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Increase the Value of Your Property
Introduction
This book is aimed at those of you who think that your land/property may
have some residential development potential. You may own a house with
a large garden, an old disused building, a run down or underperforming
commercial premises, farmland or simply a piece of old vacant, scrub land.
You have often wondered whether or not you could build on, or redevelop
your land/property and, if so, how this may enhance its value?
For a variety of reasons these questions have been left unanswered. This book
is aimed at helping you provide answers to these questions.
The book will lead you step by step through the complex process of both
assessing and then realising, the potential that may be offered by your
land/property.
The focus of the book is on residential development, from a single building
plot to a property extending to several acres. This is simply because Neil
Manock has specialised in this field for the past 20 years and can bring a
wealth of experience in this subject to these pages.
The central theme of the book is enhanced value as this is normally the
main reason for anyone considering the potential development of their land/
property. The book will continually return to this theme throughout the
narrative, to illustrate how each stage of the development process can have an
affect on the potential value of your property.

8

neilmanock.co.uk | 01765 677377

The Unanswered Questions

• W
 hat are the chances of getting a planning
permission to develop my property for
residential purposes?
• H
 ow long would this take and how much
would it cost?
• W
 hat could my property be worth with the
benefit of planning permission and by how
much would its current value be enhanced?

Key Point
The book will lead you
step by step through
the complex process
of both assessing and
then realising, the
potential that may be
offered by your land/
property.

• Where do I start?
The Answers

The answers to these questions are not
straightforward and the whole process of assessing
an opportunity and pursuing a successful planning
application is extremely complex.
This book breaks down and summarises this
process in an easy to understand format. It is not
over technical to avoid overloading the reader with
detail and jargon. In addition, the book provides
useful advice on how best to approach the process
and identifies frequently encountered pitfalls.
The book does not purport to outline a
correct approach to assessing and realising
residential potential. It simply describes
one approach – the approach taken by
Neil Manock Residential Development
Consultancy – and one that has delivered
considerable success over years.
neilmanock.co.uk | 01765 677377
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Part One

Assessing Potential
Development Appraisal						
Where land/property may offer some residential development potential, a
comprehensive development appraisal should be carried out in order to assess
this potential. A development appraisal is a complicated process and should
consist of the following elements.
What is currently on the land/property? It may
be buildings, grassland, garden or hard paved
areas. If there are buildings on-site, what are they
used for? What condition are they in and are they
structurally sound?

• Land/Property Appraisal
• Planning Appraisal
• Technical Appraisal
• Sales and Marketing Appraisal

• Conclusions

The existing use of the land/property will have
a bearing on the type of planning application that
may be pursued and the supporting information
required. This is discussed in more detail in the
planning appraisal section of this book.

Each of these areas will now be considered in turn.

Site Boundaries

Land/Property Appraisal

The nature of a site’s boundaries is also important.
Are they walls, fencing, other buildings, hedgerows
or trees?

• Layout and Design
• Valuation

			

This is an initial physical inspection of the land/property. It should consider
the following items and identify any obvious features that could constrain or
enhance a development opportunity.

Site Area

Key Point
A land/property
appraisal should
identify any obvious
physical features
that constrain or
enhance a development
opportunity.

Levels
Is the site sloping or relatively level? A steeply
sloping site can inhibit development and increase
the cost of building.

What is the total area of the land/property in acres or hectares? The area of
the land/property is relevant when planning policy and planning application
requirements are assessed later in the development appraisal.

Existing Use
12
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Adjacent Uses
What is adjacent to the land/property on all
sides? Would the adjacent uses potentially cause
problems for the site in terms of noise, pollution
and overlooking? If so, this can limit the amount of
development a site can accommodate.

Access
Is there road access to the boundary of the land/
property or is the site some distance from a main
or adopted road? Could access to the land/
property be controlled by a third party? Adequate
access arrangements are a vital pre requisite to
securing a residential planning permission.

Drainage and Services
Is the land/property supplied with mains drainage
and utility services such as gas, electricity, water
and telecoms? In the vast majority of cases, in
order to accommodate housing development,
land/property must be capable of being connected
to mains drainage and services.

Trees
Are there any mature or rare trees on the land/
property that may be protected and need to be
retained? Many trees are protected by Tree
Preservation Orders (TPO) and if a site falls
within a Conservation Area all trees on site are
automatically protected.

Knotweed? If protected ecology is present on site, it will require detailed
investigation and measures to protect and enhance it will be required. This
can be an obstacle to development.

Obvious Constraints
Are there any other obvious constraints to development? Do any
watercourses cross or run adjacent to the land/property? Is it prone to
flooding or within a flood risk area? Do overhead cables cross the site?
Do any drains or other services pass under the site? Do any public footpaths
cross the site?
The answers to all these questions provide us with a site appraisal
and help create a “physical framework” for the potential
development of the land/property.

For example, development may be prevented on some parts of the land/
property due to the proximity of a tree, the route of a sewer or a particularly
overbearing boundary wall. In addition, the positioning and orientation of
any new development could be constrained by any overlooking windows of
adjacent buildings, because minimum distances are required from existing
windows. Also, the storey height of any new building will be to a large extent
dictated by the height of adjacent buildings.
In extreme cases the constraints identified in the initial site appraisal can
preclude the development of the site altogether.
All these factors affect how much development can be accommodated
on land/property and therefore its value. Generally speaking, the
greater amount of accommodation, the greater the value.

The main findings of the site appraisal will be examined in further detail at
the technical appraisal stage of the investigation and will be discussed later.

Ecology
Is there evidence of any other protected species
or plants on site, such as bats, newts or Japanese
14
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the regional guidance of the RSS and within
this, provides a local framework for all new
development within the district. It is used as a
basis for making decisions regarding land uses
and planning applications. The Local Plan will
identify specific locations within the district where
housing development will be directed.

Local Development Framework (LDF)

Planning Appraisal			

			

This is an assessment of the relevant planning policies and planning guidance
that apply to a site or property. Analysis of these policies and guidance will
provide a “planning framework”, or set of guidelines, for the development
of a site.
As the following explanation will illustrate, complying with these
various policies will have a significant impact on the potential value
of a piece of land/property.

Planning policies and guidance are formulated by national, regional and local
government to guide and control development within a specific area. Policies
that affect housing development in a particular area will be outlined in the
following documents.

Regional Spatial Strategy (RSS)
The RSS outlines a regional framework for development, setting out regional
priorities in terms of location and scale of development. The RSS will assess
housing need and set targets for the provision of new homes in any given
region. It will also consider in which broad locations this housing could be
accommodated.

Local or District Plans
The Local or District Plan is the statutory development plan produced
by a Local Authority for their particular district. The plan complies with
16
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Key Point
Complying with
planning policy will
have a significant
impact on the potential
value of a piece of land/
property.

Local Plans are gradually being replaced across
the country by emerging Local Development
Frameworks. They perform the same function as
Local Plans, but rather than a single plan, they
take the form of a portfolio of documents and
are considered to be more detailed and locally
accountable than their predecessors.

Planning Policy Statements (PPSs) and
Planning Policy Guidance Notes (PPGs)
Planning Policy Statements and their predecessors
Planning Policy Guidance Notes are prepared by
the Government to explain and provide guidance
to LPAs on planning policy and the operation
of the planning system. LPAs must take their
contents into account in preparing their Plans or
Frameworks. The guidance may also be relevant
to individual planning applications. Both PPSs
and PPGs provide guidance on the provision and
implementation of housing and therefore need to
be considered as part of a planning appraisal.

Other Publications
Many other statutory and non statutory
publications exist providing all manner of advice
and guidance on housing issues. These include
Planning Circulars, Good Practice Guidance and
neilmanock.co.uk | 01765 677377
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Key Point
Professional help
should be sought to
identify and examine
planning policy
documents.

“Dear Chief Planning Officer” Letters, and need
to be accounted for in a full planning appraisal
Put simply, these planning policy documents
provide guidance as to where housing
development will be encouraged and allowed
and where it will not be appropriate. They
also provide an indication of how much
housing development will be allowed in a
particular location. They need to be checked
as a first priority in any Planning Appraisal.
It is important that professional help is
sought to examine these documents as part
of any development appraisal.

In addition specific policies provide more detailed
guidelines or rules that need to be complied with
when developing a site for housing.

