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1. INTRODUCTION 

 

1.1 This Appeal Statement has been prepared on behalf of The Mandale Group (the appellant) to 

accompany a S.78 Planning Appeal against the decision of Wrexham County Borough Council to 

refuse full planning permission for the conversion of existing 1st floor and construction of mezzanine 

floors to create to 53no. residential apartments (51no. one bedroom and 2no. two bedroom), 

associated works and external alterations at Henblas Square, Wrexham. 

 

1.2 The planning application - formally validated on 14th August 2018 - was refused by Committee 

against Officer recommendation to approve, with the Decision Notice issued on 1st April 2019 

(Appendix 1).  The single reason for refusal cited (in the Notice) was as follows:  

 

‘1. The development does not make an adequate contribution to the provision of affordable housing 

and is therefore contrary to Local Planning Guidance Note 28 and to Unitary Development Plan 

policy H7.’ 

 

1.3 This document sets out the appellant’s grounds for appeal and detailed statement of case in support 

of the proposed development, having regard to the adopted development plan in force for the area, 

Planning Policy Wales (PPW), and any other material considerations. 
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2.  PLANNING CONTEXT 

 

 Site Context 

 

2.1 The application property, Henblas Square, is a 

two-storey building located in Wrexham town 

centre, which is bound by Lambpit Street to 

the north, Chester Street to the east, Henblas 

Street to the south and Queen Street to the 

west (see Figure 2.1, right). The red line for the 

site wraps directly around the building 

footprint, measuring approximately 0.77 

hectares (ha) in area.  

 

2.2 The building currently comprises of 10no. ground floor retail units at ground floor level, two of which 

are substantial in size (TJ Hughes and BHS).  Of these, eight front onto Henblas Street to the south 

and two onto Queen Street to the west.  At first floor level, offices feature above BHS, with storage 

space associated with the smaller retail units located above the units, whilst the retail floorspace of 

TJ Hughes extends across two levels.  All except one of the retail units are now vacant. A service yard 

is located at the north east corner of the site, which is the only part of the site that is not occupied 

by the building.  To confirm, the property is unlisted, but lies adjacent to Wrexham Conservation Area. 

 

2.3 In terms of the surrounding land uses, these are predominantly retail, commercial and leisure uses, 

commensurate with the location of the site within Wrexham town centre.   

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2.1:  Site Location Plan 
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Planning History 

 

2.4 The site has been subject to the following approvals over recent years: 

 

▪ P/2010/0766 - 1 No. fascia and projection sign.   

▪ P/2009/0502 - Display of signs. 
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3. APPEAL PROPOSAL 

 

3.1 This appeal seeks full planning consent for the conversion of existing 1st floor and construction of 

mezzanine floors to create to 53no. residential apartments (51no. one bedroom and 2no. two 

bedroom), associated works and external alterations at Henblas Square, Wrexham. 

 

3.2 The external alterations on this occasion include the incorporation of a number of new windows - 

together with the removal of some existing - as part of a reconfigured window arrangement, as 

shown by the submitted elevations (see Figure 3.1 for one such example of new windows).  Other 

alterations are limited, but include the removal of existing stairwells that are no longer needed, with 

all retail units to be confined to the ground floor only.  The existing and proposed layout of the first 

floor are provided at Figure 3.2 for context.  

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

Existing elevations 
 
 
 
 
 
 
 
 
 
 
 
Proposed elevations 
 
 
 
 
 
 
 
 
 
 
 
Figure 3.1:  Existing and Proposed Elevations (extract) 
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Existing first floor plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Proposed first floor plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 3.2:  Existing and Proposed First Floor Plans 
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4. PLANNING POLICY CONTEXT 

 

The Development Plan and Planning Policy Wales 

 

4.1 For the site in question, the development plan in force for the area comprises of: 

 

▪ The Wrexham Unitary Development Plan (UDP) 1996-2011 (Adopted 2005). 

 

4.2 In the Council’s view, the proposals conflict with the following policies of the UDP: 

 

▪ Policy H7 (Affordable Housing).  

 

4.3  Further to the development plan policy above, it is the Council’s opinion that the development is not 

compliant with Local Planning Guidance Note 28: Affordable Housing.  

 

4.4  It must be assumed that the Council consider the appeal proposals to accord with all other aspects 

of the Development Plan.  To confirm, no conflicts with PPW have been identified. 
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5. STATEMENT OF CASE

5.1

5.2

5.3

5.4

As set out at paragraph 1.2, the application was refused against Officer recommendation for a single 

reason; namely the Committee’s belief that the proposals do not make an adequate contribution to 

the provision of affordable housing. 

In the first instance, it is imperative to note that the proposals were granted approval by the Council 

at the Committee meeting on 5th November 2018, subject to a Section 106 (S.106) Agreement to 

secure either the provision of on-site affordable housing at a rate of 25% (13 units) or an equivalent 

financial contribution.  The significant benefits of the development in terms of helping to regenerate 

Wrexham town centre were accepted by Members of the Committee. 

At the time the application went to Committee, the appellant had already informed Officers that they 

were actively looking into the viability of the scheme (Appendix 2) and intending to submit a viability 

assessment, but Officers were happy to allow the application to proceed and be heard at Committee, 

given the recommendations provided a suitable mechanism for negotiating and approving the S.106 

thereafter  It should be noted that the formula for calculating the (off-site) affordable housing 

requirement was only provided to the appellant on 26th October 2018 (Appendix 3), by which point 

the Committee Report had already been finalised.  The Viability Appraisal was duly submitted to the 

Council on 12th November 2018, which projected a 16% profit with no affordable housing contribution 

and proposed to pay the Council the additional profit above the standard reasonable developer profit 

of 15% (£28,816) back as an off-site contribution (Appendix 4).  The appellant received notification 

on 20th December 2018 that the findings of the Viability Appraisal had been accepted following 

review by the Council’s Development Surveyor, and the application returned to Committee 

accordingly on 1st February 2019. 

At the 1st February 2019 Committee, the application was deferred on the basis the Council expressed 

concerns over some of the figures contained within the Viability Appraisal.  At this point development 



10 

had commenced on site and the Council felt there were actual figures available to use within the 

Viability Appraisal instead of projected ones.  Their concerns chiefly related to the gross development 

value (GDV), existing use value (EUV) and build costs.  Following the meeting and in response to the 

concerns raised, a revised Viability Appraisal was submitted on 4th March 2019 (Appendix 5), which 

confirmed the following: 

▪ The GDV had been amended to reflect the contracted sale price (£3.3m), which had been

evidenced (Appendix 6);

▪ Ground rent of £212,000 (53 x £200 over a 20-year period = £212,000) had been factored

in;

▪ The EUV had been evidenced by the responses of 3 separate agents (Appendix 7) and the

Appraisal was now based on a PRS Model;

▪ The build cost of £850 per sq.m is low for a conversion/refurb scheme based on BCIS/RICS

evidence (Appendix 8);

▪ The landscaping costs had reduced by £15,000 to reflect the loss of two rooftop courtyard

areas;

▪ With build costs now reflective of as-built, the previous contingency figure of £120,000

approx. had been removed completely; and

▪ With the scheme based on a PRS Model, the sales, marketing and legal costs were reduced

by nearly £70,000 to £31,800 (which equates to £600 per unit).

5.5 Once all the above was taken into account, the projected profit for the scheme was reduced to just 

over 8% (£254,294).  Whilst this is still well below what many developers would normally accept, by 

using a PRS Model on this occasion the appellant’s risk is reduced and they have accepted that the 

scheme will generate a lower profit.  Once again, the findings of the Viability Assessment were fully 

accepted by Officers, with the following conclusion made in the Committee Report for 1st April 2019 

(Appendix 9): 
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‘The financial viability of a development proposal remains a material planning consideration and must 

be taken into account when determining planning applications.  I am satisfied that the revised 

appraisal shows an accurate assessment of the costs incurred to develop the site, which will result in 

a financial return well below what is considered to be a reasonable profit.  The Council is required to 

give significant weight to this financial constraint and factor this against the other benefits of the 

proposed development.  

