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[bookmark: _Toc229068045]Introduction
Development appraisals are used within the construction and property industries to determine whether a proposed scheme is financially viable and capable of delivering an acceptable return to a developer or investor. A successful appraisal must demonstrate that the completed development can recover all acquisition call mom construction and professional costs while also generating A sufficient amount of profit to compensate for development risk.
This report evaluates the viability of the proposed residential redevelopment project located in Slade, Oxwich, Swansea SA3. The scheme proposes the demolition of an existing detached dwelling and construction of two luxury detached dwellings within Gower area.
The purpose of this report is to critically evaluate the viability of the proposed redevelopment scheme from both a financial and construction management perspective. The appraisal considers the condition and characteristics of the existing site, the planning and policy framework including the development, the anticipated capital expenditure associated with demolition and construction as well as the likely gross development value (GDV) of the completed scheme. In addition, the report evaluates the principal risks that would have an effect on the development including planning uncertainties, inflation as well as environmental constraints. Before assassin the sustainability credentials of the proposal and identify and opportunities to improve long term value and developer return. Industry standard appraisal principles and benchmark cost information I've been taken from (AECOM , 2023)Have been applied throughout this analysis.
[bookmark: _Toc229068046]Existing site and building analysis
[bookmark: _Toc229068047]Site location
The site is located around Slade, Oxwich, Swansea, within the Gower Peninsula. The surrounding area is characterised by low density detached residential properties situated within Large landscaped plots. The site benefits from a highly desirable coastal location close to Oxwich Bay and forms part of the Gower Area Outstanding Natural Beauty.
[image: ]
(Google Maps, 2026)
The planning authority confirmed that the site lies within or adjacent to the Gower AONB and conservative setting, Meaning, development proposals must preserve or enhance local character and visual quality (City and County of Swansea, 2026)
The plot measures approximately 0.42 acres and currently contains a detached residential property positioned within the Mature landscaping and boundary vegetation.
[bookmark: _Toc229068048]Existing building
The existing dwelling comprises of approximately 1988 square feet (Approximately 185m2) Of internal living space and currently operates as a detached residential property containing 3 bedrooms, 1 bathroom and two reception rooms, information found at (ZOOPLA, 2026). Visual analysis of the estate agent images suggests that the building is dated and in relatively poor conditions, Due to how dated the property appears it is highly likely that there is asbestos built into the property. This significantly reduces the economic viability of refurbishment and supports the decision to undertake a complete demolition.
From a development perspective, the existing building does not fully utilise the potential value of the site. The large 0.42 acre plot, Desirable coastal setting and surrounding pattern of high value detached housing indicate that the land is capable of supporting a higher value residential development. Consequently, the proposed development seeks to maximise the commercial potential of the site while remaining sensitive to the surrounding landscape and conservation setting.
[bookmark: _Toc229068049]Site constraints
several physical and environmental constraints have been identified across the site. The land slope slightly, which may require additional retaining structures, engineered foundations and more complex training arrangements during construction. Mature trees and boundary hedgerows are also present around the site and may require protection measures in accordance with planning and environmental regulations (Swansea Council, 2019).
The planning authority identified the potential presence of protected species due to the rural nature of the location. Ecological surveys will therefore be required before planning permission can be formally approved. Access to the site may also present challenges because of the narrow rural Rd network and restricted manoeuvring space for construction traffic.
A major consideration is the potential presence of asbestos within the existing structure. If asbestos containing materials are confirmed through intrusive surveys, specialist removal contractors and controlled disposal procedures will be required prior to demolition works commencing. Although these issues introduce additional costs and risks, they're not considered severe enough to prevent redevelopment. The premium location and strong residential market continue to make the scheme commercially attractive (Health and Safety Executive, 2023).
[bookmark: _Toc229068050]Planning and development context
the planning pre application response provided positive feedback regarding the proposed redevelopment scheme. The relevant Swansea local development plan (Swansea Council, 2019) policies include:
· policy PS2 - place making and police management
· policy ER 4 - Gower Area Outstanding Natural Beauty
· policy HC2 - preservation or enhancement of building features

