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Introduction 
 
1. This report considers the deliverability of the Derriford & Seaton Area Action Plan (the “Plan”).  

It has been prepared to help inform the Plan and should be considered supplemental to the 
Derriford Delivery Framework (the “Framework”).  In effect it is an up-to-date elucidation of the 
Framework’s assumptions by way of a financial analytic framework.  It should be noted that 
since the Framework was last published the timing and costs of some its proposals have been 
updated.  This document reflects those updates. 

 
2. The report is in two parts.  The first part looks at the Plan’s overall deliverability by showing that 

there is the capacity to fund the infrastructure requirements.  The second part tests the viability 
of the Plan’s key development proposals. 

 
3. The Council will continue to keep the Framework under review so it can effectively manage the 

deliverability of the Plan’s development proposals and infrastructure. 
  

Investment and Viability in Planning 
 
4. The consideration of viability is fundamental to this report.  In this respect, the report responds 

to the National Planning Policy Framework (“NPPF”) which was introduced in 2012.  The NPPF 
puts greater onus on local authorities to test the viability of development plans.  Paragraph 173 
of the NPPF provides the context for analysis. 

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

 
5. The Council has used guidance from the Local Housing Delivery Group titled “Viability Testing 

of Local Plans” (June 2012).  It provides the principles and analytic process that guided this 
exercise.  The approach is similar to that which Council employed in its CIL Examination in 
November 2012. 

  
6. To inform and corroborate the viability analysis, this document has been informed by these key 

documents: 

 
• Plymouth’s Community Infrastructure Levy Charging Schedule Data and associated 

evidence (2012) 
• Planning Obligations & Affordable Housing SPD, Second Review (2012) 
• The Derriford Delivery Framework (2012) 

 

7. The Council has also sense-tested the results based on its on-going work on Plan-area sites: 

 
• Seaton Neighbourhood – analysis of pre-application viability analysis (2011); preparation of 

viability appraisals for the applicant’s Regional Growth Fund bids (2011, 2012); application-
related viability analysis (2012 to the present). 

• Northwest Quadrant – pre-application viability discussions (2009); application-related 
viability analysis (2010); appeal-related viability analysis (2012) 

• Seaton Barracks–internal development appraisal modelling (2011); Plymouth City Council 
Asset Management appraisal exercise (2012) 
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8. The Council has obtained external valuation advice from GVA.  The property services firm has 
conducted detailed appraisals of four key AAP sites. 

 

Part 1 - The capacity of the Plan’s development proposals to deliver infrastructure 
 

9. The first part of this report evidences the overall deliverability of the Plan by illustrating how its 
development proposals generate infrastructure contributions and other revenues that could be 
used to ensure infrastructure delivery.  In essence it shows that Plan development proposals 
and relevant funding sources are sufficient to fund Plan infrastructure. 

 

Infrastructure requirements in the Plan area 
 
10. The Derriford Delivery Framework lists all the infrastructure projects in the Plan area.  The 

area’s infrastructure costs are dominated by transport and education projects.  The other 
infrastructure categories are the community park, the health centre, libraries, and sports.  For 
the purposes of this exercise, the infrastructure costs for health and libraries have not been 
incorporated into the overall infrastructure costs .  This is because it has been assumed that 
the health centre will be provided by the developer of the district centre.  (It has been explicitly 
included in the development appraisal for the district centre.)  It has also been assumed that 
the delivery of the library will be largely supported through a capital receipt from the sale of the 
library in Crownhill.  In the event that either the health centre or library require additional 
funding, developer contributions or grant funding could be pursued.  

 
11. Since the Delivery Framework was published in December 2012, work has continued in 

relation to the costs of delivering key infrastructure.  Two significant updates are: 

 
• Forder Valley Link Road.  The Local Highway Authority (LHA) is currently undertaking its 

own design feasibility work in relation to this project.  Although the analysis will not be 
completed until later in 2013, preliminary estimates suggest that the cost could be up to 
£25.4 million.  While this figure is a considerable increase over previous estimates of £10 to 
£12 million, testing the new estimate ensures there is the financial capacity to 
accommodate a range of different design solutions.  The project timeframe has also 
changed because the Derriford Junction is now the top priority for the LHA.  The first 
section of the link road is now anticipated to commence in 2015 as part of the Seaton 
Neighbourhood (DS13).  Completion is anticipated for 2019/20.  

 
• Education.  The Local Education Authority advises that their infrastructure costs are now 

forecasted to be lower than when the Delivery Framework was prepared.  With regard to 
the primary school, the cost of extending the existing facility is now estimated at £0.9m.  
For the secondary school, there is now considered to be sufficient capacity so that the 
expected increase in student numbers can be absorbed with a single school extension 
(instead of two extensions).  The result of these changes is that the costs for education 
infrastructure has declined by approximatel y £6.3m. 

 
Taking account of these two changes, the total cost of infrastructure for the Plan area between 
2014 and 2027 is about £95.9 million.   
 

12. It should be noted that the Plan period is described in the AAP (paragraph 1.3) as 2006 to 
2021, with a longer term horizon to 2026 and beyond.  This is to tie in with the current Core 
Strategy which looks from 2006 to 2021 and beyond. The implementation of the infrastructure 
arising from the Plan proposals will commence before 2021 but will continue until around 2027. 
An updated delivery programme to replace that which is included on page 9 of the Delivery 
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Framework is included as Appendix B.  Appendix B also includes an updated schedule of 
infrastructure costs. 

 
13. Chart 1 illustrates the timing and quantum of infrastructure spending across the Plan period. 

The years of the highest spend are 2019 and 2020 when the Forder Valley Link Road is 
expected to be completed.  After the link road, the second most costly category is “Other 
Transport”.  This consists of a range of improvements to the existing highways to increase the 
capacity for public transport and to address traffic congestion. 

Chart 1 – Plan-area Infrastructure Spending 
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Locally-generated infrastructure funding 

 
14. Plan area infrastructure will be delivered through a combination of locally-generated sources 

and external funding.  Five locally-generated sources have been identified at this time.  These 
are the Community Infrastructure Levy (CIL); developer contributions (S106); the New Homes 
Bonus; capital receipts associated with the sale of Council-owned land; and business rates 
which can soon be retained.  New sources may become available during the Plan period 

 
15. The specific funding strategy for each infrastructure project will be dependent upon a range of 

factors, including the strategic demands of the Council for CIL revenue; the balance between 
use of S106 and CIL; the legal framework for use of business rates; and the timing of demands 
for the financing of infrastructure provision.  Nonetheless it is important to explore the extent to 
which local funding can be generated to assess the broad deliverability of the Plan’s 
infrastructure. 

 
16. The infrastructure funding sources are explained in the following paragraphs.  It should be 

noted that the Council has taken a cautious approach in assessing the level of funding that 
could be raised.  It needs to be acknowledged that not all of the funds secured through these 
sources will necessarily be available for the Plan’s infrastructure. 

 
a. CIL – In 2012 the Council’s CIL charging schedule was approved by the Planning 

Inspectorate.  It is anticipated that it will be implemented on the 1st of June 2013, 
subject to full Council approval.  Plymouth’s CIL charge is imposed on new open-
market residential development, purpose-built student accommodation, and 
supermarkets/superstores which are 1000 square metres or greater.  CIL receipts can 
be used to fund infrastructure in any part of the City.  Therefore, CIL receipts from other 
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parts of the City could be used to pay for the Plan’s infrastructure.  It is forecasted that 
between 2013 and 2027, CIL receipts in the Plan area will be 55% of total CIL receipts 
in the City.  Based on the Council’s forecast of development, £11.5 million in CIL 
receipts will be generated across the City between 2013 and 2027.  £6.3 million of 
the total will be generated in the Plan area; £5.2 million will be generated in the 
rest of the City. 

