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1.0 INTRODUCTION 
______________________________________________________________ 

 

1.1 Mansfield District Council (‘the Council’) is at an advanced stage of preparing a new Local Plan 

to cover the period 2013 to 2033.  Submission of the plan for examination took place on 19 

December 2018.  In preparing the Local Plan the Council is required to ensure that the plan is 

deliverable and that the obligations and planning policy burdens do not threaten the viability 

of the developments identified in the plan.  

 

1.2 Keppie Massie prepared a Whole Plan Viability Appraisal Update (December 2018) (“the update 

report”).  This built on the Whole Plan and Community Infrastructure Levy Viability Assessment 

prepared by National CIL Service in June 2018, and reflected the Publication Draft of the Local 

Plan dated September 2018.  The update report was therefore based on the most up to date 

versions of the plan policies and proposed allocation sites.  It considered the impact of the 

plan policies on development both cumulatively but also on an individual basis to enable a 

greater degree of analysis of the impact of individual plan policies on viability.   

 

1.3 Policy H5 of the Publication Draft of the Plan relates to Custom Build and Self-Build Homes.  

It requires that on development proposals of more than 100 homes, at least 5% of the dwelling 

plots should be provided as reasonably sized plots for self-build or custom build homes.  In 

addition to the work undertaken in the original report we have specifically been asked to 

consider whether this policy requirement is viable. 

 

1.4 This Addendum Report therefore considers the impact on viability of Policy H5 and in particular 

whether the inclusion of at least 5% of dwelling plots on proposals of more than 100 homes 

is viable.  This Addendum Report should be read in conjunction with the update report and is 

derived from the same evidence base and assumptions. 
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2.0 METHODOLOGY 

______________________________________________________________ 
 

2.1 In preparing the update report a financial appraisal was prepared for each of the proposed 

allocations save for H1p Hermitage Mill.  Table 2.1 contains details of these proposed 

allocations that are in excess of 100 dwellings and hence will be subject to the requirement 

for 5% of the plots to be provided as reasonably sized plots for custom and self-build.  As well 

as the address the table contains details of the value zone in which the site is situated, the 

site type (ie. greenfield or brownfield) and also the capacity. 

 

Ref Address Ward Zone 
Site 

Type 
Capacity 

H1a Clipstone Road East Newlands 1 GF 511 

H1b Land off Skegby Lane Grange Farm 2 GF 194 

H1c Fields Farm, Abbott Road Brick Kiln 1 GF 200 

H1d Three Thorn Hollow Farm Ransoom Wood 1 GF 188 

H1e Land at Redruth Drive Woodlands 1 GF 178 

H1f 
Former Rosebrook Primary 
School 

Penniment 1 GF 134 

H1g Abbott Road Penniment 1 GF 102 

H1v 
Stonebridge Lane / Sookholme 
Lane, Market Warsop 

Market Worsop 1 GF 400 

 Table 2.1: Proposed Allocations greater than 100 Dwellings 

 

2.2 We have utilised the viability testing that was undertaken for these allocations at table 2.1 

and have adjusted the testing to reflect the requirement for 5% of the dwelling plots to be 

provided as custom or self-build.  The policy states that these plots should be reasonably sized 

and we have therefore substituted 4 bed house types for the required number of self-build 

plots on each allocation. 

 

2.3 A revised construction cost assessment has then been prepared for each of the allocations 

which is contained at Appendix 1.  The construction cost assessment allows for an 

infrastructure cost per dwelling based on the allocation in question and also contains an 

allowance for grassing the serviced plots. 

 

2.4 To inform the likely values of the serviced plots we have considered current asking prices for 

building plots within a 5 mile radius of Mansfield.  Further details are provided at Appendix 

2.  With reference to this information the sites that are highlighted are located within Mansfield 

District.  In relation to these sites we have included details of the respective affordable 

housing/value zone adopted in the Local Plan/update report. 
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2.5 A number of the sites listed comprise development sites that require preparation and servicing 

and hence are not really comparable for the purpose of this exercise.  The data also includes 

a number of very large plots such as those at High Oakham Park which are not really typical 

of the type of developments likely on the allocation sites.  Similarly there are a number of 

entries such as at Poplar Grove and Park Hall Road where plots in excess of 0.25 acres for 

large detached houses are for sale.  We anticipate that in relation to the allocations being 

tested the plots for custom and self-build are likely to be smaller. 

