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The following information has been used in the preparation of this Cost Plan:

Architect's Information (Peter Harrison Architects)

022004-02F - Site layout and ground floor plans

022004-03A - Proposed Elevations

022004-04A - First Floor Plans

022004-06A - Proposed Roof Plan

Additional Information

Google Earth

All dwelling areas provided by the architect. However the site area is scaled from the available drawings.

Incoming services  assumed located near site with sufficient capacity 

Assume the works will be competitively tendered.

Our costs are based on 2Q24 rates.

VAT

Fees including Building Control / Planning / Agents / Marketing / Legal / Survey / Party Walls etc.

Design team professional fees (except Contractor's Design & Build fees).

Infrastructure upgrades, i.e. Section 38, 104, 106, 278, Local Authority contributions (CIL), etc.

Land costs.

Inflation and market fluctuations.

Client contingency.

CCTV.

Any works outside of the site boundary.

Ground contamination and remediation works.

Invasive species treatment and removal.

Public Highway works (inc. off site highway works).

Bin provision

Ecological works.

Archaeological works.

Extensive arboricultural works.

Allowance for associated works for  Tree Preservation Zones/ Tree Protection Orders.

Third Party Works.

Gas and vapour protection measures.

Party Wall Awards, Rights to light issues.

Acceleration works.

Phasing.

Flood defence.

Performance Bonds and construction schemes (i.e. Considerate Constructors).

UXO survey and removal.

Obstructions in the ground.

Planning permission and fees

Show house fit out works.

Modern methods of construction.

Floor finishes to non wet areas

No gas - assumed all electric M&E solution

1.2 BASIS OF INFORMATION

1.4 EXCLUSIONS

1.3 ASSUMPTIONS

1 COST PLAN NOTES

1.1 INTRODUCTION

Thornton-Firkin LLP have been approached to prepare a feasibility estimate for the proposed development consisting of 11nr new build dwellings including all associated  

external works on land in the grounds of Richard Thornton's Scool in Burton in Lonsdale. The estimate is based on the drawings noted below. For further specific detail, 

the architects drawings should be consulted.

At present, there is no structural or civil design or services information available for review and therefore allowances for such works have been included based on the 

information noted under section 1.2 below.

The estimated cost of the construction works have been benchmarked against similar projects within Thornton-Firkin LLP in-house cost database. The information used to 

produce this estimate, as well as assumptions and exclusions have been included below.



Land at Richard Thornton's School

Mar-24

1,084 11,667

£/m2 £/ft2

GIFA 1,084                   m2

Nr of Units 11 Nr

1 Unit Type

2B4P House: 70.0m2: 2nr units - Affordable 140 m2 1,050                 147,000        135.63           12.60             

2B4P House: 83.61m2: 2nr units 167.22 m2 1,100                 183,942        169.71           15.77             

2B4P House: 92.90m2: 1nr units 92.9 m2 1,100                 102,190        94.28             8.76               

2B4P House: 98.48m2: 1nr units 98.48 m2 1,100                 108,328        99.95             9.29               

3B5P House: 102.19m2: 1nr units 102.19 m2 1,100                 112,409        103.71           9.63               

3B5P House: 120.77m2: 4nr units 483.08 m2 1,100                 531,388        490.27           45.55             

Garages - detatched 17 m2 800                     13,600           12.55             1.17               

Garages - Integral 136 m2 1,000                 136,000        125.48           11.66             

EO steps in construction 6 No 1,000                 6,000             5.54               0.51               

EO for MVHR units - assumed electric M&E 11 No 4,000                 44,000           40.60             3.77               

EO for EV chargers (7KW) 11                         no 1,250                 13,750           12.69             1.18               

EO for PV panels (each house) 11                         nr 3,000                 33,000           30.45             2.83               

EO for Stone elevations 1,300                   m2 50                       65,000           59.97             5.57               

EO for slate roof tiles 542                       m2 25                       13,550           12.50             1.16               

EO non upvc windows and external doors 9                           no 2,000                 18,000           16.61             1.54               

EO for enhanced kitchens to private plots 9                           no 3,500                 31,500           29.06             2.70               

EO for built in  wardrobes to private plots 9                           no 1,000                 9,000             8.30               0.77               

EO for Ensuites 14                         no 3,500                 49,000           45.21             4.20               

Sub-Total (1) 1,617,657     1492.48 138.66           

2 External Works

Site clearance 4,383                   m2 5                         21,915           20.22             1.88               

Tarmac access road and drives 1,740                   m2 90                       156,600        144.48           13.42             

Street lighting - columns 8                           nr 2,500                 20,000           18.45             1.71               

New crossover to existing highway 1                           nr 10,000               10,000           9.23               0.86               

Forming pedestrian access in exsting stone wall 1                           Item 4,000                 4,000             3.69               0.34               

Block paving service strip 78                         m2 90                       7,020             6.48               0.60               

Paving slabs to patio areas 435                       m2 70                       30,450           28.09             2.61               

Forming steps to affordable units 1                           nr 2,000                 2,000             1.85               0.17               

Soft landscaping; 150mm topsoil and turf to 

gardens/communal gardens/POS 1,588                   m2 25                       39,700           36.63             3.40               

Soft Landscaping; allowance for low level planting to front 

gardens and communals Item 20,000           18.45             1.71               

EO for mature trees  10                         no 250                     2,500             2.31               0.21               

Stone walls to front gardens 132                       m 300                     39,600           36.54             3.39               

EO for curved wall 8                           m 50                       400                0.37               0.03               

EO for gates 9                           no 250                     2,250             2.08               0.19               

