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1 Introduction 

In accordance with instructions received from Mr Ben Hill of Oldham Metropolitan Borough Council, 

and confirmed in our letter of 13
th

 January 2015, and subsequently updated by Mr Hill on 27
th

 January 

2015 and 22
nd

 June 2015, we confirm that inspections of the above mentioned pieces of land were 

undertaken on Thursday 22
nd

 January 2015 and Tuesday 3
rd

 February 2015, and we have pleasure in 

submitting the following valuation and appraisal report for transfer of ownership purposes, prepared 

in accordance with our standard terms of engagement sent with our letter of 13
th

 January 2015, and 

also included in the appendix to this report, and also in compliance with the Royal Institution of 

Chartered Surveyors (RICS) Valuation – Professional Standards incorporating the International 

Valuation Standards (the Red Book), specifically UK GN7 in accordance with Part 7, Section 119(i) of 

the Charities Act 2011. 

A copy of the instruction letter is included in the appendix to this report, along with a copy of client’s 

acknowledgement of instructions. 

The Freehold interest in the land identified within this report has been valued in accordance with 

instructions. 

We are instructed to provide the following: 

 Market Value (MV) 

We report as follows: 

 

2 Executive Summary 

 2 pieces of land extending in total to 0.21 hectare (0.52 acre) or thereabouts 

 Situated between grounds of Lancaster Club and adjoining Memorial Land 

 Freehold tenure assumed 

 Plot A: Wooded amenity land – 0.15 hectare (0.38 acre) 

 Plot B: Amenity land – 0.055 hectare (0.14 acre) 

 Situated off Broadway and close to residential areas 

 Market Value – Plot A: £5,000 

 Market Value – Plot B: £4,500 

 Date of Inspection: 22
nd

 January 2015 and 3
rd

 February 2015 

 Date of Valuation: 9
th

 July 2015  
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3 Situation 

The 2 pieces of land are situated to the west of Broadway (A663) and to the east of, and above, 

Moston Brook, on the south western edge of the Borough of Oldham.  They are both on the north 

side of the grounds of the Lancaster Sports & Social Club and the south side of the adjoining area of 

open land and allotments, on the north west side of the Failsworth district of the Borough. 

Surrounding properties and land use includes the playing fields, sports grounds and car parks of the 

Lancaster Club along with the recreational area, allotments, paths and tracks of the Lower Memorial 

Park and Moston Brook. 

Oldham is a major regional town located within Greater Manchester and the subject land is situated 

around 5 miles to the north east of Manchester City Centre, and 1 mile to the south of the M60 

Manchester Orbital Motorway.  The town is situated on the Manchester Metrolink line to Rochdale, 

which runs just to the south of the subject land, and there is a station nearby in Failsworth. 

 

4 Description 

The property comprises 2 pieces of land situated between the grounds of the Lancaster Sports & 

Social Club and the adjoining open amenity land of the Lower Memorial Park, as well as an area of 

allotments.  They are more particularly outlined in red and labelled A and B in the identification plans 

in the appendix to this report. 

Plot A – Comprises the north western corner of the grounds of the Lancaster Club and extends to 0.15 

hectare (0.38 acre) or thereabouts.  It is an area of unmanaged woodland with tree and undergrowth 

cover dissected by worn footpaths and some redundant fencing.  It is roughly triangular in shape, but 

with a curved base to its south eastern boundary.  It includes a sloping area that is part of the upper 

valley side to Moston Brook, as well as a more level area between sports fields and the open 

recreational land.  At its north western tip it includes a small section of old timber retained steps 

forming part of a footpath leading down to the brook. 

It is considered that due to its size, shape, nature and location, this piece of land is suitable only for 

amenity use. 

Plot B – Extends to 0.055 hectare (0.14 acres) or thereabouts and comprises a roughly triangular 

shaped parcel of land comprising a small part of the northern edge of the surfaced car park to the 

Lancaster Club, along with part of the bordering embankment and land, which is covered in 

undergrowth and a number of mature trees.  It is situated within a few meters of the access driveway 

from Broadway into the Lancaster Club, and is also close to the allotment gardens that front onto 

Broadway.  It is a fairly level site apart from the topography of the embankment border.   