While CIL receipts could be channelled exclusively towards Plan area infrastructure, the 
Council is very likely to commit CIL funds to a variety of projects across the City. 
Therefore it has been assumed that only Plan-area CIL revenues will be used for Plan 
area infrastructure.  It should also be noted that the Council anticipates an early review 
of CIL as part of the Core Strategy Review process.  If development viability improves 
in the City, it could enable an increase in the CIL charge and a significant increase in 
CIL receipts.   

 
b. Developer contributions (S106) – With the introduction of CIL, the scope for developer 

contributions will narrow.  However planning obligations can be used in preference to 
CIL receipts for specific projects until the statutory pooling restrictions of Regulation 123 
of the CIL Regulations are reached.  The Council has taken a cautious approach 
towards modelling the anticipated level of developer contributions.  It has been 
assumed that total contributions (including CIL) will be 50% of the total it would 
generally seek to accord with the formula in its Adopted Planning Obligations & 
Affordable Housing SPD Second Review (2012).  This reflects the provisions of the 
Market Recovery Scheme (see the Appendix C) which has been used since 2009 to 
allow for a reduction in the levels of contribution in order to support the viability of 
development. The Council acknowledges that the introduction of CIL does not mean 
that the developer contributions “pie” has gotten bigger.  Therefore, the modelling of 
S106 is equivalent to the current levels of developer contributions (under the Council’s 
Market Recovery Scheme) less the anticipated CIL liability.  In other words, total 
developer contributions (CIL plus S106) are assumed to be the same as they are today.  
Based on the Council’s forecast of development, between 2013 and 2027 
developer contributions in the Plan area could total £9.5 million.   
 

c. New Homes Bonus (NHB) – For every net new housing unit built in the City, NHB 
provides the Council with revenues over the course of six years.  The revenues are 
linked to the annual level of council tax that the unit will generate.  In the Plan area, the 
NHB revenue per unit is assumed to be approximately £1,400 a year for six years.  For 
affordable housing units an additional £350 per year for six years is secured.  Based on 
the Council’s forecast of development, between 2013 and 2027 the Plan area 
could generate £20.1 million in New Homes Bonus. 
An example of how NHB funds could be channelled into the Plan area’s infrastructure 
delivery programme is via the Council’s Building for Jobs Investment Fund.  This is 
currently a £20 million fund established to invest in the city's economy and to create the 
right conditions for economic growth.  The resources of the fund are to be initially 
derived from Council sources such as NHB.  The fund will invest in property; provide 
match funding for to unlock other funding sources; and serve as gap funding for 
infrastructure projects which are stalled or have a viability gap. 

 
d. Capital receipts – In the Plan area, the Council has land interests in the Plan area which 

could generate revenues for the provision of infrastructure.  This exercise assumes 
that the Council’s land interests in the Plan area could generate approximately 
£4.0 million. 
 

e. Additional Business Rates raised through new development – The AAP proposals could 
result in a significant increase in business rates which could increase the capacity for 
local funding of infrastructure as the Government gives local authorities greater control 
over their finances. After adjusting for market risks, an estimate of the potential 
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additional business rates over the Plan period is £22.2 million. From April 2013 the 
Council will be able to retain almost 50% of business rates in its jurisdiction, with the 
other 50% being redistributed on the national level through a set formula. Given the 
new business rate regime, a cautious approach is taken as the delivery of core front line 
council services will be reliant on maintaining and improving the collection of local 
business rates. Modelling the potential additional business rate collection through Plan 
development proposals, potential funding could be about £11.1 million.  A related 
financial tool that may become available to the Council is Tax Increment Financing, 
which in essence would enable the forward funding of infrastructure against anticipated 
future growth in business rates.  The Council’s recent bid for a City Deal has been given 
‘fast-track’ status and may open up such an opportunity.  However, for the purposes of 
this paper it is assumed that no TIF scheme is in place for Plymouth.  Based on the 
Council’s forecast of development, between 2013 and 2027, the Plan area could 
generate £11.1 million additional Business Rates that could be available for the Plan’s 
infrastructure. 

 
17. Chart 2 shows the local funds that could be generated year-by-year, based on the above 

assumptions, to support the delivery of Plan area infrastructure.  Between 2014 and 2027 the 
average amount of locally-generated funds could be about £3.6 million per annum.  The 
cumulative total is about £50.0m. 
 

Chart 2 – Locally generated revenues for Plan area infrastructure delivery 
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Sources of external funding for infrastructure delivery 
 
18. In addition to locally-generated infrastructure funding, it is anticipated that external grant 

funding will play a critical role.  The Planning Department has worked with the relevant Council 
services to develop assumptions about the level of match funding that could be provided to 
unlock external funding for the relevant infrastructure categories.  It is impossible to accurately 
forecast the mix of funding sources to be used to deliver infrastructure but relying solely on 
locally-generated funding will not be sufficient to deliver the Plan area infrastructure. 

 
19. The Council's Local Enterprise Partnership known as The Heart of the South West Local 

Economic Partnership (LEP) (covering Plymouth, Torbay, Devon and Somerset) will play an 
increasingly important role in local economic development.  Details of the single funding pot for 
the LEP area will be set out in the next spending review.  It is likely to include funding for 
transport, housing, employment and other projects that promote economic growth.  The LEP 
has already attracted more than £25 million of Government funding to kick start the area's 
economy.  

 
20. A key external funding source for the Plan-area transport infrastructure is Major Scheme 

funding which is managed by the Local Transport Board (LTB) which convenes through the 
auspices of the LEP.  It is anticipated that under this regime a significant proportion of transport 
funding in Derriford could be secured.  The Council’s current approach towards the delivery of 
strategic transport in Derriford is through the LTB bidding process.  For the 2015/16 to 2018/19 
funding period the Council intends to seek funding to support delivery of the Derriford Junction.  
A further tranche of LTB funding for the 2019/20 to 2022/23 period could be used to help 
deliver the Forder Valley Link Road.  To access funding from the LTB, a local authority 
contributes at least 10% to the total funding package.  It is likely that the Council would seek to 
contribute higher levels, enhancing the competitiveness of its funding bids.  The Council could 
use locally generated funds (discussed earlier in this report) to help secure external funding.  If 
the Council were able to source sufficient funds to deliver the Forder Valley Link Road at an 
earlier date this will be pursued. 

It is worth noting that the Council has an excellent track record of developing transport 
schemes, securing funding, and achieving delivery.  In recent years the following schemes 
have attracted external funding: 

 
• The George Park and Ride (£14m) from Major Schemes Funding 
• East End Transport Scheme (£9.78m) from the Community Infrastructure Fund 
• Plymouth Connect (£4.27m) from the Local Sustainable Transport Fund (LSTF).  This is for 

delivering walking and cycling links to connect the east of the City. 
• Smart Ticketing (£2.98m shared across other South West local authorities) from the LSTF.  

This introduces smart cards for use on all buses.  It could be expanded to ferries. 
• Access to railway stations (£0.63m) from the LSTF.   This is delivering improved walking 

and cycling links to Plymouth Station. 
• Plymouth Connect West (£0.93m) from Sustrans.  This is delivering walking and cycling 

links connecting the west of the City. 
• Transforming Plymouth’s Waterfront (cycling) (£0.67m) from the Coastal Communities 

Fund.  
 

21. Education infrastructure is more reliant on developer contributions and other locally-generated 
funding sources than transport.  For the purposes of this exercise, only 30% of education 
funding is anticipated to come from grants. 

 
22. The four remaining infrastructure categories in the Plan area are the community park, the 

health centre, sports and libraries.  As stated earlier in this report, it has been assumed that the 
health centre will be built by the developer of the district centre and therefore no external 
funding will be required.  This cost has been factored into the appraisal undertaken for this 
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scheme.  It has also been assumed that the provision of a library will be supported by a capital 
receipt from the sale of the Crownhill Library.  In the event that either the health centre or 
library require additional funding, developer contributions or grant funding could be pursued. 

 
Conclusions from the modelling of Plan-area infrastructure funding 
 
23. Chart 3 shows the comprehensive results of the Council’s Plan-area modelling exercise.  It is 

an attempt to reasonably assess the Council’s capacity to deliver Plan-area infrastructure using 
the sources of funding discussed.  The chart shows that by combining the range of sources 
there is the theoretical capacity to pay for Plan area infrastructure.  The total cumulative 
amount of funding (which combines both local and external funding) is about £116.9 million.  
The total amount of Plan-area infrastructure is £95.9 million.  This means that there is a 
theoretical surplus of about £21.0 million.   
 

24. The dotted line in Chart 3 shows the funding deficit when only locally generated infrastructure 
revenues are used to pay for infrastructure.  In this instance, the dotted line shows that the 
cumulative deficit of about £44.8 million.  However, as already discussed, external sources of 
funding typically play an important role in infrastructure delivery.  The approach to external 
funding in this exercise is carefully considered and justified.  In the coming months and years 
other source of funding (both local and external) will arise. 

 

Chart 3 – Total potential revenues (local and external) for Plan area infrastructure delivery 
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Part 2 – Site and area-wide viability 
 
25. The viability of four key sites to the delivery of Plan’s vision have been appraised in detail by 

GVA, the Council’s consultant.  The four sites contain the lion’s share of development value in 
the Plan area and therefore are critical for contributing to the delivery of infrastructure.  They 
are also the sites most challenging to analyse because they are mixed use proposals.  The four 
sites are Glacis Park, Seaton Neighbourhood, North West Quadrant, and Seaton Barracks. 

 
26. Consideration has been given to the viability and deliverability of the other Plan area 

development proposals but not through detailed viability analysis as this was considered 
unnecessary.  This was given the nature of the development anticipated in these locations; the 
way in which delivery is likely to be provided given current market conditions; and the 
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adequacy of the more generalised viability assessments previously undertaken, particularly as 
part of the evidence base of the Community Infrastructure Levy Charging Schedule. 