As mentioned in my previous report, the proposal would result in the redevelopment of this prominent 

building which is important to the successful delivery of the Town Centre Masterplan.  This would 

accord with Council and Welsh Government planning policy relating to the site selection of new 

residential development.  There is clearly little financial incentive based on the current viability 

assessment to convert the building for residential use or any other purpose.  

For the benefit of Members, my previous reports follow along with my recommendation that planning 

permission should be granted subject to a S106 agreement securing the payment of a contribution to 

off-site affordable housing in the amount of £28.816.’ 

5.6 In resolving to refuse the application for the stated reason, the Council have not only gone against 

the recommendation of their Officers, they have done so without any reasoned justification.  At the 

Committee meeting on 1st February, certain figures within the Viability Appraisal were questioned by 

Members, and in response the appellant clarified and updated the Viability Appraisal accordingly, 

providing the necessary evidence where appropriate (see paragraph 5.4). Despite this, the Council 

seemingly chose not to accept the evidence provided, even though they had no evidence of their own 

to dispute this.  This lack of Council evidence (to dispute the evidence provided by the appellant) was 

something that was specifically highlighted by the Lead Planner during the meeting, and again, the 

Council simply chose to ignore their Officers. It should also be noted that during the 1st April 

Committee meeting the appellant offered to have the Viability Appraisal assessed independently at 

their expense, proposing that the application be deferred while this was carried out.  The Council, 
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despite the aforementioned lack of evidence, declined the appellant’s offer and refused the 

application. 

5.7 In refusing the application, the Council have not only made their decision based on no evidence, they 

have failed to apply their own development plan policies and guidance appropriately. Policy H7 of 

the UDP, which is specifically cited in the reason for refusal, refers to negotiating with developers to 

provide an element of affordable housing in new proposals of 25 or more homes.  Local Planning 

Guidance Note 28, which is also cited in the reason for refusal, amplifies the above policy and forms 

a material consideration in the determination of relevant planning applications.  This Guidance Note 

enables developers to provide the Council with a full viability assessment when they are proposing 

to provide affordable housing at a rate less than 25%, in cases where the viability of the development 

is genuinely threatened. 

5.8 On this occasion - with a projected profit of just 8% (£254,294) - it is clear that the appellant was 

fully entitled to submit a Viability Appraisal (as was also the case when the original Viability Appraisal 

was submitted, as this still only projected a 16% profit even when there was no affordable housing 

contribution - see paragraph 5.3). This is reinforced by the fact that if a policy compliant level of 

affordable housing was provided (see calculation below), this would result in the development 

making a loss. 

GDV: £3,512,351/total number of units: 53 = average unit price: £66,271 

Average unit price: £66,271 x 25% of 53 units (i.e. the affordable requirement): 13.25 = total value of 

affordable units: £878,091  

Total value of affordable units: £878,091 x affordable housing contribution: 30% = £263,427. 

5.9 For the reasons set out in paragraphs 5.2 - 5.8, we consider that: 

▪ The Council’s decision to refuse the application on the basis the development does not

make an adequate contribution to the provision of affordable housing, was unjustified and
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not based on any evidence whatsoever;  

▪ The proposals are not contrary to either UDP Policy H7 or Local Planning Guidance Note 

28, bearing in mind the findings of the Viability Appraisal, which were accepted by Officers 

including the Council’s own Development Surveyor; 

▪ In view of the above, the proposals are considered entirely compliant with all relevant UDP 

policies.  Indeed, 11 relevant policies are listed on the first page of the Decision Notice and 

this excludes the aforementioned Policy H7; and 

▪ The proposals would result in major benefits for the regeneration of Wrexham town centre 

in line with the adopted masterplan, which will make a contribution towards the delivery 

of affordable housing elsewhere in the borough. To confirm for the avoidance of any doubt, 

the appellant remains willing to provide the aforementioned £28,816 towards affordable 

housing off-site (which can be secured via a Unilateral Undertaking), if the Inspector is 

minded to allow the appeal subject to securing such. 
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6. CONCLUSIONS 

 

6.1 This Appeal Statement has been prepared on behalf of The Mandale Group (the appellant) to 

accompany a S.78 Planning Appeal against the decision of Wrexham County Borough Council to 

refuse full planning permission for the conversion of existing 1st floor and construction of mezzanine 

floors to create to 53no. residential apartments (51no. one bedroom and 2no. two bedroom), 

associated works and external alterations at Henblas Square, Wrexham. 

 

6.2 The planning application - formally validated on 14th August 2018 - was refused by Committee 

against Officer recommendation to approve, with the Decision Notice issued on 1st April 2019.  The 

single reason for refusal cited (in the Notice) was as follows:  

 

‘1. The development does not make an adequate contribution to the provision of affordable housing 

and is therefore contrary to Local Planning Guidance Note 28 and to Unitary Development Plan 

policy H7.’ 

 

6.3 In response, we strongly contest that the appeal proposals are an appropriate form of development 

on this occasion.  This is because:  

 

▪ They would result in major benefits for the regeneration of Wrexham town centre in line 

with the adopted masterplan;  

▪ They would make an appropriate contribution towards the delivery of off-site affordable 

housing in line with UDP Policy H7 and Local Planning Guidance Note 28, bearing in mind 

the findings of the submitted Viability Appraisal, which were accepted by Officers; and 

▪ The proposals are considered entirely compliant with all relevant UDP policies. 

 

6.4 For the reasons summarised above and set out in detail at section five, this statement demonstrates 

that the Council’s decision to refuse the application against the recommendation of Officers was 
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entirely unfounded and, crucially, not based on any evidence.  It is therefore requested that the 

appointed Inspector resolves to allow this appeal, subject to any conditions deemed necessary.  
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Appendix 1 

 

Decision Notice (1st April 2019) 
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Appendix 2 

 

E-mail to Council re. Viability 
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Appendix 3 

 

E-mail from Council re. off-site calculation formula 
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Appendix 4 

 

Viability Appraisal submitted 12th November 2018 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Financial Viability Appriasal