It is considered that due to its size, shape, nature and location, this piece of land is suitable only for 

amenity or landscaping use.   
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5 Site Areas 

We understand that the extent of the land is approximately as shown outlined in red on the 

identification plans in the appendix to this report.  We have estimated the land areas by transposing 

the boundaries, by sight from unscaled plans provided to us, to the Ordnance Survey and then 

calculating the areas using Promap and triangulation.  Accordingly, the areas have been estimated to 

be approximately as follows: 

Plot A – 0.15 hectare (0.38 acre) or thereabouts  

Plot B – 0.055 hectare (0.14 acre) or thereabouts 

 

6 Services 

We have not been able to make specific enquiries with the relevant statutory undertakers in the time 

available regarding the availability, capacity or location of mains services.  However, none were noted 

during the course of our inspection and for the purposes of this report, we have assumed that there 

are no services or drainage to Plot A, but that mains, services and drainage may well be available in 

close proximity to Plot B. 

 

7 Tenure and Occupational Agreements 

We have not had sight of the title deeds and have not been provided with a report on title.  However, 

we understand that the land is Freehold and for the purpose of this report, we have assumed that this 

information is correct.  It is, however, subject to formal confirmation by solicitors. 

We are not aware of any grazing licences, leases, tenancies or any other occupational agreements 

affecting the land, and for the purpose of this report we have assumed that both pieces of land are 

effectively vacant. 

We have not inspected any documents of Title or Leases other than specifically referred to and for the 

purpose of this valuation we have assumed that the subject interest is unencumbered and free from 

any unduly onerous or unusual liabilities, easements, restrictions, outgoings, covenants or rights of 

way. 

 

7 Interest to be Valued 

Further to the previous paragraph, it is assumed that there is good Freehold title to the land and it is 

this interest that is the subject of the valuation, upon the assumption of vacant possession. 

 

8 Planning 

Plot A is situated within an area of “Other Protected Open Land” whereas Plot B appears to be within 

an area that is not allocated for any particular purpose, but immediately adjoining an area of “Other 
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Protected Open Land”, on the current development plan for the Borough of Oldham, which was 

adopted in April 2012. 

For the purpose of this report, it is assumed that there are no adverse town planning, local authority 

or other proposals which will be of direct detriment. 

Our valuation also assumes that all appropriate planning consents have been obtained for the existing 

use of the property. 

 

9 Business Rates/Council Tax 

We have been unable to trace any separate assessments for the subject pieces of land, but it is 

assumed that Plot A is included within the current business rates assessment for the Lancaster Club. 

 

10 Roads and Access 

There is no vehicular access currently to Plot A, although it does appear to be accessible via public 

footpaths.  There is currently vehicle access to Plot B, but it is of a limited nature via the car park to 

the Lancaster Club and is not directly accessible from the public highway.   

For the purpose of this report we have assumed that there are no rights of vehicle access to either 

Plot A or Plot B. 

 (Information provided in paragraphs 6, 7, 8, 9 and 10 above should be verified by solicitors). 

 

11 Condition 

The property comprises two pieces of amenity and/or woodland with no marked site boundaries. We 

have not been provided with details of any site investigation works to identify the nature of the 

substrata.   

Our inspection of the land was by no means a survey and it is therefore beyond the scope of this 

report to comment in detail upon ground conditions. 

We have not inspected every part of the land and in particular, have not inspected parts which were 

covered, unexposed or inaccessible and for the purpose of this report, such parts have been assumed 

to be in good condition. 

We cannot express an opinion about or advise upon the condition of un-inspected parts and this 

report should not be taken as making any implied representation or statement about such parts.  

Furthermore we have not tested any of the drains or other services and, for the purpose of this 

report, we have assumed that they are all in good condition and operating satisfactorily.  No 

allowances have been made for replacement or repair. 