 

2.6 We have provided at table 2.2 details of the available plots that we consider to be most 

relevant in assessing the likely value of a self-build plot. 

  

Value  

Zone 
Address Settlement 

Price  

per plot 

 Eyres Close Skegby £80,000 

 East Lane Edwinstowe £80,000 

2 Adj 72 Skegby Lane Mansfield £78,000 

1 Mansfield Road Mansfield £70,000 

 Table 2.2: Available Housing Plots 

 

2.7 The plot at Eyres Close, Skegby lies just to the west of the District Boundary and at the present 

time foundations have been laid.  The site is also close to the Skegby Lane plot which is within 

Mansfield District and lies within Zone 2.  The asking prices for these sites indicate that a 

typical build plot for a detached house in the Zone 2 area of Mansfield is likely to sell for a 

price in the region of £80,000.  By way of comparison in our viability assessments for Zone 2 

a 4 bed house has a net sales price of £264,000 so a plot value of £80,000 represents about 

one third of the value.  

 

2.8 The plot at Mansfield Road is situated in Zone 1 and this is available for a slightly lower figure 

of £70,000.  In comparison our viability testing for Zone 1 assumed a 4 bed house had a value 

of £226,000 so again a plot value of around £70,000 equates to around one third of the value 

of a completed house. 

 

2.9 To test the viability of Policy H5 we have therefore assumed a serviced plot will sell for £70,000 

in zone 1 and £80,000 in plot 2.  Our financial appraisals are based on the same assumptions 

as those in the update report.  This includes the application of sales and marketing costs at 

2.5% of GDV for the serviced plots and also a developers profit on these serviced plots at 

20% of GDV.  We have also assumed that the serviced plots will be subject to the requirements 

for education, s106 and highway contributions.  The level of affordable housing contribution 

is calculated based on the total capacity of the site including any custom and self-build plots. 
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3.0 VIABILITY TESTING RESULTS 
______________________________________________________________ 

 
3.1 This section sets out the results from the viability assessments undertaken for the proposed 

allocation sites inclusive of the requirement to provide 5% of the plots for custom or self-

build. 

 

3.2 The results table is presented in the same format as those in the update report, with the Local 

Plan reference, address and site type.  We have then added the value zone and included 

information about the number of dwellings tested, the density and then the average dwelling 

size for the scheme.  Further details of the mix assumed in each case is contained within the 

individual site construction cost summaries at Appendix 1. 

 

3.3 The ‘Surplus’ is the residual sum that is left once the gross costs (inclusive of developer’s 

profit and threshold land cost) are deducted from gross revenues.  The development surplus 

is presented on the basis of an amount per sq.m of built floor space.  For consistency with the 

appraisal results in the earlier update report we have assumed the same total floor space for 

each development ie the serviced plots will provide a house of an equivalent size to that 

assumed for the purpose of viability testing for the particular allocation contained in the update 

report. 

 

3.4 The first column under the overall heading of surplus shows the base surplus.  This is the 

viability of development having regard to the base construction cost position which reflects 

current building regulation requirements including water efficiency measures and provision for 

broadband ducting.  In addition these appraisals make provision for the costs associated with 

the Local Plan policy requirements relating to the following: 

 

 Provision of onsite open space (or a contribution in lieu) and;  

 Sustainable Drainage Systems. 

 

3.5 The base position assumes a development of entirely market housing. 

 

3.6 The viability of the allocation is then tested with the inclusion of other Local Plan policies which 

have an impact on viability.  We have assumed that these policies will apply to the serviced 

plots therefore we have included an allowance for education, highways and other S106 costs 

to each of the plots based on the appropriate amount for the particular allocation.  The 

affordable housing provision has also been assessed based on the total capacity for the site 

including the serviced plots.  We have considered the same two scenarios in relation to the 

provision of affordable homes as in the update report. 
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3.7 The columns titled AH Option 1 and AH Option 2 show the respective development surplus per 

sq.m at the policy compliant level of provision for the allocation.  A minus figure shows that 

the development makes a loss and hence is not viable at that particular level of provision.   

 

3.8 In relation to those results where the development is not viable the cells have also been 

shaded red.   

