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Report Disclaimer  

This report should not be relied upon as a basis for entering into transactions without seeking specific, 

qualified, professional advice. Whilst facts have been rigorously checked, Cushman & Wakefield can 

take no responsibility for any damage or loss suffered as a result of any inadvertent inaccuracy within 

this report. Information contained herein should not, in whole or part, be published, reproduced or 

referred to without prior approval. Any such reproduction should be credited to Cushman & Wakefield.  

The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organisation as a 
“Global Pandemic” on the 11th March 2020, has impacted global financial markets. Travel restrictions 
have been implemented by many countries.  Market activity is being impacted in many sectors.   As at 
the date of this report, we consider that we can attach less weight to previous market evidence for 
comparison purposes, to inform viability, pricing and related recommendations and advice.  Indeed, 
the current response to COVID 19 means that we are faced with an unprecedented set of 
circumstances on which to base a judgement.  
 
Given the unknown future impact that COVID-19 might have on the real estate market, we recommend 

that you keep under frequent review the advice contained in this report. 
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1. Executive Summary 

Background  

1.1 This document comprises the Stage 2 review for viability and consists of an economic viability 

assessment that tests each of the spatial options to determine whether they are realistic and 

commercially deliverable, taking into consideration any constraints identified at Stage 1. 

1.2 An initial baseline review of viability was undertaken at Stage 1. This indicated that residential 

use was viable across the MetroGreen area, generating a surplus that could be used to address 

site wide abnormal/infrastructure costs. Commercial uses were found to be less viable, with 

only retail uses being indicated to be viable. 

1.3 The Stage 2 review refines the previous Stage 1 Viability appraisal, assessing the viability of 

the spatial options, developed during Stage 2. 

1.4 It is intended that further refinement to viability will be undertaken through Stages 3 and 5, as 

further technical studies are completed, and consultation is undertaken.   

Approach to viability testing 

1.5 The approach to viability testing complies with the requirements of National Planning Practice 

Guidance.  In assessing the viability of the spatial options, we have used the software Argus 

Developer to run a series of residual appraisals and undertake sensitivity testing. 

1.6 The residual method of appraisal deducts the costs of development (including an allowance for 

developer’s profit) from the Gross Development Value (GDV) to produce a Residual Site Value 

(RSV). The site value is then tested against a Benchmark Land Value (BLV) to determine 

whether development is viable. This methodology accords with the RICS Guidance: Financial 

Viability in Planning and mirrors the approach used by Gateshead Council in testing the viability 

of a Community Infrastructure Levy policy, as well as latterly in both area wide and site-specific 

viability analysis. The assumptions that have been adopted in the appraisals are reflective of 

current market conditions and as the project evolves, assumptions may be amended to reflect 

any further changes in the market.   

1.7 The key consideration in determining viability is whether the residual land value is an 

appropriate level to meet land owner’s expectations and provide a competitive return to 

incentivise them to sell. This is the critical factor that determines viability and sound judgement 

is required.  A land owner’s expectations will vary per the circumstances of the site, the planning 

status and individual market conditions.  Setting the Benchmark Land Values is therefore key 

to a viability analysis. 

1.8 The RICS guidance note Financial Viability in Planning 2012 defines site value as follows: “Site 

Value should equate to the market value subject to the following assumption: that the value has 

regard to development plan policies and all other material planning considerations and 

disregards that which is contrary to the development plan.” 
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Spatial Options 

1.9 There are four spatial options to be tested as per the MetroGreen Area Action Plan Evidence 

report.  The options are set out at on Gateshead Council’s website under the Metrogreen 

Evidence Library within the Stage 2 Options Development document: 

https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-Evidence-

Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-

Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=63710271207513000

0 

1.10 All options include an integrated green infrastructure network which includes the provision of 

recreational space, natural features and ecological areas to interconnect new neighbourhoods 

within the site. All options require that development densities in accordance with the Stage 2 

Options document. 

1.11 Within each of the four options, we have categorised the entire of the site in to five key 

development areas as Riverside East, Dunston West, Metrogreen East, Riverside West and 

Derwenthaugh West. There is a sixth site, Derwenthaugh East, but as this is not earmarked for 

any revenue generating uses, we have not tested the viability position of this site.  

1.12 Since the production of the Stage 2 Options Development Document, it has been agreed that 

the following sites be excluded from the development proposals as they are not considered to 

be available for development / redevelopment: 

• 1b- JR Adams. Invested significantly in site and don’t want to move. 

• 3c- Watermark. Well occupied own front door office development. 

• 2b- Costco. Advised they have invested significantly and won’t move. 

• 2c-1- Go Ahead. Only recently invested in site. Advised they will object to residential uses 

neighbouring. 

 

1.13 As a result of this, the residential development capacity of the options as a whole differ from 

that set out in Stage 2 Options Development Document. 

1.14 The four options are outlined below:  

Option 1A – Baseline position with strategic flood management  

• This option includes residential and office development; Option 1A comprises 2018 

residential units (at 36 DPH), 11.73 hectares (28.99 acres) of land allocated for open space 

and 10.49 hectares (25.92 acres) of land allocated for 160,000 sq ft of office 

accommodation.  

• The residential parcels fronting the river are brought forward to be developed pre 2030 as 

part of the flood mitigation strategy.  

• Office uses are adjacent to each other allocated in parcel 2A-2 and 2A-3 due to their close 

proximity to the transport hub and existing Riverside Business Park. 

 

 

https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-Evidence-Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=637102712075130000
https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-Evidence-Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=637102712075130000
https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-Evidence-Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=637102712075130000
https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-Evidence-Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=637102712075130000
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Option 1B – Baseline position with piecemeal flood management  

• This option includes residential and office development; Option 1B comprises 1,641 

residential units (at 30 DPH), 11.73 hectares (28.99 acres) of land allocated for open space 

and 10.49 hectares (25.92 acres) of land allocated for 160,000 sq ft of office 

accommodation.   

• Riverside flood defences will be built ad-hoc on each parcel as it is being developed. 

• Nine parcels will have more onerous flood risk mitigation requirements.  

• Office uses are adjacent to each other allocated in parcel 2A-2 and 2A-3 due to their close 

proximity to the transport hub and existing Riverside Business Park. 

Option 2A – Housing and leisure option with strategic flood management  

• This option includes residential and leisure development; Option 2A comprises 1817 

residential units (at 38.7 DPH), 11.73 hectares (28.99 acres) of land allocated for open 

space, 10.49 hectares (25.92 acres) of land allocated for the Riverside Corridor and 13.96 

hectares (34.50 acres) of land allocated for leisure uses.  

• The residential parcels fronting the river are brought forward to be developed pre 2030 as 

part of the flood mitigation strategy.  

• Leisure uses (including the new hotel) are adjacent to each other and allocated in parcels 

2J-3, 2H-1, 2G-1 with the three carpark sites adjacent to Metrocentre. 

Option 2B – Housing and leisure option with piecemeal flood management  

• This option includes residential and leisure development; Option 2B comprises 1480 

residential units (at 31.5 DPH), 11.73 hectares (28.99 acres) of land allocated for open 

space, 10.49 hectares (25.92 acres) of land allocated for the Riverside Corridor and 13.96 

hectares (34.50 acres) of land allocated for leisure uses. 

• Riverside flood defences will be built ad-hoc on each parcel as it is being developed. 

• Nine parcels will have more onerous flood risk mitigation requirements.  

• Leisure uses are adjacent to each other and allocated in parcels 2J-3, 2H-4, 2H-1 and 2G-

1 and the three carpark sites adjacent to Metrocentre. 

Viability Results 

Results presentation  

1.15 To demonstrate the viability results for each of the four options, we have used a traffic light 

coding system. This reflects the fact that development viability is not a fixed position for each 

site and each developer and individuals will each have their own appetite for risk and return 

that will determine if they pursue a project or not. As such, the results of each appraisal will be 

presented to the council using the traffic light coding system, which is defined as follows: 

 

 

 

 

High Probability – the subject site’s residual land value is at least 10% greater 

than the BLV and would, in most situations, be considered viable. 
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Moderate Probability – the subject site’s residual land value is within 10% of the 

BLV.  This project may be considered viable by some developers, but not all. 

 

 

 

Low Probability – the subject site’s residual land value is more than 10% below 

the threshold value and would be highly unlikely to be delivered. 

 

 

1.16 The results are presented and analysed five sub-areas identified; Riverside East, Dunston 

West, MetroGreen East, Riverside West and Derwenthaugh West. 

1.17 The Benchmark Land Values, which are established by Gateshead Council1, are different for 

residential and commercial land as follows:  

‘Urban/Suburb’ Residential Value 

Area 

Benchmark Land Value per Hectare 

High £2,100,000 

High-Mid £1,600,000 

Mid £900,000 

Low-Mid £600,000 

Low £200,000 

‘Urban/Suburb’ Commercial Value 

Area 

Benchmark Land Value per Hectare 

High £2,100,000 

Mid £1,000,000 

Low £200,000 

1.18 Because the Benchmark Land Values differ for commercial and residential, we have calculated 

and presented these separately for accuracy; we have firstly calculated the target ‘Residential 

Benchmark Land Value’. This is done by multiplying the residential area proposed for 

development by the BLV. We have then calculated the target ‘Commercial Benchmark Land 

Value’ by multiplying the area proposed for commercial development by the Commercial BLV.  

1.19 Where there is a mix of residential and commercial development in one site, we have calculated 

the actual BLV by adding together the residential and commercial target Benchmark Land 

Values and referred to this as the ‘Actual Benchmark Land Value’. We have then compared the 

residual site value from the appraisal to this combined figure. Again, this figure is colour coded 

using the traffic light coding system. This is only applicable to the Riverside West site, which 

contains office uses.   

 
 
1 See ‘Viability and Deliverability Report (Local Plans)’ for reference to the Benchmark Land Values 
for residential and non-residential land - https://www.gateshead.gov.uk/media/10047/Viability-and-
Deliverability-Report-
2018/pdf/Viability_and_Deliverability_Report_2018.pdf?m=636904894492870000  

https://www.gateshead.gov.uk/media/10047/Viability-and-Deliverability-Report-2018/pdf/Viability_and_Deliverability_Report_2018.pdf?m=636904894492870000
https://www.gateshead.gov.uk/media/10047/Viability-and-Deliverability-Report-2018/pdf/Viability_and_Deliverability_Report_2018.pdf?m=636904894492870000
https://www.gateshead.gov.uk/media/10047/Viability-and-Deliverability-Report-2018/pdf/Viability_and_Deliverability_Report_2018.pdf?m=636904894492870000
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Results analysis  

• Derwenthaugh West is the only viable development site across all four Options. 

Derwenthaugh West which is situated within the ‘Low’ Value Area and therefore has a lower 

BLV. However, all the other areas, which are all contained within either the ‘Mid’ or 

‘High/Mid’ Value Areas are influenced to a varying extent by this factor. 

• Notably, the sites with a smaller net developable area struggle to absorb the high 

infrastructure and abnormal costs in comparison to the sites with a larger net developable 

area. This is because the sites with a smaller net developable area have a subsequently a 

generally lower GDV. 

• The marginal residential sales value differences between each of the sites and house types 

influences the overall viability position. 

• In general, although the Apartments have a higher build cost than the Town Houses and 

Houses, they have a proportionately higher revenue; therefore, the higher build cost of 

these is not necessarily a value-draining factor.  

Option 1A Baseline position with Strategic Flood Management 

• The total abnormal costs associated with Option 1A are £27,061,000. Including the site 

wide infrastructure costs relating to Energy and Flooding, the total costs are £59,261,000.  

• All of the Residual Site Values produced by the development proposals in Option 1A are 

positive. However all but Derwenthaugh West have a RSV that is lower than the BLV, 

therefore making them unviable in real terms. In general, the reasoning behind the sites 

being unviable can be attributed to the high cost of the site infrastructure and abnormal 

works required. Dunston West has the lowest RSV. 

• Derwenthaugh West is most viable because of the lower abnormal costs compared to the 

other five areas and high Gross Development Value associated with the development of 

228 Houses. It is also situated in a ‘Low’ Value Area so has a lower BLV to achieve.  

• Riverside East, which is unviable, is in a ‘High/Mid’ Value Area and this is the main 

reasoning for the negative viability position on this site.  

Option 1B Baseline position with Piecemeal Flood Management  

• The total abnormal costs associated with Option 1B are £16,000,500. Including the site 

wide infrastructure costs relating to Energy and Flooding, the total costs are £78,100,500, 

although the site wide costs have been exclude, as outlined in the Viability Approach and 

Assumptions section of this report. 

• The Residual Site Values in Option 1B are very much similar to those in Option 1A. Again, 

Derwenthaugh West is the only viable development, however Riverside West is the least 

viable with a RSV of £2.89m against a BLV of £18.66m.  

• Riverside West is not viable because of being situated in the ‘High/Mid’ Value Area and 

therefore having a high BLV to achieve and that the site size (and development capacity) 

is not large enough to allow sufficient development that generates a GDV high enough to 

outweigh the abnormal costs. This is in part attributed to the lower value uses of the 

commercial land.  
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Option 2A Housing and Leisure option with Strategic Flood Management 

• The total abnormal costs associated with Option 2A are £25,879,000 as detailed in Table 

1. Including the site wide infrastructure costs relating to Energy and Flooding, the total costs 

are £58,979,000. 

• Derwenthaugh West is again the only viable site attributed to the low abnormal costs and 

high GDV that it has in each of the four Options. In Option 2A, the least viable site is 

Dunston West, as it is in ‘Option 1A Baseline position with Strategic Flood Management’; 

the RSV of £1.11m is only 10% of the BLV figure of £10.69m. This can again be attributed 

to the ratio of the net developable area (and associated GDV) and site infrastructure and 

abnormal costs and partly to the site being situated in a ‘Mid’ Value Area (although the latter 

factor does not influence viability so much on the other development sites).   

Option 2B Housing and Leisure option with Piecemeal Flood Management 

• The total abnormal costs associated with Option 2B are £14,615,000 as detailed in Table 

1. Including the site wide infrastructure costs relating to Energy and Flooding, the total costs 

are £78,015,000.  

• In Option 2B, Riverside West is the least viable site (with a RSV of £3.16m), very closely 

followed by Dunston West (RSV of £3.22m). However, when compared with their respective 

Benchmark Land Values, the Riverside West RSV is further away. This can be attributed 

to the ‘High/Mid’ BLV Area Riverside West is contained within and comparatively high 

abnormal costs at £5.9m which equate to nearly 8% of the GDV. The abnormal costs on 

the other sites are around a maximum of 3% of GDV, except for MetroGreen East.  

• The MetroGreen East RSV is also proportionately lower than its BLV at £5.54m and 

£21.24m respectively. Again, the abnormal costs on this site equate to around 8% of the 

GDV.  

Sensitivity analysis  

• With the exception of Derwenthaugh West, which is viable, most of the development areas 

require a 20% increase in sales revenue accompanied by a 10% decrease in build cost or 

a 20% decrease in build cost accompanied by a 10% increase in sales revenue to achieve 

marginal or full viability.  

• In all Options, except Option 2B, no adjustments to sales revenues or build costs improve 

the viability position enough for the RSV to match or exceed the BLV. In Option 2B, a 20% 

decrease in build cost combined with a 20% increase in sales revenue means that 

MetroGreen East is viable in Option 2B.  

