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1.
1.1 

1.2 

Introduction

Avison Young is instructed by the University of Kent (“the University”) to provide viability advice in 
relation to the Land North of University of Kent. The property is known as Northern Site. The land, c 93 
ha (230 acres), is located to the north of the Main Retained Campus and comprises the main proposed 
redevelopment opportunity at this stage. The land is proposed for allocation in the Canterbury 
District Local Plan 2020 to 2045 (the ‘Local Plan’) and a viability assessment is required to 
demonstrate to the Canterbury City Council (“the Council”) that the proposed development of the site 
is viable and deliverable.

The University’s team has undertaken an initial, high-level, masterplanning exercise in support of the 
local plan. The current masterplan indicates that the Northern Site could deliver circa 2,000 new 
homes together with a new local centre, primary schools and associated open space/play space/green 
infrastructure. The masterplan is an early-stage diagram, and it will require further refinement and 
testing before and at planning application stage to help ensure that the mix, location and quantum of 
land-uses is sustainable, viable and deliverable.  The initial, high-level masterplan forms the basis of 
the viability assessment within this report.

2. Description
2.1 The Site extends to approximately 93 ha (230 acres) and is irregularly shaped. The site is located directly

to the north of The University’s main campus area and comprises several open fields largely separated
by hedgerows, small tracts of woodland and drainage canals.  The site comprises three sites – B, C and
D, but are to be treated a single ‘Northern Site’.

2.2 The site has agricultural land designation. The majority of Site B is classified as a mix of Grade 3a and
3b (Good to Moderate), alongside limited areas of Grade 2 (Very Good). Site B also includes some
areas of non-agricultural land. The classification of the land in Site C is a mix of Grade 2 (Very Good)
and subgrade 3a (Good). The classification of the land in Site D is part Grade 2 (Very Good), part
subgrade 3a and part is classified as non-agricultural land.

2.3 The site is predominantly surrounded by farmland to the North. The village of Blean is situated to the
West which is comprised predominately low-rise terraced housing and local amenities including a
doctor’s surgery, village hall, primary school and cafes.   To the east it is bounded by the former Crab
and Winkle railway corridor. Tyler Hill Road intersects the site laterally and joins the A290 to the West.

2.4 The Site Allocation boundary is shown outlined in red below.
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Appendix 2 – Development Appraisal 



 APPRAISAL SUMMARY  AVISON YOUNG (UK) LTD 
 University of Kent - Site BCD 
 2,000 Dwellings 

 Appraisal Summary for Phase 1 2,000 Units 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  ft²  Sales Rate ft²  Unit Price  Gross Sales 

 Market Flats  168  120,557  391.00  280,582  47,137,787 
 Market Houses  1,232  1,360,634  386.11  426,424  525,354,394 
 Affordable Flats  210  145,314  221.00  152,926  32,114,394 
 Affordable Houses  390  397,192  205.00  208,780  81,424,360 
 Totals  2,000  2,023,697  686,030,935 

 NET REALISATION  686,030,935 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  42,557,497 

 42,557,497 
 Stamp Duty  2,117,375 
 Effective Stamp Duty Rate  4.98% 
 Agent  0.50%  212,787 
 Legal Fee  1.00%  425,575 

 2,755,737 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Market Flats  146,130  151.60  22,153,262 
 Market Houses  1,360,634  151.60  206,272,114 
 Affordable Flats  176,138  151.60  26,702,548 
 Affordable Houses  397,192  151.60  60,214,307 
 Totals     2,117,794 ft²  315,342,232 
 Contingency  3.00%  9,460,267 

 324,802,499 
 Other Construction 

 Infrastructure         2,000 un  20,000.00 /un  40,000,000 
 Access Road  24,780,000 

 64,780,000 
 Section 106 Costs 

 Section 106 Costs         2,000 un  17,500.00 /un  35,000,000 
 Neutrient Neutrality (Not required)  1 
 BNG Offset   602,268 
 CIL     1,506,764 ft²  18.74  28,236,752 

 63,839,021 

 PROFESSIONAL FEES 
 Other Professionals  5.00%  15,767,112 

 15,767,112 
 DISPOSAL FEES 

 Residential Sales Agent Fee  1.25%  7,156,152 
 Marketing   1.50%  8,587,383 
 Residential Sales Legal Fee         1,400 un  800.00 /un  1,120,000 
 Affordable Housing Fee  250,000 

 17,113,535 
 FINANCE 

 Debit Rate 6.500%, Credit Rate 0.000% (Nominal) 
 Land  22,560,689 
 Construction  10,427,376 
 Total Finance Cost  32,988,065 

 TOTAL COSTS  564,603,465 



 APPRAISAL SUMMARY  AVISON YOUNG (UK) LTD 
 University of Kent - Site BCD 
 2,000 Dwellings 
 PROFIT 

 121,427,469 

 Performance Measures 
 Profit on Cost%  21.51% 
 Profit on GDV%  17.70% 
 Profit on NDV%  17.70% 

 IRR% (without Interest)  15.10% 

 Profit Erosion (finance rate 6.500)  3 yrs 