 

3.9 Following the approach taken in the update report, to allow consideration of the impact of 

other plan policies in combination with affordable housing we have included the columns in 

the right hand section of the table.  Based on the results of our testing, these columns show 

the impact on viability of Policy IN1 in terms of its requirements relating to developer 

contributions.  The columns titled Education, Highways and Other S106 show the reduction in 

surplus resulting from these contributions.  This is based on the rates per dwelling identified 

in table 5.9 of the update report.   

 

3.10 The results in the right hand side of the tables show the impact or reduction in viability due 

to the respective policy in the form of the per sq.m reduction to the ‘Surplus’.  This allows the 

viability impact to be considered in relation to these requirements both singularly and 

cumulatively and in combination with differing tenures of affordable housing provision.   

 

3.11 The development surplus and the policy impact per sq.m have in all cases been rounded to 

the nearest £ per sq.m 

 

3.12 Full details of the testing assumptions for the allocations are contained at Appendix 5 of the 

update report, whilst the construction cost assessments for each allocation inclusive of 

serviced plots are contained at Appendix 1 of this addendum. 
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      Surplus (per sq.m)  Impact on Surplus (per sq.m) 

Ref Address 
Site 
Type 

Capacity Density 
Ave 
Size 

(sq.m) 
Base 

AH 
Option 1 

AH  
Option 2 

 Education Highways 
Other 
S106 

Zone 1   

H1a Clipstone Road East GF 511 35 90 £189 £157 £175  £58  £9 

H1c Fields Farm, Abbott Road GF 200 35 90 £141 £106 £127  £56 £2 £10 

H1d Three Thorn Hollow Farm GF 188 35 90 £134 £101 £120  £53 £1 £10 

H1e Land at Redruth Drive GF 178 42 90 £177 £142 £162  £53 £1 £10 

H1f Former Rosebrook Primary School GF 134 35 90 £124 £81 £110  £54 £9 £10 

H1g Abbott Road GF 102 30 89 £56 £23 £38  £54 £2 £10 

H1v 
Stonebridge Lane / Sookholme 

Lane 
GF 400 38 90 £187 £155 £173  £50 £39 £9 

Zone 2   

H1b Land off Skegby Lane GF 194 30 90 £153 £73 £89  £52 £2 £10 

Table 3.1: Results – Housing Allocations inclusive of 5% Serviced Plots 
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3.13 For completeness table 3.3 contains details of the surplus/deficit per sq.m for each allocation 

based on the policy compliant level of affordable housing provision (option 1 or option 2) 

combined with the package of other planning contributions required for each site for example 

highways and education.   

 

Ref Address 
Option 1 Cumulative 

surplus/deficit 
Option 2 Cumulative 

surplus/deficit 

Zone 1 

H1a Clipstone Road East £91 £109 

H1c Fields Farm, Abbott Road £38 £59 

H1d Three Thorn Hollow Farm £38 £57 

H1e Land at Redruth Drive £78 £99 

H1f Former Rosebrook Primary School £8 £38 

H1g Abbott Road -£43 -£28 

H1v Stonebridge Lane / Sookholme Lane £57 £75 

Zone 2 

H1b Land off Skegby Lane £8 £24 

  Table 3.2: Cumulative Testing Results  

 

3.14 The results show that with the inclusion of 5% of the plots for custom or self-build the level 

of viability reduces slightly from that shown in tables 6.1 - 6.4 of our update report however 

all of the proposed allocations with capacity for over 100 dwellings are viable, save for one, 

H1g Abbot Road.  However this particular allocation was identified as being unviable in our 

previous viability based on a cumulative policy position, therefore it is not as a result of policy 

H5 that this site becomes unviable. 
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4.0 CONCLUSIONS 
_________________________________________________________________________________________ 
 

4.1 Policy H5 requires that on development proposals of more than 100 homes, at least 5% of the 

dwelling plots should be provided as reasonably sized plots for customer self-build.  Using the 

viability testing undertaken in the update report, we have modelled the impact of the inclusion 

of 5% of dwelling plots as serviced housing plots on the allocations over 100 dwellings. 

 

4.2 The results of our viability testing on this basis show a slight reduction in the viability of these 

allocations however all of the allocations are still viable save for one, based on the cumulative 

policy position.  The unviable result for H1g based on the cumulative policy position was 

identified as being unviable in the previous update report. 

 

4.3 Having undertaken additional viability testing to model the impact of Policy H5 the conclusion 

contained at para 7.25 of our update report remains unchanged. 