Key Housing Policies
There are many different housing policies detailed
in the above planning documents and it is not
appropriate to mention them all here. However,
certain areas of policy are vitally important to
the initial planning appraisal of any potential site.
They are:

The Principle of Housing Development
These are the policies that determine whether
or not the principle of residential development is
established in a particular location. These include
policies relating to:

18

locations. Where a site is in a location that is not considered sustainable
development will not normally be permitted. Sustainable settlements are
normally listed in the relevant local planning document for an area.

Green Belt and Open Countryside
Many LPA areas have defined areas of Green Belt where there is a
presumption against housing development unless the development is necessary
for agricultural or forestry purposes.
A similar policy also applies to housing development in areas of open
countryside that are not designated as Green Belt.

The Urban or Built Up Area
Housing development will normally be encouraged in locations that fall
within a defined urban or built up area of a town of village. The built up
limits of a settlement are defined by a boundary known as a “development
framework” in the planning documents referred to previously. Where land/
property falls outside this development framework, development is unlikely to
be permitted.

Brownfield or Greenfield Land

Sustainable Development

In recent years, planning policies has directed or encouraged development
on “brownfield”, or previously developed sites as a priority. Only where it
could be demonstrated that a brownfield site was not available in a particular
location, would development be considered on a greenfield site.

Most LPAs have policies requiring that housing
development is located primarily in sustainable

In the short term this is still the case. However, there is continuing pressure
on greenfield land in order to meet identified housing needs throughout the

neilmanock.co.uk | 01765 677377
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country that cannot be accommodated on brownfield land in isolation. Policy
is under constant review. As the development of brownfield sites is being
completed, planning policy is in the process of changing direction in order to
release greenfield sites for development in the medium and long term.

ownership property. The requirement for and
provision of affordable housing is normally secured
by way of a condition attached to a planning
permission when permission is granted.

Housing and other Allocations

Understanding the requirement for
affordable housing at an early stage is an
important part of the appraisal process, as
it has a significant bearing on the potential
value of a piece of land once consent has
been granted. This is due to the fact that
affordable housing does not command as
high a land value as land for traditional
housing for sale.

Local Plans or Local Development Frameworks identify areas of land where
housing would be permitted subject to detailed design. These areas are called
Housing Allocations and can vary in size from approximately an acre to
many hundreds of acres. It therefore follows that if a potential development
site falls within the area of a Housing Allocation, the chances of successfully
obtaining a planning permission are greatly increased.
Similarly, allocations are identified for other uses such as commercial,
industrial, recreational and public open space etc. Within these areas there
will be a general presumption against housing development except where
exceptional circumstances exist.
Any planning appraisal of land/property should consider its’
development potential in the context of these policies relating to the
principle of residential development. These policies could preclude
any development or redevelopment at the outset.

More Detailed Policies

			

If the principle of residential development is established, more detailed policy
guidance needs to be considered. Relevant policies that should be considered
include:

Affordable Housing
All LPAs have an affordable housing policy which outlines their approach to
the provision of low cost housing. Affordable housing provision is normally
required on all sites over a certain size or number of dwellings, to ensure
that adequate low cost housing is available to meet the needs of the local
population.

Key Point
Planning Policy
could preclude any
development or
redevelopment at the
outset.

Public Open Space
Any proposal for new housing development will be
required to consider the provision of open space.
Developments will be required to make adequate
provision for open space in accordance with the
standards set down by individual LPA’s.
Where there is a requirement for open
space, this will reduce the amount of land
that otherwise could have been built on and
as a result, will have the effect of reducing
potential land value.

Where there is a requirement that cannot be
accommodated on site, normally due to size
constraints, LPA’s will accept a financial payment
from the landowner/developer to allow for the
provision of the open space elsewhere. This
payment is referred to as a commuted sum and
is normally secured through the imposition of a
planning condition.

Affordable housing normally consists of a mixture of rental and shared
20
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Other Contributions

Key Point
A planning application
is unlikely to succeed
without the support
of the planning case
officer.

Any new housing development will also put
an additional burden on community facilities
in the area such as roads and sewers, schools,
transportation and village halls to name a few.
Requirements to provide improvements to these
facilities can be imposed through a planning
condition, but more commonly a financial
contribution is secured. Once again the level of
these contributions will have a direct effect
on the value of a piece of land.
Conservation Areas, Areas of Outstanding
Natural Beauty, Areas of Archaeological
Importance, Heritage Sites/Areas, Buildings
of Architectural or Historic Interest

Planning documents also define other areas
of special interest where more specific and
restrictive policies often apply to new development.
Documents should be checked to see if a potential
site lies within any of these identified areas.

Residential Design Guides
Once more general policy has been considered
a planning appraisal should then examine more
detailed guidance relating to the layout and design
of the new development on the site in question.
This detailed guidance is often outlined in a
Residential Design Guide produced by the
LPA which provides information on what the
LPA regard as good design. This guidance
will generally cover site appraisal, site
layout, massing and form, materials and
appearance.

22

neilmanock.co.uk | 01765 677377

Complying with the criteria outlined in a Design Guide will
directly influence the type and amount of development that can be
accommodated on a site. In turn, this will affect land value.

Planning History				

		

Planning records are kept of any previous planning enquiries or applications.
The planning history of a site should be checked as part of any appraisal to
see if any useful information exists and to give an indication of precedent and
the attitude of the LPA to any previous proposals.

Planning Officer Discussions					
As part of a planning appraisal it is also important to have initial discussions
with the planning officer for the area, who would deal with any application
if it were submitted – the case officer. The views of this officer are vital in
confirming if the LPA would support residential development in principle and
in formulating proposals for the site.
A planning application very rarely succeeds without the support of
the planning case officer.

Conclusion 			
The results of the preceding analysis will set the planning framework for the
potential development of land/ property. As you will see planning policy
has a wide and complex scope of reference and the guidance and rules it
provides are being continually reviewed and updated. Therefore, a thorough
planning appraisal is a vital pre requisite to successfully pursuing a planning
application.
neilmanock.co.uk | 01765 677377

23

Assessing Potential | Technical Appraisal

Is there any evidence that bad ground
conditions may exist that could effect
development? Is there often standing water on site?
Is the site occupied by a potentially contaminating
use such as a car repair workshop or manufacturing
premises? If so, it is likely that some remediation
measures will be required prior to development.

Technical Appraisal						
A development appraisal should identify and investigate the main
technical issues that may affect land/property and its development
potential. The initial land/property appraisal will have identified
some or all of the issues to be addressed.

The appraisal should provide a more detailed analysis of the potential
constraints to development.
These constraints need to be identified at this stage as they will have a direct
bearing on what development can be accommodated on a site and how much
it will cost. Appropriate qualified professionals will need to be called upon to
assist with this appraisal.

Is the site level or steeply sloping? If so,
retaining walls and regrading may be required prior
to development.

A full investigation of ground conditions is required
as a matter of course as part of the planning process.
It is essential in identifying any remediation
measures that may be required and what they will
cost.

Technical constraints cost money to overcome, which in turn affect
the potential value of a land/property.

A full ground investigation is expensive and for this
reason is often carried out later in the development
process. However at this initial stage it is important
to identify as many potential ground issues as
possible as they all affect the development potential
of the site and, ultimately, its value.

The following areas need to be considered:

Roads and Sewers

Ground Conditions

Is the site served adequately by a road, as
opposed to a track or lane? If not, and the site
has potential to accommodate more than a single
dwelling, where is the nearest road? A road may
have to be constructed to facilitate development and
this can be very expensive, therefore reducing land
value.

Is it likely that the site will support development? Most land is
ultimately developable subject to the appropriate remediation and preparation
measures. If the land is previously developed land or there is development in
the vicinity it is very likely that the land will be able to support development.

24

Are there buildings on site that will need
demolishing prior to development? Could old
footings and cellars cause problems? Is there asbestos
in the building that will need careful removal?
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Image: ‘Pipe’ by Stasi Albert

Is there evidence of sewers either on or near
to the site? Manhole covers usually provide the
clue! Could new sewers be easily linked into these
existing sewers? If not, new sewers may be required.
Are you aware if local sewers are operating at
or near capacity? If so, could they accommodate
the increased run off from the newly developed
site? If not some form of water storage or balancing
may be required, again, at a cost that will affect site
value.

