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1.0 Background  

 

1.1 This Statement of Common Ground for viability matters relates to an appeal against 

Dorset Council’s (the Council) failure to determine the planning application for the 

demolition of existing buildings and redevelopment to form 41 retirement living 

apartments for older persons with associated communal facilities, parking and 

landscaping at the site to the east of Lidl, Christy’s Lane, Shaftesbury, Dorset, SP7 

8TL (the site).  

1.2 The application was submitted on 25th August 2023 and validated on 13th 

 September 2023. A report on Affordable Housing and Viability was submitted as part 

of the planning submission but was not reviewed by the Council during the 

determination period. This appeal is against the Council’s failure to determine the 

application within the statutory time period. 

1.3 Following receipt of the Council’s Statement of Case on 8th March 2024, it can be seen 

that had the Council been able to determine the application, they would have refused 

planning permission for the following reason: 

1. In absence of a completed S106 agreement to secure policy compliant 

affordable housing the proposal would be contrary to Policy 8 of the adopted 

North Dorset Local Plan Part 1 2016 and Paragraphs 55, 57, and 58 of the 

National Planning Policy Framework 2023. 

1.4 The Council’s Statement of Case included a full review of the original Report on 

Affordable Housing and Viability which was undertaken on behalf of the Council by 

Dixon Searle Partnership (DSP).  

1.5 Planning Issues and DSP have liaised in order to seek to ensure an agreed position. 

On the 18th March 2024, DSP confirmed that they would recommend to Dorset Council 

that they accept a contribution of £214,370 as per the viability headroom referred to in 

2.6 and 2.7, below, in order to conclude the viability discussion.  

1.6 The following section provides a summary of the agreed position.  
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2.0 Site Description and Summary of Agreed Viability Inputs  
 

2.1 The site is circa 0.25 hectares and comprises of vacant land, formerly used as the 

Shaftesbury Cattle Market. The Cattle Market ceased operation in January 2019 and 

was subsequently demolished later in 2019. 

2.2 The site is located along Christy’s Lane, a bypass situated east of Shaftesbury town 

centre. The site falls within a mixed-use area which is currently undergoing wider 

redevelopment and regeneration. The surrounding uses include Tesco’s and its car 

parking to the west and south west, as well as the town centre to the west and 

residential housing to the east. To the north west is Lidl and its associated car parking, 

and north of the site is predominately characterised by industrial and residential uses.   

2.3 Since the demolition of the Cattle Market, the wider site has been developed with Lidl 

having built a store to the north west of this application site which opened in 2021.  

Further details regarding the site can be found in the design and access statement 

submitted with the application. 

2.4  The scheme the subject of this appeal is for the development of 41 no. Retirement 

Living apartments for older persons including communal facilities and associated car 

parking and landscaping. 

2.5 The proposal includes a mix of 27 × 1-bed units and 14 × 2-bed units with 2,550 m2 

(rounded) of saleable area and 3,268 m2 (rounded) of gross internal area equating to 

a gross to net building efficiency of 78%.  

2.6 The following table sets out a summary of the agreed viability position (with the full final 

Argus appraisal attached to this statement). 

Input Agreed Position Comment  

Gross Development Value  £12,465,000 Agreed. 

Base Build Cost (excluding 

contingency) 

£5,696,599 

 

Agreed. 

Abnormal Costs and Building 

Regulation Extra Overs 

(excluding contingency) 

£330,500 Agreed.  

Construction Cost (excluding 

contingency) 

£6,027,099 Agreed. 

Contingency 5% of Construction Cost Agreed. 

External Build Costs  10% of Base Build Cost Agreed. 

Professional Fees  10% Agreed. 

Sales and Marketing Fees 5%  Agreed. 

Sales Legals  £750 per unit Agreed. 
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Unsold Unit Fees £202,425 Agreed. 

Finance  8.0% debit and 1.0% 

credit 

Agreed. 

Profit 20% return on GDV Agreed. 

Acquisition Costs £37,720 

Stamp Duty and Fees 

Agreed. 

Residual Land Value  £714,370 Agreed. 

Benchmark Land Value £500,000 Agreed. 

Viability Headroom  £214,370 Agreed  

 

2.7 The appellant will provide a Section 106 agreement to secure the sum of £214,370 to 

be disaggregated as deemed appropriate by the Council, in accordance with the 

regulations.  

 

 

Signed  

 

 

 Planning Issues Limited on behalf of the Appellant 
Date 22/03/2024 

 

  

 

 

  
 Dixon Searle Partnership on behalf of the Council 
 Date:  22/03/2024 
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AGREED ARGUS VIABILITY APPRAISAL 



 Christy's Lane, Shaftesbury (0% AH) (41) updated B 

 Development Appraisal 
 CRL 

 March 15, 2024 



 APPRAISAL SUMMARY  CRL 
 Christy's Lane, Shaftesbury (0% AH) (41) updated B 

 Appraisal Summary for Phase 1 Retirement Housing 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Sales Rate m²  Unit Price  Gross Sales 

 1 Bed Flats  27  1,431.54  5,186.72  275,000  7,425,000 
 2 Bed Flats  14  1,119.02  4,503.94  360,000  5,040,000 
 Totals  41  2,550.56  12,465,000 

 NET REALISATION  12,465,000 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price (0.20 Ha @ 3,571,848.78 /Hect) 

 Stamp Duty 
 Effective Stamp Duty Rate 
 Agent Fee 
 Legal Fee 

 CONSTRUCTION COSTS 
 Construction 

 1 Bed Flats  
 2 Bed Flats  
 Totals      3,2
 Developers Contingency 
 Foundations and Capping 
 Parts FLOS Building Regulations         

 Other Construction Costs 
 Externals 

 PROFESSIONAL FEES 
 Architect 

 MARKETING & LETTING 
 Marketing 

 DISPOSAL FEES 
 Sales Agent Fee 
 Sales Legal Fee         

 Unsold Unit Fees 
 1 Bed Flats 
 2 Bed Flats 

 TOTAL COSTS BEFORE FINANCE 

 FINANCE 
 Timescale  Duration  Commences 
 Acquisition  1  Mar 2024 
 Pre-Construction  6  Apr 2024 
 Construction  14  Oct 2024 
 Sale  35  Dec 2025 
 Total Duration  56 

 Debit Rate 8.00%, Credit Rate 1.00% (Nominal) 
 Land 
 Construction 
 Other 
 Total Finance Cost 

 TOTAL COSTS 

 PROFIT 
 2,493,000 

  Project: Christy's Lane, Shaftesbury (0% AH) (41) updated B 
  ARGUS Developer Version: 8.30.004  Date: 3/15/2024  



 APPRAISAL SUMMARY  CRL 
 Christy's Lane, Shaftesbury (0% AH) (41) updated B 

 Performance Measures 
 Profit on Cost%  25.00% 
 Profit on GDV%  20.00% 

 IRR% (without Interest)  23.82% 

  Project: Christy's Lane, Shaftesbury (0% AH) (41) updated B 
  ARGUS Developer Version: 8.30.004  Date: 3/15/2024  



Added 09/04/24 to include further detail on agreed viability position. 