the planning authority stated that the proposed contemporary vinegar design approach was considered sensitive and appropriate within the conservation setting.
The proposed design incorporates:
· timber cladding
· slate roofing
· aluminium framed glazing
· contemporary massing
· large glazed openings
· landscaped external areas
These materials were considered acceptable by the authority as they preserve the character of the area. The authority requested several additional items prior to formal approval, and they were ecological surveys, parking layout details, landscape information, boundary hedge protection and additional outbuilding information.
[bookmark: _Toc229068051]Proposed development scheme
The proposed development consists of the demolition of the existing detached dwelling and the construction of two new luxury residential properties together with associated landscaping, retaining walls, parking arrangements and detached outbuildings. Each proposed dwelling measures approximately 2000 square feet, equivalent to roughly 186 m2, creating a total development floor area of approximately 372 m2.
The submitted design drawings indicate a high specification contemporary architectural approach focused on maximising natural light, external views and open plan living arrangements. Large glazed openings, balcony spaces and expansive kitchens and living areas. Intended to create a premium residential product aimed at the upper end of the coastal housing market. The use of timber cladding, slate roofing and aluminium framed glazing also supports the luxury approach supported by the local planning authority
[bookmark: _Toc229068052]Capital expenditure and development costs
A key stage within any development appraisal is the accurate estimation of development expenditure. Capital expenditure refers to all costs associated with acquiring, demolishing, designing, and constructing the proposed scheme through to completion. The accuracy of these estimates directly affects the reliability of the overall appraisal because even relatively small cost increases significantly reduce developer profit margins.
For this appraisal, approximate estimating techniques and benchmark rates from (AECOM , 2023) Have been used due to the limited level of design detail information currently available. The development has been classified as a high specification residential scheme due to its luxury positioning, premium location and contemporary architectural design.
[bookmark: _Toc229068053]Land acquisition
the site acquisition cost is based off the recorded purchase price of £599,995. In addition to the purchase price, acquisition costs typically include legal fees, land transaction taxes, and administrative expenses. However, for the purpose of this appraisal, these additional costs have not been incorporated within the wider legal and professional fee allowances.
The relatively high land value reflects the premium nature of the Oxwich housing market and the scarcity of coastal development opportunities within the Gower peninsula. While the acquisition price increases overall development expenditure, it also supports the assumption that completed dwellings may achieve substantial market values.
[bookmark: _Toc229068054]Demolition and site clearance
The redevelopment proposal requires the complete demolition of the existing dwelling before construction works can commence. This element of the project introduces additional complexity due to the suspected presence of asbestos-containing materials within the structure. Asbestos removal requires a specialist contractor, controlled disposal procedures and compliance with health and safety legislation, all of which increase demolition costs (Health and Safety Executive, 2023).
In addition to the demolition itself, the site will require vegetation clearance, waste removal and preparation works before the new dwelling can be constructed. Due to the mature landscaping and sloping nature of the plot, these enabling works are expected to be more expensive than those associated with a standard flat urban site.
An estimated allowance of approximately £60,000 has therefore been included to cover demolition, asbestos surveys, specialist removal procedures and general site clearance activities.
[bookmark: _Toc229068055]Construction costs
The construction cost represents the largest component of the development appraisal. The proposed dwellings have been designed as luxury contemporary homes using timber frame construction methods. Timber frame systems are increasingly popular within the residential sector because they can reduce programme durations, improve thermal efficiency and lower embodied carbon when compared to traditional masonry construction.
Each proposed dwelling measures approximately 186 m2, resulting in a combined gross internal floor area of approximately 372 m2 (Rics, 2021) Due to the luxury nature of the development, A benchmark construction rate of approximately £2600/m2 has been adopted. This rate  reflects the high quality of the specification associated with the scheme, included extensive glazing, premium finishes, timber cladding and contemporary architectural detailing.
Applying this benchmark rate produces an estimated coal construction cost of approximately £976,200 (RICS, 2021). This figure relates primarily to the main building fabric and internal construction works including wider external works, professional fees and contingency allowances.
[bookmark: _Toc229068056]External works and landscaping
external works form a significant part of the overall development because of the site topography and landscape sensitive location. The sloping nature of the site is likely to require retaining walls in order to create suitable building and external amenity spaces (RICS, 2021).
Additional external works include new driveways, parking areas, landscaping, drainage systems and boundary treatments. Given the site's location, careful landscape integration will be particularly important in achieving planning approval and maintaining the visual quality of the surrounding environment.
An allowance of approximately £100,000 has therefore been included for retaining structures, drainage infrastructure, hard landscaping and external site works (AECOM , 2023).
[bookmark: _Toc229068057]Professional fees
another important the thing to remember would be the professional fees as they represent a significant component of development expenditure. These fees typically include architectural services, structural engineering design, planning consultancy, quantity surveying, legal services and specialist environmental assessments
due to the proposal lying within a sensitive environmental and conservational setting, specialist ecological and planning input will be particularly important throughout the development process. Additional surveys relating to protected species, tree protection and drainage may also be required (City and County of Swansea, 2026).
Industry guidance commonly estimates professional fees between 8% and 12% of core construction cost depending on project complexity. For this appraisal, a 10% allowance has been adopted, generated an estimated   professional fee cost of approximately £96,720 (CIOB, 2022).
[bookmark: _Toc229068058]Preliminaries and contingencies
construction preliminary's refer to site specific management and operational costs that are not directly attributable two individual building elements. Typical preliminaries include site accommodation, welfare facilities, temporary services, scaffolding, insurances and health and safety management.
(AECOM , 2023) Suggests that preliminaries on projects of this nature  are commonly averaged around 12% although higher percentages may apply where projects involve restricted access, difficult site conditions or programme complexity. Given the sloping site, ecological sensitivities and demolition risks associated with this development, relatively strong contingency allowances are considered necessary. Construction inflation, supply chain volatility and potential asbestos remediation costs further justify the inclusion of contingency provisions. As a result of this the allowance decided upon is approximately £251,000. 
	Cost item
	estimated cost

	land acquisition
	£599,995

	Demolition/site clearance
	£60,000

	construction works
	£967,200

	external works
	£100,000

	professional fees
	£96,720

	sustainability measures
	£30,000

	Preliminaries
	£116,000

	Contingency
	£135,000

	Legal/administration
	£20,000

	total development cost
	£2,124,915


[bookmark: _Toc229060331]Table 1 showing all of the estimated cost as well as the total estimated cost

