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Further Preliminary Report (2) prepared for the purpose of informing the development of the Chiltern 

and Souths Bucks proposed Community Infrastructure Levy Charging Schedules, and the Local Plan 

viability - using viability assessment assumptions suitable for this purpose.  

This report is not to be used for other purposes.   
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Executive Summary  
 

1. This report is provided for Chiltern & South Bucks District Councils (CDC & SBDC) by 

experienced consultants Dixon Searle Partnership (DSP), as a part of the viability 

assessment process that is supporting the progression of the Councils’ new Local Plan 

and Community Infrastructure Levy (CIL) Charging Schedules.  

 

2. ‘Viability’ in this sense refers to the financial “health” of development and is a key factor 

for local authorities to consider alongside and in balance with supporting suitable 

developments and the desirability of funding infrastructure. National planning policy 

and guidance in the form of the National Planning Policy Framework (NPPF) and 

Planning Practice Guidance (PPG) require this, so that in setting local planning policies 

and the level at which infrastructure contributions will be required, developments retain 

the ability to come forward viably. 

 
3. The assessment continues to use a ‘residual valuation’ approach, which assesses the 

scope to support the costs associated with the Councils’ proposed policies (including in 

this case mixed tenure affordable housing at 40%) and uses assumptions reflecting the 

CDC & SBDC CIL proposals. This stage adds the review of the proposed strategic sites. 

The process continues to involve deducting estimated development costs (including the 

influences of proposed policy) from the estimated value created on development 

completion. As a part of this, appropriate assumptions are made on the likely works 

costs, fees, finance, land value, development profit and other matters – all as set out in 

the report detail. 

 
4. Using the Councils’ supplied latest available estimates of education and transport 

infrastructure costs, which are included here as appraisal assumptions (inputs) too, the 

assessment finds at this stage that the strategic sites are considered overall to have 

reasonable prospects of viability.  

 
5. All sites appraised except one (Holmer Green – SP3) currently show a surplus outcome 

after allowing for current assumptions. 

 
6. However the report notes that indicative outcome reflects a likely worse-case (highest 

potential cost) scenario in relation to education provision costs, and we understand that 

provision may not be required to the currently assumed level.  
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7. The findings note that the outcome currently indicated for SP8 Chalfont St Peter is a 

low- level of surplus compared with others – i.e. potentially a marginal scenario as 

appraised. However, in that case, as with all others, the potential to see a different 

outcome including a more positive one can be seen based on a range of further 

outcomes that are indicated within the appraisal sensitivity tests.  

 

8. The results overall are considered positive or very positive, bearing in mind the levels of 

cost currently included within the assumptions. In most cases, they show capacity for 

further costs to be supported, if necessary – i.e. scope for alternative assumptions to be 

included.  

 
9. In summary, at a plan-wide level, the policies and sites proposed are considered to 

present positive outcomes representative of likely viable delivery. 

 
10. It is proposed that a further stage of reporting will be prepared as a final viability 

assessment step. This would draw together this latest work (as set out in the report and 

appendices that follow this summary) with a revisit/updating of the November 2018 

smaller sites (typologies based) assessment work – potential further review/refinement 

activities to be discussed with the Councils. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Executive Summary Ends (DSP v3 May 2019)
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1. Introduction – context and purpose 
 

 
1.1.1 Chiltern and South Bucks District Councils (CDC & SBDC) appointed Dixon Searle 

Partnership (DSP) to provide a Viability Assessment – as a part of the evidence base 

gathered to inform and support the Councils’ development of a new strategy and 

policies for their joint Chiltern and South Bucks Local Plan (LP) 2036 and Community 

Infrastructure Levy (CIL) Charging Schedules. 

 
1.1.2 DSP has been working with the Councils since 2016 on strategic level viability 

assessment. This report adds to the latest viability information DSP provided to CDC 

& SBDC through our report ref. 17526 in November 2018. The information within 

that informed the Councils’ consultation on CIL Preliminary Draft Charging 

Schedules for Chiltern and for South Bucks - PDCS stage consultation exercise 

completed in November and December 2018. 