Services
Is the land/property served with gas, water,
electricity and telecoms? If not there will be a cost
involved in supplying a new connection. Do any
services cross the site that may require diversion?
Diversion of services can be very expensive.

Watercourses
Do any streams cross the site that may require
culverting? Are they prone to flooding? Could the
watercourse or its flood plain totally sterilise the
site?

Trees, Plant Life, Ecology
Are there any trees on or adjacent to the site? If so,
their retention could lead to parts of the site being
undevelopable, as you cannot build within a certain
distance of a tree. Also, their roots could hamper
the construction of adequate foundations for any
new housing.

Noise
Is the site within the vicinity of a noise generating use? If so a noise
investigation will normally be required. This could lead to development not
being permitted on a site or to additional specification requirements in any
new housing built on site

Legal Issues
Whilst legal issues are normally addressed at a later stage of the development
process when the land in question is being sold, it is worth making some basic
checks at this initial stage. If the title deeds to the property are available it is
worth checking them to see if there are any onerous constraints attached to
the land that would prevent or influence development.
Land can be subject to all kinds of legal restriction. The most common that
poses a problem is a “restrictive covenant”. This is a restriction that runs with
the land and can affect the type of development allowed on a site or prevent
development altogether.
It is time well spent checking the legal position at the outset of any project.
To secure a hard won planning permission only to find that the land cannot
be built on in the first place is frustrating to say the least.

Other
Other technical issues can exist but these are the main ones to be aware of at
this early stage.
All these technical issues can determine whether a site can support
development and, if so, how much development can take place and
on what part of the site. They also determine the cost of “preparing a
site for development”, which in turn has a direct bearing on its value.

We will return to this point in the “Valuation” section of this book.

Is there evidence of any special flora and fauna on
the site? The existence of any protected species will
seriously hamper the development of a site.
26
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Information to obtain should include in your
sales and marketing appraisal:

• C
 urrent activity in the local market. Is it
buoyant or sluggish?
• T
 he type of properties, if any, that are selling
the best. Are these flats or apartments,
smaller terrace or semi detached units or
larger detached units?

Key Point
There is little point in
securing a residential
planning permission
for housing that is not
in demand.

• T
 he demographic of the buyers. Are they
families, older or younger people?
• I s the area well provided for with affordable
homes?

Sales and Marketing Appraisal					
Once the principle of residential development has been established and, as
a result of the preceding analysis, both a physical and planning framework
for development has been created, it is time to turn our attention towards the
more detailed development of the site.
A sketch design or layout needs to be prepared for the site to illustrate how
housing may be accommodated on the site whilst accounting for the identified
constraints.
However, prior to this site design, it is important to acquire an
understanding of the local housing market, to identify what type of
properties are in demand and selling in the area, and, which are not.
There is little point in securing residential planning permission for
housing that is not in demand.

A sales and marketing appraisal is a relatively straight forward exercise and
involves collating information about the local housing market, usually from
the local property press, the internet and local estate agents.

28
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The answers to these questions will give a
good indication of the most appropriate mix of
housing to try to accommodate on site. In turn,
the housing mix will also affect the land value
generated by the development.
It is important here not to fall into the trap of
securing a permission for the most valuable type
of housing in the hope of maximising your land
value. This can backfire, because if your consent
is for a type of housing that is not in demand in the
current market, it will not be as attractive to any
potential buyer. In turn, it will be more difficult to
sell and will therefore attract a lower price.
Try to secure a planning permission for an
appropriate mix of housing in the market
prevailing at the time.

neilmanock.co.uk | 01765 677377
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The most relevant guidelines to be considered in a sketch layout are:

Density
LPAs have a minimum density requirement that any new development should
comply with. This is normally expressed in terms of dwellings per hectare
and can vary between 20-50 dwellings depending upon location.
Other than in exceptional circumstances layouts should demonstrate that they
have met these minimum standards.

Key Point
A site layout must
comply with certain
with certain design
standards and
guidelines laid down
by a local planning
authority.

Access

Layout and Design				
A sketch layout for a site effectively brings
together the results of the preceding analysis
and is prepared within the “framework”
created as a result of the site, planning,
technical and sales appraisals.

A sketch design showing an indicative layout of
a site is an important part of any Development
Appraisal. A layout can help illustrate your ideas
and be a useful tool when dealing with the LPA.
Discussions are always more meaningful when
accompanied by a layout and indeed many LPAs
require them as a matter of course before they will
enter into pre application discussions.
The services of a qualified architect will be
required at this stage.
Whilst a layout can reflect and portray the design
preferences of the landowner and architect, it must
also comply with certain design standards and
guidelines laid down by each LPA.
These standards are normally outlined in a
Residential Design Guide, produced by the LPA
and should be complied with in any layout.

30
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Layouts should comply with minimum highway requirements which normally
relate to road widths, footpath provision, length and width of private
driveways, number of parking spaces for both residents and visitors, turning
areas, junction design and spacing and visibility splays.

Massing and Form
The Guide will also provide guidance on the preferred character and
appearance of new housing development within an area in terms of style,
scale, elevational treatments and materials.

Privacy and Overlooking
A layout will also need to pay careful attention to the positioning of each
dwelling and the relationship of that dwelling to other dwellings, in order to
avoid overlooking and maintain privacy.
To help achieve this, a design guide will lay down minimum standards for the
following:
• D
 istances between dwellings with regard to front, side and rear
elevations
• Distances between overlooking windows
• Garden areas and garden depth
• Boundary treatments
neilmanock.co.uk | 01765 677377
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A carefully prepared layout will help to indicate what level of
development can be accommodated on site whilst complying with the
main design criteria of the LPA. Complying as much as possible with
the design criteria will greatly enhance the chances of successfully
obtaining a planning permission.
Also, a well prepared layout will form a useful basis for the realistic
valuation of the site.

Valuation 					

			

If the preceding appraisals have established that:
• the site is physically suitable for development and that any
constraints to development can be overcome,
• the principle of residential development on the site is accepted
and relevant planning policies can be accounted for,

analysis of the land/property, a market assessment
and a cost appraisal to justify how the valuation
was arrived at. However, the basis of such a
valuation is actually very simple:

• there is a good market for new housing in the area,
• the layout prepared for the site has satisfactorily complied with
the residential design guidance for the area;

then a realistic assessment of the potential development value of the land/
property can be made.

Valuation Made Simple
The valuation resulting from the development appraisal will be indicative,
not a formal valuation, that would normally be obtained from a qualified
chartered surveyor. After all, at this stage we are still appraising, and dealing
in “what is likely to happen”, as opposed to fact.
Although indicative, because it will have been well researched, the valuation
should be accurate and realistic.
A formal valuation would normally be accompanied by a very detailed
32
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Land Value = Total Sales Revenue – Total
Costs
Total sales revenue is the total amount of money
received from the sales of all of the proposed
dwellings on a site.
Total Costs include all development costs (to
include the cost of the houses themselves, roads,
sewers and services, landscaping, amenity space
and boundaries, off site costs, costs associated
with the planning permission such as affordable
housing and commuted sums, all fees, interest) and
developer profit.

Once the total costs have been deducted from
the total revenue, the resultant figure is the land
value.
neilmanock.co.uk | 01765 677377

33

Assessing Potential | Valuation

Key Point
It is important to
understand the
difference between
‘clean land value’ and
‘net land value’

The actual calculation is of course very complex
but it is not necessary to go into any greater detail
at this appraisal stage.

Clean Land Value and Net Land Value and
“Abnormal” Development Costs
Two commonly used terms when referring
to land value are clean value and net value.
It is important to understand the distinction
between the two.

A clean land value is the value of a piece of land/
property that is 100% prepared for development.
By 100% prepared, we mean that the land/
property:
• is
 clear of any buildings, clean of any
contaminated material and can accept a
standard foundation
• h
 as adequate roads, sewers and services to its
boundary
• has accounted for any payments or commuted
sums required by the LPA for affordable
housing, open space etc.
• h
 as accounted for any other specific
requirements relating to non standard
matters such as noise reduction, culverting of
watercourses, protection of species or habitats
etc.
All these items are referred to as “abnormal” items,
or those measures that need to be taken in order to
render a site 100% prepared for development. The
cost of these items are referred to as “abnormal
development costs”.
34
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Abnormal development costs are deducted from clean value to arrive
at a net land value. Net land value is the value that is of relevance to
the development appraisal as net value is what a site is actually worth
to the landowner.
For example:
If a site has clean value of £500,000 but in order to render the site clean, (and
therefore worth the full £500,000) £150,000 has to be spent on site clear up
and off site sewers, then its net value will be £350,000. In most cases the
developer will carry out any abnormal works and pay the costs of these works
and therefore, in the above example they would value the site at £350,000.