Existing Use Value (EVU) £500,000
Landowner Premium £100,000
EUV+ £600,000

No. Units Floor Space sq 
metre

Value per sq m
Cost per Unit Income Build/Conversion Costs No. Units

Floor Space 
sq ft

Floor Space 
sq metre

Value per sq 
m Cost per Unit Expenditure

Residential Sales Value
Flat 1 (1 Bed Duplex) 1 40 £1,500 £60,000 £60,000 Flat 1 (1 Bed Duplex) 1 40 £850 £34,000 £34,000
Flat 2 (1 Bed Duplex) 1 36 £1,500 £54,000 £54,000 Flat 2 (1 Bed Duplex) 1 36 £850 £30,600 £30,600
Flat 3 (1 Bed Duplex) 1 39 £1,500 £58,500 £58,500 Flat 3 (1 Bed Duplex) 1 39 £850 £33,150 £33,150
Flat 4 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 4 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 5 (1 Bed Duplex) 1 46 £1,500 £69,000 £69,000 Flat 5 (1 Bed Duplex) 1 46 £850 £39,100 £39,100
Flat 6 (1 Bed) 1 52 £1,400 £72,800 £72,800 Flat 6 (1 Bed) 1 52 £850 £44,200 £44,200
Flat 7 (1 Bed Duplex) 1 50 £1,500 £75,000 £75,000 Flat 7 (1 Bed Duplex) 1 50 £850 £42,500 £42,500
Flat 8 (1 Bed Duplex) 1 48 £1,500 £72,000 £72,000 Flat 8 (1 Bed Duplex) 1 48 £850 £40,800 £40,800
Flat 9 (1 Bed Duplex) 1 67 £1,500 £100,200 £100,200 Flat 9 (1 Bed Duplex) 1 67 £850 £56,780 £56,780
Flat 10 (1 Bed Duplex) 1 72 £1,500 £108,000 £108,000 Flat 10 (1 Bed Duplex) 1 72 £850 £61,200 £61,200
Flat 11 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 11 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 12 (1 Bed Duplex) 1 54 £1,500 £81,000 £81,000 Flat 12 (1 Bed Duplex) 1 54 £850 £45,900 £45,900
Flat 13 (2 Bed Duplex) 1 52 £1,500 £78,000 £78,000 Flat 13 (2 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 14 (1 Bed Duplex) 1 56 £1,500 £84,000 £84,000 Flat 14 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 15 (1 Bed Duplex) 1 51 £1,500 £76,500 £76,500 Flat 15 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 16 (1 Bed Duplex) 1 50 £1,500 £75,000 £75,000 Flat 16 (1 Bed Duplex) 1 50 £850 £42,500 £42,500
Flat 17 (1 Bed Duplex) 1 51 £1,500 £76,500 £76,500 Flat 17 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 18 (1 Bed Duplex) 1 51 £1,500 £76,500 £76,500 Flat 18 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 19 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 19 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 20 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 20 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 21 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 21 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 22 (1 Bed Duplex) 1 61 £1,500 £91,500 £91,500 Flat 22 (1 Bed Duplex) 1 61 £850 £51,850 £51,850
Flat 23 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 23 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 24 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 24 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 25 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 25 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 26 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 26 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 27 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 27 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 28 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 28 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 29 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 29 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 30 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 30 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 31 (1 Bed Duplex) 1 38 £1,500 £57,000 £57,000 Flat 31 (1 Bed Duplex) 1 38 £850 £32,300 £32,300
Flat 32 (1 Bed Duplex) 1 47 £1,500 £70,500 £70,500 Flat 32 (1 Bed Duplex) 1 47 £850 £39,950 £39,950
Flat 33 (1 Bed Duplex) 1 48 £1,500 £72,000 £72,000 Flat 33 (1 Bed Duplex) 1 48 £850 £40,800 £40,800
Flat 34 (1 Bed Duplex) 1 67 £1,500 £100,500 £100,500 Flat 34 (1 Bed Duplex) 1 67 £850 £56,950 £56,950
Flat 35 (1 Bed Duplex) 1 53 £1,500 £79,500 £79,500 Flat 35 (1 Bed Duplex) 1 53 £850 £45,050 £45,050
Flat 36 (1 Bed Duplex) 1 52 £1,500 £78,000 £78,000 Flat 36 (1 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 37 (1 Bed Duplex) 1 56 £1,500 £84,000 £84,000 Flat 37 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 38 (1 Bed Duplex) 1 56 £1,500 £84,000 £84,000 Flat 38 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 39 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 39 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 40 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 40 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 41 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 41 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 42 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 42 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 43 (1 Bed Duplex) 1 63 £1,500 £94,500 £94,500 Flat 43 (1 Bed Duplex) 1 63 £850 £53,550 £53,550
Flat 44 (1 Bed Duplex) 1 60 £1,500 £90,000 £90,000 Flat 44 (1 Bed Duplex) 1 60 £850 £51,000 £51,000
Flat 45 (1 Bed Duplex) 1 56 £1,500 £84,000 £84,000 Flat 45 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 46 (1 Bed Duplex) 1 52 £1,500 £78,000 £78,000 Flat 46 (1 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 47 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 47 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 48 (2 Bed) 1 54 £1,500 £81,000 £81,000 Flat 48 (2 Bed) 1 54 £850 £45,900 £45,900
Flat 49 (1 Bed Duplex) 1 58 £1,500 £87,000 £87,000 Flat 49 (1 Bed Duplex) 1 58 £850 £49,300 £49,300
Flat 50 (1 Bed Duplex) 1 63 £1,500 £94,500 £94,500 Flat 50 (1 Bed Duplex) 1 63 £850 £53,550 £53,550
Flat 51 (1 Bed Duplex) 1 37 £1,500 £55,500 £55,500 Flat 51 (1 Bed Duplex) 1 37 £850 £31,450 £31,450
Flat 52 (1 Bed Duplex) 1 39 £1,500 £58,500 £58,500 Flat 52 (1 Bed Duplex) 1 39 £850 £33,150 £33,150
Flat 53 (1 Bed Duplex) 1 51 £1,500 £76,500 £76,500 Flat 53 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
GDV 53 2,762 £4,137,500 Sub-Total Construction 53 0 2,762 £2,347,530 £2,347,530

Demolition/Strip £50,000
Landscaping £35,000
Sub-Total External 
Works £85,000

Lower Level @ 15% of GDV £620,625 Construction Costs £2,432,530
Upper Level @ 20% of GDV £827,500

Actual Profit £649,441 16%
Contingency @ 5% of 
construction costs

£121,627

GDV £4,137,500 £170,277
EUV £500,000
Landowner Premium £100,000 Planning Fees £19,500
Costs £2,888,059 Building Regs £20,000
Developer Return @15% £620,625
Off Site Contribution £28,816 New Build Charge 

CIL

Education Contribution
Highways

Affordable Housing £0
Total Sec 106 Costs £0

Sales values benchmarked against St Giles Court sales values which is circa £1700 p sq m but is a new build, with parking and better amenity space
£124,125

6.0%
Total Development 
Costs £2,888,059

Interest Charges & Finance Costs (1 year build)

Estimated to be 3% of revenue (due to reduced marketing costs)

Sec 106

Professional Fees 7% of total 

Marketing, Sales & Legal

Finance Costs

Community Infrastructure Levy

Administrative Fees

Calculating Gross Development Value (GDV)

Existing Use Value (EVU) & Existing Use Value Plus (EVU+)