 
1.1.3 The additional information provided here was sought specifically with the purpose 

of the Councils seeking a supplementary report of larger / strategic sites viability; a 

preliminary overview of the potential viability of those, prepared using latest 

available information. This information provided by the Councils comprised their 

latest draft policy proposals to that point. These were grouped together under the 

headings: 

 Designing Places (draft DP1-23); 

 Healthy Places (HP1-24); 

 Natural Places (NP1-10); 

 Connected Places (CP1-6); 

 Enterprising Places (EP1-10); 

 Living Places (LP1-10); 

 Protected Places (PP1-3); 

 Building Places – emerging site allocations (draft SP2-4; 6-14); 

 
1.1.4 Further information on provisionally estimated infrastructure costs (particularly in 

respect of education and transport) has been made available to DSP. This has 

enabled some refinement of the first strategic sites appraisal runs carried out at a 

draft stage of this preliminary report work. The latest assumptions on infrastructure 

costs are reflected in this final version of this Report – completed early May 2019 - 

on the viability of the strategic sites (using latest available information to report as 

far as possible on this). 
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1.1.5 As with the earlier preliminary (smaller sites typologies based) review work 

completed in November 2018, DSP’s focus has been on making assumptions 

considered to be reflective of the draft policy positions that have a clearly 

detectable development cost impact (and therefore directly influence development 

viability). 

 
1.1.6 This means considering the potential viability influences of those emerging policies 

that are likely to mean a different potential (usually additional) cost; compared with 

either not requiring the specific criteria set out, or with alternative positions (e.g. 

potentially setting policies not going beyond base national standards under the 

Building Regulations and similar standards that would always be applicable 

regardless of any particular local criteria). As is usually the case, the wider policy set 

will contain many criteria which essentially represent a typically expected approach 

to development and its control – based on the generally principles of sustainability, 

meeting community needs and good design, etc. Those more general criteria are 

considered to be reflected in the overall base assumptions made, before allowing 

for enhanced requirements over the base (minimum) criteria on design and 

specification, etc. 

 
1.1.7 As before, affordable housing remains the single most costly policy to support and 

will again tend to have the greatest single policy based influence on the viability of 

residential led schemes. This is the most significant influence outside the operation 

of the market itself; or any viability issues that are inherent in the characteristics of 

particular sites. At present this is allowed for fully in accordance with proposed 

policy (at 40%, mixed tenure) and is expected to be supportable. 

 

1.1.8 The NPPF (as updated in 2018 and further in 2019) includes an expectation that at 

least 10 per cent of the homes on major developments will be affordable home 

ownership (currently assumed in the form of shared ownership tenure), subject to a 

number of exemptions including for Build to Rent and self-build. There is no 

exemption relating to viability. 

 

1.1.9 Aside from the above, whilst there have been further adjustments to national policy 

and guidance (NPPF and accompanying PPG), the context for and principles used 

in this further review are as per the earlier stage assessment work. Therefore we 

will not further repeat that backdrop here. 
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1.1.10 The following report sections go on to outline below the approach to this further 

layer of assessment (next section - 2) and then to outline our current stage findings 

(final section - 3). 
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2. Further assessment and approach - outline 
 

 

2.1 Current stage viability assessment – further/supplementary review RE: proposed 

larger/strategic sites 

 
2.1.1 Again using residual valuation principles, for this current stage relatively high-level 

preliminary look at the viability of these sites we have used Argus Developer to 

undertake the appraisals. These use inputs (assumptions) as are outlined at Appendix 

I (with key assumptions on indicative site areas and capacities as noted in the 

Appendix IIa results summary table (on the basis the CDC and SBDC proposals to 

charge CIL at the PDCS proposed rate of £150/sq. m on sites providing fewer than 400 

dwellings; nil CIL (£0/sq. m) at 400+ dwellings). 

 
2.1.2 Within that table, the ‘MV’ is the currently estimated market sales value assumption 

(expressed in £/sq. m) used overall in each case. The estimated potential surplus 

sums (first as a total and then as a £/dwelling equivalent) are shown in the two right-

side columns. Those are the outcomes after allowing for the stated infrastructure 

costs, using latest available information provided by the Councils on estimates for 

both site-specific costs and apportioned costs of strategic level infrastructure.  

 
2.1.3 A summary print is provided for each appraisal undertaken to this stage – i.e. of all 

sites likely to provide more than 100 homes. Rather than through generic typologies 

at a broadly representative say 300, 500 and 1,000 homes or similar, these appraisals 

have been aligned as far as possible to the emerging picture of what the sites could 

provide and require. Appendix IIb provides the appraisal summaries. 