Realistic Value
One of the most common pitfalls for any landowner is believing their land/
property is worth more than it actually is. This can occur for a variety of
reasons, such as:
• they may have been wrongly advised about its value
• t hey may not have been aware of all the issues that need to be accounted
for when arriving at a value, many of which have a cost associated with
them
• h
 uman nature means that we always “hear the higher figure”. A man
told that his land is worth “somewhere between £300-400,000” will
never be heard saying its worth £300,000!
It cannot be emphasised enough that a realistic view of value must
be taken at the outset to ensure that sensible decisions can be made
when assessing enhanced value and potential profit

Comparison with Existing Value
Once the potential development value of land/property has been established,
it should be compared with the existing value of the land/property to give
an indication of the enhanced value that could be achieved by securing a
planning permission.
This can readily be obtained from a local estate agent or development
consultant.
neilmanock.co.uk | 01765 677377
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What would it cost me to pursue a planning
permission?

Pursuing a planning permission can be expensive
dependant on the type of planning application
submitted and the level of supporting information
required by the LPA. Costs are dealt with in
detail in the Planning Application section of this
e-book. A development appraisal would provide a
full breakdown of the likely costs associated with a
planning application.

Key Point
It is important to
obtain a realistic view
of your land/property
value.

Is it worth the risk?

Conclusions							

		

Once the development appraisal is completed, conclusions can be drawn and
recommendations made. They should address the following key questions:
What are the chances of obtaining a planning permission for the
residential development of a piece of land/property?

The results of the development appraisal will answer this question and provide
a very clear indication of the chances of securing a permission.
Do not proceed unless there is an excellent chance of success.

This is wholly dependent upon the landowners’
attitude to risk, the scale of the costs involved
and the potential enhancement to value. The
development appraisal will provide all the
information required to allow this decision to be
made.
* * *
The preceding pages have explained the
assessment of development potential. If
potential exists, the next stage is to realise that
potential.

What could the land/property realistically be worth in today’s market
with the benefit of a planning permission?

The development appraisal will have provided an accurate assessment of the
potential value of the site.
How does this compare to the existing value of the land/property and
what is the value enhancement?

The development appraisal will have provided a realistic assessment of
enhanced value.

36
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Securing a Planning Permission
“Applying for planning permission is a
gamble not a guarantee, but one where the
risks can be reduced to a minimum with the
right professional help”

Part Two
Realising Potential
There are two stages in realising the potential of a piece of land/property.
1. Securing a planning permission for the development of the land,

The Planning Application Process

Key Point

The process of submitting and monitoring a
planning application through to a successful
conclusion, is both complex and daunting. The
following, provides a useful guide to this process
that will help the applicant navigate their way
through the system.

Applying for planning
permission is a gamble
not a guarantee.

Detailed guidance is also provided on Council web
sites.

2. Selling the land, or building out the land.

These two stages will now be considered in turn.

Planning Application Forms
The first step is to obtain some planning
application forms. These are produced by
LPAs and can be obtained at Council offices
or downloaded off their web sites. Typically an
application pack comprises three elements:
• Checklist and notes
• Application Forms
• Neighbour Notification Certificate
With regard to the application forms themselves,
there are several different forms depending on the
type of application being submitted, such as:

40
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Key Point
Properly completed
application forms can
save a lot of wasted
time late in the
application process.

•
•
•
•

an outline application
a full or reserved matters application
a conservation area application
a listed building consent form

Other forms also exist so care should be taken to
ensure the correct forms are being submitted. If
in doubt it is important to check with the LPA.
Between 4-6 copies of the completed form will
be required and the number of copies can vary
between LPAs.
The copies are required for internal circulation
within the various departments of the LPA.
Immediate neighbours require notification of
a planning application to allow them to make
appropriate comment on the proposal. The LPA
will advise which neighbours need notifying. A
Neighbour Notification Certificate has to be sent
to each neighbour identified.
Planning application forms should be
carefully filled in and it is often advisable to
check with the LPA prior to submission that
the forms have been completed correctly.
Alternatively, professional help could be
sought to assist in completing the forms.
Properly completed application forms
can save a lot of wasted time later in the
application process.

Application forms can be submitted on line or as
paper copies.

42
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Outline or Full Planning Permission? 			
The preparation, submission and monitoring of a planning application can
vary greatly dependent on the type of application being submitted. The most
common forms of application are an outline application and a full or detailed
application.
Before a development can commence full details of the design have to be
approved by the LPA. There are, however two ways of securing this approval.

Outline Application and Approval of Reserved Matters
This obtains approval in two stages. Firstly, an outline application establishes
the principle of development whilst not securing consent for the details of a
development. Secondly, these detailed matters are reserved for consideration
at a later stage and are dealt with in a reserved matters application. As a
minimum an outline application will typically consist of:
• application forms
• red line location plan
• illustrative site layout
• planning policy statement
• design and access statement
Outline applications are quicker and cheaper to submit than a full application
as less information is required in support of the application. They are often
used where landowners are considering selling the land to a developer, who
in turn will prepare and pay for the detailed information required for a
reserved matters application. Where a landowner intends to develop the land
themselves it is advisable that they pursue a full/detailed application in the
first instance.

neilmanock.co.uk | 01765 677377
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Other Planning Application 			
Requirements

Full or Detailed Application

			

This secures approval for the full details of a proposed development in one
application. As well as the requirements of the outline application, a full
application will need to be accompanied by details of the site design to include
site layout and landscaping, elevational treatment, boundary details and
materials as a minimum, but further information is often required. This is
referred to under “other planning application requirements”.
Due to the amount of additional information required, submitting a full
application takes longer than an outline application and is more expensive.

Outline v Full Application?
Many landowners ask the question “which type of application should I
submit”? There are circumstances where the LPA will require that a full
application is submitted at the outset. For example if the site is located in
a conservation, or other area of special interest, or where development is
in a particularly sensitive location a full application will be required. Also
a change of use of an existing building will require a full application.
Otherwise the decision lies with the applicant.
An outline application is more straight forward and cheaper than a full
application, but does leave uncertainty which could hamper a sale. Any buyer
may only purchase the site subject to securing their own detailed consent.
Conversely, if a full permission is obtained, these details may not be to the
satisfaction of a purchaser, who may still make a purchase conditional upon
them securing their own full permission.
Definitive advice is therefore difficult and to a large extent the
decision will depend upon an individuals’ preference and their
available finance.
44
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Further supporting information is normally
required with a planning application. Exact
requirements are specific to the land/property
in question and the type of application being
submitted. Requirements also vary from LPA to
LPA so again it is worth checking with the LPA at
an early stage to confirm exactly what is required.

Key Point
There are advantages
and disadvantages
associated with
both outline and full
planning applications.

Confirming the information required in
support of a planning application should
be straight forward. Unfortunately it is
not. It can often take persistence and an
informed line of questioning before a list of
requirements is agreed with an LPA. This
is not down to any fault on behalf of the
LPA, but simply to the complexity of many
applications and the increasingly onerous
requirements for supporting information.
It is advisable to get professional help when
finalising an application

The specific requirements of individual LPAs
can be viewed on Council web sites. These
requirements are incredibly varied, but the most
common, and those worthy of mention here,
include:
•
•
•
•
•
•
•
•

Design & Access Statement
Planning Policy Statement
Ecological Survey and Assessment
Ground Investigation Report
Noise Report
Flood Risk Assessment
Topographical Survey
Structural Survey
neilmanock.co.uk | 01765 677377
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Key Point
Great care should be
taken to ensure that a
planning application is
accompanied by all the
required supporting
documentation.

•
•
•
•

Tree Survey
Detail of Public Open Space Provision
Detail of Affordable Housing Provision
Detail of Village Hall and Educational
Contributions

All of the preceding supporting information
should be prepared professionally by
specialist consultants to maximise the
chances of a planning application being
successful.

site plan and in certain cases the LPA will ask for a site plan to accompany an
outline application.