Overall Conclusions 

1.20 The overall conclusion that can be drawn from the viability assessment in Stage 2 is that there 

are viability challenges at Metrogreen as a result of the scale of plot specific and area wide 

infrastructure costs which place a high cost burden on development.  We would however caveat 

these findings as we believe there to be potential for significant savings on site abnormal costs 

as scheme details are refined.  Moreover, we would caution that the benchmark land values 

applied in this study against which the viability of individual schemes is tested, may well be 

above the levels at which landowners would be prepared to release their land given the scale 

of abnormal costs affecting these sites.  There is a relationship between the scale of site 
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abnormal costs and the value of land since the price that any rational developer would pay for 

a site would need to take account of the costs incurred in preparing the site for development (a 

point that is acknowledged in National Planning Practice Guidance on Viability).  The effect of 

reducing the benchmark land values in the viability appraisals would improve the viability results 

contained in this report and we recommend that further testing of benchmark land values be 

carried out at Stage 3 of the study. 

1.21 Notwithstanding these caveats, it is clear that development at Metrogreen is exposed to viability 

challenges and it is recommended that as part of Stage 3 the following measures are carried 

out to address viability: 

• Review of site infrastructure solutions to determine potential for cost savings 

• Testing of alternative density / mix scenarios (for example reducing the quantity of 

apartments) 

• AAP policy development to ensure adequate level of flexibility in respect of planning 

requirements and standards such as affordable housing 

• Exploration of public sector led funding and delivery solutions to address scheme 

investment requirements. 

1.22 It is recommended that these measures be put in place with further viability testing/modelling 

as part of Stage 3 of the study. 
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2. Introduction 

2.1 Gateshead Council is preparing an Area Action Plan (AAP) to facilitate the regeneration of and 

investment in vacant and underused brownfield land around the MetroCentre on the south bank 

of the River Tyne. The area incorporates the MetroCentre, surrounding shops, office and 

industrial uses and is approximately 213 hectares in size.  

2.2 The MetroGreen AAP will be a Local Development Document that forms part of the Gateshead 

Local Plan. The 2015 adopted Planning for the Future Core Strategy and Urban Core Plan for 

Gateshead and Newcastle (CSUCP) set’s the strategic framework for this AAP. The AAP is a 

statutory document that will provide detailed planning and design policies and guidance for the 

area up to 2030 and beyond, setting out which land uses should go where, what infrastructure 

is required and how it will be delivered. The project stages required to inform the production of 

the Area Action Plan are outlined below: 

 

2.3 This document builds on the viability work undertaken as part of the Stage 1 Baseline Report. 

It tests the viability of the spatial options developed following completion of the Baseline Report 

and accompanying technical documents. It is expected that further refinement of the viability 

appraisals will be undertaken in Stages 3 and 5. 

1.23 The AAP Viability report will need to incorporate a development viability assessment which will 

serve the following objectives: 

• Assess the ability of the site to deliver the required infrastructure and developer 

contributions, considering approximate land values, all the development costs and 

reasonable profit return; 

• Highlight any viability gap if one exists and the factors contributing to this; 

• Set out how development viability will affect the ability of the development to deliver 

infrastructure and developer contributions; 

• Test alternative scenarios to reduce the viability gap and improve viability;  

• Identify alternative sources of funding to be explored to work towards meeting any gap in 

development viability. 

• Advice on viability review mechanisms that the Council may need to secure as part of 

individual planning applications i.e. what assumptions should be reviewed and when 

might be appropriate trigger points. 
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3. Stage 1 Overview  

3.1 This section provides a brief overview of the key findings from each of the Stage 1 technical 

reports, identifying any opportunities, issues or constraints that are likely to impact on viability. 

All technical reports which can be found here -  

https://www.gateshead.gov.uk/article/13295/MetroGreen-evidence-library    

Flood Risk and Water Management 

3.2 This study reviewed existing information and data sources, updated (where necessary) 

hydraulic fluvial, tidal and surface water modelling and commented on the previously identified 

flood management options for the MetroGreen site.  

Transport and Accessibility 

3.3 This Stage 1 Transport and Accessibility Report includes a review of existing evidence, a review 

of the transport modelling undertaken by CH2M, the results of an accessibility audit undertaken 

to assess the walking, cycling and public transport baseline, and a summary of a car park 

survey. 

3.4 The report identifies an extensive list of transport related opportunities and constraints for 

consideration within future stages of the MetroGreen AAP. Notably, opportunities include 

improving public transport links and non-vehicular access routes and creating a new community 

that is not dependent on car use. Constraints include physical barriers hindering movement 

(e.g. rivers and existing built developments) and the presence of a congested transport network 

at peak times.  

Green Infrastructure and the Natural Environment 

3.5 The vision for creating green infrastructure and enhancing the natural environment are outlined 

in the ‘Gillespie’s Stage 1 – Spatial Framework, Green Infrastructure & Natural Environment 

and Social Infrastructure’.   

3.6 This report identifies that MetroGreen is a strategically important area within the wider context 

of the River Tyne, greenbelt and wildlife corridors, of which the largest green infrastructure 

typologies are woodland and mudflat. 

3.7 Much of the green infrastructure within the study area boundary is limited to small roadside 

verges or derelict land. Due to the dominance of buildings and car parks, usable green space 

is currently limited to walking/cycle routes around the River Derwent. There are however areas 

of green infrastructure immediately adjacent to and adjoining the MetroGreen study area. 

Homes 

3.8 The Homes report, produced by Cushman & Wakefield, considers both the policy base and 

consultations with developers to develop a view of what constitutes appropriate residential 

development at MetroGreen. 

• There is a policy requirement for 7,848 new homes in Gateshead over the plan period 

(2015-2030) including a requirement for 218 affordable dwellings per year.  

https://www.gateshead.gov.uk/article/13295/MetroGreen-evidence-library
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• MetroGreen is allocated for housing and provides the opportunity for a sustainable urban 

location with established transport links and local amenities and services (although there 

is a need to improve these).  

• Developers are interested in building homes at the site, but key concerns relate to viability 

and a complicated existing ownership structure. 

• High density development of up to 50 dwellings per hectare (20 dwellings per acre) is 

considered appropriate for the riverfront and lower density schemes of 30 to 40 dwellings 

per hectare (12 to 16 units per acre) is considered appropriate elsewhere on the site.  

Office, Retail and Leisure 

3.9 The Office, Retail and Leisure Market report, produced by Cushman & Wakefield, makes the 

following key points about these commercial markets:  

Office 

• There is a quantitative oversupply of office space, but much of the stock is dated and of a 

poor quality and specification that does not meet occupier demands.  

• Agents on TheWatermark and Metro Riverside report the schemes have been successful 

but there is a significant amount of vacant stock (at the time of reporting). Any new 

development should be situated adjacent to existing offices. Further consultation needs to 

be carried out with both agents and developers to identify the best specification, mix and 

size of new accommodation.  

Retail 

Any retail development is likely to be limited to convenience provision servicing the residential 

development. This could include a convenience store of circa 450 sqm (5,000 sq ft) and up to 

six smaller stores of 50 – 100 sqm (500 to 1,000 sq ft). A mix of national and local tenants are 

envisaged. There is the potential to secure a leisure retailer associated with the leisure uses, 

similar to the Billabong Outlet Store located near the Snozone indoor ski slope in Castleford. 

Leisure 

There is some potential for a large-scale leisure attraction at MetroGreen. Evidence shows 

there is increased demand for leisure activities such as family entertainment, sports and 

outdoor activities and it is considered that the Metrocentre offers a unique opportunity to 

facilitate such a development given its unique attributes of attracting 21million customers a 

year. 

Contamination 

3.10 A Phase 1 Land Contamination Desk Top Study / Preliminary Risk Assessment was completed 

which identified several potential unmitigated contamination risks. There is a mix of High risk 

and Moderate risk items identified that are applicable to both construction workers and end 

users, and some risk of asbestos given the industrial history of the site area and sensitive nature 

of the proposed residential development.  
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Viability 

3.11 Six sub areas were identified with development potential and therefore suitable for inclusion in 

the viability study as follows: 

• MetroGreen Riverside East  

• Dunston West 

• MetroGreen East 

• MetroGreen Riverside West 

• Derwenthaugh East 

• Derwenthaugh West 

3.12 The MetroGreen Transport Interchange, Metrocentre and Metro Retail Park are assumed to 

remain in their existing uses. 

Residential results 

3.13 The scenarios incorporating apartment development were found to show marginally less 

viability and this is reflective of the high upfront costs seen in apartment developments. There 

may be potential to overcome some of this with a premium product or more innovative means 

of delivery. Overall, the initial analysis indicated a positive commercial opportunity for residential 

use at MetroGreen however the results were caveated given the indicative and high-level 

nature of the appraisals at Stage 1 of the process. 

Commercial results 

3.14 Commercial uses are, in the main, found not to be viable based on the assumptions made. This 

does not mean that such uses could not come forward through the long-term development of 

MetroGreen, however, as at the date of the analysis and based on the market evidence 

available to us there are commercial challenges to bringing forward such uses except retail. 

This is reflected in current market experience which shows that office uses are only being 

delivered in the prime locations or where they are underpinned by public sector support. 
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4. Spatial Options  

4.1 This section provides an overview of the Spatial Options that are to be tested at Stage 2. The 

MetroGreen Area Action Plan (AAP) Spatial Options Development document outlines four 

spatial options to be tested during Stage 2 of the MetroGreen AAP preparation2. 

4.2 All options include an integrated green infrastructure network which includes the provision of 

recreational space, natural features and ecological areas. These will interconnect new 

neighbourhoods within the site. All options require that development along the riverfront is no 

higher than similar developments downstream. The options are outlined below:  

Option 1A – Baseline position with strategic flood management  

• This option includes residential and office development 

• The residential parcels fronting the river are brought forward to be developed pre 2030 as 

part of the flood mitigation strategy  

• Office use is allocated in parcel 2A-2 and 2A-3 due to their close proximity to the transport 

hub and existing Riverside Business Park 

Option 1B – Baseline position with piecemeal flood management  

• This option includes residential and office development  

• Riverside flood defences will be built ad-hoc on each parcel as it is being developed 

• Nine parcels will have more onerous flood risk mitigation requirements  

• Office use is allocated in parcel 2A-2 and 2A-3 due to their close proximity to the transport 

hub and existing Riverside Business Park 

Option 2A – Housing and leisure option with strategic flood management  

• This option includes residential and leisure development  

• The residential parcels fronting the river are brought forward to be developed pre 2030 as 

part of the flood mitigation strategy  

• Parcels 2J-3, 2H-1, 2G-1 and the three carpark sites adjacent to Metrocentre are allocated 

as leisure and ancillary uses (including the new hotel) 

Option 2B – Housing and leisure option with piecemeal flood management  

• This option includes residential and leisure development  

• Riverside flood defences will be built ad-hoc on each parcel as it is being developed 

 
 
2 MetroGreen AAP - https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-
Evidence-Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-
Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=637102712075130000  

https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-Evidence-Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=637102712075130000
https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-Evidence-Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=637102712075130000
https://www.gateshead.gov.uk/media/16706/MetroGreen-Area-Action-Plan-Evidence-Stage-2-Spatial-Options-Development/pdf/P10846-00-001-707-02_Metrogreen_AAP-Stage_2_Options_Development_Report_(3)_(Compressed).pdf?m=637102712075130000
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• Nine parcels will have more onerous flood risk mitigation requirements  

4.3 A schedule of each development option and accompanying plan follows on the next pages. 

Cushman & Wakefield has made minor adjustments to the schedule based on discussions with 

Gateshead Council in which we concluded that some land uses are going to stay as they are. 

These are as follows: 

• Parcel 1B, which is occupied by JR Adams. The occupant has invested significantly in site 

and does not want to move. 

• Parcel 3C, which is occupied by the Watermark office accommodation. This is a well 

occupied own front door office development that should not be removed from the area.  

• Parcel 2B is occupied by Costco who has advised they have invested significantly in the 

site and will not move. 

• 2C-1 is occupied by Go Ahead who have recently invested in the site and have advised 

they will object to residential uses neighbouring. 
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Option 1A – Baseline Position with Strategic Flood Management: 

Option 1A 
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Residential area       

Ha 5.97 11.88 22.69 8.11 6.5 55.15 

Acre 14.75 29.34 56.04 20.03 16.06 136.22 

Number of Homes 239 416 795 340 228 2018 

Apartments 120   170   

Town Houses  119   170   

Houses  416 795  228  

Commercial Area 0 0 0    

Ha    2.3  2.3 

Acre    5.68  5.68 
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Option 1B – Baseline Position with Piecemeal Flood Management: 

Option 1B 
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Residential Area       

Ha 5.97 11.89 22.73 8.11 6.5 55.2 

Acre 14.75 29.37 56.14 20.03 16.06 136.35 

Number of Homes 239 212 622 340 228 1641 

Apartments 120   170   

Town Houses  119   170   

Houses   212 622  228  

Commercial Area        

Ha    1.4 3.19 4.59 

Acre    3.46 7.88 11.34 
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Option 2A – Housing and Leisure Option with Strategic Flood Management:  

Option 2A 
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Residential Area       

Ha 5.97 11.88 14.53 8.11 6.5 46.99 

Acre 14.75 29.34 35.89 20.03 16.06 116.07 

Number Of Homes 239 416 509 425 228 1817 

Apartments 120   212   

Town Houses 119   212   

Houses   416 509  228  

Commercial Area        

Ha   2.22   2.22 

Acre   5.49   5.49 
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Option 2B – Housing and Leisure Option with Piecemeal Flood Management:  

Option 2B 
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Residential Area       

Ha 5.97 11.89 14.53 8.11 6.5 47 

Acre 14.75 29.37 35.89 20.03 16.06 116.1 

Number Of Homes 239 212 376 425 228 1480 

Apartments 120   212   

Town Houses 119   212   

Houses   212 376  228  

Commercial Area        

Ha   8.16   8.16 

Acre   18   18 
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5. Viability Approach and Assumptions 
 

5.1 This section provides an overview of the viability approach and assumptions. We have detailed 

below key assumptions from the Stage 1 viability testing outlining where appropriate 

adjustments to the assumptions used in the Stage 1 study have been made.  

Viability Principles 

5.2 Viability testing for plan making and decision taking is the subject of a standardisation of 

process and method, which is set out in the Planning Practice Guidance July 2018, that 

accompanies the NPPF. The objective of plan making viability is to help strike a balance 

between the aspirations of landowners and developers in terms of returns against risk, and the 

aims of the planning system to secure maximum public benefits from any development through 

the planning application process.  

5.3 The following diagram shows the fundamentals of the testing process.   

 

Approach to viability testing  

5.4 In assessing the viability of the spatial options, we have used the software Argus Developer to 

run a series of residual appraisals and undertake sensitivity testing. 

5.5 The residual method of appraisal deducts the costs of development (including an allowance for 

developer’s profit) from the Gross Development Value (GDV) to produce a Residual Site Value 

(RSV). The site value is then tested against a benchmark to determine whether development 

is viable. This methodology accords with the RICS Guidance: Financial Viability in Planning 

and mirrors the approach used by Gateshead Council in testing the viability of a Community 

Infrastructure Levy policy, as well as latterly in both area wide and site-specific viability analysis. 

5.6 The following diagram provides an overview of our approach: 
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5.7 The key consideration in determining viability is whether the residual land value is an 

appropriate level to meet the BLV. This is the critical factor that determines viability and sound 

judgement is required. A land owner’s expectations will vary depending on the circumstances 

of the site, the planning status and market conditions. Setting the benchmark site value is 

therefore key to a viability analysis. 

5.8 The RICS guidance note Financial Viability in Planning 2012 defines site value as follows: “Site 

Value should equate to the market value subject to the following assumption: that the value has 

regard to development plan policies and all other material planning considerations and 

disregards that which is contrary to the development plan.” 

