property is located in Eureka Park, an out of town business park immediately north of Junction 

9 of the M20. Eureka Park comprises a good comparable to the Proposed scheme due to its 

comparable access to high-quality road links. 

1.25 200 Eureka Park, Trinity Road, Ashford TN25 4AZ – this comprises 10,300 sq ft office 

accommodation arranged across a ground and first floors let to RIFT International from 

November 2012 for a term of 15 years at a passing rent of £192,000 (£18.60 per sq ft) per 

annum. The freehold interest in the property, located approximately 14.5 km north-west of the 

Proposed Scheme, was sold in August 2019 for £2,300,000. The purchase price reflected a 

capital value of approximately £223 per sq ft and a net initial yield of 7.80%. The property is 

also located in Eureka Park and is therefore highly comparable with the Proposed Scheme. 

1.26 Unit J Concept Court, Sheraway Business Park, Folkestone CT19 4RH – this comprises 

4,010 sq ft office accommodation arranged across a ground and first floors let to The Kent 

Community Health NHS Foundation Trust from July 2016 2009 for a term of 10 years at a 

passing rent of £32,000 (£7.90 per sq ft) per annum. The freehold interest in the property, 

located approximately 8.5 km east of the Proposed Scheme, was sold at auction in March 

2018 for £440,000. The purchase price reflected a capital value of approximately £36.60 per 

sq ft and a net initial yield of 7.25%. Sheraway Business Park is located in close proximity to 

the Eurotunnel terminus. The specification of the office is poor, we would anticipate the 

Proposed Scheme to be of significantly improved specification. We have therefore attributed 

limited weight to this comparable transaction.  
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1.1 

1.2 

1.3 

Appendix 7: Finance Costs 

The interest rate applied in the appraisals represents a total cost of capital in financing 
the Scheme. This reflects both debt and equity financing with the banks requiring a 
larger element of the latter relative to the former following the economic crisis.  The 
debt element reflects both a margin and risk premium above 5-year swap rates. The 
equity element should in theory reflect an equity return which may be calculated by 
reference to the weighted average cost of capital (WACC).  However, this would also 
need to have regard to the level of development return, which is reflected in the 
amount of profit a scheme is producing. It follows that to avoid double-counting, the 
equity element should broadly follow the level of debt interest plus a margin to reflect 
the more costly equity. 

De Montfort University’s The UK Commercial Property Lending Market Research 
Findings Mid-Year 2017 collates a sample of the conditions under which lenders offer 
development finance. 

The survey highlighted that development loans terms by all surveyed lenders entailed 
(including UK lenders and building societies, German lenders, North American lenders 
and other international lenders) comprised of the following: 

i Residential for sale: Average loan to cost ratios of 55% to 85%; average interest 
rate margins of 490 bps; average arrangement fees of 130 bps. 

ii Pre-let commercial: Average loan to cost ratios of 60% to 85%; average interest 
rate margins of 445 bps; average arrangement fees of 135 bps. 

iii Speculative commercial: Average loan to cost ratios of 64%; average interest rate 
margins of 602 bps; average arrangement fees of 163 bps. 

iv 50% speculative / 50% pre-let commercial: Average loan to cost ratios of up to 
68%; average interest rate margins of 526 bps; average arrangement fees of 148 
bps. 

1.4 Most lenders active in development financing note that they were no longer financing 
speculative or partial speculative development. 
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1.5 At mid-year 2017 finance of fully pre-let development demonstrated average interest 
rate margins of 449bps, which was an increase from 401bps reported at year-end 
2016 and an even higher increase from 336bps at year-end 2015. The average LTC 
based on GDV ratio was 69% and the average arrangement fee 134bps at mid-year 
2017. 

1.6 This reflects an increased finance risk premium with regard to speculative commercial 
development which saw margins widen significantly since the beginning of 2016. 
Whilst debt markets remain active lenders are increasingly reticent to lend to schemes 
in what has become an increasingly uncertain occupier market. 

1.7 The residential development finance market has, according to De Montfort University, 
attracted particular lender interest. Average interest rate margins declined to 490bps 
from 528bps at year-end 2016, having previously increased from 400 bps at mid-year 
2016, whilst the average arrangement fee is 130bps with an exit fee of 116bps. The 
LTC ratio ranged from 55% - 85%. 

1.8 Despite a slowdown in new origination volume, market liquidity did not suffer in terms 
of competitive pricing and lending terms. This is especially the case in the core and 
prime markets and in particular for the London market. 

1.9 LTV ratios for newly originated loans have remained low and stable. While 12 months 
ago lenders were still comfortable lending at 60-65% LTV, there is more caution 
regarding property values especially for prime property in London. Average LTV’s 
were 58% at mid-year 2017. There is general willingness from lenders to improve on 
other terms and structure loans around business plans and improve speed of 
transaction closing. 

1.10 Given that senior debt is generally offered at 50% to 80% of cost of development 
projects, the remainder of project financing will, in most cases, be comprised of equity 
and in some cases varying levels of junior debt, mezzanine debt. 

1.11 Junior debt and particularly mezzanine debt are typically provided by specialist 
platforms, and a lack of available research exists as to average lending criteria. The 
IPF, for example, states that “mezzanine finance is not a product that many banks 
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provide” and “this type of finance is typically associated with projects funded on a profit 
share basis”. 

1.12 Given the lack of available research and idiosyncratic nature of subordinate debt 
arrangements for real estate development funding, we have omitted this from our 
assessment of the market rate for development finance. The remaining project cost 
not provided by senior debt is therefore assumed to be equity financed. 

1.13 The UK development market as a whole now bears a greater perception of risk on 
behalf of lenders; and given negative growth perceptions in a selection of sub-markets 
we expect lenders to increase margins in order to compensate for additional lending 
risk. Thus far this has been particularly prevalent in increased fees across most 
development types and increased margins for higher risk speculative development. 

1.14 Until the UK development finance markets finds equilibrium, it is likely that on average 
loan to cost ratios will be lower, and margins will be higher than the 2016 figures stated 
in the IPF and De Montfort University reports, although it should be stipulated that this 
current scenario is changeable.  

1.15 Despite the Bank of England raising interest rates from the historic low of 0.25% to 
0.5%, the market sentiment is that any further rises will be small and gradual. 

1.16 That said at present finance remains largely available, and total borrowing costs 
continue to be tempered by relatively low UK government bond yields and a base 
interest rate of 0.5%, both of which partially underpin development finance margins 
and loan availability. 

1.17 As far as financing is concerned, we are of the view that a total cost of capital for 
financing the Scheme of 6.5% is reasonable. The total cost also takes into account 
arrangement, monitoring and related fees. Due to the ongoing Brexit negotiations and 
continued uncertainty around the impact on bank lending rates, we would anticipate 
that finance rates are unlikely to decrease from this level. 

 

 

 




