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Executive Summary 

 

This representation has been prepared by Savills and Pinsent Masons on behalf of the Strategic Development 

Locations (SDL) Landowner and Developer Consortia (the ‘SDL Consortia Group’).  It is made in respect of 

the Wokingham Borough Draft Community Infrastructure Levy (CIL) Charging Schedule (DCS).  

 

The SDL Consortia Group welcomes the recognition and application of differential rates to the SDLs, which 

responds to a key argument made by the Consortia at the Preliminary Draft Charging Schedule (PDCS) stage 

of representations.  This reflects a modest increase of “scheme mitigation” infrastructure (typically Section 

106/278) over the original assumption of £1,000 per dwelling.  This approach is firmly advocated by the 

Community Infrastructure Levy Guidance
1
 (“the CIL Statutory Guidance”), notably paragraphs 2:2:2:4 and 

2:2:5 with respect to the need to have a “realistic understanding of development costs for strategic 

sites” and 2:2:2:6 with respect to achieving a more “fine grained” viability analysis where differential rates 

are set. 

 

However, owing to the residential rates proposed (range £300 - £365 per sq m) and the proposed retail rate 

(£50 per sq m applicable for the SDLs) the SDL Consortia Group continues to have ongoing concerns with the 

approach of Wokingham Borough Council (WBC) notably: 

 

Viability 

 

 (a)  The rates proposed in Draft Charging Schedule are not economically viable.  They are not reasonable, 

realistic or consistent with national guidance. 

 

(b)  The proposed rates for the SDLs threaten delivery of the Core Strategy
2
.  They pose a serious risk to the 

viability of the four SDLs, which are intended to provide the vast majority (circa 80%) of the housing 

required during the plan period. The key objectives of the Core Strategy will not be delivered by 2026 

unless the SDLs are capable of being delivered, which an “authority-led” delivery of infrastructure puts at 

serious risk.   

 

(c)  The Council’s viability assessment is not appropriate evidence.  Key inputs and methodology are flawed.  

In particular, the gross:net land take ratio has been significantly over-estimated when compared with the 

Benchmark Land Value (BLV) and residual Section 106/278 costs have been substantially under-

estimated
3
.  The proposed rates are therefore too high.  They are not consistent with or supported by 

appropriate available evidence.   

                                                
1
 DCLG, 2014 

2
 Wokingham Borough Council Core Strategy, January 2010 

3
 Savills has been unable to ascertain the exact approach to gross:net as the full viability appraisals have not been made available.  
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Delivery 

 

(a)  The proposed rates for the SDLs are based on an assumption that infrastructure delivery is “authority-

led”, with CIL rates high and residual Section 106/278 costs low.  This is inconsistent with the Council’s 

Position Statement published with the PDCS, which confirmed support for the “developer-led” approach.   

If the assumed approach is not robust, the rates cannot be robust and the balance struck in rate-setting 

will be inappropriate. 

 

(b)  The authority-led approach threatens delivery of the Core Strategy, which depends on timely delivery of 

the SDLs.  The SDL Consortia Group considers there to be a real prospect that development of the SDLs 

will be delayed due to physical constraints and/or lack of funding as a direct result of: 

 

(1)  the overly broad scope of the Council’s ‘Regulation 123
4
 List’ of infrastructure, which inhibits the use 

of Section 106/278 agreements for scheme mitigation infrastructure; 

(2)  the absence of any clear spending priorities for necessary infrastructure to mitigate scheme impacts, 

which compromises the ability for lawful planning decisions to be made in reliance on such 

infrastructure being delivered at the required time; and 

(3)  the threat of Grampian conditions tied to delivery of necessary CIL infrastructure, which is outside 

the control of SDL developers under the current approach. 

 

(c)  The Council’s proposals are not in accordance with the CIL Statutory Guidance or the National Planning 

Policy Framework (NPPF).  The Council has not demonstrated that the proposed rates for the SDLs, 

based on the authority-led delivery approach, will contribute towards the implementation of the Core 

Strategy nor support and have a positive economic effect on development across the Council’s area.  

The Council’s DCS will not support and incentivise new development.  The Council has not discharged its 

positive duty with respect to CIL.   

 

Legality  

 

(a)  The “drafting requirements”, as defined in section 212(4) of the Planning Act 2008, have not been 

complied with.  The DCS cannot be recommended for approval without modifications to the SDL rates. 

 

 (b)  The Council is required to have regard to the statutory guidance under section 221 of the Planning Act 

2008.  It has not done so, particularly in relation to its positive duty and the requirement to ensure that 

proposed CIL rates do not threaten delivery of the Core Strategy. 

 

                                                                                                                                                              
 
4
 CIL Regulations 2010 (as amended) 
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(c)  The Council is required
5
 to have regard to the actual and expected costs of infrastructure.  It has not 

done so in respect of the SDLs, due to the substantial under-estimation of residual Section 106/278 

costs. 

 

The authority-led approach demonstrated by the proposed Regulation 123 List overly restricts the use of 

Section 106/278 planning obligations.  This is inflexible.  The approach only succeeds where supported by a 

positive commitment by WBC to deliver the infrastructure, as supported by an updated Infrastructure Delivery 

Plan (‘IDP’), and clear policy commitment on the use of potentially prohibitive ‘Grampian style’ conditions. 

 

The representation reflects the difficulties with the application of CIL to strategic development sites, which in 

the context of Wokingham Borough, were all planned pre-CIL (as allocated in the 2010 adopted Core 

Strategy).  The representation is therefore not intended as a direct criticism of WBC, which has sought to 

‘positively embrace’ CIL via an authority-led approach.  It merely explains why developer-led delivery is the 

only realistic and viable assumption for the SDLs.  It is plainly unreasonable and unrealistic to assume that 

WBC will be able to guarantee delivery of the entire infrastructure required for the SDLs at the required times.  

 

A significant element of the representation is the legal submission provided by Pinsent Masons in respect of 

the effective operation of CIL in the context of large scale strategic development.  The advice has been 

commissioned by the Home Builders Federation (HBF) Plans Management Group, representing the HBF’s 

Major Housebuilder Group, in light of the seriousness of their concerns about how the application of CIL might 

threaten delivery of strategic sites.  In seeking to address these issues, the submission from Pinsent Masons 

concludes that developer-led delivery outside of the confines of CIL would be more likely to enable 

housing/infrastructure delivery in the SDLs, notably: 

 

 That a narrow Regulation 123 List would reduce inflexibility to secure Section 106 obligations for scheme 

mitigation infrastructure. The distinction between “scheme mitigation” infrastructure and “strategic 

infrastructure” is outlined by the CIL Statutory Guidance, and the SDL Consortia Group would argue, the 

approach the Government has taken on payments in kind for infrastructure in the 2014 Regulations. 

 It is accepted that CIL is the best mechanism to deliver the required strategic infrastructure to address  

cumulative impacts (i.e. relief roads or secondary schools).  This may also reduce any risk of a ‘ransom’ 

payment to third party land owners being required, but only in circumstances where a ‘Grampian’ style 

condition was not applied to any sites that may be reliant upon the delivery of that piece of infrastructure in 

any way. 

 A flexible Regulation 123 List must recognise the scope for on-site infrastructure provision, for example the 

‘necessary and directly related parts’ of relief roads or community infrastructure.  The costs of land 

acquisition and any applicable ‘ransoms’ are relevant viability considerations (as supported by CIL 

                                                
5
 2:6:1 / 2:6:2, CIL Statutory Guidance (2014) 
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Statutory Guidance, the  Local Housing Delivery Group, Harman Report
6
 (“the Harman Report”) and the 

recently published National Planning Practice Guidance – “NPPG”).  

 The use of Grampian conditions where there is insufficient certainty that all of the infrastructure can be 

delivered within required time period would be contrary to law, policy and guidance.  If the said 

infrastructure is necessary for and directly related to the development, to the degree that a Grampian may 

legitimately be considered, then the said infrastructure should be secured via Section 106/278 or approved 

plans (and hence would be “scheme mitigation”).  

 

The legal submissions from Pinsent Masons strengthen the SDL Consortia Group’s position, which seeks a 

lower residential CIL rate for the SDLs, on the basis of achieving the necessary “scheme mitigation” 

infrastructure secured via Section 106/278, condition/ approved plans.  This is relevant evidence for 

consideration in the assessment of viability.   

 

The SDL Consortia Group recognises that, over time, the levels of Section 106 secured in the Borough have 

increased.  This is as a result of the Core Strategy and updated supplementary guidance.  Caution must be 

applied to direct comparisons between historic levels of Section 106 and the proposed CIL rate as the two 

mechanisms of securing infrastructure are materially different.  CIL operates as a non negotiable tax which is 

difficult to amend, and thus rational economic behaviour toward mitigating this risk differs, notably in 

comparison to Section 106/278, which is secured via negotiation with appropriate triggers.  In essence, there 

is additional development risk associated with CIL, particularly at the rates proposed in Wokingham Borough.  

 

There are notable deficiencies in the operation of CIL, caused primarily by the CIL Regulations (“the 

Regulations”), which places both the Borough Council and the SDL Consortia Group in a difficult position.  

WBC is, however, strongly encouraged to embrace a flexible approach to avoid serious risk to the 

development plan/housing land supply.   

 

This representation is supported by the original representation to the PDCS submitted in May 2013; this 

representation is appended in full for completeness (Appendix 6).  This DCS representation is structured in 

seven sections. 

 

Section 2.0 provides a summary of the planning and legal background (as supported by legal submissions 

from Pinsent Masons – appended at Appendix 2).    

  

Section 3.0 updates specific points in respect of the available evidence base, notably in respect of 

infrastructure delivery and the adopted Core Strategy (notably Appendix 5).  The section is supported by 

updated appendices/tables. 

 

                                                
6
 2012 
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Section 4.0 provides first scrutiny of the available viability evidence (GL Hearn Viability Report, February 2013 

and Viability Update, August 2013), followed by alternative viability appraisals prepared by Savills which are 

based on the GL Hearn appraisals (Appendix 3).  

 

Section 5.0 provides conclusions and updates the position of the SDL Consortia Group in respect of the 

effective operation of CIL. 

 

As outlined in our original submission, the objective of the representation is not to oppose CIL; it merely seeks 

to ensure a reasonable rate, and effective operation, based on the evidence and a collective interest to 

deliver well-planned, viable and feasible development of the SDLs.  The approach advocated of lower CIL 

rates for strategic sites has been adopted by other Local Authorities (e.g. Winchester City Council, Hertsmere 

Borough Council and Waveney District Council) and endorsed by examiners, such that they could recommend 

approval of the relevant Charging Schedule.  The viability analysis has applied firstly a reasonable gross:net 

land take assumption (of between 37-53%), and secondly, a more realistic level of site “scheme mitigation” 

infrastructure (Section 106/278).  This generates the following range of residential CIL rates:  

 

 Range of viable residential CIL rates based on 

Savills Alternative Viability Appraisal
7
  

Arborfield Garrison SDL £49 – £70 per sq m 

South of M4 SDL £0 per sq m 

North Wokingham SDL £111 – £159 per sq m  

South Wokingham SDL £0 per sq m 

 

To summarise, the following core actions are requested by the SDL Consortia Group:  

 

1. The full detail of the GL Hearn Viability Appraisals be published (notably the August 2013 version) 

2. Liaison occurs with the Consortia in respect of the updated infrastructure schedules provided, in 

order to agree each SDL “scheme mitigation” and hence to inform a revised draft Regulation 123 

List 

3. The DCS be redrafted and republished for consultation based on updated evidence of viability to 

reflect the detail of these representations 

4. That WBC considers the scope to set a differential rate, by scale, for retail uses (possible under 

the 2014 Amendment CIL Regulations, which would apply should the DCS be republished) 

5. For those “strategic” infrastructure items to be delivered via CIL, WBC outline the mechanisms 

available to ensure timely delivery, in accordance with ‘fair share’ principles, as outlined in these 

representations 

 

                                                
7
 Higher £ level based on combined outcome of Savills viability test (Section 4.0), the lower £ level applies a further 30% buffer, to ensure 

that the CIL rate is not set at the margins of viability 
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1. Introduction  

 

1.1 This representation has been prepared by Savills and Pinsent Masons on behalf of the Strategic 

Development Locations (SDL) Landowner and Developer Consortia comprising: 

 

 Arborfield Garrison SDL Consortium (Defence Infrastructure Organisation and Wates as part of the 

Arborfield Garrison Landowners Consortium) 

 South of M4 SDL Consortium (David Wilson Homes, Taylor Wimpey and the University of 

Reading)  

 North Wokingham Consortium (Bovis Homes, Crest Nicholson and Gleeson Developments) 

 South Wokingham Consortium (Croudace Homes, David Wilson Homes, Gleeson Developments, 

Kier, Miller Strategic and Persimmon Homes) 

 

hereafter known as ‘the SDL Consortia Group’.  

 

1.2 The representation has been supported by legal submissions by Pinsent Masons commissioned by the 

Home Builders Federation (HBF).  

 

1.3 The SDL Consortia Group controls the majority of developable land interests within the four SDLs, 

circa 80% of the housing land supply.  The five year housing land supply was demonstrated as 

marginal in the recent Local Plan part 2 Examination in Public
8
.  The Inspector’s recommendation to 

not require additional land allocations was made on the basis of the stepped increase in delivery from 

the SDLs. 

 

1.4 This representation has been made to continue to influence the emerging Community Infrastructure 

Levy (CIL) Charging Schedule proposed by Wokingham Borough Council (WBC).  The representation 

has been submitted at the Draft Charging Schedule (DCS) consultation stage following a 

comprehensive representation made by the SDL Consortia Group on the Preliminary Draft Charging 

Schedule (PDCS) (enclosed at Appendix 6).  Our clients’ particular comments primarily relate to the 

proposed rates for residential development within the SDLs, though comment is also made of the 

further proposed charges for other land uses within the SDLs.  

     

                                                
8
 Formally known as the Managing Development Delivery DPD – which made Site Allocations and updated Development Management 

policies. 
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Purpose 

 

1.5 The SDL Consortia Group has retained the collective opinion that amendments are required to the 

approach proposed by WBC.  It has been noted that amendments between the PDCS and the DCS 

have been made, in part, to address the concerns previously expressed: 

 

 A differential rate has now been introduced for the SDLs (of between £300 - £365 per sq m), with 

three SDLs proposed at a lower rate than the Borough-wide rate of £365 per sq m.  

 A Viability Update has been produced by consultants GL Hearn
9
 which seeks to address viability 

on an SDL by SDL basis, and which has been informed by evidence submitted with the formal 

consultation process by the SDL Consortia (in July/August 2013). 

 The infrastructure which it is proposed shall not be funded by Section 106/Section 278 Agreements 

has been clarified on a draft ‘Regulation 123 List’ (though this list is disputed). 

 The prospect of Section 106 Framework Agreements is no longer proposed.  

 

1.6 The SDL Consortia Group does not doubt that WBC has sought to positively embrace CIL.  There are, 

however, a series of practical concerns with the approach proposed.  

 

1.7 Four principal objectives are served by the representation: 

 

 To seek clarity from WBC on the practicalities of infrastructure delivery, and how the Authority 

proposes to deliver the vast majority of infrastructure via CIL payment, as proposed by the DCS 

and viability evidence supporting it (on the basis of the reduced Section 106/278 payments 

factored in the SDL viability appraisals). 

 To seek assurances that prohibitive Grampian planning conditions are not imposed on planning 

approvals, thus threatening the delivery of housing and hence CIL receipts. 

 To explore the best delivery mechanisms for certain items of infrastructure in order to avoid (or 

reduce) the risk of ransom payments by third party landowners, which would reduce the amount of 

CIL which developments could viably afford. 

 To seek the most appropriate rate of CIL supported by appropriate evidence.  

 

1.8 The previous PDCS representation was made on the basis of two scenarios in respect of the CIL 

Regulations
10

.  The representation now made is in the context of the 2014 CIL Amendment 

Regulations and relevant statutory guidance (February 2014).  These Regulations and associated 

guidance came into force on 24 February 2014.  However, transitional provisions in the Amendment 

Regulations mean that the latest amendment Regulations do not apply to the Wokingham Borough 

DCS.  Regulation 14(2) of the Amendment Regulations provides that the amendments made by 

                                                
9
 GL Hearn Viability Appraisals (February 2013 & August 2013) 

10
 Community Infrastructure Levy Regulations 2010 (as amended) 
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Regulation 5(2) in relation to Charging Schedules do not apply if a Draft Charging Schedule was 

published before the Amendment Regulations came into force (on 24 February 2014).   

 
1.9 In respect of the preparation process of the Charging Schedule, reference must therefore only be had 

to the 2013 Regulations.  However, the revised statutory CIL Guidance 2014 still applies in full, as no 

transitional provisions were included.  The publication of the National Planning Practice Guidance 

(NPPG) confirmed that all previous CIL guidance is superseded.  

 
1.10 As WBC is aware, the SDL Consortia Group’s members have significant land holdings across the 

WBC area which, owing to the spatial strategy contained within the Core Strategy, are fundamental to 

the maintenance and delivery of the housing land supply (to meet identified housing needs).  The rate 

of CIL is therefore of critical importance to our clients, and should also be for WBC as a result of 

needing to maintain a deliverable five year land supply, which is an important aspect of the National 

Planning Policy Framework (NPPF)
11

. 

 

1.11 Where relevant this representation provides comment on the supporting evidence/ existing guidance 

and also makes reference to policy documents, a list of which is contained at Appendix 1. 

   

1.12 In setting the rate of CIL, the Community Infrastructure Levy, England and Wales Regulations 2010 (as 

amended) (“the Regulations”) state that “an appropriate balance” needs to be struck between “a) 

the desirability of funding from CIL (in whole or in part)” against “b) the potential effects (taken 

as a whole) of the imposition of CIL on the economic viability of development”
12

.  This is the 

Regulation wording that applies to the DCS given its timing (as outlined in paragraph 1.8). 

 
1.13 The term ‘taken as a whole’ implies that it may be acceptable for some schemes to be rendered 

unviable by the level of CIL charge; however, there is a clear requirement to ensure that most 

developments are able to proceed, not least due to the NPPF requirement for a deliverable five year 

housing land supply plus a 20% buffer provision for those authorities which have persistently under 

delivered.  Given the amount of development planned to be delivered within the SDLs, it is critical to 

have regard to the potential effects of the imposition of CIL on the economic viability of development of 

the SDLs in order to assess potential effects taken as a whole. 

 

1.14 Likewise, the purpose of CIL must be to positively fund the infrastructure required to enable growth.  

This is clearly outlined in the Regulations which state “A charging authority must apply CIL to 

funding infrastructure to support the development of its area”
13

.  The Planning Act 2008
14

 defines 

infrastructure. 

 

                                                
11

 Paragraphs 47, 173-177, NPPF 
12

 Regulation 14(1), CIL Regulations 2010 (as amended) 
13

 Regulation 59(1), CIL Regulations 2010 (as amended) 
14

 Section 216, Planning Act 2008 (as amended)  
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1.15 There is a requirement within the CIL Regulations to provide a list of “relevant infrastructure”
15

 to be 

wholly or partly funded by CIL.  A draft of this list has now been provided, which is welcomed
16

, though 

commentary on which forms a significant part of the SDL Consortia representation, in as much as it 

informs the viability evidence and robustness of the DCS.  

 

1.16 This representation notes that a reasonable amount of the assumptions outlined by Savills in the 

PDCS representation have been taken account of in the Viability Update prepared by GL Hearn
17

.  

The representation continues to outline some concerns with the original Wokingham CIL Viability 

Report and appraisals prepared by GL Hearn
18

 and the Viability Update.  Savills has also provided 

alternative SDL viability appraisals, as summarised in Section 4.0 of this representation.  Depending 

upon WBC’s response to the comments on Section 5.0 and our appraisals, Savills may provide further 

evidence at the Examination. 

 

1.17 The representation and supporting viability evidence has had regard to the updated infrastructure 

evidence provided by each SDL Consortium, which is outlined in Appendix 5.  This evidence provides 

an update to that previously submitted to assist WBC which has, in part, been accounted for within the 

Draft Regulation 123 List.  Further amendments are sought, however, as the SDL Consortia Group 

considers that a higher level of “scheme mitigation” Section 106/278 must be factored into the viability 

appraisals supporting the proposed residential CIL rates within the DCS. 

 
1.18 Most importantly, the SDL Consortia Group continues to demonstrate concerns that WBC is choosing 

to apply CIL rates which do not reflect the realities of the economics of development and which ignore 

the cumulative impacts of policy and infrastructure requirements, particularly on the large scale 

(mostly) greenfield residential developments (the SDLs).  CIL is a non-negotiable tax, and therefore 

the rate applied must reflect the restrictions placed on development, and reduced flexibility in 

comparison to Section 106/278 obligations.  The representation therefore also makes the case that 

reduced weight may be applied to historic levels of Section 106/278 obligations agreed (or otherwise). 

 
1.19 A significant element of the representation is the legal submission provided by Pinsent Masons in 

respect of the effective operation of CIL in the context of large scale strategic development (enclosed 

at Appendix 2).  The advice, commissioned by the HBF concerns various issues relating to the Draft 

Regulation 123 List and its interaction with Section 106/278 obligations, payments in kind and the use 

of Grampian conditions. These complexities are made real owing to the application of CIL to long-term 

strategic development. 

 

                                                
15

 Regulation 123, CIL Regulations 2010 (as amended) 
16

 WBC Regulation 123 List (October 2013)  
17

 Viability Update, GL Hearn, August 2013 
18

 Community Infrastructure Levy Viability Study, GL Hearn, February 2013 
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1.20 The submission concludes that “developer-led” delivery outside of the confines of CIL would enable 

delivery of the SDLs to support implementation of the Council's Core Strategy and that the current 

proposed "authority-led" approach would threaten that delivery.  

 



16 
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2. Summary of National Policy & Legal Context 

 

2.1 In respect of the preparation of charging schedules and supporting documentation, it is important to 

have due regard to the available Government policy, guidance and law, notably: 

 

 Policy - National Planning Policy Framework (NPPF) (March 2012) 

 Statutory CIL Guidance (2014)  

 National Planning Practice Guidance (NPPG) (2014) 

 Law – Part 11 of the Planning Act 2008; Community Infrastructure Levy Regulations 2010 (as 

amended) 

 

2.2 The SDL Consortia Group’s comments are based on these publications and the Regulations. 

 

National Planning Policy Framework (NPPF) 

 

2.3 It is important that the preparation of CIL is in the spirit of the NPPF, notably that it is delivery-focused 

and ‘positively prepared’
19

. 

  

2.4 The NPPF outlines 12 principles for both plan making and decision taking, notably that planning 

should “proactively drive and support sustainable economic growth”.
20

  Furthermore, that plan 

making should “take account of market signals such as land prices and housing affordability”.  

Furthermore, that “the Government is committed to ensuring that the planning system does 

everything it can to support sustainable economic growth”.
21

  

 

2.5 Further, the NPPF refers to the “cumulative impacts”
22

 of standards and policies relating to the 

economic impact of these policies (such as affordable housing) and that these should not put the 

implementation of the plan at serious risk.  Existing policy requirements should therefore be 

considered when assessing the impact of CIL on development viability. 

 

2.6 The NPPF expressly states that CIL "should support and incentivise new development".
23

  To 

comply with this policy, CIL charging schedules must be demonstrated to have positive effects on 

development.  The absence of adverse effects on the economic viability of development, whether 

serious or otherwise, is not enough to justify CIL proposals.  Charging authorities now have a positive 

duty when it comes to setting CIL rates and formulating its approach on the application of CIL. 

                                                
19

 Paragraph 182, NPPF 
20

 Criterion 3, NPPF 
21

 Paragraph 19, NPPF 
22

 Paragraph 174, NPPF 
23

 Paragraph 175, NPPF 
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2.7 CIL Examiners’ reports, such as those for Mid Devon (February 2013) and the Greater Norwich 

Development Partnership (December 2012), have set a clear precedent for CIL to be considered in 

the round, including the testing of policy-compliant levels of affordable housing and other policy costs. 

 

Statutory Guidance 

 

2.8 The February 2014 Guidance was published pursuant to powers in Section 221 of the Planning Act 

following the publication of the 2014 CIL Amendment Regulations.  This was soon followed by the 

publication of the NPPG which confirmed the cancellation of all previous CIL guidance.  

 

2.9 The Guidance confirms in particular: 

 

 The need for balance (as per Regulation 14
24

); and 

 The need for ‘appropriate available evidence to inform the draft Charging Schedule’ (as per 

Schedule 212(4)(b) of the 2008 Act).  

 

2.10 The policy direction from central government is very much towards facilitating development. This 

policy imperative should have a major material bearing on the CIL rates.  This applies to the evidence 

provided to support the balance reached between the desirability of funding infrastructure through CIL 

and the potential effects on economic viability of development across that area (applied when 

considering Regulation 14(1)).  The guidance has been published part way through the consultation 

on the DCS, and clearly WBC could not have had regard to it.  It will however be relevant for the 

future Examination in Public (EiP). 

 

2.11 A summary of the Guidance and key implications for the WBC DCS is provided in Section 3.0. 

 

2.12 The updated Guidance states that the Government also makes clear that it is up to Local Authorities 

to decide ‘how much’ potential development they are willing to put at risk through CIL (the appropriate 

balance)
25

.  Clearly this judgement needs to consider the wider planning priorities.  Furthermore, the 

CIL Guidance outlines that CIL receipts are not expected to pay for all infrastructure but a 

“significant contribution”
26

.  The overall approach and rate of CIL will have to pay attention to the 

development plan and intended delivery.  

 

Legal  

 

2.13 Section 212 of the Planning Act requires the examiner to consider whether the "drafting requirements" 

have been complied with and, if not, whether the non-compliance can be remedied by the making of 

                                                
24

 CIL Regulations 2010 (as amended) 
25

 2:2, CIL Guidance (2014) 
26

 2:6:2, CIL Guidance (2014) 
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modifications to the DCS.  The "drafting requirements" mean the legal requirements in Part 11 of the 

Planning Act and the CIL Regulations so far as relevant to the drafting of the Charging Schedule. 

   

2.14 In considering the "drafting requirements", examiners are required in particular to have regard to the 

matters listed in Section 211(2) and 211(4).  This requires examiners to consider whether the relevant 

charging authority has had regard (as it must) to the following matters: 

 

 actual and expected costs of infrastructure 

 matters specified by the CIL Regulations relating to the economic viability of development  

 other actual and expected sources of funding for infrastructure 

 actual or expected administrative expenses in connection with CIL 

 

2.15 Regulation 14 of the CIL Regulations expands on these requirements, explaining that charging 

authorities must, when striking an appropriate balance, have regard to: 

 

 the desirability of funding from CIL (in whole or in part), the actual and expected estimated total 

cost of infrastructure required to support the development of its area, taking into account other 

actual and expected sources of funding; and 

 the potential effects (taken as a whole) of the imposition of CIL on the economic viability of 

development across its area. 

 

2.16 As outlined in the introduction, it is the 2013 version of Regulation 14 which applies to the DCS as it 

was submitted for consultation before 24 February. 

  

2.17 Examiners test compliance with the Planning Act and the CIL Regulations, including in respect of the 

statutory processes and public consultation, consistency with the adopted development plan and 

appropriate evidence on infrastructure needs and development viability. 
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3. Planning and Infrastructure Delivery 

 

3.1 A significant amount of evidence was provided in respect of the planning and infrastructure 

background with our PDCS representations (May 2013, copy enclosed at Appendix 6).  This section 

provides relevant updates and also commentary in respect of the updated CIL Statutory Guidance. 

 

Applying the CIL Statutory Guidance  

 

3.2 The CIL Statutory Guidance (February 2014) must be followed in the preparation of a Charging 

Schedule.  The SDL Consortia Group wishes to outline observations against relevant aspects of the 

Guidance.  These observations assist with the case made for an alternative approach to the CIL: 

 

Paragraph Topic Guidance Implication for 
Wokingham Borough 

2:2 (fourth 
paragraph) 

Rate setting "Charging authorities should set a rate 
which does not threaten the ability to 
develop viably the sites and scale of 
development identified in the relevant 
Plan." 

The Core Strategy and 
housing land supply is 
significantly reliant on the 
delivery of the SDLs.  

2:2 (fifth 
paragraph) 

Positive duty "The levy is expected to have a 
positive economic effect on 
development across a local plan area." 

To be a success, CIL must 
facilitate development and 
enable infrastructure 
delivery required to support 
development.  

2:2 (sixth 
paragraph) 
and 2:2:2:3 
(first 
paragraph)  

Positive duty "Charging authorities should be able to 
show and explain how their proposed 
levy rate (or rates) will contribute 
towards the implementation of their 
relevant plan and support development 
across their area." 

Reliance must therefore be 
had on infrastructure 
evidence and viability 
evidence, with reasoned 
consideration of the views 
of the key stakeholders and 
delivery agents (i.e. SDL 
Consortia).  

2:2:1 (third 
paragraph) 

Positive duty "Charging schedules should be 
consistent with, and support the 
implementation of, up-to-date relevant 
Plans." 

The approach to viability 
testing must be grounded 
on the viability on a SDL by 
SDL basis. 

2:2:1 (sixth 
paragraph) 

Spending "Charging authorities should think 
strategically in their use of the levy to 
ensure that key infrastructure priorities 
are delivered to facilitate growth and 
economic benefit of the wider area." 

 A difference must be 
distinguished between 
“scheme mitigation” 
infrastructure and "strategic 
infrastructure" required to 
address the delivery of the 
whole plan (i.e. to address 
cumulative impacts). 

2:2:2:4 (fifth 
and 
seventh 

Viability 
assessment 

"A charging authority should directly 
sample an appropriate range of types 
of sites across its area....The exercise 

The approach to viability 
testing must be grounded 
on a SDL by SDL basis 
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Paragraph Topic Guidance Implication for 
Wokingham Borough 

paragraphs) should focus on strategic sites on 
which the relevant Plan relies, and 
those sites where the impact of the 
levy on economic viability is likely to be 
most significant." 

given the importance of the 
SDLs on the housing land 
supply. 

2:2:2:5 (first 
paragraph) 

Viability 
assessment 

"A charging authority should take 
development costs into account when 
setting its levy rate or rates, particularly 
those likely to be incurred on strategic 
sites or brownfield land.  A realistic 
understanding of costs is essential to 
the proper assessment of viability in an 
area." 

Reliance must therefore be 
had on infrastructure 
evidence and viability 
evidence, with reasoned 
consideration of the views 
of the key stakeholders and 
delivery agents (i.e. SDL 
Consortia).  The additional 
costs of strategic 
development must be 
recognised. 

2:2:2:6 
(fourth 
paragraph) 

Differential 
rates 

"If the evidence shows that the area 
includes a zone, which could be a 
strategic site, which has low, very low 
or zero viability, the charging authority 
should consider setting a low or zero 
levy rate in that area." 

 An approach to different 
CIL rates by SDL is clearly 
consistent with national 
policy. 

2:2:3 (third 
paragraph) 

Infrastructure 
list 

"It is good practice for charging 
authorities to also publish their draft 
infrastructure lists and proposed policy 
for the associated scaling back of 
section 106 agreements at this stage 
[Preliminary Draft Charging Schedule] 
in order to provide clarity about the 
extent of the financial burden that 
developments will be expected to bear 
so that viability can be robustly 
assessed." 

Infrastructure evidence on 
the onward use of Section 
106 should be published. It 
is clear that Section 106, 
whilst potentially scaled 
back in some cases, will 
continue to play an 
important role in relation to 
infrastructure delivery. The 
updated Guidance is clear 
that the sharing of 
infrastructure evidence 
should be earlier in the 
process.  

2:2:5:5 
(second 
paragraph) 

Examination "The examiner should establish that 
the charging authority has complied 
with the legislative requirements set 
out in the Planning Act 2008 and the 
Community Infrastructure Levy 
Regulations as amended, the draft 
charging schedule is supported by 
background documents containing 
appropriate available evidence, the 
proposed rate or rates are informed by 
and consistent with the evidence on 
economic viability across the charging 
authority's area and evidence has 
been provided that the proposed rate 
or rates would not threaten delivery of 
the relevant Plan as a whole." 

“Appropriate available 
evidence” must be 
published by the Borough 
Council.  This requires the 
full detail of the Appraisals 
to be made available. 

 

A relevant input to the 
evidence of economic 
viability is the likely use of 
“scheme mitigation” Section 
106 by SDL.  

2:3:11 (first 
paragraph) 

Payment in 
kind 

"…where an authority has already 
planned to invest levy receipts in a 

The operation of Payment 
in Kind needs to consider 
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Paragraph Topic Guidance Implication for 
Wokingham Borough 

project there may be time, cost and 
efficiency benefits in accepting 
completed infrastructure from the party 
liable for payment of the levy.  
Payment in kind can also enable 
developers, users and authorities to 
have more certainty about the 
timescale over which certain 
infrastructure items will be delivered." 

the implications of the 2014 
Regulations, which make 
clear that reductions in the 
CIL rate are not possible for 
infrastructure which is 
provided to mitigate the 
impacts of development 
(and hence typically “site 
specific”). 

2:3:11:1 
(first 
paragraph) 

Payment in 
kind 

"This document [the Infrastructure 
Payments Policy Statement] should 
confirm that the authority will accept 
infrastructure payments and set out the 
infrastructure projects, or type of 
infrastructure, they will consider 
accepting as payment (this list may be 
the same list provided for the purposes 
of Regulation 123)." 

The Borough Council must 
produce an Infrastructure 
Payments Policy Statement 
(IPPS).  

2:4:4 Borrowing "Charging authorities are not currently 
allowed to borrow against future levy 
income.  However, the levy can be 
used to repay expenditure on income 
that has already been incurred.  
Charging authorities may not use the 
levy to pay interest on money they 
raise through loans." 

The use of wider funding 
sources to enable 
infrastructure delivery 
should be considered.  

2:6 (second 
paragraph) 
and 2:6:2 
(second 
paragraph) 

Planning 
obligations 

"Charging authorities should work 
proactively with developers to ensure 
they are clear about the authorities' 
infrastructure needs and what 
developers will be expected to pay for 
through which route.  There should be 
no actual or perceived 'double dipping' 
with developers paying twice for the 
same item of infrastructure." 

This is an important 
principle, which informed 
the infrastructure evidence 
submitted with the PDCS 
representations, as 
updated with these DCS 
representations.  

2:6:1 (first 
paragraph) 

Planning 
obligations 

"The levy is intended to provide 
infrastructure to support the 
development of an area, rather than 
making individual planning applications 
acceptable in planning terms.  As a 
result, some site specific impact 
mitigation may still be necessary in 
order for a development to be granted 
planning permission.  Some of the 
needs may be provided for through the 
levy but others may not, particularly if 
they are very local in their impact.  
Therefore, the Government considers 
there is still a legitimate role for 
development specific planning 
obligations to enable a local planning 
authority to be confident that the 
specific consequences of a particular 
development can be mitigated." 

This is a key point, and 
distinguishes between the 
strategic infrastructure used 
to address cumulative 
impacts, which are required 
to deliver the plan as a 
whole and the “scheme 
mitigation infrastructure 
used to mitigate the impact 
of the SDLs. 
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Paragraph Topic Guidance Implication for 
Wokingham Borough 

2:6:4 Grampian 
conditions 

"In England, the National Planning 
Policy Framework sets out that 
planning conditions (including 
Grampian conditions) should only be 
imposed where they are necessary, 
relevant to planning and to the 
development to be permitted, 
enforceable, precise and reasonable in 
all other respects.  When setting 
conditions, local planning authorities 
should consider the combined impact 
of those conditions and any 
Community Infrastructure Levy 
charges that the development will be 
liable for." 

Grampian conditions must 
be used sparingly. The 
Borough Council should 
publish a policy on the use 
of Grampian conditions. 
This is in order to be clear 
of the objective to enable 
the development required 
to generate CIL receipts 
and hence not put at risk, 
including from a funding 
perspective.    

2:6:5 (third 
paragraph) 

Highway 
agreements 

"Charging authorities should take care 
to ensure that their existing or 
forthcoming infrastructure list does not 
inadvertently rule out the use of 
section 278 agreements for highway 
schemes that are already planned or 
underway, or where there would be 
clear merit in retaining the ability for 
developers to contribute towards 
specific local highway works through 
s278 agreements." 

The cost of Section 278 
infrastructure is a relevant 
consideration for the 
viability evidence.  The 
restriction on five or more 
obligations applies to WBC 
roads.   

2:6:5 (fourth 
paragraph) 

Highway 
agreements 

"Where section 278 agreements are 
used, there is no restriction on the 
number of contributions that can be 
pooled." 

Pooled Section 38/278 
Agreements may represent 
a feasible alternative to 
pooled Section 106 
contributions in relation to 
new/improved roads. 

 

The Approach Proposed by Wokingham Borough Council  

 

3.3 The Planning Act 2008 (as amended)
27

 defines infrastructure as: 

 

 “(a) roads and other transport facilities,  

 (b) flood defences,  

 (c) schools and other educational facilities,  

 (d) medical facilities,  

 (e) sporting and recreational facilities, and 

 (f) open space.” 

 

                                                
27

 Section 216, Planning & Compulsory Purchase Act 2008 (as amended) 
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3.4 There is a requirement within the CIL Regulations to provide a list of “relevant infrastructure”
28

 to be 

wholly or partly funded by CIL.  It is also lawful
29

 for CIL to be used to reimburse expenditure already 

incurred on infrastructure, a tool which could have useful implications in respect of the forward funding 

obtained for major strategic infrastructure such as the Shinfield Eastern Relief Road.    

 

3.5 As outlined in representations made on the PDCS, the Consortia Group considered it imperative that 

the evidence supporting CIL clearly outlines the key infrastructure projects required to support 

development (this being the key test of the Regulations) and an up to date, consistent and well 

informed evidence base of economic viability in order to test various scenarios against CIL rates. The 

sequencing of the delivery of infrastructure is also an important consideration.  

 

3.6 The Borough Council has undertaken this, to a degree.  However, in proposing that CIL is used to fund 

the majority of infrastructure, WBC has failed to provide the necessary additional certainty required to 

demonstrate that the delivery of the development plan has not been put at risk.  

 

3.7 WBC has arguably been heroic in attempting to embrace CIL via the proposal to significantly restrict 

the use of Section 106 by including a significant amount of infrastructure on the draft ‘Regulation 123 

List’ (and thus propose a local authority-led approach to infrastructure delivery).  The Regulation 123 

List does not however provide any assurance over what CIL monies will be spent, in what order of 

priority and when (if at all).  The only binding effect of the Regulation 123 List is that is restricts what 

Section 106 can be used for. 

 

3.8 It is the view of the SDL Consortia Group, that the proposed approach of WBC (local authority-led 

delivery) only works in the scenario whereby CIL receipts are generated and the development that 

creates the receipts is facilitated.  To accept the approach, the SDL Consortia Group requests all of 

the following: 

 

 Revisions to the proposed Regulation 123 List to tighten the meaning and clarify the exclusions for 

the SDLs, so that the permitted scope of “scheme specific” Section 106/278 obligations for the 

SDLs is absolutely clear; 

 A draft Infrastructure Payment Policy Statement (IPPS) outlining which infrastructure projects or 

types of infrastructure WBC will consider accepting the provision of as infrastructure payments (in 

accordance with Regulation 73B(1)(a)); 

 An updated Infrastructure Delivery Plan (IDP), prepared to outline: 

o The delivery process and timeframes for that infrastructure funded in full or part by CIL, against 

the updated Core Strategy housing trajectory outlined in the SHLAA; 

                                                
28

 Regulation 123, CIL Regulations 2010 (as amended) 
29

 Regulation 60(1), CIL Regulations 2010 (as amended) 
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o To consider the application of “fair share” principles in respect of infrastructure priorities and 

timing; 

o A policy statement of the Council in respect of the use of Grampian planning conditions, with 

the objective to facilitate and not threaten development. 

 

3.9 A revised IDP is justified on the basis of the updated position in respect of infrastructure delivery, 

five/six years on from the preparation of the Core Strategy, and in light of new evidence and the more 

recent adoption of the Local Plan part 2. There are also SDL specific issues to consider. For example, 

the majority of the SM4 SDL will have the benefit of planning permission before the CIL Charging 

Schedule comes into effect. There will however be third parties plus the potential for revised planning 

applications from SM4 Consortium members which will attract a CIL charge post implementation of the 

Charging Schedule. Significant infrastructure will be delivered via Section 106 commitments, but it is 

anticipated that third parties will contribute to assist the funding of Consortium infrastructure when they 

come forward in future. Through Section 106 that is straightforward providing the Council seeks 

consistently the contributions for IDP related infrastructure. Greater certainty and assurance would be 

required on the operation of the “fair share” principles post implementation of CIL. Confirmation will be 

required that WBC will spend the CIL money gathered from SDL development on infrastructure serving 

that SDL. 

 

3.10 In reality, it would better reflect the dynamic between “scheme mitigation” infrastructure and “strategic 

infrastructure” applicable for the SDLs to accept a developer-led approach to infrastructure delivery. 

 

The Examination and Response to the SDL Consortia Group PDCS Representations 

 

3.11 The Statutory CIL Guidance is clear on the narrow focus of the CIL Examination process permitted by 

the Regulations: “The Examiner should establish that: 

 

 The charging authority has complied with the required procedures set out in Part 11 of the 

Planning Act 2008 and the CIL Regulations; 

 The charging authority’s draft charging schedule is supported by background documents 

containing appropriate available evidence; 

 The proposed rate or rates are informed by and consistent with, the evidence on economic 

viability across the charging authority’s area; and 

 Evidence has been provided that shows the proposed rate (or rates) would not threaten 

delivery of the relevant Plan as a whole.”
30

 

 

3.12 The PDCS representations made by the SDL Consortia Group (provided at Appendix 6 to this 

representation) outlined that: 

                                                
30

 Paragraph 2:2:5:5, CIL Guidance (2014) 
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 The approach was supported by insufficient evidence related to infrastructure, and no Regulation 

123 List had been produced.  

 WBC should consider the additional ‘top up’ funding available, using powers under the Local 

Government Acts (2000 and 2003) to borrow money to ‘forward fund’ infrastructure delivery 

(support such as the WBC Growth Prospectus Bid in October 2012). 

 Given the SDL Infrastructure SPDs and Core Strategy Concept Statements (Appendix 7 of the 

Core Strategy), WBC should approach the likely infrastructure delivery within each SDL on the 

basis of what may (or may not) be “scheme specific” infrastructure and hence not a CIL item.  The 

Consortia provided evidence outlining this for three of the four SDLs.  

 The proposed Borough-wide CIL rate of £365 per sq m would place at significant risk the delivery of 

the Core Strategy based on appropriate available evidence (the likely level of “scheme mitigation” 

Section 106) and evidence of economic viability (various viability appraisal inputs were provided). In 

respect of Section 106/278 evidence, a rate of £17,830 per dwelling was provided.  

 Therefore there was sufficient evidence to doubt that the approach would enable the delivery of the 

Core Strategy that an alternative would consider a more appropriate balance between infrastructure 

delivered via Section 106/278 and CIL, and hence a more reasonable residential CIL rate would 

apply, differentiated by SDL, which would be substantially less than 50% of the proposed £365 per sq 

m.  

 

3.13 The PDCS representation outlined that based on £365 per sq m, the ‘effective’ CIL rate based on a 

typical housing mix and size extrapolated across 10,000 dwellings (all four SDLs) may therefore be in 

the order of £38,500 per dwelling (equivalent), comprising: 

 

 £20,806 per dwelling of CIL (all dwellings) plus 

 £17,830 per dwelling for scheme mitigation costs (section 106 & infrastructure relevant to planning) 

 

3.14 It was outlined that this rate exceeded even the highest per dwelling level of planning gain sought in 

the Borough pre CIL and also the amounts per dwelling discussed at the Examination in Public on the 

Core Strategy. It was also noted that a CIL equivalent for market dwellings only would be higher 

(based on £365 per sq m, in excess of £32,000 of CIL per market dwelling). 

 

3.15 The PDCS representations were made based on two scenarios, the 2013 version of the CIL 

Regulations (2010 – As Amended) (“Scenario A”) and the potential amendments then proposed (now 

confirmed post 24 February 2014) (“Scenario B”).  The principal objectives of both scenarios were to 

ensure viability and deliverability of the SDLs, maximise certainty of delivery of critical infrastructure 

and minimise associated risks to effective operation of the SDLs.  “Scenario B” outlined the position 

which could apply if anticipated changes to the regulatory regime and guidance were made, 

specifically in respect of payment in kind for infrastructure as a method to offset CIL liability for those 
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items of infrastructure provided on-site (as direct scheme mitigation).  Scenario B assumed that the 

payment in kind process would be fit-for-purpose, applying to all infrastructure projects and types of 

infrastructure.  A higher rate of CIL might potentially be acceptable in such a scenario, if SDL 

developers could ensure control over delivery of infrastructure through an infrastructure payment 

agreement. 

 

3.16 The “Scenario A” therefore still applies as the final version of the 2014 Amendments to the Regulations 

significantly scaled back the scope for payments in kind to be made against infrastructure which is 

deemed directly related to development.  No reliance was therefore placed on the ability to make 

payments in kind for CIL in the PDCS representations.  

 

3.17 WBC presented the SDL Consortia Group (via e-mail 28
th
 March 2013) with a Position Statement in 

respect of the use of planning obligations and conditions, a response to which was provided in the 

PDCS representations. WBC sought to offer Section 106 Framework Agreements, in advance of 

planning permissions, as a mechanism to provide all parties with certainty over infrastructure 

provision.  Following legal advice, the suggestion was rejected by the SDL Consortia Group, on the 

basis that: 

 

 Scenario A – CIL Regulations applicable in May 2013 – Developer-led delivery of scheme 

mitigation is supported alongside a proportionate use of CIL (for key off-site infrastructure), but not 

the use of Framework Agreements.  Such Framework Agreements are not necessary to justify 

imposing differential CIL rates and it is not realistic to expect them to be capable of being agreed 

within the required timescales. 

 Scenario B – The then proposed amendment CIL Regulations – WBC's approach will be 

unnecessary and inappropriate once the Government's preferred proposal for allowing 

infrastructure works in kind to off-set CIL liability is enacted in the Autumn through the latest 

amendments to the CIL Regulations. 

 

3.18 As an alternative to Framework Agreements, the SDL Consortia Group offered to work alongside 

WBC to enable updated SDL Infrastructure Delivery Plans, and hence to inform the draft Regulation 

123 List. This work was provided to WBC in late July 2013, but no iterative process followed.  

 

Payments in Kind/Draft Regulation 123 List 

 

3.19 Those aspects of the 2014 Amendment CIL Regulations which are not related to the process of rate 

setting do apply to the DCS as there are no transitional provisions.  Regulation 73A sets out the 

payment in kind provisions.  Payments in kind may not lawfully be made or accepted for infrastructure 

which is necessary to make the development acceptable in planning terms (typically “site specific” 

infrastructure).  This is contrary to what had been widely expected throughout 2013 in the drafting of 
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the Regulations.  In practice, payments in kind will therefore only be permissible where there is 

overprovision, i.e. more infrastructure is provided than is strictly necessary for the development.  The 

process set out in the 2014 Regulations is not fit-for-purpose in the view of the SDL Consortia Group 

and also the HBF.  

 

3.20 The viability appraisals prepared by GL Hearn as appropriate available evidence (February 2013 and 

August 2013) are based on a standard £1,000 per dwelling Section 106, increased following the PDCS 

in a separate report related to the SDLs to £4,000 - £6,000 per dwelling respectively.  The August 

2013 appraisal is site specific (by SDL) and is on the basis of the proposed restrictions to what Section 

106 may be used for.  It informs the differential rates proposed by SDL (range £300 per sq m to £365 

per sq m). 

 

3.21 It is the view of the SDL Consortia that this approach fails, as some of the infrastructure listed on the 

Regulation 123 List is directly related to the development of the SDLs, and hence is scheme mitigation, 

as required by the adopted Core Strategy (2010) and supporting documentation/evidence. As outlined, 

infrastructure evidence is provided by the SDL Consortia Group with these representations (Appendix 

5).  This is based on the NPPF and CIL Regulation 122 which states that Section 106 planning 

obligations must be:   

 

 necessary to make the development acceptable in planning terms; 

 directly related to the development; and 

 fairly and reasonably related in scale and kind to the development’
31

 

 

3.22 The SDL Consortia group might be prepared to take a pragmatic stance, and accept WBC’s 

proposition to deliver the majority of the infrastructure, however, WBC in setting the CIL rate must have 

regard to evidence, notably of viability, which is itself is informed by evidence of housing delivery.  The 

NPPF tests for a deliverable five year land supply and competitive returns to a willing landowner and 

developer are relevant considerations.  As outlined in paragraphs 3.8 – 3.10 WBC must also outline 

amendments to the Regulation 123 List, an Infrastructure Payment Policy Statement (IPPS) and 

updated Infrastructure Delivery Plan (IDP), including a Council resolution re: the onward operation of 

Grampian conditions.  This is owing to the circumstances applicable as the land supply is almost 

entirely reliant on SDL delivery.  Without these assurances, the proposed CIL rate will not work, as 

there is reduced certainty that the development would occur to generate the required CIL receipts.  

 

3.23 The alternative, preferred approach of the SDL Consortia Group, which would act to support and 

incentivise new development (in accordance with NPPF paragraph 175) and hence the Core Strategy 

implementation, would be to accept that certain items of infrastructure must be led by the SDL 

Consortia Group members, which should be phased as appropriate.  This may be undertaken through 

                                                
31

 CIL Regulation 122 (2010 As Amended)  
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a Section 106 Agreement for a defined infrastructure ‘project’ rather than ‘type’.  Where restrictions on 

the use of Section 106 are reached (five or more obligations toward a defined infrastructure type or 

project) or in other certain cases, then other mechanisms may be used, such as approved plans, 

conditions or agreements made under other statutory powers (e.g. Localism Act, Local Government 

Act and/or Highways Act). 