 

 

Where: 

• Gross Development Value (GDV) represents the cumulative capital sales value of the 

development including any grants where applicable 

• Development costs represent all the costs incurred by a developer in delivering the 

completed development scheme – site costs, build costs, contingencies, developer’s 

profit, finance and all relevant professional, legal, sales/marketing fees, CIL and tax. 

• Residual land value represents the difference between Gross Development Value and 

Development costs including profit. 
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5.9 For the purpose of this assessment we have adopted the Benchmark Land Values from our 

Stage 1- Viability Report.  However, we note that due to the inclusion of abnormal site 

development costs that a discount to these land value benchmarks could be justified to align 

with National Planning Practice Guidance. 

5.10 The other assumptions that have been adopted in the appraisals are reflective of current market 

conditions and as the project evolves, assumptions may be amended to reflect any changes in 

market conditions.   

Financial Viability in Planning: Conduct and Reporting (1st Edition, May 

2019) – RICS Professional Statement  

5.11 This FVA has been prepared in accordance with the Financial Viability in Planning: Conduct 

and Reporting (1st edition) RICS Professional Statement dated May 2019. The document sets 

out mandatory reporting and requirements in relation to FVAs for planning in England to 

demonstrate how a reasonable, objective and impartial outcome should be arrived at. It also 

aims to support and complement the Government’s reforms to the planning process announced 

in July 2018 and any subsequent updates. 

5.12 Sections 2.1 to 2.14 of the Professional Statement set out the fourteen mandatory reporting 

and process requirements for all FVAs prepared on behalf of, or by applicants, reviewers, 

decision-makers and plan-makers. We confirm that this FVA has been carried out in 

accordance with Sections 2.1 to 2.14. The mandatory reporting requirements are set out under 

the sub-headings below and expanded on where relevant: 

Section 2.1: Objectivity, Impartiality and Reasonableness Statement 

5.13 We confirm that this FVA has been carried out by a RICS member who has acted with 

objectivity, impartiality, without interference and with reference to all appropriate available 

sources of information. 

Section 2.2: Confirmation of Instructions and Absence of Conflicts of Interest 

5.14 Our formal terms of engagement are appended to the rear of this report.  

5.15 We must declare any conflict of interest or risk of conflict of interest. Section 2.2 states that 

‘informed consent’ management through the form of a declaration statement can be appropriate 

depending on the circumstances.  

5.16 We confirm that we have no current, anticipated or previous recent involvement with the subject 

site and / or parties to the instruction and therefore do not consider that any conflict of interest, 

or risk of conflict of interest, arises in preparing the advice requested. 

Section 2.3: No Contingent Fee Statement 

5.17 In preparing this report, no performance-related or contingent fees have been agreed. 

Section 2.4: Transparency of Information  

5.18 There is no commercially sensitive information that we have withheld from South Tyneside 

Local Authority.  
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Section 2.5: Confirmation Where the RICS Member is Acting on Area-Wide and Scheme-

Specific FVAs  

5.19 We must declare (as individuals and/or as a firm) if we are advising the applicant or LPA or 

have previously provided advice and this must be declared before accepting instructions and 

when reporting. We can confirm there are no conflicts of interest in this instruction 

5.20 Section 2.6: Justification of Evidence and Differences of Opinion  

5.21 All inputs into this FVA have been reasonably justified as explained in further detail throughout 

this report.  

Section 2.7: Benchmark Land Value and Supporting Evidence 

5.22 We have assessed the BLV in accordance with the requirements of Section 2.7 of the 

Professional Statement in that we have reported the following: 

• Current Use Value (referred to as Existing Use Value (EUV)) 

• Premium 

• Market evidence (as adjusted in accordance with the PPG) 

• All supporting considerations, assumptions and justifications adopted 

• Alternative Use Value (as appropriate) 

5.23 Full justification of the adopted BLV is provided in this report. 

Section 2.8: FVA origination, reviews and negotiations 

5.24 This FVA does not involve negotiations relating to site specific planning obligations.   

Section 2.9: Sensitivity Analysis 

5.25 A sensitivity analysis has been provided in this report to allow the Council to consider how 

changes in inputs to the financial appraisal affect viability and understand the extent of the 

results to arrive at an appropriate conclusion of the viability of the area-wide assessment.  

Section 2.10: Engagement 

5.26 We confirm that we have advocated, and will advocate reasonable, transparent and appropriate 

engagement between the parties at all stages of the viability process. 

Section 2.11: Non-technical Summaries 

5.27 A non-technical summary is provided at the beginning of this report which includes the key 

figures and issues that support the conclusions drawn from this FVA. 

Section 2.14: Timescales 

5.28 We confirm that adequate time has been allowed to produce this FVA having regard to the 

scale of this particular project.  
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5.29 In addition to the above mandatory process and reporting requirements, we have had regard 

to the below: 

Section 4: Duty of Care 

5.30 We can confirm that this FVA has been carried out in accordance with Section 4 – Duty of Care 

and Due Diligence of the Professional Statement and that full consideration has been given to 

the matters referenced in Section 4. 

Development Areas  

5.31 These are informed by the spatial options produced following completion of the Stage 1 

Baseline Report.  The appraisal has been built up with individual cashflows for each of the five 

zones of the study areas as follows: 

• Riverside East 

• Dunston West 

• Metrogreen East 

• Riverside West 

• Derwenthaugh West 

5.32 Each cashflow assumes a present day start and a development programme based on realistic 

market sales rates assuming each zone could be delivered independently and unfettered by 

sales within adjacent zones. In practical terms, once a phasing and land release strategy is 

devised the actual timescales for delivery of the constituent development zones and parcels 

will change and as such the results are likely to change.   

Mix, Density and Use 

5.33 These are informed by the spatial options produced following completion of the Stage 1 

Baseline Report. Residential units are included at a density and size as follows: 

Density  

• Density 40 and above- 50% apartments and 50% TH 

• Density below 40- 2-storey houses 

Size  

• Apartments - 725 sq ft gross. 90% gross to net ratio applied 

• Town Houses - 1,000 sq ft 

• Houses - 1,200 sq ft 
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Revenues 

5.34 Based on our assessment of the residential market during Stage 1, we have used local 

residential sales evidence to inform our value assumptions when testing viability. Sales values 

are programmed as follows: 

• Apartments - £200 per sq ft  

• Town Houses - £191 per sq ft 

• Houses – Dunston West - £175 per sq ft/ MetroGreen East and Derwenthaugh West £185 

per sq ft 

5.35 For the commercial elements of MetroGreen, we have used a comparable commercial land 

values on a per-acre basis to test viability at £100,000 per acre.  

Build Costs 

5.36 BCIS will be consulted as at the date the viability appraisals are completed. Allowances for 

external costs will remain the same as in the Stage 1 viability report. Build costs will be agreed 

with the Council prior to undertaking the appraisals. 

5.37 In addition to base build costs, the following costs have been allowed for: 

Professional Fees 6% of build costs (residential)  

Contingency 5% of build costs 

Site Acquisition Fees (Agent) 1% of land price 

Site Acquisition Fees (Legal) 0.75% of land price 

Finance Costs 6% interest on cashflow debt 

Marketing Costs (Residential) 3% of GDV (Private Units) 

Legal Fees £600 per residential unit 

NHBC/EPC Fees £1,000 per residential dwelling 

Profit (Residential)  20% of GDV (Private)/6% of Cost 

(Affordable) 
SDLT Statutory Rate 

 

S106 Costs  

5.38 An allowance of £2,000 per unit is included, as per the Stage 1 viability report. 
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Affordable housing 

5.39 We have excluded affordable housing from the appraisals presented in this report because of 

the significance of the infrastructure and abnormal costs. Earlier iterations were produced with 

affordable housing that produced generally negative results underlining the sensitivity of 

appraisals to the lower revenues associated with affordable housing requirements. 

5.40 In the sensitivity including affordable housing, we have included this on 15% of the residential 

units. We have utilised a blended transfer value of 47% of open market value. 

Community Infrastructure Levy 

5.41 We have adopted the following CIL rates: 

• Residential:   £0 per sq. m. 

• Retail Warehouse:  £50 per sq. m. 

• Retail A1 (<280 sq.m): £30 per sq. m. 

• Retail A1 (>280 sq.m.): £10 per sq m 

Abnormal Costs 

5.42 Abnormal costs have been provided by Mott Macdonald and included in the appraisals 

accordingly. Some of the abnormal costs are site wide and some are site-specific. As there is 

no phasing strategy at present, Cushman & Wakefield has modelled the appraisals with the 

site-specific costs only and has excluded the site wide costs (including car parking). A proper 

phasing strategy will need to follow which will allow all the required costs to be included in the 

appraisals. See Appendix 1: Development appraisal proformas for the specific costs for each 

of the abnormal items.   

Stage 2 Land contamination/site remediation  

• Estimates of remediation costs were prepared in-accordance with the Homes & 

Communities Agency (HCA) publication “Guidance on dereliction, demolition and 

remediation costs” which categorises a site’s contamination potential as low, moderate or 

high based on its historic use. 

• To calculate and update the remediation cost estimates for each spatial option and per 

development parcel, the reported area (in hectares) of each development parcel as 

presented in Gillespies report have been multiplied by the appropriate remediation costs 

estimate for each HCA category. 

• Green infrastructure, key pedestrians / cycle connections, and riverside buffers have not 

been considered in this remediation cost update. 
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Stage 2 Flood Risk and Water Management – Wastewater and Clean Water Strategy 

• Consultation has been undertaken with Northumbrian Water Limited during Stage 1. 

Northumbrian Water Limited will be able to provide more detailed review when specific 

detailed information is available including site layouts, property numbers and flows. This is 

likely to be at the detailed planning application stage. 

Existing assets: 

• Identification of existing combined, foul and surface water sewers and where interventions 

(abandonment or diversion) may be required to facilitate development. The existing clean 

water supplies and where interventions may be required were identified.  

• Identification of existing clean water supplies and where interventions (abandonment or 

diversion) may be required to facilitate development. 

Required assets: 

• Identification of requirements for foul and surface water sewers and where connections to 

the existing network may be required. 

• Identification of requirements for potable water supply and where connections to the 

existing network may be required. 

Stage 2 - Utilities review 

• Advice from Northern Power Grid was sought regarding the disconnections and supplies 

required for Gas and Electricity. 

• The proposed utilities for the MetroGreen Stage 2 Spatial Options are Electricity, Gas, BT 

Openreach and Virgin Media. The proposed strategy covers: 

Existing assets: 

• Identification of strategic utilities (Northern PowerGrid, Northern Gas Networks, BT 

Openreach, and Virgin Media) in the four spatial options shown in the Stage 2 – Spatial 

Options Development report and where interventions (abandonment or diversions) may be 

required to facilitate development. 

• Estimated cost of major diversionary works on the existing network 

Required assets: 

• Identification of potential significant abnormal utility connections. 
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Abnormal cost summary  

5.43 The table below shows the cost of the abnormal items for each of the four development options.  

Table 1 - Schedule of abnormal costs 

 Option 1A Option 1B Option 2A Option 2B 

Plot specific 

Contamination £26,500,000 £15,400,000 £25,400,000 £14,100,000 

Gas £60,000 £60,000 £5,000 £60,000 

Waste water – existing £312,000 £287,500 £289,000 £266,000 

Clean water – existing  £56,500 £56,500 £56,500 £56,500 

Waste water – new £84,000 £148,000 £80,000 £84,000 

Clean water – new £48,500 £48,500 £48,500 £48,500 

Total £27,061,000 £16,000,500 £25,879,000 £14,615,000 

Site wide (excluded from the appraisals)* 

Energy £8,200,000 £7,100,000 £8,000,000 £7,300,000 

Flood £24,000,000 £55,000,000 £24,000,000 £55,000,000 

Car park Nil Nil  £1,100,000 £1,100,000 

Total inc. site wide £59,261,000 £78,100,500 £58,979,000 £78,015,000 

 

*Exclusions 

5.44 It is important to note we have not included the area wide abnormal / infrastructure costs in our 

viability appraisals. We have only included the parcel-specific abnormal costs. When a phasing 

strategy is developed, the appraisals can be revised to include all costs accordingly.  

Build & Sale Rates 

5.45 For residential accommodation a build rate of 60 units per annum with sales phased to start 6 

months after construction start will be assumed. This rate of construction and sales is based on 

our market review of residential development in the area. 

Benchmark Land Values 

Residential  

5.46 The residential Benchmark Land Values are in line with the ‘Urban/Suburb’ residential land as 

per the Gateshead & Newcastle Viability and Deliverability Report (September 2018) as follows: 

Table 2 - Urban/Suburb Residential Value Areas and Benchmark Land Values 

‘Urban/Suburb’ Residential Value 

Area 

Benchmark Land Value per Hectare 

High £2,100,000 

High-Mid £1,600,000 
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Mid £900,000 

Low-Mid £600,000 

Low £200,000 

 

5.47 The development parcels that form MetroGreen fall within the ‘High-Mid’, ‘Mid’ and ‘Low’ Value 

Areas. The table below shows which Value Area the development areas contained within the 

four options sit within. Where a development area sits within more than one Value Area, we 

have selected the Value Area that covers the majority of the site.  

Value 
Area  

Riverside 
East 

Dunston 
West 

MetroGreen 
East 

Riverside 
West 

Derwent-
haugh West 

High – 
Mid 

X   X  

Mid  X X   

Low     X 

 

Commercial  

5.48 The non-residential/commercial Benchmark Land Values are in line with the ‘Urban/Suburb’ 

commercial land as per the Gateshead & Newcastle Viability and Deliverability Report 

(September 2018) as follows: 

Table 3 - Urban/Suburb Commercial Value Areas and Benchmark Land Values 

‘Urban/Suburb’ Commercial Value Area Benchmark Land Value per Hectare 

High £2,100,000 

Mid £1,000,000 

Low £200,000 

 

5.49 In terms of commercial Value Areas, all of the development parcels that form MetroGreen fall 

within the ‘Mid’ Value Area.  
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6. Appraisal results  

6.1 This section outlines the results of the viability testing. 

Results presentation  

6.2 To demonstrate the viability results for each of the four options, we have used a traffic light 

coding system. This reflects the fact that development viability is not a fixed position for each 

site and each developer and individuals will each have their own appetite for risk and return 

that will determine if they pursue a project or not.  As such, the results of each appraisal will be 

presented to the council using the traffic light coding system, which is defined as follows: 

 

 

 

 

High Probability – the subject site’s residual land value is at least 10% greater 

than the BLV and would, in most situations, be considered viable. 

 

 

 

Moderate Probability – the subject site’s residual land value is within 10% of the 

BLV.  This project may be considered viable by some developers, but not all. 

 

 

 

Low Probability – the subject site’s residual land value is more than 10% below 

the threshold value and would be highly unlikely to be delivered. 

 

 

6.3 The results for each of the four options are presented in four separate tables. Each table is 

clearly categorised in to the five sub-areas identified; Riverside East, Dunston West, 

MetroGreen East, Riverside West and Derwenthaugh West. The Benchmark Land Values, 

which are established by Gateshead Council3, are different for residential and commercial land 

and we have therefore calculated and presented these separately for accuracy; the results 

tables clearly show a ‘Residential Benchmark Land Value’ and a ‘Commercial Benchmark Land 

Value’. The BLV is then compared with the Residual Site Values of the MetroGreen 

development sites and colour coded using the traffic light coding system described above.  