 

2.2 Scope of current stage further appraisals – Preliminary larger/strategic sites review 

for CDC & SBDC – Residential – Affordable housing and other policies 

 
2.2.1 The market sale value (MV) assumed in each case is stated individually – i.e. as may 

be expected to vary by location, based on a current view. 

 
2.2.2 Based on the Councils’ emerging approach to mixed tenure, the affordable housing 

revenue has been assumed at 47.8% MV overall, representing a blend of the revenue 

levels broadly expected to be provided by social rent, affordable rent and 

intermediate/affordable home ownership (latter currently envisaged in the form of 

shared ownership for example). 
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2.2.3 Assumed housebuilding costs are based on BCIS, using the ‘mixed developments’ 

category, i.e. assuming development mixes assuming both houses and flats. A cost 

addition at 4% has been made to represent additional costs associated with local 

sustainability policies. Our interpretation of the Councils’ emerging approach on 

accessible housing has also been reflected in additional cost assumptions. 

 
2.2.4 Land purchase is currently allowed for as a fixed cost input at £250,000/ha applied 

across the whole (gross) site area assumed – based on the ‘EUV plus’ approach 

consistent with national guidance and relevant to greenfield development. 

 
2.2.5 Development profit is allowed for at 17.5% on the GDV (i.e. mid-range figure with 

reference to the PPG on ‘Viability’) for the private sale homes; and 6% GDV of the  

affordable homes, which appropriately reflects the expected delivery mode and 

therefore a contractor’s type approach rather than a full market delivery level of risk. 

 
2.2.6 We have included an assumed per dwelling cost of £33,000 (applied to all homes) for 

site works and infrastructure. 

 
2.2.7 Land servicing costs have been assumed (included) where the emerging policies 

suggest that other, non-residential uses will come forward as an integral part of such 

schemes. The approach assumes that the relevant additional land areas will be made 

ready for development of the other types as noted – e.g. school provision, village 

centre/community uses/retail, employment development. 

 
2.2.8 As noted above, the cost of a £150/sq. m CIL cost has been included on all sites 

appraised here that assume fewer than 400 new homes to be provided. Consistent 

with the Councils’ proposals, no CIL cost is included within the appraisals 

representative of site providing 400 or more new homes. 
 

2.2.9 Appendices I, IIa and IIb provide further information.  The following have been 

reflected in these current stage appraisals - assumptions applied on a site-specific 

basis.  

 
2.2.10 Reflecting the currently estimated infrastructure costs, these larger/strategic sites 

appraisals now all include the following: 
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 Related to new or enhanced education provision: Based on latest costs and 

yield rates, an indicative contribution at a cost of £7,240 per new home has 

been assumed for primary schools places, except where on-site provision is 

assumed and alternative assumptions are included (as per Appendices I and 

IIa) and £6,450 per home for secondary school places (all sites appraised 

here). The Buckinghamshire County Council (BCC) Planning Contributions for 

Education Provision includes cost estimates for school places but this is under 

review as a result of the April 2019 Department for Education guidance on 

securing planning contributions for school places. In the interim, proxy figures 

have been used to provide an estimate for the current version of the Councils’ 

IDP.  

 
 Assumed contributions to transport infrastructure costs: These are based on 

information provided by the Councils, using the IPD Appendix 2 information, 

again sourced from BCC. These include the relevant Iver Relief Road (IRR) 

cost/contributions revised estimate provided to DSP at £12m, with those 

estimated costs apportioned together with other transport infrastructure 

costs taken from the most up to date version of the IDP, with the maximum in 

the indicated range used in each case. 

 
2.2.11 At present the above requirements are assumed at these stated £/home levels across 

all sites reviewed here, in accordance with the Councils’ information, should other 

variance between sites become relevant, for example with smaller sites (e.g. 

providing fewer than say 400 homes) requiring lower contributions, then of course 

any further refined appraisals would produce varied outcomes from those currently 

indicated.  

 

2.2.12 A reduction in assumed infrastructure costs would increase the currently stated 

indicative surpluses, and vice-versa. No other specific policy/development costs 

included and, if any are applicable (e.g. additional infrastructure or abnormal site 

issues), those would need to be funded from the indicative potential surplus 

identified. 

 

2.2.13 The Argus appraisal summaries (included for further information at Appendix IIb) 

show the assumptions entered (appraisal inputs) as above. The ‘PROFIT’ i.e. residual 

outcome from each appraisal, with CIL tested as requested at £150/sq. m on the sites 
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proposed to provide 400+ new homes, is shown at the end of each summary. This 

therefore is effectively the potentially available (indicative) surplus for funding other 

matters not so far included, as noted above – a surplus profit, based on the particular 

assumptions used at this stage in each case. 