 
27. Four of these proposals are employment / commercial-led schemes:  Tamar Science Park 

(DS07), Plymouth International Medical and Technology Park (DS06), Crownhill Retail Park 
(DS08) and Christian Mill (DS11).  (Tamar Science Park and Crownhill Retail Park also include 
some residential development.)  For the purposes of this high-level report, the viability of these 
sites has been considered in the context of their primarily employment-led purpose.  The CIL 
viability evidence demonstrates the lack of viability of office development in Plymouth in the 
current market.  (The unviability of offices is explored more fully in the “Site-level viability 
assumptions” section of this report.)  Given current market conditions, the Council is therefore 
not anticipating that delivery of these proposals will take place through speculative 
development (although it is possible that external funding such as regional grant could be 
brought forward to secure viability).  For now, the Council considers that the most likely route to 
delivery will be only when companies are willing to commit to occupying to new offices.  
Despite the current lack of viability of offices, the Council believes it is important for the AAP to 
maintain a positive policy framework which supports the sector .  The Council will continue to 
monitor the viability of offices.  When the market recovers, the Council anticipates that 
speculative office development could take place. 
 
It should be noted that the Council currently takes a flexible approach to planning obligations to 
support the viability of employment development.  Through its Market Recovery Scheme it has 
determined not to seek planning obligations for infrastructure contributions in many 
circumstances.  Additionally, the Draft CIL Charging Schedule sets a nil charge for employment 
categories of development.  Therefore these sites are not currently expected to contribute 
significantly to the provision of new infrastructure.  Conducting appraisals on these sites will not 
provide any new information about the deliverability of the Plan. 

 

28. With regard to residential development, two additional sites need to be considered – Quarry 
Fields (DS15) and Marjons (DS10).  Quarry Fields has been proposed as a moderately-sized 
residential development site of 70 units.  The proposal at Marjons is for student 
accommodation.  Since the Council recently completed its viability exercise for its CIL charging 
schedule, it has robust and up-to-date evidence on the viability of standalone residential and 
student accommodation sites across the City.  Therefore it was unnecessary to conduct 
appraisals of these sites.   

 
29. With regard to site-level viability, the appraisals have been built with the ARGUS Developer 

(Circle Developer) software package. This is industry standard software. A Residual Land 
Valuation (RLV) approach has been employed.  The RLV approach generates “the amount left 
over to purchase the land” after all development costs have been subtracted from a 
development’s development value.  A range of benchmark land values were compared to the 
appraisals’ RLV’s to assess site-level viability. 

 
Site-level viability assumptions 
 
30. The Council’s viability consultants generated a set of baseline development assumptions which 

have been applied to the key site appraisals.  These assumptions are in Appendix A of this 
document. 

 
31. Cumulative impacts:  In developing the assumptions for the appraisals, particular attention 

has been given to paragraph 174 of the NPPF where it states that: 
 
“Local planning authorities should assess the likely cumulative impacts on development in their area 
of all existing and proposed local standards, supplementary planning documents and policies that 
support the development plan, when added to nationally required standards. In order to be 
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appropriate, the cumulative impact of these standards and policies should not put implementation of 
the plan at serious risk, and should facilitate development throughout the economic cycle.  

 

The Council has made an allowance for cumulative impacts within the appraisals.  In the 
Council’s prior viability testing for CIL, allowances for the cumulative impacts have been via the 
appraisals’ assumptions for external costs.  In the appraisals for this exercise it has assumed 
that external costs (excepting abnormal costs) are 15% of plot costs.  In other words, for every 
£1 spent on direct building construction, an additional £0.15 is spent on roads, landscaping, 
flood mitigation/SUDS (sustainable urban drainage systems), design standards/place-shaping 
initiatives, district heating, travel planning and other such costs.  It should be mentioned that 
not all these external costs will be required on every site, the 15% allowance is sufficient to 
accommodate the impact of the implementation of the full policy regime. 

 
32. Abnormal costs:  Three of the four sites have abnormal costs which were incorporated into 

the appraisals.  These allowances are for items such as difficult topography, demolition and 
remediation.  For the purposes of this exercise it has been assumed that the developer 
assumes the financial burden of these development costs.   However, it is possible that the 
landowner would ultimately assume some of the costs either through a lower land value or 
through doing the site preparation themselves. 

 
33. Affordable Housing:  The Council’s Core Strategy policy CS15 states that all residential 

developments of 15 dwellings or more require at least 30% of the total housing units to be 
affordable, subject to viability assessment.  This policy was developed in 2007 when the 
economy was more robust.  As a result of today’s more challenging market conditions the 
Council has been applying CS15 flexibly, taking account of the impact that affordable housing 
has on viability.  There is good reason to maintain this flexible approach in the near-term as the 
evidence base for the Council’s CIL charging schedule from 2012 showed that in some cases a 
30% affordable housing level posed a challenge to development viability.   

For the viability testing of the Plan, the base case appraisals have appropriately applied a 30% 
affordable housing level.  Sensitivity analysis was also conducted on affordable housing to 
ascertain the degree to which the policy could be flexibly implemented in light of market 
conditions.  As in the CIL viability exercise, this analysis shows that 30% affordable housing 
puts considerable pressure on development viability.  Therefore, in the near term it is 
appropriate to continue to flexibly apply the Council’s affordable housing policy to ensure 
development is viable.  In practice, this means that the Council will continue to use CS15 as 
the starting point for negotiations but that it will look at development viability as the basis for 
diverging from policy. 

 
34. Infrastructure contributions:  Plan development proposals will be required to contribute 

towards infrastructure.  For some sites, the infrastructure will need to be in place before 
development can be completed.  While the capacity of various AAP sites to contribute to 
infrastructure delivery has been tested, external funding mechanisms will also contribute 
towards infrastructure delivery.  This is discussed earlier in the document. 

The task of evidencing the functional links and interdependence between development sites 
and infrastructure, as well as accurately forecasting the years when Plan proposals commence 
and infrastructure needs are delivered, is complex.  (Assumptions around these issues have 
been made in the Plan and this exercise but these are subject to change.)  Therefore the 
Council have assumed that all infrastructure contributions are through CIL and the S106 
infrastructure contributions formulae in the adopted Planning Obligations & Affordable Housing 
SPD.  In other words, the delivery of specific infrastructure projects has not been modelled 
within the site appraisals.  (It should be noted that double counting between CIL and S106 will 
be avoided by ensuring that S106 contributions are only sought where a development’s CIL 
contribution is spent on different projects.) 
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35. CIL / S106:  The Council’s proposed CIL charging schedule has been approved by the 
Planning Inspectorate and its implementation is expected to commence on the 1st of June 
2013.  For the site appraisals the CIL charge has been applied. 

In addition to the CIL charge, the appraisals have made an allowance for S106 infrastructure 
contributions.  The Council have modelled its S106 allowance by using its current (pre-CIL) 
framework for developer contributions.  Under the current Market Recovery Scheme (Appendix 
C), applicants can seek a discount of up to a 50% of the policy level of infrastructure 
contributions set out in the formulae in the adopted Planning Obligations & Affordable Housing 
SPD Second Review.  The Council recognises that the development environment remains 
challenging and given that there is an existing policy that provides for discounts to 
infrastructure contributions, the 50% discount provides the context for the overall infrastructure 
contribution allowance (CIL and S106 infrastructure contributions combined).  Therefore, for 
the purposes of this report, the S106 allowance is calculated by the following formula: 

 
S106 allowance = 50% of the infrastructure contribution from the Planning Obligations 

framework  

less the CIL charge 

 

It should be noted that the appraisals could also be said to contain an element of S106-related 
costs within the allowance for external costs. 

 
36. Offices:  The viability of employment provision has been considered carefully since it will be 

delivered on a number of AAP sites and because employment growth is a key priority for the 
AAP area.  There is recognition that current development conditions for employment provision 
are unviable.  Recent data from Jones Lang LaSalle shows that prime market rents in 
Plymouth are £12 per square foot and the vacancy rate is 21%.  Before new office 
development is viable in Plymouth, rents will need to rise significantly.  Given current market 
signals, the only way new office provision will be built is through subsidy.  The lion’s share of 
new premises will only be delivered once the market improves considerably. 

For the purpose of this exercise, the office provision has been tested at current rent levels and 
also at levels at which offices would have a more neutral impact on viability.  In other words, 
since offices are currently unviable and will not be delivered speculatively under existing 
market conditions, they have also been tested in the sensitivity analysis so that it does not 
adversely affect overall site viability.  It is likely that it will take a number of years before the 
office market can positively contribute to site viability in Derriford or anywhere else in the City. 

 

Sensitivity Analysis 
 
37. In addition to the baseline appraisals, sensitivity analysis was conducted to develop an 

understanding of the extent to which the viability position changed when key appraisal 
assumptions were varied.  Six key appraisal assumptions were varied: 

 
• Residential values:  Baseline residential values were increased by 5% and 10%. 

 
• Employment rents:  Current rents are £12 per square foot.  Rents of £14 and £16 per square 

foot were also modelled. 
 

• Affordable housing levels:  While the Council’s affordable housing policy (CS15) is 30% of all 
units, subject to viability, appraisals were also run at 15% and 0% levels of affordable housing. 

 
• Build costs:  Baseline build costs were increased by 5% and 10%. 
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• Infrastructure contributions (CIL / S106):  Baseline infrastructure contributions were increased 

by 5% and 10%. 
 
• Abnormal costs:  Site-level abnormal costs were increased by 5% and 10%. 