Elevations and other Details
These are only usually required for a full application and are drawn at a
scale of 1:100 or 1:200. These drawings will illustrate proposed elevational
treatments and other information such as door and window details and cross
sections.
It is strongly advisable to obtain professional help to produce the
plans to accompany a planning application.

Plans
In addition to the above, plans are normally
required to accompany an application, to provide
visual information on the site and the development
proposals. These fall broadly into three categories:
• Location plans
• Site Plans
• Elevations and other detail

Location Plan
This is an ordnance survey plan at a scale of
1:1250 or 1:2500 to show the location of the site in
question in relation to its immediate surroundings.
The boundaries of the site need to be outlined in
red on this location plan. OS extract plans can
be purchased from a LPA via their web site, often
under “Location Plans Service”.

Site Plans
These are professionally drawn plans to illustrate
details of the proposed development – a site layout
– and are usually drawn at a scale of 1:100 or
1:200. A full or detailed application requires a
46
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The Stages of a Planning Application				
The timescale involved in preparing and submitting a planning application,
to receiving a decision from the LPA, can vary enormously depending upon
the type and complexity of the application. However, the following provides a
useful “rule of thumb” of the process and the timescales involved.

Stage 1: Pre-application
The most important part of the application process is the preparation
of the application before submission. Careful preparation of
the application will help to maximise the chances of obtaining
permission.

The preparation of any application should involve:
• Obtaining professional advice on the chances of obtaining a permission
• I dentifying the planning officer that would deal with the application if
submitted and discussing the proposals with that officer
• P
 reparing initial drawings and supporting information for the officers’
consideration prior to the submission of the application. This process for
considering proposals prior to the submission of and application, is called
a “pre application enquiry”. Most LPAs give a formal response to
neilmanock.co.uk | 01765 677377
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a pre application enquiry. The length of time allowed for this response
varies from authority to authority and can be between 2 and 6 weeks.
• A mending proposals to incorporate the planning officers’ pre enquiry
comments. Amendments should be made as many times as required to
secure the “approval in principle” of the planning officer.
• Checking and double checking the supporting information required for
submission with the application
This whole pre application process can take anything from 4 weeks
to 6 months depending upon the nature of the application and the
response times of the LPA. This is, however, time well spent. No
matter how long it takes to prepare an application, it is worth the
time. An application submitted prematurely and without due care
and attention, is more likely to end in failure.

Stage 2: Submission of the Application
When the application is finally prepared it has to be submitted to the relevant
LPA. This can be done on line or by paper copy.
When an application is received it will be thoroughly checked by a clerk, who
will check that the application is complete and that all the required supporting
information has been provided. The application will then be registered.
The process of registration normally takes about a week. At this point, the
clerk may seek clarification on aspects of the application, or request any
further information that has not been provided to the satisfaction of the LPA.
In this instance the time taken to register the application will increase.
Once an application is registered the LPA has 8 weeks in which to
determine the application.

Stage 3: Consultation
Internal Consultation
Once registered, an application will be circulated
to other departments within the Local Authority
for their comment. This process is known as
consultation. The views of relevant departments
will be obtained to ensure that the application
meets with their policies, guidelines and standards.
Most commonly consulted departments include:
•
•
•
•
•

Key Point
A planning application
can take many months
to prepare, but this is
time well spent.

Highways & Drainage
Parks
Conservation and Urban Design
Housing
Environmental Health

Departments consulted have 3 weeks to submit
their comments.

Public Consultation
A process of public consultation is also carried
out on all planning applications. The application
is advertised both on site, in the form of a site
notice, and in the local newspaper. Public
comment is invited within a 28 day period. As
stated previously, immediate neighbours are
informed/consulted directly when the application
is submitted.

Once registered, the application will be allocated to a planning officer, (the
“case officer”), who will assume responsibility for its determination. This case
officer is the first point of contact at the LPA throughout the duration of the
application.
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Key Point
Monitoring a
planning application
once it is submitted
is of paramount
importance.

Stage 4: Further Information
At any time during the application process,
and often as a result of consultation, questions
may arise that require further information to
be provided by the applicant. This information
maybe relatively straight forward and easily
provided. However, in certain cases, a request for
more detailed information could take several weeks
to produce. For example, Environmental Health
may require a ground investigation report that was
not previously envisaged.
If this is the case, it can lead into one of the most
frustrating aspects of submitting an application –
delay.
As stated, LPAs have 8 weeks within which
to determine a planning application. Their
performance in meeting this deadline is monitored
by the Government and it is important to each
LPA that they are seen to determine the majority
of applications within this 8 week period. Any
request for detailed further information, as
described above, could effectively rule out any
chance the LPA has of determining the application
within the required time.
For this reason, when faced with such a delay, an
LPA may request that the applicant withdraws
an application and resubmits it when all the
required information is available. Under
these circumstances there is no charge for the
resubmitted application. However, the whole
process of registration and consultation has to be
carried out again for the resubmitted application.
Therefore lengthy delays can occur.
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Stage 5: Monitoring of the Application
Monitoring a planning application once submitted is of paramount
importance. If the applicant is fully informed throughout the duration
of an application it is more likely that the application will progress
smoothly.

An applicant should stay in regular contact with the case officer for the
application, to monitor the results of consultation, answer any further
questions and provide any additional information required, as soon as
possible.
Unless the landowner has extensive knowledge of the planning
system it is important that they take professional advice on the
preparation, submission and monitoring of a planning application.

Decision					

			

When consultation is complete and comments have been received it is
the job of the case officer to consider all the information and make a
recommendation to grant or refuse permission.

This recommended decision together with the reasons behind it will be
presented in the “Officers Report for Application”. This report will then
be considered in one of two ways in order for a final decision to be made.

Delegated Decision
Where an application receives little or objection, is not within a special
planning area such as a Conservation Area or Heritage Area and is not
considered to be of local/regional significance, it is often determined by way
neilmanock.co.uk | 01765 677377

51

Realising Potential | Duration of a Planning Permission

of a delegated decision. Here the Officers Report is considered by a senior
planning officer who will take the decision on behalf of the LPA.

Planning Committee Decision
If an application is not determined by delegated decision it will be determined
by a Planning Committee. A Planning Committee is made up of publicly
elected local councillors and normally meets once a month to consider
planning applications. The Committee will consider the Officers Report and
make a decision based on its content.
In the vast majority of cases, Committee will follow the recommendation of
the case officer and the decision is made accordingly. However, if Committee
strongly object to the recommendation and believe planning reasons exist to
support their opinion, they may decide to overturn the Officers Report and
reverse the recommendation.

Section 106 Agreements
Section 106 of the Town & Country Planning
Act 1990 allows an LPA to enter into a legally
binding agreement with a landowner or developer
in association with granting a permission. These
agreements, known as Section 106 Agreements,
are used as a way of delivering items which are
necessary to make a development acceptable in
planning terms. They can refer to any related
issues but most commonly are used to ensure the:
• provision of affordable housing
• the payment of a commuted sum
• provision of open space, tree planting etc

Decision Notice

Refusal of Permission

Once a decision is made the LPA will issue a decision notice which confirms
the decision, the reasons for it and any conditions attached to it.

Where planning permission is refused the decision
notice will outline the reasons why the application
has been refused.

Grant of Planning Permission
Where a permission is granted it will normally be granted subject to certain
conditions. These conditions need to be addressed and discharged before
development can commence. Most frequently imposed conditions include:
• Duration of the permission and commencement of development
• The timescale for the provision of roads and sewers
• Approval of materials
• Requirements for ground investigation and remediation
• Approval of on site landscape works
• Tree planting requirements
• Boundary treatments
• Other site specific details.
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Duration of a Planning Permission
Once granted, and if left unimplemented, a
planning permission expires three years from the
date of the original decision. If development has
not commenced within the three year period,
an application will be required to renew the
permission. If this happens the application will
be looked at again and it is not guaranteed that
consent will be granted a second time.
If a development has commenced within the three
year period the permission is considered to have
been implemented and renewal is not required. It
is therefore advisable to ensure that a development
has commenced within the three year period.
neilmanock.co.uk | 01765 677377
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Appeal

			

If a planning application is refused the applicant has a right of appeal against
the decision of the LPA. An appeal can also be lodged against one or more
conditions attached to an approval, or where a decision on the application has
not been made within the 8 week period previously referred to.
The applicant has 6 months from the date of the refusal to submit an appeal
to the Planning Inspectorate.