Developers Return

Calculating Development Costs

Professional Fees 

20% uplift

Known Abnormals

Contingency

0

500000

1000000

1500000

2000000

2500000

3000000

3500000

4000000

4500000

Viability Illustration

GDV EUV Landowner Premium

Costs Developer Return @15% Off Site Contribution



Financial Viability Appriasal

Existing Use Value (EVU) £500,000
Landowner Premium £100,000
EUV+ £600,000

No. Units Floor Space sq 
ft

Floor Space sq 
metre

Value per sq m
Cost per Unit Income Build/Conversion Costs No. Units

Floor Space 
sq ft

Floor Space 
sq metre

Value per sq 
m Cost per Unit Expenditure

Residential Sales Value
Flat 1 (1 Bed Duplex) 1 40 £1,500 £60,000 £60,000 Flat 1 (1 Bed Duplex) 1 40 £850 £34,000 £34,000
Flat 2 (1 Bed Duplex) 1 36 £1,500 £54,000 £54,000 Flat 2 (1 Bed Duplex) 1 36 £850 £30,600 £30,600
Flat 3 (1 Bed Duplex) 1 39 £1,500 £58,500 £58,500 Flat 3 (1 Bed Duplex) 1 39 £850 £33,150 £33,150
Flat 4 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 4 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 5 (1 Bed Duplex) 1 46 £1,500 £69,000 £69,000 Flat 5 (1 Bed Duplex) 1 46 £850 £39,100 £39,100
Flat 6 (1 Bed) 1 52 £1,400 £72,800 £72,800 Flat 6 (1 Bed) 1 52 £850 £44,200 £44,200
Flat 7 (1 Bed Duplex) 1 50 £1,500 £75,000 £75,000 Flat 7 (1 Bed Duplex) 1 50 £850 £42,500 £42,500
Flat 8 (1 Bed Duplex) 1 48 £1,500 £72,000 £72,000 Flat 8 (1 Bed Duplex) 1 48 £850 £40,800 £40,800
Flat 9 (1 Bed Duplex) 1 67 £1,500 £100,200 £100,200 Flat 9 (1 Bed Duplex) 1 67 £850 £56,780 £56,780
Flat 10 (1 Bed Duplex) 1 72 £1,500 £108,000 £108,000 Flat 10 (1 Bed Duplex) 1 72 £850 £61,200 £61,200
Flat 11 (1 Bed Duplex) 1 62 £1,500 £93,000 £93,000 Flat 11 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 12 (1 Bed Duplex) 1 54 £1,500 £81,000 £81,000 Flat 12 (1 Bed Duplex) 1 54 £850 £45,900 £45,900
Flat 13 (2 Bed Duplex) 1 52 £1,500 £78,000 £78,000 Flat 13 (2 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 14 (1 Bed Duplex) 1 56 £1,500 £84,000 £84,000 Flat 14 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 15 (1 Bed Duplex) 1 51 £1,500 £76,500 £76,500 Flat 15 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 17 (1 Bed Duplex) 1 51 £1,500 £76,500 £76,500 Flat 17 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 18 (1 Bed Duplex) 1 51 £1,200 £61,200 £61,200 Flat 18 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 19 (1 Bed Duplex) 1 62 £1,200 £74,400 £74,400 Flat 19 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 20 (1 Bed Duplex) 1 62 £1,200 £74,400 £74,400 Flat 20 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 21 (1 Bed Duplex) 1 62 £1,200 £74,400 £74,400 Flat 21 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 22 (1 Bed Duplex) 1 61 £1,200 £73,200 £73,200 Flat 22 (1 Bed Duplex) 1 61 £850 £51,850 £51,850
Flat 23 (1 Bed Duplex) 1 62 £1,200 £74,400 £74,400 Flat 23 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 24 (1 Bed Duplex) 1 62 £1,200 £74,400 £74,400 Flat 24 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 25 (1 Bed Duplex) 1 62 £1,200 £74,400 £74,400 Flat 25 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 26 (1 Bed Duplex) 1 62 £1,200 £74,400 £74,400 Flat 26 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 27 (1 Bed Duplex) 1 44 £1,200 £52,800 £52,800 Flat 27 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 28 (1 Bed Duplex) 1 44 £1,200 £52,800 £52,800 Flat 28 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 29 (1 Bed Duplex) 1 44 £1,200 £52,800 £52,800 Flat 29 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 30 (1 Bed Duplex) 1 44 £1,200 £52,800 £52,800 Flat 30 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 31 (1 Bed Duplex) 1 38 £1,500 £57,000 £57,000 Flat 31 (1 Bed Duplex) 1 38 £850 £32,300 £32,300
Flat 32 (1 Bed Duplex) 1 47 £1,500 £70,500 £70,500 Flat 32 (1 Bed Duplex) 1 47 £850 £39,950 £39,950
Flat 33 (1 Bed Duplex) 1 48 £1,500 £72,000 £72,000 Flat 33 (1 Bed Duplex) 1 48 £850 £40,800 £40,800
Flat 34 (1 Bed Duplex) 1 79 £1,500 £118,500 £118,500 Flat 34 (1 Bed Duplex) 1 79 £850 £67,150 £67,150
Flat 35 (1 Bed Duplex) 1 72 £1,500 £108,000 £108,000 Flat 35 (1 Bed Duplex) 1 72 £850 £61,200 £61,200
Flat 36 (1 Bed Duplex) 1 52 £1,500 £78,000 £78,000 Flat 36 (1 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 37 (1 Bed Duplex) 1 56 £1,500 £84,000 £84,000 Flat 37 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 38 (1 Bed Duplex) 1 56 £1,500 £84,000 £84,000 Flat 38 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 39 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 39 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 40 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 40 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 41 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 41 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 42 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 42 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 43 (1 Bed Duplex) 1 63 £1,500 £94,500 £94,500 Flat 43 (1 Bed Duplex) 1 63 £850 £53,550 £53,550
Flat 44 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 44 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 45 (1 Bed Duplex) 1 56 £1,500 £84,000 £84,000 Flat 45 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 46 (1 Bed Duplex) 1 52 £1,500 £78,000 £78,000 Flat 46 (1 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 47 (1 Bed Duplex) 1 44 £1,500 £66,000 £66,000 Flat 47 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 48 (2 Bed) 1 54 £1,500 £81,000 £81,000 Flat 48 (2 Bed) 1 54 £850 £45,900 £45,900
Flat 49 (1 Bed Duplex) 1 63 £1,500 £94,500 £94,500 Flat 49 (1 Bed Duplex) 1 63 £850 £53,550 £53,550
Flat 50 (1 Bed Duplex) 1 37 £1,500 £55,500 £55,500 Flat 50 (1 Bed Duplex) 1 37 £850 £31,450 £31,450
Flat 51 (1 Bed Duplex) 1 39 £1,500 £58,500 £58,500 Flat 51 (1 Bed Duplex) 1 39 £850 £33,150 £33,150
Flat 52 (1 Bed Duplex) 1 51 £1,500 £76,500 £76,500 Flat 52 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 53 (1 Bed Duplex) 1 51 £1,500 £76,500 £76,500 Flat 53 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
GDV 53 0 2,770 £3,932,900 Sub-Total Construction 53 0 2,770 £2,354,330 £2,354,330

Demolition/strip £50,000
Landscaping £35,000
Sub-Total External 
Works £85,000

Lower Level @ 15% of GDV £589,935 Construction Costs £2,439,330
Upper Level @ 20% of GDV £786,580

Actual Profit £443,363 11%
Contingency @ 5% of 
construction costs

£121,967

GDV £3,932,900 £170,753
EUV £500,000

Landowner Premium £100,000 Planning Fees £19,500
Costs £2,889,537 Building Regs £20,000
Developer Return @15% £589,935

Available for Contribution -£146,572 New Build Charge 
CIL

Education Contribution
Highways
Total Sec 106 Costs £0

£117,987

6.0%
Total Development £2,889,537

Calculating Development Costs

Existing Use Value (EVU) & Existing Use Value Plus (EVU+)

20% uplift

Calculating Gross Development Value (GDV)

Interest Charges & Finance Costs (1 year build)

Known Abnormals

Developers Return

Contingency

Professional Fees 
Professional Fees 7% of total 

Administrative Fees

Community Infrastructure Levy

Sec 106

Marketing, Sales & Legal
Estimated to be 3% of revenue (due to reduced marketing costs)

Finance Costs
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Revised Viability Appraisal submitted 4th March 2019 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Financial Viability Appraisal