3.24 This scenario will result in the definition of infrastructure ‘projects’ within infrastructure ‘types’ as either 

site specific (scheme mitigation), strategic (to address cumulative impacts) or a combination.  A 

suggested amendment to the draft Regulation 123 List can be provided. 

3.25 The alterations to the draft Regulation 123 List will increase substantially the “scheme mitigation” 

Section 106/278 requirement.  This will in turn require updated evidence of viability, which will reduce 

the proposed CIL rate by SDL.  The approach of WBC in seeking to embrace CIL is noted.  It is the 

CIL Amendment Regulations 2014 – and their unanticipated effects - which place both developers and 

the Local Authority in a difficult position. 

 

3.26 Should WBC not produce an IPPS, IDP and a clear policy statement on Infrastructure Delivery, then 

the Draft Charging Schedule should be withdrawn, with updated evidence produced based on a 

credible level of “scheme mitigation”  Section 106/278.  Given the available time, this will still enable 

submission for Examination and allow for adoption pre 6
th
 April 2015. 

 

Relevant other CILs and Inspectors Reports  

 

3.27 A number of Local Authorities have proposed or are proposing lower or £ zero CIL rates for strategic 

sites on the basis of “scheme mitigation” infrastructure provision.  The most recent (and local) example 

is Winchester City Council, which proposed £ zero CIL rate for three strategic development sites (all 

greenfield).  The CIL is due to be implemented from April 2014. The examiner’s report noted:
32

 

 

“The three strategic sites account for 8,000 of the 12,500 homes planned in the CS to 2031. 

Under the CIL proposals these sites would be nil rated.  Two of the three strategic sites already 

have planning permission, and will not, therefore, fall under the CIL regime.  The planning 

permissions at North Winchester and West of Waterlooville include S.106 Agreements that will 

fully fund their identified infrastructure requirements, which are significant.  The third, at North 

Whiteley, is expected to be the subject of a single planning application soon, again with a 

comprehensive S.106 Agreement securing its significant infrastructure requirements.  At the 

hearing, the Council confirmed that CIL monies will not be used to support the strategic sites, 

other than through broader PUSH related infrastructure.  It also confirmed that it was fully 

satisfied with its S.106 approach and I have noted the support of the North Whiteley developer 

consortium (NWC) for the Council’s CIL proposals.  I have examined the viability evidence and 

the S.106 infrastructure requirements.  I concur with the Council’s consultants’ view that the 

                                                
32

 Paragraphs 29 & 30 
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significant site specific infrastructure costs at each site (much of which is already secured 

through S.106 Agreements), along with the lower land values on the South Hampshire sites, 

mean that an additional CIL charge could not be justified on viability grounds.” 

 

3.28 There are further examples of “developer-led” approaches in Waveney and Hertsmere. In Waveney 

the Inspector’s Report (paragraphs 8 and 22) outlined: 

 

“The Council considers that s106 will be used only in the sites allocated in the AAP (where a 

zero residential CIL rate is proposed) and for on-site allotment provision on three sites 

allocated in the SSA…Zone 1 relates to the key strategic sites in the AAP where there are 

abnormal costs associated with flood mitigation and site preparation (demolition and 

remediation). The VS has appraised 3 of the sites and shown that the viability of development 

is challenging as a result of these considerations to the extent that a zero CIL rate is justified”. 

 

3.29 In Hertsmere, the Inspector’s Report (paragraph 27) outlined: 

“The Council proposes a Nil CIL rate in the Elstree Way Corridor. This reflects the specific 

circumstances here. There are substantial site specific infrastructure requirements directly 

related to this complex urban site. The Council’s approach is to deal with these matters 

through S.106 obligations and, in recognition of that, it has excluded Elstree Way Corridor 

infrastructure from its Regulation 123 list. The evidence clearly demonstrates that, once site-

specific infrastructure (which could exceed £10,000 per unit) is factored in, there is no scope to 

impose a CIL charge.” 

 

Historic Section 106  

 

3.30 There is also a requirement in the CIL Guidance for authorities to prepare, as part of their background 

evidence, information on the amounts raised in recent years through Section106 agreements and the 

extent to which affordable housing and other targets have been met:
33

    

...the charging authority should also provide information about the amount of funding collected 

in recent years through section 106 agreements. This should include information on the extent 

to which their affordable housing and other targets have been met
34

 

 

3.31 This information was requested with the PDCS representations and still has not been provided as part 

of the evidence base. 

 

3.32 Appendix 4 provides an update to the evidence on Section 106 submitted at the PDCS stage.  It is 

demonstrated that since 2007, there has been a notable ‘jump’ in the infrastructure burdens on 

                                                
33

 2:6:1 & 2:2:2:3, CIL Statutory Guidance (2014) 
34

 2:2:2:3, CIL Statutory Guidance (2014) 
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development.  It is also notable that recent non-SDL development is permitted based on lower levels of 

“scheme mitigation” infrastructure, thus indicating a difference owing to the development plan and 

relevant supplementary guidance.  

 

3.33 Through further analysis of the historic rates of Section 106, as applied to the infrastructre delivery 

expectations (on-site) within the SDLs, it may be demonstrated that the proposed CIL rate (of £365 sq 

m) plus expected levels of Section 106 exceed the historic rates of Section 106 (only) collected.   In 

other words, the likely fall in Section 106 antipated once CIL is imposed is not sufficient enough to 

allow for the absorption of the proposed rate of CIL. 

 

3.34 The SDL Consortia recognises that over time, the levels of Section 106 secured in the Borough have 

increased.  This is as a result of the Core Strategy and updated supplementary guidance.  Caution 

must be applied to direct comparisons between historic levels of Section 106 and the proposed CIL 

rate as the two mechanisms of securing infrastructure are materially different.  CIL operates as a non-

negotiable tax which is difficult to amend, and thus rational economic behaviour toward mitigating this 

risk differs, notably in comparison to Section 106, which is secured via negotiation with appropriate 

triggers.  In essence, there is additional development risk associated with CIL, particularly at the rates 

proposed in Wokingham Borough.  It is also relevant to note that WBC does not propose exceptional 

circumstances relief.  

 

3.35 The PDCS representation outlined evidence prepared by consultants Levvels in 2010 used by WBC to 

support the Core Strategy preparation. This outlined a range of infrastructure per dwelling for the SDLs 

of £27,183 – £33,372.  Similar levels were tested in subsequent evidence by Levvels on affordable 

housing provision (£23,000 - £30,000 per dwelling). Whilst the SDL Consortia Group did not sign up to 

the studies, there was dialogue over the broad inputs, and further acknowledgement that an 

infrastructure burden in the range of £25,000 - £30,000 per dwelling (mitigation costs: section 106/278 

and infrastructure relevant to planning) was viable and hence the SDLs deliverable.  This formed the 

basis for the SDL land promotion, developer agreements and land agreements.  

 

Appropriate Available Infrastructure Evidence (Scheme Mitigation) 

 

3.36 It is noted that as key stakeholders, and the primary delivery agents for the SDLs, it is appropriate for a 

proportion of the evidence base to be that of the SDL Consortia Group
35

.  This representation updates 

the strategic position in respect of infrastructure delivery for each SDL, originally provided at the PDCS 

(see Appendix 2 of Appendix 6).   

 

3.37 One of the key tests of the examination of a Charging Schedule is that “Evidence has been provided 

that shows the proposed rate (or rates) would not threaten delivery of the relevant Plan as a 

                                                
35

 For example, Paragraphs 2:2:1:3,  2:2:2:6 or 2:6, CIL Guidance (2014) 
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whole.”
36

  The assessment of viability against the pipeline of planned housing and other development 

within the Core Strategy is therefore an inherent test of the Examination.  The planned infrastructure 

and approach to delivery, notably phasing, is relevant, as this informs the approach to viability inputs.  

The Consortia broadly maintains the position expressed in Section 3.0 of the PDCS representations 

that an average site specific level of Section 106/278 (“scheme mitigation”) will be substantial.  

Updated evidence demonstrates that the average of £17,800 per dwellings expressed at the PDCS is 

now increased to £19,555 per dwelling. 

 

Mitigation Costs Only (Section 106/278 and infrastructure relevant to planning) 

  Per dwelling Units 

Arborfield Garrison SDL £23,633 2,000 

South of M4 SDL £14,600 2,376 

South Wokingham SDL £21,751 2,500 

North Wokingham SDL £18,066 1,259 

(See Appendix 5) 

 

Relief  

 

3.38 The CIL Regulations outline that the offer of relief is discretionary on the charging authority.
37

  It is 

noted that WBC continues to not intend to implement any discretionary relief.  As outlined in the PDCS 

representations, the SDL Consortia Group considers it imperative that WBC makes relief available 

from the date of the adoption of CIL, and that the Council clearly outlines its approach to doing so (in 

conformity with the Regulations).  This will ensure that the overall delivery of the Core Strategy, and in 

particular affordable housing provision, will not be compromised by CIL. 

 

Reviewing CIL  

 

3.39 As outlined in the PDCS representations the Consortia Group would request that regular monitoring is 

required to ensure that any detrimental impact of the CIL on delivery is noticed promptly and remedied.  

A review period of between 2-3 years from adoption; sooner if there is a substantive change in market 

conditions or Central Government policy should be publicly committed to by the Council.   
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 Paragraph 2:2:5:5 and 2.6, CIL Guidance (2014) 
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 Regulation 55(3)(a), CIL Regulations 2010 (as amended) 



34 
 

Blank Page 



35 
 

4. Updated Viability Appraisal 

 
 

4.1 Paragraph 2:2:4:1 of the CIL Statutory Guidance outlines (key points underlined): 

 

“What consultation is required on the draft charging schedule?  Before being examined, a draft 

charging schedule must be formally published.  Alongside the draft charging schedule, the 

charging authority must also publish the appropriate available evidence on infrastructure 

costs, other funding sources and economic viability”. 

 

4.2 Requests have been made to WBC for the full detail of the GL Hearn Viability Appraisals, which to 

date have not been provided.  The SDL Consortia Group therefore is unable to comment in full on the 

Appraisals.  This has hindered our ability to compare like with like, therefore we have had to recreate 

a ‘baseline’ appraisal, based upon our understanding and interpretation of GL Hearn’s assumptions.  

Further explanation is provided below at paragraph 4.11. 

 

4.3 Section 211 (7a) of the Planning Act 2008 (as amended), requires WBC to use “appropriate available 

evidence” to inform the Charging Schedule, which in the case of the DCS is the Viability Report 

produced by GL Hearn (February 2013) and a Viability Update report (August 2013). 

 

4.4 The fundamental premise is that to enable delivery, sites must achieve a credible land value and 

developers the required return on investment, otherwise development will be stifled.  This is 

recognised by the NPPF
38

 and is certainly ‘in-built’ within the CIL Regulations (as amended).  It is 

also the basis of the definition of viability within the Harman report.
39

 

 

4.5 Owing to the key test of Regulation 14(1)
40

 it is important that the viability appraisals prepared are fit 

for purpose.  It is clear that at Examination the Charging Schedule will need to be supported by 

“relevant evidence”
41

.  Within the CIL Regulations (as amended), LPAs must strike an appropriate 

balance and to justify that balance with evidence at the examination, showing and explaining how the 

rates will contribute towards the implementation of their relevant Plan.
42

 

 
The GL Hearn Viability Report  

 

4.6 Through reviewing the Viability Update provided by GL Hearn,
43

 we have split our response in 

respect of the viability work in to three parts.  Part 1 outlines the areas where we are in agreement 

                                                
38

 Paragraph 174 
39

 Section One 
40

 CIL Regulations 2010 (as amended) 
41

 Ibid. Regulation 11(1) (f) / 19(1) (e), CIL Regulations 2010 (as amended) 
42

 CIL Guidance (2014) section 2:2  
43

 August 2013 
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with GL Hearn.  Part 2 identifies the areas that the SDL Consortia Group still has concerns over and 

justification for any differences.  Finally Part 3 includes our revised appraisals taking the points 

discussed in Part 2 in to account. 

 

Part 1 – Areas of Agreement 

 

4.7 We are pleased to note that the following points raised in our PDCS representations have been 

acknowledged by GL Hearn and incorporated in to the updated viability study: 

 

 Sales Values - Savills and the SDL Consortia Group are pleased to acknowledge that the 

Updated Viability Report incorporates sales values in accordance with the evidence provided as 

part of our previous representation,
44

 which reflects a weighted average sales value of £291 per 

sq ft across all four SDLs.  

 Typologies - Savills is pleased to note that following our previous representations GL Hearn has 

undertaken specific viability modeling of each of the four SDLs.  However, we still have some 

concerns over the specific assumptions adopted in these viability appraisals which are set out in 

the sections below.  

 Contingency - Savills and the SDL Consortia Group welcome the inclusion of a 5% contingency 

on cost across all site scenarios in the Updated Viability Study appraisals.  

 External Costs – the SDL Consortia Group welcomes the addition of a higher allowance for 

external costs in the updated appraisals (20% of build cost), which provides for some (but not all) 

of the previously underestimated build costs associated with achieving Code for Sustainable 

Homes Level 4.  

 

Part 2 – Areas of Concern 

 

4.8 The viability assessments are based on a series of residual valuation scenarios that model the gross 

development value achievable from different uses in different areas within the local authority area, 

and discounts development costs, interest costs and developer profit. 

 

4.9 In principle, the SDL Consortia Group consider the overall methodology of seeking to determine 

viability on a residual valuation exercise as being appropriate.  However, the SDL Consortia Group 

still disagrees with a number of the assumptions made by GL Hearn in the viability study, notably: 

 

 Developer’s Profit – as stated in our previous representations
45

 the minimum acceptable profit 

margin for the SDL Consortia Group is 20% on GDV blended across both the private and 

                                                
44

 Appendix 6, paragraph 5.6 – 5.8 
45

 Appendix 6, paragraph 5.24 – 5.26 
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affordable dwellings.  This profit level was endorsed via the Manor appeal decision in Shinfield.
46

 

The PDCS representations included a number of letters from housebulders confirming 20% to be 

the acceptable level.  

 Affordable Housing Assumptions – the viability study still adopts a simplistic approach to the 

values of the affordable housing for appraisal purposes by adopting a fixed value (£160 per sq ft) 

across all four SDLs. 

 Code for Sustainable Homes – As discussed previously
47

 the generic £5,000 allowance 

included in the viability appraisals is an underestimate of the costs associated with achieving 

Code Level 4. Whilst we acknowledge the inclusion of an increased allowance for external costs 

within the viability appraisals we do not believe that this fully accounts for the underestimated 

cost of providing Code Level 4.  

 Enabling Costs – as previously discussed
48

, Savills and the SDL Consortia are concerned that 

allowances for significant items of strategic enabling infrastructure and mains services have not 

been included.  Considering the guidance set out in the Harman report, which suggests that a 

range of £17,000 to £23,000 per dwelling would be appropriate, the SDL Consortia Group would 

expect an additional allowance to be made.
49

  For clarity, enabling costs are in addition to 

external costs and should not, therefore, be deemed to be covered by the 20% addition to build 

cost allowed for by GL Hearn as ‘externals’.  The lack of this allowance is a significant concern 

for the SDL Consortia Group, particularly for the Arborfield Garrison consortium which has a 

significant enabling cost associated with bringing forward the scheme. 

 Promotion Costs – the revised viability study does not reflect the costs of promoting a site 

through the planning process.  Given the strategic nature of the four SDL sites and land 

promotions from circa 2005 to date we would expect an additional allowance for this. 

Furthermore, the Consortia is of the view that marketing land and  agents fees should be at least 

4%. 

 Site Abnormals – site abnormals have still not been allowed for in the appraisal assumptions as 

suggested in our previous representations.
50

 

 Demolition - Relevant for Arborfield Garrison; site clearance costs are more likely to be in the 

order of 6% than 3%. 

 

4.10 For the purpose of reaching a consensus on an appropriate residential CIL rate, and to enable the 

Examiner to make direct comparisons between our evidence and that of WBC, we have focused on 

four key points which the SDL Consortia Group feels are of the upmost importance. In doing so, we 

have examined the impact of each of these points on the ability of the four SDLs to support a CIL levy 

by comparing to a baseline appraisal. 
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4.11 As the GL Hearn Viability Appraisals have not been provided, we have been unable to determine 

their residual land values. We have therefore had to prepare our own baseline appraisals for 

comparison, adopting all of GL Hearn’s assumptions, using Argus Developer appraisal software, to 

find baseline Residual Land Values for each SDL (summary appraisals attached at Appendix 3).  

The results are as follows: 

 

4.12 These residual land values form our baseline position and are used for comparison purposes in the 

sections below.  

 

Section 106 Contributions 

 

4.13 The SDL Consortia Group is pleased to note that following our previous representations
51

 GL Hearn 

has increased its Section 106 allowances in the SDL viability appraisals (set out in table below) albeit 

marginally. However, as outlined in Section 3.0 the SDL Consortia Group is of the view that the level 

of “scheme mitigation” Section 106/278 is likely to be greater. 

 

4.14 The table below is reproduced from the GL Hearn Updated Viability Study
52

 and sets out the 

breakdown of the Section 106 assumptions in the viability appraisals.  

 

S. 106 Costs per dwelling 
North 

Wokingham 

South of 

M4 

South 

Wokingham 
Arborfield 

Units 1,318 2,377 2,501 2,000 

SANG £768 £2,926 £2,494 £2,926 

SAMM £180 £630 £540 £630 

Children's Play £500 £500 £500 £500 

POS £1,200 £1,200 £1,200 £1,200 

Travel Plan £1,363 £462 £897 £750 

     

Total per unit £4,011 £5,718 £5,631 £6,006 

 
4.15 As outlined in Section 3.0 and the supporting infrastructure schedules (Appendix 5) the Consortia 

feel that the GL Hearn “scheme mitigation” Section 106 assumptions are too low.  The table below 

sets out the cost per dwelling for each of the SDLs that reflects the cost of providing the scheme 

specific infrastructure, as outlined in the table in Section 3.0. 

                                                
51 Appendix 6, paragraph 5.15-5.17 
52

 Paragraph 4.20 

 North Wokingham South of M4 South Wokingham Arborfield 

Baseline Residual Land Value £56,140,491 £85,561,406 £91,033,531 £90,748,590 
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“Scheme Mitigation” Infrastructure Assumptions (including Section 106/278) 

 Cost per Dwelling  

North Wokingham £18,066 

South of M4 £14,600 

South Wokingham £21,751 

Arborfield £23,633 

 

4.16 We have therefore undertaken revised viability appraisals for each SDL site keeping all assumptions 

the same, with the exception of the Section 106/278 costs. The results are summarised below: 

 

 RLV – Base Appraisal RLV – Increased S.106 Costs RLV % Difference 

North Wokingham £56,140,491 £40,155,956 28% 

South of M4 £85,561,406 £67,538,369 21% 

South Wokingham £91,033,531 £56,441,458 38% 

Arborfield £90,748,590 £61,072,091 33% 

 

Gross:Net Land Take 

 

4.17 As discussed in our previous representations
53

, given the current planning policy applicable in 

Wokingham Borough, each of the four SDLs will be required to provide on-site land uses that reduce 

the net residential area. These additional land uses are a necessary part of the likely planning 

permissions and subsequently the scheme.  It is therefore appropriate that the individual SDL 

appraisals model viability based upon the gross land areas required for each scheme and adopt a 

reasonable minimum land value across the totality of the site. These points have consistently been 

made, with evidence shared on net developable land area in July 2013. 

 

4.18 The table below sets out the approximate breakdown of the emerging masterplans, for the constituent 

parts controlled by the SDL Consortia, of each of the four SDLs: 

 

                                                
53

 Appendix 6, paragraph 5.23 

SITE AREA (HA) North Wokingham South of M4 South Wokingham Arborfield 

Gross Area 73 156 134 153 

Residential  39 56 61 62 

Highways/roads 4 5 3 2 

Landscaping, POS, SANGs etc. 27 85 62 73 

Other development 3 10 8 16 

Net Area 39 56 61 62 

Gross:Net 53% 36% 46% 41% 



40 
 

4.19 This shows that on average, the SDLs have a gross:net land take of 44%. The current GL Hearn 

methodology assumes a density on the gross area of 20 dph, which equates to 43 dph (18 dpa) when 

expressed in terms of net developable area. This is a high density and significantly above the 30 – 35 

dph set out in the Core Strategy (12 – 14 dpa) and above that more likely achievable owing to the 

Local Plan Part 2 Minimum dwelling space standards.  Subsequent to the July 2013 representation, it 

is worth noting that a higher gross:net ratio is now indicated for North Wokingham. This takes account 

of the proposal for off-site provision of SANGs for the ‘Matthewsgreen’ neighbourhood (circa 7 ha of 

land). 

 

4.20 Savills therefore considers it perfectly reasonable to ask that GL Hearn considers the individual 

gross:net requirements for each of the SDLs when establishing the appropriate Baseline Land Value 

(BLV).  As previously discussed in our Preliminary Draft representations
54

, the RLV would need to be 

applied to the gross site area before it can be compared to the BLV.  The current SDL viability 

appraisals do not take this in to account and should therefore be reviewed. 

 

4.21 The importance of this discrepancy is best illustrated through worked examples. Without detailed 

appraisals from GL Hearn, Savills have been unable to ascertain the exact calculations of the 

maximum CIL capacity from the viability appraisals. We have therefore assumed that GL Hearn has 

used the following methodology in applying the assumed density and BLV to their appraisal results: 

 

 Calculation Example (hypothetical) 

RLV Result of residual appraisal £60,000,000 

BLV (Total number of units / 20 dph) x £300,000
55

  (2,000 units / 20 dph) x £300,000 = £30m 

Capacity 

for CIL 

RLV - BLV = £30,000,000 

Max. CIL  Capacity for CIL / Total Private Floor Area 

(sq m) 

= £30m / 100,000 sq m 

= £300 per sq m 

 

4.22 Using the baseline residual land values discussed above
56

 for each of the SDLs, we have then 

applied the approach above to compare each RLV against the BLV. This shows the capacity for CIL 

and, ultimately, the maximum CIL possible in each scenario.  The results of these appraisals are as 

follows: 
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 Appendix 6, paragraph 5.23 
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 This is the assumption within the Viability Assessment, paragraph 4.19 
56

 Paragraph 4.10 
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Baseline position - Max CIL Capacity, assuming 20dph density  

 

 North Wokingham South of M4 South Wokingham Arborfield 

RLV £56,140,491 £85,561,406 £91,033,531 £90,748,590 

BLV £19,770,000 £35,655,000 £37,515,000 £30,000,000 

CIL Capacity £36,370,491 £49,906,406 £53,518,531 £60,748,590 

Total Private Floor Area
57

 76,651 138,578 141,989 117,064 

Max. CIL £474 £360 £377 £519 

GL Hearn Max CIL £468 £391 £411 £534 

 

4.23 In accordance with our previous representations
58

, and as discussed above, we feel this approach is 

inappropriate as the gross:net ratio of developable and undevelopable land results in a density that is 

too high.  We have therefore re-run the maximum CIL capacity calculations keeping all assumptions 

the same, but adopting the gross:net assumptions for each of the SDLs, provided to us by the SDL 

Consortia Group members. In doing this, we have taken the gross density of 35 dph and applied the 

appropriate gross:net for each SDL
59

 to calculate the net density, which can then be run through the 

methodology discussed above
60

. This produces the following results: 

 

 North Wokingham South of M4 South Wokingham Arborfield 

Gross:Net 53% 36% 46% 41% 

Density (Net) 19 dph 13 dph 16 dph 14 dph 

RLV £56,140,491 £85,561,406 £91,033,531 £90,748,590 

BLV £20,810,526 £54,853,846 £46,893,750 £42,857,143 

CIL Capacity £35,329,965 £30,707,560 £44,139,781 £47,891,447 

Total Private Floor 

Area (as above) 
76,651 138,578 141,989 117,064 

Max. CIL  £461 £222 £311 £409 

GL Hearn Max CIL £468 £391 £411 £534 

 

4.24 In addition we have undertaken sensitivity testing to indicate the impact of adopting a gross:net ratio 

of 40 – 60% on each of the four SDLs.  This is important given the potential for the requirements of 

the Local Plan Part 2 Minimum dwelling space standards to change, which will directly impact on the 

net densities achievable on each of the SDLs: 
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 This is based on the unit mix assumption within the Viability Assessment, paragraph 4.32 
58

 Appendix 6 , paragraph 5.32 
59

 Paragraph 4.11 
60

 Paragraph 4.14 
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Gross:Net Density North Wokingham South of M4 South Wokingham Arborfield 

40% 14 dph £364 £250 £264 £409 

50% 17.5 dph £438 £323 £339 £482 

60% 21 dph £487 £372 £390 £531 

 

4.25 Taking the above into account, the SDL Consortia Group are concerned that GL Hearn have not have 

applied appropriate gross:net land take assumptions. Considering that this information was provided 

in our previous representations (July 2013), and that Wokingham Borough Council have knowledge 

of the emerging SDL masterplans, it is unclear why this has not been incorporated in to the Updated 

Viability Study. This is particularly concerning when our analysis clearly shows that the maximum CIL 

capacity for each SDL is significantly altered by the application of a realistic gross:net land take. 

 

4.26 It is difficult to robustly outline a Benchmark Land Value, without first outlining an accurate 

appreciation for gross:net.  

 

Benchmark Land Values (BLVs)  

 

4.27 Savills and the SDL Consortia Group still have major concerns about the method by which the 

residential BLV has been calculated and how this has been applied to the ‘gross’ site area. GL 

Hearn’s approach to the BLV in the SDL viability modelling is outlined in the Updated Viability Study, 

which states: 

 

“we must give realistic consideration to what might be paid for the land to deliver the entire 

scheme. If we are looking at, say, a 2,000 unit scheme at 14 units per hectare (i.e. 40% of 35 

dph as suggested in the Savills representation) this is a land area of 142 hectares 

Even at our lowest BLV (£300 k ph) this suggest that we should assume that a developer will 

be prepared to lay out £42m for a potential residential site without planning consent. This 

does not appear to be a credible supposition even in a stronger market than we are faced with 

today...Accordingly we are faced with a position in modelling the SDLs that if we are to accept 

lower density assumptions we must also work on the assumption that there will also be 

discount on BLV, both to take into account the extent of ‘undevelopable land’ and the 

quantum discount which would be expected for a land acquisition on this scale.  

Taking all this into account, we have concluded that it is appropriate to base our analysis on a 

reduced density of 20 dwellings per hectare but benchmark the value at the lowest of our land 

values, i.e. £300,000 per hectare.”
61

 

 

4.28 GL Hearn have not provided any factual sales evidence within the report to support this approach and 

for this reason the SDL Consortia Group request that the evidence relied upon is made publicly 
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available, so that it may be considered ‘available’ in respect of Section 211(7A) of the Planning Act 

2008. 

 

4.29 The SDL Consortia Group also strongly rejects the view of GL Hearn that a lower BLV should be 

adopted to reflect ‘undevelopable land or land to be used for non-value generating purposes
62

’. GL 

Hearn have failed to provide any market evidence that a landowner required to accommodate SANGs 

or Public Open Space on their land, will be willing to accept a lower land value across their part of the 

site. In Savills and the SDL Consortia Group’s experience, large scale schemes in multiple ownership 

will only come forward if land values are equalised across the entire site.  This is essential, as without 

an equalisation agreement across the site the layout of the development will be led by land 

ownership, and ultimately control, as opposed to being design-led. It is also likely to result in 

landowners holding back their land if their landholdings are allocated for non-revenue generating 

uses, which can inhibit or prevent the delivery of the entire development.  We therefore consider the 

approach taken by GL Hearn in this instance to be wholly inappropriate. 

 

4.30 Savills has researched a number of option agreements and the minimum price provisions set out 

within these. This research is supported by a letter from Haslams Chartered Surveyors, which was 

produced as part of Savills representations to the Bracknell Forest Draft Charging Schedule
63

. 

Together it provides a good benchmark for minimum land value for Greenfield land and provides a 

more robust evidence base than the assumptions used by GL Hearn. Savills sets out this evidence 

below: 

 Option A, Southern England – option recently agreed in principle, land is likely to 

accommodate approximately 200 dwellings and the minimum purchaser price is to be 

£250,000 per gross acre (£617,750 per gross hectare). 

 Option B, Southern England – option signed in December 2012 and land is likely to 

accommodate approximately 500 dwellings. The minimum purchase price agreed is £500,000 

per gross acre (£1,235,500 per gross hectare). 

 Option C, Southern England – option currently in legals, land is likely to accommodate up to 

200 units. Minimum purchase price has been agreed at £300,000 per gross acre (£741,300 

per gross hectare). 

 Option D, Southern England – option currently in legals, land can accommodate 

approximately 120 dwellings. Deal agreed at a minimum purchase price of £250,000 per gross 

acre (£617,750 per gross hectare).  

 Option E, South East England – option signed in July 2007 with capacity for approximately 

150 dwellings. Sold on the basis of a minimum land price of £300,000 per gross acre 

(£741,300 per gross hectare).  
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4.31 Specific details remain confidential. 

 

4.32 From the evidence above, it can be seen that in comparable markets, minimum land values tend to 

be agreed within a range of £200,000 - £300,000 per gross acre (£494,200 - £741,300 per hectare). 

This is therefore considerably in excess of GL Hearn’s BLV assumption of £300,000 per gross 

hectare (£121,399 per gross acre). This is further supported by research undertaken  by Turner 

Morum
64

, this makes reference to £200,000 per gross acre (£400,000 per net acre)
65

, and the “wildly 

quoted range” between £100,000 & £150,000 per acre
66

 (which is actually a net figure as outlined by 

the supporting text).  In the experience of Turner Morum, £150,000 per gross acre has widely been 

accepted by District Valuers. In the case of Beaulieu Park in Chelmsford, the Borough Council had 

completed an Area Action Plan where Peter Brett Associates had adopted a BLV of £500,000 per 

hectare (£208,000 per gross acre). 

 

4.33 We would therefore expect the BLV to be a minimum of £370,000 per gross hectare.  Applying this 

BLV to the appraisal results, but keeping all other assumptions in line with GL Hearn, the maximum 

CIL rates (£ sq m) are as follows: 

 

BLV (£/gross hectare) Baseline Appraisal reflecting  

GL Hearn Assumption (£300,000) 

Revised Appraisal adopting  

higher BLV (£370,000) 

NW £474 £414 

SM4 £360 £300 

SW £377 £315 

Arborfield £519 £459 

 

Unit Numbers 

 

4.34 The SDL Consortia Group questions why the GL Hearn appraisals unit number assumptions in their 

viability appraisals do not reflect the figures submitted in the July 2013 representations. The table 

below sets out the unit numbers for each of the SDLs, as provided by the Consortia members: 

 

 GL Hearn Unit Assumption SDL Consortia Confirmed Units 

North Wokingham 1,318 1,259 

South of M4 2,377 2,376 

South Wokingham  2,501 2,500 

Arborfield 2,000 2,000 
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4.35 This reflects the revised delivery of  North Wokingham which has now been altered following further 

masterplanning and approval of additional units at Kentwood Farm (Phase 2). This has reduced the 

number of residential units to 1,259 (760 units at Matthewsgreen and 499 units at Kentwood Farm).  

 

4.36 We have therefore undertaken revised viability appraisals for each SDL site keeping all assumptions 

the same, with the exception of the unit numbers. The results are summarised below: 

 

Revised Unit Numbers 

 RLV – Base Appraisal RLV – Revised Unit Numbers RLV Difference % 

North Wokingham £56,140,491 £54,046,621 4% 

South of M4 £85,561,406 £85,484,493 0.1% 

South Wokingham £91,033,531 £90,956,058 0.1% 

Arborfield £90,748,590 n/a n/a 

 

Viability Cushion 

 

4.37 The CIL Guidance highlights the importance of a charging authority recognising the need for an 

appropriate balance when determining CIL rates: 

 

“The authority will need to be able to show why they consider that the proposed levy rate or 

rates set an appropriate balance…between the need to fund infrastructure and the potential 

implication for the economic viability of development across their area.”
67

 

 

4.38 It is therefore important that when setting rates that the Council applies an appropriate viability ‘buffer’ 

as discussed in the CIL Guidance:  

 

“It would be appropriate to ensure that a ‘buffer’ or margin is included, so that the levy rate is 

able to support development when economic circumstances adjust.”
68

 

 

4.39 The SDL Consortia Group is therefore pleased to note that following our previous representations
69

 

(para. 5.31 - 5.32) GL Hearn has highlighted the importance of a viability cushion commenting that: 

‘Assuming that a headroom in the region of 30% should generally be allowed between maximum CIL 

and charging rates - it would be inappropriate to seek a CIL right up to the level where schemes are 

rendered marginal’
70

. GL Hearn subsequently proposed the following rates: 
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GL Hearn Proposed Maximum CIL Rates, incorporating a viability cushion 

 

 Maximum CIL 

Rate (£ per sq m) 

Proposed CIL 

Rate (£ per sq m) 

Viability 

Cushion 

North Wokingham £468 £340 27% 

South of M4 £391 £300 23% 

South Wokingham £411 £320 22% 

Arborfield £534 £365 32% 

 

4.40 This is particularly relevant as the Wokingham Strategic Housing Land Availability Assessment
71

 and 

Core Strategy
72

 indicates that the SDLs account for circa 80% of the housing supply.   It is therefore 

of paramount importance that the CIL rates for each of the SDLs are appropriate, as an unviable CIL 

rate on any one of these sites will have a significant impact on WBC’s ability to achieve its housing 

target. 

 

4.41 We would therefore ask that the CIL charges are reviewed to include an appropriate viability cushion 

(minimum of 30%) once the above recommendations are taken in to account.  

 

Part 3 – Summary of Revised Viability Appraisals 

 

4.42 Given the concerns set out in Part 2, Savills has produced a set of alternative viability appraisals 

using the baseline residual land values
73

 for each SDL to demonstrate the combined impact of the 

revised Section 106 and unit number assumptions. 

 

4.43 The appraisal summaries are enclosed within Appendix 3, however, we have set out the results 

below, in terms of Residual Land Value for each SDL: 

 

Residual Land Value North Wokingham South of M4 South Wokingham Arborfield 

Base Appraisal £56,140,491 £85,561,406 £91,033,531 £90,748,590 

Section 106 £40,155,956 £67,538,369 £56,441,458 £61,072,091 

Units  £54,046,621 £85,484,493 £90,956,058 £90,748,590 

Combined £38,694,933 £67,467,726 £56,369,678 £61,072,091 

 

4.44 The table below summarises the results of our revised combined viability appraisals, which 

incorporates the figures provided by the SDL Consortia Group in respect of the Section 106 costs per 

dwelling, unit numbers, gross:net land take and appropriate benchmark land value: 

                                                
71

  2013 
72

  2010 
73

 See paragraph 4.10 above 
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CIL Rates North 

Wokingham 

South of 

M4 

South 

Wokingham 

Arborfield 

RLV (Combined Revised 

Assumptions) £38,694,933 £67,467,726 £56,369,678 £61,072,091 

BLV  £26,505,263 £67,624,615 £57,812,500 £52,857,143 

Maximum CIL Capacity £12,189,670 -£156,889 -£1,442,822 £8,214,948 

Maximum CIL Rate (£ per sq m) £159 £0 £0 £70 

CIL Rate with 30% viability cushion 

(£ per sq m) £111 £0 £0 £49 

 

4.45 From this it is apparent that, based on these assumptions, only North Wokingham and Arborfield 

SDLs can support a CIL rate. The highest rate is indicated for North Wokingham at £111 per sq m, 

including a viability cushion. However, it should be noted that a higher benchmark land value will 

likely be appropriate for this SDL than the flat rate assumed within these appraisals. Unlike the other 

three SDLs, North Wokingham comprises two urban extensions (Matthewsgreen and Kentwood). The 

land in the control of the North Wokingham Consortium therefore differs from the other SDLs, which 

are larger-scale. This means that less green infrastructure is required resulting in a higher gross:net 

land take. Consequently, less ‘undevelopable’ land is included within the masterplan which would 

enable the site to secure a higher benchmark land value.   

 

4.46 Two of the SDLs are shown as being unable to support a CIL rate, as their residual land values are 

below the benchmark land value. Looking at the results for the two SDLs, the South of M4 result 

indicates a limited shortfall and this is largely on account of the comparatively lower sales 

rates/values adopted by GL Hearn in their appraisals.  In contrast, South Wokingham’s inability to 

support a CIL is largely due to the higher “scheme mitigation” allowance per dwelling (Section 

106/278), which currently includes the cost of providing the majority of the Southern Relief Road 

(SRR). However, in reality, the balance of the mechanism for the provision of the SRR is to be 

determined, as a proportion could be paid for via CIL. This would improve the South Wokingham 

RLV.  We have therefore reported a CIL rate of £0 per sq m for both sites. 

 

4.47 The results above show the impact that individual inappropriate assumptions can have on the 

residual land value.  When all these assumptions are combined, in Appraisal D, the cumulative 

impact is significant and will render delivery of such a site difficult.  
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Proposed Retail CIL Rates 

 

4.48 The analysis outlined in this Section has focused on the proposed residential rates. 

 

4.49 It is noted that the DCS now proposes two rates for retail development, based on geographically 

defined areas.  These rates are £0 per sq m in existing (identified) town/small town/district centres 

and £50 per sq m across the rest of the Borough.  Maps have been provided within the DCS to define 

the areas covered by the £0 per sq m rate, which accords with the Core Strategy / Local Plan Part 2. 

 

4.50 The PDCS did not propose a rate for retail uses at all, on the basis of the viability evidence produced 

to support the PDCS.  The Viability Update (GL Hearn, August 2013) reviewed the position with 

respect to retail CIL rates, at the request of WBC.  The Viability Update refers to the previous viability 

evidence as having only considered different ‘types’ of retail – notably not different geographic areas.  

This previous analysis highlighted ‘foodstores’ as the only type of retail to produce a significant 

enough margin to enable a CIL to be levied on a retail use. 

 

4.51 The Viability Update then goes on to discuss how any of the three types of retail (traditional town 

centre shop, retail warehousing and foodstores) could be delivered at any scale of development, 

thereby making it difficult to use differentiation by scale to distinguish between the types.  Indeed, the 

Viability Update states: “we do not consider that there is viability evidence to support the 

setting of a higher rate above a certain size threshold.” 

 

4.52 Having said all that, the report goes on to conclude, in paragraphs 3.8 and 3.9, that the application of 

a CIL rate at £50 per sq m to those areas ‘outside town centre locations’ would be viable, on the 

basis that this is where the majority of foodstores will be delivered.  This fails to acknowledge that 

there will also be smaller scale retail, not necessarily of the ‘foodstore’ type, being delivered on the 

SDLs as part of the proposed masterplans and as required by the Core Strategy (notably the 

Appendix 7 Concept Statements). The SDLs are located within the ‘rest of the Borough’ area, to 

which the £50 per sq m rate is proposed. 

 

4.53 We do not consider that there is clear evidence, either within the Viability Update or the original 

Viability Assessment (GL Hearn, 2013), to justify the imposition of a CIL rate on retail development as 

per the geographical definitions within the DCS.  The proposed rates for retail uses are therefore not 

informed by or consistent with ‘appropriate available evidence’, as per paragraph 2:2:2:4 of the CIL 

Statutory Guidance (2014) and Section 211(7A) of the Planning Act 2008. 
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Summary 

 

4.54 The SDL Consortia Group consider that whilst the general methodology of the viability assessments 

is in line with industry practice, the Updated Viability report provided by GL Hearn contains some 

assumptions which are of concern and which may undermine the validity of the evidence that is being 

relied upon to justify the proposed CIL rates.  As a result, the SDL Consortia Group cannot agree to a 

number of points that have been raised by the report and feels that the rates set have not been based 

upon a robust evidence base, where it can be concluded that development will not be put at serious 

risk. 

 

4.55 The SDL Consortia Group therefore request that certain elements of the evidence be revised and 

made readily available, as summarised by the list below: 

 

 Clarification of the gross:net land take assumptions; 

 Detail of historic “scheme mitigation” Section 106/278 contributions and the likely Section 

106/278 requirements following the adoption of CIL;  

 Adoption of an appropriate benchmark land value (which might differ by SDL); and 

 Evidence of an appropriate viability buffer. 
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5. Conclusions – Achieving an Effective Operation of CIL  

 
 

5.1 This representation has been prepared by Savills & Pinsent Masons on behalf of the Strategic 

Development Locations (SDL) Landowner and Developer Consortia (the ‘SDL Consortia Group’).  It is 

made in respect of the Wokingham Borough Draft Community Infrastructure Levy (CIL) Charging 

Schedule (DCS). The landowner and developer SDL Consortia Group comprises 12 individual 

interests within the: 

 

 Arborfield Garrison SDL Consortium 

 South of M4 SDL Consortium 

 North Wokingham Consortium 

 South Wokingham Consortium 

 

5.2 Four principal objectives are served by the representation: 

 

 To seek clarity from WBC on the practicalities of infrastructure delivery, and how the Authority 

proposes to deliver the vast majority of infrastructure via CIL payment, as proposed by the DCS 

and viability evidence supporting it (on the basis of the reduced Section 106/278 payments 

factored in the SDL viability appraisals). 

 To seek assurances that prohibitive Grampian planning conditions are not imposed on planning 

approvals, thus threatening the delivery of housing and hence CIL receipts. 

 To explore the best delivery mechanisms for certain items of infrastructure in order to avoid (or 

reduce) the risk of ransom payments by third party landowners, which would reduce the amount of 

CIL which developments could viably afford. 

 To seek the most appropriate rate of CIL supported by appropriate evidence.  

 

5.3 This representation is supported by the original Preliminary Draft Charing Schedule (PDCS) submitted 

in May 2013; this representation is appended - in full.  The PDCS representation was based on two 

scenarios, the 2013 version of the CIL Regulations (2010 – As Amended) “Scenario A” and the 

potential amendments then proposed (now confirmed post 24 February) “Scenario B”.  The “Scenario 

A” still applies as the final version of the 2014 Amendments to the Regulations significantly scaled 

back the scope for payments in kind to be made against infrastructure which is deemed directly 

related to development. No reliance was therefore placed on the ability to make payments in kind for 

CIL in the PDCS representations and thus the PDCS representations also support the present case 

for “‘developer-led” infrastructure delivery and hence a lower overall CIL £ rate.  
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5.4 The proposed approach of the Wokingham Borough Council (WBC) (“local authority-led” infrastructure 

delivery) only works in the scenario whereby CIL receipts are generated and the hence development 

that creates the receipts is facilitated.  To accept the approach, the SDL Consortia Group requests all 

of the following: 

 

 Revisions to the proposed Regulation 123 List to tighten the meaning and clarify the exclusions for 

the SDLs, so that the permitted scope of “scheme specific” Section 106/278 obligations for the 

SDLs is absolutely clear. 

 A draft Infrastructure Payment Policy Statement (IPPS) outlining which infrastructure projects or 

types of infrastructure WBC will consider accepting the provision of as infrastructure payments (in 

accordance with Regulation 73B(1)(a)). 

 An updated Infrastructure Delivery Plan (IDP), prepared to outline: 

o The delivery process and timeframes for that infrastructure funded in full or part by CIL, against 

the updated Core Strategy housing trajectory outlined in the SHLAA. 

o To consider the application of “fair share” principles in respect of infrastructure priorities and 

timing. 

o A policy statement of the Council in respect of the use of Grampian planning conditions, with 

the objective to facilitate and not threaten development. 

 

5.5 The SDL Consortia Group welcomes the recognition and application of differential rates to the SDLs, 

which responds to a key argument made by the Consortia at the PDCS stage.  This reflects a modest 

increase of “scheme mitigation” Section 106 over the original assumption of £1,000 per dwelling.  This 

approach is firmly advocated by the CIL Statutory Guidance, notably paragraphs 2:2:2:4 and 2:2:5 

with respect of the need to have a “realistic understanding of development costs for strategic 

sites” and 2:2:2:6 with respect to achieving a more “fine grained” viability analysis where differential 

rates are set. 

 

5.6 However, owing to the residential rates proposed (range £300 - £365 per sq m) and the proposed 

retail rate (£50 per sq m applicable for the SDLs) the Consortia continues to have ongoing concerns 

with the approach of WBC in respect of: 

 

 Viability: concerns with the GL Hearn Viability Appraisals are outlined in Section 4.0, notably the 

approach to gross:net land take, with alternative evidence provided. 

 Delivery: in respect of the “authority-led” approach to infrastructure delivery, which does not 

reflect the true “site specific” infrastructure required within the SDLs, which is in the order of an 

average £19,890 per dwelling across the four SDLs and the consequential threats to delivery. 

 Legality: The “drafting requirements”, as defined in section 212(4) of the Planning Act 2008 have 

not been complied with and furthermore the approach falls short of the CIL Statutory Guidance 

(2014). 
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5.7 The following range of CIL rates is provided by the Savills evidence submitted: 

 

 Range of viable residential CIL rates based on 

Savills Alternative Viability Appraisal
74

  

Arborfield Garrison SDL £49 – £70 per sq m 

South of M4 SDL £0 per sq m 

North Wokingham SDL £111 – £159 per sq m  

South Wokingham SDL £0 per sq m 

 

5.8 The higher level is based on the combined outcome of Savills viability test (Section 4.0) and the lower 

£ level applies a further 30% buffer, to ensure that the CIL rate is not set at the margins of viability. 

 

5.9 The representation reflects the difficulties with the application of CIL to strategic development sites, 

which in the context of Wokingham Borough, were all planned pre CIL (as allocated in the 2010 

adopted Core Strategy).  The representation is therefore not intended as a direct criticism of the 

Borough Council, who have sought to ‘positively embrace’ CIL via an “authority-led” approach.  It 

merely explains why developer-led delivery is the only realistic and viable approach to ensure timely 

delivery of the SDLs. It is plainly unreasonable and unrealistic to assume that the Borough Council 

may be able to deliver all (or most) of the infrastructure. 

 

5.10 The representation is supported by legal submissions provided by Pinsent Masons in respect of the 

effective operation of CIL in the context of large scale strategic development.  The submissions note 

that a narrow ‘Regulation 123 List’ would reduce inflexibility to secure Section 106/278 obligations for 

site specific infrastructure. It does not reflect the true distinction between “scheme mitigation” and 

strategic infrastructure.  

 

5.11 The legal submissions strengthen the Consortia position, which seeks a lower residential CIL rate for 

the SDLs, on the basis of achieving the necessary “scheme mitigation” infrastructure secured via 

Section 106/278/ condition/approved plans.  This developer-led delivery is the relevant evidence for 

consideration in the assessment of viability.  

 

5.12 The level of historic Section 106 is a relevant benchmarking measure, however caution must be 

applied with direct comparison between recently agreed Section 106 with a CIL equivalent.  This is 

because Section 106 remains negotiable and more easily amended in comparison to CIL, which is a 

non negotiable development land tax, which can effectively only be “amended” via the preparation and 

submission of a fresh planning application.  The Borough Council does not propose to offer 

exceptional circumstances relief.  

                                                
74

 Higher £ level based on combined outcome of Savills viability test (Section 4.0), the lower £ level applies a further 30% buffer, to 

ensure that the CIL rate is not set at the margins of viability 
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5.13 The objective of the representation is not to oppose CIL; it merely seeks to ensure a reasonable rate, 

and effective operation, based on the evidence and a collective interest to deliver well planned, 

viable and feasible development of the SDLs.  The approach advocated of £ lower CIL rates for 

strategic sites has been adopted by other Local Authorities (e.g. Winchester City Council). 

 

5.14 To summarise, the following core actions are requested by the SDL Consortia Group: 

 

1. The full detail of the GL Hearn Viability Appraisals be published (notably the August 2013 

version) 

2. Liaison occurs with the Consortia in respect of the updated infrastructure schedules 

provided, in order to agree each SDL “scheme mitigation” and hence to inform a revised 

draft Regulation 123 List 

3. The DCS be redrafted and republished for consultation based on updated evidence of 

viability to reflect the detail of these representations 

4. That WBC considers the scope to set a differential rate, by scale, for retail uses (possible 

under the 2014 Amendment CIL Regulations, which would apply should the DCS be 

republished) 

5. For those “strategic” infrastructure items to be delivered via CIL, WBC outline the 

mechanisms available to ensure timely delivery, in accordance with ‘fair share’ principles, 

as outlined in these representations 

 

5.15 The SDL Consortia Group is open to meeting with WBC and its advisors to discuss amendments to 

the approach taken.  There remains time to re-issue the draft stage consultation, and still enable the 

imposition of CIL prior to the 6 April 2015 deadline.  

 

END 
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• Assessment of the Economic Viability of SDLs, Levvells, February 2010 
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• Cumulative Impacts of Regulations on Housebuilders and Landowners – Research Paper, Turner 
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INTRODUCTION 

1. This document contains legal submissions and representations on the Community Infrastructure 
Levy ("CIL") Draft Charging Schedule ("DCS") published for consultation by Wokingham Borough 
Council ("Council") on 29 January 2014. 

2. This document has been prepared on behalf of the Strategic Development Locations ("SDL") 
Landowner and Developer Consortia Group ("SDL Consortia Group"). 

3. The SDL Consortia Group wants to ensure that the Council's DCS supports and incentivises new 
development and the timely delivery of infrastructure required to support such development, in 
accordance with the National Planning Policy Framework ("NPPF") and the statutory guidance on 
CIL issued in February 2014 ("Guidance"). 

4. The SDL Consortia Group is concerned that the Council's proposed CIL rates for the SDLs and 
proposed application of CIL may frustrate these national policy objectives, particularly in relation to 
strategic sites which are especially important for the delivery of much-needed new housing. 

5. The SDL Consortia Group considers that the Council's proposed CIL rates and application of CIL will 
create significant risks to delivery of critical infrastructure to support new development, with potential 
funding consequences for development.  These risks threaten delivery of the Council's Core Strategy 
(2010). 

6. It is noted that the Council's Core Strategy envisages that the SDLs will bring forward the vast 
majority of housing required to be delivered during the plan period to meet objectively assessed 
housing needs.  Any risk to delivery of the SDLs represents a threat to the Core Strategy.  Unless it 
can be shown that the Council's CIL proposals would not threaten delivery of the SDLs and this 
position can be justified by appropriate available evidence, the DCS should not be approved and 
must be modified. 