6.4 Finally, to further understand how the Residual Site Values of the development sites at 

MetroGreen compare to the Benchmark Land Values, we have added the Residential and 

Commercial Benchmark Land Values together, referred to in the results table as ‘Actual 

Benchmark Land Value’. Again, this figure is colour coded using the traffic light coding system. 

This is only applicable to the Riverside West site, which contains either office or leisure uses.   

 
 
3 See ‘Viability and Deliverability Report (Local Plans)’ for reference to the Benchmark Land Values 
for residential and non-residential land - https://www.gateshead.gov.uk/media/10047/Viability-and-
Deliverability-Report-
2018/pdf/Viability_and_Deliverability_Report_2018.pdf?m=636904894492870000  
 

https://www.gateshead.gov.uk/media/10047/Viability-and-Deliverability-Report-2018/pdf/Viability_and_Deliverability_Report_2018.pdf?m=636904894492870000
https://www.gateshead.gov.uk/media/10047/Viability-and-Deliverability-Report-2018/pdf/Viability_and_Deliverability_Report_2018.pdf?m=636904894492870000
https://www.gateshead.gov.uk/media/10047/Viability-and-Deliverability-Report-2018/pdf/Viability_and_Deliverability_Report_2018.pdf?m=636904894492870000


MetroGreen 

 

Gateshead Council I Cushman & Wakefield I 32 

 

6.5 The relevant Benchmark Land Values have been identified using the Viability and Deliverability 

Report (Local Plans) Value Area Maps4 which show the Value Area each section of the 

MetroGreen development area are contained within. The relevant Value Areas for both 

residential and commercial are detailed in Table 2 and Table 3 above.   

Results analysis  

6.6 The tables illustrated overleaf display the results for each zone compared for each option, 

benchmarking the residual land values generated by the appraisals against the benchmark land 

values that are applicable as described above.  The results show that the residual site values 

fall below the benchmark land values for all zones with the exception of Derwenthaugh West.  

These results are based on appraisals with no affordable housing, and do not include the site 

wide Strategic Flood and Energy Costs.   

6.7 There are some common themes throughout each of the four development options and the five 

identified development areas: 

• Notably, the sites with a smaller net developable area struggle to absorb the high 

infrastructure and abnormal costs in comparison to the sites with a larger net developable 

area. This is because the sites with a smaller net developable area have a subsequently a 

generally lower GDV. 

• The marginal residential sales value differences between each of the sites and house types 

influences the overall viability position. 

• In general, although the apartments have a higher build cost than the Town Houses and 

Houses, they have a proportionately higher revenue; therefore, the higher build cost of 

these is not necessarily a value-draining factor.  

• The only viable site is Derwenthaugh West which is situated within the ‘Low’ Value Area 

and therefore has a lower BLV. However, all the other areas, which are all contained within 

either the ‘Mid’ or ‘High/Mid’ Value Areas are influenced to a varying extent by this factor.  

6.8 Commentary on each of the Options and the relevant results schedule is provided below:  

Option 1A Baseline position with Strategic Flood Management 

• The total abnormal costs associated with Option 1A are £27,061,000 as detailed in Table 

1. Including the site wide infrastructure costs relating to Energy and Flooding, the total costs 

are £59,261,000.  

• Option 1A comprises 2018 residential units, 11.73 hectares (28.99 acres) of land allocated 

for open space and 10.49 hectares (25.92 acres) of land allocated for 160,000 sq ft of office 

accommodation.  

• All of the Residual Site Values produced are positive, however all but Derwenthaugh West 

have a RSV that is lower than the BLV, therefore making them unviable. In general, the 

 
 
4 See ‘Viability and Deliverability Report (Local Plans) Appendices for the value areas identified within 
the MetroGreen area - https://www.gateshead.gov.uk/media/10659/Viability-and-Deliverability-Report-
Appendices-
2018/pdf/Viability_and_Deliverability_Report_Appendices_2018_.pdf?m=636904894622900000  

https://www.gateshead.gov.uk/media/10659/Viability-and-Deliverability-Report-Appendices-2018/pdf/Viability_and_Deliverability_Report_Appendices_2018_.pdf?m=636904894622900000
https://www.gateshead.gov.uk/media/10659/Viability-and-Deliverability-Report-Appendices-2018/pdf/Viability_and_Deliverability_Report_Appendices_2018_.pdf?m=636904894622900000
https://www.gateshead.gov.uk/media/10659/Viability-and-Deliverability-Report-Appendices-2018/pdf/Viability_and_Deliverability_Report_Appendices_2018_.pdf?m=636904894622900000
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reasoning behind the sites being unviable can be attributed to the high cost of the site 

infrastructure and abnormal works required. Dunston West has the lowest RSV. 

• We have considered why Derwenthaugh West is viable. Derwenthaugh West has modest 

abnormal costs compared to some of the other four areas, at £600,000 compared to up to 

£12m (MetroGreen East). It is also situated in a ‘Low’ Value Area. The development 

proposed at this site comprises 228 Houses, which have a revenue of £185 per sq 

ft/£185,000 per unit producing a GDV of £42.1m – nearly double the cost of building the 

dwellings at £96 per sq ft/£21.8m.  

• In contrast, Riverside East, which also has comparatively low abnormal costs at £442,500 

and a similar GDV, has a RSV which is just over half the value of the BLV and is therefore 

unviable. Riverside East comprises 239 residential units, however this is a mix of 

apartments (120) and Town Houses (119) with a revenue of £200 per sq ft/£78,000 per unit 

and £191 per sq ft/£230,000 per unit respectively. Despite the revenue of these house types 

being higher than Houses at (and actually producing a marginally higher GDV than 

Derwenthaugh West), the site is still unviable. In some cases the higher build costs of 

apartments can have a negative influence on viability, but in this instance apartments have 

a higher revenue aligned with this build cost increase. Therefore, the lack of viability at this 

site can be related to it being in a ‘High/Mid’ Value Area and the associated high BLV.   

• We have considered why Dunston West has the lowest RSV at circa £1m. This site 

comprises 416 Houses with the lowest sales value of all the five areas at £175 per sq 

ft/£175,000 per unit (Houses in MetroGreen East are £185 per sq ft/£185,000 per unit). The 

abnormal costs are a strain on this site’s viability at nearly £7.5m and there is not enough 

dwellings to generate sufficient sales revenue to outweigh these. In addition, the build cost 

of the dwellings in isolation is £39.9m compared to a GDV of £72.8m. On all of the other 

sites, the GDV is nearer twice the value of the build cost, which means there is sufficient 

value to cover all of the other development costs. 

• Dunston West is situated in a ‘Mid’ Value Area which means the BLV is relatively high, 

however other sites in the ‘Mid’ Value Area are not as far off the BLV as Dunston West; 

Dunston West’s RSV is just 10% of the value of the BLV.  

• Although Dunston West comprises a relatively large site area of 29 acres, a significant 

portion of the site is retained for River Derwent Fluvial Flood Compensation Storage. Unlike 

some of the other sites with a larger net developable area that can generate a higher 

revenue and improve their viability, Dunston West’s development capacity is somewhat 

constrained. This means the infrastructure and abnormal costs have a higher impact on 

viability.  

• As the only site that has produced a RSV higher than the BLV, therefore indicating viability, 

we have considered what the ‘headroom’ value is at Derwenthaugh West. The Residual 

Land Value is £5,388,808 compared to a BLV of £1,300,000. The £4,088,808 difference 

between these values is not sufficient to contribute to the site wide costs. Even if all the 

sites were viable and had a headroom of circa £4m, this would only generate a surplus 

value of £20m which is substantially below the site wide infrastructure costs of £32,200,000.  

Option 1B Baseline position with Piecemeal Flood Management  

• The total abnormal costs associated with Option 1B are £16,000,500 as detailed in Table 

1. Including the site wide infrastructure costs relating to Energy and Flooding, the total costs 



MetroGreen 

 

Gateshead Council I Cushman & Wakefield I 34 

 

are £78,100,500, although the site wide costs have been exclude, as outlined in the Viability 

Approach and Assumptions section of this report. 

• Option 1B comprises 1,641 residential units, 11.73 hectares (28.99 acres) of land allocated 

for open space and 10.49 hectares (25.92 acres) of land allocated for 160,000 sq ft of office 

accommodation.   

• The Residual Site Values in Option 1B are very much similar to those in Option 1A. Again, 

Derwenthaugh West is the only viable development, however Riverside West is the least 

viable with a RSV of £2.89m against a BLV of £18.66m.  

• Riverside West has substantial abnormal costs of £5.7m, although these are not as high as 

the abnormal costs at MetroGreen East of £7.9m. Despite this, MetroGreen East still has a 

RSV closer to the BLV than Riverside West. At Riverside West, the development of 340 

dwellings (Apartments and Houses) and the sale of commercial land produces a GDV of 

£61.7m. At MetroGreen East, the development of 622 dwellings (Houses) produces a GDV 

of £115m, so the improved viability position here (and poorer viability position at Riverside 

West) can be in part attributed to the volume of dwellings proposed. In other words, it can 

be attributed to the site size (and development capacity) to abnormal cost ratio, i.e. 

Riverside West is a 20 acre site and MetroGreen East is a 56 acre site, but the abnormal 

costs at Riverside West are nearly as high as those at MetroGreen East. Finally, Riverside 

West is categorised as a ‘High/Mid’ Residential Value Area which means the BLV is higher.  

Option 2A Housing and Leisure option with Strategic Flood Management 

• The total abnormal costs associated with Option 2A are £25,879,000 as detailed in Table 

1. Including the site wide infrastructure costs relating to Energy and Flooding, the total costs 

are £58,979,000. 

• Option 2A comprises 1817 residential units, 11.73 hectares (28.99 acres) of land allocated 

for open space, 10.49 hectares (25.92 acres) of land allocated for the Riverside Corridor 

and 13.96 hectares (34.50 acres) of land allocated for leisure uses.  

• Derwenthaugh West is again the only viable site attributed to the low abnormal costs and 

high GDV that it has in each of the four Options. In Option 2A, the least viable site is 

Dunston West, as it is in ‘Option 1A Baseline position with Strategic Flood Management’; 

the RSV of £1.11m is only 10% of the BLV figure of £10.69m. This can again be attributed 

to the ratio of the net developable area (and associated GDV) and site infrastructure and 

abnormal costs and partly to the site being situated in a ‘Mid’ Value Area (although the latter 

factor does not influence viability so much on the other development sites).   

Option 2B Housing and Leisure option with Piecemeal Flood Management 

• The total abnormal costs associated with Option 2B are £14,615,000 as detailed in Table 

1. Including the site wide infrastructure costs relating to Energy and Flooding, the total costs 

are £78,015,000.  

• Option 2B comprises 1480 residential units, 11.73 hectares (28.99 acres) of land allocated 

for open space, 10.49 hectares (25.92 acres) of land allocated for the Riverside Corridor 

and 13.96 hectares (34.50 acres) of land allocated for leisure uses. 

• In Option 2B, Riverside West is the least viable site (with a RSV of £3.16m), very closely 

followed by Riverside West (RSV of £3.22m). However, when compared with their 
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respective Benchmark Land Values, the Riverside West RSV is further away. This can be 

attributed to the ‘High/Mid’ BLV Area Riverside West is contained within and comparatively 

high abnormal costs at £5.9m which equate to nearly 8% of the GDV. The abnormal costs 

on the other sites are around a maximum of 3% of GDV, except for MetroGreen East.  

• The MetroGreen East RSV is also proportionately lower than its BLV at £5.54m and 

£21.24m respectively. Again, the abnormal costs on this site equate to around 8% of the 

GDV.  
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Option 1a – Baseline position with Strategic Flood Management Results Table 
 
Table 4 - Option 1a results 

Results summary 

  Riverside East Dunston West MetroGreen East Riverside West 
Derwenthaugh 

West 

GDV £42,970,000 £72,800,000 £147,075,000 £61,200,000 42,180,000.00 

Total costs £29,344,166 £57,151,599 £110,161,707 £46,346,664 28,355,192.00 

Profit £8,593,999 £14,560,000 £29,415,016 £12,240,000 8,436,000.00 

Residual Land Value   £5,031,835  £1,088,401  £7,498,277  £2,613,336  £5,388,808  

Site Area:           

Residential site area (ha) 5.97 11.88 22.69 8.11 6.50 

Commercial site area (ha)       2.30   

Residential Benchmark Land Value:           

High/Mid £9,552,000     £12,976,000   

Mid   £10,692,000 £20,421,000     

Low         £1,300,000 

Commercial BLV           

High           

Mid       £2,300,000   

Low           

Actual BLV £9,552,000 £10,692,000 £20,421,000 £15,276,000 £1,300,000 
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Option 1b – Baseline position with Piecemeal Flood Management Results Table 
 
Table 5 - Option 1b results 

Results summary 

  Riverside East Dunston West MetroGreen East Riverside West 
Derwenthaugh 

West 

GDV £42,970,000 £37,100,000 £115,070,000 £61,200,000 £42,180,000 

Total costs £29,340,468 £26,486,239 £84,167,753 £46,069,295 £28,355,192 

Profit £8,593,999 £7,420,000 £23,014,026 £12,240,000 £8,436,000 

Residual Land Value  £5,035,533.00   £3,193,761.00   £7,888,221.00   £2,890,705.00   £5,388,808.00  

Site Area:       

Residential site area (ha) 5.97 11.89 22.73 8.11 6.50 

Commercial site area (ha)       5.68   

Residential Benchmark Land Value:           

High/Mid 9,552,000     12,976,000   

Mid   £10,701,000 £20,457,000     

Low         £1,300,000 

Commercial BLV           

High           

Medium       £5,680,000   

Low           

Actual BLV £9,552,000 £10,701,000  £20,457,000 £18,656,000 £1,300,000 
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Option 2a – Housing and Leisure option with Strategic Flood Management Results Table 
 
Table 6 - Option 2a results 

Results summary 

  Riverside East Dunston West MetroGreen East Riverside West 
Derwenthaugh 

West 

GDV £42,970,000 £72,800,000 £94,165,000 £76,320,000 £42,180,000 

Total costs £29,289,616 £57,132,646 £68,997,821 £57,084,005 £28,355,192 

Profit £8,594,004 £14,560,000 £18,833,000 £15,264,000 £8,436,000 

Residual Land Value  £5,086,380 £1,107,354 £6,334,179 £3,971,995 £5,388,808 

Site Area:       

Residential site area (ha) 5.97 11.88 14.53 8.11 6.50 

Commercial site area (ha)     16.93     

Residential Benchmark Land Value:           

High/Mid 9,552,000     12,976,000   

Mid   £10,692,000 £13,077,000     

Low         £1,300,000 

Commercial BLV           

High           

Medium     £16,930,000.00     

Low           

Actual BLV £9,552,000 £10,692,000 £30,007,000 £12,976,000 £1,300,000 
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Option 2b – Housing and Leisure option with Piecemeal Flood Management Results Table 
 
Table 7 - Option 2b results 

Results summary 

  Riverside East Dunston West MetroGreen East Riverside West 
Derwenthaugh 

West 

GDV £42,970,000 £37,100,000 £69,560,000 £74,970,909 £42,180,000 

Total costs £29,343,242 £26,463,588 £50,110,061 £56,821,223 £28,355,192 

Profit £8,593,999 £7,420,000 £13,912,000 £14,994,181 £8,436,000 

Residual Land Value  £5,032,759   £3,216,412   £5,537,939   £3,155,505  £5,388,808  

Site Area      

Residential site area (ha) 5.97 11.89 14.53 8.11 6.50 

Commercial site area (ha)     8.16     

Residential Benchmark Land Value:           

High/Mid 9,552,000     £12,976,000   

Mid   £10,701,000 £13,077,000     

Low         £1,300,000 

Commercial BLV           

High           

Medium     £8,160,000     

Low           

Actual BLV £9,552,000 £10,701,000 £21,237,000 £12,976,000 £1,300,000 
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7. Viability  

Sensitivity Analysis 

7.1 A sensitivity analysis has been undertaken, examining the impact that a change of revenues 

and build costs would have on viability. The sensitivity analysis tests:  

• Affordable housing at the policy target level of 15% 

• Growth and reduction of revenues £ per sq ft of 10% and 20% 

• Growth and reduction in build costs £ per sq ft by 10% and 20% 

7.2 The revenue and build cost adjustments are shown simultaneously in the tables below 

alongside some analysis. The results are again colour coded using the traffic light coding 

system where: 

• Green means the subject site’s residual land value is at least 10% greater than the BLV 

and would, in most situations, be considered viable 

• Amber means the subject site’s residual land value is within 10% of the BLV.  This project 

may be considered viable by some developers, but not all. 