 
Appraisals of key sites 
 
38. The basis for testing the viability of the Plan’s proposals is through the evaluation of the 

residual land values generated by the site appraisals.  According to the guidance on viability 
appraisals it is essential that a residual land value is generated such that land owners are 
incentivised to bring their land forward for development.  In other words, the Plan’s 
development proposals must ensure that once all development costs are subtracted from 
development values, the residual sum is sufficient for a developer to pay a competitive price for 
the land. 

 
39. The benchmark land values that have been applied in this exercise depend upon whether the 

site is greenfield or brownfield land.  For greenfield land to be “marginally viable”, a residual 
land value of at least £100,000 is required.  To be “viable”, a residual land value of at least 
£150,000 needs to be achieved.  For brownfield sites the relevant benchmark land values are 
£350,000 and £450,000, respectively.  The application of benchmark land values in this 
exercise is high-level, as is appropriate for this analysis.  The reality is that each site will have 
unique challenges and each landowner will have a unique set of motivations in their quest for a 
satisfactory land value.  

 
40. The results of the appraisals and sensitivity analysis of the four key sites are in the following 

paragraphs.  The table in each section summarises the key results of the appraisal exercise 
based on a comparison of the appraisals’ residual land value with the benchmark land values.  
The tables use a traffic light system with green cells being “viable” scenario, yellow cells being 
“marginally viable”, and red cells being “unviable”.  Further details of the appraisals are found in 
Appendix A. 
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41. Glacis Park (DS12):  The 17.2 hectare brownfield site is dominated by the South West Water 
(SWW) water works.  The rest of the site is occupied by smaller scale businesses.  The 
Council’s offices at Windsor House are located in the midst of the proposal site but the land is 
not allocated for redevelopment. 

Ownership of the site is primarily held by SWW, with a smaller holding by Stuart Partners Ltd.  
The two parties are in partnership to develop the site. 

Before the site can be developed, SWW’s operations have to be relocated to another site in the 
north of Plymouth.  However OFWAT, the water services regulator, has not yet approved the 
timing of the move.  When it is confirmed, there will be considerable costs associated with 
preparing Glacis Park for redevelopment.  This includes the decommissioning of several 
existing reservoirs/water treatment facilities as well as some likely remediation.  These costs 
have been incorporated into the site appraisal and it has been assumed that the eventual 
developer bears these costs.  However, it is likely that SWW will actually have to pay for at 
least some of these costs either “out of pocket” or through accepting a lower land value. 

In addition to SWW’s decampment, site access from Tavistock Road (A386) to the site is a 
challenge to the site’s development.  There are several small freehold interests between the 
A386 and the main part of the site which limit site access.  New transport works will be required 
to provide satisfactory site access. 

Chart 4 shows the results of the baseline appraisal and the six sensitivity scenarios.  Given the 
high upfront costs for SWW’s decampment and the considerable amount of proposed 
employment provision, the baseline appraisal shows that under current market conditions the 
Plan proposal for the site is unviable.  However, this approach assumes that the developer 
carries the financial burden of SWW’s decampment and the associated remediation.  A more 
likely scenario is that SWW is willing to accept a land value below the applied benchmark land 
value of £450,000 per acre. 

The outlook for the development proposal improves when the residential values increase or the 
affordable housing requirement is reduced.  The Council has shown in the past that it is willing 
to reduce developer contributions and the affordable housing level to achieve delivery and to 
make development viable.  Given the importance of this site to the achievement of the Plan 
vision, it is likely that the Council would work with a developer to ensure the development 
proposal is viable.  It is also worth noting that because the development timescale for this site 
is for later in the Plan period, the development of the district centre and other residential will 
enhance the value of developing on Glacis Park. 

Chart 4 – Glacis Park appraisal results 

£/acre
Baseline Appraisal £197,452
1. Residential values 5% £281,837

10% £365,756
2. Office rents £14 psf £248,119

£16 psf £298,318
3. Affordable housing 15% £372,855

0% £547,789
4.  Build cost 5% £104,319

10% £5,591
5. CIL / S106 5% £193,469

10% £189,462
6. Abnormal costs 5% £195,745

10% £194,035  
 

 
42. Seaton Neighbourhood (DS13):  The 20.3 hectare site is primarily allocated for residential 

use with some supplementary retail and employment use in latter phases.  The primarily 
greenfield site has steep grades which afford good views over a valley but will require earth 
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movements.  An allowance for this abnormal cost in included in the appraisal.  The site is 
largely controlled by the Hawkins (family) Trust who purchased it from the MoD in 2001.  There 
are three other parties that also have an interest in the site (MoD, the Council, and the owner of 
Poole Farm).  The four interests have entered into a land equalisation agreement. 

The development proposal will be delivered alongside a community park which will be located 
to the south of the site.  The land for the community park is also currently owned by the 
Hawkins family and it is assumed that it is to be given to the Council.  The provision of the land 
for the community park will help offset some of the development impacts of Seaton 
Neighbourhood. 

To build out the full site, the Forder Valley Link Road (FVLR) will have to be completed.  It has 
been assumed in the site appraisal that 300 residential units could be developed before the 
FVLR is operational.  However, the precise figure will be determined through a detailed 
transport assessment. 

There is an overage agreement on the site (held by the MoD) which is based on an increase in 
the land value.  

Chart 5 shows that in all cases the site is viable and there is an adequate viability ceiling so 
that if costs are higher than has been modelled in this exercise, the development proposal will 
remain marginal.  Given that it is a greenfield site, the benchmark land value is lower than for a 
brownfield site.  

Chart 5 – Seaton Neighbourhood Park appraisal results 

£/acre
Baseline Appraisal £330,252
1. Residential values 5% £422,474

10% £513,407
2. Office rents £14 psf £345,293

£16 psf £360,237
3. Affordable housing 15% £522,191

0% £706,708
4.  Build cost 5% £253,066

10% £174,424
5. CIL / S106 5% £325,946

10% £321,634
6. Abnormal costs 5% £327,629

10% £325,005  
 

43. North West Quadrant (DS14):  The site is a mix of greenfield and brownfield land but for the 
purposes of this exercise it is treated as brownfield.  It is approximately 7.4 hectares.  The Plan 
proposes a high-density residential-lead development with complementary commercial uses.  
In 2006 the site was purchased by Wharfside, a development company, from the Plymouth 
Primary Care Trust (PCT).  The site is adjacent to Derriford Hospital and currently provides 
surface car parking for hospital staff.  Wharfside submitted an application to develop a part of 
the Plan site in 2009 but this was refused and is currently awaiting the outcome of a Section 78 
appeal.  The refused application had proposed what the Council considered to be a new district 
centre with additional care-related facilities (to complement the hospital), and residential 
provision. 

Wharfside is experiencing financial difficulty.  The company has a contract with the PCT to 
deliver a multi-storey car park for which it already has permission.  However, construction has 
not commenced and it is unclear when these works will begin.  Wharfside’s initial bank lender 
also encountered financial difficulties such that its loan to Wharfside (and the site) are now 
controlled by Ireland’s National Asset Management Agency (NAMA).  NAMA manages the 
distressed loan portfolios of financially troubled banks. 

There is a restrictive covenant (owned by the Council) which limits the amount of retail that can 
be built on the site.  There is also a gas main running across the site over which no 
development can be built. 
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Chart 6 shows that in all cases the Plan’s development proposal is viable.  There is 
considerable headroom in the event that development costs are higher than assumed.  It 
should be noted that only five sensitivity analyses have been conducted for this Plan proposal 
because there are no significant abnormal costs.  This is distinct from the required earth works 
for Seaton Neighbourhood, the site preparation costs on Glacis Park, or the considerable 
demolition and site preparation for latter phases of the district centre. 

Chart 6 – North West Quadrant appraisal results 

£/acre
Baseline Appraisal £847,476
1. Residential values 5% £1,008,656

10% £1,169,834
2. Office rents £14 psf £888,495

£16 psf £929,514
3. Affordable housing 15% £1,191,928

0% £1,518,720
4.  Build cost 5% £718,992

10% £590,507
5. CIL / S106 5% £840,466

10% £833,455  
 
44. Seaton Barracks (proposed district centre) (DS16):  The former Seaton Barracks Parade 

Ground is the proposed site for Derriford’s new district centre.  In 2011 the site was transferred 
to the Council by the now-abolished South West Regional Development Agency.  The site is 
approximately 5.7 hectares and is cleared and serviced. 

The policy for the site proposes some community provision such as libraries and a health 
centre.  The provision of the health centre has been included in the appraisal.  The provision of 
the library has not been included.  It has been assumed that the library will be paid for by a 
capital receipt generated by the sale of a library site in Crownhill, a neighbourhood directly 
south of Derriford.  Therefore it has not been recognised as a cost to the development of the 
district centre.  

After 2021, the first phase having been completed, the Plan proposes that the district centre 
expand to the north and/or east of the Seaton Barracks site.  It could incorporate land owned 
by the Territorial Army (1.7 hectares), the Derriford Business Park (3.1 hectares) (PCC-owned), 
and several other holdings (up to 2.9 hectares). 