We have not arranged for any investigation to be carried out to determine whether or not any 

deleterious or hazardous materials have been used or deposited at the land, or have since been 
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incorporated and we are therefore unable to report that the land is free from risk in this respect.  For 

the purpose of this report, we have assumed that such investigation will not disclose the presence of 

any such materials to a significant extent. 

 

12 Environmental Matters 

We are unaware of any adverse environmental issues likely to have a material effect upon the land, 

although there are former landfill sites in the area and parts of the subject land could possibly include 

former landfill.  They are also close to the flood zone of Moston Brook. 

We have not been provided with environmental assessments and our comments are based upon our 

knowledge of the area and our superficial inspection of the land and immediate environs. According 

to the Environment Agency the land is not within an area which could be affected by flooding. A copy 

of the flood map is included within the appendix to this report. However, this does not cover surface 

water flooding, the occurrence of which is becoming increasingly common and, accordingly, the 

subject land could be at risk from such pluvial flooding which could affect both value and cost of 

insurance. 

We are unaware of any mining related problems in the immediate vicinity but this is subject to 

confirmation by Solicitors carrying out standard mine working searches.  

 

13 Contamination 

The property comprises 2 pieces of land adjoining, or including protected open land, but close to 

residential and commercial areas.  We have no reason to anticipate any undue risk of land 

contamination or contaminatory land use. 

We are not aware of the content of any environmental audit or other environmental investigation or 

soil survey which may have been carried out on the property and which may draw attention to 

contamination or the possibility of any such contamination. 

We have not carried out any investigation into past or present uses either of the property or any 

neighbouring land to establish whether there is potential for contamination to the subject from these 

uses or sites and, therefore, assume that none exists. 

However should it be established subsequently that contamination, seepage or pollution exists at the 

property, or on any neighbouring land, or that the premises have been or are being put to a 

contaminative use, this might reduce the value now reported. 

 

14 Remarks and Opinion 

The property comprises 2 parcels of land situated between the grounds of the Lancaster Sports & 

Social Club and the adjoining amenity land and allotments of the Lower Memorial Park.   

The larger of the 2 pieces of land, Plot A, is a mainly wooded area of amenity land with no vehicle 

access.  Its proximity to surrounding residential areas and the proposed development on neighbouring 
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land could create some hope value that residential development may be possible at some future date, 

but this could be tempered by planning policies covering protected open land.  Consequently, it is our 

opinion that it is suitable only for amenity use and has no realistic current development value or 

potential. 

Plot B is a smaller parcel of land bordering and including a small part of the Lancaster Club car park.  

Once again, it is considered that due to its size, nature and location, this piece of land is only suitable 

for amenity or landscaping use.   

The market for land has been detrimentally affected by the recessionary economic trends ensuing 

from the banking crisis, and in line with the property market as a whole, has continued to decline over 

the past 7 years affecting both occupier and investment demand.  Recent cutbacks to the public 

sector have further weakened confidence and the market, particularly in northern boroughs such as 

Oldham, has been adversely affected.  There has been a recent upturn in sentiment, however, and 

agricultural and grazing land values are, anecdotally, increasing throughout the country, but prospects 

for the market continue to be negatively affected by continuing recession in the Eurozone, 

uncertainty with regard to continuing EEC membership and concerns with regard to the sustainability 

of the current UK economic recovery.  This lack of confidence is being exacerbated by a lack of 

liquidity and difficulties in securing bank finance.   Accordingly extended marketing periods can be 

required for disposal. 

 

15 Valuation Commentary 

Our instructions, as confirmed in our letter and terms dated 13
th

 January 2015, are to provide our 

opinion of Market Value (MV) of the land.  To comply with these instructions we have applied both a 

market and a rental approach with due consideration given to the level of prices achieved and being 

quoted for land in surrounding areas. 

Schedules of comparable information are included within the appendix to this report, however, 

transactional information with regard to land similar to the subject plots is fairly scarce as can be 

noted from the schedule. 