Existing Use Value (EVU) £500,000
Landowner Premium £100,000
EUV+ £600,000

No. Units Floor Space sq 
metre

Value per sq m
Cost per Unit Income Build/Conversion Costs No. Units

Floor Space 
sq ft

Floor Space 
sq metre

Value per sq 
m Cost per Unit Expenditure

Residential Sales Value
Flat 1 (1 Bed Duplex) 1 40 £1,195.00 £47,800 £47,800 Flat 1 (1 Bed Duplex) 1 40 £850 £34,000 £34,000
Flat 2 (1 Bed Duplex) 1 36 £1,195.00 £43,020 £43,020 Flat 2 (1 Bed Duplex) 1 36 £850 £30,600 £30,600
Flat 3 (1 Bed Duplex) 1 39 £1,195.00 £46,605 £46,605 Flat 3 (1 Bed Duplex) 1 39 £850 £33,150 £33,150
Flat 4 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 4 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 5 (1 Bed Duplex) 1 46 £1,195.00 £54,970 £54,970 Flat 5 (1 Bed Duplex) 1 46 £850 £39,100 £39,100
Flat 6 (1 Bed) 1 52 £1,195.00 £62,140 £62,140 Flat 6 (1 Bed) 1 52 £850 £44,200 £44,200
Flat 7 (1 Bed Duplex) 1 50 £1,195.00 £59,750 £59,750 Flat 7 (1 Bed Duplex) 1 50 £850 £42,500 £42,500
Flat 8 (1 Bed Duplex) 1 48 £1,195.00 £57,360 £57,360 Flat 8 (1 Bed Duplex) 1 48 £850 £40,800 £40,800
Flat 9 (1 Bed Duplex) 1 67 £1,195.00 £79,826 £79,826 Flat 9 (1 Bed Duplex) 1 67 £850 £56,780 £56,780
Flat 10 (1 Bed Duplex) 1 72 £1,195.00 £86,040 £86,040 Flat 10 (1 Bed Duplex) 1 72 £850 £61,200 £61,200
Flat 11 (1 Bed Duplex) 1 62 £1,195.00 £74,090 £74,090 Flat 11 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 12 (1 Bed Duplex) 1 54 £1,195.00 £64,530 £64,530 Flat 12 (1 Bed Duplex) 1 54 £850 £45,900 £45,900
Flat 13 (2 Bed Duplex) 1 52 £1,195.00 £62,140 £62,140 Flat 13 (2 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 14 (1 Bed Duplex) 1 56 £1,195.00 £66,920 £66,920 Flat 14 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 15 (1 Bed Duplex) 1 51 £1,195.00 £60,945 £60,945 Flat 15 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 16 (1 Bed Duplex) 1 50 £1,195.00 £59,750 £59,750 Flat 16 (1 Bed Duplex) 1 50 £850 £42,500 £42,500
Flat 17 (1 Bed Duplex) 1 51 £1,195.00 £60,945 £60,945 Flat 17 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 18 (1 Bed Duplex) 1 51 £1,195.00 £60,945 £60,945 Flat 18 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
Flat 19 (1 Bed Duplex) 1 62 £1,195.00 £74,090 £74,090 Flat 19 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 20 (1 Bed Duplex) 1 62 £1,195.00 £74,090 £74,090 Flat 20 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 21 (1 Bed Duplex) 1 62 £1,195.00 £74,090 £74,090 Flat 21 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 22 (1 Bed Duplex) 1 61 £1,195.00 £72,895 £72,895 Flat 22 (1 Bed Duplex) 1 61 £850 £51,850 £51,850
Flat 23 (1 Bed Duplex) 1 62 £1,195.00 £74,090 £74,090 Flat 23 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 24 (1 Bed Duplex) 1 62 £1,195.00 £74,090 £74,090 Flat 24 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 25 (1 Bed Duplex) 1 62 £1,195.00 £74,090 £74,090 Flat 25 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 26 (1 Bed Duplex) 1 62 £1,195.00 £74,090 £74,090 Flat 26 (1 Bed Duplex) 1 62 £850 £52,700 £52,700
Flat 27 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 27 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 28 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 28 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 29 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 29 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 30 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 30 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 31 (1 Bed Duplex) 1 38 £1,195.00 £45,410 £45,410 Flat 31 (1 Bed Duplex) 1 38 £850 £32,300 £32,300
Flat 32 (1 Bed Duplex) 1 47 £1,195.00 £56,165 £56,165 Flat 32 (1 Bed Duplex) 1 47 £850 £39,950 £39,950
Flat 33 (1 Bed Duplex) 1 48 £1,195.00 £57,360 £57,360 Flat 33 (1 Bed Duplex) 1 48 £850 £40,800 £40,800
Flat 34 (1 Bed Duplex) 1 67 £1,195.00 £80,065 £80,065 Flat 34 (1 Bed Duplex) 1 67 £850 £56,950 £56,950
Flat 35 (1 Bed Duplex) 1 53 £1,195.00 £63,335 £63,335 Flat 35 (1 Bed Duplex) 1 53 £850 £45,050 £45,050
Flat 36 (1 Bed Duplex) 1 52 £1,195.00 £62,140 £62,140 Flat 36 (1 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 37 (1 Bed Duplex) 1 56 £1,195.00 £66,920 £66,920 Flat 37 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 38 (1 Bed Duplex) 1 56 £1,195.00 £66,920 £66,920 Flat 38 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 39 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 39 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 40 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 40 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 41 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 41 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 42 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 42 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 43 (1 Bed Duplex) 1 63 £1,195.00 £75,285 £75,285 Flat 43 (1 Bed Duplex) 1 63 £850 £53,550 £53,550
Flat 44 (1 Bed Duplex) 1 60 £1,195.00 £71,700 £71,700 Flat 44 (1 Bed Duplex) 1 60 £850 £51,000 £51,000
Flat 45 (1 Bed Duplex) 1 56 £1,195.00 £66,920 £66,920 Flat 45 (1 Bed Duplex) 1 56 £850 £47,600 £47,600
Flat 46 (1 Bed Duplex) 1 52 £1,195.00 £62,140 £62,140 Flat 46 (1 Bed Duplex) 1 52 £850 £44,200 £44,200
Flat 47 (1 Bed Duplex) 1 44 £1,195.00 £52,580 £52,580 Flat 47 (1 Bed Duplex) 1 44 £850 £37,400 £37,400
Flat 48 (2 Bed) 1 54 £1,195.00 £64,530 £64,530 Flat 48 (2 Bed) 1 54 £850 £45,900 £45,900
Flat 49 (1 Bed Duplex) 1 58 £1,195.00 £69,310 £69,310 Flat 49 (1 Bed Duplex) 1 58 £850 £49,300 £49,300
Flat 50 (1 Bed Duplex) 1 63 £1,195.00 £75,285 £75,285 Flat 50 (1 Bed Duplex) 1 63 £850 £53,550 £53,550
Flat 51 (1 Bed Duplex) 1 37 £1,195.00 £44,215 £44,215 Flat 51 (1 Bed Duplex) 1 37 £850 £31,450 £31,450
Flat 52 (1 Bed Duplex) 1 39 £1,195.00 £46,605 £46,605 Flat 52 (1 Bed Duplex) 1 39 £850 £33,150 £33,150
Flat 53 (1 Bed Duplex) 1 51 £1,195.00 £60,945 £60,945 Flat 53 (1 Bed Duplex) 1 51 £850 £43,350 £43,350
GDV (before Ground Rent) 53 2,762 £3,300,351 Sub-Total Construction 53 0 2,762 £2,347,530 £2,347,530
Ground Rent £212,000
GDV + Ground Rent £3,512,351 Demolition/Strip £50,000

Landscaping £20,000
Sub-Total External Works £70,000

Lower Level @ 15% of GDV £495,053 Construction Costs £2,417,530
Upper Level @ 20% of GDV £660,070

Actual Profit £254,294 8%
Contingency @ 3% of construction 
costs

GDV £3,512,351 £169,227
EUV £500,000
Landowner Premium £100,000 Planning Fees £19,500
Costs £2,658,057 Building Regs £20,000
Developer Return @15% £495,053
Off Site Contribution -£240,759 New Build Charge 

CIL

Education Contribution
Highways

Affordable Housing
Total Sec 106 Costs £0

£31,800

6.0%
Total Development Costs £2,658,057

Interest Charges & Finance Costs (1 year build)

Known Abnormals

Developers Return

Contingency

Professional Fees 
Professional Fees 7% of total construction costs

Administrative Fees

Community Infrastructure Levy

Sec 106

Marketing, Sales & Legal

Estimated to be 3% of revenue (due to reduced marketing costs)
Finance Costs

Calculating Development Costs

Existing Use Value (EUV) & Existing Use Value Plus (EUV+)

20% uplift

Calculating Gross Development Value (GDV)
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Evidence of sale price 
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Evidence of EUV 
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Evidence of standard build costs (BCIS/RICS) 
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Committee Report – 1st April 2019  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



        
     

      

 

REPORT TO: 

 
Planning Committee 

 

REPORT NO. 

 
COPR/02/19 

 

DATE: 

 
1

st
 APRIL 2019 

 

REPORTING OFFICER: 

 
Chief Officer Planning and Regulatory  

 

CONTACT OFFICER: 

 
David Williams (Ext 8775) 

 

SUBJECT: 

 
Development Control Applications 

 

WARD: 

 
N/A 

 

 

PURPOSE OF THE REPORT 
 
To determine the listed planning applications. 

 

 

INFORMATION 
 
Detailed reports on each application together with the recommendations are 
attached. 
 
 

RECOMMENDATION 
 
See attached reports. 
 
 

BACKGROUND PAPERS 

 
None. 