Chart 7 shows that the site is viable is most cases and in most scenarios there is an adequate 
ceiling in the event that development costs are higher than that which has been assumed in 
this exercise. 

Chart 7 – Seaton Barracks appraisal results 

£/acre
Baseline Appraisal £492,498
1. Residential values 5% £540,955

10% £589,412
2. Office rents £14 psf £535,597

£16 psf £578,696
3. Affordable housing 15% £589,488

0% £692,061
4.  Build cost 5% £396,466

10% £300,434
5. CIL / S106 5% £488,446

10% £484,394
6. Abnormal costs 5% £490,957

10% £489,415  
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Conclusions about Plan area development proposals 
 
45. The appraisal exercises shows that the Plan meets the requirements of deliverability and 

viability.  As market circumstances change and negotiations on the sites between developers 
and the Council ensue, the sites’ actual residual land values will differ.  However, for the 
purposes of the exercise, the approach has been high level.  It should be noted that the 
sensitivity analysis looks at each development contingency in isolation.  For example, the 
combined effects of an increase in development values and a reduction in affordable housing  
would make the development proposals considerably more viable.  This point is particularly 
relevant  to Glacis Park.  While only two scenarios in the sensitivity analysis are viable, the 
combined impact of several elements moving in a positive direction will increase viability.  
However, the same can be said about the downside risks of these factors. 
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1. Introduction 

1.1 This report has been prepared by GVA on behalf of Plymouth City Council to 

accompany development appraisals undertaken to test the viability and 

deliverability of four key sites within the City Council’s Area Action Plan for 

Derriford and Seaton on Plymouth’s northern edge: Glacis Park, Seaton 

Neighbourhood, North West Quadrant and Seaton Barracks.  The viability work 

focuses on these four sites as their delivery is seen as a key component in the 

delivery of the wider AAP.  Furthermore, the four sites carry the majority of the 

AAP’s value, and have more complex viability issues by virtue of the fact that 

they are comprised of a mix of uses. 

1.2 The report sets out both the evidence base and the assumptions used in the 

generation of the appraisals; and then presents the results of the baseline 

appraisals for each area under assessment. 

1.3 The AAP consists of sites with quite differing characteristics, both in terms of 

extant physical constraints and the end uses predicated for them.  Furthermore, 

the AAP is to be delivered over the years to 2021 (with a long term horizon of 

2026 and beyond).  Therefore the appraisal process also incorporates sensitivity 

analysis in an attempt to test the respective sites’ ability to cope with a range of 

economic, commercial and policy conditions that may occur over the AAP 

period. 

2.    Methodology 

2.1 The development appraisals for each of the four sites have been produced 

using the Argus Developer software package commonly used in the property 

industry.  The approach taken has been to produce a ‘baseline’ appraisal 

adopting cost and value assumptions as described below (Section 4 – Viability 

Appraisal Assumptions).  Key variables within the baseline are then tested to 

assess each site’s sensitivity to changes in adopted costs, values and affordable 

housing burden. 
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2.2  The appraisals have been produced assuming full development of the AAP 

sites under investigation.  This involves deducting all development costs 

including developer profit and finance costs from net sale revenues produced 

by open market and affordable housing, and also from commercial 

accommodation built, let and sold to investors, to produce a residual land 

value.   

2.3 The evidence base used in the production of the Baseline appraisal is the 

existing policy framework and associated documentation, including the 

Derriford and Seaton Area Action Plan 2006-2021, the Derriford Delivery 

Framework.  The viability process has also been informed by GVA’s local market 

experience.  In deciding on various cost inputs we have relied upon current 

data from the Building Cost Information Service (BCIS). 

2.4 The results of the appraisals for each site are shown on a £/net developable 

acre basis, and colour coded to illustrate whether they are viable, marginal or 

unviable when measured against appropriate estimates of residual land value 

thresholds for both brownfield (Glacis Park, North West Quadrant, Seaton 

Barracks) and greenfield (Seaton Neighbourhood) sites.  These show whether 

the residual land values produced by the baseline appraisal and the sensitivity 

analysis are sufficient to enable land to be released onto the open market by 

landowners. 

2.5 It is in the nature of the strategic level approach to the viability process being 

used in this case that broad assumptions have been adopted, particularly in 

relation to the estimations of abnormal costs related to the removal of South 

West Water equipment at Glacis Park.  These are necessarily early stage 

assumptions which will become clearer as more detailed cost analysis is done 

as sites move towards development.  

2.6 We have deliberately not included specific costs for the various transport 

infrastructure elements that the AAP describes.  Instead we have followed the 

Council’s approach in assuming that infrastructure contributions will come 

through in the form of CIL and S106. 
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3. Individual Development Sites 

 

3.1 The Derriford and Seaton AAP addresses Plymouth’s northern gateway and the 

need to create a ‘thriving, sustainable, mixed-use new urban centre at the 

heart of northern Plymouth’ (AAP, 3.6, p. 11).  The AAP addresses ten sites in 

total, however the viability focuses on four key sites as set out in 1.1 above.  We 

describe each in greater detail below. 

 

Glacis Park 

 

3.2 Glacis Park has a gross area of approximately 17.2 ha (42.5 acres).  The site 

currently hosts a mix of occupants but is dominated by the SWW water works.  

The balance is occupied by a number of small businesses.  The majority of the 

site is owned by SWW with Stuart Partners Ltd. holding the remainder. 

3.3 Before Glacis Park can be brought forward for delivery the SWW water works will 

need to be relocated elsewhere.  The timing of any relocation is as yet unknown 

and OFWAT has not been able to confirm the amount of money that will be 

required to enable this to happen.  Furthermore, in addition to the need for 

SWW to vacate the site before any development can begin, there is also 

uncertainty associated with the cost of remediation and preparatory works 

required before development can commence.  We have therefore made an 

assumption on the scale of work and cost that will remain to be borne by the 

scheme. 

3.4 Glacis Park will deliver 700 dwellings over the plan period, alongside 

approximately 12,727 sq m (137,241 sq ft) (NIA) of B1 employment 

accommodation 

 

Seaton Neighbourhood 

 

3.5 Seaton Neighbourhood lies between Plymouth International Medical and 

Technology Park to the north and the proposed Community Park to the south.  It 

is located on the higher, south and south east facing slopes of the Forder and 
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Bircham Valleys and has a gross area of 20.3 ha (50.14 acres).  The site is largely 

controlled by the Hawkins Trust, although we are informed there are other 

parties with interests (PCC, MoD, agricultural business). 

3.6 It is intended that Seaton Neighbourhood will provide approximately 770 

dwellings and a new local centre incorporating approximately 3,825 sq m 

(41,172 sq ft) (NA) of B1 employment and 1,350 sq m (14,531 sq ft) (NIA) of A1-A5 

floorspace.  

 

North West Quadrant 

 

3.7 North West Quadrant has a gross area of 7.6 ha (18.78 acres) and the AAP 

provides for its development to provide a mix of uses to include approximately 

580 dwellings, 4,250 sq m (45,747 sq ft) (NIA) of B1 employment accommodation 

and 1,350 sq m (14,531 sq ft) (NIA) of retail accommodation. 

3.8 This area has been planned to accommodate high density development of a 

scale appropriate to the site’s location as the key gateway to the city fronting 

Tavistock Road, as well as providing strong connections to Derriford Hospital.  

We have adopted the number of units for North West Quadrant as shown in the 

AAP.  We note that this results in a higher development density than the upper 

end of the range stipulated in the AAP. 

3.9 The site has a restrictive covenant (benefiting PCC) limiting the amount of retail 

that can be located on it, and the site is further affected by a gas main running 

across it. 

 

Seaton Barracks 

 

3.10 Part of the Seaton Barracks site amounting to approximately 5.7 ha (14.1 acres) 

was formerly occupied by the Seaton Barracks Parade Ground and has been 

owned by PCC since it was acquired from the now defunct South West 

Regional Development Agency – this is cleared and serviced and will 

accommodate the new district centre for Derriford.  The balance of the site 

amounting to 7.7 ha (19.0 acres) is currently occupied by the Territorial Army, 

Derriford Business Park (PCC owned) and several other smaller holdings. 
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3.11  The site will provide 250 dwellings, 6,800 sq m (73,195 sq ft) (NIA) of B1 

employment, a health centre of 2,323 sq m (25,000 sq ft) (NIA), 13,950 sq m 

(150,158 sq ft) (NIA) retail and 7,000 sq m (75,348 sq ft) (GIA) foodstore. 

 

4. Viability Appraisal Assumptions 

 

Residential 

 

4.1 In generating the residential elements of the appraisals we have relied on total 

dwelling numbers and densities as supplied in the AAP.   We have also adhered 

to the unit mix percentages adopted in the Delivery Framework.  We set out the 

total unit numbers, densities and unit mix for each site in greater detail in Table 1 

below. 