 

2.2.14 The emerging results, and what this could mean for the s.106/CIL balance and other 

matters moving forward, will now be outlined (section 3 below). 
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3 Findings – results overview 
 

 

3.1 Results tables and summaries 

 
3.1.1 Following Appendix I (assumptions overview), the Appendices provide the following 

information: 

 Appendix IIa – Larger / Strategic Sites – Results (Summary tables – Nil CIL or 

£150/sq. m CIL input as stated). 

 Appendix IIb – Larger / Strategic Sites – Appraisal Summaries – Arranged by 

emerging site policy.  

 
3.1.2 At the final sheet (page 4) of each appraisal summary print appears a ‘Sensitivity 

Analysis Report’ grid. This shows in the grid centre in each case the appraisal reported 

result (additional ‘profit’ residual i.e. indicative potential surplus) where a ‘0.00/m2’ 

increase or decrease in sales values and a ‘0.00/m2’ increase or decrease in base 

construction costs are assumed – the current base assumptions. Moving either side, 

up and down around that are then sensitivity test outcomes that show how the base 

reported profit surplus alters with varied combination of increasing or decreasing 

sales value and/or construction cost assumption.  

 

3.1.3 Where bracketed, the profit outcomes indicated are negative residuals, i.e. financial 

shortfalls indicated by using that combination of reduced market sales value and/or 

increased construction costs – moving to the left and/or downward from the 

sensitivity grid centre. These additional indications may be useful to the Councils in 

considering how sensitive the positive results could be to negative development 

value:cost relationship influences; and, although considered likely to be relevant only 

in limited cases, how increased values and/or reduced costs compared with those 

assumed could be seen to move any negative viability into positive territory. 

 
3.1.4 As reported previously, compared with that being considered further by the Councils 

for the general sites (a CIL at £150/sq. m was consulted on at Preliminary Draft 

Charging Schedule stage), a different approach to CIL may well be suitable for the 

larger/strategic sites that usually carry significant site-specific development 

mitigation and infrastructure costs; or for at least some of these.  

 
3.1.5 Any subsequent refinement of the appraisals that have been undertaken to date, as 

informed by further information on the sites and infrastructure requirements, may be 
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able to further inform this picture – e.g. on rate(s), zoning, a threshold/description 

relating to certain site characteristics, or similar. 
 

3.1.6 Wherever the CIL proposals settle in respect of the larger/strategic sites in particular, 

the latest findings suggest that the Councils’ emerging policies are unlikely to unduly 

affect the ability of sites to be developed viably, including the sites now reviewed. 

Overall, the indications are again that it is possible to continue proceeding in a 

direction that is consistent with the NPPF on this. 

 
3.1.7 On the basis of the current stage assumptions, including on the Councils’ provided 

estimates on education and transport infrastructure costs, our Appendix IIa results 

are all in surplus except for SP3 Holmer Green (which as appraised shows a notable 

deficit).  

 
3.1.8 However that outcome reflects what is considered to be a worse-case scenario in 

relation to education provision costs, and we understand that provision may not be 

required to the assumed level.  

 
3.1.9 We also note that SP8 Chalfont St Peter outcome is currently indicated to be a low 

level of surplus compared with others – i.e. potentially a marginal scenario as 

appraised. In that case, as with all others, the potential to see a different outcome 

including a more positive one can be seen on viewing the sensitivity tests reported in 

the final sheet of the relevant Appendix IIb appraisal summary (as per 3.1.2 above).  

 

3.1.10 The results overall are considered positive or very positive, bearing in mind the levels 

of cost currently included within the assumptions. In most cases, they show capacity 

for further costs to be supported, if necessary – i.e. alternative assumptions to be 

included.  

 
3.1.11 At a plan-wide level, the policies and sites proposed are considered to present 

reasonable prospects of viable delivery. 

 
3.1.12 It is acknowledged that there is the potential for the development of some sites 

identified by the Councils to need to overcome abnormal issues and support added 

costs when further master planning is undertaken. A number of the strategic sites are 

expected to be influenced to some extent by such factors. The NPPF recognises that 

within this picture there could be sound reasons for site-specific viability evidence to 

be brought forward at the delivery stage in such circumstances; as a part of ultimately 

settling the development details and exact degree of support that can be maintained 
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for planning obligations to secure infrastructure.  