 



 
REPORT OF THE CHIEF OFFICER PLANNING AND REGULATORY 

Dated - 1
st

 APRIL 2019 
 

Community Code No Applicant Recommendation Pages 
 

WRR  
 

P/2018 /0684 
 

THE MANDALE GROUP GRANT 
 

14 - 26 

WRC  
 

P/2018 /0864 
 

STACEY ROWLANDS GRANT 
 

27 - 30 

GWE  
 

P/2018 /0997 
 

WALES AND WEST HOUSING 
ASSOCIATION 

REFUSE 
 

31- 47 

WRA  
 

P/2018 /1014 
 

MR J DAVEY GRANT 
 

48 - 56 

ISY  
 

P/2018 /1050 
 

STRUCTURE AND DESIGN 
SERVICE LTD 
MR TIM PLUVES 

GRANT 
 

57 - 60 

ESC  
 

P/2018 /1070 
 

MS KAREN CZORA GRANT 
 

61 - 67 

HOL  
 

P/2018 /1081 
 

EG GROUP GRANT 
 

68 -74 

CHI  
 

P/2019 /0006 
 

MR KEVIN LAWRENCE GRANT 
 

75 - 79 

MAE  
 

P/2019 /0023 
 

MR J L WESTERMAN GRANT 
 

80 - 83 

GRE  
 

P/2019 /0059 
 

MR PAUL ASHFIELD GRANT 
 

84 - 87 

GRE  
 

P/2019 /0097 
 

MR ADAM COOPER GRANT 
 

88 - 93 

 

Total Number of Applications Included in Report – 11 
 
 
All plans included in this report are re-produced from Ordnance Survey Mapping with the 

permission of the Controller of Her Majesty’s Stationery Office.   Crown Copyright.  
Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil 
proceedings.   
WCBC Licence No. LA0902IL 
 
All plans are intended to be illustrative only and should be used only to identify the location of 
the proposal and the surrounding features.  The scale of the plans will vary.  Full details may 
be viewed on the case files.    
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APPLICATION NO: 
P/2018 /0684 
 
 
COMMUNITY: 
Rhosddu 
 
 
WARD: 
Grosvenor 

LOCATION: 
HENBLAS SQUARE HENBLAS 
STREET WREXHAM  
LL13 8AE  
 
DESCRIPTION: 
CONVERSION OF EXISTING FIRST 
FLOOR AND CONSTRUCTION OF 
MEZZANINE FLOORS TO CREATE 
53 NO. APARTMENTS (51 NO. ONE 
BEDROOM AND 2 NO. TWO 
BEDROOM), ASSOCIATED WORKS 
AND EXTERNAL ALTERATIONS 
 
APPLICANT(S) NAME: 
THE MANDALE GROUP 
 

DATE RECEIVED:  
14/08/2018 
 
 
CASE OFFICER:  
SEH 
 
 
AGENT NAME: 
ELG PLANNING 
MR DAVID MARJORAM 
 

______________________________________________________________ 
 
Background:  Members will recall that this application was reported back to 
the February 2019 Planning Committee meeting, following approval in 
November 2019.  This was because the applicant had approached the 
Council concerned that the requirement for a contribution that equates to 25% 
affordable housing provision would render the scheme financially unviable.   
 
A financial viability assessment was provided which demonstrated that the 
projected profit with no affordable housing provision would be just 16% (at the 
lower end of a reasonable profit 15 - 20%).  The applicant proposed to pay a 
reduced figure of £28,616 taking the projected profit down to 15%. This figure 
equates to 2% affordable housing provision which is significantly below the 
25% required by Local Planning Guidance Note No. 28 (Affordable Housing).   
 
At the meeting, members expressed concerns that the figures provided were 
projected and not actual figures. Members believed there to be actual figures 
available for the developers to use, and the application was therefore 
deferred, requesting that a further viability assessment be carried using actual 
figures.   
 
The developer has carried out and submitted a revised viability assessment, 
and the actual figures are provided as set out below: 
 

• The gross development value (GDV) has been amended to reflect the 
contracted sale price (which is £3.3m);  

• Ground rent of £212,000 (53 x £200 over a 20 year period £212,000) 
has now been factored in.  The ground rent will only subject to review 
in 21 years and will not increase year-on-year in the intervening years;   

• The build cost of £850 per square metre has also now been included;   
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• With the build costs now reflective of as-built, the previous contingency 
figure of £120,000 has been removed;   

• With the scheme based on a Private Rented Sector (PRS) Model, the 
sales, marketing and legal costs have reduced by nearly £70,000 to 
£31,800 (which equates to £600 per unit).  

 

Summary 
  GDV  
 

£3,512,351 

   Build Costs  
 

£2,417,530 

   

   
Professional Fees (7.0%) (architect, 
engineer, planning) 

 

 
£208,727 

   

Sales and Marketing Costs (3 %) 
 

£31,800 

EUV 
 

£500,000 

Landowners Premium       £100,000 

Total Cost: 
 

£3,258,057 

   Actual Profit (before taxation) 
 

£254,294 

Affordable Housing Off Site Contribution  
 

£28,816 

   Profit Margin before Off Site Contribution 
 

8% 
 
Agent Statement / Submission: The revised viability appraisal has shown a 
revised profit of just over £250k.  This is approximately half that shown on the 
previous appraisal and represents a reduced profit margin of 8%.  This profit 
is well below that which many developers would normally accept.   However, 
Mandale are not a typical developer, and by using a PRS Model on this 
occasion their risk is reduced and they have accepted the scheme will 
generate a lower profit.  Mandale’s business model for such projects relies on 
a quick turnaround from purchasing a site/building, through planning and 
construction, to sale.  The above notwithstanding, and despite a projected 
profit of just 8% now, Mandale do not seek to remove the previous £28,816 
contribution offered as they feel to do so would be churlish. 
  
Conclusion 
 
The financial viability of a development proposal remains a material planning 
consideration and must be taken into account when determining planning 
applications.  I am satisfied that the revised appraisal shows an accurate 
assessment of the costs incurred to develop the site, which will result in a 
financial return well below what is considered to be a reasonable profit.  The 
Council is required to give significant weight to this financial constraint and 
factor this against the other benefits of the proposed development.   
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As mentioned in my previous report, the proposal would result in the 
redevelopment of this prominent building which is important to the successful 
delivery of the Town Centre Masterplan.  This would accord with Council and 
Welsh Government planning policy relating to the site selection of new 
residential development.  There is clearly little financial incentive based on the 
current viability assessment to convert the building for residential use or any 
other purpose. 
 
For the benefit of Members, my previous reports follow along with my 
recommendation that planning permission should be granted subject to a 
S106 agreement securing the payment of a contribution to off-site affordable 
housing in the amount of £28.816. 
 
            
 
Previous Report 
 
Background:  Members will recall that this application was presented to the 
November 2018 Planning Committee meeting.  A resolution to grant planning 
permission was passed subject to the preparation and signing of a planning 
obligation under Section 106 of the Town and Country Planning Act 1990.  
The obligation was required to secure either the provision of on-site affordable 
housing at a rate of 25% (13 units), or an equivalent financial contribution 
towards off-site provision of affordable housing.  The Head of Environment 
and Planning was given delegated authority to secure the final form and 
content of that agreement.  It was subsequently agreed with the applicant that 
a financial contribution would be made towards off-site provision of affordable 
housing. 
 
In the intervening period the applicant has approached the Council concerned 
that the requirement for such a contribution that equates to 25% provision will 
render the scheme financially unviable.  A financial viability assessment has 
been provided which has demonstrated that the profit with no affordable 
housing provision is 16%, which is towards the lower end of a reasonable 
profit (15 - 20%).  Setting the profit for this scheme at the bottom of this range 
(15%), the applicant proposes to pay the projected additional profit (£28,816) 
as the sum for off-site contribution.  This sum equates to 2 % affordable 
housing provision which is significantly below the 25% required by Local 
Planning Guidance Note No. 28 (Affordable Housing).  The contents of the 
viability assessment are discussed below. 
 
Viability:  The applicant has identified specific costs associated with the 
proposal.  These are all the normal development costs such as labour and 
materials, professional and financing costs and contingency.  The applicant 
has adopted a build cost figure per square metre based on the Royal Institute 
of Chartered Surveyors Build Cost Information Service data.  These 
anticipated costs have been compared against the Gross Development Value 
(GDV) of the proposed scheme.  GDV is the assessment of the potential value 
generated by development in the area.  On housing schemes, this may be 



 
REPORT OF THE CHIEF OFFICER PLANNING AND REGULATORY 

Dated - 1
st

 APRIL 2019 
 

total sales and/or capitalised rental income from developments.  The applicant 
has established the anticipated yield of the development based on the scale of 
each individual unit, and this figure is gleaned based upon the market value of 
other similar developments in the locality.  The viability appraisal has been 
considered by the Council’s own development surveyor and there are no 
concerns with the figures used.  A summary of the build costs, GDV and 
anticipated return (profit) is shown below and in figure 1.  Members should 
note that a developer would normally expect a 20% return.  This has been 
supported in RICS guidance and appeal decisions. 
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Description  
  GDV  
 

£4,137,500 

   Build Costs  
 

£2,432,530 

Contingency (5%) 
 

£121,627 

   
Professional Fees (7.0%) (architect, 
engineer, planning) 

 

 
£209,777 

   

Sales and Marketing Costs (3 %) 
 

£124,125 

EUV 
 

£500,000 

Landowners Premium       £100,000 

Total Cost: 
 

£3,488,059 

   Profit (before taxation) 
 

£620,625 

Affordable Housing Off Site Contribution  
 

£28,816.00 

   Profit Margin (%) 
 

15% 

 
Figure 1 – Viability Assessment Summary 
 
The viability assessment has been carried out to a satisfactory standard and 
has employed sound data in relation development costs and potential value 
generated by the sale/rental of the development.    
 