Retaining walls to Rear gardens 74                         m 350                     25,900           23.90             2.22               

Fencing to perimeter and rear gardens 273                       m 90                       24,570           22.67             2.11               

EO for gates 11                         no 250                     2,750             2.54               0.24               

Sub-Total (2) 409,655        377.96           35.11             

3 Drainage

Foul water drainage 1,084                   m2 25                       27,097           25.00             2.32               

Surface water drainage 2,795                   m2 23                       62,888           58.02             5.39               

EO Attenuation Item 50,000           46.13             4.29               

Connections 2                           nr 5,000                 10,000           9.23               0.86               

Sub-Total (3) 149,984        138.38 12.86             

4 Services

New external services (water & electric) 11                         nr 3,000                 33,000           30.45             2.83               

BT 11                         nr 1,250                 13,750           12.69             1.18               

Allowance for BWIC, trenching etc item 25,000           23.07             2.14               

Sub-Total (4) 71,750           66.20 6.15               

Main Contractors Preliminaries 60.00                   wks 10,000               600,000        553.57           51.43             

Main Contractors Design Fees 3.5% 78,717           72.63             6.75               

Main Contractor's OH&P 7.5% 219,582        202.59           18.82             

Total Construction Cost (excluding VAT) £ 3,147,345     2,904             270                

Average Cost Per Dwelling £ 286,122        

2 FEASIBILITY SUMMARY

2.1 FEASIBILITY ESTIMATE 1

Element Quantity Unit Rate Total (£)
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 PROJECT PRO FORMA  ET PLANNING LIMITED 
 Client: Permahome Limited 
 Planning Application: 2020/22109/FUL 
 North Yorkshire Council 

 Project Pro Forma for Phase 1  

 Currency in £ 

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

 Plot 1 - 3 Bed Detached  1  1,300  326.92  425,000  425,000 
 Plot 2 - 2 Bed Semi Detached  1  900  325.00  292,500  292,500 
 Plot 3 - 2 Bed Semi Detached  1  900  325.00  292,500  292,500 
 Plot 4 - 3 Bed Link Detached  1  1,100  335.00  368,500  368,500 
 Plot 5 - 2 Bed Semi Detached  1  1,000  335.00  335,000  335,000 
 Plot 6 - 3 Bed Semi Detached  1  1,300  315.38  410,000  410,000 
 Plot 7 - 3 Bed Link Detached  1  1,300  315.38  410,000  410,000 
 Plot 8 - 2 Bed Link Detached  1  1,060  325.47  345,000  345,000 
 Plot 9 - 3 Bed Link Detached  1  1,300  342.31  445,000  445,000 
 Plot 10 - 2 Bed Semi Detached  1  750  300.00  225,000  225,000 
 Plot 11 - 2 Bed Semi Detached  1  750  300.00  225,000  225,000 
 Totals  11  11,660  3,773,500 

 NEGATIVE LAND ALLOWANCE 
 Residualized Price  540,565 

 540,565 

 TOTAL PROJECT REVENUE  4,314,065 

 DEVELOPMENT COSTS 

 ACQUISITION COSTS 
 Negative Land Allowance  (540,565) 

 Land aquisition fees & reports  2,500 
 2,500 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Plot 1 - 3 Bed Detached  1,300  269.92  350,896 
 Plot 2 - 2 Bed Semi Detached  900  269.92  242,928 
 Plot 3 - 2 Bed Semi Detached  900  269.92  242,928 
 Plot 4 - 3 Bed Link Detached  1,100  269.92  296,912 
 Plot 5 - 2 Bed Semi Detached  1,000  269.92  269,920 
 Plot 6 - 3 Bed Semi Detached  1,300  269.92  350,896 
 Plot 7 - 3 Bed Link Detached  1,300  269.92  350,896 
 Plot 8 - 2 Bed Link Detached  1,060  269.92  286,115 
 Plot 9 - 3 Bed Link Detached  1,300  269.92  350,896 
 Plot 10 - 2 Bed Semi Detached  750  269.92  202,440 
 Plot 11 - 2 Bed Semi Detached  750  269.92  202,440 
 Totals        11,660 ft²  3,147,267  3,147,267 

 PROFESSIONAL FEES 
 Professional fees  10.00%  314,727 

 314,727 
 MARKETING & LEASING 

 Marketing  1.00%  37,735 
 37,735 

 DISPOSAL FEES 
 Sales Agent Fee  1.50%  56,602 
 Sales Legal Fee            11 un  750.00 /un  8,250 

 64,852 

 TOTAL COSTS BEFORE FINANCE  3,567,081 

  Project: Data\ETP240870 - Richard Thornton School - Open market sale appraisal.wcfx 
  ARGUS Developer Version: 8.30.004  - 2 -  Date: 4/19/2024  



 PROJECT PRO FORMA  ET PLANNING LIMITED 
 Client: Permahome Limited 
 Planning Application: 2020/22109/FUL 
 North Yorkshire Council 
 FINANCE 

 Debit Rate 8.000%, Credit Rate 0.000% (Nominal) 
 Land  (35,063) 
 Construction  121,685 
 Total Finance Cost  86,622 

 TOTAL COSTS  3,653,703 

 PROFIT 
 660,362 

 Performance Measures 
 Profit on Cost%  18.07% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 

 IRR% (without Interest)  88.70% 

 Profit Erosion (finance rate 8.000)  2 yrs 1 mth 

  Project: Data\ETP240870 - Richard Thornton School - Open market sale appraisal.wcfx 
  ARGUS Developer Version: 8.30.004  - 3 -  Date: 4/19/2024  