Agricultural and grazing land values are, anecdotally, increasing throughout the country, but values 

are still within a range of £5,000 to £10,000 per acre.  However, smaller parcels of land, particularly 

those suitable for equestrian purposes and close to urban areas can command a higher rate per acre, 

particularly if there could be potential for additional commercial usage, or “hope” value due to 

proximity to residential areas.  This contrasts with a value range of around £100,000 to £400,000 per 

acre for sites with definable commercial or development potential.  

Accordingly, we have looked at sales of, and market information for, smaller parcels of land without 

specific development plans, but with some reflecting possible hope and future development value 

and these are listed within the comparable schedules within the appendix to this report.  They 

demonstrate a range of values for smaller plots of amenity land from £3,500 per acre to over £40,000 

per acre.  Particularly of note within the schedule is the July 2013 auction sale of 0.31 acres of land 

close to Buckstones Road in Shaw, at a price equating to just over £29,000 per acre, the July 2011 

auction sale of 0.2 acres close to Hunt Lane in Chadderton, at a price equating to £20,000 per acre and 
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the December 2012 auction sale of a much larger piece of land (2.2 acres) in Middleton at a price 

equating to £3,636 per acre.  Accordingly, having regard to the market information available and also 

having regard to the location, size, quality and potential of Plots A and B, rates of £13,000 per acre 

and £30,000 per acre respectively are considered to be appropriate, which equates to the Market 

Values reported, after slight rounding of £5,000 and £4,500 respectively. 

Accordingly, we submit the following valuations, but it must be noted that difficult market conditions 

are currently being experienced where it is apparent that competitive pricing and prolonged 

marketing periods are necessary to achieve successful sales.  Market values have been adversely 

affected and there is a risk that such may deteriorate further before matters stabilise.   

It is recommended that an overage clause be included in any contract for the sale of the subject land. 

 

16 Valuation 

It is our considered opinion that the Market Value of the aforementioned land, in its existing 

condition, subject to the foregoing remarks and assumptions and with the benefit of vacant 

possession is in the sum of: 

PLOT A - £5,000 (FIVE THOUSAND POUNDS) 

PLOT B - £4,500 (FOUR THOUSAND FIVE HUNDRED POUNDS) 

 

17 Valuation Considerations 

In arriving at our opinion of value we have had regard to a number of factors including the following: 

Strengths 

 Within urban area 

 Possible amenity/woodland usage  

 Within popular recreational area 

 Close to residential districts 

 Rarely available Freehold land 

Weaknesses 

 Plot A – Within area of protected open land 

 Plot B – Narrow restrictive shape  

 Possible landfill areas  

 Isolated land with no road access 
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 Ill-defined sites away from public roads 

 Irregular shaped parcels of land 

 Lack of confidence in property market 

Valuation Uncertainty 

The current turmoil and uncertainty in the world’s financial markets has resulted in commercial and 

residential properties selling in significantly reduced quantities with virtually no activity in some areas.  

Often Vendors are choosing not to go to the market until conditions improve.  Many Purchasers are 

also choosing not to buy, in the expectation that market conditions will continue to deteriorate and 

they will be able to purchase more favourably in the future.  Transactions are also failing due to 

current difficulties in funding acquisitions. 

The lack of market activity and the resulting lack of market evidence means that it is not generally 

possible to value with as high a degree of certainty as would be the case in a more stable market with 

a good level of market evidence. 

 

18 Compliance 

We confirm that this report has been prepared by Christopher Breakey BSc MRICS – RICS Registered 

Valuer, acting as an independent valuer. 

We confirm that this valuation has been prepared in accordance with the Royal Institution of 

Chartered Surveyors (RICS) Valuation – Professional Standards incorporating the International 

Valuation Standards (the Red Book). 

The relevant definitions and assumptions are as defined in the attached copy of our Terms of 

Engagement for Valuations. 

This report is dated the 09
th

 July 2015 

 

 

Signed by:  ………………………………………  

  C Breakey BSc MRICS 

 

  For and on behalf of: 

  Breakey & Nuttall 
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