Written Procedure
Most planning appeals are decided by the written representation (“reps”)
method. With this method of appeal a Planning Inspector considers written
evidence from the applicant or appellant, the LPA and other interested
parties, before issuing a written appeal decision.

Cost of a Planning Application			

Key Point

“How much will it cost?” is the question most
frequently asked by prospective applicants.

Submitting a planning
application can be very
expensive.

A site visit is also normally carried out before a decision is made. The time
taken to complete this process varies widely, but under normal circumstances
a decision should be made within 4-6 months of the appeal being lodged.

The answer, is that it can be expensive.
As well as planning application fees, most
applications will require the input of several
consultants which will result in further
expenditure.

Hearings and Inquiries
Appeals can also be decided by public hearing or more formal inquiry. These
will be held in a public place such as LPA offices, town hall or community
centre. This type of appeal is quite rare and tends to be used for larger and
more contentious applications.
Hearings and Inquiries examine a case in a very great amount of detail and
therefore take longer and are more expensive than a written reps appeal.

£335 per 0.1 hectare for sites up to and including
2.5 hectares.
£8,285 +£100 for each 0.1 in excess of 2.5 hectares
to a maximum of £125,000

Full Application Fees

Should I appeal?
The answer to this question is not straight forward and will depend
upon the individual application and the reasons given for refusal.
Professional advice is essential when considering whether to appeal
against a refusal of planning permission.
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£335 per new dwelling (not more than 50 dwellings)
£16,565+£100 per additional dwelling in excess of
50 up to a maximum of £250,000
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Full application for the conversion of farm buildings to form one no
dwelling and the erection of one new dwelling in the gardens of an
existing property.

Key Point
Be aware of the costs
you will incur in
pursuing a planning
permission.

Planning application fee

£670

Architect			

£4500 + vat

Planning Expert		

£600 + vat

Tree Survey & Report		 

£1150 + vat

Topographical Survey

£825 + vat

Alterations and Extensions

Flood Risk Assessment

£1050 + vat

Other fees apply for applications to alter and
extend existing dwellings.

Development Consultant

£6500 + vat

£150 for a single dwelling
£295 for 2 or more dwellings

TOTAL			

£15,295 + vat

Further Expenditure

Outline Application for the erection of 3 no detached dwellings
including formation of a new vehicular access on 0.13 hectares of land

Most frequently incurred consultant expenditure
will include the cost of:

Planning application fee

£670

Architect			

£1250 + vat

Planning Consultant		

£1000 + vat

Development Consultant

£2500 + vat

TOTAL		

£5420 + vat

•
•
•
•

planning consultant
architect
engineer
ecological expert

The specific requirements of the LPA will
determine the actual cost of an application and
these will vary widely. Applicants should however
be aware that even the most basic outline planning
application will result in quite substantial costs.
To illustrate this point, the following is a
breakdown of actual costs associated with two
projects recently completed by Neil Manock.
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These examples provide a good indication of the kind of costs involved and
illustrate nicely the difference in cost between an outline and a full application
for a similar sized development.
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Appeal Costs
Whilst there is no fee for submitting an appeal, costs will be incurred, as
professional help will normally be required in submitting and pursuing an
appeal. Once again costs can vary greatly but an average cost for a relatively
straight forward written representations appeal, would be in the region of
£1000-£1500 + vat.
In certain cases where an appellant is confident that an appeal will be
successful, an application can be made to have the costs of the appeal
reimbursed should the appeal be successful. This application for an award
of costs is made at the same time as an appeal and will be considered by the
Inspector at the same time as the appeal itself.

Help with Funding				

			

Investor Funding
Planning application costs are substantial and often beyond the
means of the applicant. Lack of finance is the most common reason
given by landowners for not pursuing the potential offered by a
particular opportunity.

themselves a site with minimal up front
expenditure and have full control over the
planning process.
A subject to planning arrangement can also be
advantageous to the landowner because as part
of the arrangement, the developer will normally
agree to fund all planning costs. The developer
will also bring expertise and experience to the
process.

Key Point
If the costs of a
planning application
are prohibitive, help
with funding could be
available in certain
cases.

However, there is a downside to this arrangement
in that the landowner relinquishes control of the
planning process to the developer when entering
into such a contract. This can be a problem where
a developer mismanages the application leading
to unnecessary delay or worse still, a planning
refusal.
Therefore, the “subject to planning” contract
has its advantages and its disadvantages.
In the majority of cases the best advice is
that if the landowner can afford to fund, and
therefore keep full control of the planning
process, it is advisable for them to do so.

There are, however, reputable sources of speculative development funding
available to a landowner if required. In appropriate cases, a speculative
investor would consider funding the costs of a planning application, normally
in return for a contract to purchase the development site, on receipt of
planning permission, at a discount to reflect the risk taken.

Subject to Planning Contracts
Developers often act as speculative investors. Where appropriate, a landowner
may consider coming to some arrangement with a prospective developer who
is interested in developing the site when it receives a planning permission.
Here a legal agreement is entered into between the two parties, which allows
the developer to purchase the site at a specified price, should a planning
permission be granted (a subject to planning contract).
This type of arrangement is attractive to a developer as they can secure
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Chapter Four
Land/Property Sale
Valuation and Equity			

			

Once a planning permission has been obtained the landowner will
need to consider what to do with the land/property. Should the site be
retained or sold, or should the landowner consider developing the site
themselves?

A useful first step in making this decision is to have the site valued.
A valuation can be obtained in various ways. The development appraisal
will already have provided a good indication of value, but it is useful when
considering a sale to have a formal valuation carried out. A fully qualified
chartered surveyor should be employed to carry out this valuation and it will
normally cost a few hundred pounds.
On receipt of this valuation, a realistic comparison can be made, between the
original value of the land/property and the enhanced value of the property
with the benefit of planning permission, once the costs of obtaining planning
have been deducted.
An owner is now faced with a choice. Either:
• Retain the land/property and enjoy the security that the increased
equity brings, or
• S
 ell the land/property and realise the enhanced value generated by
securing the planning permission, or
• D
 evelop the land/property and realise the enhanced value on the sales
of the completed dwellings
If the decision is made to sell then the following issues need to be considered.
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Potential Purchasers			

Key Point

Residential development land will be attractive to
different types of purchaser. These could include
private individuals, but it is more likely that
potential purchasers will be housebuilders, self
builders or developers/investors.

Land/property
can be sold either
conditionally or
unconditionally

Selling land to a builder or developer is different
and more complicated than selling a house to a
private individual and therefore requires further
explanation.

Types of Sale

			

There are two main types of land sale.
A conditional sale or an unconditional sale.

Unconditional Sale
An unconditional sale is where land/property is
sold “as seen” with the benefit of the planning
permission secured. No conditions are attached to
the sale. A purchaser would normally exchange
contracts and pay a small deposit (5-10% of price)
and complete the purchase within a fixed time
period, usually 28 or 56 days after exchange.
The unconditional sale is relatively risk free,
with the sale being guaranteed (subject to any
unforeseen exceptional circumstances) after
contracts have been exchanged.
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Conditional Sale
A conditional sale is where land/property is sold
subject to the resolution of certain matters or
conditions. These conditions most commonly
relate to obtaining a planning permission (outline
or full), further technical investigation (ground
investigation) and vacant possession of a property,
but can relate to any associated matter.
As with the unconditional sale, a purchaser would
normally exchange contracts with a small deposit
and complete after an agreed period of time has
elapsed to allow the stipulated conditions to be
satisfied. If the conditions have not been satisfied
within the agreed time period, the sale will not
complete. In the event of the sale not completing,
the money deposited on exchange will either
stay with the seller, or be returned to the buyer,
depending upon the terms agreed in the contract
for sale.

Methods of Sale				

Tender
This is a more formal method of sale, where a time limit is put on the receipt
of offers and the ultimate sale. An informal tender invites offers by a
specified date. After that date negotiations are entered into with the highest
or preferred bidder on a private treaty basis.
A formal tender invites offers by a certain date but normally requires
that a deposit cheque is submitted with the offer. The successful offer
will become binding upon acceptance and an exchange of contracts (and
thereafter completion); will be expected within a specified time period. If the
transaction does not complete the deposit may be forfeited.
A tender will normally be conducted by a suitable estate agent and will cost
between 1.75 – 2.5% of purchase price.