ISSUES  

7. This document summarises the relevant legal context which the Council and the examiner must have 
regard to when determining whether the DCS should be approved and what modifications are 
necessary to meet applicable requirements. 

8. The SDL Consortia Group's representations on the DCS focus on three key issues – viability, 
delivery and legality.  This document addresses the second and third issues.  

LEGAL CONTEXT 

Planning Act 2008 ("Act") 

9. Part 11 of the Act contains the primary legislation which regulates CIL.  It is fairly skeletal in form.  It 
leaves most of the details of the CIL regime to be set out in regulations. 

10. Section 205(2) of the Act provides that in making CIL regulations the Secretary of State must aim to 
ensure that the overall purpose of CIL is to ensure that costs incurred in supporting the development 
of an area can be funded (wholly or partly) by owners or developers of land in a way that does not 
make development of the area economically unviable. 

11. Sections 212 and 212A of the Act apply to the examination of Draft Charging Schedules.  The 
examiner must consider whether the "drafting requirements" have been complied with and, if not, 
whether the non-compliance can be remedied by the making of modifications to the Draft Charging 
Schedule.  The "drafting requirements" mean the legal requirements in Part 11 of the Act and the 
Regulations, so far as relevant to the drafting of the Charging Schedule. 
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12. Sections 211(2) and 212(4) of the Act specify various matters which examiners are required in 
particular to have regard to when considering whether the drafting requirements have been complied 
with.  These matters include the following: 

12.1 the actual and expected costs of infrastructure; 

12.2 matters specified by CIL regulations relating to the economic viability of development; 

12.3 other actual and expected sources of funding for infrastructure; and 

12.4 actual or expected administrative expenses in connection with CIL  

13. Section 216(1) of the Act provides that CIL regulations must require the CIL charging authority to 
apply CIL, or cause it to be applied, to supporting development by funding the provision, 
improvement, replacement, operation or maintenance of infrastructure. 

14. Section 216(2) of the Act defines "infrastructure".  It is important to note that the list is                              
non-exhaustive.  The fact that a type of infrastructure is not included on the list does not mean that it 
is not infrastructure on which CIL can be spent.   

15. Permissible types of CIL infrastructure include physical infrastructure (eg roads and other transport 
facilities), social infrastructure (eg schools and other educational facilities, medical facilities, sporting 
and recreational facilities) and environmental infrastructure (eg flood defences).  Note that open 
spaces are expressly identified as a type of CIL infrastructure.  Affordable housing is not a 
permissible type of CIL infrastructure, following amendments made by Regulation 63. 

Community Infrastructure Levy Regulations 2010 ("Regulations") 

16. Part 3 of the Regulations deals with the preparation, consultation, examination, approval and 
adoption of Charging Schedules. 

17. Regulation 14 is an essential provision in Part 3.  It sets out the legal obligations on charging 
authorities when setting rates in a Charging Schedule.  It requires a balance to be struck between 
desirability of funding infrastructure from CIL to support the development of the area and the 
potential effects of the imposition of CIL on the economic viability of development across the area. 

18. Regulation 14 (and other regulations) has recently been amended by the CIL Amendment 
Regulations 2014 to strengthen this 'balancing' requirement.  These Regulations came into force on 
24 February 2014.  However, transitional provisions in the Amendment Regulations mean that the 
latest amendments do not apply to all Draft Charging Schedules.  Regulation 14(2) of the 
Amendment Regulations provides that the amendments made by Regulation 5(2) in relation to 
Charging Schedules do not apply if a Draft Charging Schedule was published before the Amendment 
Regulations came into force (on 24 February 2014).   

19. Two different sets of rules apply, therefore, as shown below. 

 DRAFT CHARGING 
SCHEDULE 

BALANCE TO BE STRUCK APPROPRIATE EVIDENCE 

A Published before 24 
February 2014 

Charging Authority must aim to strike 
what appears to the Charging 
Authority to be an appropriate 
balance between... [subjective test]. 

Draft infrastructure list is not 
appropriate evidence to inform the 
preparation of the Charging 
Schedule. 

B Published on/after 24 
February 2014 

Charging Authority must strike an 
appropriate balance between 
[objective test]. 

Draft infrastructure list is 
appropriate evidence to inform the 
preparation of the Charging 
Schedule. 
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20. The Council's DCS was published before 24 February 2014.  Therefore, the 'A' rules apply. 

Community Infrastructure Levy Guidance 2014 ("Guidance") 

21. Section 221 of the Act permits the Secretary of State to give guidance to charging authorities and 
other public authorities, including CIL examiners, about any matter connected with CIL.  The 
Secretary of State's latest statutory guidance is the February 2014 document entitled                  
'Community Infrastructure Levy Guidance'.  This Guidance consolidates and replaces the previous 
statutory guidance issued in March 2010 and April 2013, as confirmed by the NPPG. 

22. Charging authorities (including the Council) and CIL examiners are legally obliged to have regard to 
the Guidance.  Examiners test compliance with national policy/ guidance as part of the CIL 
examination process and report on such compliance in their examination reports.  

23. The Guidance clarifies the nature of the positive duty which charging authorities must discharge in 
relation to CIL.  Key Guidance is set out below. 

PARAGRAPH PAGE GUIDANCE 

2:2                      
(fourth paragraph 

12 "Charging authorities should set a rate which does not threaten the ability to 
develop viably the sites and scale of development identified in the relevant 
Plan." 

2:2                          
(fifth paragraph) 

12 "The levy is expected to have a positive economic effect on development across 
a local plan area." 

2:2                        
(sixth paragraph) 
and                        
2:2:2:3                     
(first paragraph)  

12 
and 
15 

"Charging authorities should be able to show and explain how their proposed 
levy rate (or rates) will contribute towards the implementation of their relevant 
plan and support development across their area." 

2:2:1                          
(third paragraph) 

13 "Charging schedules should be consistent with, and support the implementation 
of, up-to-date relevant Plans." 

 
National Planning Policy Framework 2012 ("NPPF") 

24. Paragraph 175 sets out the central policy test for CIL in the NPPF.  CIL should "support and 
incentivise new development."   This is a positive duty applying to charging authorities.  
Demonstrating absence of harm or threats to viability will not suffice to justify CIL proposals.  
Charging authorities must demonstrate the positive effects of CIL for new development.   

25. Paragraph 176 highlights the importance of securing necessary scheme mitigation measures 
"through appropriate conditions or agreements."  This applies to environmental mitigation and 
compensation, eg SANGs, as well as other types of social and physical infrastructure provision.  The 
guidance confirms that the approach taken should ensure that "development is not inhibited 
unnecessarily." 

26. The NPPF guidance on viability and deliverability in paragraph 173 applies equally to CIL as to 
planning obligations.  Sites should not be subject to such a scale of obligations and policy burdens 
that their ability to be developed viably is threatened.  The costs of any requirements likely to be 
applied to development, including CIL and Section 106 planning obligations, should provide 
competitive returns to a willing land owner and a willing developer to enable the development to be 
deliverable, taking into account development and mitigation costs. 
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National Planning Practice Guidance 2014 ("NPPG") 

27. The NPPG contains guidance on plan making, viability and planning obligations.  The general 
overview on viability confirms that CIL has separate guidance on viability and charge setting, but that 
the principles for understanding viability set out in the NPPG will also be relevant for CIL evidence 
collection.  The NPPG notes that consistency is required, above all. 

28. The NPPF guidance on viability and plan making contains relevant guidance on how costs should be 
considered in plan-making.  It confirms that plan makers should consider the range of costs on 
development, including CIL and "a realistic understanding of the likely cost of Section 106 planning 
obligations and Section 278 agreements for highway works."   

29. The same guidance specifically considers strategic sites: "Their cumulative cost should not cause 
development types or strategic sites to be unviable.  Emerging policy requirements may need to e 
adjusted to ensure that the plan is able to deliver sustainable development." 

DELIVERY OF INFRASTRUCTURE AND THREATS TO THE CORE STRATEGY 

30. The CIL rates proposed for the SDLs in the Council's DCS are based on an assumption that 
infrastructure delivery will be 'authority-led', with CIL rates high and residual Section 106 costs low.  
This assumption is not appropriate or justified.  The SDL Consortia Group object to it. 

31. The authority-led approach is inconsistent with the Council’s Position Statement published at the 
Preliminary Draft Charging Schedule, which confirmed support for the ‘developer-led’ approach.  The 
change in view has not been explained or justified.  The SDL Consortia Group object to the proposed 
approach. 

32. If the assumed approach to delivery of infrastructure is not robust, the rates cannot be justified and 
the Council cannot demonstrate that it has discharged its positive duty in relation to CIL, in 
accordance with the Guidance and the NPPF.  The Council's approach to infrastructure delivery and 
rate setting are inextricably linked, therefore.  They cannot be considered or assessed in isolation. 

33. Submission A: The SDL Consortia Group submits that the Council should publish a Position 
Statement in advance of the CIL examination clarifying its proposed approach to delivery of 
infrastructure, supporting developer-led delivery. 

Infrastructure list published pursuant to Regulation 123(4) of the Regulations ("Infrastructure List") 

34. Regulation 123 created the concept of the "infrastructure list".  This is the charging authority's list of 
infrastructure projects or types of infrastructure that it intends will be, or may be, wholly or party 
funded by CIL.  It has significant influence over the way that infrastructure can be secured. 

35. There are two key legal points to note about the Infrastructure List.  Firstly, the principal purpose of 
the list is to dictate what planning obligations cannot be used for.  Secondly, there is no obligation on 
the charging authority to spend CIL on the infrastructure identified in the list.   

36. The Infrastructure List has a pivotal role to play at the policy level if charging authorities are to fulfil 
their positive duty to promote and apply CIL in a way which supports and incentivises new 
development and contributes to successful implementation of the Core Strategy.  Conversely, 
inappropriate use of the Infrastructure List can create serious risks to delivery of critical infrastructure 
required to support new development, reducing certainty of provision and timing. 

37. There are three areas in particular where the charging authority's policy approach will dictate 
whether the application of CIL has the required effect – timing, breadth and prioritisation. 

38. In relation to timing, the draft Infrastructure List should be published as soon as reasonably 
practicable, ideally at Preliminary Draft Charging Schedule stage, in accordance with best practice 
advocated by the Statutory Guidance.  This will help to provide developers of strategic sites with 
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more time to properly evaluate and engage with the charging authority about the optimum delivery 
mechanism for critical items of infrastructure and the consequential effect on CIL rates. 

39. In relation to breadth, the Infrastructure List should be kept as narrow as possible, identifying a small 
number of specific infrastructure projects rather than a number of general types of infrastructure.  
This will ensure that the scope of Section 106 agreements is not restricted more than is necessary, 
so that scheme mitigation infrastructure can be brought forward by developers at the required times. 

40. In relation to prioritisation, the Infrastructure List (or associated policy statement) should prioritise 
and/or ring-fence CIL receipts for critical infrastructure, eg by top-slicing for SANGs.  This will help to 
provide more certainty about whether and when critical infrastructure will be provided.  Individual 
infrastructure projects can also be prioritised by specifically excluding them from the Infrastructure 
List, where it is known that a particular developer intends to bring forward that infrastructure early in 
connection with specific development proposals. 

41. Submission B: The SDL Consortia Group submits that the Infrastructure List or associated policy 
statement should include a clear statement about which infrastructure projects will be prioritised. 

Use of planning obligations under Section 106 of the Town and Country Planning Act 1990                                
("Section 106 Agreements") and highway agreements under Section 278 of the Highways Act 1980 
("Highway Agreements") 

42. Regulation 123 contains two key restrictions on the use of planning obligations: 

42.1 Regulation 123(2) - A planning obligation in a Section 106 Agreement may not be a reason 
for granting planning permission for the development to the extent that the obligation 
provides for the funding or provision of infrastructure on the authority's infrastructure list.  
The purpose of this provision is to prevent developers from being charged twice for the 
same infrastructure.  Regulation 123(2) applies from the date when the charging authority's 
CIL Charging Schedule takes effect.   

42.2 Regulation 123(3) - A planning obligation in a Section 106 Agreement may not be a reason 
for granting planning permission for the development to the extent that the obligation 
provides for the funding or provision of an infrastructure project or type of infrastructure for 
which five or more separate planning obligations have already been entered into since 6 
April 2010.  Regulation 123(3) applies from 6 April 2015 or the date when the charging 
authority's CIL Charging Schedule takes effect (whichever is the earlier).   

43. The restriction in Regulation 123(2) also apply to conditions which require a Highway Agreement for 
the funding or provision of relevant infrastructure to be entered into and conditions which prevent or 
restrict the carrying out of development until such a Highway Agreement has been entered into. 

44. The pooling restriction in Regulation 123(3) does not apply to Highway Agreements.  This is 
confirmed by paragraph 2:6:3:5 of the Guidance.   

45. The charging authority's approach to its Infrastructure List will therefore dictate the extent to which                   
Section 106 Agreements and Highway Agreements can be used to secure and regulate the delivery 
of infrastructure.   

46. The Infrastructure List should therefore be kept as narrow as possible, identifying specific priority 
infrastructure projects.  This will restrict the effect of Regulation 123(2), allowing Section 106 
Agreements and Highway Agreements to be used for any infrastructure not included in the 
Infrastructure List. 

47. The following guidance in paragraph 176 of the NPPF should be kept firmly in mind when 
determining the approach to planning obligations (and conditions) in the context of CIL: 
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"Where safeguards are necessary to make a particular development acceptable in planning terms 
(such as environmental mitigation or compensation), the development should not be approved if the 
measures required cannot be secured through appropriate conditions or agreements." 

48. The SDL Consortia Group accept that CIL is the most appropriate mechanism for securing delivery 
of strategic infrastructure where that infrastructure is to address cumulative demands arising from 
development across the charging authority's area as a whole.   

49. Submission C: The SDL Consortia Group submits that a Section 106 agreement or Section 278 
agreement is the most appropriate mechanism for securing delivery of infrastructure where that 
infrastructure is principally or solely required to mitigate the impacts of a particular scheme.   

Infrastructure payments policy statement ("IPPS") 

50. Part 8 of the Regulations deals with the administration of CIL, including payment.  Regulation 72 
confirms that the general rule is that CIL is paid in cash.  However, Regulations 73 and 73A provide 
important alternative payment methods. 

51. Regulation 73A extends the payment in kind concept to apply to "infrastructure payments" as well as 
"land payments", ie works in kind.  This was introduced by the 2014 Amendment Regulations.  It had 
widely been expected that this would 'solve' the problems encountered by many charging authorities 
and developers in relation to securing the delivery of infrastructure whilst complying with the 
constraints imposed by Regulation 123.  However, deficiencies in the final form of the Regulation 
mean that infrastructure payments are unlikely to provide an effective solution for many schemes.   

52. There are however three key differences between infrastructure payments and land payments, 
where the 2014 Amendment Regulations have placed more onerous restrictions on the use of 
infrastructure payments. 

52.1 The infrastructure to be provided must be on the charging authority's infrastructure list. 

52.2 The charging authority must have made infrastructure payments available in its area by 
issuing an IPPS.  The IPPS must set out the infrastructure projects, or types of 
infrastructure, which the authority will consider accepting as infrastructure payments.  The 
IPPS could be the same as the authority's infrastructure list or it could be a sub-set of it. 

52.3 The charging authority is not permitted to accept an infrastructure payment if it considers 
that the infrastructure to be provided is necessary to make the development granted by the 
relevant planning permission acceptable in planning terms. 

53. The last of these restrictions is particularly important.  It effectively limits infrastructure payments to 
over-provision scenarios, where a developer voluntarily chooses to deliver additional infrastructure to 
enhance its scheme, over and above what is required to mitigate scheme impacts and/or meet policy 
requirements.  Where impact assessment work and/or policy demonstrate that infrastructure is 
needed for a scheme, an infrastructure payment cannot lawfully be used for that infrastructure. 

54. The IPPS has an important role to play where infrastructure is to be provided in-kind through CIL 
rather than under Section 106 agreements.  Charging authorities which fail to adopt effective IPPSs 
may frustrate the intended objectives of CIL to support and incentivise new development. 

55. There are two areas in particular where the charging authority's policy approach will dictate whether 
the use of infrastructure payments contributes towards the effective implementation of CIL. 

55.1 Adoption – Infrastructure payments should be made available through the early adoption of 
an IPPS.  Charging authorities are not obliged to adopt IPPSs or accept infrastructure 
payments.  However, non-adoption/acceptance could threaten or delay delivery. 
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55.2 Specificity – The IPPS should focus on specific infrastructure projects rather than general 
types of infrastructure.  This will help provide certainty on the legal delivery mechanism for 
specific projects. 

56. Submission D: The SDL Consortia Group submits that the Council should publish its draft IPPS in 
advance of the CIL examination to enable a full and fair consideration of the Council's DCS. 

CIL infrastructure payment agreements under Regulation 73A of the Regulations ("CIPAs") 

57. Regulation 73A(1) permits charging authorities s to accept one or more "infrastructure payments" in 
satisfaction of the whole or part of a CIL charge.  An infrastructure payment is the provision of one or 
more items of infrastructure by a person who would be liable to pay CIL to the charging authority.   

58. Infrastructure payments generally operate in a similar way to land payments.  Key legal conditions 
applying to CIPAs include the following: 

58.1 The infrastructure payment must be documented in a CIPA which must be entered into 
before the chargeable development is commenced.   

58.2 There is no express prohibition on the CIPA forming part of a Section 106 Agreement, but 
other provisions mean that this is unlikely to happen. 

58.3 The infrastructure is valued on a cost basis, being the cost to the developer of providing 
that infrastructure, including related design costs. 

58.4 The charging authority must aim to ensure that the acquired infrastructure is used to 
support the development of its area. 

59. Charging authorities should have full regard for the Guidance when considering their approach to 
infrastructure payments.  Paragraph 2:3:11 of the Guidance states as follows: 

"…where an authority has already planned to invest levy receipts in a project there may be time, cost 
and efficiency benefits in accepting completed infrastructure from the party liable for payment of the 
levy.  Payment in kind can also enable developers, users and authorities to have more certainty 
about the timescale over which certain infrastructure items will be delivered." 

60. As with land payments, charging authorities should adopt a positive approach to infrastructure 
payments to help ensure that the CIL regime results in the timely and cost-effective delivery of critical 
infrastructure, accepting such payments in lieu of cash in all appropriate cases, to the extent 
permitted by the Regulations. 

61. Submission E: The SDL Consortia Group submits that the Council should confirm in advance of the 
CIL examination that it will make infrastructure payments available in its area. 

CIL land payment agreements under Regulation 73 of the Regulations ("CLPAs") 

62. Regulation 73(1) permits charging authorities to accept one or more "land payments" in satisfaction 
of the whole or part of a CIL charge.  A land payment is a transfer of land from a person who would 
be liable to pay CIL to the charging authority.   

63. There is no requirement for a charging authority to adopt a policy confirming that will make land 
payments available in its area.  Charging authorities must determine on a case-by-case basis 
whether to accept land payments. 

64. Key legal conditions applying to CLPAs include the following: 

64.1 The land payment must be documented in a CLPA, which must be entered into before the 
chargeable development is commenced.   
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64.2 The CLPA may not form part of a Section 106 agreement. 

64.3 The land must be valued on an open market basis, with limited details provided in the 
Regulations about what valuation assumptions and disregards should be applied.   

64.4 The charging authority must aim to ensure that the acquired land is used to provide or 
facilitate in any way the provision of infrastructure to support the development of the 
authority's area.   

65. As infrastructure can include open spaces, land payments could be used for the provision of SANGs.  
Land payments could also be used to provide an authority with the required land to be build social or 
physical infrastructure on, eg a new school or a new road. 

66. Charging authorities can help ensure that the CIL regime actually delivers new infrastructure - rather 
than just securing funding for it – by adopting a positive approach to land payments, accepting them 
in lieu of cash in all appropriate cases. 

67. Submission F: The SDL Consortia Group submits that the Council should confirm in advance of the 
CIL examination that it will adopt a positive approach to accepting land payments in its area. 

Use of Grampian conditions 

68. Conditions requiring works on land which is not controlled by the applicant, or which require the 
consent or authorisation of another person or body often fail the policy tests of reasonableness and 
enforceability. However, it is generally accepted that a similar result can be achieved by using a 
condition worded in a negative form (i.e. by prohibiting commencement of development or 
occupation of buildings) until works on third party land have been undertaken. Such conditions have 
been known as Grampian conditions since the case of Grampian Regional Council v the City of 
Aberdeen [1984] established that a planning condition would not be invalid merely because it 
prevented development proceeding unless and until an event had occurred which was not wholly 
within the applicant’s control if it were a pre-condition and not ultra vires on other grounds.  

69. The NPPG advises that Grampian conditions should not be used where there is no prospect of the 
action in question being performed within the time-limit imposed by the permission. It goes on to 
state that "where the land or specified action in question is within the control of the local authority 
determining the application (for example, as highway authority where supporting infrastructure is 
required) the authority should be able to present clear evidence that this test will be met before the 
condition is imposed". In other words, the local planning authority must be able to provide clear 
evidence that it will be able to deliver the infrastructure in question within the time-limit imposed by 
the permission.  This may require evidence that all relevant cabinet approvals have been secured, 
adequate funding is in place and contracts have been let for the construction of the infrastructure, 
particularly if funders are to be satisfied. 

70. To the extent that any infrastructure on the Infrastructure List is considered necessary to mitigate the 
impacts of a proposed development, a local planning authority could potentially seek to impose 
Grampian conditions to restrict development or occupation until that infrastructure is in place.  In 
these circumstances the developer would be reliant upon the local planning authority bringing 
forward the infrastructure, and any delay or failure on the part of the local planning authority would 
adversely impact on the deliverability of the proposed development. 

71. Any use of Grampian conditions would need to be restricted to very limited exceptional cases, eg 
where risks to public health and safety are involved.  The prospect of more frequent use of Grampian 
conditions is likely to put at risk development, including development of strategic sites, and may 
make it harder or impossible to secure adequate funding. 

72. Submission G: The SDL Consortia Group submits that the Council should publish a clear policy 
statement in advance of the CIL examination clarifying its proposed approach to the use of Grampian 
conditions for CIL infrastructure. 
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LEGALITY 

73. Section 212(4) of the Planning Act 2008 defines the "drafting requirements" for CIL Draft Charging 
Schedules.  A Draft Charging Schedule cannot be recommended for approval without modifications 
unless it complies with all drafting requirements. 

Guidance 

74. The Council is required to have regard to the statutory guidance under Section 221 of the Act.  This 
is one of the drafting requirements. 

75. Submission H: The SDL Consortia Group submits that the Council has not had proper regard to the 
Guidance, particularly in relation to its positive duty to support development and contribute towards 
implementation of the Core Strategy.  It has also failed to have regard to the statutory guidance by 
proposing CIL rates for the SDLs which threaten delivery of the Core Strategy. 

Expected Infrastructure Costs 

76. The Council is required to have regard to the actual and expected costs of infrastructure under 
Section 211(2)(a) of the Act.  This is one of the drafting requirements. 

77. Submission I: The SDL Consortia Group submits that the Council has not had proper regard to 
expected costs of infrastructure in respect of the SDLs.  This is reflected in the Council's substantial 
under-estimation of residual Section 106/278 costs. 

Approach to necessary scheme mitigation infrastructure 

78. Where critical infrastructure is required principally or solely to mitigate the impacts of a specific 
scheme, planning permission could not be granted, or if granted it would be vulnerable to legal 
challenge, unless there is sufficient certainty that such infrastructure will be delivered at the required 
time.  This is particularly the case for infrastructure which has been determined as being necessary 
mitigation or compensation pursuant to regulated planning processes such as environmental impact 
assessment and appropriate assessment.  The prospect of refusal or legal challenge may result in 
delays to development and/or funding being withheld. 

79. The Council has not provided sufficient certainty about the delivery of critical infrastructure.  It has 
also not provided a sufficiently clear explanation of how it proposes to distinguish between scheme 
mitigation infrastructure and strategic infrastructure. 

80. Submission J: The SDL Consortia Group submits that the Council should provide sufficient certainty 
about the timing of delivery of critical infrastructure by excluding such projects from its Infrastructure 
List or by amending its Infrastructure List (and/or any associated policy statement) to provide clarity 
on prioritisation and timing of delivery. 

SUMMARY OF LEGAL SUBMISSIONS AND REPRESENTATIONS 

81. We summarise below the principal legal submissions and representations on behalf of the SDL 
Consortia Group. 

REP  PARA TOPIC DETAILS 

A 33 Position Statement on 
developer-led delivery 

The Council should publish a Position Statement in advance of 
the CIL examination clarifying its proposed approach to delivery 
of infrastructure, supporting developer-led delivery. 

B 41 Prioritisation of 
infrastructure  

The Council's Infrastructure List or associated policy statement 
should include a clear statement about which infrastructure 
projects will be prioritised. 
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REP  PARA TOPIC DETAILS 

C 47 Use of Section 
106/278 agreements 

A Section 106 agreement or Section 278 agreement is the most 
appropriate mechanism for securing delivery of infrastructure 
where that infrastructure is principally or solely required to 
mitigate the impacts of a particular scheme.   

D 54 Draft IPPS The Council should publish its draft IPPS in advance of the CIL 
examination to enable a full and fair consideration of the 
Council's DCS. 

E 59 Availability of 
infrastructure 
payments 

The Council should confirm in advance of the CIL examination 
that it will make infrastructure payments available in its area. 

F 65 Approach to land 
payments 

The Council should confirm in advance of the CIL examination 
that it will adopt a positive approach to accepting land payments 
in its area. 

G 70 Use of Grampian 
conditions 

The Council should publish a clear policy statement in advance 
of the CIL examination clarifying its proposed approach to the 
use of Grampian conditions for CIL infrastructure. 

H 73 Failure to have regard 
to the Guidance 

The Council has not had proper regard to the Guidance, 
particularly in relation to its positive duty to support development 
and contribute towards implementation of the Core Strategy.  It 
has also failed to have regard to the statutory guidance by 
proposing CIL rates for the SDLs which threaten delivery of the 
Core Strategy. 

I 75 Failure to have regard 
to expected 
infrastructure costs 

The Council has not had proper regard to expected costs of 
infrastructure in respect of the SDLs.  This is reflected in the 
Council's substantial under-estimation of residual                         
Section 106/278 costs. 

J 78 Lack of certainty on 
timing of delivery of 
infrastructure 

The Council should provide sufficient certainty about the timing 
of delivery of critical infrastructure by excluding such projects 
from its Infrastructure List or by amending its Infrastructure List 
(and/or any associated policy statement) to provide clarity on 
prioritisation and timing of delivery. 

 
82. If/when the Regulations are amended again so that infrastructure payments can be used for a wider 

range of infrastructure, including 'necessary' infrastructure, these submissions would need to be 
reviewed.  It could be that under future Regulations the payments in kind regime presents the 
optimum approach to infrastructure delivery under CIL.  However, no reliance has been placed on 
whether/when such future Regulations might come into effect.  

Pinsent Masons LLP 

 



 
 

Appendix 3: Savills Viability Appraisal outputs (Argus Developer)  



 Savills 

 Development Appraisal 

 North Wokingham 

 A - Base Appraisal 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 A - Base Appraisal 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\NW\A - Base - North Wokingham.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 A - Base Appraisal 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 A - Base Appraisal 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 North Wokingham 
 A - Base Appraisal 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  146  Sep 2014  Oct 2026  Pre-Construction  End  0 
 Sale  146  Mar 2015  Apr 2027  Construction  Start  6 
 Phase End  Apr 2027 
 Phase Length  158 

 Project Length  158  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 A - Base Appraisal 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  17  850.00  3,121.00  156,050 
 Affordable 1 bed flat  92  4,600.00  1,722.00  86,100 
 Private 2 bed flat  51  3,417.00  3,121.00  209,107 
 Affordable 2 bed flat  69  4,209.00  1,722.00  105,042 
 Private 2 bed house  180  14,940.00  3,121.00  259,043 
 Private 3 bed house  403  35,061.00  3,121.00  271,527 
 Private 4 bed house  206  21,630.00  3,121.00  327,705 
 Affordable 2 bed house  139  11,537.00  1,722.00  142,926 
 Affordable 3 bed house  92  8,004.00  1,722.00  149,814 
 Affordable 4 bed house  69  6,900.00  1,722.00  172,200 
 Totals  1,318  111,148.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  229  350  80,150  80,150 

 Investment Valuation 
 Ground Rents 
 Current Rent  80,150  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  298,913,991 

 NET REALISATION  298,913,991 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  56,140,491 
 Stamp Duty  5.75%  3,228,078 
 Town Planning  150,000 

 59,518,569 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  1,000.00 m²  1,141.00 pm²  1,141,000 
 Affordable 1 bed flat  5,411.76 m²  1,141.00 pm²  6,174,824 
 Private 2 bed flat  4,020.00 m²  1,141.00 pm²  4,586,820 
 Affordable 2 bed flat  4,951.76 m²  1,141.00 pm²  5,649,964 
 Private 2 bed house  14,940.00 m²  947.00 pm²  14,148,180 
 Private 3 bed house  35,061.00 m²  947.00 pm²  33,202,767 
 Private 4 bed house  21,630.00 m²  947.00 pm²  20,483,610 
 Affordable 2 bed house  11,537.00 m²  947.00 pm²  10,925,539 
 Affordable 3 bed house  8,004.00 m²  947.00 pm²  7,579,788 
 Affordable 4 bed house  6,900.00 m²  947.00 pm²  6,534,300 
 Totals  113,455.53 m²  110,426,791  110,426,791 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 A - Base Appraisal 

 Contingency  5.00%  5,521,340 
 5,521,340 

 Other Construction 
 Code for Sustainable Homes  1,318.00 un  5,000.00 /un  6,590,000 
 Externals & Infrastructure  20.00%  23,403,358 
 Preliminaries & Demolition  3.00%  3,312,804 

 33,306,162 
 Municipal Costs 

 Section 106  1,318.00 un  4,011.00 /un  5,286,498 
 5,286,498 

 PROFESSIONAL FEES 
 Architect  2.50%  2,760,670 
 Quantity Surveyor  2.50%  3,195,616 
 Structural Engineer  2.50%  3,195,616 
 Mech./Elec.Engineer  2.50%  3,195,616 
 Project Manager  2.50%  3,195,616 

 15,543,133 
 MARKETING & LETTING 

 Marketing  1.00%  2,975,782 
 2,975,782 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  2,989,140 
 Sales Legal Fee  0.75%  2,241,855 

 5,230,995 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  8,794,776 

 TOTAL COSTS  246,604,045 

 PROFIT 
 52,309,947 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.03% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  22.36% 

 Rent Cover  652 yrs 8 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 A - Base Appraisal 

 Gross Sales 
 2,652,850 
 7,921,200 

 10,664,457 
 7,247,898 

 46,627,740 
 109,425,381 
 67,507,230 
 19,866,714 
 13,782,888 
 11,881,800 

 297,578,158 

 1,335,833 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 A - Base Appraisal 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 North Wokingham 

 B - Section 106 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 B - Section 106 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 B - Section 106 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 B - Section 106 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 North Wokingham 
 B - Section 106 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  146  Sep 2014  Oct 2026  Pre-Construction  End  0 
 Sale  146  Mar 2015  Apr 2027  Construction  Start  6 
 Phase End  Apr 2027 
 Phase Length  158 

 Project Length  158  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 B - Section 106 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  17  850.00  3,121.00  156,050 
 Affordable 1 bed flat  92  4,600.00  1,722.00  86,100 
 Private 2 bed flat  51  3,417.00  3,121.00  209,107 
 Affordable 2 bed flat  69  4,209.00  1,722.00  105,042 
 Private 2 bed house  180  14,940.00  3,121.00  259,043 
 Private 3 bed house  403  35,061.00  3,121.00  271,527 
 Private 4 bed house  206  21,630.00  3,121.00  327,705 
 Affordable 2 bed house  139  11,537.00  1,722.00  142,926 
 Affordable 3 bed house  92  8,004.00  1,722.00  149,814 
 Affordable 4 bed house  69  6,900.00  1,722.00  172,200 
 Totals  1,318  111,148.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  229  350  80,150  80,150 

 Investment Valuation 
 Ground Rents 
 Current Rent  80,150  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  298,913,991 

 NET REALISATION  298,913,991 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  40,115,956 
 Stamp Duty  5.75%  2,306,667 
 Town Planning  150,000 

 42,572,623 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  1,000.00 m²  1,141.00 pm²  1,141,000 
 Affordable 1 bed flat  5,411.76 m²  1,141.00 pm²  6,174,824 
 Private 2 bed flat  4,020.00 m²  1,141.00 pm²  4,586,820 
 Affordable 2 bed flat  4,951.76 m²  1,141.00 pm²  5,649,964 
 Private 2 bed house  14,940.00 m²  947.00 pm²  14,148,180 
 Private 3 bed house  35,061.00 m²  947.00 pm²  33,202,767 
 Private 4 bed house  21,630.00 m²  947.00 pm²  20,483,610 
 Affordable 2 bed house  11,537.00 m²  947.00 pm²  10,925,539 
 Affordable 3 bed house  8,004.00 m²  947.00 pm²  7,579,788 
 Affordable 4 bed house  6,900.00 m²  947.00 pm²  6,534,300 
 Totals  113,455.53 m²  110,426,791  110,426,791 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 B - Section 106 

 Contingency  5.00%  5,521,340 
 5,521,340 

 Other Construction 
 Code for Sustainable Homes  1,318.00 un  5,000.00 /un  6,590,000 
 Externals & Infrastructure  20.00%  23,403,358 
 Preliminaries & Demolition  3.00%  3,312,804 

 33,306,162 
 Municipal Costs 

 Section 106  1,318.00 un  18,066.00 /un  23,810,988 
 23,810,988 

 PROFESSIONAL FEES 
 Architect  2.50%  2,760,670 
 Quantity Surveyor  2.50%  3,658,728 
 Structural Engineer  2.50%  3,658,728 
 Mech./Elec.Engineer  2.50%  3,658,728 
 Project Manager  2.50%  3,658,728 

 17,395,582 
 MARKETING & LETTING 

 Marketing  1.00%  2,975,782 
 2,975,782 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  2,989,140 
 Sales Legal Fee  0.75%  2,241,855 

 5,230,995 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  5,363,766 

 TOTAL COSTS  246,604,028 

 PROFIT 
 52,309,963 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.03% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  33.15% 

 Rent Cover  652 yrs 8 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 B - Section 106 

 Gross Sales 
 2,652,850 
 7,921,200 

 10,664,457 
 7,247,898 

 46,627,740 
 109,425,381 
 67,507,230 
 19,866,714 
 13,782,888 
 11,881,800 

 297,578,158 

 1,335,833 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 B - Section 106 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 North Wokingham 

 C - Units 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 C - Units 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 C - Units 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 C - Units 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 North Wokingham 
 C - Units 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  146  Sep 2014  Oct 2026  Pre-Construction  End  0 
 Sale  146  Mar 2015  Apr 2027  Construction  Start  6 
 Phase End  Apr 2027 
 Phase Length  158 

 Project Length  158  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 C - Units 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  15  750.00  3,121.00  156,050 
 Affordable 1 bed flat  90  4,500.00  1,722.00  86,100 
 Private 2 bed flat  45  3,015.00  3,121.00  209,107 
 Affordable 2 bed flat  65  3,965.00  1,722.00  105,042 
 Private 2 bed house  172  14,276.00  3,121.00  259,043 
 Private 3 bed house  390  33,930.00  3,121.00  271,527 
 Private 4 bed house  197  20,685.00  3,121.00  327,705 
 Affordable 2 bed house  129  10,707.00  1,722.00  142,926 
 Affordable 3 bed house  89  7,743.00  1,722.00  149,814 
 Affordable 4 bed house  67  6,700.00  1,722.00  172,200 
 Totals  1,259  106,271.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  229  350  80,150  80,150 

 Investment Valuation 
 Ground Rents 
 Current Rent  80,150  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  285,980,239 

 NET REALISATION  285,980,239 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  54,046,621 
 Stamp Duty  5.75%  3,107,681 
 Town Planning  150,000 

 57,304,301 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  882.35 m²  1,141.00 pm²  1,006,765 
 Affordable 1 bed flat  5,294.12 m²  1,141.00 pm²  6,040,588 
 Private 2 bed flat  3,547.06 m²  1,141.00 pm²  4,047,194 
 Affordable 2 bed flat  4,664.71 m²  1,141.00 pm²  5,322,429 
 Private 2 bed house  14,276.00 m²  947.00 pm²  13,519,372 
 Private 3 bed house  33,930.00 m²  947.00 pm²  32,131,710 
 Private 4 bed house  20,685.00 m²  947.00 pm²  19,588,695 
 Affordable 2 bed house  10,707.00 m²  947.00 pm²  10,139,529 
 Affordable 3 bed house  7,743.00 m²  947.00 pm²  7,332,621 
 Affordable 4 bed house  6,700.00 m²  947.00 pm²  6,344,900 
 Totals  108,429.24 m²  105,473,803  105,473,803 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 C - Units 

 Contingency  5.00%  5,273,690 
 5,273,690 

 Other Construction 
 Code for Sustainable Homes  1,259.00 un  5,000.00 /un  6,295,000 
 Externals & Infrastructure  20.00%  22,353,761 
 Preliminaries & Demolition  3.00%  3,164,214 

 31,812,975 
 Municipal Costs 

 Section 106  1,259.00 un  4,011.00 /un  5,049,849 
 5,049,849 

 PROFESSIONAL FEES 
 Architect  2.50%  2,636,845 
 Quantity Surveyor  2.50%  3,052,309 
 Structural Engineer  2.50%  3,052,309 
 Mech./Elec.Engineer  2.50%  3,052,309 
 Project Manager  2.50%  3,052,309 

 14,846,079 
 MARKETING & LETTING 

 Marketing  1.00%  2,846,444 
 2,846,444 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  2,859,802 
 Sales Legal Fee  0.75%  2,144,852 

 5,004,654 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  8,321,903 

 TOTAL COSTS  235,933,699 

 PROFIT 
 50,046,540 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.03% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  22.63% 

 Rent Cover  624 yrs 5 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 C - Units 

 Gross Sales 
 2,340,750 
 7,749,000 
 9,409,815 
 6,827,730 

 44,555,396 
 105,895,530 
 64,557,885 
 18,437,454 
 13,333,446 
 11,537,400 

 284,644,406 

 1,335,833 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 C - Units 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 North Wokingham 

 D - Combined 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 D - Combined 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 D - Combined 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 North Wokingham 
 D - Combined 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 North Wokingham 
 D - Combined 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  146  Sep 2014  Oct 2026  Pre-Construction  End  0 
 Sale  146  Mar 2015  Apr 2027  Construction  Start  6 
 Phase End  Apr 2027 
 Phase Length  158 

 Project Length  158  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 D - Combined 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  15  750.00  3,121.00  156,050 
 Affordable 1 bed flat  90  4,500.00  1,722.00  86,100 
 Private 2 bed flat  45  3,015.00  3,121.00  209,107 
 Affordable 2 bed flat  65  3,965.00  1,722.00  105,042 
 Private 2 bed house  172  14,276.00  3,121.00  259,043 
 Private 3 bed house  390  33,930.00  3,121.00  271,527 
 Private 4 bed house  197  20,685.00  3,121.00  327,705 
 Affordable 2 bed house  129  10,707.00  1,722.00  142,926 
 Affordable 3 bed house  89  7,743.00  1,722.00  149,814 
 Affordable 4 bed house  67  6,700.00  1,722.00  172,200 
 Totals  1,259  106,271.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  229  350  80,150  80,150 

 Investment Valuation 
 Ground Rents 
 Current Rent  80,150  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  285,980,239 

 NET REALISATION  285,980,239 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  38,694,933 
 Stamp Duty  5.75%  2,224,959 
 Town Planning  150,000 

 41,069,892 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  882.35 m²  1,141.00 pm²  1,006,765 
 Affordable 1 bed flat  5,294.12 m²  1,141.00 pm²  6,040,588 
 Private 2 bed flat  3,547.06 m²  1,141.00 pm²  4,047,194 
 Affordable 2 bed flat  4,664.71 m²  1,141.00 pm²  5,322,429 
 Private 2 bed house  14,276.00 m²  947.00 pm²  13,519,372 
 Private 3 bed house  33,930.00 m²  947.00 pm²  32,131,710 
 Private 4 bed house  20,685.00 m²  947.00 pm²  19,588,695 
 Affordable 2 bed house  10,707.00 m²  947.00 pm²  10,139,529 
 Affordable 3 bed house  7,743.00 m²  947.00 pm²  7,332,621 
 Affordable 4 bed house  6,700.00 m²  947.00 pm²  6,344,900 
 Totals  108,429.24 m²  105,473,803  105,473,803 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 D - Combined 

 Contingency  5.00%  5,273,690 
 5,273,690 

 Other Construction 
 Code for Sustainable Homes  1,259.00 un  5,000.00 /un  6,295,000 
 Externals & Infrastructure  20.00%  22,353,761 
 Preliminaries & Demolition  3.00%  3,164,214 

 31,812,975 
 Municipal Costs 

 Section 106  1,259.00 un  18,066.00 /un  22,745,094 
 22,745,094 

 PROFESSIONAL FEES 
 Architect  2.50%  2,636,845 
 Quantity Surveyor  2.50%  3,494,690 
 Structural Engineer  2.50%  3,494,690 
 Mech./Elec.Engineer  2.50%  3,494,690 
 Project Manager  2.50%  3,494,690 

 16,615,604 
 MARKETING & LETTING 

 Marketing  1.00%  2,846,444 
 2,846,444 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  2,859,802 
 Sales Legal Fee  0.75%  2,144,852 

 5,004,654 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  5,091,531 

 TOTAL COSTS  235,933,688 

 PROFIT 
 50,046,552 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.03% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  33.65% 

 Rent Cover  624 yrs 5 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 D - Combined 

 Gross Sales 
 2,340,750 
 7,749,000 
 9,409,815 
 6,827,730 

 44,555,396 
 105,895,530 
 64,557,885 
 18,437,454 
 13,333,446 
 11,537,400 

 284,644,406 

 1,335,833 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 North Wokingham 
 D - Combined 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 South of M4 

 A - Base Appraisal 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 A - Base Appraisal 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 A - Base Appraisal 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 A - Base Appraisal 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 South of M4 
 A - Base Appraisal 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  132  Sep 2014  Aug 2025  Pre-Construction  End  0 
 Sale  132  Mar 2015  Feb 2026  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  144 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 A - Base Appraisal 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  112  5,600.00  3,014.00  150,700 
 Affordable 1 bed flat  166  8,300.00  1,722.00  86,100 
 Private 2 bed flat  112  7,504.00  3,014.00  201,938 
 Affordable 2 bed flat  125  7,625.00  1,722.00  105,042 
 Private 2 bed house  348  28,884.00  3,014.00  250,162 
 Private 3 bed house  444  38,628.00  3,014.00  262,218 
 Private 4 bed house  530  55,650.00  3,014.00  316,470 
 Affordable 2 bed house  249  20,667.00  1,722.00  142,926 
 Affordable 3 bed house  166  14,442.00  1,722.00  149,814 
 Affordable 4 bed house  125  12,500.00  1,722.00  172,200 
 Totals  2,377  199,800.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  515  350  180,250  180,250 

 Investment Valuation 
 Ground Rents 
 Current Rent  180,250  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  523,115,439 

 NET REALISATION  523,115,439 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  85,561,406 
 Stamp Duty  5.75%  4,919,781 
 Town Planning  150,000 

 90,631,187 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  6,588.24 m²  1,141.00 pm²  7,517,176 
 Affordable 1 bed flat  9,764.71 m²  1,141.00 pm²  11,141,529 
 Private 2 bed flat  8,828.24 m²  1,141.00 pm²  10,073,016 
 Affordable 2 bed flat  8,970.59 m²  1,141.00 pm²  10,235,441 
 Private 2 bed house  28,884.00 m²  947.00 pm²  27,353,148 
 Private 3 bed house  38,628.00 m²  947.00 pm²  36,580,716 
 Private 4 bed house  55,650.00 m²  947.00 pm²  52,700,550 
 Affordable 2 bed house  20,667.00 m²  947.00 pm²  19,571,649 
 Affordable 3 bed house  14,442.00 m²  947.00 pm²  13,676,574 
 Affordable 4 bed house  12,500.00 m²  947.00 pm²  11,837,500 
 Totals  204,922.76 m²  200,687,301  200,687,301 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\SM4\A -  Base - South of M4.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 A - Base Appraisal 

 Contingency  5.00%  10,034,365 
 10,034,365 

 Other Construction 
 Code for Sustainable Homes  2,377.00 un  5,000.00 /un  11,885,000 
 Externals & Infrastructure  20.00%  42,514,460 
 Preliminaries & Demolition  3.00%  6,020,619 

 60,420,079 
 Municipal Costs 

 Section 106  2,377.00 un  5,631.00 /un  13,384,887 
 13,384,887 

 PROFESSIONAL FEES 
 Architect  2.50%  5,017,183 
 Quantity Surveyor  2.50%  5,899,789 
 Structural Engineer  2.50%  5,899,789 
 Mech./Elec.Engineer  2.50%  5,899,789 
 Project Manager  2.50%  5,899,789 

 28,616,338 
 MARKETING & LETTING 

 Marketing  1.00%  4,107,057 
 4,107,057 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  5,231,154 
 Sales Legal Fee  0.75%  3,923,366 

 9,154,520 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  14,534,524 

 TOTAL COSTS  431,570,257 

 PROFIT 
 91,545,181 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.04% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  17.68% 

 Rent Cover  507 yrs 11 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 A - Base Appraisal 

 Gross Sales 
 16,878,400 
 14,292,600 
 22,617,056 
 13,130,250 
 87,056,376 

 116,424,792 
 167,729,100 
 35,588,574 
 24,869,124 
 21,525,000 

 520,111,272 

 3,004,167 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 A - Base Appraisal 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 South of M4 

 B - Section 106 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 B - Section 106 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 B - Section 106 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 B - Section 106 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 South of M4 
 B - Section 106 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  132  Sep 2014  Aug 2025  Pre-Construction  End  0 
 Sale  132  Mar 2015  Feb 2026  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  144 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 B - Section 106 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  112  5,600.00  3,014.00  150,700 
 Affordable 1 bed flat  166  8,300.00  1,722.00  86,100 
 Private 2 bed flat  112  7,504.00  3,014.00  201,938 
 Affordable 2 bed flat  125  7,625.00  1,722.00  105,042 
 Private 2 bed house  348  28,884.00  3,014.00  250,162 
 Private 3 bed house  444  38,628.00  3,014.00  262,218 
 Private 4 bed house  530  55,650.00  3,014.00  316,470 
 Affordable 2 bed house  249  20,667.00  1,722.00  142,926 
 Affordable 3 bed house  166  14,442.00  1,722.00  149,814 
 Affordable 4 bed house  125  12,500.00  1,722.00  172,200 
 Totals  2,377  199,800.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  515  350  180,250  180,250 

 Investment Valuation 
 Ground Rents 
 Current Rent  180,250  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  523,115,439 

 NET REALISATION  523,115,439 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  67,538,369 
 Stamp Duty  5.75%  3,883,456 
 Town Planning  150,000 

 71,571,825 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  6,588.24 m²  1,141.00 pm²  7,517,176 
 Affordable 1 bed flat  9,764.71 m²  1,141.00 pm²  11,141,529 
 Private 2 bed flat  8,828.24 m²  1,141.00 pm²  10,073,016 
 Affordable 2 bed flat  8,970.59 m²  1,141.00 pm²  10,235,441 
 Private 2 bed house  28,884.00 m²  947.00 pm²  27,353,148 
 Private 3 bed house  38,628.00 m²  947.00 pm²  36,580,716 
 Private 4 bed house  55,650.00 m²  947.00 pm²  52,700,550 
 Affordable 2 bed house  20,667.00 m²  947.00 pm²  19,571,649 
 Affordable 3 bed house  14,442.00 m²  947.00 pm²  13,676,574 
 Affordable 4 bed house  12,500.00 m²  947.00 pm²  11,837,500 
 Totals  204,922.76 m²  200,687,301  200,687,301 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 B - Section 106 

 Contingency  5.00%  10,034,365 
 10,034,365 

 Other Construction 
 Code for Sustainable Homes  2,377.00 un  5,000.00 /un  11,885,000 
 Externals & Infrastructure  20.00%  42,514,460 
 Preliminaries & Demolition  3.00%  6,020,619 

 60,420,079 
 Municipal Costs 

 Section 106  2,377.00 un  14,600.00 /un  34,704,200 
 34,704,200 

 PROFESSIONAL FEES 
 Architect  2.50%  5,017,183 
 Quantity Surveyor  2.50%  6,432,772 
 Structural Engineer  2.50%  6,432,772 
 Mech./Elec.Engineer  2.50%  6,432,772 
 Project Manager  2.50%  6,432,772 

 30,748,269 
 MARKETING & LETTING 

 Marketing  1.00%  4,107,057 
 4,107,057 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  5,231,154 
 Sales Legal Fee  0.75%  3,923,366 

 9,154,520 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  10,142,624 

 TOTAL COSTS  431,570,241 

 PROFIT 
 91,545,198 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.04% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  22.26% 

 Rent Cover  507 yrs 11 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 B - Section 106 

 Gross Sales 
 16,878,400 
 14,292,600 
 22,617,056 
 13,130,250 
 87,056,376 

 116,424,792 
 167,729,100 
 35,588,574 
 24,869,124 
 21,525,000 

 520,111,272 

 3,004,167 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 B - Section 106 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 South of M4 