[bookmark: _Toc229068059]Gross development value (GDV)
gross development value represents the anticipated complete market value of the scheme. Due to the area in which the site is located and the market availability of luxury detached coastal houses the value of the properties would see a massive increase. Compareable high end detached properties within the area frequently achieve values approaching or even exceeding £1,000,000 depending on specification and location.
For appraisal purposes, a conservative estimate of £1,250,000 per dwelling has been adopted.
	Unit
	estimated value

	Dwelling 1
	£1,250,000

	Dwelling 2
	£1,250,000

	total GDV
	£2,500,000


[bookmark: _Toc229060332]Table 2 showing the estimated sale value of each dwelling as well as the Total GDV
[bookmark: _Toc229068060]Return on investment and profitability
[bookmark: _Toc229068061]developer profit
developer profit is calculated as:
profit = GDV -total development cost
£2,500,000 - £2,124,915 = £375,085
[bookmark: _Toc229068062]Return on investment
ROI is calculated as:
ROI = (profit ÷ Development cost) x 100
ROI = (£275,085 ÷ £2,124,915) X 100
ROI = 17.65%
[bookmark: _Toc229068063]Project associated risks
[bookmark: _Toc229068064]planning and regulatory risk
Although the pre-application response from Swansea council was generally positive, full planning consent cannot be guaranteed. The development site lies within the Gower area of outstanding natural beauty and close to a conservation setting, meaning the proposal will be subject to significant scrutiny regarding visual appearance, environmental impact and compatibility with local character (City and County of Swansea, 2026).
Potential planning concerns include ecological impact, neighbour objections, parking arrangements and visual effect on the proposed outbuildings and retaining structures. Additional technical information including ecological surveys and landscape details will be required before planning approval can be secured (Welsh Government, 2021).
[bookmark: _Toc229068065]Construction inflation or procurement risk
the UK construction industry continues to experience inflation pressures with associated labour shortages, material  price increases and supply chain disruption. (AECOM , 2023)Identify significant cost increases affecting materials such as timber, steel, roofing systems and glazing products.
Due to the proposed dwellings having high specification timber frames the development is particularly exposed to fluctuations in timber and glazing prices. Extended lead times for specialist materials may also create programme risks.
[bookmark: _Toc229068066]Demolition and asbestos risk
the existing dwelling is believed to contain asbestos. If confirmed through intrusive surveys, specialist removal procedures will be legally required before demolition can begin. This introduces additional costs, programme implications and health and safety considerations.
To manage this risk effectively, a full refurbishment and demolition asbestos survey should be commissioned prior to contractor appointment. Allowances for specialist disposal and potential programme delays have also been incorporated within the contingency provision (Health and Safety Executive, 2023).
[bookmark: _Toc229068067]Ground conditions and site constraints
the sloping nature of the site may increase substructure and retaining wall costs. Drainage design may also become more complex depending on the results of future ground investigations. Access constraints within a rural Rd network could additionally affect construction logistics, especially regarding deliveries.
To mitigate these risks, it is wise to have detailed site investigations, careful sequencing of construction activities and early involvement of structural and civil engineering consultants.
[bookmark: _Toc229068068]Conclusion
The proposed redevelopment scheme at Slade, Oxwich demonstrates that the site is capable of supporting A financially viable and commercially attractive residential development, despite the various risks and constraints identified throat this appraisal. The existing dwelling is in poor condition and does not maximise the development potential of the site considering its premium coastal location, large plot size and strong surrounding property market. Consequently, the proposal to demolish the current structure  and replace it with two luxury detached dwellings represents a more effective and economically beneficial use of the land.
The appraisal identifies several key challenges associated with the project, including planning sensitivity due to its location within the Gower area of outstanding natural beauty, potential asbestos contamination, construction inflation, ecological constraints and difficult ground conditions caused by sloping topography. However, the positive pre application response from Swansea council suggests that the proposed contemporary design approach is considered appropriate within the surrounding conservation setting, provided that the necessary supporting surveys and technical information are submitted.
Financially, the development demonstrates a positive return on investment (ROI), with an estimated gross development value (GDV) of £2.5 million Against a total development cost of approximately £2.12 million. Although the project profit margin is relatively modest when compared with higher risk residential developments, the scheme still demonstrates positive viability when offering opportunities for future value growth through enhanced sustainability and premium specification. Therefore, the proposed development can be considered a realistic and commercially achievable scheme that successfully balances profitability, environmental sensitivity and modern residential design within a highly desirable coastal location.
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