There are four well used methods of land sale.

Private Treaty
The most common method of sale, where land is
offered for sale on the open market and sold on a
one to one basis to a purchaser. The sale is often
brokered by a suitable estate agent. A private
treaty sale will normally cost the seller 1.5% –
2.0% of the purchase price of the land/property.

Auction
Land/property can also be sold at auction where a sale is guaranteed if the
land in question reaches its reserve price. An auction sale will be conducted
by a suitable agent or auctioneer and the auction date and venue will be
advertised prior to the sale. A reserve price will be set by the seller after
taking advice from the auctioneer. The land/property will not be sold if the
reserve price is not achieved.
A lot of preparatory work goes into an auction sale and sales particulars will
include full details on site, planning, technical and legal issues. A contract for
sale will be included within the sales particulars. The highest and successful
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upon reaching certain targets during the
development process. These targets usually
relate to either number of units built or number
of dwellings sold. eg when 50% of the dwellings
on site are sold, 50% of the land value becomes
payable.

Key Point
There are a variety
of ways in which
developers may wish to
pay for land/property.

Uplift
bid will be binding and the purchaser will be expected to pay a cheque for the
deposit to the auctioneer and sign contracts immediately after the auction.
An auction sale can cost considerably more than a private treaty or tender sale
and exact cost will vary from agent to agent.

Independent Sale
An owner may elect to sell their land/property themselves using newspaper
advertising and word of mouth. This can of course save considerably on costs
but tends to have a low success rate when compared to the other forms of sale.

Methods of Payment			

			

The purchase of residential land can involve considerable amounts of money,
particularly in the case of a large piece of land extending to several acres. For
this reason, developers will often look to phase the land payment over a period
of time.
The most common forms of phased payment are:

Fixed stage payments
Where the land price is broken down into a number of payments and specific
dates are attached to these payments.

Joint Venture
Where a land payment is made on a phased basis as the development
proceeds, up to an agreed total price. Payment is triggered and is dependant
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Phased payments are often offered in conjunction
with some form of uplift payment. An uplift
payment allows the seller to benefit if the
development in question performs above the
expectations of the developer. Most commonly,
an uplift takes the form of a % of sales revenue
received by a developer which is over and above
expected revenue and is commonly paid on the
sale of the last dwelling in a development.
eg where a 50% uplift over a revenue of
£1,000,000 is offered, if the achieved revenue
totalled £1,250.000, a further £125,000 would be
payable to the seller on the sale of the last dwelling.

Advantages and Disadvantages
Most sellers will automatically want to receive
the full payment for their land/property on day
one, which is understandable. However, phased
payments or joint ventures can offer certain
advantages:
• W
 here a developer can phase payments over
a period of time, they will save on interest
they would otherwise have paid on the full
amount. In certain cases this can enable the
developer to offer a higher headline price for
the land/property.
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Key Point
It helps to be aware
of the pitfalls that can
affect a seller and to
know what steps to
take to avoid them.

• T
 here can be tax advantages to a seller in
phasing a land payment over a number of tax
years
• I f developers are aware that a seller will
consider phased payments, it may well attract
more potential buyers, which in turn can
push up the prices offered.
The biggest drawback to any phased payment
is that there is the possibility that the deferred
money won’t get paid. The developer may default
on the payment or go out of business during the
development period. For this reason it is vital
that any phased payments are supported by the
necessary legal arrangements and documentation
to fully guarantee these future payments. A good
solicitor will ensure that adequate security is in
place.

Pitfalls to Avoid			
A land sale is often fraught with difficulty
and can have an unsuccessful outcome if not
dealt with in the correct manner.

The most important factor in any sale is to fully
inform the potential buyer and make them
aware of any problems that exist. In addition,
ask the right questions of perspective buyers and
make absolutely sure they have accounted for all
available information in formulating their offer.
Do not leave anything to chance.
It also helps to be aware of the pitfalls that can
affect a seller and to know what steps to take to
avoid them. These pitfalls include:
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The Price Chip
This is the term used for a reduction in the offer price between an offer
being accepted and contracts being exchanged. A price chip will normally
be justified on the basis of new information coming to light which has a
cost implication that in turn affects the price that can be paid for the land/
property. The reason for the price reduction is more often than not bona fide.
However, a price chip can be used tactically. This is where a purchaser makes
a deliberately high offer in order to have their offer accepted and the site taken
off the market, only to reduce the price at a later stage when an exchange of
contracts is imminent and a buyer is more likely to accept the reduction in
price.
In reality, it is impossible to completely remove the risk of a price chip.
However, the likelihood can be reduced to a minimum by providing
comprehensive and accurate information to potential buyers when the land/
property is offered for sale. If sales particulars state precisely on what basis
offers should be made and provide adequate information, the scope for a price
chip is greatly reduced.

Availability of Funding
Another common reason for a land sale falling through is that a purchaser
cannot raise the finance for the purchase. Most purchasers, whether they are
individuals or companies, will require some form of bank borrowing to allow
them to complete the purchase and the subsequent development. In many
cases a developer will be happy with their figures and therefore their purchase
price, only to find that the bank take a rather different view when they are
approached to fund the purchase.
neilmanock.co.uk | 01765 677377

69

Land/Property Sale | Pitfalls to Avoid

The problem here is that many purchasers will make offers for land/property
and only approach a bank for funding if their offer is successful. This is
understandable as a lot of time and effort is required to secure bank funding.
However, from the sellers’ perspective an offer that does not have the backing
of the bank is of limited value. There is a catch 22 situation and a definitive
solution is difficult to find. One solution to help reduce risk is to stipulate a
requirement for all offers to be accompanied by details of funding, together
with an “in principle” confirmation that funding is approved and available to
support the purchase.

Open Ended Contracts
Any contract for sale must incorporate a long stop date, after which, if the
purchase has not completed, the contract will become null and void. This is
to avoid a contract running on indefinitely leaving a seller tied into what may
have become an unsatisfactory arrangement.
This is particularly relevant where the sale is being sold by way of a conditional
contract. For example, assume a contract is conditional upon the grant of
planning permission and also assume that the housing market is in decline
with prices and land values falling. Factor into this scenario a contract with no
long stop date. As the market falls, the land price in the conditional contract
may become expensive for the buyer who may no longer wish to buy at that
price. With no long stop date in the purchase contract the buyer could, if they
so wished, sit it out and wait for the market to improve when the purchase price
would be seen as affordable again. In the meantime the seller has just had to
wait and been legally powerless to do anything about the situation.
This is simplifying the situation but helps to illustrate the point.

Uplifts that Never Materialise
Care should be taken when agreeing to an uplift clause, as referred to above.
A carefully drafted clause works well and can be in the interests of both
parties. However, careful consideration should be given to the small print
and in particular the calculation of “revenue” for the purposes of the uplift
payment. Many “deductions” can be incorporated in the revenue calculations
which can substantially reduce the amount of uplift that eventually becomes
payable to the seller.
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Pursuit of Planning and Time wasting
Where a contract is conditional upon the grant
of planning permission, time limits should be
written into the contract for the pursuit of the
permission. Limits are most commonly put on the
submission of an application, the determination
of the application and the pursuit (if necessary) of
an appeal. This will give the purchaser a legal
obligation to pursue the application and not sit
back and waste time, as can sometimes happen.

Key Point
The only sound advice
to sellers is to accept a
fair and realistic price
in the current market.

The Right Buyer
Perhaps most importantly, when selling land/
property a seller should choose the right buyer,
someone they are comfortable with and trust.
This is perhaps even more important than simply
accepting the highest offer.
It is better to get slightly less money but to get the
sale done quickly, than it is to hold out for a higher
sum that never materialises.

Pound Signs
It has to be said that a breakdown of a sale is often
down to the seller not the buyer. More often than
not this comes down to an over inflated view of
value on behalf of the seller. Because the housing
market is almost constantly fluctuating, it is easy
for a seller to think “if I wait a few more months
I could get a few more thousands”. In a rising
market this maybe true. However, it should be
remembered that the market can also fall. For
every seller who has gained from a rising market,
there will be an unfortunate seller who has rejected
£800,000 to hold out for a £1,000,000, only to sell
disappointed for £500,000 a year later!
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The only sound advice to sellers is to accept a
fair and realistic price in the current market.