 C - Units 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 C - Units 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 C - Units 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\SM4\C - Units - South of M4.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 C - Units 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 South of M4 
 C - Units 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  132  Sep 2014  Aug 2025  Pre-Construction  End  0 
 Sale  132  Mar 2015  Feb 2026  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  144 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 C - Units 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  112  5,600.00  3,014.00  150,700 
 Affordable 1 bed flat  166  8,300.00  1,722.00  86,100 
 Private 2 bed flat  112  7,504.00  3,014.00  201,938 
 Affordable 2 bed flat  125  7,625.00  1,722.00  105,042 
 Private 2 bed house  348  28,884.00  3,014.00  250,162 
 Private 3 bed house  444  38,628.00  3,014.00  262,218 
 Private 4 bed house  529  55,545.00  3,014.00  316,470 
 Affordable 2 bed house  249  20,667.00  1,722.00  142,926 
 Affordable 3 bed house  166  14,442.00  1,722.00  149,814 
 Affordable 4 bed house  125  12,500.00  1,722.00  172,200 
 Totals  2,376  199,695.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  515  350  180,250  180,250 

 Investment Valuation 
 Ground Rents 
 Current Rent  180,250  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  522,798,969 

 NET REALISATION  522,798,969 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  85,484,493 
 Stamp Duty  5.75%  4,915,358 
 Town Planning  150,000 

 90,549,851 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  6,588.24 m²  1,141.00 pm²  7,517,176 
 Affordable 1 bed flat  9,764.71 m²  1,141.00 pm²  11,141,529 
 Private 2 bed flat  8,828.24 m²  1,141.00 pm²  10,073,016 
 Affordable 2 bed flat  8,970.59 m²  1,141.00 pm²  10,235,441 
 Private 2 bed house  28,884.00 m²  947.00 pm²  27,353,148 
 Private 3 bed house  38,628.00 m²  947.00 pm²  36,580,716 
 Private 4 bed house  55,545.00 m²  947.00 pm²  52,601,115 
 Affordable 2 bed house  20,667.00 m²  947.00 pm²  19,571,649 
 Affordable 3 bed house  14,442.00 m²  947.00 pm²  13,676,574 
 Affordable 4 bed house  12,500.00 m²  947.00 pm²  11,837,500 
 Totals  204,817.76 m²  200,587,866  200,587,866 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 C - Units 

 Contingency  5.00%  10,029,393 
 10,029,393 

 Other Construction 
 Code for Sustainable Homes  2,376.00 un  5,000.00 /un  11,880,000 
 Externals & Infrastructure  20.00%  42,493,573 
 Preliminaries & Demolition  3.00%  6,017,636 

 60,391,209 
 Municipal Costs 

 Section 106  2,376.00 un  5,631.00 /un  13,379,256 
 13,379,256 

 PROFESSIONAL FEES 
 Architect  2.50%  5,014,697 
 Quantity Surveyor  2.50%  5,896,913 
 Structural Engineer  2.50%  5,896,913 
 Mech./Elec.Engineer  2.50%  5,896,913 
 Project Manager  2.50%  5,896,913 

 28,602,348 
 MARKETING & LETTING 

 Marketing  1.00%  4,103,893 
 4,103,893 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  5,227,990 
 Sales Legal Fee  0.75%  3,920,992 

 9,148,982 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  14,516,372 

 TOTAL COSTS  431,309,170 

 PROFIT 
 91,489,799 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.04% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  17.69% 

 Rent Cover  507 yrs 7 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 C - Units 

 Gross Sales 
 16,878,400 
 14,292,600 
 22,617,056 
 13,130,250 
 87,056,376 

 116,424,792 
 167,412,630 
 35,588,574 
 24,869,124 
 21,525,000 

 519,794,802 

 3,004,167 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 C - Units 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 South of M4 

 D - Combined 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 D - Combined 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 D - Combined 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South of M4 
 D - Combined 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 South of M4 
 D - Combined 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  132  Sep 2014  Aug 2025  Pre-Construction  End  0 
 Sale  132  Mar 2015  Feb 2026  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  144 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 D - Combined 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  112  5,600.00  3,014.00  150,700 
 Affordable 1 bed flat  166  8,300.00  1,722.00  86,100 
 Private 2 bed flat  112  7,504.00  3,014.00  201,938 
 Affordable 2 bed flat  125  7,625.00  1,722.00  105,042 
 Private 2 bed house  348  28,884.00  3,014.00  250,162 
 Private 3 bed house  444  38,628.00  3,014.00  262,218 
 Private 4 bed house  529  55,545.00  3,014.00  316,470 
 Affordable 2 bed house  249  20,667.00  1,722.00  142,926 
 Affordable 3 bed house  166  14,442.00  1,722.00  149,814 
 Affordable 4 bed house  125  12,500.00  1,722.00  172,200 
 Totals  2,376  199,695.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  515  350  180,250  180,250 

 Investment Valuation 
 Ground Rents 
 Current Rent  180,250  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  522,798,969 

 NET REALISATION  522,798,969 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  67,467,726 
 Stamp Duty  5.75%  3,879,394 
 Town Planning  150,000 

 71,497,120 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  6,588.24 m²  1,141.00 pm²  7,517,176 
 Affordable 1 bed flat  9,764.71 m²  1,141.00 pm²  11,141,529 
 Private 2 bed flat  8,828.24 m²  1,141.00 pm²  10,073,016 
 Affordable 2 bed flat  8,970.59 m²  1,141.00 pm²  10,235,441 
 Private 2 bed house  28,884.00 m²  947.00 pm²  27,353,148 
 Private 3 bed house  38,628.00 m²  947.00 pm²  36,580,716 
 Private 4 bed house  55,545.00 m²  947.00 pm²  52,601,115 
 Affordable 2 bed house  20,667.00 m²  947.00 pm²  19,571,649 
 Affordable 3 bed house  14,442.00 m²  947.00 pm²  13,676,574 
 Affordable 4 bed house  12,500.00 m²  947.00 pm²  11,837,500 
 Totals  204,817.76 m²  200,587,866  200,587,866 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\SM4\D - Combined - South of M4.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 D - Combined 

 Contingency  5.00%  10,029,393 
 10,029,393 

 Other Construction 
 Code for Sustainable Homes  2,376.00 un  5,000.00 /un  11,880,000 
 Externals & Infrastructure  20.00%  42,493,573 
 Preliminaries & Demolition  3.00%  6,017,636 

 60,391,209 
 Municipal Costs 

 Section 106  2,376.00 un  14,600.00 /un  34,689,600 
 34,689,600 

 PROFESSIONAL FEES 
 Architect  2.50%  5,014,697 
 Quantity Surveyor  2.50%  6,429,671 
 Structural Engineer  2.50%  6,429,671 
 Mech./Elec.Engineer  2.50%  6,429,671 
 Project Manager  2.50%  6,429,671 

 30,733,383 
 MARKETING & LETTING 

 Marketing  1.00%  4,103,893 
 4,103,893 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  5,227,990 
 Sales Legal Fee  0.75%  3,920,992 

 9,148,982 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  10,127,708 

 TOTAL COSTS  431,309,153 

 PROFIT 
 91,489,816 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.04% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  22.27% 

 Rent Cover  507 yrs 7 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 D - Combined 

 Gross Sales 
 16,878,400 
 14,292,600 
 22,617,056 
 13,130,250 
 87,056,376 

 116,424,792 
 167,412,630 
 35,588,574 
 24,869,124 
 21,525,000 

 519,794,802 

 3,004,167 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South of M4 
 D - Combined 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 South Wokingham 

 A - Base Appraisal 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 A - Base Appraisal 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 A - Base Appraisal 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 A - Base Appraisal 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 South Wokingham 
 A - Base Appraisal 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  132  Sep 2014  Aug 2025  Pre-Construction  End  0 
 Sale  132  Mar 2015  Feb 2026  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  144 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 A - Base Appraisal 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  189  9,450.00  3,121.00  156,050 
 Affordable 1 bed flat  175  8,750.00  1,722.00  86,100 
 Private 2 bed flat  192  12,864.00  3,121.00  209,107 
 Affordable 2 bed flat  131  7,991.00  1,722.00  105,042 
 Private 2 bed house  291  24,153.00  3,121.00  259,043 
 Private 3 bed house  477  41,499.00  3,121.00  271,527 
 Private 4 bed house  477  50,085.00  3,121.00  327,705 
 Affordable 2 bed house  263  21,829.00  1,722.00  142,926 
 Affordable 3 bed house  175  15,225.00  1,722.00  149,814 
 Affordable 4 bed house  131  13,100.00  1,722.00  172,200 
 Totals  2,501  204,946.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  687  350  240,450  240,450 

 Investment Valuation 
 Ground Rents 
 Current Rent  240,450  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  550,057,861 

 NET REALISATION  550,057,861 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  91,033,531 
 Stamp Duty  5.75%  5,234,428 
 Town Planning  150,000 

 96,417,959 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  11,117.65 m²  1,141.00 pm²  12,685,235 
 Affordable 1 bed flat  10,294.12 m²  1,141.00 pm²  11,745,588 
 Private 2 bed flat  15,134.12 m²  1,141.00 pm²  17,268,028 
 Affordable 2 bed flat  9,401.18 m²  1,141.00 pm²  10,726,742 
 Private 2 bed house  24,153.00 m²  947.00 pm²  22,872,891 
 Private 3 bed house  41,499.00 m²  947.00 pm²  39,299,553 
 Private 4 bed house  50,085.00 m²  947.00 pm²  47,430,495 
 Affordable 2 bed house  21,829.00 m²  947.00 pm²  20,672,063 
 Affordable 3 bed house  15,225.00 m²  947.00 pm²  14,418,075 
 Affordable 4 bed house  13,100.00 m²  947.00 pm²  12,405,700 
 Totals  211,838.06 m²  209,524,371  209,524,371 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 A - Base Appraisal 

 Contingency  5.00%  10,476,219 
 10,476,219 

 Other Construction 
 Code for Sustainable Homes  2,501.00 un  5,000.00 /un  12,505,000 
 Externals & Infrastructure  20.00%  44,405,874 
 Preliminaries & Demolition  3.00%  6,285,731 

 63,196,605 
 Municipal Costs 

 Section 106  2,501.00 un  5,718.00 /un  14,300,718 
 14,300,718 

 PROFESSIONAL FEES 
 Architect  2.50%  5,238,109 
 Quantity Surveyor  2.50%  6,170,158 
 Structural Engineer  2.50%  6,170,158 
 Mech./Elec.Engineer  2.50%  6,170,158 
 Project Manager  2.50%  6,170,158 

 29,918,740 
 MARKETING & LETTING 

 Marketing  1.00%  5,460,504 
 5,460,504 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  5,500,579 
 Sales Legal Fee  0.75%  4,125,434 

 9,626,013 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  14,876,730 

 TOTAL COSTS  453,797,859 

 PROFIT 
 96,260,002 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.05% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  17.21% 

 Rent Cover  400 yrs 4 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 A - Base Appraisal 

 Gross Sales 
 29,493,450 
 15,067,500 
 40,148,544 
 13,760,502 
 75,381,513 

 129,518,379 
 156,315,285 
 37,589,538 
 26,217,450 
 22,558,200 

 546,050,361 

 4,007,500 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 A - Base Appraisal 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 South Wokingham 

 B - Section 106 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 B - Section 106 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 B - Section 106 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 B - Section 106 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 South Wokingham 
 B - Section 106 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  132  Sep 2014  Aug 2025  Pre-Construction  End  0 
 Sale  132  Mar 2015  Feb 2026  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  144 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\SW\B - Section 106 - South Wokingham.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 B - Section 106 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  189  9,450.00  3,121.00  156,050 
 Affordable 1 bed flat  175  8,750.00  1,722.00  86,100 
 Private 2 bed flat  192  12,864.00  3,121.00  209,107 
 Affordable 2 bed flat  131  7,991.00  1,722.00  105,042 
 Private 2 bed house  291  24,153.00  3,121.00  259,043 
 Private 3 bed house  477  41,499.00  3,121.00  271,527 
 Private 4 bed house  477  50,085.00  3,121.00  327,705 
 Affordable 2 bed house  263  21,829.00  1,722.00  142,926 
 Affordable 3 bed house  175  15,225.00  1,722.00  149,814 
 Affordable 4 bed house  131  13,100.00  1,722.00  172,200 
 Totals  2,501  204,946.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  687  350  240,450  240,450 

 Investment Valuation 
 Ground Rents 
 Current Rent  240,450  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  550,057,861 

 NET REALISATION  550,057,861 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  56,441,458 
 Stamp Duty  5.75%  3,245,384 
 Town Planning  150,000 

 59,836,842 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  11,117.65 m²  1,141.00 pm²  12,685,235 
 Affordable 1 bed flat  10,294.12 m²  1,141.00 pm²  11,745,588 
 Private 2 bed flat  15,134.12 m²  1,141.00 pm²  17,268,028 
 Affordable 2 bed flat  9,401.18 m²  1,141.00 pm²  10,726,742 
 Private 2 bed house  24,153.00 m²  947.00 pm²  22,872,891 
 Private 3 bed house  41,499.00 m²  947.00 pm²  39,299,553 
 Private 4 bed house  50,085.00 m²  947.00 pm²  47,430,495 
 Affordable 2 bed house  21,829.00 m²  947.00 pm²  20,672,063 
 Affordable 3 bed house  15,225.00 m²  947.00 pm²  14,418,075 
 Affordable 4 bed house  13,100.00 m²  947.00 pm²  12,405,700 
 Totals  211,838.06 m²  209,524,371  209,524,371 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 B - Section 106 

 Contingency  5.00%  10,476,219 
 10,476,219 

 Other Construction 
 Code for Sustainable Homes  2,501.00 un  5,000.00 /un  12,505,000 
 Externals & Infrastructure  20.00%  44,405,874 
 Preliminaries & Demolition  3.00%  6,285,731 

 63,196,605 
 Municipal Costs 

 Section 106  2,501.00 un  21,751.00 /un  54,399,251 
 54,399,251 

 PROFESSIONAL FEES 
 Architect  2.50%  5,238,109 
 Quantity Surveyor  2.50%  7,172,621 
 Structural Engineer  2.50%  7,172,621 
 Mech./Elec.Engineer  2.50%  7,172,621 
 Project Manager  2.50%  7,172,621 

 33,928,593 
 MARKETING & LETTING 

 Marketing  1.00%  5,460,504 
 5,460,504 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  5,500,579 
 Sales Legal Fee  0.75%  4,125,434 

 9,626,013 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  7,349,338 

 TOTAL COSTS  453,797,735 

 PROFIT 
 96,260,126 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.05% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  29.52% 

 Rent Cover  400 yrs 4 mths 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 B - Section 106 

 Gross Sales 
 29,493,450 
 15,067,500 
 40,148,544 
 13,760,502 
 75,381,513 

 129,518,379 
 156,315,285 
 37,589,538 
 26,217,450 
 22,558,200 

 546,050,361 

 4,007,500 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 B - Section 106 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 South Wokingham 

 C - Units 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 C - Units 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 C - Units 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 C - Units 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 South Wokingham 
 C - Units 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  132  Sep 2014  Aug 2025  Pre-Construction  End  0 
 Sale  132  Mar 2015  Feb 2026  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  144 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\SW\C - Units - South Wokingham.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 C - Units 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  189  9,450.00  3,121.00  156,050 
 Affordable 1 bed flat  175  8,750.00  1,722.00  86,100 
 Private 2 bed flat  192  12,864.00  3,121.00  209,107 
 Affordable 2 bed flat  131  7,991.00  1,722.00  105,042 
 Private 2 bed house  291  24,153.00  3,121.00  259,043 
 Private 3 bed house  477  41,499.00  3,121.00  271,527 
 Private 4 bed house  476  49,980.00  3,121.00  327,705 
 Affordable 2 bed house  263  21,829.00  1,722.00  142,926 
 Affordable 3 bed house  175  15,225.00  1,722.00  149,814 
 Affordable 4 bed house  131  13,100.00  1,722.00  172,200 
 Totals  2,500  204,841.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  687  350  240,450  240,450 

 Investment Valuation 
 Ground Rents 
 Current Rent  240,450  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  549,730,156 

 NET REALISATION  549,730,156 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  90,956,058 
 Stamp Duty  5.75%  5,229,973 
 Town Planning  150,000 

 96,336,031 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  11,117.65 m²  1,141.00 pm²  12,685,235 
 Affordable 1 bed flat  10,294.12 m²  1,141.00 pm²  11,745,588 
 Private 2 bed flat  15,134.12 m²  1,141.00 pm²  17,268,028 
 Affordable 2 bed flat  9,401.18 m²  1,141.00 pm²  10,726,742 
 Private 2 bed house  24,153.00 m²  947.00 pm²  22,872,891 
 Private 3 bed house  41,499.00 m²  947.00 pm²  39,299,553 
 Private 4 bed house  49,980.00 m²  947.00 pm²  47,331,060 
 Affordable 2 bed house  21,829.00 m²  947.00 pm²  20,672,063 
 Affordable 3 bed house  15,225.00 m²  947.00 pm²  14,418,075 
 Affordable 4 bed house  13,100.00 m²  947.00 pm²  12,405,700 
 Totals  211,733.06 m²  209,424,936  209,424,936 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\SW\C - Units - South Wokingham.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 C - Units 

 Contingency  5.00%  10,471,247 
 10,471,247 

 Other Construction 
 Code for Sustainable Homes  2,500.00 un  5,000.00 /un  12,500,000 
 Externals & Infrastructure  20.00%  44,384,987 
 Preliminaries & Demolition  3.00%  6,282,748 

 63,167,735 
 Municipal Costs 

 Section 106  2,500.00 un  5,718.00 /un  14,295,000 
 14,295,000 

 PROFESSIONAL FEES 
 Architect  2.50%  5,235,623 
 Quantity Surveyor  2.50%  6,167,280 
 Structural Engineer  2.50%  6,167,280 
 Mech./Elec.Engineer  2.50%  6,167,280 
 Project Manager  2.50%  6,167,280 

 29,904,742 
 MARKETING & LETTING 

 Marketing  1.00%  5,457,227 
 5,457,227 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  5,497,302 
 Sales Legal Fee  0.75%  4,122,976 

 9,620,278 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  14,850,311 

 TOTAL COSTS  453,527,506 

 PROFIT 
 96,202,650 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.05% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  17.23% 

 Rent Cover  400 yrs 1 mth 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 C - Units 

 Gross Sales 
 29,493,450 
 15,067,500 
 40,148,544 
 13,760,502 
 75,381,513 

 129,518,379 
 155,987,580 
 37,589,538 
 26,217,450 
 22,558,200 

 545,722,656 

 4,007,500 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 C - Units 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 South Wokingham 

 D - Combined 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 D - Combined 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 D - Combined 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 South Wokingham 
 D - Combined 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 South Wokingham 
 D - Combined 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  132  Sep 2014  Aug 2025  Pre-Construction  End  0 
 Sale  132  Mar 2015  Feb 2026  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  144 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 D - Combined 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  189  9,450.00  3,121.00  156,050 
 Affordable 1 bed flat  175  8,750.00  1,722.00  86,100 
 Private 2 bed flat  192  12,864.00  3,121.00  209,107 
 Affordable 2 bed flat  131  7,991.00  1,722.00  105,042 
 Private 2 bed house  291  24,153.00  3,121.00  259,043 
 Private 3 bed house  477  41,499.00  3,121.00  271,527 
 Private 4 bed house  476  49,980.00  3,121.00  327,705 
 Affordable 2 bed house  263  21,829.00  1,722.00  142,926 
 Affordable 3 bed house  175  15,225.00  1,722.00  149,814 
 Affordable 4 bed house  131  13,100.00  1,722.00  172,200 
 Totals  2,500  204,841.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  687  350  240,450  240,450 

 Investment Valuation 
 Ground Rents 
 Current Rent  240,450  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  549,730,156 

 NET REALISATION  549,730,156 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  56,369,678 
 Stamp Duty  5.75%  3,241,257 
 Town Planning  150,000 

 59,760,935 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  11,117.65 m²  1,141.00 pm²  12,685,235 
 Affordable 1 bed flat  10,294.12 m²  1,141.00 pm²  11,745,588 
 Private 2 bed flat  15,134.12 m²  1,141.00 pm²  17,268,028 
 Affordable 2 bed flat  9,401.18 m²  1,141.00 pm²  10,726,742 
 Private 2 bed house  24,153.00 m²  947.00 pm²  22,872,891 
 Private 3 bed house  41,499.00 m²  947.00 pm²  39,299,553 
 Private 4 bed house  49,980.00 m²  947.00 pm²  47,331,060 
 Affordable 2 bed house  21,829.00 m²  947.00 pm²  20,672,063 
 Affordable 3 bed house  15,225.00 m²  947.00 pm²  14,418,075 
 Affordable 4 bed house  13,100.00 m²  947.00 pm²  12,405,700 
 Totals  211,733.06 m²  209,424,936  209,424,936 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 D - Combined 

 Contingency  5.00%  10,471,247 
 10,471,247 

 Other Construction 
 Code for Sustainable Homes  2,500.00 un  5,000.00 /un  12,500,000 
 Externals & Infrastructure  20.00%  44,384,987 
 Preliminaries & Demolition  3.00%  6,282,748 

 63,167,735 
 Municipal Costs 

 Section 106  2,500.00 un  21,751.00 /un  54,377,500 
 54,377,500 

 PROFESSIONAL FEES 
 Architect  2.50%  5,235,623 
 Quantity Surveyor  2.50%  7,169,342 
 Structural Engineer  2.50%  7,169,342 
 Mech./Elec.Engineer  2.50%  7,169,342 
 Project Manager  2.50%  7,169,342 

 33,912,992 
 MARKETING & LETTING 

 Marketing  1.00%  5,457,227 
 5,457,227 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  5,497,302 
 Sales Legal Fee  0.75%  4,122,976 

 9,620,278 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  7,334,529 

 TOTAL COSTS  453,527,378 

 PROFIT 
 96,202,778 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.05% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  29.59% 

 Rent Cover  400 yrs 1 mth 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 D - Combined 

 Gross Sales 
 29,493,450 
 15,067,500 
 40,148,544 
 13,760,502 
 75,381,513 

 129,518,379 
 155,987,580 
 37,589,538 
 26,217,450 
 22,558,200 

 545,722,656 

 4,007,500 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 South Wokingham 
 D - Combined 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third  
 party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 Aborfield 

 A - Base Appraisal 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 A - Base Appraisal 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice attached is not a 
 formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who 
 may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\Aborfield\A - Base - Arborfield.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 A - Base Appraisal 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice attached is not a 
 formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who 
 may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 A - Base Appraisal 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice attached is not a 
 formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who 
 may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 Aborfield 
 A - Base Appraisal 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  143  Sep 2014  Jul 2026  Pre-Construction  End  0 
 Sale  143  Mar 2015  Jan 2027  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  155 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice attached is not a 
 formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who 
 may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 A - Base Appraisal 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  60  3,000.00  3,229.00  161,450 
 Affordable 1 bed flat  140  7,000.00  1,722.00  86,100 
 Private 2 bed flat  18  1,206.00  3,229.00  216,343 
 Affordable 2 bed flat  80  4,880.00  1,722.00  105,042 
 Private 2 bed house  273  22,659.00  3,229.00  268,007 
 Private 3 bed house  566  49,242.00  3,229.00  280,923 
 Private 4 bed house  383  40,215.00  3,229.00  339,045 
 Affordable 2 bed house  210  17,430.00  1,722.00  142,926 
 Affordable 3 bed house  180  15,660.00  1,722.00  149,814 
 Affordable 4 bed house  90  9,000.00  1,722.00  172,200 
 Totals  2,000  170,292.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  298  350  104,300  104,300 

 Investment Valuation 
 Ground Rents 
 Current Rent  104,300  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  470,278,411 

 NET REALISATION  470,278,411 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  90,748,590 
 Stamp Duty  5.75%  5,218,044 
 Town Planning  150,000 

 96,116,634 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  3,529.41 m²  1,141.00 pm²  4,027,059 
 Affordable 1 bed flat  8,235.29 m²  1,141.00 pm²  9,396,471 
 Private 2 bed flat  1,418.82 m²  1,141.00 pm²  1,618,878 
 Affordable 2 bed flat  5,741.18 m²  1,141.00 pm²  6,550,682 
 Private 2 bed house  22,659.00 m²  947.00 pm²  21,458,073 
 Private 3 bed house  49,242.00 m²  947.00 pm²  46,632,174 
 Private 4 bed house  40,215.00 m²  947.00 pm²  38,083,605 
 Affordable 2 bed house  17,430.00 m²  947.00 pm²  16,506,210 
 Affordable 3 bed house  15,660.00 m²  947.00 pm²  14,830,020 
 Affordable 4 bed house  9,000.00 m²  947.00 pm²  8,523,000 
 Totals  173,130.71 m²  167,626,171  167,626,171 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice attached is not a 
 formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who 
 may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 A - Base Appraisal 

 Contingency  5.00%  8,381,309 
 8,381,309 

 Other Construction 
 Code for Sustainable Homes  2,000.00 un  5,000.00 /un  10,000,000 
 Externals & Infrastructure  20.00%  35,525,234 
 Preliminaries & Demolition  3.00%  5,028,785 

 50,554,019 
 Municipal Costs 

 Section 106  2,000.00 un  6,006.00 /un  12,012,000 
 12,012,000 

 PROFESSIONAL FEES 
 Architect  2.50%  4,190,654 
 Quantity Surveyor  2.50%  4,950,487 
 Structural Engineer  2.50%  4,950,487 
 Mech./Elec.Engineer  2.50%  4,950,487 
 Project Manager  2.50%  4,950,487 

 23,992,602 
 MARKETING & LETTING 

 Marketing  1.00%  4,685,401 
 4,685,401 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  4,702,784 
 Sales Legal Fee  0.75%  3,527,088 

 8,229,872 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  16,381,695 

 TOTAL COSTS  387,979,704 

 PROFIT 
 82,298,708 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.03% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  18.45% 

 Rent Cover  789 yrs 1 mth 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice attached is not a 
 formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who 
 may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 A - Base Appraisal 

 Gross Sales 
 9,687,000 

 12,054,000 
 3,894,174 
 8,403,360 

 73,165,911 
 159,002,418 
 129,854,235 
 30,014,460 
 26,966,520 
 15,498,000 

 468,540,078 

 1,738,333 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice attached is not a 
 formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who 
 may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 A - Base Appraisal 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice attached is not a 
 formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who 
 may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 Aborfield 

 B - Section 106 Costs 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 B - Section 106 Costs 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 B - Section 106 Costs 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 B - Section 106 Costs 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 Aborfield 
 B - Section 106 Costs 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  143  Sep 2014  Jul 2026  Pre-Construction  End  0 
 Sale  143  Mar 2015  Jan 2027  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  155 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 B - Section 106 Costs 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  60  3,000.00  3,229.00  161,450 
 Affordable 1 bed flat  140  7,000.00  1,722.00  86,100 
 Private 2 bed flat  18  1,206.00  3,229.00  216,343 
 Affordable 2 bed flat  80  4,880.00  1,722.00  105,042 
 Private 2 bed house  273  22,659.00  3,229.00  268,007 
 Private 3 bed house  566  49,242.00  3,229.00  280,923 
 Private 4 bed house  383  40,215.00  3,229.00  339,045 
 Affordable 2 bed house  210  17,430.00  1,722.00  142,926 
 Affordable 3 bed house  180  15,660.00  1,722.00  149,814 
 Affordable 4 bed house  90  9,000.00  1,722.00  172,200 
 Totals  2,000  170,292.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  298  350  104,300  104,300 

 Investment Valuation 
 Ground Rents 
 Current Rent  104,300  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  470,278,411 

 NET REALISATION  470,278,411 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  61,072,091 
 Stamp Duty  5.75%  3,511,645 
 Town Planning  150,000 

 64,733,736 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  3,529.41 m²  1,141.00 pm²  4,027,059 
 Affordable 1 bed flat  8,235.29 m²  1,141.00 pm²  9,396,471 
 Private 2 bed flat  1,418.82 m²  1,141.00 pm²  1,618,878 
 Affordable 2 bed flat  5,741.18 m²  1,141.00 pm²  6,550,682 
 Private 2 bed house  22,659.00 m²  947.00 pm²  21,458,073 
 Private 3 bed house  49,242.00 m²  947.00 pm²  46,632,174 
 Private 4 bed house  40,215.00 m²  947.00 pm²  38,083,605 
 Affordable 2 bed house  17,430.00 m²  947.00 pm²  16,506,210 
 Affordable 3 bed house  15,660.00 m²  947.00 pm²  14,830,020 
 Affordable 4 bed house  9,000.00 m²  947.00 pm²  8,523,000 
 Totals  173,130.71 m²  167,626,171  167,626,171 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 B - Section 106 Costs 

 Contingency  5.00%  8,381,309 
 8,381,309 

 Other Construction 
 Code for Sustainable Homes  2,000.00 un  5,000.00 /un  10,000,000 
 Externals & Infrastructure  20.00%  35,525,234 
 Preliminaries & Demolition  3.00%  5,028,785 

 50,554,019 
 Municipal Costs 

 Section 106  2,000.00 un  23,633.00 /un  47,266,000 
 47,266,000 

 PROFESSIONAL FEES 
 Architect  2.50%  4,190,654 
 Quantity Surveyor  2.50%  5,831,837 
 Structural Engineer  2.50%  5,831,837 
 Mech./Elec.Engineer  2.50%  5,831,837 
 Project Manager  2.50%  5,831,837 

 27,518,002 
 MARKETING & LETTING 

 Marketing  1.00%  4,685,401 
 4,685,401 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  4,702,784 
 Sales Legal Fee  0.75%  3,527,088 

 8,229,872 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  8,985,048 

 TOTAL COSTS  387,979,558 

 PROFIT 
 82,298,853 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.03% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  27.59% 

 Rent Cover  789 yrs 1 mth 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\Aborfield\B - Section 106 - Arborfield.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 B - Section 106 Costs 

 Gross Sales 
 9,687,000 

 12,054,000 
 3,894,174 
 8,403,360 

 73,165,911 
 159,002,418 
 129,854,235 
 30,014,460 
 26,966,520 
 15,498,000 

 468,540,078 

 1,738,333 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 B - Section 106 Costs 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 Savills 

 Development Appraisal 

 Aborfield 

 D - Combined 

 Report Date: 14 March 2014 



 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 D - Combined 

 Assumptions 

 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 

 Receipts 
 Show tenant's true income stream  On 
 Offset income against development costs  On 
 Rent payment cycle  Quarterly (Adv) 
 Apply rent payment cycle to all tenants  On 
 Renewal Void and Rent Free apply to first renewal only  Off 
 Growth starts from lease start date  Off 
 Deduct Ground Rent from Stepped Rent,  On 

 Initial Yield Valuation Method  Off 
 Default Capitalisation Yield  0.0000% 
 Apply Default Capitalisation to All Tenants  Off 
 Default stage for Sale Date  Off 
 Align end of income stream to Sale Date  Off 
 Apply align end of income stream to all tenants  On 
 When the Capital Value is modified in the cash flow  Recalculate the Yield 
 Valuation Tables are  Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value   Off 
 Rent Free method  Defer start of Tenant's Rent 

 Finance 
 Financing Method  Basic (Interest Sets) 
 Interest Compounding Period  Quarterly 
 Interest Charging Period  Monthly 
 Nominal rates of interest used 
 Calculate interest on Payments/Receipts in final period  On 
 Include interest and Finance Fees in IRR Calculations  Off 
 Automatic Inter-account transfers  Off 
 Manual Finance Rate for Profit Erosion  Off 

 Calculation 
 Site Payments  In Arrears 
 Other Payments  In Arrears 
 Negative Land  In Arrears 
 Receipts  In Advance 

 Initial IRR Guess Rate  8.00% 
 Minimum IRR  -100% 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 D - Combined 

 Assumptions 

 Maximum IRR  99999% 
 Manual Discount Rate  Off 
 IRR Tolerance  0.001000 

 Letting and Rent Review Fees are calculated on  Net of Deductions 
 Development Yield and Rent Cover are calculated on   Rent at Sale Date(s) 
 Include Tenants with no Capital Value  On 
 Include Turnover Rent  Off 
 Net of Non-Recoverable costs  On 
 Net of Ground Rent deductions  On 
 Net of Rent Additions/Costs  On 
 Leasing Commissions are calculated   After Non-Recoverable cost deductions 

 For the First Term of the lease only 

 Value Added Tax 
 Global VAT Rate  0.00% 
 Global Recovery Rate  0.00% 
 Recovery Cycle every  2 months 
 1st Recovery Month  2 (Apr 2014) 
 VAT Calculations in Cash Flow  On 
 GST Margin Calculations in Cash Flow  Off 

 Residual 
 Land Cost Mode  Residualised Land Value 
 Multi-Phasing  Separate Land Residual for each phase 
 Target Type  Profit on GDV 

 Phase Number  Target Value  Locked  Treat Neg Land 
 Value  as Revenue 

 1. Phase 1   17.50%  No  No 

 Distribution 
 Construction Payments are paid on  S-Curve 
 Sales Receipts are paid on  Single curve 
 Sales Deposits are paid on  Monthly curve 

 Interest Sets 

 Interest Set 1 

 Debit Rate  Credit Rate  Months  Start Date 
 7.000%  0.000%  Perpetuity  Mar 2014 

 Loan Set 1 

 Debit Rate  Credit Rate  Months  Start Date 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 ASSUMPTIONS AND DEFAULTS  SAVILLS 
 Aborfield 
 D - Combined 

 Assumptions 

 0.000%  0.000%  Perpetuity  Mar 2014 

 Inflation and Growth 

 Growth Sets 

 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Inflation Sets 

 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 

 Rate  Months  Start Date 
 0.000%  Perpetuity  Mar 2014 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE AND PHASING  SAVILLS 
 Aborfield 
 D - Combined 

 Timescale (Duration in months) 

 Project commences Mar 2014 
 Phase 1: Phase 1 
 Stage Name  Duration  Start Date  End Date  Anchored To  Aligned  Offset 
 Phase Start  Mar 2014 
 Pre-Construction  6  Mar 2014  Aug 2014  Purchase  End  0 
 Construction  143  Sep 2014  Jul 2026  Pre-Construction  End  0 
 Sale  143  Mar 2015  Jan 2027  Construction  Start  6 
 Phase End  Jan 2027 
 Phase Length  155 

 Project Length  155  (Includes Exit Period) 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 D - Combined 

 Summary Appraisal for Phase 1 Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price 

 Private 1 bed flat  60  3,000.00  3,229.00  161,450 
 Affordable 1 bed flat  140  7,000.00  1,722.00  86,100 
 Private 2 bed flat  18  1,206.00  3,229.00  216,343 
 Affordable 2 bed flat  80  4,880.00  1,722.00  105,042 
 Private 2 bed house  273  22,659.00  3,229.00  268,007 
 Private 3 bed house  566  49,242.00  3,229.00  280,923 
 Private 4 bed house  383  40,215.00  3,229.00  339,045 
 Affordable 2 bed house  210  17,430.00  1,722.00  142,926 
 Affordable 3 bed house  180  15,660.00  1,722.00  149,814 
 Affordable 4 bed house  90  9,000.00  1,722.00  172,200 
 Totals  2,000  170,292.00 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  298  350  104,300  104,300 

 Investment Valuation 
 Ground Rents 
 Current Rent  104,300  YP  @  6.0000%  16.6667 

 GROSS DEVELOPMENT VALUE  470,278,411 

 NET REALISATION  470,278,411 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  61,072,091 
 Stamp Duty  5.75%  3,511,645 
 Town Planning  150,000 

 64,733,736 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Private 1 bed flat  3,529.41 m²  1,141.00 pm²  4,027,059 
 Affordable 1 bed flat  8,235.29 m²  1,141.00 pm²  9,396,471 
 Private 2 bed flat  1,418.82 m²  1,141.00 pm²  1,618,878 
 Affordable 2 bed flat  5,741.18 m²  1,141.00 pm²  6,550,682 
 Private 2 bed house  22,659.00 m²  947.00 pm²  21,458,073 
 Private 3 bed house  49,242.00 m²  947.00 pm²  46,632,174 
 Private 4 bed house  40,215.00 m²  947.00 pm²  38,083,605 
 Affordable 2 bed house  17,430.00 m²  947.00 pm²  16,506,210 
 Affordable 3 bed house  15,660.00 m²  947.00 pm²  14,830,020 
 Affordable 4 bed house  9,000.00 m²  947.00 pm²  8,523,000 
 Totals  173,130.71 m²  167,626,171  167,626,171 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 

  File: \\terra\Global\CIL\CIL LPAs\Wokingham\Appraisals\Aborfield\D - Combined - Arborfield.wcfx 
  ARGUS Developer Version: 6.00.008  Date: 14/03/2014  



 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 D - Combined 

 Contingency  5.00%  8,381,309 
 8,381,309 

 Other Construction 
 Code for Sustainable Homes  2,000.00 un  5,000.00 /un  10,000,000 
 Externals & Infrastructure  20.00%  35,525,234 
 Preliminaries & Demolition  3.00%  5,028,785 

 50,554,019 
 Municipal Costs 

 Section 106  2,000.00 un  23,633.00 /un  47,266,000 
 47,266,000 

 PROFESSIONAL FEES 
 Architect  2.50%  4,190,654 
 Quantity Surveyor  2.50%  5,831,837 
 Structural Engineer  2.50%  5,831,837 
 Mech./Elec.Engineer  2.50%  5,831,837 
 Project Manager  2.50%  5,831,837 

 27,518,002 
 MARKETING & LETTING 

 Marketing  1.00%  4,685,401 
 4,685,401 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  4,702,784 
 Sales Legal Fee  0.75%  3,527,088 

 8,229,872 
 FINANCE 

 Debit Rate 7.000% Credit Rate 0.000% (Nominal) 
 Total Finance Cost  8,985,048 

 TOTAL COSTS  387,979,558 

 PROFIT 
 82,298,853 

 Performance Measures 
 Profit on Cost%  21.21% 
 Profit on GDV%  17.50% 
 Profit on NDV%  17.50% 
 Development Yield% (on Rent)  0.03% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  27.59% 

 Rent Cover  789 yrs 1 mth 
 Profit Erosion (finance rate 7.000%)  2 yrs 9 mths 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 D - Combined 

 Gross Sales 
 9,687,000 

 12,054,000 
 3,894,174 
 8,403,360 

 73,165,911 
 159,002,418 
 129,854,235 
 30,014,460 
 26,966,520 
 15,498,000 

 468,540,078 

 1,738,333 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY  SAVILLS 
 Aborfield 
 D - Combined 

 Please note that the advice provided on values is informal and given purely as guidance. Our views on price are not 
 intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate 
 agency role. No liability is given to any third party and the figures suggested are in accordance with Professional 
 Standard PS 1 (6.1) of RICS Valuation - Professional Standards - Global and UK issued in January 2014. Any advice  
 attached is not a formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any  
 third party who may seek to rely upon it, as a whole, or any part as such. 
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Appendix 4: Updated Historic Section 106 Analysis 

  



Wokingham CIL 

Example Section 106 Agreements 

Appendix 4

Historic: Section 106 Agreements 

Updated for submission with DCS representations (March 2014)

Selected Cases

The Pavillions# Plough Lane

Kentwood 

Farm #
The Manor

Buckhurst Farm 

#
Bulmershe Cutbush Lane

15/11/2007 14/03/2008 04/07/2012 08/11/2012 18/12/2012 26/02/2013 23/12/2013

Dwellings 124 150 274 126 650 216 126

Affordable Housing

26% 26% 30% 2% 25%

Based on 

Affordable 

Housing Strategy

0%

Commuted Sum none none £1,500,000.00 n/a £5,200,000.00 n/a £3,500,000.00

Dementia Extra Care Housing none none none n/a 18 units 80 beds n/a

Highways

Strategic Contribution £371,800.00 £457,100.00 £3,325,992.00 £747,000.00 £7,174,257.00 n/a £1,478,632.00

Junctions n/a n/a £1,033,000.00 n/a £285,714.00 n/a £40,695.00

Bus n/a n/a £300,000.00 £38,000.00 Diversion n/a £57,534.00

Public Rights of Way / footpaths n/a n/a £15,000.00 £24,500.00 £260,000.00 £175,000.00 n/a

Travel Plan Contributions n/a n/a £220,000.00 £100,000.00 £426,300.00 n/a £55,440.00

Travel Plan Monitoring n/a n/a n/a n/a n/a £3,000.00 £3,000.00

Countryside Access n/a n/a n/a n/a n/a £48,808.00 n/a

TRO Contribution £6,600.00

Open Space

Play Area provision and/or 

adoption
n/a £80,000.00 n/a £226,004.80 £377,344.82 On-site £25,846.00

On-site Open Space adoption n/a £153,000.97 £66,981.00 n/a £182,981.00 n/a £108,941.63

Allotments provided n/a n/a on site on-site on site n/a n/a

Allotments contribution n/a n/a n/a n/a £123,263.00 n/a £7,053.00

LEAP Link Works Contribution £40,000.00

Parks Contribution £32,080.00

Schools

Primary £396,602.00 n/s £100,000.00 £611,454.00 £2,152,800.00 £927,268.00 £614,800.00

Secondary n/a £310,344.00 £669,067.00 £406,287.00 £1,850,000.00 £709,052.80 £406,287.00

Sixth Form n/a £67,944.00 n/a £100,465.00 n/a £162,976.00 £100,465.00

SENs n/a £151,594.00 n/a n/a n/a n/a n/a

SANGs

SPA Contribution and/or SANGs 

adoption
n/a £378,812.50 £767,025.00 £23,539.34 £1,830,000.00 n/a £73,509.82

SANGs n/a 3.19 ha of land 2ha plus of land n/a 12.48 ha n/a n/a

Biodiversity n/a n/a £110,696.00 n/a n/a n/a n/a

TPO Contribution n/a n/a n/a n/a n/a £10,000.00 n/a

Country Parks Contribution £43,500.00 £38,066.95

Community 

Library £28,429.48 £34,390.50 £62,820.00 £28,658.75 £149,025.50 £61,673.63 n/a

Off site Leisure £506,655.32 £675,224.91 £270,994.00 £118,408.75 £793,675.00 £199,218.00 £292,297.53

Community Centre n/a n/a £289,773.00 Pavillion Building £798,200.00 Pavilion Building n/a

Healthcare n/a n/a £147,960.00 n/a £220,600.00 n/a n/a

Cemeteries n/a n/a n/a n/a £12,057.00 n/a £5,520.06

Children's Centre n/a n/a n/a n/a £130,000.00 n/a n/a

Neighbourhood Centre n/a n/a n/a n/a on site n/a n/a

Public Art n/a n/a n/a n/a £30,000.00 n/a n/a

Community Facilities £67,289.00

Per Dwelling Section 106 / 

Applicable Conditions ** £10,511.99 £15,389.41 £26,931.78 £19,585.85 £25,840.33 £10,634.24 £27,413.15

26% affordable 26% affordable 30% affordable 2% Affordable 25% affordable Affordable TBC 0% Affordable

NOTE: Does not include any applicable monitoring fees.

#Original S.106 has been amended via Deed of Modificaiton 

** Does not include Affordable Housing

Wokingham CIL 

Example Section 106 Agreements 

2008 - 2013 1



 
 

Appendix 5: Updated SDL Infrastructure Schedules including 

Arborfield Garrison   



Wokingham CIL

SDL Consortia Group 
Appendix 5

Mitigation Costs & CIL Split
"Scheme Mitigation": costs incorporating Section 106/278 and infrastructure relevant for planning 

Infrastructure 

a) Transport

b) Education 

c) Affordable Housing (not included as 35% assumed in appraisals) 

c) or d) Community Facilities 

d) or e) Thames Basins Heaths 

e) or f) Water/drainage/sewerage

e) or f) Any necessary flood mitigation measures

TOTALS

Total High Per Dwelling Total Low Per Dwelling Based upon NOTES

Arborfield Garrison SDL £64,475,500 £32,238 £56,696,500 £28,348 2,000

South of M4 SDL £70,787,796 £29,793 £70,787,796 £29,793 2376

South Wokingham SDL £88,700,209 £35,480 £69,779,134 £27,912 2500

North Wokingham SDL £41,708,399 £33,128 £39,380,197 £31,279 1259

Mitigation Costs Only (Section 106/278 and infrastructure relevant to planning)

Total High Per Dwelling Total Low Per Dwelling Based upon NOTES (Mid Point)

Arborfield Garrison SDL £49,045,500 £24,523 £45,486,500 £22,743 2000 £23,633

South of M4 SDL £34,690,605 £14,600 £34,690,605 £14,600 2376 £14,600

South Wokingham SDL £61,665,679 £24,666 £47,091,191 £18,836 2500 £21,751

North Wokingham SDL £23,651,784 £18,786 £21,837,174 £17,345 1259 £18,066

CIL Only

Total High Per Dwelling Total Low Per Dwelling Based upon NOTES

Arborfield Garrison SDL £13,490,000 £6,745 £9,270,000 £4,635 2000

South of M4 SDL £36,097,191 £15,192 £36,097,191 £15,192 2376

South Wokingham SDL £27,034,530 £10,814 £22,687,943 £9,075 2500

North Wokingham SDL £18,056,615 £14,342 £17,543,022 £13,934 1259

Mid Point S106 & Mitigation Costs all SDL average £19,555

Taken from Headers of Appendix 7 of the Core Strategy at Paragraphs A7.28 (South of M4) A7.41 (North 

Wokingham) & A7.53 (South Wokingham) 



Wokingham CIL

Arborfield Infrastructure Schedule 
 2,000 Dwellings

March 2014 update All assumes 35% on-site provision of affordable housing (70:30 tenure split).

Core Strategy Appendix 7 - A7.13 

Specific Provisions Cost Low Cost High 

Mitigation 

Matter 

(Section 

106 of 

relevant 

Infras') CIL Matter Notes 

a) Transport

i) Improvements to transport capacity along the A327 (to both the M3 and 

Reading) and routes toward Bracknell, Wokingham (including the extension 

of Nine Mile Ride to the A327)

Proposed Arborfield Cross Relief Road £4,120,000.00 £8,340,000.00 X

Contribution toward off-site measures such as the Shinfield 

Eastern Relief Road (£1.55m). Contribution towards 

Hampshire County Council (£2m). Traffic plans for up to 2200 

homes (£570k). 

ii) Measures to improve accessibility by non-car transport modes along the 

A327, B3030, B3349 and B3430 corridors, especially on the routes to 

Bracknell, Reading, Winnersh and Wokingham

Range of junction improvements as proposed. £5,263,500.00 £5,263,500.00 X Also included in enabling costs. 

iii) Improvements to the quality and frequency of public transport services 

along any part of the network

New bespoke bus service & bus stop 

infrastructure 
£4,920,000.00 £4,920,000.00 X Covered by direct bus provision 

iv) Improvements to increase the use of bicycles including cycle paths On-site provision of cycle improvements £670,000.00 £670,000.00 X On-site cycle imporvements at each junction 

v) Enhancements to footpath and cycle networks to improve access to 

services and facilities

On-site green infrastructure, access and 

movement
£670,000.00 £670,000.00 X Masterplanning matter plus any off-site provision.

vi) The need to avoid traffic on rural roads Wider transport mitigation matter £1,940,000.00 £1,940,000.00 Park Lane Traffic Calming

vii) Measures to maintain the operation of the network in times of flooding n/a Layout and contingency matter

b) Education

i) 1 new 3 form entry primary school Serviced land & contribution £7,610,000.00 £7,610,000.00 X Scale to be defined. 1x 3FE budgeted. 

ii) A secondary school to serve the south of the Borough (up to 1,500 

pupils)
Serviced land & contribution £5,150,000.00 £5,150,000.00 X

Need to school to be triggered.  Land set aside and 

masterplanned. 1,500 place school.  

c) Community facilities

i) New GP surgery Incorporated within Community Building Need to be demonstrated. 

ii) Appropriate leisure/recreational facilities £3,650,000.00 £3,650,000.00 X
Layout / Masterplanning matter - provison of formal sports 

facilities

iii) Appropriate retail facilities Provision of new local centre Cost Neutral Cost Neutral X
1x District Centre and 2 x neighbourhood centres advised by 

SPD. 

iv) Children's’ centre Incorporated within Community Building

v) Youth facilities Incorporated within Community Building

vi) Faith facilities Incorporated within Community Building Garrison Church to remain. 

vii) Other communities buildings e.g. community centres Provision of new building £4,680,000.00 £4,680,000.00 X On-site provision of multi use Communtiy Centre 

viii) Appropriate requirements of the emergency services
Mitigation cost

£252,000.00 £252,000.00 X
Provision of facilities for the Police within the Community 

Building. No other needs identified. 

d) Thames Basin Heaths Mitigation:

i) Necessary measures to avoid and mitigate the impact of development 

upon the Thames Basin Heaths Special Protection Area.

Include SANGS provision & Strategic Access & 

Monitoring Charge
£9,020,000.00 £9,020,000.00 X On-site provision. Masterplanning matter. 

e) Water/drainage/sewerage:

i) Upgrading sewage works Mitigation cost £1,171,000.00 £4,680,000.00 X
Estimate provided from Thames Water (seweage treatment 

works upgrade)

ii) Any necessary flood mitigation measures especially in relation to 

California Country Park and impact on the SSSI Covered in respect of SANGs provision
Covered in respect of SANGs provision.  

Other Matters  - Relevant but not outlined in Core Strategy 

Library Included in Community Building 

Open Spaces & Allotments £7,280,000.00 £7,280,000.00 X Layout / Masterplanning matter.

Estate Management Plan £200,000.00 £250,000.00 X Cost estimate for initaition of estate management plan

Recycling faciliies £100,000.00 £100,000.00 X Recycling on-site

Burial Ground Potential for on-site provision.