• Red means the subject site’s residual land value is more than 10% below the threshold 

value and would be highly unlikely to be delivered. 

7.3 Adjusting the revenues and build costs allows analysis of the factors that each of the 

development proposals are most sensitive to, and which factors are influencing viability most. 

The BLV is included in the top row of each table for ease of reference.  

Option 1A - Baseline position with Strategic Flood Management 

Option 1A Riverside East 
BLV: £9,552,000 

Sales: Rate /ft²  

Construction: 
Rate /ft²  

-20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 3,802,339  6,529,747  9,255,207  11,979,583  14,703,407  

            

-10.000% 1,685,179  4,417,098  7,144,483  9,870,166  12,594,539  

            

0.000%  -488,086 2,300,594  5,031,835  7,759,220  10,485,094  

            

10.000%  -2,869,051 175,009  2,915,639  5,646,493  8,373,956  

            

20.000%  -5,377,206 -2,167,478 793,924  3,530,649  6,261,169  

7.4 In Option 1A, Riverside East is viable only when the construction cost decreases by 10% and 

sales values increase by 10%. If the sales value were to increase in isolation, they would need 

to do so by circa 20% for Riverside East to be viable. A decrease in construction cost alone is 

not sufficient to influence the viability position.  
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Option 1A Dunston West 
BLV: £10,692,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% -811,111 3,657,197  8,045,536  12,425,314  16,800,833  

            

-10.000% -4,614,035 167,507  4,575,977  8,965,892  13,347,369  

            

0.000%  -8,571,360 -3,612,481 1,088,401  5,494,757  9,886,211  

            

10.000%  -12,897,156 -7,521,511 -2,616,969 2,006,975  6,413,523  

            

20.000%  -17,330,052 -11,724,449 -6,492,720 -1,624,351 2,925,550  

7.5 In Option 1A, Dunston West becomes viable when there is a 20% decrease in build cost 
accompanied by a 10% increase in sales value or a 20% increase in sales value accompanied 
by a 10% decrease in build cost.  

 

Option 1A MetroGreen East 
BLV: £20,421,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 3,334,539  11,330,752  19,262,214  27,162,645  35,045,210  

            

-10.000% -2,923,826 5,416,428  13,413,419  21,350,372  29,256,129  

            

0.000%  -9,799,888 -671,418 7,498,277  15,496,087  23,437,753  

            

10.000%  -17,686,520 -7,424,305 1,476,444  9,579,900  17,578,260  

            

20.000%  -26,158,040 -14,863,146 -5,093,202 3,568,866  11,661,424  

7.6 In option 1A, MetroGreen East is marginally viable when there is a 10% decrease and 10% 
increase in build costs and sales revenues respectively.  
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Option 1A Riverside West 
BLV: £15,276,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 887,058  4,660,074  8,425,346  12,186,602  15,945,816  

            

-10.000% -2,201,885 1,750,197  5,523,400  9,289,405  13,051,440  

            

0.000%  -5,419,731 -1,269,461 2,613,336  6,386,706  10,153,089  

            

10.000%  -8,832,513 -4,465,087 -341,923 3,476,474  7,250,051  

            

20.000%  -12,454,542 -7,793,178 -3,518,597 554,035  4,339,613  

7.7 In Option 1A, Riverside West is only marginally viable when there is both a 20% decrease n 
build cost and a 20% increase in sale revenue.  

 

Option 1A Derwenthaugh West 
BLV: £1,300,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 4,065,213  6,751,354  9,436,226  12,120,206  14,804,119  

            

-10.000% 2,037,998  4,727,010  7,413,161  10,098,213  12,782,193  

            

0.000%  -4,773 2,700,286  5,388,808  8,074,969  10,760,201  

            

10.000%  -2,251,200 669,075  3,362,390  6,050,605  8,736,777  

            

20.000%  -4,592,734 -1,509,382 1,332,248  4,024,349  6,712,403  

7.8 In option 1A, Derwenthaugh West is has a viable RSV in the base scenario. In terms of 
sensitivities, the site is most influenced by adjustments to the sales revenues, with a 10% 
decrease in these nearly halving the RSV. However, it is still viable even with a 10% decrease 
in sales revenue. A 20% decrease in sales revenue makes the site unviable. In contrast, even 
with a 20% increase in build cost the site is still viable.  
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Option 1B - Baseline position with Piecemeal Flood Management 

Option 1B Riverside East 
BLV: £9,552,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 3,806,038  6,533,445  9,258,905  11,983,281  14,707,106  

            

-10.000% 1,688,877  4,420,797  7,148,181  9,873,864  12,598,238  

            

0.000%  -484,086 2,304,293  5,035,533  7,762,918  10,488,793  

            

10.000%  -2,865,051 178,815  2,919,337  5,650,200  8,377,654  

            

20.000%  -5,373,206 -2,163,478 797,622  3,534,347  6,264,867  

7.9 In Option 1B, Riverside East becomes marginally viable with a combined 10% increase in sales 
revenue and decrease in build cost. To be viable and in the ‘green’, a 20% increase in sales 
revenue is required.  

Option 1B Dunston West 
BLV: £10,701,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 2,231,405  4,607,011  6,981,545  9,355,666  11,729,659  

            

-10.000% 334,815  2,712,583  5,088,196  7,462,886  9,837,007  

            

0.000%  -1,716,855 816,199  3,193,761  5,569,382  7,944,227  

            

10.000%  -3,847,171 -1,185,252 1,297,521  3,674,938  6,050,567  

            

20.000%  -6,080,464 -3,297,717 -658,689 1,778,843  4,156,116  

7.10 In option 1B, Dunston West only achieves marginal viability even with either a 20% increase in 
sales revenue and 20% decrease in construction costs accompanied by a 10% increase or 
decrease in the other sensitivity factor. Even with a combined 20% sales revenue increase and 
20% build cost decrease, the site is only marginally viable.  
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Option 1B MetroGreen East 
BLV: £20,457,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 4,518,637  11,085,363  17,616,299  24,128,961  30,631,016  

            

-10.000% -483,635 6,203,457  12,770,663  19,304,748  25,820,849  

            

0.000%  -6,018,087 1,251,833  7,888,221  14,455,962  20,992,441  

            

10.000%  -12,164,412 -4,127,327 2,944,145  9,572,745  16,141,181  

            

20.000%  -18,792,464 -9,995,276 -2,266,367 4,634,780  11,257,268  

7.11 In option 1B, MetroGreen East becomes viable when there is either a 20% increase in sales 
revenue or 20% decrease in build cost. A 10% shift of either sensitivity factor alone is not 
sufficient to change the viability position.  

Option 1B Riverside West 
BLV: 18,656,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 1,164,427  4,937,443  8,702,715  12,463,965  16,223,185  

            

-10.000% -1,903,304 2,027,566  5,800,766  9,566,774  13,328,809  

            

0.000%  -5,119,732 -972,005 2,890,705  6,664,095  10,430,458  

            

10.000%  -8,532,515 -4,165,258 -45,831 3,753,844  7,527,420  

            

20.000%  -12,154,542 -7,493,179 -3,219,226 831,404  4,616,982  

7.12 No adjustments to sales revenues or build costs improve the viability position of Riverside West 
in Option 1B.  
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Option 1B Derwenthaugh West 
BLV: £1,300,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 4,065,213  6,751,354  9,436,226  12,120,206  14,804,119  

            

-10.000% 2,037,998  4,727,010  7,413,161  10,098,213  12,782,193  

            

0.000%  -4,773 2,700,286  5,388,808  8,074,969  10,760,201  

            

10.000%  -2,251,200 669,075  3,362,390  6,050,605  8,736,777  

            

20.000%  -4,592,734 -1,509,382 1,332,248  4,024,349  6,712,403  

7.13 In Option 1B, Derwenthaugh West has a viable RSV in the base scenario. In terms of 
sensitivities, the site is most influenced by adjustments to the sales revenues, with a 10% 
decrease in these nearly halving the RSV. However, it is still viable even with a 10% decrease 
in sales revenue. A 20% decrease in sales revenue makes the site unviable. In contrast, even 
with a 20% increase in build cost the site is still viable.  

Option 2A Housing and Leisure option with Strategic Flood Management 

Option 2A Riverside East 
BLV £9,552,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 3,856,889  6,584,296  9,309,754  12,034,129  14,757,957  

            

-10.000% 1,739,728  4,471,648  7,199,033  9,924,715  12,649,089  

            

0.000%  -429,080  2,355,144  5,086,380  7,813,769  10,539,644  

            

10.000%  -2,810,051  231,136  2,970,188  5,701,046  8,428,505  

            

20.000%  -5,318,206  -2,108,478  848,466  3,585,198  6,315,713  

7.14 In option 2A, Riverside East either a 20% decrease in build cost combined with a 10% sales 
revenue increase or a 20% sales revenue increase combined with a 10% build cost decrease 
is required to achieve viability. A 10% adjustment to both factors achieves marginal viability.  

  



MetroGreen 

 

Gateshead Council I Cushman & Wakefield I 46 

 

 

Option 2A Dunston West 
BLV: £10,692,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% -790,785  3,676,151  8,064,490  12,444,268  16,819,787  

            

-10.000% -4,593,554  187,009  4,594,931  8,984,846  13,366,323  

            

0.000%  -8,550,860  -3,592,024  1,107,354  5,513,710  9,905,164  

            

10.000%  -12,876,656  -7,501,011  -2,596,566  2,025,929  6,432,474  

            

20.000%  -17,309,552  -11,703,951  -6,472,231  -1,604,025  2,944,504  

7.15 In option 2A, Dunston West needs a 20% adjustment in either sensitivity factor to achieve 
viability. To achieve full viability, the adjustment needs to be a 20% decrease in build cost, as 
a 20% increase in sales revenue only achieves marginal viability.  

Option 2A MetroGreen East 
BLV: 30,007,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 3,379,235  9,196,003  14,990,192  20,772,408  26,548,145  

            

-10.000% -1,028,609  4,856,821  10,673,945  16,470,204  22,254,602  

            

0.000%  -5,638,257  474,143  6,334,179  12,151,884  17,949,505  

            

10.000%  -10,616,833  -4,080,799  1,956,528  7,811,536  13,629,601  

            

20.000%  -16,039,276  -8,883,793  -2,538,397  3,437,918  9,288,895  

7.16 In Option 2A, no adjustments to sales revenues or build costs improve the viability position.  
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Option 2A Riverside West 
BLV: £12,976,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 1,847,084  6,452,678  11,041,771  15,623,421  20,201,117  

            

-10.000% -1,865,862  2,909,539  7,515,451  12,105,795  16,689,131  

            

0.000%  -5,830,166  -719,161  3,971,995  8,578,035  13,169,855  

            

10.000%  -10,125,799  -4,642,002  403,203  5,034,451  9,640,620  

            

20.000%  -14,645,127  -8,792,511  -3,468,714  1,468,242  6,096,906  

7.17 In Option 2A, Riverside West needs a 20% adjustment in either sensitivity factor to achieve 
viability. To achieve full viability, the adjustment needs to be a 20% decrease in build cost, as 
a 20% increase in sales revenue only achieves marginal viability. 

 

Option 2A Derwenthaugh West 
BLV: £1,300,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 4,065,213  6,751,354  9,436,226  12,120,206  14,804,119  

            

-10.000% 2,037,998  4,727,010  7,413,161  10,098,213  12,782,193  

            

0.000%  -4,773  2,700,286  5,388,808  8,074,969  10,760,201  

            

10.000%  -2,251,200  669,075  3,362,390  6,050,605  8,736,777  

            

20.000%  -4,592,734  -1,509,382  1,332,248  4,024,349  6,712,403  

7.18 In Option 2A, Derwenthaugh West has a viable RSV in the base scenario. In terms of 
sensitivities, the site is most influenced by adjustments to the sales revenues, with a 10% 
decrease in these nearly halving the RSV. However, it is still viable even with a 10% decrease 
in sales revenue. A 20% decrease in sales revenue makes the site unviable. In contrast, even 
with a 20% increase in build cost the site is still viable.  
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Option 2B Housing and Leisure option with Piecemeal Flood 

Management 

Option 2B Riverside East 
BLV: £9,552,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 3,803,264  6,530,671  9,256,132  11,980,507  14,704,332  

            

-10.000% 1,686,104  4,418,023  7,145,408  9,871,090  12,595,464  

            

0.000%  -487,086  2,301,519  5,032,759  7,760,144  10,486,019  

            

10.000%  -2,868,051  175,961  2,916,563  5,647,427  8,374,881  

            

20.000%  -5,376,206  -2,166,478  794,849  3,531,573  6,262,093  

7.19 In Option 2A, Riverside East requires a 20% adjustment in either sensitivity to achieve marginal 
viability. To achieve ‘green’ full viability, a 20% and 10% adjustment to either sensitivity are 
required in conjunction.  

 

Option 2B Dunston West 
BLV: £10,701,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 2,254,057  4,629,663  7,004,197  9,378,318  11,752,311  

            

-10.000% 357,462  2,735,235  5,110,848  7,485,537  9,859,659  

            

0.000%  -1,692,355  838,851  3,216,412  5,592,033  7,966,878  

            

10.000%  -3,822,671  -1,160,752  1,320,173  3,697,590  6,073,219  

            

20.000%  -6,055,964  -3,273,217  -634,241  1,801,495  4,178,768  

7.20 An adjustment to build cost or sales revenue alone is not sufficient to improve the viability 
position in Dunston West in Option 2B. However, a combination of 20% and 10% adjustments 
means the site can achieve marginal viability. To achieve ‘green’ full viability, a 20% and 10% 
adjustment to either sensitivity are required in conjunction. 
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Option 2B MetroGreen East 
BLV: £21,237,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 3,406,623  7,656,940  11,897,792  16,133,847  20,367,067  

            

-10.000% 201,053  4,472,281  8,722,712  12,964,442  17,201,168  

            

0.000%  -3,284,297  1,270,582  5,537,939  9,788,483  14,030,775  

            

10.000%  -6,958,931  -2,118,196  2,338,219  6,603,598  10,854,253  

            

20.000%  -10,940,774  -5,708,189  -961,402  3,405,236  7,669,256  

7.21 A 20% decrease in build cost combined with a 20% increase in sales revenue means that 
MetroGreen East is viable in Option 2B.  