Sale to a Self Builder			
Where a permission has been obtained for a single
dwelling or possibly a small group of dwellings
(up to say 5 units) in an appropriate location, a
landowner may want to consider selling the land
to a self builder. Here the marketing and method
of sale will be much the same as discussed in the
proceeding pages but with certain advantages and
disadvantages.
The main advantage of a sale to a self builder is
that the self builder is often prepared to pay more
for the land than a developer. This is mainly for
two reasons. Firstly, a developer has to make a
profit on a development, otherwise there is little
point to the exercise. A developer will usually
aim to achieve a profit of 20%-25% of total sales
revenue. A self builder, on the other hand, does
not need to make such big profits and therefore,
can potentially offer more for the land/property.
Secondly, a developer will almost always make a
business decision when finalising an offer for land/
property. There will be a figure over which he will
simply not go as profit margins will be squeezed
too tightly. A self builder, however, can tend to be
more “emotional” in their decision making and
can “set their heart” on a site. This can result in
them being prepared to offer that little bit more to
ensure they secure a site.

Selling several plots on the same site to different self builders obviously results
in several different transactions, which in turn increases costs, complexity and
the timescale involved. A common pitfall occurs where the first plot on a site
is sold for a good price, but for whatever reason the other plots are slower to
sell. Here, as the building progresses on the first plot, the site becomes less
attractive to further purchasers, often due to noise, mess etc. This can result
in long delays in selling the remaining plots or having to except a lower price
for these plots.

The Landowner as Developer						
Some owners may wish to consider developing a site themselves in order to
realise the enhanced value of a planning permission. The process, procedures
and regulations associated with building and selling houses are complicated
and could form the subject of another book in their own right.
If a landowner decides to take on the development they should do
their homework recognising that it is not a simple process and one
that is full of risks and potential problems. Above all, they should
take the right advice and get the appropriate professional help to
assist them.

The main disadvantage of selling to self builders
occurs where there is more than one plot to sell.
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Planning
A residential conversion will usually involve either a
change of use from an existing use to a residential use,
or an intensification of a residential use, from a single
dwelling into several smaller dwellings. In both cases
planning permission will normally be required but
the situation is not always clear cut and should be
checked with the LPA before proceeding.

Technical

Increase the Value of Your Property
Conversion

The condition and structural suitability of a building
should always be checked before applying for planning
permission to convert. Some premises may not be
physically capable of converting. A structural engineer
should be consulted and where necessary a structural
survey of the property should be carried out. This will
cost £300-500 but could save a lot of time and money
in the long run.

This book focuses primarily on the development or redevelopment of residential
land. However, it is highly likely that many readers may not own land, but property,
with the potential for conversion to a residential use. Such property may already be
in residential use but with potential to sub divide, or it may be commercial or retail
property in a predominantly residential area.
Whatever the type of conversion opportunity, the procedure for assessing
and realising potential follows much the same format as that outlined for land
opportunities.
A development appraisal should be carried out as a first step in assessing a
conversion opportunity and therefore much of the preceding narrative applies.
However, the following points should also be noted.
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Increase the Value of Your Property
The Ten Golden Rules
By way of a summary when considering the potential development of land /
property it is worth remembering these ten golden rules.
One
Don’t underestimate the process, it is complicated. Rules and
regulations are changing continually.
Two
Do your homework and take professional advice where required.
Three
Be aware of the costs you will incur in pursuing development
potential.
Four
Prepare thoroughly before you submit a planning application. Time
spent in preparation is time saved later in the process.

Eight
Don’t be tempted by the promise of more
money tomorrow. Accept a fair and realistic
price for your land/property today.
Nine
Be aware of the pitfalls when selling your
land/property.
Ten
And finally... If you have any unanswered
questions get in touch with Neil Manock for
further advice:
Neil Manock Residential
Development Consultancy
Bridge View Farm, High Street
Markington, Harrogate
HG3 3NR
Telephone 01765 677377

Five
Planning is a gamble not a guarantee but one where the risks can be
reduced to a minimum with the right professional help.
Six
Be realistic when assessing how long it may take to obtain planning
permission for your land/property.

Website neilmanock.co.uk
Twitter twitter.com/neilmanock
Linkedin uk.linkedin.com/in/neilmanock

Seven
Be realistic when assessing the existing and potential value of your
land/property.

80

neilmanock.co.uk | 01765 677377

neilmanock.co.uk | 01765 677377

81

Neil Manock
Residential Development Consultancy

Neil Manock
Residential Development Consultancy

Neil Manock
About the Author

It will have become apparent from the preceding pages just how challenging
and time consuming the residential development process can be. Navigating
a way through the process often requires the help and expertise of several
professional consultants to maximise the chances of success. Identifying,
briefing and coordinating these consultants can itself be a daunting task for
those who are unfamiliar with the procedure.
Neil Manock Residential Development Consultancy provide a
comprehensive consultancy service to advise on all aspects of the residential
development process, drawing on the expertise of other specialist consultants
as required.

We can:
• g uide a client step by step through the complexities of the residential
development process, and if required, the sale of the residential land/
property.
• draw on 25 years expertise in planning and residential development to help
solve problems and avoid potential pitfalls
• brief and coordinate other external consultants as required
• provide one point of contact throughout the process
• demonstrate an outstanding track record and success rate

For further information

Visit our web site at
neilmanock.co.uk or
call on 01765 677377
or 07979 646034
Neil Manock is the Managing Director of Neil
Manock Residential Development Consultancy.
He has over 25 years experience in the business.
Neil Manock qualified from Manchester
University in 1985 with an honours degree
in Town and Country Planning. He became
a Development Planner at Conran Roche, a
renowned planning and architectural practice
where he gained valuable experience in all aspects
of planning, development and urban regeneration.
From there he moved into the housebuilding
sector in 1988 and worked for several major
housebuilders identifying, appraising and
negotiating the purchase of residential land as
well as coordinating planning applications. This
culminated in his appointment as Land Director at
a major plc builder in 1995.
Neil Manock Residential Development
Consultancy, previously known as Bridge View
Consultancy Services, was established in 1998.
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Useful Links
Chapter Two - Assessing Potential
Page 17
Planning Appraisal - Local or District Plans
http://www.communities.gov.uk/planningandbuilding/planning/regionallocal/

Planning Appraisal - Local Development Framework (LDF)
http://www.harrogate.gov.uk/immediacy-6422

Planning Appraisal - Planning Policy Statements (PPSs) and Planning Policy
Guidance Notes (PPGs)
http://www.communities.gov.uk/planningandbuilding/planning/regionallocal/regionalspatialstrategies/

Chapter Three - Realising Potential
Page 42
Planning Application Forms
http://www.harrogate.gov.uk/immediacy-1030

Page 46
Other Planning Application Requirements
http://www.harrogate.gov.uk/immediacy-1036

Page 47
The Stages of a Planning Application
http://www.braintree.gov.uk/Braintree/planning/Development+Control/
Planning+Application+Process/

Page 54
Should I Appeal?
http://www.planning-inspectorate.gov.uk/pins/index.htm

Page 18
Planning Appraisal - Other Publications
http://www.communities.gov.uk/planningandbuilding/planning/
planningpolicyguidance/planningpolicystatements/planningpolicyguidance/

Page 32
Layout and Design
http://www.leeds.gov.uk/files/Internet2007/2009/6/amended%20neighbourhoods%20for%20living%202009.pdf

Page 35
Valuation
http://www.advice-landforsale.co.uk/plots-of-land-for-sale.htm
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Disclaimer
All information and material contained within
this book is protected by copyright and intellectual
property laws and is the property of Neil Manock
Residential Development Consultancy, a trading
name of Bridge View Farm Developments
Limited. Unless otherwise stated you may access
and download the materials located within the
e-book for personal and non commercial use only.
The book summarises an extensive amount of
technical information some of which is reviewed
and updated on a regular basis. Care has been
taken to ensure the accuracy of the information
provided but readers that rely on the information
provided should do so at their own risk.
Neil Manock is not responsible for the contents or
reliability of any other web sites to which the book
provides a link and does not necessarily endorse
the views expressed within them.
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