SUB TOTALS £56,696,500.00 £64,475,500.00

Section 106 & Abnormals Only £45,486,500.00 £49,045,500.00

CIL Only £9,270,000.00 £13,490,000.00

PER DWELLING (BASED ON 2000 DWELLINGS) £28,348.25 £32,237.75

Section 106 & Abnormals Only £22,743.25 £24,522.75

CIL Only £4,635.00 £6,745.00



Wokingham CIL

South of M4 Infrastructure Schedule 
2376 Dwellings

March 2014 update

Core Strategy Appendix 7 - A7.28 

Specific Provisions Cost Low Cost High 

Mitigation 

Matter (Section 

106 of relevant 

Infras') CIL Matter Notes 

a) Transport

i) Measures to maintain the operation of the network in times of flooding Covered in ERR costs Covered in ERR costs

ii) Contribute towards Park and Ride in the vicinity of M4 junction 11 N/a Funded by LSTF and other contributions

iii) Measures to improve accessibility by non car transport modes along

the A327 and A33 corridors

Eastern Relief Road (ERR) and other off site 

strategic junction improvements
£26,980,699.00 £26,980,699.00 X

iv) High quality express bus services between Green Park and Twyford

stations via the Park and Rides in the vicinity of M4 junction 11 and

Loddon Bridge and Winnersh Triangle railway stations

See row (v) below

v) High quality express bus services between Green Park and Twyford

stations via the Park and Rides in the vicinity of M4 junction 11 and

Loddon Bridge and Winnersh Triangle railway stations

New bespoke bus service & bus stop infratructure £1,522,427.00 £1,522,427.00 X

vi) Improvements to increase the use of bicycles including cycle paths On site provision

vii) Enhancements to footpath and cycle networks to improve access to

services and facilities
On site provision

b) Education

i) Upto two new primary schools (2 form entry) £13,000,000.00 £13,000,000.00 X The SDL requirement is approximately 3.5 FE.

ii) Expansion of existing primary provision (Shinfield Infant and Junior)

from two form entry to three form entry
Accounted for in i) - not required

25% of the cost of the Spencers Wood primary school borne 

by WBC

iii) Contributions towards new Secondary School to serve the

development
£7,489,972.00 £7,489,972.00 X

d) Community facilities

i) Expansion of existing local centres in Shinfield and Spencers Wood or

at a district centre
Provision of new local centre Cost Netural Cost Netural X

ii) Appropriate retail facilities Provision of new local centre Cost Netural Cost Netural X

iii) Expansion of existing children’s centre and youth facilities Incorporated within Community Building

iv) Leisure/recreational facilities POS, 2 pavilions, MUGA capital cost £6,709,354.00 £6,709,354.00 X

POS, 2 pavilions, MUGA commuted sums £3,566,108.00 £3,566,108.00 X

v) Expanded GP surgery No Required  

vi) Faith facilities Incorporated into Community Centre

vii) Other communities buildings e.g. community centres Contained in community building £1,440,000.00 £1,440,000.00 X

viii) Appropriate requirements of the emergency services
not required save police office in community 

building

ix) Appropriate requirements for utilities
Electricity, telecoms, water supply and sewerage 

off-site reinforcement costs
£3,799,138.00 £3,799,138.00 X

e) Thames Basin Heaths Mitigation:

i) Necessary measures to avoid and mitigate the impact of development 

upon the Thames Basin Heaths Special Protection Area.
On site SANG provision £685,705.00 £685,705.00 X  

SANG maintenance costs & Strategic Access & 

SAMM Monitoring Charge
£4,456,740.00 £4,456,740.00 X

f) Water/drainage/sewerage:

i) Any necessary flood mitigation measures Covered in ERR cost and on site works

Other Matters  - Relevant but not outlined in Core Strategy 

Travel Plan  £1,033,560.00 £1,033,560.00 X

Burial Ground Contribution £104,092.56 £104,092.56 X

SUB TOTALS £70,787,795.56 £70,787,795.56

Section 106 & Mitigation Only £34,690,605.00 £34,690,605.00

CIL Only £36,097,190.56 £36,097,190.56

PER DWELLING (BASED ON 2,376 DWELLINGS) £29,792.84 £29,792.84

Section 106 & Mitigation Only £14,600.42 £14,600.42

CIL Only £15,192.42 £15,192.42



Wokingham CIL

South Wokingham Infrastructure Schedule 
March 2014 update

2500 Dwellings

All assumes 35% on-site provision of affordable housing (70:30 tenure split).

Core Strategy Appendix 7 - A7.53

Specific Provisions Cost Low Cost High 

Mitigation 

Matter 

(Section 106 

of relevant 

Infras') CIL Matter Notes 

a) Transport

i) Southern relief road (SRR) (elements through development parcels) £12m for SDR. £12,312,000.00 £21,371,400.00 X
Low cost road. High cost - Includes all known costs/ contigencies 

of delivering the SRR (Flooding and Relocation). 

SRR element across the railway: excludes contigency  £3.15m for road over rail bridge. £3,150,000.00 £3,150,000.00 X £3.15m, excludes any contigency 

ii) Improvements to transport capacity along the A321 and A329

including the provision of south Wokingham relief road from the vicinity

of the Coppid Beech roundabout to the Finchampstead Road

£2.05m for A329 Includes duelling of A329 

£50,000 & Coppid Beech roundabout £2m. £1.1m 

toward A321. 

£2,103,300.00 £2,103,300.00 X
Cost factors A329 corridor as no identiified additional schemes for 

A321. 

iii) Improvement to A321 Finchampstead Road bridge on the line to

Guildford and contribute to the improvement to the bridge on the line

to Waterloo

Guildford Line bridge replacment - £5.63m (with 

12.5% contingency) Waterloo Line improvement 

£2.5m

£6,258,600.00 £8,341,380.00 X
Both bridges included, the higher cost factors updated design 

considerations from WBC.  

v) Measures to improve accessibility by non –car modes along the A321

and A329 corridors

A329 cycle/ped enhancements. A321 costs 

unknown at this stage
£210,000.00 £210,000.00 X A lot of the contribution factored within Travel Plan. 

vi) Contribute to rebuilding Wokingham station as a transport interchange
Station link road - assumes 50% developer 

funding from all development in Wokingham. 
£918,270.00 £918,270.00 X

£232k for Buckhurst, and £662k for South of Railway. £358 per 

dwelling for SWSDL. Balance of total cost of £3m from WBC and 

other developments. 

vii) Measures to improve access by non car modes to Wokingham town 

centre including the station interchange

Station link road - assumes 50% developer 

funding from all development in Wokingham. 
£1,352,268.00 £1,352,268.00 X

£343k from Buckhurst. £975k South of Railway.  £527 per 

dwelling.  Balance from other developments. Balance of total cost 

of £5m from WBC and other developments. 

viii) Investigation of scope for a new railway station to directly serve the

development (subject to paragraph A7.42(f))
Station not pursued by Network Rail

ix) Contribute towards Park and Ride near Coppid Beech roundabout on 

A329 in Wokingham
£210,535.20 £205,200.00 X

x) High quality express bus services or mass rapid transit along A329

corridor
Bus service diversion through site £347,383.08 £338,580.00 X Total SDL cost 

xi) Improvements to the quality and frequency of public transport services

along any part of the network
Covered by Bus service diversion 

xii) Improvements to increase the use of bicycles including cycle paths Gypsy Lane footbridge £1,052,676.00 £1,026,000.00 X Site specific cycleways/footways also relevanmt

xiii) Enhancements to footpath and cycle networks to improve access to

services and facilities
n/a Incorporated in other transport measures

xiv) Measures to maintain the operation of the network in times of flooding n/a Layout Matter/ Contingency built into SDR cost

b) Education

i) Provision of two new primary schools (2 form entry)
Up to £3.78m for Phase 1 school. £4.5m for 

Phase 2 school includes children's centre
£8,495,280.00 £8,495,280.00 X Two primary schools. No split. 

ii) Contributions towards new/extended secondary school to serve the

development
£7,284,600.00 £8,587,700.00 X

£1.85m for Buckhurst. £5.25m for balance of 1,850 dwellings for 

secondary. High cost factors Special Education Needs. 

d) Community facilities

i) Appropriate retail facilities through upgrading Rances Lane shopping

parade or a new centre within the development at the site of the public

transport interchange

Cost Netural Cost Netural X retail units provided within scheme

ii) Appropriate leisure/recreational facilities Sports Hub  linked to Phase 2 community centre £5,544,200.00 £6,436,820.00 X

Includes - Sports hub £3.2m. No land cost. Play areas £600k 

Buckhurst. £1.7m South of Railway.  Country Parks £870k only 

factored in High Cost.  Allotments & Swimming Pool detailed 

below. 

iii) Community hall Community Centre £3,149,820.00 £3,149,820.00 X South of Railway £2.3m. Buckhurst £700k.

iv) Measure to protect access to the Countryside from Wokingham town

centre
Layout matter Layout matter

v) GP surgery £866,970.00 £866,970.00 X
£220,600 for Buckhurst.  £625,000 for the  balance of 1,850 

dwellings

vi) Faith facilities Incorporated into Community Centre

vii) Other communities buildings e.g. community centres Incorporated into school cost

viii) Appropriate requirements of the emergency services (including a site

and contribution towards a relocated fire station for the town)
n/a Not justified in CIL Reg 122 terms

ix) Appropriate requirements for utilities Mitigation Cost £8,413,200.00 £10,260,000.00 X
Mitigation Cost. £8.2m for removing pylons (low), £1.8m further 

contigency (high).

e) Thames Basin Heaths Mitigation:

i) Necessary measures to avoid and mitigate the impact of development 

upon the Thames Basin Heaths Special Protection Area.

Include SANGS provision & Strategic Access & 

Monitoring Charge (Buckhurst Park only)
£7,182,000.00 £7,182,000.00 X £1.83m for Buckhurst. £5.17m for balance of 1,850 dwellings.

f) Water/drainage/sewerage:

i) Any necessary flood mitigation measures Mitigation Cost £0.00 £2,052,000.00 X
Mitigation Cost. £2m for flood aviodance, south of railway (not 

SRR)

Other Matters  - Relevant but not outlined in Core Strategy (all off-

site contributions to mitigate Buckhurst Park costs only)

(i) Travel Plan related costs £437,383.80 £748,980.00 X £426k for Buckhurst. £730k for balance of 1,850 dwellings

(ii) Swimming Pool £171,342.00 £676,141.89 X £167,000 for Buckhurst. £473,000 for balance of 1,850 dwellings.

(iii) Cemetery £12,058.00 £46,376.92 X £12,000 for Buckhurst. £34,000 for balance of 1,850 dwellings. 

(iv) Allotments Proportion provided off-site £126,467.84 £486,414.76 X £123,000 for Buckhurst. £351,000 for balance of 1,850 dwellings.

(v) Library £150,000.00 £576,923.08 X £150,000 for Buckhurst. £426,000 for balance of 1,850 dwellings.

(vi) Public Art £30,780.00 £118,384.62 X £30,000 for Buckhurst. £85,000 for balance of 1,850 dwellings. 

SUB TOTALS £69,779,133.92 £88,700,209.27

Section 106 & Mitigation Only £47,091,190.72 £61,665,679.38

CIL Only £22,687,943.20 £27,034,529.89

PER DWELLING (BASED ON 2,500 DWELLINGS) £27,911.65 £35,480.08

Section 106 & Mitigation Only £18,836.48 £24,666.27

CIL Only £9,075.18 £10,813.81

Figures Based on December 2012 Planning Permission / Section 106 for Buckhurst Farm (phase 1 - 650 dwellings) and 

SWSDL Infrastructure Delivery Plan. Figures updated based on RPI increase of 2.6% from May 2013 to March 2014. 



Wokingham CIL

North Wokingham Infrastructure Schedule 
March 2014 update

1259 Dwellings

All assumes 35% on-site provision of 

affordable housing (70:30 tenure split).

Core Strategy Appendix 7 - A7.41

Specific Provisions Cost Low Cost High 

Mitigation 

Matter 

(Section 106 

of relevant 

Infras') CIL Matter Notes 

a) Transport

i) Contribute to Reading Road to Wellington Road (Station) link,

Wokingham
Contribution £513,000.00 £513,000.00 X IDP Ref: C1

ii) Improvements to transport capacity along the A321 and A329

corridors including the provision of necessary and directly related

parts of a new route from the A329 (near the M4 over-bridge) to the

vicinity of Coppid Beech roundabout

Direct provision of Sections of Full Northern Relief 

Road & Bell Foundary Lane Link plus Fair & 

Reasonable Contribution

£12,254,262.47 £12,254,262.47 X

IDP Ref: C1 & C2 (Northern Relief Road which is now 

committed). Based on £9,733.33 per dwelling for those 

elements not within Kentwood or Matthewsgreen. 

iii) Contribute to rebuilding Wokingham station as a transport interchange Contribution £153,900.00 £150,000.00 X IDP Ref: C1

iv) Contribute towards Park and Ride near Coppid Beech roundabout on 

A329 near Wokingham
Contribution £554,040.00 £540,000.00 X IDP Ref: C1

v) High quality express bus services or mass rapid transit along A329

corridor
Direct Bus Provision of New Route £856,710.00 £856,710.00 X IDP Ref: B9 (Matthewsgreen and Kentwood Bus) 

vi) Measures to improve accessibility by non car modes along the A321

and A329 corridors
Pedestrain and Cycle Contribution £533,520.00 £533,520.00 X IDP Ref: C1  (Pedestrain and Cycle)

vii) Measures to improve access by non car modes to Wokingham 

towncentre including the station interchange
Covered by Travel Plan/ Bus Provision £923,400.00 £923,400.00 X Travel Plan Cost 

viii) Investigation of scope for new railway stations to directly serve the 

development
Not Applicable

No railway station serves NWSDL/Station not pursued by 

Network Rail

ix) Improvements to the quality and frequency of public transport services 

along any part of the network
Covered by Direct Bus Provision Covered by Bus.

x) Improvements to increase the use of bicycles including cycle paths Covered by Travel Plan Covered by Bus.

xi) Enhancements to footpath and cycle networks to improve access to

services and facilities
Covered by Pedestrian and Cycle Contribution £1,030,780.00 £1,530,780.00 X

IDP Ref  B8: Junction Improvements - S.278 or S.106. Also 

B10 - On-site PROW

xii) Measures to maintain the operation of the network in times of flooding Covered by Layout Design Layout matter / Contingency built into FNRR cost

b) Education

i) Provision of one primary school (2 form entry) Serviced land & contribution £3,591,000.00 £3,591,000.00 X IDP Ref A2: Primary School

ii) Contributions to extended/new secondary school to serve the

development
Contribution £2,821,500.00 £3,334,500.00 X IDP Ref B1: Secondary School 

c) Community facilities

i) Provision of local centres through provision of a new centre (s) or

upgrading existing locations such as Clifton Road, Beanoak Road and

Ashridge Road
Provision of new local centre Cost Netural Cost Netural X

IDP Ref: A3 - Local Centre to be provided as part of the 

scheme.

ii) Appropriate retail facilities Covered by new local centre Cost Netural Cost Netural X
IDP Ref: A3 - Local Centre to be provided as part of the 

scheme.

iii) Appropriate leisure/recreational facilities to take account of the

potential to expand and enhance facilities at Cantley Park
Contribution £2,955,389.19 £2,955,389.19 X

IDP Ref: B5 (provision of facilities as part of the Cantley 

Masterplan). £2347.41 per dwelling

iv) GP surgery Contribution £712,800.00 £731,332.80 X IDP Ref: B6 (Contribution toward healthcare) 

v) Faith facilities Incorporated within Community Building

vi) Other communities buildings e.g. community centres Provision of Community Building £1,060,504.54 £1,060,504.54 X IDP Ref B7 (Libraries) and A4 (Community Building) 

vii) Appropriate requirements of the emergency services n/a Not justified in CIL Reg 122 terms

viii) Appropriate requirements for utilities Mitigation Cost £2,039,880.00 £2,565,000.00 X IDP Ref: A5

d) Thames Basin Heaths Mitigation:

i) Necessary measures to avoid and mitigate the impact of development 

upon the Thames Basin Heaths Special Protection Area.

Include SANGS provision & Strategic Access & 

Monitoring Charge
£3,500,000.00 £3,500,000.00 X IDP Ref: B5 (Country Park). A6 SANGs Provision

e) Water/drainage/sewerage:

i) Any necessary flood mitigation measures Mitigation Cost Mitigation Cost

Other Matters  - Relevant but not outlined in Core Strategy 

i) Noise Bund / Fence Mitigation Cost £1,137,130.32 £1,539,000.00 X IDP Ref: A10 + B12

ii) On Site FNRR and Access Junctions Mitigation Cost £4,742,380.00 £5,130,000.00 X IDP Ref A7 + A8

SUB TOTALS £39,380,196.52 £41,708,399.00

Section 106 & Mitigation Only £21,837,174.05 £23,651,783.73

CIL Only £17,543,022.47 £18,056,615.27

PER DWELLING (BASED ON 1,259 DWELLINGS) £31,278.95 £33,128.20

Section 106 & Mitigation Only £17,344.86 £18,786.17

CIL Only £13,934.09 £14,342.03

Figures Based on November 2011 IDP - as endorsed by Kentwood Farm phase 1 approval. Figures updated based on 

RPI increase of 2.6% from May 2013 to March 2014.  Also updated to reflect the emerging Cantley Masterplan & WBC 

commitment to deliver the NWDR.
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Executive Summary 

This representation has been prepared by Savills & Pinsent Masons on behalf of the Strategic Development 

Locations (SDL) Landowner and Developer Consortia (the ‘SDL Consortia Group’).  It is made in respect of 

the Wokingham Borough Preliminary Draft Community Infrastructure Levy (CIL) Charging Schedule.  

 

The SDL Consortia Group has fundamental concerns with the approach proposed by Wokingham Borough 

Council (WBC) notably: 

 

• The necessity of seeking to secure Section 106 Framework Agreements before the grant of planning 

consent, effectively in return for lower CIL rates; and 

• The residential rate proposed for CIL of £365 per sq m which is neither justified by evidence of economic 

viability nor the required ‘site specific’ infrastructure contributions/provision, as planned through the Core 

Strategy (January 2010) and subsequent Infrastructure Delivery Plans.  

  

WBC has consulted on the Preliminary Draft CIL Charging Schedule during a published consultation on 

proposed reforms to the CIL Regulations by Central Government (Amended Community Infrastructure Levy 

Regulations (April 2013)).  The representation is therefore focussed on scenario A (present Regulations), with 

reference to scenario B (the proposed amendments to the Regulations).  The SDL Consortia Group will 

ultimately have to reserve its position until a final decision is made on the Regulations.  The proposed 

changes do of course provide additional time for all parties in respect of the proposed April 2015 date when 

the use of Section 106 is to be partially restricted.  A pause in progressing the CIL is recommended. 

 

In respect of scenario A, the SDL Consortia Group considers that a lower rate of residential CIL for the SDLs 

is justified by evidence of both economic viability and infrastructure delivery (i.e. the development plan) 

notably owing to the increased cost burdens of specific mitigation/strategic infrastructure delivery, which given 

the scale of the SDLs is effectively ‘site specific’ (dependent on the formation of the CIL Regulation 123 List).  

 

In respect of scenario B, it is not possible to review the viability of rates of CIL without clarity on a prioritised 

schedule of infrastructure that would be funded by CIL and the items that would fall outside its scope.   

 

In both scenarios, evidence of value and economic delivery demonstrates the need for a reduced CIL rate (the 

NPPF refers to ‘competitive returns’ and hence a deliverable five year land supply).  The higher values within 

the Borough are predominantly located in areas which do not incorporate the SDLs.  Furthermore, the 

evidence indicates that new build, of the scale proposed for the SDLs, will realise sales values significantly 

lower than those in the well established areas of higher value.  

 

The proposed approach of £365 per sq m of CIL for residential development would result in an average 

combined ‘site specific’ mitigation cost (section 106 & infrastructure relevant to planning) with CIL liability of 
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circa £38,500 per dwelling (across all tenures), which is considerably in excess of the level of infrastructure 

burden assessed during the Core Strategy and Infrastructure Delivery Supplementary Planning Document 

(SPD) production (in the range of £23,000 - £33,000 per dwelling in various studies led by consultant Levvels).  

The Council’s own Infrastructure Delivery SPD envisaged the SDL infrastructure as being predominately 

delivered via Section 106, notably as a significant proportion of the infrastructure is within the SDLs and hence 

‘site specific’.   Given the strategic nature of the SDLs, it is therefore considered appropriate to consider 

certain strategic infrastructure items, as well as those within SDLs as secured via Section 106/appropriate 

planning condition.  These are matters material to the grant of planning consent.  At the very least, the 

provision of these matters should be reflected as infrastructure items to be offset against the CIL liability (via 

payment in kind – applicable in scenario B).   

 

The viable rate of residential CIL applicable for the SDLs in scenario A would be substantially less than 50% 
of the proposed rate of £365 per square metre.  A differential rate is appropriate given the nature of the 

SDLs compared to non-SDL sites.  

 

This representation is structured in seven sections.  

 

Section 2.0 provides planning and legal background. 

  

Section 3.0 outlines specific points in respect of the available evidence base, notably in respect of 

infrastructure delivery and the adopted Core Strategy.  The section is supported by appendices/tables. 

 

Section 4.0 responds to WBC’s Position Statement sent 28 March 2013 in respect of Section 106 Framework 

Agreements and also outlines the basis for differential rates.  

 

Sections 5.0 provides first scrutiny of the available viability evidence (GL Hearn Viability Report, February 

2013), followed by alternative viability appraisals prepared by Savills.  

 

Section 6.0 outlines the position of the SDL Consortia Group in respect of the effective operation of CIL. 

 

Section 7.0 provides conclusions.  
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The desirability of funding from CIL is a key test of the Regulations.  The SDLs were planned and envisaged 

prior to the imposition of CIL and based on a ‘roof tax’ mechanism in combination with ‘other appropriate’ 

infrastructure delivery mechanisms (for example Infrastructure Delivery Plans) – see Core Strategy paragraph 

3.19 and Infrastructure Delivery SPD.  The outcome is essentially to deliver new housing within four 

sustainable urban extensions, supported by a range of new infrastructure.  This key development plan 

objective provides perspective to how desirable CIL funding may or may not be, in relation to the range of 

legal and planning mechanisms available to secure infrastructure delivery.  There is no obligation on the 

Borough Council to pursue CIL. 

 

The objective of the representation is not to oppose CIL; it merely seeks to ensure a reasonable rate, based 

on the evidence and a collective interest to deliver well planned, viable and feasible development of the SDLs. 

There will of course be the opportunity to use some CIL funding for strategic off-site highways matters led by 

the Borough Council, for example the potential Full Northern Relief Road, or Arborfield Cross Relief Road. 

The opportunity has been taken to provide further evidence to WBC, which it is hoped is used to inform the 

draft charging schedule and emerging Regulation 123 List. 
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1.0 Introduction  

1.1 This representation has been prepared by Savills & Pinsent Masons on behalf of the Strategic 

Development Locations (SDL) Landowner and Developer Consortia comprising: 

 

• Arborfield Garrison SDL Consortium (Defence Infrastructure Organisation & Wates as part of the 

Arborfield Garrison Landowners Consortium) 

• South of M4 SDL Consortium (David Wilson Homes, Taylor Wimpey & University of Reading)  

• North Wokingham Consortium (Bovis Homes, Crest Nicholson and Gleeson Developments) 

• South Wokingham Consortium (Croudace Homes, David Wilson Homes, Gleeson Developments, 

Kier, Miller Strategic & Persimmon Homes) 

 

hereafter known as ‘the SDL Consortia Group’.  

 

1.2 The SDL Consortia Group controls the majority of developable land interests within the four SDLs. 

 

1.3 This representation has been submitted to influence the emerging Community Infrastructure Levy (CIL) 

Charging Schedule proposed by Wokingham Borough Council (WBC).  The representation is made in 

respect of the Preliminary Draft Charging Schedule published for public consultation in the period April 

to May 2013.  Our clients’ particular comments relate to the proposed rates for residential development 

as it is noted that a zero rate charge is proposed for retail uses.  

     

Purpose 
 
1.4 The SDL Consortia Group has come together owing to fundamental concerns with the approach 

proposed by WBC, notably regarding the viability of the proposed rate for residential development and 

approach/justification in requesting Section 106 framework agreements, effectively in return for a lower 

CIL rate. 

 

1.5 There were meetings held in the run up to the CIL consultation, at which no detailed information was 

shared or discussed in respect of the rates of CIL, or evidence underpinning it. The SDL Consortia 

Group comments are now made, supported by evidence which the Consortia Group trust WBC will 

take account of in reviewing changes in the approach proposed. 

  

1.6 The Government has very recently launched a consultation on proposed reforms to the Community 

Infrastructure Levy Regulations (April 2013).  At this time, there is no certainty that all/some of the 

amendments will be made; therefore, the representation is based on two scenarios: 
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• Scenario A: Present CIL Regulations 

• Scenario B: Proposed Amendments to CIL Regulations 

 

1.7 The SDL Consortia Group will ultimately have to reserve its position until a final decision is made on 

the Regulations. 

 

1.8 The representation is therefore drafted to reflect the two scenarios. 

   

1.9 As WBC is aware, the SDL Consortia Group’s members have significant land holdings across the 

WBC area which, owing to the spatial strategy contained within the Core Strategy, are fundamental to 

the maintenance and delivery of the housing land supply (to meet identified housing needs).  The rate 

of CIL is therefore of critical importance to our clients, and should also be for WBC as a result of 

needing to maintain a deliverable five year land supply, which is an important aspect of the National 

Planning Policy Framework (NPPF)1. 

 

1.10 Where relevant this representation provides comment on the supporting evidence/existing guidance 

and also makes reference to policy documents, a list of which is contained at Appendix 1. 

   

1.11 In setting the rate of CIL, the Community Infrastructure Levy, England and Wales Regulations 2010 (as 

amended) (“the Regulations”) state that “an appropriate balance” needs to be struck between “a) 
the desirability of funding from CIL (in whole or in part)” against “b) the potential effects (taken 
as a whole) of the imposition of CIL on the economic viability of development”2.  The term ‘taken 

as a whole’ implies that it may be acceptable for some schemes to be rendered unviable by the level of 

CIL charge; however, there is a clear requirement to ensure that most developments are able to 

proceed, not least due to the NPPF requirement for a deliverable five year housing land supply plus a 

20% buffer provision for those authorities which have persistently undelivered.  The Government 

provides further guidance on the meaning of the appropriate balance within paragraph 8 of the 

Community Infrastructure Levy Guidance (April 2013)3. 

 

1.12 Likewise, the purpose of CIL must be to positively fund the infrastructure required to enable growth.  

This is clearly outlined in the Regulations which state “A charging authority must apply CIL to 
funding infrastructure to support the development of its area”4.  The Planning Act 20085 defines 

infrastructure. 

 

                                                
1 Paragraphs 47, 173-177, NPPF 
2 Regulation 14(1), CIL Regulations 2010 (as amended) 
3 This document supersedes the previously published Community Infrastructure Levy Guidance – Charge Setting & 
Charging Schedule Procedures, 2010 
4 Regulation 59(1), CIL Regulations 2010 (as amended) 
5 Section 216, Planning & Compulsory Purchase Act 2008 (as amended)  
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1.13 There is a requirement within the CIL Regulations to provide a list of “relevant infrastructure”6 to be 

wholly or partly funded by CIL.  It is clear from the supporting evidence that this requirement has yet to 

have been satisfied. 

 

1.14 The SDL Consortia Group therefore considers that it is imperative that the evidence supporting CIL: 

 

• clearly outlines the key infrastructure projects required to support development (this being the key 

test of the Regulations); and 

• outlines an up to date, consistent and well informed evidence base of economic viability in order to 

test various scenarios against CIL rates. 

 

1.15 This representation outlines various concerns with the Viability Report and appraisals prepared by GL 

Hearn7.  Savills has also provided alternative viability appraisals, as summarised in Section 5.0 of this 

representation.  Dependent on the further response to the comments on Section 5.0 and the 

appraisals, Savills may provide further evidence of viability for consideration at the consultation of the 

Draft Charging Schedule and subsequent Examination. 

 

1.16 The representation and supporting viability evidence has had regard to infrastructure evidence 

provided by each SDL Consortium, which is outlined in Appendices (2 and 3).  This evidence is 

submitted to assist the Borough Council, and we urge that it is considered in respect of the Draft CIL 

Charging Schedule and Draft Regulation 123 List. 

 

1.17 Most importantly, the SDL Consortia Group demonstrates the concerns that the Borough Council is 

choosing to apply a CIL rate which does not reflect the realities of the economics of development and 

ignores the cumulative impacts of policy and infrastructure requirements, particularly on the large 

scale greenfield residential developments (the SDLs).  Legal commentary is also provided in respect 

of the effectiveness of, and necessity for, the proposed framework agreements and the opportunity 

that is available to set differential rates.  The SDL Consortia Group expands on these points further 

herein. 

                                                
6 Regulation 123, CIL Regulations 2010 (as amended) 
7 Community Infrastructure Levy Viability Study, GL Hearn, February 2013 
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2.0 National Policy & Legal Context 

2.1 In respect of the preparation of Charging Schedules and supporting documentation, it is important to 

have due regard to the available Government policy, guidance and law, notably: 
 

• Policy - National Planning Policy Framework (March 2012) 

• Guidance - Community Infrastructure Levy Guidance (April 2013); Community Infrastructure Levy – 

an Overview (May 2011); Community Infrastructure Levy Relief (May 2011); Community 

Infrastructure Levy – Collection and Enforcement (October 2011) 

• Law – Part 11 of the Planning Act 2008; Community Infrastructure Levy Regulations 2010 (as 

amended) 

 

2.2 The SDL Consortia Group’s comments are based on these publications and the Regulations. 

 
National Planning Policy Framework (NPPF) 

 

2.3 It is important that the preparation of CIL is in the spirit of the National Planning Policy Framework 

(NPPF), notably that it is delivery focused and ‘positively prepared’8.   

  

2.4 The NPPF outlines 12 principles for both plan making and decision taking, notably that planning 

should “proactively drive and support sustainable economic growth”.9  Furthermore, that plan 

making should “take account of market signals such as land prices and housing affordability”.  

Furthermore, that “the Government is committed to ensuring that the planning system does 
everything it can to support sustainable economic growth”.10  

 
2.5 Further, the NPPF refers to the “cumulative impacts”11 of standards and policies relating to the 

economic impact of these policies (such as affordable housing) and that these should not put the 

implementation of the plan at serious risk.  Existing policy requirements should therefore be 

considered when assessing the impact of CIL on development viability. 
 

2.6 The NPPF expressly states that CIL "should support and incentivise new development".12  To 

comply with this policy, CIL Charging Schedules must be demonstrated to have positive effects on 

development.  The absence of adverse effects on the economic viability of development, whether 

serious or otherwise, is not enough to justify CIL proposals. 

 

                                                
8 Paragraph 182, NPPF 
9 Criterion 3, NPPF 
10 Paragraph 19, NPPF 
11 Paragraph 174, NPPF 
12 Paragraph 175, NPPF 



12 
 

2.7 Recent Examiner’s reports for Mid Devon, (February 2013) and the Greater Norwich Development 

Partnership (December 2012) have set a clear precedent for CIL to be considered in the round, 

including the testing of policy-compliant levels of affordable housing and other policy costs. 

 
Statutory Guidance 
 

2.8 The April 2013 Guidance was published pursuant to powers in Section 221 of the Planning Act.  The 

transitional provisions confirm that the Guidance applies to WBC's Preliminary Draft Charging 

Schedule.  WBC, and the examiner appointed to examine WBC's Draft Charging Schedule, are legally 

required to have regard to the Guidance.  Examiners test compliance with national policy/guidance as 

part of the CIL examination process and report on such compliance in their examination reports. 

 

2.9 The guidance confirms in particular: 

 

• The need for balance (as per Regulation 1413); and 

• The need for ‘appropriate available evidence to inform the draft Charging Schedule’ (as per 

Schedule 212(4) (b)) of the 2008 Act).  

 

2.10 The steer from Central Government is very much angled towards facilitating development, which 

should have a major material bearing on the preparation of CIL and the balance applied when 

considering Regulation 14(1). 

 

2.11 Key guidance to which regard must be had includes: 

 

• "Charging Schedules should be consistent with and support implementation of up-to-date 
Local Plans".14 

• "The levy is expected to have a positive economic effect on development across an area.”15    

• "Charging authorities should show and explain how their proposed levy (or rates) will 
contribute towards the implementation of their relevant Plan and support the development 
of their area.  As set out in the National Planning Policy Framework in England, the ability to 
develop viably the sites and the scale of development identified in the Local Plan should 
not be threatened." 16 

• "The focus should be in particular on strategic sties on which the relevant Plan relies and 
those sites (such as brownfield sites) where the impact of the levy on economic viability is 
likely to be most significant."17 

                                                
13 CIL Regulations 2010 (as amended) 
14 Paragraph 4, CIL Guidance (2013) 
15 Paragraph 8, CIL Guidance (2013) 
16 Paragraph 8, CIL Guidance (2013) 
17 Paragraph 27. CIL Guidance (2013) 
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• "Charging authorities should show, using appropriate available evidence, including existing 
published data, that their proposed charging rates will contribute positively towards and 
not threaten delivery of the relevant Plan as a whole at the time of charge setting and 
throughout the economic cycle."18 

• "The Government expects charging authorities will work proactively with developers to 
ensure they are clear about charging authorities' infrastructure needs and what developers 
will be expected to pay for through which route."19 

• "The charging authority's proposed approach to the future use of any pooled section 106 
contributions should be set out at examination and should be based on evidence."20 

 
2.12 The Guidance states that the Government also makes clear that it is up to Local Authorities to decide 

‘how much’ potential development they are willing to put at risk through CIL.  Clearly this judgement 

needs to consider the wider planning priorities.  Furthermore, the CIL Guidance outlines that CIL 

receipts are not expected to pay for all infrastructure but a “significant contribution”21.  The overall 

approach and rate of CIL will have to pay attention to the development plan and intended delivery.  

 

Legal  
 

2.13 Section 212 of the Planning Act requires the examiner to consider whether the "drafting requirements" 

have been complied with and, if not, whether the non-compliance can be remedied by the making of 

modifications to the Draft Charging Schedule.  The "drafting requirements" mean the legal 

requirements in Part 11 of the Planning Act and the Community Infrastructure Levy Regulations so far 

as relevant to the drafting of the Charging Schedule. 

   

2.14 In considering the "drafting requirements", examiners are required in particular to have regard to the 

matters listed in Section 211(2) and 211(4).  This requires examiners to consider whether the relevant 

charging authority has had regard (as it must) to the following matters: 

 

• actual and expected costs of infrastructure 

• matters specified by the CIL Regulations relating to the economic viability of development  

• other actual and expected sources of funding for infrastructure 

• actual or expected administrative expenses in connection with CIL 

 

2.15 Regulation 14 of the CIL Regulations expands on these requirements, explaining that charging 

authorities must, when striking an appropriate balance, have regard to: 

                                                
18 Paragraph 30, CIL Guidance (2013) 
19 Paragraph 85 , CIL Guidance (2013) 
20 Paragraph 89 , CIL Guidance (2013) 
21 Paragraph 84, CIL Guidance (2013) 
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• the desirability of funding from CIL (in whole or in part), the actual and expected estimated total 

cost of infrastructure required to support the development of its area, taking into account other 

actual and expected sources of funding; 

• the potential effects (taken as a whole) of the imposition of CIL on the economic viability of 

development across its area. 

 

2.16 Examiners test compliance with the Planning Act and the CIL Regulations, including in respect of the 

statutory processes and public consultation, consistency with the adopted development plan and 

appropriate evidence on infrastructure needs and development viability. 

 

2.17 Section 3.0 of this representation outlines specific points in respect of the available evidence base, 

notably in respect of infrastructure delivery and the adopted development plan (the Core Strategy, 

January 2010).  

 

2.18 Examiners also commonly test whether a Draft Charging Schedule is economically viable, reasonable 

and realistic before recommending approval (with or without modifications) or rejection. 

 

2.19 Section 5.0 provides first scrutiny of the available viability evidence, followed by alternative viability 

appraisals.  
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3.0 Planning and Infrastructure Delivery 

3.1 The Planning Act 2008 (as amended)22 defines infrastructure as: 

 

• “(a) roads and other transport facilities,  

• (b) flood defences,  

• (c) schools and other educational facilities,  

• (d) medical facilities,  

• (e) sporting and recreational facilities, and 

• (f) open space.” 
 

3.2 There is a requirement within the CIL Regulations to provide a list of “relevant infrastructure”23 to be 

wholly or partly funded by CIL.  It is also possible24 for CIL to be used to reimburse expenditure already 

incurred on infrastructure, a tool which could have useful implications.    

 

3.3 The SDL Consortia Group therefore considers that it is imperative that the evidence supporting CIL: 

 

• clearly outlines the key infrastructure projects required to support development (this being the key 

test of the Regulations); and 

• outlines an up to date, consistent and well informed evidence base of economic viability in order to 

test various scenarios against CIL rates. 

 

3.4 It is noted that as key Stakeholders, and the primary delivery agents for the SDLs, it is appropriate for 

a proportion of the evidence base to be that of the SDL Consortia Group25.  This representation 

outlines the strategic position in respect of infrastructure delivery for each SDL, which is provided at 

this early Preliminary Consultation stage.  

 

3.5 One of the key tests of the examination of a Charging Schedule is that “Evidence has been provided 

that shows the proposed rate (or rates) would not threaten delivery of the relevant Plan as a 
whole.”26  The assessment of viability against the pipeline of planned housing and other development 

within the Core Strategy is therefore an inherent test of the Examination.  

                                                
22 Section 216, Planning & Compulsory Purchase Act 2008 (as amended) 
23 Regulation 123, CIL Regulations 2010 (as amended) 
24 Regulation 60(1), CIL Regulations 2010 (as amended) 
25 Paragraphs 49 & 85, CIL Guidance (2013) 
26 Paragraph 9, CIL Guidance (2013) 
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3.6 The Guidance also makes clear the evidently narrow focus of the CIL Examination process permitted 

by the Regulations: “The Independent Examiner should establish that: 

 

• The charging authority has complied with the required procedures set out in Part 11 of the 
Planning Act 2008 and the CIL Regulations; 

• The charging authority’s draft charging schedule is supported by background documents 
containing appropriate available evidence; 

• The proposed rate or rates are informed by and consistent with, the evidence on economic 
viability across the charging authority’s area; and 

• Evidence has been provided that shows the proposed rate (or rates) would not threaten 
delivery of the relevant Plan as a whole.”27 

 
3.7 Ascertaining the level of CIL is essentially a development viability exercise and owing to this it is 

critical that the level of CIL is based on robust and credible evidence.  The CIL – An Overview 

document outlines that “Charging Authorities wishing to introduce the levy should propose a 
rate which does not put at serious risk the overall development of their area”28.  It will therefore 

be important that the rate is based on reality and the viable level of funding towards the planned 

provision of infrastructure needed to deliver the development Plan.  It is clear from the evidence 

available that CIL alone will not be able to fund the entire infrastructure that is said to be required until 

the end of the current Plan period29.  This makes it more important to set the level of CIL based on 

what can be afforded rather than what may theoretically be desired, to reduce the risk of the shortfall 

being even greater.  

 

Infrastructure Delivery Priorities 
 

3.8 The CIL Guidance outlines that CIL should only be considered where an identified funding gap is 

demonstrated30.  The process of demonstrating this should also identify a CIL “infrastructure 

funding target”31 which should be based upon the selection of infrastructure projects or types that 

are identified as candidates to be funded by the levy in whole or in part.  The Borough Council has not 

consulted on further infrastructure evidence (in detail) nor a draft Regulation 123 list32.  It is fully 

appreciated that there will be infrastructure needs to deliver the Core Strategy; this is outlined clearly 

in the ‘Concept Statements’ in Core Strategy Appendix 7.  The absence of evidence from the Borough 

Council does provide the opportunity for the evidence from the SDL Consortia to be used to a) 

demonstrate the funding gap and b) demonstrate the onward delivery mechanisms (and importantly to 

lead the formation of the Regulation 123 List).  The SDL Consortia Group would also like further 
                                                
27 Paragraph 9, CIL Guidance (2013) 
28 Paragraph 23, CIL – An Overview (2011) 
29 WBC Preliminary Draft Charging Schedule, Table 1  
30 Paragraph 14, CIL Guidance (2013) 
31 WBC Preliminary Draft Charging Schedule 
32 Paragraphs 86 – 89, CIL Guidance (2013)  



17 
 

information on how the figures in Table 1 of WBC Preliminary Draft Charging Schedule have been 

attained.  

 

3.9 It is important that a list of projects to be funded through CIL is provided (Regulation 123 List), and 

that these are prioritised to focus on mitigation required under European legislation and essential 

strategic infrastructure.  Owing to the importance of the SDLs, the starting point for the Regulation 123 

List is, to a large degree, Appendix 7 (Concept Statements) of the Core Strategy.  This has been used 

as a basis for the SDL Consortia Group infrastructure evidence.  

 

3.10 The objective of CIL is fundamentally to assist with the delivery of development, as CIL receipts are 

used toward the funding of new major infrastructure (as per Regulation 59(1)33).  The CIL Charging 

Schedule and supporting documentation must therefore outline the positive actions proposed from the 

Borough Council to enable the actual delivery of major infrastructure, which may require additional 

‘top up’ funding, or the Council using its powers under the Local Government Acts (2000 and 2003) 

and CIL Regulations to borrow money to ‘forward fund’ infrastructure delivery34.  The SDL Consortia 

Group would be supportive of the necessary investment to ‘unlock’ and assist with development 

delivery, and did, for example, assist with the WBC Growth Prospectus Bid in October 2012, which led 

to funding (as a loan) towards the Shinfield Eastern Relief Road (South of M4 SDL). 

   

3.11 The CIL Guidance also states that, at Examination, authorities should ‘set out those known site-
specific matters where Section 106 contributions may continue to be sought’35.  The SDL 

Consortia Group suggests it prudent for this to be considered prior to the publication of the Draft 

Charging Schedule, in order that it can be taken into account in setting the proposed CIL rates. 

 

Wokingham Core Strategy 

 

3.12 Wokingham Borough Council adopted its Core Strategy in January 2010.  The plan provides for the 

delivery of 13,230 net additional homes in the plan area between 2006 and 2026.  The spatial strategy 

is overwhelmingly focused on the four SDLs (circa 10,000 dwellings).  The Core Strategy was 

supported by detail of the SDLs outlined in Concept Statements (Appendix 7), and evidence of 

infrastructure delivery, the detail of which was to have been provided as a ‘roof tax’ in relevant 

Supplementary Planning Documents (Core Strategy paragraph 3.19 refers).  No such ‘roof tax’ 

followed in the SPDs which were published.  The CIL Regulations seek to restrict the pooling of 

infrastructure (by type or project) on adoption of CIL, or by April 2014 (scenario A) or April 2015 

(scenario B). 

  

                                                
33 CIL Regulations 2010 (as amended) 
34 Paragraphs 17 and 18, CIL – An Overview (2011) 
35 Paragraph 15, CIL Guidance (2013) 
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3.13 WBC is familiar with the various Appeal decisions which have followed the adoption of the Core 

Strategy; appeals which were triggered by disagreement over the form and timing of infrastructure 

delivery.  The approach taken in respect of ‘another relevant mechanism’ (sought by the Infrastructure 

Delivery SPD36) has comprised various Infrastructure Delivery Plans (IDPs) from which phased 

planning applications (rather than ‘piecemeal’ applications) may be determined based on CIL 

Regulation 122 and ‘fair share’ principles.  The Appeal decisions at Kentwood Farm (North 

Wokingham) and Shinfield West (South of M4) have been used to inform the approach of this 

representation, notably the Secretary of State’s opinion that Borough Council’s desire for 

comprehensive landowner agreements was a test too high37. 

 

3.14 The CIL Guidance refers to the NPPF and states that, “where practical, levy charges should be 
worked up and tested alongside the Local Plan.”38  It is important that CIL is seen in the context of 

the planned supply of housing within Wokingham.  The evidence base and non-CIL position of the 

preparation of the Core Strategy is also very relevant, as it was intended that infrastructure was to 

have been delivered via a combination of planning condition, Section 106 contribution or direct 

delivery by developer/WBC.  The non-CIL position has informed the delivery strategies, and in some 

respects the land assembly arrangements of the SDL Consortia.  An ineffective CIL rate and proposed 

payment triggers will only act to impede these arrangements. 

 

SDL Infrastructure Delivery Supplementary Planning Document (October 2011) 

 

3.15 The Borough Council is aware that aspects of the SPD have met with objection from the SDL 

Consortia owing to its interpretation of the Appendix 7 Concept Statements and Core Strategy 

paragraph 3.19.  It is however noteworthy that the SPD clearly envisaged the majority of 

infrastructure to be secured via Section 106/planning condition, thus emphasising the case of the 

SDL Consortia that this remains relevant. In respect of CIL, paragraph 2.2 of the SPD outlines: 

  

“The Community Infrastructure Levy (CIL) will be levied on buildings, rather than development 
generally. The Council anticipates that it will introduce a CIL charging schedule by April 2014 
and that when preparing a draft charging schedule in respect of the SDLs the Council will 
have regard to the level of Section 106 obligations already agreed for development within the 
SDLs and (in so far as is permitted by the Community Infrastructure Levy regulations 2010) 
shall seek to avoid double counting of contributions under Section 106 and CIL. [...] Given the 
nature of the SDLs there is presently considered to be a good rationale for adopting a Section 
106 agreement approach through which key infrastructure is delivered directly by developers 
to ensure up-front delivery of the key infrastructure elements associated with the SDLs, which 
will contribute to their sustainability”. 

                                                
36 Paragraphs 6.4 and 6.14, WBC Infrastructure Delivery SPD (2011)  
37 Secretary of State Letter, 2 July 2012 (Kentwood Farm decision) paragraph 19. IR paragraphs 9.16-9.17. 
38 Paragraph 11,  CIL Guidance (2013) 
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3.16 SPD paragraphs 6.4 and 6.14 outline the relevance of Infrastructure Delivery Plans (IDPs) as another 

relevant mechanism from which infrastructure may be secured.  

 

3.17 Under scenario A, the overall approach to CIL therefore should recognise the role and importance of 

IDPs and the ongoing use of Section 106 alongside a reasonable rate of CIL.  Appendix 2 outlines 

the SDL Consortia’s position on what may or may not be a CIL item (and hence a CIL Regulation 123 

List item).  This emphasises the clear and important role of the Borough Council as the co-ordinator or 

‘banker’ for key ‘off-site’ strategic infrastructure delivery (for example the proposed relief roads). 

  

SDL Infrastructure Delivery 

  

3.18 As outlined, Appendix 2 provides an analysis of each SDL in respect of the infrastructure delivery 

requirements of Core Strategy Appendix 7 against the proposed (and indicative) high and low level 

infrastructure costs or values.  These levels may have been set already (pro rata) for first phase 

planning permissions (Kentwood Farm - North Wokingham, Shinfield West - South of M4 and 

Buckhurst Farm – South Wokingham) based on the respective Infrastructure Delivery Plans.  These 

costs or values are attributed as either: 

• Mitigation Costs, including:  

Section 106 – those matters (either on-site or off-site) secured via Section 106 obligation and/or 

contribution (or perhaps planning condition). 

Other Planning Related Infrastructure – only those ‘planning’ measures required to deliver serviced 

plots and material to a planning decision (as outlined in Core Strategy Appendix 7). Other ‘enabling’ 

infrastructure is not included.  

• CIL matter – those ‘strategic’ matters which post adoption of CIL may theoretically be a matter 

covered on the CIL Regulation 123 List and hence an item funded/provided for via CIL. 

 

3.19 As no planning permission has yet been forthcoming within the Arborfield Garrison SDL it is 

premature to provide figures at this time (outside of the ongoing Section 106 negotiation). However, 

the position of the Arborfield Consortium remains that of the Core Strategy Examination and hence in 

broad agreement over the likely infrastructure cost burden.  
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3.20 The results of the infrastructure analysis indicate: 

SDL Mitigation Costs 
High 

Mitigation Costs 
Low 

Per Dwelling (Mid 
Point) 

South of M4 £ 15,352 £15,352 £ 15,352 

South 
Wokingham  

£ 25,308 £19,644 £ 22,476 

North 
Wokingham 

£ 14,760 £12,227 £ 13,494 

 

3.21 The average per dwelling mid-point has been factored in the Savills Viability Appraisals (Section 5.0); 

this is £17,830 per dwelling.  This figure reflects the fact that some infrastructure may be secured via 

CIL.  It is also in addition to other costs of primary infrastructure that are required to provide serviced 

plots that are suitable for construction of homes. 

 

3.22 The analysis is based on both ‘cost low’ and ‘cost high’ factors.  Typically, ‘cost high’ includes 

contingencies such as: 

  

• Infrastructure cost overruns 

• Flood mitigation/additional utilities costs insofar as related to infrastructure  

• Allowance for the acquisition of additional land/relocation of landowners  

• Increased specification following negotiation (i.e. for education or community buildings)  

• Unforeseen circumstances 

 

3.23 In the case of the North Wokingham SDL, the cost high factors in the more expensive transport 

mitigation option, the Full Northern Relief Road. 

  

3.24 ‘Cost low’ is therefore based on either known costs (for which there is a good degree of certainty) 

and/or also the physical build cost of infrastructure.  

 

3.25 It should be noted that the cost of affordable housing provision is additional to these figures and that 

the schedules are based on 35% on-site provision (so would not factor any commuted sums).  Known 

abnormal costs relevant to planning, such as the laying out of SANGs, are included. 

  

3.26 It may be noted that the costs differ considerably from those published in the Preliminary Draft 

Charging Schedule Table 1. This may of course be part influenced by the definition of ‘mitigation 

costs’ (for example whether certain items are covered specifically as enabling infrastructure or not) 

and the wider evidence base in respect of actual cost estimates. The Borough Council will be aware 

that objections were lodged previously by the SDL Consortia in respect of the costs quoted in the 

Infrastructure Delivery SPD.    
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Historic Section 106  

 

3.27 There is also a requirement in the CIL Guidance for authorities to prepare, as part of their background 

evidence, information on the amounts raised in recent years through s.106 agreements and the extent 

to which affordable housing and other targets have been met.39  This information has not been 

provided as part of the evidence base to support the Preliminary Draft Charging Schedule and should 

therefore be produced in advance of the Draft Charging Schedule consultation. 