Option 2B Riverside West 
BLV: £12,976,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 1,193,489  5,721,217  10,231,124  14,733,015  19,230,348  

            

-10.000% -2,579,263  2,174,497  6,702,509  11,214,111  15,717,224  

            

0.000%  -6,582,457  -1,515,788  3,155,505  7,683,801  12,196,558  

            

10.000%  -10,956,847  -5,470,597  -458,945  4,136,514  8,665,093  

            

20.000%  -15,476,167  -9,704,875  -4,378,378  563,961  5,117,522  

 

7.22 In Option 2B, Riverside West demands a 20% decrease in build cost or 20% increase in sales 
revenue accompanied by a 10% adjustment in the other sensitivity to achieve a more viable 
position.   
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Option 2B Derwenthaugh West 
BLV: £1,300,000 

Sales: Rate /ft²  

Construction: Rate /ft²  -20.000% -10.000% 0.000%  10.000%  20.000%  

-20.000% 4,065,213  6,751,354  9,436,226  12,120,206  14,804,119  

            

-10.000% 2,037,998  4,727,010  7,413,161  10,098,213  12,782,193  

            

0.000%  -4,773  2,700,286  5,388,808  8,074,969  10,760,201  

            

10.000%  -2,251,200  669,075  3,362,390  6,050,605  8,736,777  

            

20.000%  -4,592,734  -1,509,382  1,332,248  4,024,349  6,712,403  

7.23 In Option 2B, Derwenthaugh West has a viable RSV in the base scenario. In terms of 
sensitivities, the site is most influenced by adjustments to the sales revenues, with a 10% 
decrease in these nearly halving the RSV. However, it is still viable even with a 10% decrease 
in sales revenue. A 20% decrease in sales revenue makes the site unviable. In contrast, even 
with a 20% increase in build cost the site is still viable.  
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8. Funding Options  

8.1 This section provides an overview of potential funding streams that may be used to improve 

viability of the site. 

8.2 In keeping with many large-scale sites, MetroGreen is subject to viability challenges as a result 

of large-scale strategic infrastructure costs, many of which being required at the outset of 

development as site opening infrastructure. In addition to the strategic infrastructure costs, 

there are relatively significant abnormal site development costs arising from ground conditions 

and other factors. The viability appraisals are merely a snap-shot in time and it should be noted 

that there is significant potential for variation in the input assumptions which could affect the 

results.  

8.3 Despite the generally marginal results, there are a number of mechanisms that can be put in 

place to overcome the site’s viability challenges. There is an incentive for Gateshead Council 

as planning authority to collaborate with a developer find the right package of solutions. For 

Gateshead Council, the delivery of the site will not only generate substantial benefits in terms 

of Local Plan delivery and new homes but will also lead to increased fiscal returns in respect of 

New Homes Bonus and Council Tax incomes.  

8.4 The following represent some of the ways that viability can be enhanced:  

Value engineering 

8.5 The possibility of value engineering the delivery of the site should be considered, such as 

reordering the sequencing of development parcels to bring forward a larger number of ‘quick 

win’ parcels that generate income earlier and deferring or even re-defining the scale of certain 

strategic infrastructure elements. Varying the mix of house types may also help in this regard. 

Deferred land payments 

8.6 Traditionally land owners will seek payment for their land at the point of legally completing the 

transaction. However, this is disadvantageous for the purchaser due to the cumulative finance 

costs incurred over the development programme and it has become common practice for 

developers to pay for land in instalments, particularly on large scale sites. This allows the 

developer to profile costs in an efficient manner or align costs with development returns to 

minimise the overall impact on borrowing costs.  

Reduction of Non-Critical Site Infrastructure / S106 Obligations 

8.7 The MetroGreen viability appraisals do not include an affordable housing product modelled at 

a discounted value, but do include an overall S106 contribution of £2,000 per unit. Reducing 

the required S106 contributions could improve the viability position.  
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Roof Tax 

8.8 A roof tax is a S106 agreement incorporating a financial contribution towards site infrastructure 

which can be calculated / expressed on a per home basis and paid in instalments to reflect the 

delivery rates on site. A roof tax is popular with developers as the substantial costs of large 

scale items of infrastructure e.g. junctions, schools, roads, can be moved out of the developer’s 

cashflow and replaced with a smoother series of payments linked to housing starts which 

moderates financing costs. The Local Authority collects contributions under the roof tax 

arrangement and utilises favourable and more flexible public sector funding sources (i.e. 

enjoying cheaper rates of borrowing, the potential for part use of grants) to forward fund those 

items of infrastructure. This is funded in lieu of receipt of S106 payments.  

8.9 Roof taxes have been applied around the Country including in Leeds for the East Leeds Orbital 

road and a link road at Doncaster Unity (both schemes of which were part funded with grant).  

8.10 If the Council was prepared to take on a roof tax arrangement this would have a beneficial 

impact on the viability of development. It is effectively a cashflow benefit, reducing financing 

costs. It would also offer the benefit of equalising infrastructure cost burdens between multiple 

land owners/developers since contributions would be evenly distributed on a proportionate 

basis with land parcels.  

Soft Loans 

8.11 Through utilising public sector borrowing and other finance, the public sector can obtain rates 

of borrowing that can be substantially below the cost of commercial debt or equity. Where it can 

offer flexible repayment terms with payments linked to sales rather than fixed timescales, this 

can also enhance viability. As an example, Homes England has been implementing a number 

of recoverable loan schemes to developers over a number of years offering such benefits.  

8.12 Through the application of public sector borrowing, there are potential savings that could be 

made on finance costs at MetroGreen.  

Public funded delivery of infrastructure (with overage in favour of public 

sector)  

8.13 Direct funding of infrastructure works by the public sector could reduce or remove the cost 

burden from the development. Numerous large-scale sites have benefited from this approach 

such as:  

• East Leeds Orbital – West Yorkshire Transport Fund and Roof Tax  

• Wakefield East Relief Road (around City Fields) – West Yorkshire Transport Fund 

£25million  

• Unity, Doncaster - £12.5million part funded by Sheffield City Region Investment Fund 

(SCRIF)  

8.14 The source of funding for such grants has tended to be bespoke regional transport funds and/or 

Local Growth Fund. Homes England’s Housing Infrastructure Fund has opened up a new route 

for seeking such contributions.  

8.15 The ability for the Council to raise finance against anticipated New Homes Bonus receipts may 

also be worth exploring.  
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8.16 In support of public funding of infrastructure, an overage arrangement could be put in place to 

enable the public sector to benefit from any future incomes above that which is assessed at the 

point of committing the funds, thus enabling the potential for a share of land value uplift, 

providing assurances on value for public money. 

Infrastructure for land JV  

8.17 An infrastructure for land Joint Venture could be created whereby the public sector (either 

Homes England or Gateshead Council) would pay for certain infrastructure works, in exchange 

for the transfer of an amount of development land of an equivalent value to the infrastructure 

investment. This would enable the infrastructure to be funded without any actual cash being 

incurred by the land owners, giving the public sector a parcel of land and simultaneously 

opening the site for delivery on a wider basis. In view of Homes England’s increasing agenda 

around direct delivery this could be an attractive mechanism to enable their involvement in the 

scheme and to facilitate some control for the public sector over the quality of development and 

rate of delivery. 

Infrastructure for land value share JV  

8.18 As a further evolution of the infrastructure for land Joint Venture, this could be developed such 

that the public sector would provide investment to meet the upfront site infrastructure costs, 

and in return would receive a share of the uplift in land value above a pre-determined minimum 

land price. 
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9. Conclusions 

9.1 The Stage 2 viability assessment has underlined the significant viability challenges associated 

with delivering Metrogreen.  This is due to the strategic infrastructure and abnormal site 

development costs set alongside relatively modest sale values.  These results differ from the 

Stage 1 viability assessments due to the fact that abnormal cost allowances have now been 

introduced to the appraisals, as well as adjustments to key appraisal assumptions to reflect 

changing market conditions and build cost inflation since the earlier work.   

9.2 The viability assessments are indicative only and it is stressed that the results are sensitive to 

key variables and that adjustments to such factors arising from changing market conditions 

could have a marked impact on viability.  Further, we would underline that the masterplan 

remains at a highly conceptual level and as such the level of technical details underpinning cost 

estimates is limited; as scheme information is refined a greater level of certainty regarding 

appraisal inputs can established. 

9.3 We would also caution that the benchmark land values applied in this study against which the 

viability of individual schemes is tested, may well be above the levels at which landowners 

would be prepared to release their land given the scale of abnormal costs affecting these sites.  

There is a relationship between the scale of site abnormal costs and the value of land since the 

price that any rational developer would pay for a site would need to take account of the costs 

incurred in preparing the site for development (a point that is acknowledged in National 

Planning Practice Guidance on Viability).  The effect of reducing the benchmark land values in 

the viability appraisals would improve the viability results contained in this report and we 

recommend that further testing of benchmark land values be carried out at Stage 3 of the study. 

9.4 Inevitably however, the delivery and funding of Metrogreen will require an innovative approach 

and strong public sector leadership in respect of funding / delivery options and flexibility with 

the approach to planning requirements.   

9.5 It is recommended that as part of Stage 3 that a further refinement of the viability work is 

developed and that it is used to iterate the masterplan to optimise cost/viability.  Alongside this, 

delivery and funding options need to be developed and tested to demonstrate how the viability 

challenges can be overcome.   
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Appendix 1: Sub Area Plan 
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Appendix 2: Appraisal Assumptions 

 

Option 1a – Baseline position with Strategic Flood Management 
 

Option 1a 

Item Input 

Development quantum  

Riverside East 
Development contains: Residential 

Parcel 
Residential Area 

Ha 
Residential Area 

Acre 
Density (dph) No Homes Pre/Post 2030 

2C-2 2 4.94 40 80 Pre 

2D 1.4 3.458 40 56 Pre 

2E 1.8 4.446 40 72 Pre 

2F-2 0.77 1.9019 40 31 Post 

TOTAL 5.97 14.7459  239  

239 residential units at a density of 40 dph split 50/50 as apartments and townhouses respectively: 
120 x apartments at a gross area of 725 sq ft, net area of 650 sq ft 
119 x town houses at an area of 1,200 sq ft 

 
 

Dunston West 
Development contains: Residential, Open space 

Parcel Residential 
Area Ha 

Residential 
Area Acre 

Density dph No Homes Open Space 
HA 

Pre/Post 2030 

2F-1 5.18 12.7946 35 181  Post 

2l-1 6.7 16.549 35 235  Post 

2l-2 
  

 
 

2.47  

TOTAL 11.88 29.3436  416 2.47  
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Option 1a 

Item Input 

COMBINED TOTAL SITE 
AREA 

14.35 ha 35.46 acre  

70 residential units at a density of 35 dph 
All modelled as 2 storey house at 1,000 sqft  

 
 

MetroGreen East 
Development contains: Residential, Open Space 

Parcel 
Residential 

Area Ha 
Residential 
Area Acre 

Density dph No Homes 
Open Space 

HA 
Pre/Post 2030 

2G-1 3.79 9.3613 35 133  Pre 

2H-1 3.13 7.7311 35 110  Pre 

2H-2 1.68 4.1496 35 59  Pre 

2J-2 1.55 3.8285 35 54  Pre 

2J-3 1.24 3.0628 35 43  Pre 

2G-3 3.15 7.7805 35 110  Post 

2G-4 6.19 15.2893 35 217  Post 

2H-3 1.96 4.8412 35 69  Post 

2G-2     0.9  

2G-5     0.58  

2G-6     0.59  

2J-1     1.48  

Total 22.69 56.0443  795 3.55  

COMBINED TOTAL SITE AREA 26.24 Ha 64.84 Acre 

795 residential units at a density of 35 dph 
All modelled as 2 storey house at 1,000 sq ft  

 
 

Riverside West 
Development contains: Residential, Open Space, Offices 
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Option 1a 

Item Input 

Parcel 
Resident
ial Area 

Ha 

Resident
ial Area 

Acre 

Density 
dph 

No 
Homes 

Open 
Space 

HA 

Offices 
Area HA 

Offices 
Area 
Acre 

Offices 
Sq Ft 

Pre/Post 
2030 

2A-1 5.07 12.5229 40 203     Pre 

2K-1 0.96 2.3712 45 43     Pre 

2K-2 2.08 5.1376 45 94     Pre 

2A-4     1.88    N/A 

2A-2      0.9 2.223 160,000  

2A-3      1.4 3.458 
Included 
above 

 

Total 8.11 20.0317  340  2.3 5.68 160,000  

COMBINED TOTAL SITE AREA 10.41 Ha 
25.72 
acre 

  

340 units at a density of 40 dph split 50/50 as apartments and townhouses respectively: 
170 x apartments at a gross area of 725 sq ft, net area of 650 sq ft 
170 x town houses at an area of 1,200 sq ft 

 
 
 

Derwenthaugh West 
Development contains: Residential, Open Space 

Parcel Residential Area 
Ha 

Residential Area 
Acre 

Density 
dph 

No 
Homes 

Open Space 
HA 

Pre/Post 
2030 

1a 6.5 16.055 35 228 
 

Pre 

1C 
  

 
 

2.54 Open Space 

1D-1 
  

 
 

0.65 Open Space 

Total 6.5 16.06  228 3.19 
 

COMBINED TOTAL SITE AREA 9.69 ha 23.94 Acre  

 
 

SUMMARY: 

Total Homes 2018 
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Option 1a 

Item Input 

Total Open Space 11.73 hectares 

Riverside Corridor 10.49 hectares 

Total Office 160,000 sq ft 

 
 

Phasing  

  Residential phasing Commercial 

Phase Phase name Pre 
construction 

period 
(months) 

Construction 
period 

(months) 

Sales period 
(months)* 

 
 
 
 

Phase 1 Riverside East 6 40 40 Commercial uses are included 
in the appraisal as a land sale. 

The land transaction is 
programmed to take place in 

month 1 of construction. 

Phase 2 Dunston West 6 69 69 

Phase 3 MetroGreen East 6 133 133 

Phase 4 Riverside West 6 57 57 

Phase 5 Derwenthaugh West 6 38 38 

*note sales start 6 months after construction starts 
 

Residential dwelling mix • Density 40 and above- 50% apartments and 50% TH 

• Density below 40- 2-storey houses 

Residential dwelling sizes  
 

• Average Apartment - 725 sq ft gross. 90% gross to net ratio applied 

• Average 2-storey House - 1,000 sq ft 

• Average TH - 1,200 sq ft 

Residential revenues • Apartments- £200 per sq ft 

• Townhouses- £191 per sq ft 

• Dunston West- £175 per sq ft 

• MetroGreen East- £185 per sq ft 

• Derwenthaugh West- £185 per sq ft 

Commercial land values £100,000 per acre  

Residential site acquisition 
fees 

1.75% 
1% Agent/ 0.75% legal 
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Option 1a 

Item Input 

Build Costs Apartments - £106 per sq ft 
Based on BCIS lower quartile figures for Tyne and Wear. A discount of 5% has been applied to recognise that development 
is likely to be 
delivered by volume housebuilders. An uplift of 12.5% has then been applied for externals. 
Apartment costs based on up to 5 storeys. 

 Houses- £96 per sq ft 

Contingency 5% 

Professional fees 6% 

Abnormal costs  

SITE WIDE 

Electricity Flooding 

£8,200,000 £24,000,000 

Notes 

• Not included 2B gas connections costs as this parcel has now been removed 

• Not included 3C wastewater 

• Not included 1b clean water 

• Not included 3c clean water 

• Not included 2b new wastewater assets 

• Not included 2c new wastewater assets. 