Agent’s Statement / Submission: ‘Our client is committed to delivering the 
proposed development, which we consider will have a strong positive impact 
in terms of contributing towards the regeneration of, and getting more people 
living in, Wrexham town centre.  The Committee recognised this when 
approving the application subject to S.106 last November.  
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However, it is clear from the viability appraisal undertaken that the provision of 
25% affordable housing would render the scheme financially unviable. This 
(viability appraisal), which benchmarked sales values against the nearby St 
Giles Court development, projected a profit of around 16% with no affordable, 
which is towards the lower end of a reasonable profit (15 - 20%) for the 
developer, but our client has set their desired profit for this scheme at the 
bottom of this range (15%) and proposes to pay the projected additional profit 
(£28,816) back to the Council as an off-site contribution.  The findings of the 
viability appraisal have been accepted by the planning and housing officers 
and we encourage the Committee to endorse the Officers’ recommendation 
by continuing to support the application subject to S106.’  
 
Conclusion 
 
The financial viability of a development proposal is accepted as a material 
planning consideration and must be taken into account when determining 
planning applications.  The assessment of viability is especially important 
where the planning system is used to secure contributions to offset the 
harmful impact of development as in the case of this proposal.  A proper 
assessment can establish the correct level of contribution based on 
development costs to ensure that a scheme is deliverable taking into account 
accepted levels of return for a developer. 
 
I am satisfied that the appraisal represents a fair assessment of the likely 
costs that will be incurred to develop the site, as well as the sales values of 
the dwellings.  I am also satisfied that the applicant has established that 
current market trends and the nature of the proposed scheme would result in 
a financial return well below what is considered to be a reasonable profit.  The 
Council is required to give significant weight to this financial constraint and 
factor this against the other benefits of the proposed development.   
 
If the scheme were to be implemented, it would provide 53 units of residential 
accommodation in a sustainable location within the town centre.  The proposal 
would also constitute the redevelopment of this prominent building which is 
important to the successful delivery of the Town Centre Masterplan.  This 
would accord with Council and Welsh Government planning policy relating to 
the site selection of new residential development.  Finally, were the 
development to stall, given the length of time the building has lain vacant, 
there is a distinct possibility that the site will remain in its current condition.  
There is clearly little financial incentive based on the current viability 
assessment to convert the building for residential use or any other purpose. 
 
For the benefit of Members, my original report follows along with an amended 
recommendation that planning permission should be granted subject to a 
S106 agreement securing the payment of a contribution to off-site affordable 
housing in the amount of £28.816. 
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Original report 
 
THE SITE 
 

 
 
PROPOSAL 
 
As above 
 
REVELANT HISTORY 
 
None Relevant 
 
DEVELOPMENT PLAN 
 
Within town centre.  UDP Policies PS1, PS2, PS3, PS4, GDP1, GDP2, H2, 
H7, S1, CLF5 and T8 apply.  Local Planning Guidance Notes Nos. 16 – 
Parking Standards’ and 21 ‘Space around Dwellings’ are also relevant. 
 
CONSULTATIONS 
 
Community Council: Although the Council welcomed the proposal to 

provide additional housing in the Town Centre, 
there are concerns at the lack of onsite parking.  
The adjacent multi storey car park at ‘Tŷ Pawb’ 
(the former Peoples market) is closed at night, 
unless the developers can come to an 
arrangement with the Wrexham Council.  Planning 
permission should not be granted until the parking 
issue is resolved. 

Application Site 
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Local Member:  Consulted 20/08/2018 
Highways: No objections (see Special Considerations/Issues 

below). 
PP: No objection subject to recommended conditions 

relating to hours of works during conversion works 
etc. 

Housing: The proposal is consistent with the Town Centre 
Masterplan and our emerging Local Housing 

Strategy 2018‐23 in terms of promotion and supply 
of town centre living, and has the potential to 
contribute to the economy of the town centre 
complementing the TBC retail opportunities below. 

WW:    No objections subject to drainage conditions. 
NRW:    No comments. 
Site Notice: Expired   14/09/2018 
Press Notice: Expired   15/09/2018 
Neighbours: Notified  21/08/2018 
 
SPECIAL CONSIDERATIONS/ISSUES 
 
Background:  The property lies to the north of the Wrexham Town Centre 
Conservation Area and occupies a substantial plot of land within the town 
centre.  The property contains a number of vacant units, including all of the 
upper floors and so proposals to bring much of this floor space back into 
positive use are welcomed in accordance with the aspirations of the adopted 
Wrexham Town Centre Masterplan.  The ground floor of the building is to be 
retained for A1 retail use.  Proposed is the conversion of the first floor to 
residential and creation of an additional mezzanine level in part.  The main 
issues to consider relate to the impact upon highway safety, upon the vitality 
of the town centre, and the amenity afforded to the future occupiers of the 
development. 
 
Design:  There are no external changes proposed for the building with the 
exception of some minor alterations to the windows and roof.  There are no 
objections to the modifications, and the fenestration which should reflect the 
existing in colour, finish and materials.  A condition is required to secure the 
submission of all new windows and glazing for further approval. 
 
Residential Amenity:  The internal layout proposed is considered acceptable 
to meet modern standards of living.  Adequate daylight is available to all 
habitable spaces from either an opening in the external elevation or from the 
roof top courtyards which provide the communal recreation spaces.  These  
courtyards are in accordance with LPGN 21 and provide plenty of open air 
recreational space for the occupiers. 
 
In most cases the separation between habitable room windows (to secure 
privacy) accords with the Council’s guidance, except for a couple of internal 
bedrooms where separation is reduced.  Given the nature of the scheme 
though, I do not consider residential amenity to be substandard to an 
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unacceptable level in these few cases.  Views between these rooms can be 
screened using a combination of landscaping and smoked / frosted glass 
panelling and this will be secured planning conditions for further approval.   
 
Bin / refuse storage is a particular issue within the town centre and as such 
the proposals demonstrate that adequate provision will  be made within a 
discreet location on the site.  Final details should be provided for further 
approval. 
 
Highways:  The proposed development site is bounded by Lambpit Street to 
the north, Queen Street to the west, Henblas Street to the south and Chester 
Street to the east.  The area forms part of the pedestrianised zone with 
access to the site restricted to delivery/service and mobility vehicles only.   
Although there would be no parking provision for the proposed development, 
the development is in a highly sustainable location within the Wrexham Town 
Centre with easy access to public transport modes.  There are also a number 
of car parks nearby (Market Street, Chester Street, Llwyn Isaf etc.) all with 
free evening parking.  Subject to the submission of a Construction Traffic 
Management Plan to ensure that the works can be carried out without 
negatively impacting upon highway safety, the highway authority has not 
expressed any objections to the proposed development. 
 
CONCLUSION 
 
The proposal is consistent with the Town Centre Masterplan and the emerging 

Local Housing Strategy 2018‐23 in terms of promotion and supply of town 
centre living, and has the potential to contribute to the economy of the town 
centre complementing the retail opportunities below.  There are no objections 
to the modifications to fenestration which should reflect the existing in colour, 
finish and materials. The internal layout proposed is considered acceptable to 
meet modern standards of living and the development of the site without the 
provision of on-site parking promotes the use of alternative modes of transport 
than the car.  
 