 

3.28 Appendix 4 provides the detail of five selected development proposals in Wokingham Borough.  It is 

demonstrated that since 2007, there has been a notable ‘jump’ in the infrastructure burdens on 

development.  It is also notable that recent non-SDL development is permitted based on lower levels 

of Section 106 infrastructure burden, thus indicating a difference owing to the development plan.  

 

3.29 Through further analysis of the historic rates of Section 106, as applied to the infrastructre delivery 

expectations (on-site) within the SDLs, it may be demonstrated that the proposed CIL rate (of £365 sq 

m) plus expected levels of Section 106 exceed the historic rates of Section 106 (only) collected.  In 

other words, the likely fall in Section 106 antipated once CIL is imposed is not sufficient to allow for 

the absorption of the proposed rate of CIL. 

 

3.30 An effective CIL rate based on a typical housing mix and size extrapolated across 10,000 dwellings 

(all four SDLs) may therefore be in the order of £38,500 per dwelling, comprising: 

 

• £20,806 per dwelling of CIL (all dwellings) plus 

• £17,830 per dwelling for site specific mitigation costs (section 106 & infrastructure relevant to 

planning) 

(see Appendix 3)  

 

3.31 This rate exceeds even the highest per dwelling level of planning gain sought in the Borough pre CIL 

and is based on a reasonable estimate of costs/ funding still covered by planning gain, planning 

condition or Section 106 Agreement. 

  

3.32 As CIL is only applicable to market dwellings, and a significant proportion of the Section 106 planning 

gain is funded from market dwellings, it is also worth noting that CIL equivalent for market dwellings 

only (based on 35% affordable) is in excess of £32,000 per market dwelling.  

 

                                                
39 Paragraph 22 
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Figure 1: Selected Examples £ per dwelling (all tenures) Historic Section 106 Contributions 

 

Levvels Report (2010) 

3.33 Appendix 5 includes a report produced by Levvels in respect of the Core Strategy evidence base 

(Assessment of the Economic Viability of SDL – February 2010).  Draft versions were used to support 

the Core Strategy at Examination (including in respect of affordable housing viability).  The final 

version informed the subsequent SDL Supplementary Planning Documents and Infrastructure.  This 

outlined an identified infrastructure per unit (dwelling) figures of (circa): 

• Arborfield Garrison:  £27,183 per dwelling 

• South of M4:  £29,625 per dwelling 

• North Wokingham:  £30,529 per dwelling 

• South Wokingham:   £33,372 per dwelling 

3.34 Preceding the Levvels Report, an Affordable Housing Viability Study was also produced by Levvels, 

which considered the basic viability position of the SDLs based upon a notional 2,000 unit scheme 

and a 15 year build programme and an average contribution of £23,000 per unit (dwelling).  

Sensitivities were undertaken with contributions of £25,000, £28,000 and £30,000 per unit (dwelling), 

which ascertained that a target provision of 35% affordable was achievable. 
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3.35 Whilst the SDL Consortia Group did not sign up to the studies, there was dialogue over the broad 

inputs, and further acknowledgement that an infrastructure burden in the range of £25,000 - £30,000 

per dwelling (mitigation costs: section 106 & infrastructure relevant to planning) was viable and hence 

the SDLs deliverable.  This formed the basis for the SDL land promotion, developer agreements and 

land agreements and was also referred to in the Core Strategy Inspectors Report (October 2009); 

paragraph 12.3 stated:  

 
“A substantial proportion of the planned infrastructure, including provision of schools and 
open space as well as transport programmes, would be delivered through the major 
development sites, particularly the SDLs. From the evidence base, including representations to 
the examination hearings, all consortia involved indicated that in broad terms the proposals 
were viable, notwithstanding the downturn in the housing market during and since 2008”. 

3.36 As demonstrated in this representation, the proposed residential CIL rate of £365 sq m, once ‘site 

specific’ mitigation costs (section 106 & infrastructure relevant to planning) are factored in, greatly 

exceeds the infrastructure burden considered at the Core Strategy Examination.  The CIL rate also 

exceeds this when only market dwellings are considered, which of course in respect of value and 

profit shoulder the majority of the burden. 

3.37 It is also relevant to note that as strategic sites, the delivery of the SDLs will also be subject to a 

degree of further infrastructure costs as enabling, for example land remediation/remodelling; matters 

which are not strictly relevant to planning.   
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4.0 Section 106 Framework Agreements & the Legal Requirements 

for Differential CIL Rates 

 
WBC Draft Position Statement (March 2013) 
 

4.1 WBC presented the SDL Consortia Group (via e-mail 28th March) with a Position Statement in respect 

of the use of planning obligations and conditions.  A copy is enclosed at Appendix 6.  The status of 

this document is not clear.  The Consortia Group has assumed that it is intended to form part of the 

supporting documents and evidence accompanying the CIL Preliminary Draft Charging Schedule for 

consultation. 

 

4.2 The Consortia Group summarises key statements below before indicating our agreement or 

disagreement, with reasons, based on the applicable legal requirements.  Underlining denotes 

emphasis. 

 

• Statement 1 - "The Council is committed to facilitating developer-led delivery wherever 
possible, as long as it does not undermine the quantum or certainty of infrastructure 
delivery required to support the development plan or growth."40 

• Statement 2 - "The Council's priority is now to ensure that such development does not 
come forward without meeting infrastructure needs."41 

• Statement 3 - "The Council will use CIL to secure strategic infrastructure investment but will 
continue to require development stakeholders to deliver on-site infrastructure through the 
use of Section 106 obligations and conditions, as appropriate."42 

• Statement 4 - "The Draft Charging Schedule will therefore identify the core on-site 
infrastructure that will be subject to this control."43 

• Statement 5 - "The Council will, ultimately, use CIL for its intended purpose where no other 
mechanism has been agreed with the owners of the SDLs – a CIL rate that will enable it to 
procure the level of infrastructure required to support the Core Strategy objectives and 
allocations."44 

• Statement 6 - "The CIL regime does not prevent the lack of infrastructure from being a 

reason for refusal.  If infrastructure is properly required then a planning obligation, freely 
offered in order to address that reason for refusal, is not in conflict with Regulation 123, is 
lawful and is a material consideration."45 

                                                
40 Paragraph 3.1, WBC Draft Position Statement.  
41 Paragraph 1.3, WBC Draft Position Statement. 
42 Paragraph 1.5, WBC Draft Position Statement. 
43 Paragraph 2.5, WBC Draft Position Statement. 
44 Paragraph 1.7, WBC Draft Position Statement. 
45 Paragraph 2.2, WBC Draft Position Statement. 
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• Statement 7 - "The CIL regime (restricting the use of planning obligations) does not apply in 
this scenario" [where a Framework Agreement is in place].46 

• Statement 8 - "…because no planning decision is being taken at the point they are being 
entered into, they are not affected by any prospect of Regulation 123(2) or (3) restrictions."47 

• Statement 9 - "Having a Framework Agreement in place for the majority of an SDL would 
then allow the Council to set a low CIL in that area confident that the landowners will be 
obliged to pay for the specified infrastructure."48 

• Statement 10 - "A low or nil CIL rate for any of the SDLs would require a Framework 
Agreement to be in place in advance of the submission of the Draft Charging Schedule 
(because differential rates would need to be set by reference to the Frameworks)."49 

• Statement 11 - "This route [of using Framework Agreements] would require a significant 
commitment of time, in particular technical and legal expertise to fix the package and 
document the mechanisms to deliver it."50 

 
Statement 1 – Developer-led delivery 
 
4.3 This is a statement of fact, not law.  The Consortia Group agrees with the statement and supports its 

application in practice, including through the process of preparing and consulting on CIL proposals 

and through implementation upon adoption of the Charging Schedule.  Developer-led delivery is 

consistent with the SDL Consortia Group’s position in respect of the ongoing role and use of Section 

106 (scenario A) and Infrastructure payments in kind (scenario B).  There is however, also a key role 

for the Borough Council in respect of key off-site strategic matters (i.e. relief roads). 

  

Statement 2 – Preventing unacceptable development 
 
4.4 This statement is negatively worded.  It is inconsistent with the positive thrust of the NPPF and the CIL 

Statutory Guidance, which require CIL Charging Schedules to support and incentivise new 

development, being consistent with and not threatening delivery of the Core Strategy (Local Plan).  

The Consortia Group does not agree with the application of non-compliant tests, as these are not 

positively prepared. 

 

 
 
 
 

                                                
46 Paragraph 3.2, WBC Draft Position Statement 
47 Paragraph 3.3.3, WBC Draft Position Statement 
48 Paragraph 3.4, WBC Draft Position Statement 
49 Paragraph 3.5, WBC Draft Position Statement 
50 Paragraph 4, WBC Draft Position Statement 
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Statements 3 & 4 – "Strategic" v "on-site" infrastructure 
 

4.5 It is suggested that CIL will be used to fund "strategic" infrastructure and Section 106 planning 

obligations potentially used to fund "on-site" infrastructure.  The distinction between the two types of 

infrastructure is unclear, not being defined.  This lack of clarity is exacerbated by the inconsistent 

reference at Paragraph 3.3.3 to "on-site and adjacent to site works".  The correct distinction relates to 

the purpose of the infrastructure, not its location.  If infrastructure is necessary to make a particular 

development acceptable in planning terms, that infrastructure is "scheme mitigation" and should be 

secured through appropriate conditions or Section 106 planning obligations.  This is consistent with 

Paragraph 176 of the NPPF.  If infrastructure is needed to address the cumulative demand arising 

from a number of developments in combination, that infrastructure is "strategic" and can be secured 

through CIL.  The Consortia Group does not agree with WBC's proposed distinction, which is 

insufficiently clear.  Further evidence of infrastructure delivery has been provided in Section 3.0 which 

should assist the Borough Council.  It is noted that the Borough Council recognises the role of both 

Section 106 and CIL. 

   

Statement 5 – Intended purpose of CIL 
 

4.6 There is a passing reference to the "intended purpose" of CIL.  It is suggested that CIL rates would 

need to "enable" the procurement of the level of infrastructure required to support the development 

plan.  To be clear, CIL may need to "enable" funding/delivery of critical infrastructure, but it does not 

need to fully fund it.  There is no requirement in law, policy or guidance that CIL should fully-fund 

infrastructure.  Indeed, the definition of "relevant infrastructure" in Regulation 123(4) of the CIL 

Regulations expressly recognises that CIL may be used to partly fund infrastructure.  The Consortia 

Group agrees with the statement, but only if "enable" is not taken to require CIL to fully-fund 

infrastructure.  The “other mechanism” reference presumably refers to matters covered in the 

Infrastructure Delivery SPD as discussed in Section 3.0.  It must be noted that the Secretary of State 

has already judged that comprehensive landowner agreements are a test to high. 

  

Statement 6 – Reason for refusal v reason for grant 
 

4.7 The wording of Regulations 123(2) and 123(3) is correctly stated, but interpreted in an overly literal 

manner without consideration of its application in practice.  These Regulations prohibit certain types of 

planning obligation from "constituting a reason for granting planning permission".  It is suggested, 

applying a literal interpretation, that a planning obligation which prevents a reason for refusal is 

entirely distinct and different from a planning obligation which provides a reason for grant.  In reality, 

no such distinction exists and no reasonable planning authority would apply such reasoning when 

determining planning applications.  Where planning obligations prevent a reason for refusal, they are 

material considerations - as acknowledged by the Position Statement - and the adequacy of 
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infrastructure provision/funding should be reported as a reason for grant.  The Consortia Group does 
not agree with the literal interpretation proposed in the Position Statement.  It is also considered 

unnecessary, as in reality there is scope to secure Section 106 contributions/obligations to mitigate 

the impact of development based on an appropriately drafted CIL Regulation 123 List.  

 
Statements 7 & 8 – Relevance of Regulations 122/123 to Framework Agreements 
 

4.8 It is stated that Regulations 122 and 123 do not apply at the point in time when a Framework 

Agreement is entered into.  The SDL Consortia Group agrees.  Regulations 122 and 123 apply to 

"relevant determinations" at the date of such determination.  Where a Framework Agreement is 

entered in advance of a "relevant determination", the restrictions do not apply.  However, the 

restrictions will apply at the date of the determination of any planning application for development 

subject to such Framework Agreement.  At that point in time, a planning authority acting reasonably 

would and should have regard to the infrastructure funding/commitments secured under the 

Framework Agreement and the adequacy of such funding/commitments should be reported as a 

reason for grant.  Therefore, the proposed approach to Framework Agreements could create a 

challenge risk for subsequent planning determinations.  This would not enable WBC to ensure that its 

CIL approach supports and incentivises new development.  The Consortia Group does not agree that 

Framework Agreements entirely remove the application or relevance of Regulations 122 and 123. 

 

Statements 9 & 10 – Requirement for a Framework Agreement to justify a differential CIL rate 
 

4.9 It is suggested that differential CIL rates could be set for SDLs subject to a Framework Agreement 

and that they could not be set for SDLs not subject to a Framework Agreement.  Neither proposition is 

supported by any express legal provision, applicable policy or statement in Statutory Guidance.  The 

Consortia Group agrees that the existence of a Framework Agreement, in respect of the evidence 

informing it, may be relevant for viability assessment work informing CIL rate setting.  It is, therefore, 

capable of forming part of the justification for a lower CIL rate.  However, the absence of a Framework 

Agreement is not and cannot be determinative on the issue of whether a differential CIL rate is 

justified, having regard to all appropriate available evidence on development viability.  Actual and 

expected costs of development must be considered - following the wording employed in Regulation 14 

– including any expected costs which may need to be committed to in subsequent Section 106 

agreements.  Requiring a Framework Agreement to be in place before proposing a lower differential 

CIL rate is a test too far and is unjustified.  Therefore, the Consortia Group does not agree that a 

lower differential CIL rate cannot be applied to an SDL without a Framework Agreement in place.  

Instead, the evidence provided in this representation provides the justification.  
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Statement 11 – Resourcing for Framework Agreements 
 

4.10 The Consortia Group notes that the Position Statement acknowledges that the Framework Agreement 

approach, if pursued, would require a significant commitment of time, including lawyers'.  The 

proposed timetable of key milestones indicates July 2013 as the required date for completion of all 

Framework Agreements.  In our experience, this timetable is unrealistic and unachievable, given the 

complexity and volume of the planning, legal and technical work required to enable Framework 

Agreements to be drafted, negotiated and completed.  This is particularly the case given the absence 

of a clear policy framework regulating the form, structure and terms of such Framework Agreements. 

The timing may of course have been informed by the present CIL Regulations (as amended) position 

in respect of the scaling back of Section 106 (April 2014) (scenario A).  This is of course now 

proposed to be changed (scenario B).  

 
Summary 

 

4.11 Applying this analysis of the Position Statement to the two Scenarios considered in these 

representations: 

 

• Scenario A – Present CIL Regulations – Developer-led delivery of scheme mitigation is supported 

alongside a proportionate use of CIL (for key off-site infrastructure), but not the use of Framework 

Agreements.  Such Framework Agreements are not necessary to justify imposing differential CIL 

rates and it is not realistic to expect them to be capable of being agreed within the required 

timescales. 

• Scenario B – Proposed Amendment CIL Regulations – WBC's approach will be unnecessary and 
inappropriate once the Government's preferred proposal for allowing infrastructure works in kind 

to off-set CIL liability is enacted in the Autumn through the latest amendments to the CIL 

Regulations. 
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5.0 Viability Appraisal 
 
5.1 The proposed CIL rate for WBC has been supported by the Viability Report produced by GL Hearn 

(February 2013).  Owing to the key test of Regulation 14(1) it is important that the viability appraisals 

prepared are fit for purpose.  It is clear that at Examination the Charging Schedule will need to be 

supported by “relevant evidence”51.   

 

5.2 Through reviewing the viability appraisal provided by GL Hearn, the SDL Consortia Group has 

identified a number of discrepancies that need to be addressed.  The SDL Consortia Group thought it 

would be most appropriate in this instance to highlight these points in the GL Hearn Viability Report, 

as set out below. 

 
The Requirement for a Viability Study 
 

5.3 The requirement to justify the Charging Schedule with evidence of viability is outlined by CIL – An 

Overview52, which notably also makes reference to setting differential rates.  The CIL Guidance 

outlines “charging authorities should avoid setting a charge right up to the margin of 
economic viability across the vast majority of sites in their area”53.  It will therefore be an 

important consideration to ensure that the evidence of viability adequately tests scenarios that reflect 

the key sites required to deliver the planned growth. 
 

5.4 The fundamental premise is that to enable delivery, sites must achieve a credible land value and 

developers the required return on investment, otherwise development will be not come forward.  This 

is recognised by the NPPF54 and is ‘in-built’ within the CIL Regulations. It is also the basis of the 

definition of viability with the Local Housing Delivery Group report, Viability Testing of Local Plans.55 

 
The GL Hearn Viability Report  

 
5.5 The viability assessments are based on a series of residual valuation scenarios that models the gross 

development value achievable from different uses in different areas within the local authority, and 

discounts development costs, interest costs and developer profit.  In principle, our clients consider the 

overall methodology of seeking to determine viability on a residual valuation exercise as being 

appropriate.  The specific comments relate to the inputs and assumptions made. 

 
 

                                                
51 Regulation 11(1) (f) / 19(1) (e), CIL Regulations 2010 (as amended)  
52 Paragraphs 25 and 26 
53 Paragraph 30, CIL Guidance (2013) 
54 Paragraph 174, NPPF 
55 Section One 
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Wokingham Sales Values 
 

5.6 Savills has provided comparable sales data at Appendix 7.  The evidence is summarised in the table 

below.  The only sales evidence drawn from a high volume new homes sales market is Jennetts 

Park, which is an urban extension of Bracknell, which borders Wokingham Borough. 

Sales Value by Area (£ per square foot) 

Area 1-bedroom 
flat 

2-bedroom 
flat 

3-bedroom 
semi-

detached 
house 

4- bedroom 
detached 

house 

5- bedroom 
detached 

house 

Wokingham town 
centre 

290 325 325 350 325 

Shinfield, Winnersh,  
Lower Earley 

275 300 300 315 290 

Bracknell (Jennetts 
Park) 

250 275 275 285 265 

 

5.7 Savills has reviewed this sales evidence, together with the range of sales values in the resales 

markets of Bracknell, Wokingham and Reading, together with the much smaller scale rural markets, 

which are based on low sales volumes.  Values in the higher volume urban markets are shown in the 

second map at Figure 2 (also provided in larger format in Appendix 8), compared with the higher 

rural values which are shown in the first map.  In addition to the impact of volume sales on pricing, 

which needs to be more competitive to achieve the higher rates of sale required, we have also taken 

into account: 

• the impact on the North Wokingham SDL of the suburban location and perception of amenity 

relative to the nearby A329 and M4; 

• the impact of the railway line on the South Wokingham SDL, separating it from the town 

centre; 

• the more rural character of the Aborfield SDL, assuming that it will be possible to retain some 

of this within the large scale development; and 

• the position of the South of M4 SDL, between rural landscape and suburban Lower Earley, but 

with some impact from perception of amenity relative to the nearby M4. 
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Figure 2: Residential Sales Values (Average) Wokingham Borough 

Average house price by 

postcode sector, 

showing both rural and 

urban areas 

 

Average house price by 

lower super output area, 

showing urban areas 

only 
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5.8 Savills conclusion is that sales values at the four SDLs would be as set out in the Table below, if 

brought forward in the current market.  In our appraisal, Savills has used a weighted average sales 

value across all four SDLs, at £291 per square foot. 

Sales Value by SDL (£ per square foot) 

SDL Homes Sales 
Value (£ 

per sq ft) 
Aborfield Garrison 3,500 300 

South of M4 2,376 280 

North Wokingham 1,320 290 

South Wokingham 2,500 290 

Total/ Weighted 
Average 

9,696 291 

 

Benchmark Land Values 

 

5.9 Savills and the SDL Consortia Group have major concerns about the method by which the residential 

benchmark land value has been calculated.  There is no factual sales evidence within the report and 

for this reason the SDL Consortia Group request that the evidence relied upon is made publicly 

available.   

 

5.10 Evidence referred to within the Viability Report in relation to benchmark land values constitutes 

information provided by the Council and the VOA Property Marketing Report 2009.  Savills consider 

this evidence is rather historic and should be updated as land values have increased since 2009.  GL 

Hearn has also not provided any actual sales evidence from land agents or developers.  Savills 

request that the consultation exercise in researching land values is undertaken with land agents in 

the area as the reliability on a few historic VOA land values is concerning. 

 
5.11 The GL Hearn report is not clear on the relationship between the three residential land value 

benchmarks given in paragraph 3.28 of the report and the table of results on page 24 of the report.  

According to these results, the higher land value benchmarks seem to result in a higher development 

surplus, which does not reflect the realities of the economics of development.  We question whether 

this is a typographical error and request clarification to this extent. 
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Typologies  

 

5.12 The typologies selected to be assessed for viability must “reflect a selection of the different types 
of sites included in the relevant Plan”, as per the CIL Guidance.56  There should also be an 

assessment of the proportion of the planned supply of housing that falls within each typology tested.  

This is in order that the impact of the proposed CIL rate on the viability of the planned housing supply 

is explicit.  This is in conformity with the CIL Guidance which quotes the NPPF57 and states that 

authorities “should show that the proposed rate (or rates) would not threaten delivery of the 
relevant Plan as a whole”.58    

 

5.13 GL Hearn has not tested a site typology similar to an SDL, which form much larger strategic sites in 

excess of 500 units.  The typologies tested by GL Hearn only extend up to two 500 unit schemes.  

Strategic sites are subject to large up-front costs including promotion and infrastructure costs, which 

have not been accounted for within the typology scenarios.  We therefore suggest that a larger site 

typology is tested, of at least 2,000 dwellings, incorporating the appropriate site infrastructure and 

enabling costs.  We discuss this further in section 5.20 and onwards below. 

 
 Affordable Housing Assumptions 

 
5.14 The Viability Report assumes for each scenario (typology) that the level of affordable housing levels 

will be set in line with policy set out in the adopted Core Strategy Policy CP5.  In principle, the SDL 

Consortia Group agrees with these assumptions.  However, we are concerned at the simplistic 

approach to the values of the affordable housing for appraisal purposes. Whilst GL Hearn has 

undertaken research into the value of affordable housing, we would question why a more 

sophisticated approach has not been used, rather than the assumed single value point applied across 

all four of the ‘Value Points’ tested.  For the lowest ‘Value Point’ tested, (£275 per sq ft), this equates 

to 58% of Market Value, which is above the range of 40%-55% as defined by the evidence referred to 

by GL Hearn.59  We would suggest that a variable value for the affordable housing be used, so that 

the levels are appropriate for each Value Point and tenure type, and that the value used is derived 

from more detailed modeling of affordable housing values, based on the evidence gathered. 

 

                                                
56 Paragraph 27 
57 Paragraph 173 
58 Paragraph 29, CIL Guidance, 2013 
59 Paragraph 3.18, Wokingham CIL Viability Report, GL Hearn, February 2013 
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Section 106 Contributions 

 

5.15 It is imperative that throughout the preparation of CIL due regard is had to the Regulations that state 

that Section 106 planning obligations must be:   

 

• necessary to make the development acceptable in planning terms; 

• directly related to the development; and 

• fairly and reasonably related in scale and kind to the development’60 
 

5.16 Greater clarity is needed regarding the items which the authority consider will be funded through site 

specific Section 106 Agreements.  At present, the uncertainty makes it difficult to assess the 

cumulative impact of CIL; therefore the SDL Consortia Group would request that the authority 

provides guidance on their intentions in this respect, as per the requirements of the CIL Guidance61. 

 

5.17 A notional sum of £1,000 per unit has been adopted in the Viability Report appraisal scenarios for 

Section 106 contributions. As discussed in 3.18 - 3.21 above, Savills and the SDL Consortia Group 

believe this value is too low and does not reflect the increasing scale of contributions required on 

larger sites.  As identified in section 3.30 above, the average cost of Section 106 and on site 

mitigation measures is £17,800 across the SDLs.  We therefore do not believe £1,000 to be sufficient 

to cover these on site costs that will continue to be required in addition to CIL. 

 

Code for Sustainable Homes 

 

5.18 The Viability Report quotes research from the Department for Communities and Local Government 

which states that the costs associated with achieving Code for Sustainable Homes Level 4 equates to 

6-8% in addition to base build costs.62  On the basis of the assumed build cost of £950 per sq m and 

an average house size of 100 sq m, taking a mid-point of 7%, the cost would be £6,650 per dwelling.   

The Viability Report has assumed a generic £5,000 which is therefore an underestimate of just under 

25%.  Applying this to the dwelling mix, affordable housing tenure and unit sizes of scenario 1, the 

underestimate would be 15%.  We would therefore suggest that the application of a percentage to the 

actual costs would be more appropriate and realistic than a fixed rate. 

 

 

 

 

 

                                                
60 Regulation 122 
61 Paragraph 15 
62 Paragraph 3.20, Wokingham CIL Viability Report, GL Hearn, February 2013 
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External Costs 

 

5.19 Further to the discussion in paragraph 5.18 above, the application of 15% externals on an 

inappropriate Code for Sustainable Homes assumption further compounds the underestimated build 

costs.  Using the example cited in 5.18 above, the externals would also be underestimated by 25%.  

We would suggest the generic assumptions be reviewed and the costs of externals re-calculated. 

 

Enabling Costs 

 

5.20 Enabling costs are in addition to external costs and comprise the significant items of infrastructure and 

mains services that are required to ready the site for development by a house builder.  This is 

supported within the Viability Testing of Local Plans document, which suggests a range of £17,000 to 

£23,000 would be appropriate.63  An element of on site infrastructure has been included within the 

figure for s.106 contributions and on site mitigation as detailed previously within this representation 

and as used for the purposes of our alternative appraisals (see section 5.35 below).  However, there 

are likely to be additional costs that would bring the cost of enabling up to the upper end of the 

£17,000 to £23,000 range discussed above. 

 
Promotion costs and abnormal costs 

 

5.21 The cost of promoting a site through the planning process can be considerable, especially with the 

larger strategic urban extensions.  The viability appraisals provided by GL Hearn do not seem to 

recognise or allow for these costs and the SDL Consortia Group therefore asks that they are 

considered in setting the CIL rates prior to the Draft Charging Schedule consultation. 

 

5.22 Site abnormals have also not been allowed for in the appraisal assumptions. Whilst Savills appreciate 

abnormals are likely to vary significantly on a site by site basis, higher contingencies should be 

allowed for in the appraisals to account for issues such as contamination and other unforeseen 

development costs that, when compounded with the cost of CIL and on site infrastructure 

requirements/Section 106 contributions, could render the development unviable. 

 
Gross:net Land Take 
 

5.23 Large, strategic sites require a significant amount of land to enable them to deliver certain items of on 

site infrastructure, such as public open space and educational facilities.  Whilst the development 

density on the net site area may be in the realms of the assumptions within the Viability Report, the 

gross land take is particularly important when comparing the Residual Land Value with the 

Benchmark Land Value.  The net land take can be as low as 40% of the total gross land take.  The 

                                                
63 Page 45, Viability Testing of Local Plans, Local Housing Delivery Group, June 2012 
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residual land value needs to be applied to the gross site size before being compared to the 

Benchmark Land Values.  The calculations in the Appendix to the Viability Report clearly do not take 

into account this difference and should therefore be reviewed. 

 
Developer’s Profit 

 

5.24 The minimum profit margin that the lending institutions are currently prepared to accept, on residential 

development, is 20% on Gross Development Value.  In recent months, the appeal decision relating to 

Land at The Manor, Shinfield, Reading has been made by the Planning Inspector.64 The SDL 

Consortia Group is of the opinion that this is an important case in terms of viability in planning and, 

whilst it is not directly related to CIL, it does address many of the factors that are under consideration 

here.  In particular developer’s profit. The decision states: 

 

“The appellants supported their calculations by providing letters and emails from six national 

housebuilders who set out their net profit margin targets for residential developments. The figures 

ranged from a minimum of 17% to 28%, with the usual target being in the range 20-25%. Those that 

differentiated between market and affordable housing in their correspondence did not set different 

profit margins. Due to the level and nature of the supporting evidence, I give it great weight. I 

conclude that the national housebuilders’ figures are to be preferred and that a figure of 20% of GDV, 

which is at the lower end of the range, is reasonable.” 

 

5.25 These letters are appended to this Statement (Appendix 9). 

 

5.26 GL Hearn has adopted a profit of 17.5% on Gross Development Value (GDV).  Savills would stress 

that the minimum acceptable profit margin for the SDL Consortia Group is 20% on GDV.  20% on 

GDV is the minimum level developers would look to achieve based on lenders requirements. 

However, it should be stressed that for smaller, higher risk developments, the profit levels expected 

will be higher to reflect the increased risk. 

 
Contingency 

 
5.27 The viability testing undertaken by GL Hearn does not allow for any contingency sum, as is standard 

industry practice.  We believe a contingency rate of 5% on cost should be reflected across all site 

scenarios in the viability assessments. 

 

 

 

                                                
64 Ref: APP/X0360/A/12/2179141, 8 January 2013 
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5.28 Our research shows that in the CIL examinations for Bassetlaw District Council, Elmbridge Borough 

Council and Huntingdonshire District Council Charging Schedules, all the Examiners acknowledged 

the presence of a 5% contingency.  In particular, the Examiner involved with the Newark and 

Sherwood CIL stated: 

 
“The [viability appraisals] have been based on generic testing of various development 
scenarios in each part of the district, with inputs taken from an analysis of the comparative 
costs and actual sales values of specific schemes, where available.  This includes from Land 
Registry and Valuation Office data, particularly for the less common categories of 
development where few comparables are available at any one time.  Therefore, by definition, 
they cannot directly take into account site specific abnormal cost factors, such as ground 
conditions, land contamination or flood risks, although a 5% contingency has been included in 
the Construction Costs Study (DCS 6A).  Clearly, such matters can have a significant influence 

on the overall viability of development in individual cases.”65 

 
5.29 This sentiment is further echoed in the recent Plymouth City Council CIL Examination in public.  The 

Examiner recognised the importance of a contingency and commented: 

 

"the inclusion of contingency costs within the viability appraisals provide a buffer against any 

changes in the costs of meeting new or emerging policy requirements such as higher 
environmental standards...”66 

 

5.30 We therefore suggest that a contingency is incorporated within the appraisals. 

 
 
Viability Cushion 

 

5.31 In reality, site specific circumstances will mean that the economics of the development pipeline will 

vary from the typical levels identified via analysis of the theoretical typology.  This is inevitable given 

the varied nature of housing land supply and costs associated with bringing forward development.  

Therefore, there must be a viability cushion incorporated either into the benchmark land value or 

elsewhere through the CIL assessment process which would ensure delivery of sufficient housing to 

meet strategic requirements. 

 

5.32 The Examiner’s Report for the Greater Norwich Development Partnership references the importance 

of not setting the CIL rates up to the margin of viability.  In particular, it highlights greenfield sites: 

“The need for a substantial ‘cushion’ is particularly important on Greenfield sites where, as the 
Harman advice notes, prospective sellers are often making a once in a lifetime decision and 

                                                
65 Paragraph 9 
66 Paragraph 29 
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are rarely distressed or forced sellers.”67  This statement notes that there must be allowance within 

the CIL rates to account for the variation in landowner aspiration, as well as the potential differences 

in costs and values of individual sites.  The viability cushion should take account of the risks to 

delivery flowing from the potential for some sites to achieve a lower sales value than others.  Indeed, 

GL Hearn acknowledges that the level of CIL should not be charged up to the limit of viability, 

however Savills would like to see evidence of a viability buffer. 

 
Overall 
 
5.33 Our clients consider that whilst the general methodology of the viability assessments is in line with 

industry practice, the report provided by GL Hearn contains some assumptions which concern the 

SDL Consortia Group and which may undermine the validity of the evidence that is being relied upon 

to justify the proposed CIL rates.  As a result, the SDL Consortia Group cannot agree to a number of 

points that have been raised by the report and feels that the rates set have not been based upon a 

robust evidence base, where it can be concluded that development will not be put at serious risk. 

 

5.34 Our clients therefore request that certain elements of the evidence be revised and made readily 

available, as summarised by the list below: 

 

• Incorporation of a reasonable Developers Profit; 

• Review of the related costs of Code for Sustainable Homes; 

• Clarification of the gross:net land take assumptions; 

• Detail of historic s.106 contributions and the likely s.106 requirements following the adoption 

of CIL; and 

• Evidence of an appropriate viability buffer. 

 

Alternative Appraisal 
 

5.35 Given the concerns set out above, we have produced a set of alternative viability appraisals in order 

to demonstrate the impact of the underestimation of costs and the inflated sales values.  For 

simplicity, using the same assumptions GL Hearn has used for Scenario 1 (500 dwelling scheme), we 

have prepared a base appraisal and then subsequent variations based on alternative assumptions as 

discussed set out in the table below: 

 

 

 

 

                                                
67 Paragraph 25 
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Appraisal Assumption GL Hearn Assumption Savills Assumption 

A Base Appraisal As set out within the 
Viability Report 

As set out within the Viability 
Report 

B Value point 368 £309 per sq ft £291 per sq ft on private, AH @ 
55% of private value 

C Developer’s Profit 17.5% on GDV 20% on GDV 

D S.106 and on site mitigation £1,000 per dwelling £17,800 per dwelling 

E Code for Sustainable 
Homes additional cost 

£5,000 per dwelling 7% on build costs 

F Contingency - 5% on costs 

G Combined appraisal  Combination of B, C, D, E and F 
assumption changes 

 

 

5.36 The appraisal summaries are enclosed within Appendix 10.  The results are set out below, in terms 

of Residual Land Value and the percentage change from the result of the baseline position: 

 

Appraisal Residual Land Value Difference from Baseline 

A – Base Appraisal £28,325,144 - 

B – Value Point £24,927,323 -12.0% 

C – Developer’s Profit £26,142,364 -7.7% 

D – S.106 and on site mitigation £17,742,001 -37.4% 

E – Code for Sustainable Homes £27,458,805 -3.1% 

F - Contingency £26,394,732 -6.8% 

G – Combined Alternative 
Assumptions 

£9,170,474 -67.6% 

 

 

5.37 The results above show the impact that individual inappropriate assumptions can have on the residual 

land value.  When all these assumptions are combined, in appraisal G, the cumulative impact is 

significant and will render delivery of such a site difficult. 

 

5.38 It should be noted that a large, strategic site, such as those that make up the SDLs, will require a 

significant larger land take compared to smaller sites, as discussed in 0 above.  The resulting 

maximum CIL rates shown in the Viability Report are predicated on 100% site coverage.  Where the 

site has a coverage of only 40%, as is the case on strategic sites such as the SDLs, the Benchmark 

Land Value will need to be converted from net to gross prior to being used for comparison purposes.  

This will result in the reduction of the residual land value available for CIL by over half, rendering the 

tested scenarios unviable. 

                                                
68 Referred to within paragraph 7.1 of the Viability Report as being the most appropriate for the SDL locations 
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5.39 These reduced land values will therefore struggle to generate viable and reasonable returns to a 

willing land owner on the type of sites that account for over 10,000 dwellings, therefore putting at risk 

the delivery of the Core Strategy. 
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6.0 Effective Operation of CIL  
 
6.1 Despite the narrow Regulatory requirements of the Examination, our clients urge WBC to make clear 

at the earliest opportunity the supporting documentation needed to operate CIL and to make it 

available for input/comment.  Practically, this needs to be done prior to the Examination so that 

participants and stakeholders are able to comment on the effective operation of CIL.  Whilst this 

supporting information is not tested at Examination, this information is critical to allow for the 

successful implementation of CIL and to demonstrate that the CIL has been prepared positively and 

supports sustainable development   

 

6.2 The documentation should include: 

 

• Guidance on how to calculate the relevant ‘chargeable development’/level of CIL (cross referral to 

CLG guidance/Planning Portal – location of the Notice of Chargeable Development Form – further 

with regard to the RICS published guidance on Gross Internal Area – and what should be 

included). 

• Guidance on liability to pay CIL/Appeals process. 

• Policy for payments by instalments.  

• Approach to payments in kind – notably valuation process for ascertaining land (or infrastructure) 

value and also the potential to accept land for infrastructure as a payment in kind.  

• Guidance on relief from CIL and a policy on exceptional circumstances for relief from CIL. 

 

6.3 The SDL Consortia Group provides further comment on some of these points below. 

 

Payment of CIL – Installments  

 

6.4 The Regulations69 and CIL – An Overview70 are clear that the charging authority has the flexibility to 

adjust the timing of the charge and to outline the payment procedure.  This flexibility extends to: 

 

• Levy payment deadlines 

• Instalments policy  

 

6.5 With regard to the phasing of CIL payments, WBC has not yet proposed an instalments policy. Instead 

the opportunity has been given to stakeholders to comment on the approach.  Given the differences in 

development, notably between SDL and non-SDL sites, it is clear that an instalments policy should 

outline different proposed thresholds for payment by development scale. The SDL Consortia Group 

recommends that a threshold should be defined for larger schemes for which a bespoke payment 
                                                
69 Regulation 69B(1), CIL Regulations 2010 (as amended) 
70 Paragraphs 45 – 48, CIL – An Overview (2011) 
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method can be agreed in writing as part of the application process.  The opportunity to consider the 

overall approach and phasing of SDL developments should be considered as part of setting the 

instalment policy, notably given the long term nature of development and as the liability for CIL is 

based at the time of the grant of relevant phased reserved matters (detailed planning approval). 

 

6.6 Fundamentally, the successful operation of CIL will therefore have to recognise the Core Strategy 

approach for the phased delivery of SDL development (rather than ‘piecemeal’). It will also have to 

recognise the ongoing use of Section 106 Agreements/planning conditions; consideration should be 

provided to the proposed ‘standard format’ Section 106 Agreements in relation to both CIL Regulation 

122, and the coordination of Section 106 payments based on phased development delivery and CIL 

payment liability.  Developer cashflow is an important consideration, notably in respect of upfront 

infrastructure costs, typically associated with strategic development.  

 
Payments in Kind 

 

6.7 The Regulations71 permit the payment of land in lieu of CIL.  This is an interesting tool which could be 

proactively interpreted where the land in question is provided for infrastructure, for example ‘strategic’ 

highways or open space.  In respect of scenario B, the proposed amendment Regulations would also 

permit the provision of infrastructure as well as land in lieu of CIL.  

 

6.8 The mechanism of payments in kind must result in credible land (or infrastructure) values being 

agreed and offset against the levels of potential CIL receipts incurred through the chargeable 

development. If operated effectively the mechanism could considerably assist with development 

delivery.  Historically, some such negotiations have proved lengthy and costly; a ‘fall-back’ provision 

should be made for timely resolution of such cases through arbitration.   

 
6.9 As outlined in Section 3.0 the SDL Consortia Group has provided infrastructure evidence which 

should assist with outlining the potential split in CIL and non-CIL infrastructure delivery.  

 

6.10 The SDL Consortia Group recommends that WBC takes advantage of this facility and allows for the 

payment of land (or infrastructure in scenario B) in lieu of CIL.  In particular, this should be explored as 

a mechanism to avoid ‘double dipping’, for example, where SANGs are provided by developers on 

strategic sites. 

                                                
71 Regulation 73(1), CIL Regulations 2010 (as amended) 
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Relief  
 

6.11 The Community Infrastructure Levy Relief – Information Document (CLG, May 2011) outlines the 

Government’s position on “exceptional circumstances” which could warrant exception from CIL72.  

The first matter to note from the Regulations is that the offer of relief is discretionary on the charging 

authority73.  It is noted that WBC does not intend to implement any discretionary relief.  The SDL 

Consortia Group considers it imperative that WBC makes relief available from the date of the adoption 

of CIL, and that the Council clearly outlines its approach to doing so (in conformity with the 

Regulations).  This will ensure that the overall delivery of the Core Strategy, and in particular 

affordable housing provision, will not be compromised by CIL. 

 

CIL Regulation 122 – Double Dipping  

 

6.12 The key tests of CIL Regulation 122 should be outlined within the supporting documentation.  In 

practical terms, owing to the need to publish a Regulation 123 List, it is likely that only site specific or 

immediately adjacent measures will continue to be funded by Section 106 (i.e. site access or 

immediately adjacent open space).  As outlined, the costs of this on-site infrastructure will increase for 

larger scale development as clearly evidenced for the SDLs.  

 

6.13 The Government’s position on the role of Planning Obligations is clearly outlined in the Overview 

document,74 notably the statutory basis that they must be directly related to mitigating the impact of 

development, and that CIL payments and planning obligations do not overlap.  This is also made clear 

in the NPPF75. 

 
6.14 With regard to the relationship with Section 106 the CIL Charging Schedule should be clear that 

‘double counting’ of Section 106 contributions and CIL is not permitted by law.  The revised CIL 

Guidance has reinforced this point and states: “Where the regulation 123 list includes a generic 
item (such as education or transport), section 106 contributions should not normally be sought 
on any specific projects in that category.”76  Further, the Guidance is clear that charging 

authorities should ensure they are clear about their infrastructure needs and what will be paid through 

each route (s.106 or CIL), “so that there is no actual or perceived ‘double dipping’”.77 

                                                
72 Paragraph 66 onward, Community Infrastructure Levy Relief – Information Document (CLG, May 2011) 
73 Regulation 55(3)(a), CIL Regulations 2010 (as amended) 
74 Paragraphs 59 and 60, CIL – An Overview (2011) 
75 Paragraph 204, NPPF  
76 Paragraph 89 CIL Guidance (2013) 
77 Paragraph 85 CIL Guidance (2013) 
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Reviewing CIL  

 

6.15 The CIL Guidance outlines that the Government ‘strongly encourages’78 reviews to ensure that CIL is 

fulfilling its aim and responds to market conditions.   If the CIL is set at too high a rate, the delivery of 

housing will be put at risk.  Regular monitoring is required to ensure that any detrimental impact of the 

CIL on delivery is noticed promptly and remedied.  It should be borne in mind that, in reviewing the 

CIL rates, the same charge setting process and procedures are required to be followed and therefore 

there will be an inevitable delay until any deficit in delivery can be remedied. 

 

6.16 The Preliminary Draft Charging Schedule indicates that the Council will review its charging schedule 

every five years. Owing to the current economic conditions Savills contend that reviews should be far 

more frequent and it may therefore be prudent to outline on adoption of CIL, a review period of 

between 2-3 years from adoption; sooner if there is a substantive change in market conditions or 

Central Government policy.  Monitoring data and reviews should be regularly published, for example 

on the Council’s website.  Regular monitoring is key to ensure that CIL does not stifle development in 

the right locations.     

 

  

                                                
78 Paragraph 79, CIL Guidance (2013) 
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7.0 Conclusions  

7.1 This Representation has been prepared by Savills on behalf of a landowner and developer SDL 

Consortia Group comprising: 

 

• Arborfield Garrison SDL Consortium 

• South of M4 SDL Consortium 

• North Wokingham Consortium 

• South Wokingham Consortium 

 

7.2 The SDL Consortia Group is concerned with aspects of the approach adopted by WBC towards CIL 

rates for residential development.  Furthermore, the SDL Consortia Group has concerns relating to 

the assumptions used in the viability models and would ask that GL Hearn provide evidence on the 

aspects highlighted.  The SDL Consortia Group feel it necessary to stress that if the CIL level is set 

too high, it will almost certainly have a negative impact on a large proportion of development coming 

forward, especially bearing in mind the reliance on the proposed new neighbourhoods for growth.  

The SDL Consortia Group believe that once the assumptions – as mentioned above – have been 

clarified, it will show the proposed CIL levels need reviewing. 

 

7.3 As discussed throughout this submission, the SDL Consortia Group do not believe that the supporting 

evidence has shown that the proposed CIL rates will not put at risk the delivery of the relevant Plan; 

rather to the contrary.  The authority has selected to charge a rate that makes limited allowance and 

flexibility for site specific circumstances of viability through the provision of an appropriate viability 

buffer. 

 

7.4 The CIL Guidance gives WBC the ability to set differential rates for strategic sites,79 to reflect specific 

viability circumstances.  The guidance also makes it clear that “there is no obligation to impose a 
Community Infrastructure Levy for its own sake.  Charging authorities can set a zero rate if 
they wish...”80 (emphasis added); the SDL Consortia Group suggests the authorities review the 

proposed rates in respect of strategic sites. 

 

7.5 The SDL Consortia Group is open to meeting with WBC and its advisors to discuss amendments to 

the approach taken.  The SDL Consortia Group believes this should be arranged as soon as possible. 

 

                                                
79 Paragraph 34, CIL Guidance (2013) 
80 Paragraph 38, CIL Guidance (2013) 
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Appendix 1: List of Documentation 
 

• Wokingham Borough Council Core Strategy, January 2010 

• Community Infrastructure Levy Guidance, DCLG, April 2013 

• Community Infrastructure Levy Preliminary Draft Charging Schedule for Wokingham Borough Council, 

April 2013 

• Community Infrastructure Levy Regulations 2010 (as amended) 

• Consultation Draft Community Infrastructure Levy Regulations 2013 (April Consultation)  

• Wokingham Borough Council Community Infrastructure Levy Viability Study, GL Hearn, February 2013 

• National Planning Policy Framework, DCLG, March 2012 

• Planning Act 2008 (as amended) 

• Report on the examination of the Draft Mid Devon District Council CIL Charging Schedule,  

David Hogger BA MSc MRTPI MCIHT, February 2013 

• Report to the Greater Norwich Development Partnership – for Broadland District Council,  

Norwich City Council and South Norfolk Council, Keith Holland BA (Hons) Dip TP MRTPI ARICS,  

December 2012 

• Viability Testing Local Plans – Advice for Planning Practitioners, Local Housing Delivery Group Chaired 

by Sir John Harman, June 2012   
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Appendix 2: SDL Infrastructure Schedules 

  



Wokingham CIL
SDL Consortia Group 

Mitigation Costs & CIL Split
Mitigation Costs incorporate Section 106 and infrastructure relevant for planning 

Infrastructure 

a) Transport
b) Education 
c) Affordable Housing (not included as 35% assumed in appraisals) 
c) or d) Community Facilities 
d) or e) Thames Basins Heaths 
e) or f) Water/drainage/sewerage

Taken from Headers of Appendix 7 of the Core Strategy at Paragraphs A7.28 (South of M4) A7.41 (North Wokingham) & A7.53 
(South Wokingham) 

e) f) g ge
e) or f) Any necessary flood mitigation measures

TOTALS
Total High Per Dwelling Total Low Per Dwelling Total Mid Point Per Dwelling Based upon NOTES

South of M4 SDL £76,129,001 £32,041 £72,261,320 £30,413 £74,195,161 £31,227 2376

South Wokingham SDL £86,733,081 £34,693 £68,156,621 £27,263 £77,444,851 £30,978 2500

North Wokingham SDL £39,925,413 £30,247 £29,289,037 £22,189 £34,607,225 £26,218 1320

Mitigation Costs Only (Section 106 and infrastructure relevant to planning)
Total High Per Dwelling Total Low Per Dwelling Total Mid Point Per Dwelling Based upon NOTES

South of M4 SDL £36,475,968 £15,352 £36,475,968 £15,352 £36,475,968 £15,352 2376

South Wokingham SDL £63,269,473 £25,308 £49,109,563 £19,644 £56,189,518 £22,476 2500

North Wokingham SDL £19,482,636 £14,760 £16,140,261 £12,227 £17,811,449 £13,494 1320

CIL Only
Total High Per Dwelling Total Low Per Dwelling Total Mid Point Per Dwelling Based upon NOTES

South of M4 SDL £39,653,033 £16,689 £35,785,352 £15,061 £37,719,193 £15,875 2376

South Wokingham SDL £23,463,608 £9,385 £19,047,058 £7,619 £21,255,333 £8,502 2500

North Wokingham SDL £20,442,777 £15,487 £13,148,776 £9,961 £16,795,777 £12,724 1320ngha £20,442,777 £15,487 £13,148,776 £9,961 £16,795,777 £12,724

Mid Point S106 & Mitigation Costs all SDL average £17,830

Does not include Arborfield Garrison SDL as outlined in Section 3.0. 