Table 1 

AAP Area Unit Nos. Dev. Density Unit Mix 

Houses          Flats 

Glacis Pk 700 65 dpa 60% 40% 

Seaton Nbhd 770 65 dpa 60% 40% 

NWQ 580 81 dph 60% 40% 

Seaton Barracks 250 65 dpa 60% 40% 

Total 2,220    

 

 

Affordable Housing 

 

4.1 We have adopted the Local Authority’s policy level of 30% affordable housing in 

the baseline appraisals.  (We have tested the impact of adopting reduced levels 

of affordable housing on scheme viability, and address the results of this process 

in the section on sensitivity, below). 

 

Residential unit sizes 

 

4.2 In deciding on the unit sizes and gross to net areas to adopt in the appraisals we 

have relied on market experience.  The AAP and supporting documentation 

make clear the need for a mix of housing types and sizes.  In light of the 
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strategic nature of the appraisals, and extended period over which the AAP will 

be used we have not sought to make detailed forecasts as to the unit sizes that 

may eventually be developed out across the AAP area.  Instead we have 

adopted a single unit size for houses (88.26 sq m; 950 sq ft, GIA), and similarly so 

for apartments (58 sq m; 625 sq ft, GIA).  We recognise that eventual developers 

of each site will form their own views as to appropriate unit sizes, but for the 

purposes of consistency the unit sizes detailed above have been used across 

both market and affordable tenures.  

 

Residential build costs 

 

4.3 We have adopted a build cost for market and affordable residential estate 

type housing taken from Building Cost Information Service (BCIS) of £73.76 per sq 

ft.  In the case of market and affordable apartments constructed over 3-5 

storeys we have adopted a build cost, from the same source, of £85.56 per sq ft.   

As stated by BCIS these are mean figures as at 21st February 2013 and are 

inclusive of preliminaries.  As is normal build costs are applied to gross internal 

areas. 

 

Residential values 

 

4.4 Recent local market experience has informed our adoption of sales value for 

open market housing and flats of £200 per sq ft.   The adoption of a single value 

across the four AAP sites under assessment is a reflection of the fact that the 

appraisals have been carried out at a high level with limited detail adopted in 

respect of unit mix and sizes.  

4.5 In respect of affordable housing we have adopted a value of £85 per sq ft for 

both affordable housing and flats as advised by PCC. 

4.6 We have applied residential values to the gross internal area of housing and we 

have assumed a gross to net ratio of 90% in respect of the apartments, with 

sales values applied to the net internal area of apartment blocks. 
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B1 Employment 

 

4.7 In generating the employment elements of the appraisals we have relied on 

accommodation numbers provided in the AAP, and adopted development 

densities for respective AAP areas which are informed by market experience.  

We set out the gross and net areas and densities adopted for each site in Table 

2 below.  

Table 2 

AAP Area GIA 

Sq M (Sq ft) 

NIA 

Sq M (Sq Ft)  

(Gross:Net 85%) 

Dev. Density 

Sq M / acre 

(Sq Ft / acre) 

Glacis Pk. 15,000 (161,460) 12,750 (137,241) 1,858 (20,000) 

Seaton Nbhd. 4,500 (48,438) 3,825 (41,172) 1,858 (20,000) 

NWQ. 5,000 (53,820) 4,250 (45,747) 3,716 (40,000) 

Seaton Barracks 8,000 (86,112) 6,800 (73,195) 1,858 (20,000) 

Total 32,500 (349,830) 27,625 (297,356)  

 

B1 Employment build costs 

 

4.8 We have had regard to the UK mean build cost for general new build air 

conditioned 1-2 storey offices (including preliminaries) published by BCIS on 22nd 

February 2013 of £1,138 per sq m (105.72 per sq ft). 

 

B1 Employment values 

 

4.9 We have adopted a rent for employment accommodation of £12 per sq ft 

which accords with prevailing evidence and anecdotal opinion.  We have 

assumed an investment yield of 8%. 

 

Retail 

 

4.10 We have adopted gross areas of retail accommodation as included in both the 

AAP and the Delivery Framework as shown in Table 3 below.  We have derived 

net internal areas from the assumption that developers will achieve 20% 
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coverage (ie. an acre of developable land will generate retail floorspace 

equivalent to 20% of an acre). 

Table 3 

AAP Area GIA 

Sq M (Sq ft) 

NIA 

Sq M (Sq Ft);  (Gross:Net 90%) 

Glacis Pk. - - 

Seaton Nbhd. 1,500 (16,146) 1,350 (14,531) 

NWQ. 1,500 (16,146) 1,350 (14,531) 

Seaton Barracks 15,500 (166,842) 13,950 (150,158) 

Total 18,500 (199,134) 16,650 (179221) 

 

Retail build cost 

 

4.11 We have adopted a build cost of £786 per sq m (£73 per sq ft) derived from the 

mean cost for general retail construction in BCIS (11th February 2013). 

 

Retail values 

 

4.12 We have adopted a rent for retail accommodation of £15 per sq ft which 

accords with prevailing evidence and anecdotal opinion.  We have used an 

investment yield of 8.5% for the retail investments produced at Seaton 

Neighbourhood and North West Quadrant as we have assumed a mixture of 

smaller occupiers with necessarily weaker covenant strengths and 

commensurately higher investment risk. 

4.13 With regard to Seaton Barracks which carries a significant amount of retail 

accommodation we have assumed that the net internal floorspace is split in 

equal thirds between weak, medium and high covenant strength occupants 

and adopted investment yields, respectively, of 11.5%, 10% and 8.5%. 

 

Foodstore 

 

4.14 The AAP allows for the provision of a foodstore of 7,000 sq m (75,348 sq ft) at 

Seaton Barracks.  We have applied a build cost of £1,019 per sq m (£95 per sq 

ft) derived from the mean build cost published on BCIS on 11th February 2013.  In 

terms of value for this element we have applied a rent of £215 per sq m (£25 per 

sq ft) and an investment yield of 6%. 
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Health Centre 

 

4.15 The AAP provides for the delivery of a Health Centre at Seaton Barracks of 2,323 

sq m (25,000 sq ft) (NIA).  We have adopted a build cost for this element from 

the mean cost for a health centre from BCIS on 11th February 2013 of £1,298 per 

sq m (£121 per sq ft).   We have applied a rent of £151 per sq m (£14 per sq ft) 

and an investment yield of 6.5%. 

 

Externals 

 

4.16 We have made an allowance on top of construction costs to account for costs 

associated with on and off plot externals (including gardens, fencing, 

driveways, parking, plot services connection, estate roads, off plot services 

infrastructure, drainage, footpaths, strategic landscaping, etc.) of 15% of build 

costs.  Experience suggests this assumption is within acceptable range of 

generally encountered external costs. 

 

Contingency 

 

4.17 We have adopted contingency of 5% on build costs across all four areas under 

assessment. 

 

Abnormal Costs 

 

4.18 The information provided to us together with site inspection undertaken 

indicates that abnormal costs could arise on some of the sites under analysis.  

This is particularly so in the case of Glacis Park where (as described above) there 

is likely to be further site preparation/remediation even after SWW have 

removed their equipment.   Therefore we have made allowances for the sites as 

shown in Table 4 below. 
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Table 4 

AAP Area Description of abnormal works Estimated Cost 

Glacis Park 
Removal of  balance of  SWW plant & 

equipment 
£1,500,000 

Seaton Nbhd. Foundations for gradient 
£2,310,000 

(£3k/unit) 

Seaton 

Barracks 
Site preparation, demolition estimate £1,000,000 

 

 

Professional fees 

 

4.19 We have assumed professional fees (architects, quantity surveyors, planning 

consultants, engineers etc) amounting to 8% of build costs. 

Disposal fees 

 

4.20 We have adopted sales agency fees associated with the disposal of residential 

(market and affordable) sales and commercial investment sales of 0.75% and 

associated legal fees of 0.5%.  We adopted letting agency and legal fees 

associated with the commercial accommodation of 10% and 5% respectively.  

We have included 5.7% for purchaser’s costs associated with commercial 

elements. 

 

Finance 

 

4.21 We have adopted an interest rate of 6.75% on all costs and 1.75% credit rate.  

The interest rates at which eventual developers may be able to raise 

development finance will ultimately depend on the financial strength and 

specific characteristics of borrowers as well as the wider macro-economic 

conditions prevailing at the time. 

 

Developer’s profit 

 

4.22 We have adopted a developer profit equating to 20% on cost. 
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Delivery Period 

 

4.23 The sites’ delivery will ultimately be subject to prevailing market conditions.  For 

the purposes of this exercise we have adopted the timings provided in the 

Delivery Framework, as follows: 

 

 Table 5 

 

AAP Area Delivery timescale 

Glacis Park 2018 – 2027 

Seaton Neighbourhood 2015 – 2025 

NWQ 2014 – 2021 

Seaton Barracks 2014 - 2022 

 

5. Appraisal Outcomes 

5.1 The four individual site appraisals produce the Residual Land Values (RLV) shown 

in Table 6 below.  The assumptions we have used in respect of development 

densities for the various elements as described above have produced net 

developable areas for each AAP site as shown below.  We have used these to 

arrive at a residual land value per net developable acre for each site.  