 
3.1.13 We are aware that the Councils intend to prepare a ‘Technical Advice Note’ or similar 

with the intention of informing any future dialogue on viability where it becomes 

necessary to consider a robust justification for that (for example covering information 

requirements and expected assumptions for use) at a site and scheme-specific level, 

as part of the development management process. 

 

3.1.14 Consistent with the above, it may be possible to further refine this current appraisals 

view – with more information from the Councils to inform further site-specific or 

more closely considered overview assumptions – particularly on likely 

s.106/infrastructure costs associated with these proposals individually; and anything 

more that may be known about any significant abnormal costs. 

 
3.1.15 Unavoidably, how the use of s.106 and CIL may actually be workable and managed 

will be dependent on the Government’s finalising of its ongoing review of CIL. 

 
3.1.16 We note that in accordance with the PPG, the Councils may take a pragmatic 

approach, informed by but not necessarily exactly mirroring the viability evidence. 

 
3.1.17 As noted above, currently it is proposed that a final reporting stage on this phased, 

ongoing assessment will round-up as far as possible the viability findings for the 

Councils. This will draw together a further update of the earlier assessment work 

(November 2018 Preliminary Report) and any possible refinement of this latest work 

on the larger/strategic sites - further informing and supporting the development of 

the Local Plan and CIL proposals. 
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Notes and limitations 
 

1 This is a further report prepared for the purpose of informing the Chiltern and South 

Bucks Councils proposed Community Infrastructure Levy Draft Charging Schedules, and 

draft Chiltern and South Bucks Local Plan 2036 - using viability assessment assumptions 

suitable for this purpose. This report is not to be used for other purposes and does not 

pre-determine or directly inform any site-specific level viability discussions. 

 
2 To this reporting stage the assessment focus has been on applying up to date 

development value and cost assumptions whilst using assumed policy positions on 

affordable housing (at 40%, mixed tenure) and other planning objectives, using a series 

of relevant high-level inputs within suitable appraisals. The indications provided at this 

point are necessarily subject to further review and settling down. 

 
3 The viability assessment work behind both this preliminary stage and any subsequent 

reporting, as will be continued in due course through further review work, continues to 

draw upon a range of information – as far as available to date. This again uses an 

approach consistent with DSP’s substantial experience in the preparation of both 

strategic viability assessments for local authority policy development (CIL and Local Plans 

viability) and site-specific (development management stage) viability reviews and advice. 

DSP has worked with the Councils previously on viability and affordable housing, and 

works with others nearby as well as across the wider region. 

 
4 Further high-level guidance is probably the most appropriate description of this type of 

work at the current stage. It is important to note that such information and assumption 

sets are intended to be appropriately representative but will rarely exactly fit actual sites. 

This review (as with all similar work of its type) will not necessarily reflect site- specific 

circumstances. It is not intended to prescribe development assumptions, land values or 

other appraisal inputs / output findings; or otherwise substitute for the usual 

considerations and discussions that will continue to be needed as particular 

developments having varying characteristics come forward. In practice, different and 

sometimes “tighter” assumptions on development costs may be appropriate to consider. 

This is also true in respect of the variables associated with the long timescales over which 

the economy and development climate, national and more local influences and impacts 

are very likely to vary as the Local Plan timeframe passes. 
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5 It should be noted that every scheme is different and no document of this nature can 

reflect the variances seen in site specific cases. Specific assumptions and values 

considered within this or subsequent DSP documents are unlikely to be appropriate for 

all developments and a degree of professional judgment is usually required. We are 

confident that our completed assessment, built from this stage of the project onwards, 

will provide the necessary information to inform and support the Councils’ CILs and 

development of updated planning policies on aspects of the policy set that will inevitably 

have an impact on development viability – from affordable housing to development 

standards and other requirements. 

 
6 This document has been prepared for the stated objective and should not be used for 

any other purpose without the prior written authority of DSP; we accept no responsibility 

or liability for the consequences of this document being used for a purpose other than 

for which it was commissioned. 

 
7 To the extent that the document is based on information supplied by others, DSP accepts 

no liability for any loss or damage suffered by the client or others who choose to rely on 

it. 

 
8 In no way does this study provide formal valuation advice; it provides an overview not 

intended for other purposes nor to over-ride particular site considerations as the 

Councils’ policies continue to be applied from case to case. 
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