• Not included 2b new clean water strategy 

 
 

Riverside East 

Parcel Contaminat
ion 

Gas Wastewater
- Existing 

Clean 
Water- 

Existing 

Wastewater 
New 

Clean 
Water New 

Pre/Post 

2C-2 
    

£13,000 
 

Pre 

2D 
 

£60,000 
  

£63,000 
 

Pre 

2E 
  

£34,500 
  

£48,500 Pre 

2F-2 £200,000 
 

£12,000 £11,500 
  

Post 
        

Total £442,500       
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Option 1a 

Item Input 

 
 

Dunston West 

Parcel Contamination Wastewater- 
Existing 

Clean Water 
Existing 

Pre/Post 2030 

2F-1 £2,800,000 £24,500 
 

Post 

2l-1 £3,600,000 £17,000 £20,500 Post 

2l-2 £1,000,000 £20,500 
 

Open Space 
     

Total £7,482,500    

 
 

MetroGreen East 

Parcel Contamination Wastewater- 
Existing 

Clean Water 
Existing 

Wastewater New Pre/Post 2030 

2G-1 £1,000,000 
   

Pre 

2H-1 £1,300,000 
   

Pre 

2H-2 £700,000 
  

£4,000 Pre 

2J-2 £500,000 £119,000 
  

Pre 

2J-3 £1,200,000 
  

£4,000 Pre 

2G-3 £1,800,000 £25,000 £4,000 
 

Post 

2G-4 £3,600,000 £21,000 £20,500 
 

Post 

2H-3 £500,000 £24,500 
  

Post 

2G-2 £200,000 
   

Open Space 

2G-5 £300,000 £14,000 
  

Open Space 

2G-6 £100,000 
   

Open Space 

2J-1 £800,000 
   

Open Space 

     
 

Total £12,236,000     
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Option 1a 

Item Input 

 
 
 

Riverside West 

Parcel Contamination Pre/Post 2030 

2A-1 £3,500,000 Pre 

2K-1 £200,000 Pre 

2K-2 £500,000 Pre 

2A-4 £1,000,000 Open Sapce 

2A-2 £300,000 Office 

2A-3 £500,000 Office 
   

Total £6,000,000  

 
 

Derwenthaugh West 

Parcel Contamination Pre/Post 2030 

1a 
 

Pre 

1C £        500,000 Open Space 

1D-1 £        100,000 Open Space 

Total £        600,000 
 

 

Residential construction 
and sales rate 

6 units built and sold per month 
Assumes two developers on site at any one time 

Distribution Monthly 
Sales start 6 months after construction commences 

Residential - NHBC £1,000 per plot 

Residential S106 £2,000 per plot 
Payable every 12 months throughout the construction period (from onset of construction)  

Residential Sales and 
Marketing 

3% of GDV 
Payable every month in line with sales profile 
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Option 1a 

Item Input 

Residential sales legal £600 per plot 
Payable every month in line with sales profile 

Finance  6% 

Residential profit 20% on GDV 

Option 1b – Baseline position with Piecemeal Flood Management 

 

Option 1b 

Item Input 

Development 
quantum and 
phasing 

 

Riverside East 
Development includes: Residential 

Parcel Residential Area Ha Residential Area Acre Density (Dph) No Homes Pre/Post 2030 

2C-2 2 4.94 40 80 Pre 

2D 1.4 3.458 40 56 Pre 

2E 1.8 4.446 40 72 Post 

2F-2 0.77 1.9019 40 31 Post 

Total 5.97 14.7459  239 
 

239 units at a density of 40 dph split 50/50 as apartments and townhouses respectively: 
120 x apartments at a gross area of 725 sq ft, net area of 650 sq ft 
119 x town houses at an area of 1,200 sq ft 

 
 
 

Dunston West 
Development includes: Residential, Open Space 

Parcel Residential Area Ha Residential Area Acre Density 
(Dph) 

No Homes Open Space HA Pre/Post 2030 

2F-1 1.65 4.0755 35 58 
 

Post 

2l-1 6.7 16.549 15 101 
 

Post 

2l-2 
  

 
 

2.47 
 

2F-3 3.54 8.7438 15 53 
 

Post 
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Option 1b 

Item Input 

Total 11.89 29.3683  212 2.47 
 

212 residential units at a density of 15 and 35 dph 
212 units modelled as 2 storey house at 1,000 sq ft 

 
 
 

MetroGreen East 
Development includes: Residential, Open Space 

Parcel Residential Area Ha Residential Area Acre Density 
(Dph) 

No Homes Open Space HA Pre/Post 2030 

2G-1 3.79 9.3613 35 133 
 

Pre 

2H-1 2.3 5.681 35 81 
 

Pre 

2H-2 1.68 4.1496 15 25 
 

Pre 

2J-2 1.55 3.8285 15 23 
 

Pre 

2J-3 1.24 3.0628 15 19 
 

Pre 

2G-3 1.71 4.2237 35 60 
 

Post 

2G-4 6.19 15.2893 35 217 
 

Post 

2H-3 1.96 4.8412 15 29 
 

Post 

2H-4 0.87 2.1489 15 13 
 

Pre 

2G-7 1.44 3.5568 15 22 
 

Post 

2G-2 
  

 
 

0.9 
 

2G-5 
  

 
 

0.58 
 

2G-6 
  

 
 

0.59 
 

2J-1 
  

 
 

1.48 
 

Total 22.73 56.1431  622 3.55 
 

622 residential units at a density of 15 and 35 dph 
622 units modelled as 2 storey house at 1,000 sq ft 
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Option 1b 

Item Input 

 
 
 
 
 
 
 

Riverside West 
Development includes: Residential, Open Space, Offices 

Parc
el 

Residential 
Area Ha 

Residential 
Area Acre 

Dens
ity 

(Dph) 

No 
Homes 

Open 
Space HA 

Offices 
Area HA 

Offices Area 
Acre 

Offices 
Sq Ft 

Pre/Post 
2030 

2A-1 5.07 12.5229 40 203 
    

Pre 

2K-1 0.96 2.3712 45 43 
    

Pre 

2K-2 2.08 5.1376 45 94 
    

Pre 

2A-4 
  

 
 

1.88 
   

N/A 

2A-2 
  

 
  

0.9 2.223 160,000 
 

2A-3 
  

 
  

1.4 3.458 Included 
above 

 

Tota
l 

8.11 20.0317  340 
 

2.3 5.68 160,000 
 

340 units at a density of 40 dph or higher split 50/50 as apartments and townhouses respectively: 
170 x apartments at a gross area of 725 sq ft, net area of 650 sq ft 
170 x town houses at an area of 1,200 sq ft 

 
 

Derwenthaugh West 
Development includes: Residential, Open Space 

Parcel Area Ha Area Acre Density (Dph) No Homes Open Space HA Pre/Post 2030 

1a 6.5 16.055 35 228 
 

Pre 

1C 
  

 
 

2.54 
 

1D-1 
  

 
 

0.65 
 

Total 6.5 16.055  228 3.19 
 



MetroGreen 

 

Gateshead Council I Cushman & Wakefield I 66 

 

Option 1b 

Item Input 

228 residential units at a density of 35 dph 
228 units modelled as 2 storey house at 1,000 sq ft 

 
 
 
 
 
 
 
 

 

SUMMARY 

Total Homes 1,641 

Total Open Space 11.73 hecatres 

Riverside Corridor 10.49 hectares 

Total Office 160,000 sq ft 

Residential 
dwelling mix 

• Density 40 and above- 50% apartments and 50% TH 

• Density below 40- 2-storey houses 

Residential 
dwelling sizes  
 

• Average Apartment - 725 sq ft gross. 90% gross to net ratio applied 

• Average 2-storey House - 1,000 sq ft 

• Average TH - 1,200 sq ft 

Residential 
revenues 

• Apartments- £200 per sq ft 

• Townhouses- £191 per sq ft 

• Dunston West- £175 per sq ft 

• MetroGreen East- £185 per sq ft 

• Derwentside West- £185 per sq ft 

Commercial 
land values 

£100,000 per acre  

Residential 
site 
acquisition 

1.75% 
1% Agent/ 0.75% legal 

Build Costs Apartments - £106 per sq ft 
Based on BCIS lower quartile figures for Tyne and Wear. A discount of 5% has been applied to recognise that development is likely to 
be delivered by volume housebuilders. An uplift of 12.5% has then been applied for externals. 
Apartment costs based on up to 5 storeys. 

 Houses- £96 per sq ft 

Contingency 5% on build cost 

Professional 
fees 

6% on build cost 
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Option 1b 

Item Input 

 
 
 
 
Abnormal 
costs 

 
 
 
 
 

SITE WIDE 

Electricity Flooding 

£7,100,000 £55,000,000 

 £15,000,500 

Notes 

• Not included 2B gas connections costs as this parcel has now been removed 

• Not included 3C wastewater 

• Not included 1b clean water 

• Not included 3c clean water 

• Not included 2b new wastewater assets 

• Not included 2c-1 new wastewater assets. 

• Not included 2b new clean water strategy 

 
 

Riverside East 

Parce
l 

Contaminatio
n 

Gas Wastewater- 
Existing 

Clean Water- 
Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Pos
t 

2C-2 
    

£13,000 
 

Pre 

2D 
 

£60,00
0 

  
£63,000 

 
Pre 

2E 
  

£34,500 
  

£48,500 Post 

2F-2 £200,000 
 

£8,000 £11,500 
  

Post 

        

Total £442,500 
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Option 1b 

Item Input 

 
 
 
 
 

Dunston West 

Parce
l 

Contaminatio
n 

Wastewater- 
Existing 

Clean Water- 
Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 
2030 

2F-1 £1,000,000 £24,500    Post 

2l-1 
 

£17,000 £20,500   Post 

2l-2 
 

 
    

2F-3 
 

 
   

Post 

       

Total £1,062,000 
     

 

MetroGreen East 

Parcel Contamination Wastewater- Existing Clean Water- Existing Wastewater New Pre/Post 2030 

2G-1 £1,000,000 
   

Pre 

2H-1 £900,000 
   

Pre 

2H-2 
   

£4,000 Pre 

2J-2 
 

£119,000 
  

Pre 

2J-3 
   

£4,000 Pre 

2G-3 £1,000,000 £7,500 £4,000 
 

Post 

2G-4 £3,600,000 £21,000 £20,500 
 

Post 

2H-3 
 

£24,500 
  

Post 

2H-4 
   

£64,000 Pre 

2G-7 
 

£17,500 
  

Post 

2G-2 £200,000 
    

2G-5 
 

£14,000 
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Option 1b 

Item Input 

2G-6 £100,000 
    

2J-1 £800,000 
    

Total £7,900,000     

 
 

Riverside West 

Parcel Contamination Pre/Post 2030 

2A-1 £3,200,000 Pre 

2K-1 £200,000 Pre 

2K-2 £500,000 Pre 

2A-4 £1,000,000 N/A 

2A-2 £300,000 
 

2A-3 £500,000 
 

Total £5,700,000 
 

 
 

Derwenthaugh West 

Parcel Contamination 

1a 
 

1C £500,000 

1D-1 £100,000 

Total £600,000 

 
 

Phasing   

  Residential phasing Commercial land 

Phase Phase name Pre 
construction 

period (months) 

Construction 
period (months) 

Sales period 
(months)* 

 

Phase 1 Riverside East 6 40 40 Commercial uses are included in 
the appraisal as a land sale. The Phase 2 Dunston West 6 35 35 
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Option 1b 

Item Input 

Phase 3 MetroGreen East 6 103 103 land transaction is programmed to 
take place in month 1 of 

construction. 
Phase 4 Riverside West 6 57 57 

Phase 5 Derwenthaugh West 6 38 38 

 
*note residential sales start 6 months after construction starts 

 

Residential 
construction 
and sales rate 

6 units built and sold per month 
Assumes two developers on site at any one time 

Distribution Monthly 
Sales start 6 months after construction commences 

Residential - 
NHBC 

£1,000 per plot 

Residential 
S106 

£2,000 per plot 
Payable every 12 months throughout the construction period (from onset of construction)  

Residential 
Sales and 
Marketing 

3% of GDV 
Payable every month in line with sales profile 

Residential 
sales legal 

£600 per plot 
Payable every month in line with sales profile 
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Option 2a – Housing and Leisure option with Strategic Flood Management 
 

Option 2a 

Item Input 

Development quantum 
and phasing 

 

Riverside East 
Development includes: Residential 

Parcel 
Residential Area 

Ha 
Residential Area 

Acre 
Average Density 

(Dph) 
No Homes Pre/Post 2030 

2C-2 2 4.94 40 80 Pre 

2D 1.4 3.458 40 56 Pre 

2E 1.8 4.446 40 72 Pre 

2F-2 0.77 1.9019 40 31 Post 

Total 5.97 14.7459  239  

239 units at a density of 40 dph split 50/50 as apartments and townhouses respectively: 
120 x apartments at a gross area of 725 sq ft, net area of 650 sq ft 
119 x town houses at an area of 1,200 sq ft 

 
 

Dunston West 
Development includes: Residential, Open Space 

Parcel 
Residential 

Area Ha 
Residential 
Area Acre 

Average 
Density (Dph) 

No Homes 
Open Space 

HA 
Pre/Post 2030 

2F-1 5.18 12.7946 35 181  Post 

2l-1 6.7 16.549 35 235  Post 

2l-2     2.47  

Total 11.88 29.3436  416 2.47  

416 residential units at a density of 35 dph 
416 units modelled as 2 storey house at 1,000 sq ft 
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Option 2a 

Item Input 

 
 

MetroGreen East 
Development includes: Residential, Open Space, Leisure 

Parcel Residenti
al Area 

Ha 

Residenti
al Area 
Acre 

Average 
Density 
(Dph) 

No 
Homes 

Open 
Space 

HA 

Leisure 
Hectare 

Leisure 
Acre 

Leisure 
Sq Ft 

Pre/Post 
2030 

2G-1 
     

3.79 9.3613 
 

Pre 

2H-1 
     

3.13 7.7311 
 

Pre 

2H-2 1.68 4.1496 35 59 
    

Pre 

2J-2 1.55 3.8285 35 54 
    

Pre 

2J-3 
     

1.24 3.0628 
 

Pre 

2G-3 3.15 7.7805 35 110 
    

Post 

2G-4 6.19 15.2893 35 217 
    

Post 

2H-3 1.96 4.8412 35 69 
    

Post 

2G-5 
    

0.58 1.4326 3.54 
  

2G-6 
    

0.59 1.4573 3.6 
  

2J-1 
    

1.48 3.6556 9.033 
  

2G-2 
    

0.9 2.223 5.493 
  

Total 14.53 35.8891 
 

509 3.55 16.9285 
   

509 residential units at a density of 35 dph 
509 units modelled as 2 storey house at 1,000 sq ft 
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Option 2a 

Item Input 

Riverside West 
Development includes: Residential, Open Space 

Parcel Residential 
Area Ha 

Residential 
Area Acre 

Average 
Density (Dph) 

No Homes Open Space 
HA 

Pre/Post 2030 

2A-1 5.07 12.5229 40 288 
 

Pre 

2K-1 0.96 2.3712 45 43 
 

Pre 

2K-2 2.08 5.1376 45 94 
 

Pre 

2A-4 
    

1.88 N/A 

Total: 8.11 20.0317 
 

425 1.88 
 

425 units at a density of 40 dph split 50/50 as apartments and townhouses respectively: 
212 x apartments at a gross area of 725 sq ft, net area of 650 sq ft 
212 x town houses at an area of 1,200 sq ft 

 
 

Derwenthaugh West 
Development includes: Residential, Open Space 

Parcel Residential 
Area Ha 

Residential 
Area Acre 

Density (Dph) No Homes Open Space 
HA 

Pre/Post 2030 

1a 6.5 16.055 35 228 
 

Pre 

1C 
  

 
 

2.54 
 

1D-1 
  

 
 

0.65 
 

Total: 6.5 
 

 228 3.19 
 

228 residential units at a density of 35 dph 
228 units modelled as 2 storey house at 1,000 sq ft 

 
 

Car Park 

Parcel Leisure Hectare Leisure Acre Pre/Post 2030 

Green CP 2.87 7.1 
 

Blue Cp 0.88 2.2 
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Option 2a 

Item Input 

Qube Cp 2.05 5.1 
 

Total: 5.8 14.4 
 

 
 

SUMMARY 

Total Homes 1817 

Total Open Space 11.73 hectares 

Riverside Corridor 10.49 hectares 

Total Leisure 13.96 hectares 

 
 

 
Phasing 

 

  Residential phasing Commercial 

Phase Phase name Pre 
construction 

period 
(months) 

Construction 
period 

(months) 

Sales period 
(months)* 

 

Phase 1 Riverside East 6 40 40 Commercial uses are included in 
the appraisal as a land sale. The 

land transaction is programmed to 
take place in month 1 of 

construction. 