Table 6 

AAP Area Baseline RLV (£) Net 

Acres 

Baseline RLV/Net Acre (£) 

Glacis Park 6,614,653 33.5 197,452 

Seaton Nbhd. 10,931,355 33.1 330,252 

NWQ. 15,915,602 18.78 847,476 

Seaton Barracks 13,258,053 26.92 492,498 

 

5.2 We have measured the RLV/net developable acre for each site against a set of 

estimated ‘threshold land values’ which are defined as the values at which 

landowners would release land to the development market.  These are 

necessarily subjective; factors that could be taken into account by landowners 

might include, amongst others: individual circumstances, expectations about 

changes in policy on S106 and affordable housing, and opinion on present and 
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future land values.  We set out the threshold land values we have adopted in 

table 7 below. 

 

Table 7 

Greenfield £150,000 + Viable 

£100,000 - £150,000 Marginal  

Up to £100,000 Unviable 

Brownfield £450,000 + Viable 

£350,000 - £450,000 Marginal  

Up to £350,000 Unviable 

 

5.3 Using the above threshold land values Table 8, below illustrates the extent to 

which individual sites achieve values likely to encourage landowners to release 

land into the development market: 

Table 8 

AAP Area Baseline RLV (£) Net 

Acres 

Baseline RLV/Net Acre (£) 

Glacis Park 6,614,653 33.5 197,452 

Seaton Nbhd. 10,931,355 33.1 330,252 

NWQ. 15,915,602 18.78 847,476 

Seaton Barracks 13,258,053 26.92 492,498 

 

5.4 The table above shows that, at the costs and values adopted in the baseline 

appraisals Glacis Park does not achieve a threshold land value likely to cause 

land to be released to the market, whilst the other three sites do achieve 

viability. 

5.5 In our view it is important to view the results above holistically.  Glacis Park is 

carrying a disproportionate amount (c. 46%) of the employment 

accommodation provided across the four sites under examination which is a 

key factor in its lack of viability relative to the other sites not similarly burdened.  

Furthermore, Glacis Park will also have to bear the costs of removal of a 

proportion of the SWW equipment which will remain once the water works is re-

located, with associated site levelling costs.  

5.6 Finally, delivery of Glacis Park is programmed to commence in 2018 and run to 

2027 – the last of the four sites to be delivered.  It is therefore not unreasonable 

to expect that the current poor viability of Glacis Park will be improved over 



Derriford & Seaton Area Action Plan 2006-2021 Viability 

 

 

 

February 2013 

                                                                            gva.co.uk                            15 

time as the various surrounding AAP sites are delivered and, in combination, act 

to improve the commercial and residential ‘tone’, and enhance demand for 

accommodation at Glacis Park. 

6. Sensitivity Analysis 

6.1 We have undertaken a sensitivity analysis to test the impact on the four sites’ 

viability of changes to six key variables: 

• Revenue - increase in residential sales values, by 5% and 10% 

• Revenue - increase in employment rent to £14 per sq ft and £16 per sq ft 

• Affordable Housing - reduction to 15% and nil affordable housing 

• Build cost – increase by 5% and 10% 

• S106/CIL – increase by 5% and 10% 

• Abnormals – increase by 5% and 10% 

 

6.2 Adopting the same assessment process based on measurement against 

estimated ‘threshold land values’ as described in Section 5 above (‘Appraisal 

Outcomes’) produces the following results: 
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Table 9 

AAP Site 
Glacis Park 

Brownfield 

Seaton Nbhd. 

Greenfield 

NWQ 

Brownfield 

Seaton Bcks 

Brownfield 

Baseline 197,452 330,252 847,476 492,498 

Resi +5% 281,837 422,474 1,008,656 540,955 

Resi +10% 365,756 513,407 1,169,834 589,412 

Rent £14 psf 248,119 345,293 888,495 535,597 

Rent £16 psf 298,318 360,237 929,514 578,696 

Aff. 15% 372,855 522,191 1,191,928 589,488 

Aff. Nil 547,789 706,708 1,518,720 692,061 

Build cost +5% 104,319 253,066 718,992 396,466 

Build cost +10% 5,591 174,424 590,507 300,434 

S106/CIL +5% 193,469 325,946 840,466 488,446 

S106/CIL +10% 189,462 321,634 833,455 484,394 

Abnormals +5% 195,745 327,629 847,476 490,957 

Abnormals +10% 194,035 325,005 847,476 489,415 

 

6.3 The sensitivity analysis shows that the positive outcomes achieved by Seaton 

Neighbourhood, North West Quadrant and Seaton Barracks are largely 

sufficiently robust to remain viable given most negative impact scenarios.  The 

notable exception is Seaton Barracks’ response to a 10% increase in build cost 

which reduces its RLV to approximately £300,000 per net acre. 

6.4 In the case of Glacis Park it is clear that the unviable starting position is only 

marginally improved by the positive impact scenarios, while the negative 

impact scenarios further impair the site’s viability.  However, we reiterate our 

earlier comments (see 5.5, 5.6 above) on the need to view the sites’ viability 

position in combination rather than discretely.  We also comment that the 

sensitivity tests the impact on viability of changes to key variables in isolation 

only.  Were the impact of changes to two or more changes to be tested and 

the cumulative impact measured it is likely that more positive outcomes would 

be recorded. 

 

 

 



 

 

 

APPENDIX B 
Derriford AAP Delivery Framework Updates 



Updated Infrastructure Costings Incorporated into the Financial Appraisal of the Derriford Delivery Framework 
 

Critical infrastructure  Costs Delivery of AAP Proposals 
(Main relationships identified in bold) 

Delivery quantums 
(Supporting development of) 

Transport - Forder Valley Link Road  £25,400,000 DS06, DS07, DS08, DS09, DS12, 
DS13, DS14, DS15, DS16, DS10 

2,950 dwellings 
76,000sqm commercial floor space 
26,000sq m of retail floorspace  
40,000sq m of healthcare floorspace 
leisure, hotel and community uses. 
7732 jobs. 

Transport - Derriford Junction £9,800,000 DS07, DS08, DS09, DS10, DS12, 
DS13, DS14, DS16.  

2,780 dwellings 
54,500sqm commercial floor space 
26,000sq m of retail floorspace 
20,000sq m of healthcare floorspace 
leisure, hotel and community uses. 
5633 jobs 

Schools (Primary & Secondary) £10,235,000 DS12, DS13, DS14, DS15, DS16, 
DS16, DS06, DS08, DS09, DS10.  

2,950 dwellings. 

Other critical investment 
needed 

 Costs Delivery of AAP Proposals Delivery quantums 
(Supporting development of) 

Changing Travel Behaviour £8,300,000 DS06, DS08, DS09, DS10, DS12, 
DS13, DS14, DS15, DS16, DS16. 

2,950 dwellings 
76,000sqm commercial floor space 
26,000sq m of retail floorspace  
40,000sq m of healthcare floorspace 
leisure, hotel and community uses. 
7732 jobs. 

Necessary infrastructure  Costs Delivery of AAP Proposals 
(Main relationships identified in bold) 

Delivery quantums 
(Supporting development of) 

Transport - Forder Valley Road Bus 
Priority 

£10,000,000 DS06, DS07, DS08, DS09, DS12, 
DS13, DS14, DS15, DS16, DS10 

2,950 dwellings 
76,000sqm commercial floor space 
26,000sq m of retail floorspace  
40,000sq m of healthcare floorspace 
leisure, hotel and community uses. 
7732 jobs. 



Transport - A386 bus priority 
improvements 

£25,000,000 DS06, DS07, DS08, DS09, DS10, 
DS12, DS13, DS14, DS15, DS16 

2,950 dwellings 
76,000sqm commercial floor space 
26,000sq m of retail floorspace  
40,000sq m of healthcare floorspace 
leisure, hotel and community uses. 
7732 jobs. 

Marjons Link Road £ 1,400,000 DS06, DS07, DS08, DS09, DS10, 
DS12, DS13, DS14, DS15, DS16 

2,950 dwellings 
76,000sqm commercial floor space 
26,000sq m of retail floorspace  
40,000sq m of healthcare floorspace 
leisure, hotel and community uses. 
7732 jobs. 

Derriford Community Park & Green 
Infrastructure 

£8,600,000 DS10, DS12, DS13, DS14, DS15, 
DS16, DS16 DS06, DS08, DS09. 

2,950 dwellings  
Biodiversity and SUDs. 

Transport – Brest Road bus/ cycle 
route & bus priority measures 

£500,000 DS06, DS09, DS10, DS13, DS14, 
DS16 

2,800 dwellings 
37,500sqm commercial floor space 
26,000sq m of retail floorspace  
40,000sq m of healthcare floorspace 
leisure, hotel and community uses. 
4625 jobs. 

CHP & District Energy (ESCo 
procurement) 

£500,000 DS06, DS07, DS08, DS09, DS10, 
DS11, DS12, DS13, DS14, DS16 

2,950 dwellings 
76,000sqm commercial floor space 
26,000sq m of retail floorspace  
40,000sq m of healthcare floorspace 
leisure, hotel and community uses. 
7732 jobs. 