 



 

 

 
 

 
 

 
 
 

APPENDIX 1 
 

 
 
 

QS CONSTRUCTION COST ASSESSMENTS 
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H1b Land off Skegby Lane

5% self build plots

Site area 8.32 ha

PoS % (of net) 30.00%

Net Dev area 64000 m2

PoS Area 19200 m2

Sales rate 4 per month

No of dwellings 194 Nr (30.3dph)

GFA/unit Total GFA

1b-OM-terraced 2 P 7.00% 14 Nr 58 m2 812 m2 1bT

2b bungalow-OM-Semi 4 P 0.00% 0 m2 0 m2

2b-Aff-Semi 4 P 0.00% 75 m2 0 m2

2b-OM-Semi 4 P 30.00% 58 Nr 75 m2 4350 m2

2b-OM-terraced 4 P 0.00% 90 m2 0 m2

3b-OM-Detached 5 P 23.00% 45 Nr 90 m2 4050 m2

3b-OM-Semi 5 P 22.00% 42 Nr 90 m2 3780 m2

4b-OM-Detached 6 P 10.00% 20 Nr 120 m2 2400 m2 2Bs

5b-OM-Detached 8 P 3.00% 6 Nr 150 m2 900 m2 3bs

863 P 185 Nr 16292 m2

Subs and Superstructures £11,086,754 £57,148 #######

External Works within curtilage costs £1,064,789 £5,489 #######

Road and footpath works beyond curtilage £1,178,175 £6,073 #######

Garages £383,236 £1,975 #######

Drainage costs 185 Nr £5,342 £873,210 £4,501 #######

Inc Services costs 185 Nr £4,250 £694,599 £3,580 #######

Public Open Space 19200 m2 ##### £382,055 £1,969 #######

Costs of play facilities £10,000 £197,021 £1,016 #######

Preliminaries for 57 months 57 mths £26,712 £1,345,215 £6,934 #######

SUBTOTAL £17,205,053 £88,686 ######

Abnormals £409,250 £2,212 #######

Fees £1,321,073 £6,810 #######

Contingencies £946,769 £4,880 #######

Total £19,882,144 £102,588 ######

Abnormals

£0

610 m £ 210 /m £128,100

Improvements to existing path ways etc £50,000

Allowance for effect of sloping site 194 Nr £600 £116,400

9 Nr £12,750 £114,750

Total of abnormals £409,250

9 2 2019

POS 22.2 m2/person

Mix Data

Costs of providing roads and services to 

self-build plots

Cycle provision (3m wide tarmac; not lit)

Low soil permeability; assumed no cost
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APPENDIX 2 - MANSFIELD LOCAL PLAN

BUILDING PLOTS FOR SALE

VALUE 

ZONE
ADDRESS SETTLEMENT PRICE

NO 

PLOTS

PRICE PER 

PLOT
COMMENTS

Eyres Close Skegby £80,000 1 £80,000
Building plot with consent for a detached house.  Foundations have already been 

laid.

East Lane Edwinstowe £80,000 1 £80,000 Building plot with consent for a 3 bed detached house

2 Adj 72 Skegby Lane Mansfield £78,000 1 £78,000 Planning consent for a 2 or 3 bed dormer bungalow of 104 sq.m

1 Mansfield Road Mansfield £70,000 1 £70,000 Building plot with consent for a 3 bed detached house

Highfield Road Clipstone £135,000 2 £67,500 Two building plots with outline consent for detached houses

Windmill Close Bolsover £120,000 2 £60,000
Development site with planning cosent for a 4 bed detached house and 2 bed 

detached bungalow

1 Rear Redgate Inn, Redgate Street Mansfield £150,000 3 £50,000 Development site with planning consent for 3no detached houses

Victoria Street Bolsover £90,000 2 £45,000 Development site with consent for a pair of 3 bed semi detached houses

1 27 Ley Lane Mansfield Woodhouse £170,000 4 £42,500 Development site (industrial unit) with outline consent for 4 dwellings

1 Adj Three Lions Pub, Netherfield Lane Mansfield £120,000 3 £40,000
Development site with planning consent for 2no 4 bed semi detached houses and 

one detached house

New Lane Hilcote £65,000 2 £32,500 Development site with consent for a pair of 2 bed semi detached houses