Phase 2 Dunston West 6 69 69 

Phase 3 MetroGreen East 6 84 84 

Phase 4 Riverside West 6 70 70 

Phase 5 Derwenthaugh West 6 38 38 

 
*note sales start 6 months after construction starts 

 

Residential dwelling 
mix 

• Density 40 and above- 50% apartments and 50% TH 

• Density below 40- 2-storey houses 

Residential dwelling 
sizes  
 

• Average Apartment - 725 sq ft gross. 90% gross to net ratio applied 

• Average 2-storey House - 1,000 sq ft 

• Average TH - 1,200 sq ft 

Residential revenues • Apartments- £200 per sq ft 

• Townhouses- £191 per sq ft 

• Dunston West- £175 per sq ft 
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Option 2a 

Item Input 

• MetroGreen East- £185 per sq ft 

• Derwentside West- £185 per sq ft 

Commercial land 
values 

£100,000 per acre  

Residential land 
acquisition costs  

1.75% 
1% Agent/ 0.75% legal 

Build Costs Apartments - £106 per sq ft 
Based on BCIS lower quartile figures for Tyne and Wear. A discount of 5% has been applied to recognise that development is 
likely to be delivered by volume housebuilders. An uplift of 12.5% has then been applied for externals. 
Apartment costs based on up to 5 storeys. 

 Houses- £96 per sq ft 

Contingency 5% 

Professional fees 6% 

Abnormal costs  

SITE WIDE 

Electricity Flooding 

£8,000,000 £24,000,000 

Notes 

• Not included 2B gas connections costs as this parcel has now been removed 

• Not included 3C wastewater 

• Not included 1b clean water 

• Not included 3c clean water 

• Not included 2b new wastewater assets 

• Not included 2c-1 new wastewater assets. 

• Not included 2b new clean water strategy 
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Option 2a 

Item Input 

Riverside East 

Parcel Contaminati
on 

Gas Wastewater- 
Existing 

Clean 
Water- 

Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 
2030 

2C-2 
    

£13,000 
 

Pre 

2D 
 

£5,000 
  

£63,000 
 

Pre 

2E 
  

£34,500 
  

£48,500 Pre 

2F-2 £200,000 
 

£8,000 £11,500 
  

Post 
     

TOTAL £383,500 
 

 
 

Dunston West 

Parcel Contamination Wastewater- 
Existing 

Clean Water- 
Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 2030 

2F-1 £2,800,000 £24,500 
   

Post 

2l-1 £3,600,000 £17,000 £20,500 
  

Post 

2l-2 £1,000,000 
     

       

  
  TOTAL £7,462,000 
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Option 2a 

Item Input 

 

MetroGreen East 

Parcel Contamination Wastewater- 
Existing 

Clean Water- 
Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 2030 

2G-1 £700,000 
    

Pre 

2H-1 £900,000 
    

Pre 

2H-2 £700,000 
  

£4,000 
 

Pre 

2J-2 £500,000 £119,000 
   

Pre 

2J-3 £900,000 
    

Pre 

2G-3 £1,800,000 £26,500 £4,000 
  

Post 

2G-4 £3,600,000 £21,000 £20,500 
  

Post 

2H-3 £500,000 £24,500 
   

Post 

2G-5 £300,000 £14,000 
    

2G-6 £100,000 
     

2J-1 £800,000 
     

2G-2 £200,000 
     

    
TOTAL £11,233,500 

 

 
 

Riverside West 

Parcel Contamination Gas Wastewater- 
Existing 

Clean 
Water- 

Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 
2030 

2A-1 £4,200,000 
     

Pre 

2K-1 £200,000 
     

Pre 

2K-2 £500,000 
     

Pre 

2A-4 £1,000,000 
     

N/A 
     

Total £5,900,000 
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Option 2a 

Item Input 

 

Derwenthaugh West 

Parcel Contamination Pre/Post 2030 

1a 
 

Pre 

1C £500,000 Open Space 

1D-1 £100,000 Open Space 
 

£600,000 
 

 
 

Car Park 

Parcel Contamination 

Green CP £500,000 

Blue Cp £200,000 

Qube Cp £400,000  
£1,100,000 

 

Residential 
construction and 
sales rate 

6 units built and sold per month 
Assumes two developers on site at any one time 

Distribution Monthly 
Sales start 6 months after construction commences 

Residential - NHBC £1,000 per plot 

Residential S106 £2,000 per plot 
Payable every 12 months throughout the construction period (from onset of construction)  

Residential Sales and 
Marketing 

3% of GDV 
Payable every month in line with sales profile 

Residential sales legal £600 per plot 
Payable every month in line with sales profile 

Finance  6% 

Residential profit 20% on GDV 
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Option 2b – Housing and Leisure option with Piecemeal Flood Management 
 

Option 2b 

Item Input 

Development quantum  

Riverside East 
Development comprises: Residential 

Parcel Residential Area 
Ha 

Residential Area 
Acre 

Average Density 
(Dph) 

No Homes Pre/Post 2030 

2C-2 2 4.94 40 80 Pre 

2D 1.4 3.458 40 56 Pre 

2E 1.8 4.446 40 72 Post 

2F-2 0.77 1.9019 40 31 Post 

Total 5.97 14.7459 
 

239 
 

239 units at a density of 40 dph split 50/50 as apartments and townhouses respectively: 
120 x apartments at a gross area of 725 sq ft, net area of 650 sq ft 
119 x town houses at an area of 1,200 sq ft 

 
 

Dunston West 
Development comprises: Residential, Open Space 

Parcel Residential Area 
Ha 

Residential Area 
Acre 

Average Density 
(Dph) 

No 
Homes 

Open Space 
HA 

Pre/Post 2030 

2F-1 1.65 4.0755 35 58 
 

Post 

2F-3 3.54 8.7438 15 53 
 

Post 

2l-1 6.7 16.549 15 101 
 

Post 

2l-2 
    

2.47  

Total 11.89 29.3683 
 

212 2.47  

212 residential units at a density of 35 and 15 dph 
212 units modelled as 2 storey house at 1,000 sq ft 

 
 

MetroGreen East 
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Item Input 

Development comprises: Residential, Open Space, Leisure 

Parcel 
Residenti

al Area 
Ha 

Residenti
al Area 
Acre 

Average 
Density 
(Dph) 

No 
Homes 

Open 
Space 

HA 

Leisure 
Hectare 

Leisure 
Acre 

Leisure 
Sq Ft 

Pre/Post 
2030 

2G-1      3.79 9.3613  Pre 

2H-1      2.26 5.5822  Pre 

2H-2 1.68 4.1496 15 25     Pre 

2J-2 1.55 3.8285 15 23     Pre 

2J-3      1.24 3.0628  Pre 

2G-3 1.71 4.2237 35 60     Post 

2G-4 6.19 15.2893 35 217     Post 

2H-3 1.96 4.8412 15 29     Post 

2G-5     0.58     

2G-6     0.59     

2J-1     1.48     

2G-2     0.9     

2H-4      0.87 2.149   

2G-7 1.44 3.5568 15 22      

Total 14.53 35.8891  376 3.55 8.16 18   

376 residential units at a density of 35 and 15 dph 
376 units modelled as 2 storey house at 1,000 sq ft 

 
 

Riverside West 
Development comprises: Residential, Open Space 

Parcel Residential 
Area Ha 

Residential 
Area Acre 

Average 
Density (Dph) 

No Homes Open Space 
HA 

Pre/Post 2030 

2A-1 5.07 12.5229 40 288 
 

Pre 

2K-1 0.96 2.3712 45 43 
 

Pre 

2K-2 2.08 5.1376 45 94 
 

Pre 

2A-4 
    

1.88 N/A 
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Option 2b 

Item Input 

Total 8.11 20.0317 
 

425 
  

425 units at a density of 40 dph split 50/50 as apartments and townhouses respectively: 
212 x apartments at a gross area of 725 sq ft, net area of 650 sq ft 
212 x town houses at an area of 1,200 sq ft 

 
 

 

Derwenthaugh West 
Development comprises: Residential, Open Space 

Parcel Area Ha Area Acre Average 
Density (Dph) 

No Homes Open Space 
HA 

Pre/Post 2030 

1a 6.5 16.055 35 228 
 

Pre 

1C 
  

 
 

2.54 
 

1D-1 
  

 
 

0.65 
 

Total 6.5 16.055  228 3.19 
 

228 residential units at a density of 35 dph 
228 units modelled as 2 storey house at 1,000 sq ft 

 
 

Car park 

Parcel Lesiure Hectare Lesiure Acre Pre/Post 2030 

Green CP 2.87 7.1 
 

Blue Cp 0.88 2.2 
 

Qube Cp 2.05 5.1 
 

 
5.8 

  

 
 

SUMMARY 

Total Homes 1480 

Total Open Space 11.73 hectares 

Riverside Corridor 10.49 hectares 
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Option 2b 

Item Input 

Total Leisure 13.96 hectares 

 
 

Phasing   

  Residential phasing Commercial 

Phase Phase name Pre construction 
period (months) 

Construction 
period (months) 

Sales period 
(months)* 

 

Phase 1 Riverside East 6 40 40 Commercial uses are 
included in the appraisal 
as a land sale. The land 

transaction is programmed 
to take place in month 1 of 

construction. 

Phase 2 Dunston West 6 35 35 

Phase 3 MetroGreen East 6 62 62 

Phase 4 Riverside West 6 70 70 

Phase 5 Derwenthaugh West 6 38 38 

 
*note sales start 6 months after construction starts 

 

Residential dwelling 
mix 

• Density 40 and above- 50% apartments and 50% TH 

• Density below 40- 2-storey houses 

Residential dwelling 
sizes  
 

• Average Apartment - 725 sq ft gross. 90% gross to net ratio applied 

• Average 2-storey House - 1,000 sq ft 

• Average TH - 1,200 sq ft 

Residential revenues • Apartments- £200 per sq ft 

• Townhouses- £191 per sq ft 

• Dunston West- £175 per sq ft 

• MetroGreen East- £185 per sq ft 

• Derwentside West- £185 per sq ft 

Commercial land 
values 

£100,000 per acre 

Residential site 
acquisition fees 

1.75% 
1% Agent/ 0.75% legal 

Build Costs Apartments - £106 per sq ft 
Based on BCIS lower quartile figures for Tyne and Wear. A discount of 5% has been applied to recognise that development is 
likely to be 
delivered by volume housebuilders. An uplift of 12.5% has then been applied for externals. 
Apartment costs based on up to 5 storeys. 
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 Houses- £96 per sq ft 

Contingency 5% on build cost 

Professional fees 6% on build cost  

 
 
Abnormal costs 

 

SITE WIDE 

Electricity Flooding 

£7,300,000 £55,00,000 

Notes 

• Not included 2B gas connections costs as this parcel has now been removed 

• Not included 3C wastewater 

• Not included 1b clean water 

• Not included 3c clean water 

• Not included 2b new wastewater assets 

• Not included 2c new wastewater assets. 

• Not included 2b new clean water strategy 

 
 
 

Riverside East 

Parcel Contaminati
on 

Gas Wastewater- 
Existing 

Clean 
Water- 

Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 
2030 

2C-2 
    

£13,000 
 

Pre 

2D 
 

£60,000 
  

£63,000 
 

Pre 

2E 
  

£34,500 
  

48500.00 Post 

2F-2 £200,000 
 

£11,000 £11,500 
  

Post 

        

TOTAL £441,500       

 
 
 
 
 



MetroGreen 

 

Gateshead Council I Cushman & Wakefield I 84 

 

Option 2b 

Item Input 

 

Dunston West 

Parcel Contamination Wastewater- 
Existing 

Clean Water- 
Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 2030 

2F-1 £1,000,000 
    

Post 

2F-3 
     

Post 

2l-1 
 

£17,000 £20,500 
  

Post 

2l-2 
      

    
  

 

TOTAL £1,037,500      
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MetroGreen East 

Parcel Contamination Wastewater- 
Existing 

Clean Water- 
Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 2030 

2G-1 £700,000 
    

Pre 

2H-1 £600,000 
    

Pre 

2H-2 
   

£4,000 
 

Pre 

2J-2 
 

£119,000 
   

Pre 

2J-3 
   

£4,000 
 

Pre 

2G-3 £100,000 £7,500 £4,000 
  

Post 

2G-4 £3,600,000 £21,000 £20,500 
  

Post 

2H-3 
 

£24,500 
   

Post 

2G-5 
 

£14,000 
    

2G-6 £100,000 
     

2J-1 £800,000 
     

2G-2 £200,000 
     

2H-4 
      

2G-7 
 

£17,500 
    

    
  

 

TOTAL £6,336,000      
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Riverside West 

Parcel Contaminatio
n 

Wastewater- 
Existing 

Clean Water- 
Existing 

Wastewater 
New 

Clean Water 
New 

Pre/Post 
2030 

2A-1 £4,200,000 
    

Pre 

2K-1 £200,000 
    

Pre 

2K-2 £500,000 
    

Pre 

2A-4 £1,000,000 
    

N/A 
 

  
 

  
 

TOTAL £5,900,000     

 
 

Derwenthaugh West 

Parcel Contamination Pre/Post 2030 

1a 
 

Pre 

1C £500,000 Open Space 

1D-1 £100,000 Open Space 

Total £600,000 
 

 
 

Car Park 

Parcel Contamination 

Green CP £500,000 

Blue Cp £200,000 

Qube Cp £400,000 

Total £1,100,000 
 

Residential 
construction and 
sales rate 

6 units built and sold per month 
Assumes two developers on site at any one time 

Distribution Monthly 
Sales start 6 months after construction commences 
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Residential - NHBC £1,000 per plot 

Residential S106 £2,000 per plot 
Payable every 12 months throughout the construction period (from onset of construction)  

Residential Sales and 
Marketing 

3% of GDV 
  

Residential sales legal £600 per plot 
  

Finance  6% 

Residential profit 20% on GDV 
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Cushman & Wakefield 

St Paul’s House 

23 Park Square South 

Leeds LS1 2ND 

 

About Cushman & Wakefield 

Cushman & Wakefield is a leading global real estate 

services firm that helps clients transform the way people 

work, shop and live. The firm's 45,000 employees in 

more than 60 countries provide deep local and global 

insights that create significant value for our clients. 

Cushman & Wakefield is among the largest commercial 

real estate services firms, with core services of agency 

leasing, asset services, capital markets, facility services, 

global occupier services, investment & asset 

management (DTZ Investors), project & development 

services, tenant representation and valuation & 

advisory.  

To learn more, visit www.cushmanwakefield.com 

or follow @CushWake on Twitter. 

© Cushman & Wakefield 2020 