Desirable infrastructure  Costs Delivery of AAP Proposals Delivery quantums 
(Supporting development of) 

Health Centre £1,750,000 DS12, DS13, DS14, DS15, DS16, 
DS16, DS06, DS08, DS09, DS10. 

2,950 dwellings. 

Libraries £1,750,000 DS12, DS13, DS14, DS15, DS16, 
DS16, DS06, DS08, DS09, DS10. 

2,950 dwellings. 

Public Realm £2,500,000 DS01, DS02  
Sports £5,000,000 DS12, DS13, DS14, DS15, DS16, 

DS16 DS06, DS08, DS09, DS10. 
2,950 dwellings. 



Total Infrastructure / 
investment costs 

£110,735,000   

 
 
As the table above reveals, the total infrastructure / investment cost is about £110.7m.  This is about £15m greater than the total 
infrastructure costs used in the area-wide modelling discussed in the main body of this report.  The discrepancy is because some of 
the elements in this table will be delivered through a direct development cost (instead of through pooled contributions).  As a result, 
allowances for some of these are made in the site appraisals through externals, the 5% contingency, and the S106.  These would 
cover the costs for changing travel behaviour (travel planning) (£8.3m) and the procurement of the district heating solution (CHP / 
Esco) (£0.5m).  In addition, as stated in the body of the report, the health centre (£1.75m) will be provided by the developer of the 
district centre and the delivery of the library (£1.75m) is assumed to receive significant support from a capital receipt for the sale of 
the Crownhill Library.  
 
It is also worth noting that there have been changes to this table since it was last published in the Derriford Delivery Framework.  
Two of the changes are discussed in the main body of the report.  These are the increase in the cost estimate for the Forder Valley 
Link Road and a decrease in the cost for providing the education infrastructure.  There are also two additional changes not 
mentioned in the body of the report.  (1) The estimate for the costs for the A386 bus priority improvements has been reduced from 
£32m to £25m.  The £32m figure is for transport network improvements to a stretch of the A386 that extends well beyond the AAP 
boundaries.  Therefore it is likely that a significant proportion of the £32m will secure contributions from outside of the AAP area.  (2)  
The cost for the Forder Valley Road Bus Priority (road widening) has increased from £6.2m to £10.0m.  This is due to an updated 
estimate from the Local Highway Authority. 



 

Derriford & Seaton AAP Delivery Projections

AAP Proposal 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

DS06: PIMTP Employment 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000

DS06: PIMTP Housing 50 50

DS06: Healthcare 5000 5000 5000 5000

DS06: Retail 500

DS07: Tamar SP Employment 2500 2500 2500 2500 2500 2500 2500 2500

DS08: Crownhill Retail Park
DS08: Housing 80

DS08: Employment 2000

DS09: Derriford Hospital 10000 10000

DS09: Housing 50 50 50 50

DS10: Marjon
DS10: Student Housing 150 150 100

DS11: Christian Mill 1500

DS12: Glacis Park
DS12: Housing 50 50 50 50 50 50 100 100 100 100

DS12: Employment 2500 2500 2500 2500 2500 2500

DS13: Seaton Neighbourhood
DS13: Housing 100 100 100 50 100 100 100 100 20

DS13: Employment 2000 2500

DS13: Retail 750 750

DS14: North West Quadrant
DS14: Housing 50 100 100 100 100 50 80

DS14: Employment 2500 2500

DS13: Retail 800 700

DS15: Quarry Fields 30 40

DS16: District Centre
DS16: Retail 6000 6500 5000 5000

DS16: Housing 50 50 50 50 50

DS16: Employment 1500 1500 1500 1500 2000

Totals

HOUSING 80 290 250 300 200 150 230 200 280 150 120 100 100 100 2550

STUDENT HOUSING 150 150 100 400

EMPLOYMENT LAND 2000 4500 7000 5000 8500 6000 4500 4500 8000 11500 4500 2500 2500 2500 2500 76000

RETAIL 6000 6500 800 750 750 6200 5000 26000

HEALTHCARE 5000 5000 10000 10000 5000 5000 40000

COMMUNITY/ LEISURE/ HOTEL 1000 1000 1000 1000 1000 1000 6000



Infrastructure Delivery
Area Action Plan Proposal 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027
DS18: Transport Infrastructure

DS18: Forder Valley Link Road

DS18: Forder Valley Bus Priority

DS18: Marjon Link Road

DS18: Derriford junction

DS18:A386 bus priority measures

DS18: Brest Road bus priority

DS19: HQPT infrastructure
DS20: Community Park
DS21: Glacis Pk Green Corridor
DS05 CHP & District Energy

Design/ procurement
Design/ Implementation
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MARKET RECOVERY SCHEME 
July 2012 

 

 

In certain circumstances, a development may 
not be able to address all of the planning 
obligations sought by the Council without the 
scheme becoming economically unviable.  
The market recovery measures set out 
below provide a framework for the 
negotiation of planning obligations where this 
is the case.  These measures relate to 
planning applications validly submitted 
between 1 April 2011 and the date when the 
City’s Community Infrastructure Levy 
becomes operational.   

 

INCENTIVE TYPE 1: Measures to 
encourage early delivery of projects 
during times of economic downturn: 

• Up to 100 % discount on infrastructure 
contributions sought for development of 
employment uses within the ‘B’ Use 
Classes as well as those that generate 
significant levels of new employment such 
as hotels and leisure uses (C1 and D2). 

• Up to 50 % discount on infrastructure 
contributions sought for other 
development on brownfield sites. 

• Up to 25 % discount on infrastructure 
contributions sought for other 
development on greenfield sites. 

• Up to 50 % reduction of the full 
affordable housing requirement may be 
considered, together with the possible 
use of gap funding to support affordable 
housing delivery. 

• 100% discount on the planning obligations 
management fee. 

 

 

The higher potential discount for 
employment uses is justified on the grounds 
of economic viability and the urgent need to 
support employment growth given the 
continuing fragility of the local and national 
economy. 

 

The following conditions must be met to 
benefit from these discounts / flexibilities: 

1. The case for these discounts shall be 
proven, unless otherwise specified below, 
through an open book viability appraisal 
which establishes that under current 
conditions the development may not 
achieve an acceptable level of viability. 

2. Developers must agree to a two-year 
consent, and to make a substantial start 
on the approved development within two 
years of the grant of consent. 

3. In appropriate cases, consideration will be 
given to making the consent personal to 
the applicant. 

4. For strategically significant development 
proposals, where the affordable housing 
provision is critical to the achievement of 
the Core Strategy’s Affordable Housing 
target, the Council reserves the right not 
to agree to a relaxation of the affordable 
housing requirement. 

5. Flexible phasing of payments may be 
considered where this is justified by the 
financial appraisal, subject to ‘clawback’ 
provisions being incorporated as part of 
the planning agreement. 

 

The circumstances where a viability appraisal 
is not required are: 



 

Scheme enacted by Plymouth City Council’s Cabinet on 29 March 2011 and updated to reflect Cabinet decisions on 17 
January 2012 & adoption of 2nd Review of Planning Obligations SPD on 30 July 2012 

• An application for a C3 use of less than 
15 units 

• An application for a C4 use of less than 
15 bedspaces 

• An application for a Sui Generis HMO 
development of less than 15 bedspaces 

 

INCENTIVE TYPE 2: Measures to help 
developers respond quickly to 
economic recovery by having ‘oven-
ready’ consents: 

• Extended planning permission periods to 
be considered (up to 7 years). 

• Flexible phasing of payments of planning 
obligation requirements. 

 

The following conditions must be met to 
benefit from these flexibilities: 

1. The case for the time extension is to be 
established through an open book 
viability appraisal which shows that the 
development may be unviable under 
current conditions and that extended 
permission which includes an assumed 
improvement in the economy will 
enhance viability. 

2. If actual level of payment is to be 
determined by end value of development, 
a ‘clawback’ mechanism will be needed. 

 

INCENTIVE TYPE 3: Exemptions from 
infrastructure contributions in certain 
cases: 

No infrastructure contributions will be 
sought for developments of less than 5 
homes and less that 500 sq.m. for non-
residential development.  This is justified on 
the grounds of encouraging a continuing 
supply of smaller sites to be brought forward 
during the ongoing difficult conditions for the 
development sector  

 

In addition to these specific measures, 
flexible and innovative approaches to 
service-delivery will be adopted, 
including: 

• Positive approach to deeds of variation to 
assist with re-phasing of s106 
contributions where this is justified by 
open-book viability appraisal. 

• Improved and quicker pre-application 
process with opportunity for Council to 
work with developer on Site Planning 
Statements to provide clear framework 
for the planning application. 

• An openness to partnership working to 
help bring forward planning applications 
for strategic projects identified through 
the Local Development Framework. 

 

Requests for consideration under the Market Recovery Scheme should be made when pre-application 
discussions are initiated with the Planning Service.  It should be noted that these provisions do not apply 
retrospectively to planning applications where development has started without consent. 
 