Wokingham CIL
South of M4 Infrastructure Schedule 

2376 Dwellings

Core Strategy Appendix 7 - A7.28 

Specific Provisions Cost Low Cost High 

Mitigation Matter 
(Section 106 or 
relevant Infras') CIL Matter Notes 

a) Transport

i) Measures to maintain the operation of the network in times of flooding Covered in ERR costs Covered in ERR costs

ii) Contribute towards Park and Ride in the vicinity of M4 junction 11 N/a Funded by LSTF and other contributions

iii) Measures to improve accessibility by non car transport modes along
the A327 and A33 corridors

Eastern Relief Road (ERR) and other off site 
strategic junction improvements £25,784,546 £29,652,228 Xthe A327 and A33 corridors strategic junction improvements £25,784,546 £29,652,228 X

iv) High quality express bus services between Green Park and Twyford
stations via the Park and Rides in the vicinity of M4 junction 11 and
Loddon Bridge and Winnersh Triangle railway stations

See row (v) below

v) High quality express bus services between Green Park and Twyford
stations via the Park and Rides in the vicinity of M4 junction 11 and
Loddon Bridge and Winnersh Triangle railway stations

New bespoke bus service & bus stop 
infrastructure £1,522,427 £1,522,427 X

vi) Improvements to increase the use of bicycles including cycle paths On site provision

vii) Enhancements to footpath and cycle networks to improve access to
services and facilities On site provision

b) Education
i) Upto two new primary schools (2 form entry) £13,000,000 £13,000,000 X The SDL requirement is approximately 3.5 FE.
ii) Expansion of existing primary provision (Shinfield Infant and Junior)
from two form entry to three form entry Accounted for in i) - not required 25% of the cost of the Spencers Wood primary school borne 

by WBC
iii) Contributions towards new Secondary School to serve the
development £8,374,286 £8,374,286 X

d) Community facilities

i) Expansion of existing local centres in Shinfield and Spencers Wood or
at a district centre Provision of new local centre Cost Netural Cost Netural X

ii) Appropriate retail facilities Provision of new local centre Cost Netural Cost Netural X
iii) Expansion of existing children’s centre and youth facilities Incorporated within Community Building
iv) Leisure/recreational facilities POS, 2 pavilions, MUGA capital cost £6,728,934 £6,728,934 X

POS, 2 pavilions, MUGA commuted sums £3,566,281 £3,566,281 X
v) Expanded GP surgery No Required  
vi) Faith facilities Incorporated into Community Centre
vii) Other communities buildings e.g. community centres Contained in community building £1,440,000 £1,440,000 X

viii) Appropriate requirements of the emergency services not required save police office in community 
building

ix) Appropriate requirements for utilities Electricity, telecoms, water supply and sewerage 
off-site reinforcement costs £5,000,000 £5,000,000 X

e) Thames Basin Heaths Mitigation:
i) Necessary measures to avoid and mitigate the impact of development 
upon the Thames Basin Heaths Special Protection Area. On site SANG provision £685,705 £685,705 X  

SANG maintenance costs & Strategic Access & 
SAMM Monitoring Charge £4,444,120 £4,444,120 X

f) Water/drainage/sewerage:
i) Any necessary flood mitigation measures Covered in ERR cost and on site works

Other Matters  - Relevant but not outlined in Core Strategy 
Travel Plan  £1,610,928 £1,610,928 X
Burial Ground Contribution £104,093 £104,093 X

SUB TOTALS £72,261,320 £76,129,001
Section 106 & Mitigation Only £36,475,968 £36,475,968
CIL Only £35,785,352 £39,653,033
PER DWELLING (BASED ON 2,376 DWELLINGS) £30,413 £32,041
Section 106 & Mitigation Only £15,352 £15,352
CIL Only £15,061 £16,689



Wokingham CIL
North Wokingham Infrastructure Schedule 

1320 Dwellings = 1,500 Dwellings, excluding 180 consented/ allocated at Plough Lane = 1,320 dwellings
All assumes 35% on-site provision of 
affordable housing (70:30 tenure split).

Core Strategy Appendix 7 - A7.41

Specific Provisions Cost Low Cost High 

Mitigation 
Matter (Section 
106 or relevant 

Infras') CIL Matter Notes 
a) Transport
i) Contribute to Reading Road to Wellington Road (Station) link,
Wokingham Contribution £500,000 £500,000 X IDP Ref: C1

ii) Improvements to transport capacity along the A321 and A329
corridors including the provision of necessary and directly related
parts of a new route from the A329 (near the M4 over-bridge) to the

Direct provision of Sections of Full Northern 
Relief Road & Bell Foundary Lane Link plus Fair 
& Reasonable Contribution

£6,140,976 £12,434,977 X
IDP Ref: C1 & C2 (Full Northern Relief Road + Partial 
Northern Relief Road). (Lower amount = Ashridge 
Interchange + Partial)

Figures Based on November 2011 IDP - as endorsed by Kentwood Farm phase 1 approval.  

pa  ( idge) t
vicinity of Coppid Beech roundabout & Reasonable Contribution Interchange + Partial)

iii) Contribute to rebuilding Wokingham station as a transport interchange Contribution £150,000 £150,000 X IDP Ref: C1

iv) Contribute towards Park and Ride near Coppid Beech roundabout on 
A329 near Wokingham Contribution £540,000 £540,000 X IDP Ref: C1

v) High quality express bus services or mass rapid transit along A329
corridor Direct Bus Provision of New Route £835,000 £835,000 X IDP Ref: B9 (Matthewsgreen and Kentwood Bus) 

vi) Measures to improve accessibility by non car modes along the A321
and A329 corridors Pedestrain and Cycle Contribution £520,000 £520,000 X IDP Ref: C1  (Pedestrain and Cycle)

vii) Measures to improve access by non car modes to Wokingham 
towncentre including the station interchange Covered by Travel Plan/ Bus Provision £900,000 £900,000 X Travel Plan Cost 

viii) Investigation of scope for new railway stations to directly serve the 
development Not Applicable No railway station serves NWSDL/Station not pursued by 

Network Rail
ix) Improvements to the quality and frequency of public transport services 
along any part of the network Covered by Direct Bus Provision Covered by Bus.

x) Improvements to increase the use of bicycles including cycle paths Covered by Travel Plan Covered by Bus.
xi) Enhancements to footpath and cycle networks to improve access to
services and facilities Covered by Pedestrian and Cycle Contribution £1,030,000 £1,530,000 X IDP Ref  B8: Junction Improvements - S.278 or S.106. Also 

B10 - On-site PROW

xii) Measures to maintain the operation of the network in times of flooding Covered by Layout Design Layout matter / Contingency built into FNRR cost

b) Education
i) Provision of one primary school (2 form entry) Serviced land & contribution £2,500,000 £3,500,000 X IDP Ref A2: Primary School
ii) Contributions to extended/new secondary school to serve the
development Contribution £2,750,000 £3,250,000 X IDP Ref B1: Secondary School 

c) Community facilities
i) Provision of local centres through provision of a new centre (s) or
upgrading existing locations such as Clifton Road, Beanoak Road and
Ashridge Road Provision of new local centre Cost Netural Cost Netural X IDP Ref: A3 - Local Centre to be provided as part of the 

scheme.

ii) Appropriate retail facilities Covered by new local centre Cost Netural Cost Netural X IDP Ref: A3 - Local Centre to be provided as part of the 
scheme.

iii) Appropriate leisure/recreational facilities to take account of the
potential to expand and enhance facilities at Cantley Park Contribution £1,000,000 £1,500,000 X IDP Ref: B5

iv) GP surgery Contribution £712,800 £712,800 X IDP Ref: B6
v) Faith facilities Incorporated within Community Building
vi) Other communities buildings e.g. community centres Provision of Community Building £1,052,636 £1,052,636 X IDP Ref B7 (Libraries) and A4 (Community Building) 
vii) Appropriate requirements of the emergency services n/a Not justified in CIL Reg 122 terms
viii) Appropriate requirements for utilities Mitigation Cost £2,030,000 £2,500,000 X IDP Ref: A5

d) Thames Basin Heaths Mitigation:
i) Necessary measures to avoid and mitigate the impact of development 
upon the Thames Basin Heaths Special Protection Area.

Include SANGS provision & Strategic Access & 
Monitoring Charge £2,800,305 £3,500,000 X IDP Ref: B5 (Country Park). A6 SANGs Provisionupon the Thames Basin Heaths Special Protection Area. Monitoring Charge £2,800,305 £3,500,000 X IDP Ref: B5 (Country Park). A6 SANGs Provision

e) Water/drainage/sewerage:
i) Any necessary flood mitigation measures Mitigation Cost Mitigation Cost

Other Matters  - Relevant but not outlined in Core Strategy 
i) Noise Bund / Fence Mitigation Cost £1,127,320 £1,500,000 X IDP Ref: A10 + B12
ii) On Site FNRR and Access Junctions Mitigation Cost £4,700,000 £5,000,000 X IDP Ref A7 + A8

SUB TOTALS £29,289,037 £39,925,413
Section 106 & Mitigation Only £16,140,261 £19,482,636
CIL Only £13,148,776 £20,442,777
PER DWELLING (BASED ON 1,320 DWELLINGS) £22,189 £30,247
Section 106 & Mitigation Only £12,227 £14,760
CIL Only £9,961 £15,487



Wokingham CIL
South Wokingham Infrastructure Schedule 

2500 Dwellings
All assumes 35% on-site provision of affordable housing (70:30 tenure split).

Core Strategy Appendix 7 - A7.53

Specific Provisions Cost Low Cost High 

Mitigation Matter 
(Section 106 or 
relevant Infras') CIL Matter Notes 

a) Transport

i) Southern relief road (SRR) £12m for SDR. £3.15m for road over rail bridge £15,150,000 £23,900,000 X Low cost road/ bridge. High cost - Includes all known costs/ 
contigencies of delivering the SRR (Flooding and Relocation). 

ii) Improvements to transport capacity along the A321 and A329
including the provision of south Wokingham relief road from the vicinity
of the Coppid Beech roundabout to the Finchampstead Road

£2.05m for A329 Includes duelling of A329 
£50,000 & Coppid Beech roundabout £2m. 
£1.1m toward A321. 

£2,050,000 £2,050,000 X Cost factors A329 corridor as no identiified additional schemes for 
A321. 

iii) Improvement to A321 Finchampstead Road bridge on the line to
Guildford and contribute to the improvement to the bridge on the line
to Waterloo

Guildford Line bridge replacment - £5.63m (with 
12.5% contingency) Waterloo Line improvement 
£2.5m

£6,100,000 £8,130,000 X Both bridges included, the higher cost factors updated design 
considerations from WBC.  

Figures Based on December 2012 Planning Permission / Section 106 for Buckhurst Farm (phase 1 - 650 dwellings) and SWSDL 
Infrastructure Delivery Plan 

v) Measures to improve accessibility by non –car modes along the A321
and A329 corridors

A329 cycle/ped enhancements. A321 costs 
unknown at this stage

£210,000 £210,000 X A lot of the contribution factored within Travel Plan. 

vi) Contribute to rebuilding Wokingham station as a transport interchange Station link road - assumes 50% developer 
funding from all development in Wokingham. 

£895,000 £895,000 X
£232k for Buckhurst, and £662k for South of Railway. £358 per 
dwelling for SWSDL. Balance of total cost of £3m from WBC and 
other developments. 

vii) Measures to improve access by non car modes to Wokingham town 
centre including the station interchange

Station link road - assumes 50% developer 
funding from all development in Wokingham. 

£1,318,000 £1,318,000 X
£343k from Buckhurst. £975k South of Railway.  £527 per 
dwelling.  Balance from other developments. Balance of total cost 
of £5m from WBC and other developments. 

viii) Investigation of scope for a new railway station to directly serve the
development (subject to paragraph A7.42(f)) Station not pursued by Network Rail

ix) Contribute towards Park and Ride near Coppid Beech roundabout on 
A329 in Wokingham

£200,000 £200,000 X

x) High quality express bus services or mass rapid transit along A329
corridor

Bus service diversion through site £330,000 £330,000 X Total SDL cost 

xi) Improvements to the quality and frequency of public transport services
along any part of the network Covered by Bus service diversion 

xii) Improvements to increase the use of bicycles including cycle paths Gypsy Lane footbridge £1,000,000 £1,000,000 X Site specific cycleways/footways also relevanmt

xiii) Enhancements to footpath and cycle networks to improve access to
services and facilities n/a Incorporated in other transport measures

xiv) Measures to maintain the operation of the network in times of flooding n/a Layout Matter/ Contingency built into SDR cost

b) Education

i) Provision of two new primary schools (2 form entry) Up to £3.78m for Phase 1 school. £4.5m for 
Phase 2 school includes children's centre

£8,280,000 £8,280,000 X Two primary schools. No split. 

ii) Contributions towards new/extended secondary school to serve the
development

£7,100,000 £8,550,000 X £1.85m for Buckhurst. £5.25m for balance of 1,850 dwellings for 
secondary. High cost factors Special Education Needs. development secondary. High cost factors Special Education Needs. 

d) Community facilities
i) Appropriate retail facilities through upgrading Rances Lane shopping
parade or a new centre within the development at the site of the public
transport interchange

Cost Netural Cost Netural X retail units provided within scheme

ii) Appropriate leisure/recreational facilities Sports Hub  linked to Phase 2 community centre £5,500,000 £6,370,000 X

Includes - Sports hub £3.2m. No land cost. Play areas £600k 
Buckhurst. £1.7m South of Railway.  Country Parks £870k only 
factored in High Cost.  Allotments & Swimming Pool detailed 
below. 

iii) Community hall Community Centre £3,070,000 £3,070,000 X South of Railway £2.3m. Buckhurst £700k.

iv) Measure to protect access to the Countryside from Wokingham town
centre Layout matter Layout matter

v) GP surgery £845,000 £845,000 X £220,600 for Buckhurst.  £625,000 for the  balance of 1,850 
dwellings

vi) Faith facilities Incorporated into Community Centre
vii) Other communities buildings e.g. community centres Incorporated into school cost

viii) Appropriate requirements of the emergency services (including a site
and contribution towards a relocated fire station for the town) n/a Not justified in CIL Reg 122 terms

ix) Appropriate requirements for utilities Mitigation Cost £8,200,000 £10,000,000 X Mitigation Cost. £8.2m for removing pylons (low), £1.8m further 
contigency (high).

e) Thames Basin Heaths Mitigation:
i) Necessary measures to avoid and mitigate the impact of development 
upon the Thames Basin Heaths Special Protection Area.

Include SANGS provision & Strategic Access & 
Monitoring Charge (Buckhurst Park only)

£7,000,000 £7,000,000 X £1.83m for Buckhurst. £5.17m for balance of 1,850 dwellings.

f) Water/drainage/sewerage:

i) Any necessary flood mitigation measures Mitigation Cost £0 £2 000 000 X Mitigation Cost. £2m for flood aviodance, south of railway (not i) Any necessary flood mitigation measures Mitigation Cost £0 £2,000,000 X Mitigation Cost. £2m for flood aviodance, south of railway (not 
SRR)

Other Matters  - Relevant but not outlined in Core Strategy (all off-site 
contributions to mitigate Buckhurst Park costs only)

(i) Travel Plan related costs £426,300 £730,000 X £426k for Buckhurst. £730k for balance of 1,850 dwellings

(ii) Swimming Pool £167,000 £642,308 X £167,000 for Buckhurst. £473,000 for balance of 1,850 dwellings.

(iii) Cemetery £12,058 £46,377 X £12,000 for Buckhurst. £34,000 for balance of 1,850 dwellings. 

(iv) Allotments Proportion provided off-site £123,263 £474,088 X £123,000 for Buckhurst. £351,000 for balance of 1,850 dwellings.

(v) Library £150,000 £576,923 X £150,000 for Buckhurst. £426,000 for balance of 1,850 dwellings.

(vi) Public Art £30,000 £115,385 X £30,000 for Buckhurst. £85,000 for balance of 1,850 dwellings. 

SUB TOTALS £68,156,621 £86,733,081
Section 106 & Mitigation Only £49,109,563 £63,269,473
CIL Only £19,047,058 £23,463,608
PER DWELLING (BASED ON 2,500 DWELLINGS) £27,263 £34,693
Section 106 & Mitigation Only £19,644 £25,308
CIL Only £7,619 £9,385
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Appendix 3: SDL, CIL rate per dwelling equivalent calculation 

  



Appendix 3

CIL Calculator 

Wokingham Borough - SDLs (Total Circa 10,000)

CIL rate £ per sq m £365
Min Size Sq M (SPD and 
emerging MDD DPD) 
with 15% added for 4 
bed* 

Number of 
Dwellings 
(Gross)

Affordable 
(35%)

Affordable 
Split 
(Based on 
SPD)

Market 
Dwellings 
GIA (sq 
m) CIL 

1 Bedroom Flat 50 1100 700 20% 20000 £7,300,000.00
2 Bedroom Flat 61 1700 525 15% 71675 £26,161,375.00
2 Bedroom House 83 1700 1050 30% 53950 £19,691,750.00
3 Bedroom House 87 3100 700 20% 208800 £76,212,000.00
4 Bedroom House 115 2400 525 15% 215625 £78,703,125.00
Totals 10000 3500 £208,068,250.00

*Please note the minimum size requirement is subject to ongoing objections from the SDL Consortia Group.

35.00% Affordable %
Per Dwelling CIL Equivalent £20,806.83 10,000 Dwellings For info- Market Dwellings only

£32,010.50

Plus Site Section 106/ Abnormals £17,100 Per Dwelling
Based on average of SDL Infrastructure Delivery Tables

TOTAL Equivalent based on 
delivery of 10,000 dwellings £37,906.83 Per Dwelling

SDL-wide. Generic Housing Mix

HOUSING MIX 
Units Percentage 

1 Bed 1100 11.0% 1100 0
2 Bed 3400 34.0% 3400 0
3 Bed 3100 31.0% 3100 0
4 Bed + 2400 24.0% 2400 04 Bed + 2400 24.0% 2400 0
TOTAL 10000 10000 0

Affordable Housing SPD Percentage
1 Bedroom Flat/ House 20%
2 Bedroom Flat 15%
2 Bedroom House 30%
3 Bedroom House 20%
4 Bedroom House 15%
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Appendix 4: Historic Section 106 Analysis 

  



Wokingham CIL 
Example Section 106 Agreements 

Appendix 4
Historic: Section 106 Agreements 

Selected Cases

The Pavillions# Plough Lane
Kentwood 

Farm Buckhurst Farm Bulmershe

15/11/2007 14/03/2008 04/07/2012 18/12/2012 26/02/2013
Dwellings 124 150 274 650 216

Affordable Housing
26% 26% 35% 27%

Based on 
Affordable 

Housing Strategy
Commutted Sum none none none £5,200,000.00 n/a
Dementia Extra Care Housing none none none 18 units 80 beds

Highways
Strategic Contriibuton £371,800.00 £457,100.00 £3,325,992.00 £7,174,257.00 n/a
Junctions n/a n/a £1,033,000.00 £285,714.00 n/a
Bus n/a n/a £300,000.00 Diversion n/aBus n/a n/a £300,000.00 Diversion n/a
Public Rights of Way / footpaths n/a n/a £15,000.00 £260,000.00 £175,000.00
Travel Plan Contributions n/a n/a £220,000.00 £426,300.00 n/a
Travel Plan Monitoring n/a n/a n/a n/a £3,000.00
Countryside Access n/a n/a n/a n/a £48,808.00

Open Space
Play Area provision and/or 
adoption n/a £80,000.00 n/a £377,344.82 On-site

On-site Open Space adoption n/a £153,000.97 £66,981.00 £182,981.00 n/a
Allotments provided n/a n/a on site on site n/a
Allotments contribution n/a n/a n/a £123,263.00 n/a

Wokingham CIL 
Example Section 106 Agreements 
2008 - 2012 1



The Pavillions# Plough Lane
Kentwood 

Farm Buckhurst Farm Bulmershe

15/11/2007 14/03/2008 04/07/2012 18/12/2012 26/02/2013
Dwellings 124 150 274 650 216

Schools
Primary £396,602.00 n/s £100,000.00 £2,152,800.00 £927,268.00
Secondary n/a £310,344.00 £669,067.00 £1,850,000.00 £709,052.80
Sixth Form n/a £67,944.00 n/a n/a £162,976.00
SENs n/a £151,594.00 n/a n/a n/a

SANGs
SPA Contribution and/or SANGs 
adoption n/a £378,812.50 £767,025.00 £1,830,000.00 n/a

SANGs n/a 3.19 ha of land 2ha plus of land 12.48 ha n/a
Biodiversity n/a n/a £110,696.00 n/a n/a
TPO Contribution n/a n/a n/a n/a £10,000.00

Community 
Library £28,429.48 £34,390.50 £62,820.00 £149,025.50 £61,673.63
Off site Leisure £506,655.32 £675,224.91 £270,994.00 £793,675.00 £199,218.00
Community Centre n/a n/a £289,773.00 £798,200.00 Pavilion Building
Healthcare n/a n/a £147,960.00 £220,600.00 n/a
Cemetries n/a n/a n/a £12,057.00 n/aCemetries n/a n/a n/a £12,057.00 n/a
Childrens Centre n/a n/a n/a £130,000.00 n/a
Neighbourhood Centre n/a n/a n/a on site n/a
Public Art n/a n/a n/a £30,000.00 n/a

Per Dwelling Section 106 / 
Applicable Conditions £10,511.99 £15,389.41 £26,931.78 £33,840.33 £10,634.24

26% affordable 26% affordable 35% affordable 27% affordable Affordable TBC

Wokingham CIL 
Example Section 106 Agreements 
2008 - 2012 2
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1.0 Introduction 

1.1 This report was commissioned by Wokingham Borough Council who have instructed 
Levvel to report on the economic implications of infrastructure and affordable 
housing requirements for the four strategic development locations (SDLs) in 
Wokingham.  This work is further to the affordable housing economic viability study 
undertaken on behalf of Wokingham Council and the subsequent update for 
consideration at the Examination in Public of the Core Strategy. 

1.2 The scope of work includes a review of the draft Supplementary Planning Document 
on Infrastructure Delivery and Contributions for the Strategic Development 
Locations.  The strategic development locations are identified in Core Strategy 
Policies CP18 to CP21 and Appendix 7, which we considered as part of the Core 
Strategy Examination in Public. 

1.3 Generally the approach to the consideration of the viability of each SDL has been 
found sound.  However, the specific assessment of economic viability has only been 
based on the infrastructure requirements and planning obligations that are 
currently known.  The purpose of this report is to assess the information on 
infrastructure and other requirements and to undertake viability modelling that 
provides detail on the viability position.  This may also identify areas where 
improvements to viability could be made in order to improve the situation if 
necessary.

1.4 The assessments must also be seen in the context of the Council’s requirement to 
provide affordable housing and the assessments have used a base position of 35% 
affordable housing in accordance with CP 5 of the Core Strategy.   

1.5 The Affordable Housing Viability Study considered the basic viability position of the 
Strategic Development Locations based upon a notional 2,000 unit scheme and a 
15 year build programme and an average contribution of £23,000 per unit.  
Sensitivities were undertaken with contributions of £25,000, £28,000 and £30,000 
per unit.  These indicated that affordable housing at 40% may have been 
achievable. 

1.6 An update to the affordable housing viability study was undertaken in February 
2009 following the fall in property values that had occurred since the original 
report.  This update tested different market scenarios based upon high medium and 
low expectation of house price inflation. 

1.7 The scenarios tested are defined in paragraph 3.4 of the update AHVS.  Scenario 1 
is close to the actual position as it has occurred in 2008 to 2010.  This scenario 
assumed a 15% fall in prices 2008-9 and then a 5% recovery to the end of 2009.  
Based upon Land Registry figures the house price index fell from 283.9 to 241.5 
during 2008; a fall of 14.93%.  Subsequently the Land Registry index of house 
prices for Wokingham has shown a 4.4% increase (Jan 2009 Index 241.5; 
November 2009 index 252.1). 

1.8 The AHVS update suggested that under scenario 1 the 35% target for affordable 
housing was likely to be achievable on Strategic Development Locations although 
this was based upon the notional site assumptions described in the original viability 
study.  The testing of the SDLs for this assessment has been undertaken on the 
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basis of providing the target 35% affordable housing with a 70:30 split of social 
rent to intermediate housing. 
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2.0 Information 

2.1 The details of the infrastructure requirements have been provided to Levvel by 
Wokingham Council and have been based upon detailed discussions with 
development agents for each location.  A schedule has been appended to the draft 
Supplementary Planning Document which has been used by us as the basis of our 
analysis.   

2.2 In December 2009 we undertook an assessment of the information provided to us 
which identified some gaps.  This led to a number of questions regarding costs 
breakdown, some anomalies and contradictions between the information reported 
by the Council and that provided by the Developers within their Core Strategy 
submissions.  Over the course of December 2009 the Council provided answers to 
many of these questions. 

2.3 Where costs timings and phasing is not known, assumptions have been made.  For 
instance, the timing of land assembly is not known and phasing assumptions have 
been made. 

2.4 Where costs are unknown or have not been provided then we have made it clear in 
our assessments that these will have an implication on the viability of the locations 
in question. 

2.5 Appendix 1 provides a list of questions and answers.  
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3.0 Methodology

3.1 The development periods for the Strategic Development Locations are between 11 
and 18 years up to 2026.  It is important, then, to ensure that any assessment of 
general viability of these sites uses a reasonably sophisticated economic model that 
takes into account the cash flow implications of costs and values and the projected 
sales rates as anticipated in the Core Strategy land supply. 

3.2 Therefore, we have used a cash flow model that takes into account the need to 
phase development over a long period thereby ensuring that development period 
finance is properly taken into account.  This is a discounted cash flow model which 
produces the value of a future cash flow at current values.   

3.3 The specific methods and assumptions are set out below. 

 Market Revenue 

3.4 The most significant element of revenues for a residential development will be 
generated by the revenue received from the new build market units.  We have used 
values updated according to Land Registry house price index for Wokingham.  We 
have not undertaken any projection in our main modelling of any possible rises or 
falls in the rate of the house price inflation over the life time of the development as 
this would involve some sophisticated modelling that is unnecessary at this stage.  
Further market revenue is generated by the capitalisation of ground rents for the 
flat units. 

Affordable Housing Revenue 

3.5 It is assumed that the affordable housing mix is split 70% social rent and 30% 
intermediate.  The social rent assumes latest Dataspring evidence and this is 
capitalised to produce a per unit receipt.  The intermediate element is assumed to 
be shared ownership housing with an initial 35% equity purchase and rent charged 
on 1.5% of the unsold equity.  It is assumed that there is no public subsidy input in 
order to establish a baseline position. 

Associated costs 

3.6 The assumptions on other costs are in accordance with those established for the 
Wokingham Affordable Housing Viability study and update.  Of note are the 
allowance for professional fees (8% of cost) and for profit which is at 17% of Gross 
Development Value for the market element and at 6% for the affordable housing 
element.  There is also an allowance for internal overheads. 

 Construction Costs 

3.7 The BCIS data for Wokingham has been used to generate basic build costs per m2.  
It has been assumed that flats are developed at 85% gross to net developable 
areas and an allowance of 15% for external elements has been allowed as an uplift 
on the basic construction cost for all unit types.  An additional allowance has also 
been made for enabling works outside the additional infrastructure costs.   

3.8 As a base assumption, and in accordance with Levvel’s main viability study, Code 
for Sustainable Homes has been set at Level 4 for the commencement of 
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construction.  A further uplift in construction costs has been allowed for to take 
account of the mandatory need to increase CSH standards to Level 6 in 2013 for 
affordable housing and in 2016 for the market housing.  An allowance has also 
been made for 10% on site renewables. 

Infrastructure and Planning Gain 

3.9 Levvel has had detailed discussions with Wokingham Council regarding the schedule 
of costs and timings for the infrastructure and planning gain costs for each 
Strategic Development location.  The schedule of costs for each location is attached 
as Appendix 2 to this report.  These have been checked against representations 
made by the developer and submitted to the Core Strategy Examination in Public.  
It is believed that some of these costs have to be confirmed in detail.  Some 
costings relate to infrastructure that is to be delivered directly by the developer as 
a normal delivery cost rather than sought as a specific infrastructure contribution. 
However, the information is mainly complete and has allowed us to make a 
reasonably informed assessment of the viability position. 

3.10 Where information on the likely cost has been made available to us, some 
additional items (such as SANG) have also been included in this element although 
these could be seen as normal development costs required to make a scheme 
deliverable.  Their cost, however labelled, will still have to be accounted for within 
the assessment of development economics. 

Other Land Uses 

3.11 The SDLs are mix use developments including commercial and retail.  At the 
present time the information available to assess the land value implications is 
incomplete and we have not been able to undertake a whole site development 
appraisal with land inputs from these other sources.  We have assumed, therefore, 
that the residential land is the sole use of the site that generates an income for the 
purposes of assessing viability.  We appreciate that other land uses may have both 
a negative and a positive influence on development economics although it is likely 
that over the long term this will be positive and will enhance the viable position 
shown in this report. 
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Development Timetable 

3.12 Assumptions on development period and phasing have been made based upon the 
information available and the Core Strategy timetable for land supply over the 
period of the Core Strategy (2010 to 2026).  Appendix 6 to the Wokingham Core 
Strategy submission sets out the expectations on unit number release for each 
SDL.  Generally, we have used this timetable in our modelling although for the 
North Wokingham we have tested a 1,350 and 1,500 unit trajectory, for South of 
M4 a 2,228 unit trajectory and for Arborfield Garrison we have assumed 3,500 units 
instead of 3,400.  Trajectories that we have used for our modelling are as follows: 

3.13 These assumptions may be conservative and sales rates may be more positive 
especially in periods when the housing market is buoyant.  This will have a positive 
influence on the viability shown in our results. 

3.14 Development finance is calculated within the monthly cashflow and annualised as 
can be seen in the results for each SDL analysis. 

 Scheme Densities 

3.15 While the scheme densities are generally at between 30 and 35 dwellings per 
hectare, the schemes are to be developed on significant areas of land.  We have 
therefore used a blended density based on low density (10 dph; 2% of total), 
transitional (20 dph; 25% of total), intermediate (40 dph; 52% of total), urban (80 
dph; 17% of total) and high density (100 dph; 4% of total).   

Land Purchase 

3.16 It is important to remember that development viability is sensitive to the timing of 
land transactions.  The precise nature of the land assemblies is not known.  We 
have assumed that land purchase is spread throughout the length of the 
development period for each SDL with the land value is based upon the overall 
discounted cash flow.  While this may not be a realistic assumption for the 
individual SDLs, this does allow us to make consistent assumptions between the 
sites based on the available information.  We also understand that some land is 
already within the ownership of the consortia and this will have a significantly 
positive influence on the viability of the sites coming forward especially where land 
assembly for later phases can be delayed. 
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Non Residential Land Uses 

3.17 For the purposes of this assessment we have assumed that other land uses, such 
as retail and employment, on site are cost neutral.  In reality these uses may 
provide a positive or negative return but at this stage these elements are not 
known.  It is likely that, overall, these other land uses will have a positive influence 
on viability. 

 Assessment of Viability 

3.18 It is assumed that the residential development bears the cost of the reported 
infrastructure for the purposes of our assessment.  Without the detailed information 
on other uses and their land take it is not possible to make any reasonable 
assumptions in this regard and therefore we have treated other land uses as 
neutral for the purposes of viability. 

3.19 With this in mind we have taken the discounted value generated by each 
development and assessed this against a number of criteria.  

3.20 Firstly, we have assessed the period in which development “breaks even”.  In other 
words, the year in which development cash flow becomes positive.  Clearly a 
development that does not break even is not a viable scheme, and the later in the 
development period the scheme becomes positive presents a greater risk to the 
developer.  

3.21 Secondly, we have assessed the rate of return on capital employed (known as the 
Internal Rate of Return or IRR).  This gives us a reasonable assessment of the 
return over the whole development period and enables us to compare similar 
schemes.  Other viability assessment models us the IRR test and during more 
positive economic conditions (prior to 2008) a hurdle rate of 15% was generally 
regarded by developers to be acceptable.   

3.22 Thirdly, we have assessed the resulting residual value for the whole development 
against Gross Development Value (the RLV:GDV test).   This allows us to consider 
the relative land value rather than absolute.  Rather than assessing what particular 
land value might be acceptable to a landowner this assesses the true value of the 
development and whether the land value generated is reasonable for both the 
developer and the landowner.  The affordable housing viability study assumed an 
RLV:GDV rate of 15% as a test for large strategic sites. 

3.23 A fourth test is one of profit.  Profit against GDV is set within the model as a 
proportion of GDV.  However, we also test this against cost to ensure that this is 
still within reasonable bounds.  With profit on GDV of between 17% and 19%, a 
reasonable profit on cost is likely to be 25% to 30%. 

3.24 Finally, we have assessed the actual net plot land value that is generated after 
taking into account infrastructure costs.  
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4.0 Outcomes

4.1 This assessment must be seen as a snapshot assessment based upon costs at 
today’s values (with the exception of an increase in build costs in 2013 and 2016 to 
allow for Code for Sustainable Homes Level 6).   We have assessed the impact on 
residential development only and have treated other uses (commercial, retail or 
industrial for example) as having no impact on the viability of the site coming 
forward. Thus, the results are indicative of the current position only and give a 
general view about each site’s viability. 

4.2 As would be expected there are some infrastructure and planning requirements that 
have not been costed.  Details of these are outlined in Appendix 3.   Of course, any 
additional costs will have an effect on scheme viability. 

4.3 The modelling has produced some consistent results across all of the SDLs and 
generally it is likely that these sites will come forward and provide the majority of 
the social, community and environmental outputs that are sought, including 
affordable housing in compliance with the requirements of the Core Strategy. 

4.4 We show here the individual site results in the format of an annual cashflow and 
the headline results against the criteria set out in paragraphs 4.15 to 4.21.   

ARBORFIELD GARRISON 

4.5 The Arborfield Garrison assessment assumes 3,500 units over a 16 year 
development period from 2010 to 2026.  Completion of units has been in 
accordance with the core strategy as follows: 

4.6 The summary of results is as follows: 
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4.7 The results show that there is a positive residual value taking into account the 
identified infrastructure and planning costs.   The relationship of residual value to 
GDV is almost 17% and the plot value appears sufficient to enable this site to 
proceed. Profit levels can be maintained within the parameters of acceptable levels.   

4.8 The cashflow graph assuming nil subsidy shows the income versus expenditure 
profile as follows: 

Income v Expenditure
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SOUTH OF M4 

4.9 The South of M4 SDL assessment has been revised to assume 2,228 units over a 
14 year development period from 2010 to 2024.  Completion of units has been in 
accordance with the general Core Strategy timetable as follows: 

4.10 The summary of results is as follows: 

4.11 While the IRR on this scheme is close to 15% it still has a similar cashflow profile to 
the other SDL sites and it is still likely that this scheme would proceed based on our 
assumptions. 
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4.12 The cashflow graph assuming nil subsidy shows the income versus expenditure 
profile as follows: 

Income v Expenditure
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NORTH WOKINGHAM 

4.13 The North Wokingham SDL assessment has been assessed against two total unit 
assumptions; 1,500 units and 1,350 units.  Both of these are over a 12 year 
development period from 2010 to 2026.  Although the number of units does not 
exactly reflect the numbers in the Core Strategy we have kept to the approximate 
annual completions as far as possible as follows: 

4.14 The summary of results is as follows: 

4.15 The results show that, due partly to the comparatively shorter development, the 
return on capital employed is relatively healthy.  The 1,500 unit assessment has 
produced slightly better results than for the 1,350 unit scheme.  
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4.16 The cash flow graph for the 1,500 unit scheme is as follows: 

4.17 The cash flow graph for the 1,350 unit scheme is as follows: 

Income v Expenditure
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SOUTH WOKINGHAM 

4.18 The South Wokingham assessment assumes 2,500 units over a 15 year 
development period from 2010 to 2025.  Completion of units has been in 
accordance with the Core Strategy as follows: 

4.19 The summary of results is as follows: 

4.20 The results show that there a positive residual value taking into account the 
identified infrastructure and planning costs.  There remain some unidentified costs 
and these will impact further upon the viability (see Appendix 3).  There is a 
positive IRR of over 20% although the per unit infrastructure costs that we have 
identified are high.   
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4.21 The full cashflow is in Appendix 4.  The cashflow graph (assuming nil subsidy) 
shows the income versus expenditure profile as follows: 

Income v Expenditure

-60,000,000

-40,000,000

-20,000,000

0

20,000,000

40,000,000

60,000,000

80,000,000

100,000,000

120,000,000

2010/11 2011/12 2012/13 2013/14 2014/15 2015/16 2016/17 2017/18 2018/2019 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25

Income Development Expenditure Land Acquisition Cumulative Cashflow



Page 18 of 18 

5.0 Summary

5.1 Based on the infrastructure and planning requirements that are currently known the 
viability assessments that we have undertaken would suggest that there is good 
reason that these schemes can proceed.  This is on the basis of an assessment 
using current costs and values.  There are small variations between each SDL but 
generally, the position is broadly similar. 

5.2 It must be remembered that this is by necessity a snapshot study of the economic 
position.  Our work to update the Affordable Housing Viability Study has shown that 
viability is likely to be improved later in the plan period if the relationship between 
property values and costs performs in accordance with the long term property 
cycle. 

5.3 Once all planning and infrastructure requirements for each SDL have been 
established and costed, more detailed assessments of the economic position of 
each individual scheme will have to be undertaken.   This will allow judgment to be 
made about how much affordable housing and/or subsidy is required at the 
beginning of development.  The position should then be re-assessed throughout the 
development period as the relationship between costs and values change.  It is 
recommended that re-assessments be made at the start of each phase of 
development.    

5.4 Possible ways of improving the economic position could be to: 

Seek grant funding in respect of social rented and, possibly, shared 
ownership housing; 

Realign the type of affordable housing required (for example, by reducing 
the proportion of social rented units in favour of shared ownership units); 

Phase the timing of infrastructure requirements if possible; 

Relax non essential planning requirements or amend the timing of 
payments in line with section 7 of the Infrastructure Delivery SPD1;

Relax sustainability requirements if possible. 

                                              

1 See especially paragraphs 7.1 and 7.2 
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Appendix 6: WBC Position Statement 
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Appendix 7: Comparable Evidence 

  



SCHEDULE OF COMPARABLE SALES EVIDENCE: WOKINGHAM

GIA Rate 
per

Rec BRs B/wc sq ft sq ft

Emm Square,           
Molly Millars Lane,    

Wokingham RG41 2RU

A large flatted development of 5 blocks by Cala Homes for private 
purchase (plus one block for housing association) in commercial 
area near the town centre. Lidl food store adjoining, with stream 
and landscaped area in centre. Sales incentives include Stamp 
Duty, service charges and ground rent for first year, legal fees, 

"Calapay" loan of 5% deposit for repayment in 10 years. 

Dee Apartments. Block of 45 flats, part sold, with lift. Ground floor flats have patios. Some first floor flats have balconies. 

126 Dee Apartments PBF 1 2 2 1PS Communal New Asking 
£215,950     615 - May-13 First floor.

151 Dee Apartments PBF 1 2 2 1PS Communal New Asking 
£215,950     624 - May-13 Second floor.

138 Dee Apartments PBF 1 2 2 1PS Communal New Asking 
£199,950     592 - May-13 Third floor.

Bellamy House (formerly Bourne Apartments) Block of 33 flats all sold 2012, lift. Ground floor flats have patios. Some first floor flats have balconies. 

Typical PBF 1 1 1 1PS Communal New 170,000     590 288 Sold 
2012 -

Typical PBF 1 2 1 1PS Communal New 220,000     740 297 Sold 
2012 -

Whitton and Colebroke House (formerly Avon Apartments) Block of 24 flats all sold 2012, lift. Ground floor flats have patios. Some first floor flats have balconies. 

Typical PBF 1 1 1 1PS Communal New 170,000     590 288 Sold 
2012 -

Typical PBF 1 2 2 1PS Communal New 220,000     740 297 Sold 
2012 -

Wiltshire Place,                         
Wiltshire Road,             

Wokingham RG40 1TS

A development of 40 flats in 4 blocks, in traditional style, by 
Hodson Homes. On 3 floors, no lifts. New leases of 125 years  on 

GR of £250 pa. Last few sold are shown in the table. Prices 
exclude incentives: c 10% of the asking prices.

Plot 1                       
Heathlake Mansions PBF 1 2 2 1PS Patio New 280,000     788 355 Feb-13 Ground floor. Asking price £310,000.

Plot 4                       
Heathlake Mansions PBF 1 2 2 1PS Balcony New 275,000     757 363 Feb-13 First floor. Asking price £305,000.

Plot 13                             
Lavell Mansions PBF 1 3 2 1G Communal New 270,000     797 339 Feb-13 Second floor. Asking price £299,950.

Plot 14                             
Lavell Mansions PBF 1 3 2 1PS Communal New 265,000     786 337 Feb-13 Second floor. Asking price £295,000.

Plot 34                
Highwood Mansions PBF 1 3 2 1G Patio New 290,000     788 368 Feb-13 Ground floor. Asking price £320,000.

Property CommentsType CP Grounds/ 
acres Condition DatePrice £

Accommodation



SCHEDULE OF COMPARABLE SALES EVIDENCE: WOKINGHAM

GIA Rate 
per

Rec BRs B/wc sq ft sq ft
Property CommentsType CP Grounds/ 

acres Condition DatePrice £
Accommodation

Lily Court,                                   
Oxford Road,            
Wokingham

A development of 21 flats by Kersfield Group. Originally a 1990s 
central core, interior remodelled, and extended with two wings, 

all on ground and first floors. Due to come onto the market upon 
completion of works in June 2013. Two indicative asking prices 

shown in the table.

Plot 1 PBF 1 1 1 1PS Communal New Asking 
£179,950     477 - May-13

Plot 2 PBF 1 2 1 1PS Communal New Asking 
£219,950     571 - May-13

Clayside,                             
(The Lawns),                            

Kiln Ride,       
Finchampstead

A development of 5 houses by Antler Homes, in traditional style.

1 Clayside DH 2 5 3 !G Gardens New 795,000  2,150 370 Oct-12 Eversley house type

2 Clayside DH 3 5 3 1G Gardens New 730,000  2,150 340 Oct-12 Longwater house type

3 Clayside DH 2 4 3 1G Gardens New Asking 
£679,000  1,720 - May-13 Wellingtonia house type.

4 Clayside DH 3 4 3 1G Gardens New 722,000  2,000 361 Jun-12 Farley house type

5 Clayside DH 3 5 3 1G Gardens New Asking 
£769,000  2,120 - May-13 Downshire house type.

Meadow View,           
Arbor Meadows,         
Winnersh RG41 

A development of 7 houses by Hicks Developments, in traditional 
style, in an established area, backing onto railway line. On 2-3 

floors. All sold 2012.

Plot 1- 18 Arbor Lane SDH 2 4 3 2PS Gardens New 412,500  1,425 289 Jun-12 -

Plot 2- 1A Williamson 
Close SDH 2 4 3 2PS Gardens New 410,000  1,425 288 Sold 

2012 Asking price was £435,000.

Plot 3- 2A Williamson 
Close DH 1 4 3 1G Gardens New 386,500  1,425 271 Jul-12 -

Plot 4- 3A Williamson 
Close SDH 1 4 2 1PS Gardens New 340,000  1,220 279 Aug-12 -

Plot 5- 4A Williamson 
Close SDH 1 4 2 1PS Gardens New 363,750  1,220 298 Jul-12 Asking price was £385,000.

Plot 6- 5A Williamson 
Close DH 1 4 3 1G Gardens New 388,000  1,415 274 Aug-12 -

Plot 7- 6A Williamson 
Close DH 1 4 3 1G Gardens New 390,000  1,415 276 Sep-12 -



SCHEDULE OF COMPARABLE SALES EVIDENCE: WOKINGHAM

GIA Rate 
per

Rec BRs B/wc sq ft sq ft
Property CommentsType CP Grounds/ 

acres Condition DatePrice £
Accommodation

Albert Road,                                                  
Crowthorne RG45 7LT

A development of 2 houses by Willowdene. Traditional style. An 
infill scheme.

Plot 1 DH 3 5 4 2G Gardens New 900,000  3,670 245 Nov-12

Plot 2 DH 3 5 4 2G Gardens New 910,000  3,670 248 May-13 Under offer for completion June 2013.

Aspen Place,      
Reading Road,               

Wokingham RG41
A development of 4 houses in traditional style by Luff Homes

Plot 1 DH 2 4 3 2G Gardens New 715,000  2,333 306 Mar-13 Asking price was £435,000

Plot 2 DH 2 5 3 2G Gardens New 740,000  2,410 307 Oct-12 Asking price was £750,000

Plot 3 DH 2 5 3 2G Gardens New -  2,260 - May-13 Asking price is £745,000

Plot 4 DH 2 5 3 2G Gardens New -  2,300 - May-13 Retained by developer.