(Original) RECOMMENDATION A 
 
That the Council enters into an obligation under Section 106 of the Town and 
Country Planning Act 1990 requiring:- 
 

• The provision of affordable housing in accordance with Local Planning 
Guidance Note No. 28 at a rate of 25% of the dwellings or financial 
contribution to off-site provision of affordable housing, as deemed 
appropriate in consultation with the affordable housing officer. 

 
The final form and amount shall be determined by the Head of Environment 
and Planning. 
 
 
(Amended) RECOMMENDATION A 
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That the Council enters into an obligation under Section 106 of the Town and 
Country Planning Act 1990 requiring:- 
 

• Payment of a financial contribution to off-site provision of affordable 
housing in the amount of £28.816. 

 
The final form and amount shall be determined by the Head of Environment 
and Planning. 
 
RECOMMENDATION B 
 
That if the Obligation pursuant to Section 106 of the Town and Country 
Planning Act 1990, as detailed above, is not completed within six months of 
the date of the Committee resolution, the Head of Environment and Planning 
is given delegated authority to REFUSE planning permission for the following 
reason:- 
 

• Lack of adequate affordable housing provision. 
 
That the Head of Environment and Planning is given delegated authority to 
determine the final form and content of reasons for refusal. 
 
RECOMMENDATION C 
 
Subject to the completion of the S106 obligation, that planning permission be 
GRANTED subject to the following conditions:- 
 
 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawings numbered L018022-006 Rev C, 
L018022-007 Rev H, L018022-008 Rev E, L018022-009, L018022-11, 
L018022-12 Rev A, L018022-014 Rev A and as contained within the 
application documentation. 
3. No facing or roofing materials shall be used other than those detailed 
on the application form and within the approved application documentation. 
4. All works in relation to the implementation of this permission, including 
deliveries to and / or leaving the site, shall be undertaken only between the 
hours of 7.30 and 18.00 Monday to Friday, and 08.00 to 14.00 on a Saturday, 
and at no time on a Sunday or a Bank Holiday unless the prior written 
approval of the Local Planning Authority has been obtained. 
5. The scheme of bin / refuse storage as shown on approved plan ref: 
L018022-006 Rev C shall be fully implemented prior to first use of the 
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development, and bins / refuse / recycling shall not otherwise be stored on 
any other part of the site. 
6. The rating level of any noise generated by the cumulative air handling 
plant associated with the commercial development shall not exceed the pre-
existing background level (determined to be 45dB LAeq,1hr during the 
daytime, and 31dB LAeq,15mins during the night time) by more than 5dB(A) 
at any time. The noise levels shall be determined at nearby noise sensitive 
premises, and measurements and assessment shall be made in accordance 
with BS4142:2014 Methods for rating and assessing industrial and 
commercial sound. 
7. The dust mitigation measures, as contained within the Dust 
Management Scheme Ref: 2018/001 submitted and approved as part of this 
application, shall be fully implemented for the entire duration of the 
construction phase. 
8. The Construction Traffic Management Plan (CMTP) Ref: 2018/002 
submitted and approved as part of this application, shall be fully implemented 
for the entire duration of the construction phase. 
9. Prior to first use of the development hereby approved, all new and 
replacement windows shall be installed in strict accordance with plan refs: 
L018022-007(A) Rev G and L018022-144 Rev B.  The tinted glazing shall 
thereafter be permanently retained as approved. 
10. The landscaping scheme approved as part of this application shall be 
fully implemented in strict accordance with approved drawing no. L018022-
015 within three months of the first use of the development. 
11. The landscaping scheme as carried out in connection with condition no. 
10 shall be permanently retained and maintained in accordance with the 
Landscape Management Specification prepared by Rosetta Landscape 
Design, dated 16 November 2018, approved as part of this application.   Any 
planting becoming severely damaged or seriously diseased, or is in poor 
physiological condition and/or are removed without the written permission of 
the Local Planning Authority shall be replaced with trees or shrubs of similar 
size and species to those originally required to be planted and within a 
timescale all to be submitted to and approved in writing by the Local Planning 
Authority. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
4. To protect the amenities of the occupiers of nearby properties. 
5. To protect the amenities of the occupiers of nearby properties and to 
ensure a satisfactory standard of appearance of the development in the 
interests of the visual amenities of the area. 
6. To protect the amenities of the occupiers of nearby properties. 
7. To protect the amenities of the occupiers of nearby properties. 
8. In the interests of highway safety. 
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9. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area, and to protect the amenities 
of the future occupiers of the development. 
10. To ensure that a satisfactory unit of residential accommodation is 
retained within the premises. 
11. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
 
NOTE(S) TO APPLICANT 
 
The applicant is advised that compliance with condition no. 4 does not provide 
an exemption from the statutory noise nuisance provisions of the 
Environmental Protection Act 1990. Any complaints received relating to noise 
from the development during the permitted hours may still be investigated 
using the Council's Standardised Procedure for Dealing with Noise Nuisance 
Complaints and legal action may be taken where appropriate. 
 
Applicants are advised that compliance with condition no. 7 does not provide 
an exemption from the statutory nuisance provisions of the Environmental 
Protection Act 1990.  Under the Act dust from any type of activity can be 
judged to be causing a statutory nuisance to neighbouring properties.  A legal 
notice can be served requiring that the dust nuisance is abated and failure to 
comply with the requirements of the notice can result in prosecution.  The 
applicant should contact the Council's Housing and Public Protection 
Department on 01978 315300 for further advice and information. 
 
You must comply with your duties in section 71ZB (notification of initiation of 
development and display of notice: Wales) of the Town and Country Planning 
Act 1990.  The duties in that section include the following: 
 
*  Notice of initiation of development 
Before beginning any development to which this planning permission relates, 
notice must be given to the Local Planning Authority in the form set out in 
Schedule 5A to the Town and Country Planning (Development Management 
Procedure) (Wales) Order 2012 or in a form substantially to the like effect.  
The forms set out the details that must be given to the Local Planning 
Authority to comply with this duty. 
 
*  Display of notice 
The person carrying out development to which this planning permission 
relates must display at or near the place where the development is being 
carried out, at all times when it is being carried out, a notice of this planning 
permission in the form set out in Schedule 5B of the Town and Country 
Planning (Development Management Procedure) (Wales) Order 2012 or in a 
form substantially to the like effect. The form sets out the details that the 
person carrying out development must display to comply with this duty.   
 
The person carrying out development must ensure that the notice is:  
a) Firmly affixed and displayed in a prominent place at or near the place 
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where the development is being carried out; 
b) Legible and easily visible to the public without having to enter the site; 
and 
c) Printed on durable material.  The person carrying out development 
should take reasonable steps to protect the notice (against it being removed, 
obscured or defaced) and, if need be, replace it. 
You are advised that this grant of planning permission was made following the 
completion of an Agreement under Section 106 of the Town and Country 
Planning Act.  Before undertaking any work under this permission you are 
advised to obtain full details of the Agreement and ensure that you are able to 
comply with its terms. 
The applicant is advised that the Council has the option to control construction 
noise by serving a Control of Pollution Act 1974, Section 60, Notice where 
deemed necessary, and failure to comply with such a Notice can result in 
prosecution.  For further information and advice regarding construction noise 
please contact the Council's Housing and Public Protection Department on 
01978 315300. 
Burning of waste generated from construction activities is not considered to be 
an appropriate method of disposal and action may be taken as follows: 
 
-  Under the Environmental Protection Act 1990 anyone found   disposing of 
construction site waste by burning is likely to be in breach of their duty of care 
with regard to waste disposal; 
- Under the same Act an abatement notice may be served where smoke is 
judged to be causing a nuisance to neighbouring properties. Failure to comply 
with the requirements of the notice can result in prosecution;  
- Under the Clean Air Act 1993 it is an offence for a commercial activity to 
burn anything that gives rise to dark smoke. 
 
To prevent offences under the above named Acts there should be no bonfires 
on the site, to include the prohibition of the burning of cleared vegetation. The 
applicant should contact the Council's Environment and Planning Department 
on 01978 315300 for further advice and information. 
 
______________________________________________________________
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