May-13 dlkt
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Appendix 8: Wokingham CIL Analysis Map (SDLs/Value Points) 

  



Copyright Savills (UK) Ltd. No dimensions are to be scaled from this drawing. All dimensions to be checked on site. Area measurements for indicative purposes only. Note:- Contains 
Ordnance Survey data © Crown copyright and database right 2013.  Published for the purposes of identi cation only and although believed to be correct accuracy is not guaranteed.
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Appendix 9: Developers’ Profit Margin Letters 
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Appendix 10: Savills Alternative Viability Appraisals 

 

 

 
 



 Savills 
 
 Development Appraisal 

 
 Scenario 1 
 
  

 
 A - Baseline 
  
  

 
 Report Date: 16 May 2013 
 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Timescale (Duration in months) 
 
 Project commences May 2013 
 Phase 1: Phase 1 
 Stage Name Duration Start Date End Date Anchored To Aligned Offset 
 Phase Start  May 2013     
 Pre-Construction 3 May 2013 Jul 2013 Purchase End 0 
 Construction 100 Aug 2013 Nov 2021 Pre-Construction End 0 
 Sale 100 Jan 2014 Apr 2022 Income Flow End -95 
 Phase End  Apr 2022     
 Phase Length 108      
 
 Project Length 108 (Includes Exit Period)     
 
 
 Assumptions 
 
 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 
 
 Receipts 
 Show tenant's true income stream On 
 Offset income against development costs On 
 Rent payment cycle Quarterly (Adv) 
 Apply rent payment cycle to all tenants On 
 Renewal Void and Rent Free apply to first renewal only Off 
 Growth starts from lease start date Off 
 Deduct Ground Rent from Stepped Rent, On 
 
 Initial Yield Valuation Method Off 
 Default Capitalisation Yield 0.0000% 
 Apply Default Capitalisation to All Tenants Off 
 Default stage for Sale Date Off 
 Align end of income stream to Sale Date Off 
 Apply align end of income stream to all tenants On 
 When the Capital Value is modified in the cash flow Recalculate the Yield 
 Valuation Tables are Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value  Off 
 Rent Free method Defer start of Tenant's Rent 
 
 Finance 
 Financing Method Basic (Interest Sets) 
 Interest Compounding Period Quarterly 
 Interest Charging Period Monthly 
 Nominal rates of interest used  
 Calculate interest on Payments/Receipts in final period On 
 Include interest and Finance Fees in IRR Calculations Off 
 Automatic Inter-account transfers Off 
 Manual Finance Rate for Profit Erosion Off 
 
 Calculation 
 Site Payments In Arrears 
 Other Payments In Arrears 
 Negative Land In Arrears 
 Receipts In Advance 
 
 Initial IRR Guess Rate 8.00% 
 Minimum IRR -100% 
 Maximum IRR 99999% 
 Manual Discount Rate Off 
 IRR Tolerance 0.001000 
 
 Letting and Rent Review Fees are calculated on Net of Deductions 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
 
  File: \\saturn\Research\Residential\External projects\2013\CIL\Wokingham\Viability\Appraisals\A - Baseline.wcfx 
  ARGUS Developer Version: 5.00.001  Date: 16/05/2013 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Assumptions 
 
 Development Yield and Rent Cover are calculated on  Rent at Sale Date(s) 
 Include Tenants with no Capital Value On 
 Include Turnover Rent Off 
 Net of Non-Recoverable costs On 
 Net of Ground Rent deductions On 
 Net of Rent Additions/Costs On 
 Leasing Commissions are calculated  After Non-Recoverable cost deductions 
  For the First Term of the lease only 
 
 Value Added Tax 
 Global VAT Rate 0.00% 
 Global Recovery Rate 0.00% 
 Recovery Cycle every 2 months 
 1st Recovery Month 2 (Jun 2013) 
 VAT Calculations in Cash Flow On 
 
 Residual 
 Land Cost Mode Residualised Land Value 
 Multi-Phasing Separate Land Residual for each phase 
 Target Type Profit on GDV 
 
 Phase Number Target Value Locked Treat Neg Land 
   Value as Revenue 
 1. Phase 1  17.50% No No 
 
 Distribution 
 Construction Payments are paid on S-Curve 
 Sales Receipts are paid on Single curve 
 Sales Deposits are paid on Monthly curve 
 
 Interest Sets 
 
 Interest Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 7.000% 0.000% Perpetuity May 2013 
 
 Loan Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 0.000% 0.000% Perpetuity May 2013 
 
 Inflation and Growth 
 
 Growth Sets 
 
 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
 Inflation Sets 
 
 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
 
  File: \\saturn\Research\Residential\External projects\2013\CIL\Wokingham\Viability\Appraisals\A - Baseline.wcfx 
  ARGUS Developer Version: 5.00.001  Date: 16/05/2013 



 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
        
 Summary Appraisal for Phase 1 Phase 1       
        
 REVENUE       
 Sales Valuation Units m² Rate m² Unit Price Gross Sales 
  Private 1 bed flat 17 850.00 £3,326.00 £166,300 2,827,100 
  Affordable 1 bed flat 9 450.00 £1,722.00 £86,100 774,900 
  Private 2 bed flat 52 3,484.00 £3,326.00 £222,842 11,587,784 
  Affordable 2 bed flat 28 1,708.00 £1,722.00 £105,042 2,941,176 
  Private 2 bed house 61 5,063.00 £3,326.00 £276,058 16,839,538 
  Private 3 bed house 107 9,309.00 £3,326.00 £289,362 30,961,734 
  Private 4 bed house 70 7,350.00 £3,326.00 £349,230 24,446,100 
  Private 5 bed house 18 2,070.00 £3,326.00 £382,490 6,884,820 
  Affordable 2 bed house 33 2,739.00 £1,722.00 £142,926 4,716,558 
  Affordable 3 bed house 58 5,046.00 £1,722.00 £149,814 8,689,212 
  Affordable 4 bed house 38 3,800.00 £1,722.00 £172,200 6,543,600 
  Affordable 5 bed house 9 1,035.00 £1,722.00 £198,030 1,782,270 
  Totals 500 42,904.00   118,994,792 
        
 Additional Sales Revenue       
  Sales Additions/Costs - Private 1 bed flat   99,161   
  Sales Additions/Costs - Affordable 1 bed flat   52,497   
  Sales Additions/Costs - Private 2 bed flat   303,316   
  Sales Additions/Costs - Affordable 2 bed flat   163,324   
      618,298  
        
 Additional Revenue       
        
 NET REALISATION     119,613,090  
        
 OUTLAY       
        
 ACQUISITION COSTS       
  Residualised Price   28,325,144   
  Stamp Duty  5.75% 1,628,696   
  Town Planning   150,000   
      30,103,839  
 CONSTRUCTION COSTS       
 Construction  m² Rate m² Cost   
  Private 1 bed flat 1,000.00 £1,115.00 1,115,000   
  Affordable 1 bed flat 529.41 £1,115.00 590,294   
  Private 2 bed flat 4,098.82 £1,115.00 4,570,188   
  Affordable 2 bed flat 2,009.41 £1,115.00 2,240,494   
  Private 2 bed house 5,063.00 £950.00 4,809,850   
  Private 3 bed house 9,309.00 £950.00 8,843,550   
  Private 4 bed house 7,350.00 £950.00 6,982,500   
  Private 5 bed house 2,070.00 £950.00 1,966,500   
  Affordable 2 bed house 2,739.00 £950.00 2,602,050   
  Affordable 3 bed house 5,046.00 £950.00 4,793,700   
  Affordable 4 bed house 3,800.00 £950.00 3,610,000   
  Affordable 5 bed house 1,035.00 £950.00 983,250   
  Totals 44,049.65  43,107,376 43,107,376  
        
 Municipal Costs       
  Section 106 500.00 un 1,000.00 /un 500,000   
      500,000  
        
 PROFESSIONAL FEES       
  Architect  2.50% 1,090,184   
  Quantity Surveyor  2.50% 1,090,184   
  Structural Engineer  2.50% 1,090,184   
  Mech./Elec.Engineer  2.50% 1,090,184   
  Project Manager  2.50% 1,090,184   
      5,450,922  
 MARKETING & LETTING       
  Marketing  1.00% 1,189,948   
      1,189,948  
 DISPOSAL FEES       
  Sales Agent Fee  1.00% 1,189,948   
  Sales Legal Fee  0.75% 892,461   
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
 
  File: \\saturn\Research\Residential\External projects\2013\CIL\Wokingham\Viability\Appraisals\A - Baseline.wcfx 
  ARGUS Developer Version: 5.00.001  Date: 16/05/2013 



 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
      2,082,409  
        
 Additional Costs       
        
 MISCELLANEOUS FEES       
  Prelims/Demo  3.00% 1,471,749   
  Code Level 4 500.00 un 5,000.00 /un 2,500,000   
  Externals  15.00% 7,954,507   
      11,926,256  
 FINANCE       
  Debit Rate 7.000% Credit Rate 0.000% (Nominal)      
  Land   4,221,999   
  Construction   98,096   
  Total Finance Cost    4,320,095  
        
 TOTAL COSTS     98,680,845  
        
 PROFIT       
      20,932,245  
        
 Performance Measures       
  Profit on Cost%  21.21%    
  Profit on GDV%  17.50%    
  Profit on NDV%  17.50%    
        
  IRR  19.87%    
        
  Profit Erosion (finance rate 7.000%)  2 yrs 9 mths    
        
        
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
 
  File: \\saturn\Research\Residential\External projects\2013\CIL\Wokingham\Viability\Appraisals\A - Baseline.wcfx 
  ARGUS Developer Version: 5.00.001  Date: 16/05/2013 



 Savills 
 
 Development Appraisal 

 
 Scenario 1 
 
  

 
 B - Values 
  
  

 
 Report Date: 16 May 2013 
 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Timescale (Duration in months) 
 
 Project commences May 2013 
 Phase 1: Phase 1 
 Stage Name Duration Start Date End Date Anchored To Aligned Offset 
 Phase Start  May 2013     
 Pre-Construction 3 May 2013 Jul 2013 Purchase End 0 
 Construction 100 Aug 2013 Nov 2021 Pre-Construction End 0 
 Sale 100 Jan 2014 Apr 2022 Income Flow End -95 
 Phase End  Apr 2022     
 Phase Length 108      
 
 Project Length 108 (Includes Exit Period)     
 
 
 Assumptions 
 
 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 
 
 Receipts 
 Show tenant's true income stream On 
 Offset income against development costs On 
 Rent payment cycle Quarterly (Adv) 
 Apply rent payment cycle to all tenants On 
 Renewal Void and Rent Free apply to first renewal only Off 
 Growth starts from lease start date Off 
 Deduct Ground Rent from Stepped Rent, On 
 
 Initial Yield Valuation Method Off 
 Default Capitalisation Yield 0.0000% 
 Apply Default Capitalisation to All Tenants Off 
 Default stage for Sale Date Off 
 Align end of income stream to Sale Date Off 
 Apply align end of income stream to all tenants On 
 When the Capital Value is modified in the cash flow Recalculate the Yield 
 Valuation Tables are Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value  Off 
 Rent Free method Defer start of Tenant's Rent 
 
 Finance 
 Financing Method Basic (Interest Sets) 
 Interest Compounding Period Quarterly 
 Interest Charging Period Monthly 
 Nominal rates of interest used  
 Calculate interest on Payments/Receipts in final period On 
 Include interest and Finance Fees in IRR Calculations Off 
 Automatic Inter-account transfers Off 
 Manual Finance Rate for Profit Erosion Off 
 
 Calculation 
 Site Payments In Arrears 
 Other Payments In Arrears 
 Negative Land In Arrears 
 Receipts In Advance 
 
 Initial IRR Guess Rate 8.00% 
 Minimum IRR -100% 
 Maximum IRR 99999% 
 Manual Discount Rate Off 
 IRR Tolerance 0.001000 
 
 Letting and Rent Review Fees are calculated on Net of Deductions 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
 
  File: \\saturn\Research\Residential\External projects\2013\CIL\Wokingham\Viability\Appraisals\B - Values.wcfx 
  ARGUS Developer Version: 5.00.001  Date: 16/05/2013 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Assumptions 
 
 Development Yield and Rent Cover are calculated on  Rent at Sale Date(s) 
 Include Tenants with no Capital Value On 
 Include Turnover Rent Off 
 Net of Non-Recoverable costs On 
 Net of Ground Rent deductions On 
 Net of Rent Additions/Costs On 
 Leasing Commissions are calculated  After Non-Recoverable cost deductions 
  For the First Term of the lease only 
 
 Value Added Tax 
 Global VAT Rate 0.00% 
 Global Recovery Rate 0.00% 
 Recovery Cycle every 2 months 
 1st Recovery Month 2 (Jun 2013) 
 VAT Calculations in Cash Flow On 
 
 Residual 
 Land Cost Mode Residualised Land Value 
 Multi-Phasing Separate Land Residual for each phase 
 Target Type Profit on GDV 
 
 Phase Number Target Value Locked Treat Neg Land 
   Value as Revenue 
 1. Phase 1  17.50% No No 
 
 Distribution 
 Construction Payments are paid on S-Curve 
 Sales Receipts are paid on Single curve 
 Sales Deposits are paid on Monthly curve 
 
 Interest Sets 
 
 Interest Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 7.000% 0.000% Perpetuity May 2013 
 
 Loan Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 0.000% 0.000% Perpetuity May 2013 
 
 Inflation and Growth 
 
 Growth Sets 
 
 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
 Inflation Sets 
 
 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
        
 Summary Appraisal for Phase 1 Phase 1       
        
 REVENUE       
 Sales Valuation Units m² Rate m² Unit Price Gross Sales 
  Private 1 bed flat 17 850.00 £3,132.00 £156,600 2,662,200 
  Affordable 1 bed flat 9 450.00 £1,722.00 £86,100 774,900 
  Private 2 bed flat 52 3,484.00 £3,132.00 £209,844 10,911,888 
  Affordable 2 bed flat 28 1,708.00 £1,722.00 £105,042 2,941,176 
  Private 2 bed house 61 5,063.00 £3,132.00 £259,956 15,857,316 
  Private 3 bed house 107 9,309.00 £3,132.00 £272,484 29,155,788 
  Private 4 bed house 70 7,350.00 £3,132.00 £328,860 23,020,200 
  Private 5 bed house 18 2,070.00 £3,132.00 £360,180 6,483,240 
  Affordable 2 bed house 33 2,739.00 £1,722.00 £142,926 4,716,558 
  Affordable 3 bed house 58 5,046.00 £1,722.00 £149,814 8,689,212 
  Affordable 4 bed house 38 3,800.00 £1,722.00 £172,200 6,543,600 
  Affordable 5 bed house 9 1,035.00 £1,722.00 £198,030 1,782,270 
  Totals 500 42,904.00   113,538,348 
        
 Additional Sales Revenue       
  Sales Additions/Costs - Private 1 bed flat   99,161   
  Sales Additions/Costs - Affordable 1 bed flat   52,497   
  Sales Additions/Costs - Private 2 bed flat   303,316   
  Sales Additions/Costs - Affordable 2 bed flat   163,324   
      618,298  
        
 Additional Revenue       
        
 NET REALISATION     114,156,646  
        
 OUTLAY       
        
 ACQUISITION COSTS       
  Residualised Price   24,927,323   
  Stamp Duty  5.75% 1,433,321   
  Town Planning   150,000   
      26,510,644  
 CONSTRUCTION COSTS       
 Construction  m² Rate m² Cost   
  Private 1 bed flat 1,000.00 £1,115.00 1,115,000   
  Affordable 1 bed flat 529.41 £1,115.00 590,294   
  Private 2 bed flat 4,098.82 £1,115.00 4,570,188   
  Affordable 2 bed flat 2,009.41 £1,115.00 2,240,494   
  Private 2 bed house 5,063.00 £950.00 4,809,850   
  Private 3 bed house 9,309.00 £950.00 8,843,550   
  Private 4 bed house 7,350.00 £950.00 6,982,500   
  Private 5 bed house 2,070.00 £950.00 1,966,500   
  Affordable 2 bed house 2,739.00 £950.00 2,602,050   
  Affordable 3 bed house 5,046.00 £950.00 4,793,700   
  Affordable 4 bed house 3,800.00 £950.00 3,610,000   
  Affordable 5 bed house 1,035.00 £950.00 983,250   
  Totals 44,049.65  43,107,376 43,107,376  
        
 Municipal Costs       
  Section 106 500.00 un 1,000.00 /un 500,000   
      500,000  
        
 PROFESSIONAL FEES       
  Architect  2.50% 1,090,184   
  Quantity Surveyor  2.50% 1,090,184   
  Structural Engineer  2.50% 1,090,184   
  Mech./Elec.Engineer  2.50% 1,090,184   
  Project Manager  2.50% 1,090,184   
      5,450,922  
 MARKETING & LETTING       
  Marketing  1.00% 1,135,383   
      1,135,383  
 DISPOSAL FEES       
  Sales Agent Fee  1.00% 1,135,383   
  Sales Legal Fee  0.75% 851,538   
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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  ARGUS Developer Version: 5.00.001  Date: 16/05/2013 



 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
      1,986,921  
        
 Additional Costs       
        
 MISCELLANEOUS FEES       
  Prelims/Demo  3.00% 1,471,749   
  Code Level 4 500.00 un 5,000.00 /un 2,500,000   
  Externals  15.00% 7,954,507   
      11,926,256  
 FINANCE       
  Debit Rate 7.000% Credit Rate 0.000% (Nominal)      
  Land   3,463,637   
  Construction   98,096   
  Total Finance Cost    3,561,732  
        
 TOTAL COSTS     94,179,235  
        
 PROFIT       
      19,977,411  
        
 Performance Measures       
  Profit on Cost%  21.21%    
  Profit on GDV%  17.50%    
  Profit on NDV%  17.50%    
        
  IRR  21.30%    
        
  Profit Erosion (finance rate 7.000%)  2 yrs 9 mths    
        
        
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 Savills 
 
 Development Appraisal 

 
 Scenario 1 
 
  

 
 C - Developer's Profit 
  
  

 
 Report Date: 16 May 2013 
 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Timescale (Duration in months) 
 
 Project commences May 2013 
 Phase 1: Phase 1 
 Stage Name Duration Start Date End Date Anchored To Aligned Offset 
 Phase Start  May 2013     
 Pre-Construction 3 May 2013 Jul 2013 Purchase End 0 
 Construction 100 Aug 2013 Nov 2021 Pre-Construction End 0 
 Sale 100 Jan 2014 Apr 2022 Income Flow End -95 
 Phase End  Apr 2022     
 Phase Length 108      
 
 Project Length 108 (Includes Exit Period)     
 
 
 Assumptions 
 
 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 
 
 Receipts 
 Show tenant's true income stream On 
 Offset income against development costs On 
 Rent payment cycle Quarterly (Adv) 
 Apply rent payment cycle to all tenants On 
 Renewal Void and Rent Free apply to first renewal only Off 
 Growth starts from lease start date Off 
 Deduct Ground Rent from Stepped Rent, On 
 
 Initial Yield Valuation Method Off 
 Default Capitalisation Yield 0.0000% 
 Apply Default Capitalisation to All Tenants Off 
 Default stage for Sale Date Off 
 Align end of income stream to Sale Date Off 
 Apply align end of income stream to all tenants On 
 When the Capital Value is modified in the cash flow Recalculate the Yield 
 Valuation Tables are Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value  Off 
 Rent Free method Defer start of Tenant's Rent 
 
 Finance 
 Financing Method Basic (Interest Sets) 
 Interest Compounding Period Quarterly 
 Interest Charging Period Monthly 
 Nominal rates of interest used  
 Calculate interest on Payments/Receipts in final period On 
 Include interest and Finance Fees in IRR Calculations Off 
 Automatic Inter-account transfers Off 
 Manual Finance Rate for Profit Erosion Off 
 
 Calculation 
 Site Payments In Arrears 
 Other Payments In Arrears 
 Negative Land In Arrears 
 Receipts In Advance 
 
 Initial IRR Guess Rate 8.00% 
 Minimum IRR -100% 
 Maximum IRR 99999% 
 Manual Discount Rate Off 
 IRR Tolerance 0.001000 
 
 Letting and Rent Review Fees are calculated on Net of Deductions 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Assumptions 
 
 Development Yield and Rent Cover are calculated on  Rent at Sale Date(s) 
 Include Tenants with no Capital Value On 
 Include Turnover Rent Off 
 Net of Non-Recoverable costs On 
 Net of Ground Rent deductions On 
 Net of Rent Additions/Costs On 
 Leasing Commissions are calculated  After Non-Recoverable cost deductions 
  For the First Term of the lease only 
 
 Value Added Tax 
 Global VAT Rate 0.00% 
 Global Recovery Rate 0.00% 
 Recovery Cycle every 2 months 
 1st Recovery Month 2 (Jun 2013) 
 VAT Calculations in Cash Flow On 
 
 Residual 
 Land Cost Mode Residualised Land Value 
 Multi-Phasing Separate Land Residual for each phase 
 Target Type Profit on GDV 
 
 Phase Number Target Value Locked Treat Neg Land 
   Value as Revenue 
 1. Phase 1  20.00% No No 
 
 Distribution 
 Construction Payments are paid on S-Curve 
 Sales Receipts are paid on Single curve 
 Sales Deposits are paid on Monthly curve 
 
 Interest Sets 
 
 Interest Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 7.000% 0.000% Perpetuity May 2013 
 
 Loan Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 0.000% 0.000% Perpetuity May 2013 
 
 Inflation and Growth 
 
 Growth Sets 
 
 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
 Inflation Sets 
 
 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
        
 Summary Appraisal for Phase 1 Phase 1       
        
 REVENUE       
 Sales Valuation Units m² Rate m² Unit Price Gross Sales 
  Private 1 bed flat 17 850.00 £3,326.00 £166,300 2,827,100 
  Affordable 1 bed flat 9 450.00 £1,722.00 £86,100 774,900 
  Private 2 bed flat 52 3,484.00 £3,326.00 £222,842 11,587,784 
  Affordable 2 bed flat 28 1,708.00 £1,722.00 £105,042 2,941,176 
  Private 2 bed house 61 5,063.00 £3,326.00 £276,058 16,839,538 
  Private 3 bed house 107 9,309.00 £3,326.00 £289,362 30,961,734 
  Private 4 bed house 70 7,350.00 £3,326.00 £349,230 24,446,100 
  Private 5 bed house 18 2,070.00 £3,326.00 £382,490 6,884,820 
  Affordable 2 bed house 33 2,739.00 £1,722.00 £142,926 4,716,558 
  Affordable 3 bed house 58 5,046.00 £1,722.00 £149,814 8,689,212 
  Affordable 4 bed house 38 3,800.00 £1,722.00 £172,200 6,543,600 
  Affordable 5 bed house 9 1,035.00 £1,722.00 £198,030 1,782,270 
  Totals 500 42,904.00   118,994,792 
        
 Additional Sales Revenue       
  Sales Additions/Costs - Private 1 bed flat   99,161   
  Sales Additions/Costs - Affordable 1 bed flat   52,497   
  Sales Additions/Costs - Private 2 bed flat   303,316   
  Sales Additions/Costs - Affordable 2 bed flat   163,324   
      618,298  
        
 Additional Revenue       
        
 NET REALISATION     119,613,090  
        
 OUTLAY       
        
 ACQUISITION COSTS       
  Residualised Price   26,142,364   
  Stamp Duty  5.75% 1,503,186   
  Town Planning   150,000   
      27,795,550  
 CONSTRUCTION COSTS       
 Construction  m² Rate m² Cost   
  Private 1 bed flat 1,000.00 £1,115.00 1,115,000   
  Affordable 1 bed flat 529.41 £1,115.00 590,294   
  Private 2 bed flat 4,098.82 £1,115.00 4,570,188   
  Affordable 2 bed flat 2,009.41 £1,115.00 2,240,494   
  Private 2 bed house 5,063.00 £950.00 4,809,850   
  Private 3 bed house 9,309.00 £950.00 8,843,550   
  Private 4 bed house 7,350.00 £950.00 6,982,500   
  Private 5 bed house 2,070.00 £950.00 1,966,500   
  Affordable 2 bed house 2,739.00 £950.00 2,602,050   
  Affordable 3 bed house 5,046.00 £950.00 4,793,700   
  Affordable 4 bed house 3,800.00 £950.00 3,610,000   
  Affordable 5 bed house 1,035.00 £950.00 983,250   
  Totals 44,049.65  43,107,376 43,107,376  
        
 Municipal Costs       
  Section 106 500.00 un 1,000.00 /un 500,000   
      500,000  
        
 PROFESSIONAL FEES       
  Architect  2.50% 1,090,184   
  Quantity Surveyor  2.50% 1,090,184   
  Structural Engineer  2.50% 1,090,184   
  Mech./Elec.Engineer  2.50% 1,090,184   
  Project Manager  2.50% 1,090,184   
      5,450,922  
 MARKETING & LETTING       
  Marketing  1.00% 1,189,948   
      1,189,948  
 DISPOSAL FEES       
  Sales Agent Fee  1.00% 1,189,948   
  Sales Legal Fee  0.75% 892,461   
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
 
  File: \\saturn\Research\Residential\External projects\2013\CIL\Wokingham\Viability\Appraisals\C - Developer's Profit.wcfx 
  ARGUS Developer Version: 5.00.001  Date: 16/05/2013 



 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
      2,082,409  
        
 Additional Costs       
        
 MISCELLANEOUS FEES       
  Prelims/Demo  3.00% 1,471,749   
  Code Level 4 500.00 un 5,000.00 /un 2,500,000   
  Externals  15.00% 7,954,507   
      11,926,256  
 FINANCE       
  Debit Rate 7.000% Credit Rate 0.000% (Nominal)      
  Land   3,539,927   
  Construction   98,096   
  Total Finance Cost    3,638,022  
        
 TOTAL COSTS     95,690,483  
        
 PROFIT       
      23,922,607  
        
 Performance Measures       
  Profit on Cost%  25.00%    
  Profit on GDV%  20.00%    
  Profit on NDV%  20.00%    
        
  IRR  23.30%    
        
  Profit Erosion (finance rate 7.000%)  3 yrs 3 mths    
        
        
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 Savills 
 
 Development Appraisal 

 
 Scenario 1 
 
  

 
 D - Section 106 
  
  

 
 Report Date: 16 May 2013 
 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Timescale (Duration in months) 
 
 Project commences May 2013 
 Phase 1: Phase 1 
 Stage Name Duration Start Date End Date Anchored To Aligned Offset 
 Phase Start  May 2013     
 Pre-Construction 3 May 2013 Jul 2013 Purchase End 0 
 Construction 100 Aug 2013 Nov 2021 Pre-Construction End 0 
 Sale 100 Jan 2014 Apr 2022 Income Flow End -95 
 Phase End  Apr 2022     
 Phase Length 108      
 
 Project Length 108 (Includes Exit Period)     
 
 
 Assumptions 
 
 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 
 
 Receipts 
 Show tenant's true income stream On 
 Offset income against development costs On 
 Rent payment cycle Quarterly (Adv) 
 Apply rent payment cycle to all tenants On 
 Renewal Void and Rent Free apply to first renewal only Off 
 Growth starts from lease start date Off 
 Deduct Ground Rent from Stepped Rent, On 
 
 Initial Yield Valuation Method Off 
 Default Capitalisation Yield 0.0000% 
 Apply Default Capitalisation to All Tenants Off 
 Default stage for Sale Date Off 
 Align end of income stream to Sale Date Off 
 Apply align end of income stream to all tenants On 
 When the Capital Value is modified in the cash flow Recalculate the Yield 
 Valuation Tables are Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value  Off 
 Rent Free method Defer start of Tenant's Rent 
 
 Finance 
 Financing Method Basic (Interest Sets) 
 Interest Compounding Period Quarterly 
 Interest Charging Period Monthly 
 Nominal rates of interest used  
 Calculate interest on Payments/Receipts in final period On 
 Include interest and Finance Fees in IRR Calculations Off 
 Automatic Inter-account transfers Off 
 Manual Finance Rate for Profit Erosion Off 
 
 Calculation 
 Site Payments In Arrears 
 Other Payments In Arrears 
 Negative Land In Arrears 
 Receipts In Advance 
 
 Initial IRR Guess Rate 8.00% 
 Minimum IRR -100% 
 Maximum IRR 99999% 
 Manual Discount Rate Off 
 IRR Tolerance 0.001000 
 
 Letting and Rent Review Fees are calculated on Net of Deductions 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Assumptions 
 
 Development Yield and Rent Cover are calculated on  Rent at Sale Date(s) 
 Include Tenants with no Capital Value On 
 Include Turnover Rent Off 
 Net of Non-Recoverable costs On 
 Net of Ground Rent deductions On 
 Net of Rent Additions/Costs On 
 Leasing Commissions are calculated  After Non-Recoverable cost deductions 
  For the First Term of the lease only 
 
 Value Added Tax 
 Global VAT Rate 0.00% 
 Global Recovery Rate 0.00% 
 Recovery Cycle every 2 months 
 1st Recovery Month 2 (Jun 2013) 
 VAT Calculations in Cash Flow On 
 
 Residual 
 Land Cost Mode Residualised Land Value 
 Multi-Phasing Separate Land Residual for each phase 
 Target Type Profit on GDV 
 
 Phase Number Target Value Locked Treat Neg Land 
   Value as Revenue 
 1. Phase 1  17.50% No No 
 
 Distribution 
 Construction Payments are paid on S-Curve 
 Sales Receipts are paid on Single curve 
 Sales Deposits are paid on Monthly curve 
 
 Interest Sets 
 
 Interest Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 7.000% 0.000% Perpetuity May 2013 
 
 Loan Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 0.000% 0.000% Perpetuity May 2013 
 
 Inflation and Growth 
 
 Growth Sets 
 
 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
 Inflation Sets 
 
 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
        
 Summary Appraisal for Phase 1 Phase 1       
        
 REVENUE       
 Sales Valuation Units m² Rate m² Unit Price Gross Sales 
  Private 1 bed flat 17 850.00 £3,326.00 £166,300 2,827,100 
  Affordable 1 bed flat 9 450.00 £1,722.00 £86,100 774,900 
  Private 2 bed flat 52 3,484.00 £3,326.00 £222,842 11,587,784 
  Affordable 2 bed flat 28 1,708.00 £1,722.00 £105,042 2,941,176 
  Private 2 bed house 61 5,063.00 £3,326.00 £276,058 16,839,538 
  Private 3 bed house 107 9,309.00 £3,326.00 £289,362 30,961,734 
  Private 4 bed house 70 7,350.00 £3,326.00 £349,230 24,446,100 
  Private 5 bed house 18 2,070.00 £3,326.00 £382,490 6,884,820 
  Affordable 2 bed house 33 2,739.00 £1,722.00 £142,926 4,716,558 
  Affordable 3 bed house 58 5,046.00 £1,722.00 £149,814 8,689,212 
  Affordable 4 bed house 38 3,800.00 £1,722.00 £172,200 6,543,600 
  Affordable 5 bed house 9 1,035.00 £1,722.00 £198,030 1,782,270 
  Totals 500 42,904.00   118,994,792 
        
 Additional Sales Revenue       
  Sales Additions/Costs - Private 1 bed flat   99,161   
  Sales Additions/Costs - Affordable 1 bed flat   52,497   
  Sales Additions/Costs - Private 2 bed flat   303,316   
  Sales Additions/Costs - Affordable 2 bed flat   163,324   
      618,298  
        
 Additional Revenue       
        
 NET REALISATION     119,613,090  
        
 OUTLAY       
        
 ACQUISITION COSTS       
  Residualised Price   17,742,001   
  Stamp Duty  5.75% 1,020,165   
  Town Planning   150,000   
      18,912,166  
 CONSTRUCTION COSTS       
 Construction  m² Rate m² Cost   
  Private 1 bed flat 1,000.00 £1,115.00 1,115,000   
  Affordable 1 bed flat 529.41 £1,115.00 590,294   
  Private 2 bed flat 4,098.82 £1,115.00 4,570,188   
  Affordable 2 bed flat 2,009.41 £1,115.00 2,240,494   
  Private 2 bed house 5,063.00 £950.00 4,809,850   
  Private 3 bed house 9,309.00 £950.00 8,843,550   
  Private 4 bed house 7,350.00 £950.00 6,982,500   
  Private 5 bed house 2,070.00 £950.00 1,966,500   
  Affordable 2 bed house 2,739.00 £950.00 2,602,050   
  Affordable 3 bed house 5,046.00 £950.00 4,793,700   
  Affordable 4 bed house 3,800.00 £950.00 3,610,000   
  Affordable 5 bed house 1,035.00 £950.00 983,250   
  Totals 44,049.65  43,107,376 43,107,376  
        
 Municipal Costs       
  Section 106 500.00 un 17,800.00 /un 8,900,000   
      8,900,000  
        
 PROFESSIONAL FEES       
  Architect  2.50% 1,300,184   
  Quantity Surveyor  2.50% 1,300,184   
  Structural Engineer  2.50% 1,300,184   
  Mech./Elec.Engineer  2.50% 1,300,184   
  Project Manager  2.50% 1,300,184   
      6,500,922  
 MARKETING & LETTING       
  Marketing  1.00% 1,189,948   
      1,189,948  
 DISPOSAL FEES       
  Sales Agent Fee  1.00% 1,189,948   
  Sales Legal Fee  0.75% 892,461   
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
      2,082,409  
        
 Additional Costs       
        
 MISCELLANEOUS FEES       
  Prelims/Demo  3.00% 1,755,249   
  Code Level 4 500.00 un 5,000.00 /un 2,500,000   
  Externals  15.00% 9,414,532   
      13,669,781  
 FINANCE       
  Debit Rate 7.000% Credit Rate 0.000% (Nominal)      
  Land   3,558,726   
  Construction   759,480   
  Total Finance Cost    4,318,205  
        
 TOTAL COSTS     98,680,807  
        
 PROFIT       
      20,932,283  
        
 Performance Measures       
  Profit on Cost%  21.21%    
  Profit on GDV%  17.50%    
  Profit on NDV%  17.50%    
        
  IRR  19.88%    
        
  Profit Erosion (finance rate 7.000%)  2 yrs 9 mths    
        
        
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 Savills 
 
 Development Appraisal 

 
 Scenario 1 
 
  

 
 E - Code for Sustainable Homes 
  
  

 
 Report Date: 16 May 2013 
 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Timescale (Duration in months) 
 
 Project commences May 2013 
 Phase 1: Phase 1 
 Stage Name Duration Start Date End Date Anchored To Aligned Offset 
 Phase Start  May 2013     
 Pre-Construction 3 May 2013 Jul 2013 Purchase End 0 
 Construction 100 Aug 2013 Nov 2021 Pre-Construction End 0 
 Sale 100 Jan 2014 Apr 2022 Income Flow End -95 
 Phase End  Apr 2022     
 Phase Length 108      
 
 Project Length 108 (Includes Exit Period)     
 
 
 Assumptions 
 
 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 
 
 Receipts 
 Show tenant's true income stream On 
 Offset income against development costs On 
 Rent payment cycle Quarterly (Adv) 
 Apply rent payment cycle to all tenants On 
 Renewal Void and Rent Free apply to first renewal only Off 
 Growth starts from lease start date Off 
 Deduct Ground Rent from Stepped Rent, On 
 
 Initial Yield Valuation Method Off 
 Default Capitalisation Yield 0.0000% 
 Apply Default Capitalisation to All Tenants Off 
 Default stage for Sale Date Off 
 Align end of income stream to Sale Date Off 
 Apply align end of income stream to all tenants On 
 When the Capital Value is modified in the cash flow Recalculate the Yield 
 Valuation Tables are Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value  Off 
 Rent Free method Defer start of Tenant's Rent 
 
 Finance 
 Financing Method Basic (Interest Sets) 
 Interest Compounding Period Quarterly 
 Interest Charging Period Monthly 
 Nominal rates of interest used  
 Calculate interest on Payments/Receipts in final period On 
 Include interest and Finance Fees in IRR Calculations Off 
 Automatic Inter-account transfers Off 
 Manual Finance Rate for Profit Erosion Off 
 
 Calculation 
 Site Payments In Arrears 
 Other Payments In Arrears 
 Negative Land In Arrears 
 Receipts In Advance 
 
 Initial IRR Guess Rate 8.00% 
 Minimum IRR -100% 
 Maximum IRR 99999% 
 Manual Discount Rate Off 
 IRR Tolerance 0.001000 
 
 Letting and Rent Review Fees are calculated on Net of Deductions 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Assumptions 
 
 Development Yield and Rent Cover are calculated on  Rent at Sale Date(s) 
 Include Tenants with no Capital Value On 
 Include Turnover Rent Off 
 Net of Non-Recoverable costs On 
 Net of Ground Rent deductions On 
 Net of Rent Additions/Costs On 
 Leasing Commissions are calculated  After Non-Recoverable cost deductions 
  For the First Term of the lease only 
 
 Value Added Tax 
 Global VAT Rate 0.00% 
 Global Recovery Rate 0.00% 
 Recovery Cycle every 2 months 
 1st Recovery Month 2 (Jun 2013) 
 VAT Calculations in Cash Flow On 
 
 Residual 
 Land Cost Mode Residualised Land Value 
 Multi-Phasing Separate Land Residual for each phase 
 Target Type Profit on GDV 
 
 Phase Number Target Value Locked Treat Neg Land 
   Value as Revenue 
 1. Phase 1  17.50% No No 
 
 Distribution 
 Construction Payments are paid on S-Curve 
 Sales Receipts are paid on Single curve 
 Sales Deposits are paid on Monthly curve 
 
 Interest Sets 
 
 Interest Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 7.000% 0.000% Perpetuity May 2013 
 
 Loan Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 0.000% 0.000% Perpetuity May 2013 
 
 Inflation and Growth 
 
 Growth Sets 
 
 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
 Inflation Sets 
 
 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
        
 Summary Appraisal for Phase 1 Phase 1       
        
 REVENUE       
 Sales Valuation Units m² Rate m² Unit Price Gross Sales 
  Private 1 bed flat 17 850.00 £3,326.00 £166,300 2,827,100 
  Affordable 1 bed flat 9 450.00 £1,722.00 £86,100 774,900 
  Private 2 bed flat 52 3,484.00 £3,326.00 £222,842 11,587,784 
  Affordable 2 bed flat 28 1,708.00 £1,722.00 £105,042 2,941,176 
  Private 2 bed house 61 5,063.00 £3,326.00 £276,058 16,839,538 
  Private 3 bed house 107 9,309.00 £3,326.00 £289,362 30,961,734 
  Private 4 bed house 70 7,350.00 £3,326.00 £349,230 24,446,100 
  Private 5 bed house 18 2,070.00 £3,326.00 £382,490 6,884,820 
  Affordable 2 bed house 33 2,739.00 £1,722.00 £142,926 4,716,558 
  Affordable 3 bed house 58 5,046.00 £1,722.00 £149,814 8,689,212 
  Affordable 4 bed house 38 3,800.00 £1,722.00 £172,200 6,543,600 
  Affordable 5 bed house 9 1,035.00 £1,722.00 £198,030 1,782,270 
  Totals 500 42,904.00   118,994,792 
        
 Additional Sales Revenue       
  Sales Additions/Costs - Private 1 bed flat   99,161   
  Sales Additions/Costs - Affordable 1 bed flat   52,497   
  Sales Additions/Costs - Private 2 bed flat   303,316   
  Sales Additions/Costs - Affordable 2 bed flat   163,324   
      618,298  
        
 Additional Revenue       
        
 NET REALISATION     119,613,090  
        
 OUTLAY       
        
 ACQUISITION COSTS       
  Residualised Price   27,458,805   
  Stamp Duty  5.75% 1,578,881   
  Town Planning   150,000   
      29,187,687  
 CONSTRUCTION COSTS       
 Construction  m² Rate m² Cost   
  Private 1 bed flat 1,000.00 £1,115.00 1,115,000   
  Affordable 1 bed flat 529.41 £1,115.00 590,294   
  Private 2 bed flat 4,098.82 £1,115.00 4,570,188   
  Affordable 2 bed flat 2,009.41 £1,115.00 2,240,494   
  Private 2 bed house 5,063.00 £950.00 4,809,850   
  Private 3 bed house 9,309.00 £950.00 8,843,550   
  Private 4 bed house 7,350.00 £950.00 6,982,500   
  Private 5 bed house 2,070.00 £950.00 1,966,500   
  Affordable 2 bed house 2,739.00 £950.00 2,602,050   
  Affordable 3 bed house 5,046.00 £950.00 4,793,700   
  Affordable 4 bed house 3,800.00 £950.00 3,610,000   
  Affordable 5 bed house 1,035.00 £950.00 983,250   
  Totals 44,049.65  43,107,376 43,107,376  
        
 Municipal Costs       
  Section 106 500.00 un 1,000.00 /un 500,000   
      500,000  
        
 PROFESSIONAL FEES       
  Architect  2.50% 1,090,184   
  Quantity Surveyor  2.50% 1,090,184   
  Structural Engineer  2.50% 1,090,184   
  Mech./Elec.Engineer  2.50% 1,090,184   
  Project Manager  2.50% 1,090,184   
      5,450,922  
 MARKETING & LETTING       
  Marketing  1.00% 1,189,948   
      1,189,948  
 DISPOSAL FEES       
  Sales Agent Fee  1.00% 1,189,948   
  Sales Legal Fee  0.75% 892,461   
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
      2,082,409  
        
 Additional Costs       
        
 MISCELLANEOUS FEES       
  Prelims/Demo  3.00% 1,471,749   
  Code Level 4  7.00% 3,502,103   
  Externals  15.00% 8,104,823   
      13,078,675  
 FINANCE       
  Debit Rate 7.000% Credit Rate 0.000% (Nominal)      
  Land   3,981,870   
  Construction   101,942   
  Total Finance Cost    4,083,812  
        
 TOTAL COSTS     98,680,829  
        
 PROFIT       
      20,932,261  
        
 Performance Measures       
  Profit on Cost%  21.21%    
  Profit on GDV%  17.50%    
  Profit on NDV%  17.50%    
        
  IRR  20.41%    
        
  Profit Erosion (finance rate 7.000%)  2 yrs 9 mths    
        
        
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 Savills 
 
 Development Appraisal 

 
 Scenario 1 
 
  

 
 F - Contingency 
  
  

 
 Report Date: 16 May 2013 
 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Timescale (Duration in months) 
 
 Project commences May 2013 
 Phase 1: Phase 1 
 Stage Name Duration Start Date End Date Anchored To Aligned Offset 
 Phase Start  May 2013     
 Pre-Construction 3 May 2013 Jul 2013 Purchase End 0 
 Construction 100 Aug 2013 Nov 2021 Pre-Construction End 0 
 Sale 100 Jan 2014 Apr 2022 Income Flow End -95 
 Phase End  Apr 2022     
 Phase Length 108      
 
 Project Length 108 (Includes Exit Period)     
 
 
 Assumptions 
 
 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 
 
 Receipts 
 Show tenant's true income stream On 
 Offset income against development costs On 
 Rent payment cycle Quarterly (Adv) 
 Apply rent payment cycle to all tenants On 
 Renewal Void and Rent Free apply to first renewal only Off 
 Growth starts from lease start date Off 
 Deduct Ground Rent from Stepped Rent, On 
 
 Initial Yield Valuation Method Off 
 Default Capitalisation Yield 0.0000% 
 Apply Default Capitalisation to All Tenants Off 
 Default stage for Sale Date Off 
 Align end of income stream to Sale Date Off 
 Apply align end of income stream to all tenants On 
 When the Capital Value is modified in the cash flow Recalculate the Yield 
 Valuation Tables are Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value  Off 
 Rent Free method Defer start of Tenant's Rent 
 
 Finance 
 Financing Method Basic (Interest Sets) 
 Interest Compounding Period Quarterly 
 Interest Charging Period Monthly 
 Nominal rates of interest used  
 Calculate interest on Payments/Receipts in final period On 
 Include interest and Finance Fees in IRR Calculations Off 
 Automatic Inter-account transfers Off 
 Manual Finance Rate for Profit Erosion Off 
 
 Calculation 
 Site Payments In Arrears 
 Other Payments In Arrears 
 Negative Land In Arrears 
 Receipts In Advance 
 
 Initial IRR Guess Rate 8.00% 
 Minimum IRR -100% 
 Maximum IRR 99999% 
 Manual Discount Rate Off 
 IRR Tolerance 0.001000 
 
 Letting and Rent Review Fees are calculated on Net of Deductions 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Assumptions 
 
 Development Yield and Rent Cover are calculated on  Rent at Sale Date(s) 
 Include Tenants with no Capital Value On 
 Include Turnover Rent Off 
 Net of Non-Recoverable costs On 
 Net of Ground Rent deductions On 
 Net of Rent Additions/Costs On 
 Leasing Commissions are calculated  After Non-Recoverable cost deductions 
  For the First Term of the lease only 
 
 Value Added Tax 
 Global VAT Rate 0.00% 
 Global Recovery Rate 0.00% 
 Recovery Cycle every 2 months 
 1st Recovery Month 2 (Jun 2013) 
 VAT Calculations in Cash Flow On 
 
 Residual 
 Land Cost Mode Residualised Land Value 
 Multi-Phasing Separate Land Residual for each phase 
 Target Type Profit on GDV 
 
 Phase Number Target Value Locked Treat Neg Land 
   Value as Revenue 
 1. Phase 1  17.50% No No 
 
 Distribution 
 Construction Payments are paid on S-Curve 
 Sales Receipts are paid on Single curve 
 Sales Deposits are paid on Monthly curve 
 
 Interest Sets 
 
 Interest Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 7.000% 0.000% Perpetuity May 2013 
 
 Loan Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 0.000% 0.000% Perpetuity May 2013 
 
 Inflation and Growth 
 
 Growth Sets 
 
 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
 Inflation Sets 
 
 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
        
 Summary Appraisal for Phase 1 Phase 1       
        
 REVENUE       
 Sales Valuation Units m² Rate m² Unit Price Gross Sales 
  Private 1 bed flat 17 850.00 £3,326.00 £166,300 2,827,100 
  Affordable 1 bed flat 9 450.00 £1,722.00 £86,100 774,900 
  Private 2 bed flat 52 3,484.00 £3,326.00 £222,842 11,587,784 
  Affordable 2 bed flat 28 1,708.00 £1,722.00 £105,042 2,941,176 
  Private 2 bed house 61 5,063.00 £3,326.00 £276,058 16,839,538 
  Private 3 bed house 107 9,309.00 £3,326.00 £289,362 30,961,734 
  Private 4 bed house 70 7,350.00 £3,326.00 £349,230 24,446,100 
  Private 5 bed house 18 2,070.00 £3,326.00 £382,490 6,884,820 
  Affordable 2 bed house 33 2,739.00 £1,722.00 £142,926 4,716,558 
  Affordable 3 bed house 58 5,046.00 £1,722.00 £149,814 8,689,212 
  Affordable 4 bed house 38 3,800.00 £1,722.00 £172,200 6,543,600 
  Affordable 5 bed house 9 1,035.00 £1,722.00 £198,030 1,782,270 
  Totals 500 42,904.00   118,994,792 
        
 Additional Sales Revenue       
  Sales Additions/Costs - Private 1 bed flat   99,161   
  Sales Additions/Costs - Affordable 1 bed flat   52,497   
  Sales Additions/Costs - Private 2 bed flat   303,316   
  Sales Additions/Costs - Affordable 2 bed flat   163,324   
      618,298  
        
 Additional Revenue       
        
 NET REALISATION     119,613,090  
        
 OUTLAY       
        
 ACQUISITION COSTS       
  Residualised Price   26,394,732   
  Stamp Duty  5.75% 1,517,697   
  Town Planning   150,000   
      28,062,429  
 CONSTRUCTION COSTS       
 Construction  m² Rate m² Cost   
  Private 1 bed flat 1,000.00 £1,115.00 1,115,000   
  Affordable 1 bed flat 529.41 £1,115.00 590,294   
  Private 2 bed flat 4,098.82 £1,115.00 4,570,188   
  Affordable 2 bed flat 2,009.41 £1,115.00 2,240,494   
  Private 2 bed house 5,063.00 £950.00 4,809,850   
  Private 3 bed house 9,309.00 £950.00 8,843,550   
  Private 4 bed house 7,350.00 £950.00 6,982,500   
  Private 5 bed house 2,070.00 £950.00 1,966,500   
  Affordable 2 bed house 2,739.00 £950.00 2,602,050   
  Affordable 3 bed house 5,046.00 £950.00 4,793,700   
  Affordable 4 bed house 3,800.00 £950.00 3,610,000   
  Affordable 5 bed house 1,035.00 £950.00 983,250   
  Totals 44,049.65  43,107,376 43,107,376  
        
  Contingency  5.00% 2,155,369   
      2,155,369  
 Municipal Costs       
  Section 106 500.00 un 1,000.00 /un 500,000   
      500,000  
        
 PROFESSIONAL FEES       
  Architect  2.50% 1,144,069   
  Quantity Surveyor  2.50% 1,144,069   
  Structural Engineer  2.50% 1,144,069   
  Mech./Elec.Engineer  2.50% 1,144,069   
  Project Manager  2.50% 1,144,069   
      5,720,343  
 MARKETING & LETTING       
  Marketing  1.00% 1,189,948   
      1,189,948  
 DISPOSAL FEES       
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
  Sales Agent Fee  1.00% 1,189,948   
  Sales Legal Fee  0.75% 892,461   
      2,082,409  
        
 Additional Costs       
        
 MISCELLANEOUS FEES       
  Prelims/Demo  3.00% 1,544,493   
  Code Level 4 500.00 un 5,000.00 /un 2,500,000   
  Externals  15.00% 8,005,832   
      12,050,324  
 FINANCE       
  Debit Rate 7.000% Credit Rate 0.000% (Nominal)      
  Land   3,711,352   
  Construction   101,249   
  Total Finance Cost    3,812,601  
        
 TOTAL COSTS     98,680,800  
        
 PROFIT       
      20,932,290  
        
 Performance Measures       
  Profit on Cost%  21.21%    
  Profit on GDV%  17.50%    
  Profit on NDV%  17.50%    
        
  IRR  21.09%    
        
  Profit Erosion (finance rate 7.000%)  2 yrs 9 mths    
        
        
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 Savills 
 
 Development Appraisal 

 
 Scenario 1 
 
  

 
 G - Combined 
  
  

 
 Report Date: 16 May 2013 
 



 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Timescale (Duration in months) 
 
 Project commences May 2013 
 Phase 1: Phase 1 
 Stage Name Duration Start Date End Date Anchored To Aligned Offset 
 Phase Start  May 2013     
 Pre-Construction 3 May 2013 Jul 2013 Purchase End 0 
 Construction 100 Aug 2013 Nov 2021 Pre-Construction End 0 
 Sale 100 Jan 2014 Apr 2022 Income Flow End -95 
 Phase End  Apr 2022     
 Phase Length 108      
 
 Project Length 108 (Includes Exit Period)     
 
 
 Assumptions 
 
 Expenditure 
 Professional Fees are based on Construction including Contingency + Demolition & Road / Site Works 
 (Manual relations applied to some Professional Fees) 
 Purchaser's Costs are based on Gross Capitalisation 
 Purchaser's Costs Added to Cost (Not deducted from Sale) 
 Sales Fees are based on Gross Capitalisation 
 Sales Fees Added to Cost (Not deducted from Sale) 
 
 Receipts 
 Show tenant's true income stream On 
 Offset income against development costs On 
 Rent payment cycle Quarterly (Adv) 
 Apply rent payment cycle to all tenants On 
 Renewal Void and Rent Free apply to first renewal only Off 
 Growth starts from lease start date Off 
 Deduct Ground Rent from Stepped Rent, On 
 
 Initial Yield Valuation Method Off 
 Default Capitalisation Yield 0.0000% 
 Apply Default Capitalisation to All Tenants Off 
 Default stage for Sale Date Off 
 Align end of income stream to Sale Date Off 
 Apply align end of income stream to all tenants On 
 When the Capital Value is modified in the cash flow Recalculate the Yield 
 Valuation Tables are Annually in Arrears 
 Deduct Post-Sale TI Costs & Lease Comm. from Cap. Value  Off 
 Rent Free method Defer start of Tenant's Rent 
 
 Finance 
 Financing Method Basic (Interest Sets) 
 Interest Compounding Period Quarterly 
 Interest Charging Period Monthly 
 Nominal rates of interest used  
 Calculate interest on Payments/Receipts in final period On 
 Include interest and Finance Fees in IRR Calculations Off 
 Automatic Inter-account transfers Off 
 Manual Finance Rate for Profit Erosion Off 
 
 Calculation 
 Site Payments In Arrears 
 Other Payments In Arrears 
 Negative Land In Arrears 
 Receipts In Advance 
 
 Initial IRR Guess Rate 8.00% 
 Minimum IRR -100% 
 Maximum IRR 99999% 
 Manual Discount Rate Off 
 IRR Tolerance 0.001000 
 
 Letting and Rent Review Fees are calculated on Net of Deductions 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 TIMESCALE & ASSUMPTIONS SAVILLS 
 Scenario 1 
 
 Assumptions 
 
 Development Yield and Rent Cover are calculated on  Rent at Sale Date(s) 
 Include Tenants with no Capital Value On 
 Include Turnover Rent Off 
 Net of Non-Recoverable costs On 
 Net of Ground Rent deductions On 
 Net of Rent Additions/Costs On 
 Leasing Commissions are calculated  After Non-Recoverable cost deductions 
  For the First Term of the lease only 
 
 Value Added Tax 
 Global VAT Rate 0.00% 
 Global Recovery Rate 0.00% 
 Recovery Cycle every 2 months 
 1st Recovery Month 2 (Jun 2013) 
 VAT Calculations in Cash Flow On 
 
 Residual 
 Land Cost Mode Residualised Land Value 
 Multi-Phasing Separate Land Residual for each phase 
 Target Type Profit on GDV 
 
 Phase Number Target Value Locked Treat Neg Land 
   Value as Revenue 
 1. Phase 1  20.00% No No 
 
 Distribution 
 Construction Payments are paid on S-Curve 
 Sales Receipts are paid on Single curve 
 Sales Deposits are paid on Monthly curve 
 
 Interest Sets 
 
 Interest Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 7.000% 0.000% Perpetuity May 2013 
 
 Loan Set 1 
 
 Debit Rate Credit Rate Months Start Date 
 0.000% 0.000% Perpetuity May 2013 
 
 Inflation and Growth 
 
 Growth Sets 
 
 Growth Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
 Inflation Sets 
 
 Inflation Set 1 
 Inflation/Growth for this set is calculated in arrears 
 This set is not stepped 
 
 Rate Months Start Date 
 0.000% Perpetuity May 2013 
 
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
        
 Summary Appraisal for Phase 1 Phase 1       
        
 REVENUE       
 Sales Valuation Units m² Rate m² Unit Price Gross Sales 
  Private 1 bed flat 17 850.00 £3,132.00 £156,600 2,662,200 
  Affordable 1 bed flat 9 450.00 £1,722.00 £86,100 774,900 
  Private 2 bed flat 52 3,484.00 £3,132.00 £209,844 10,911,888 
  Affordable 2 bed flat 28 1,708.00 £1,722.00 £105,042 2,941,176 
  Private 2 bed house 61 5,063.00 £3,132.00 £259,956 15,857,316 
  Private 3 bed house 107 9,309.00 £3,132.00 £272,484 29,155,788 
  Private 4 bed house 70 7,350.00 £3,132.00 £328,860 23,020,200 
  Private 5 bed house 18 2,070.00 £3,132.00 £360,180 6,483,240 
  Affordable 2 bed house 33 2,739.00 £1,722.00 £142,926 4,716,558 
  Affordable 3 bed house 58 5,046.00 £1,722.00 £149,814 8,689,212 
  Affordable 4 bed house 38 3,800.00 £1,722.00 £172,200 6,543,600 
  Affordable 5 bed house 9 1,035.00 £1,722.00 £198,030 1,782,270 
  Totals 500 42,904.00   113,538,348 
        
 Additional Sales Revenue       
  Sales Additions/Costs - Private 1 bed flat   99,161   
  Sales Additions/Costs - Affordable 1 bed flat   52,497   
  Sales Additions/Costs - Private 2 bed flat   303,316   
  Sales Additions/Costs - Affordable 2 bed flat   163,324   
      618,298  
        
 Additional Revenue       
        
 NET REALISATION     114,156,646  
        
 OUTLAY       
        
 ACQUISITION COSTS       
  Residualised Price   9,170,474   
  Stamp Duty  5.75% 527,302   
  Town Planning   150,000   
      9,847,776  
 CONSTRUCTION COSTS       
 Construction  m² Rate m² Cost   
  Private 1 bed flat 1,000.00 £1,115.00 1,115,000   
  Affordable 1 bed flat 529.41 £1,115.00 590,294   
  Private 2 bed flat 4,098.82 £1,115.00 4,570,188   
  Affordable 2 bed flat 2,009.41 £1,115.00 2,240,494   
  Private 2 bed house 5,063.00 £950.00 4,809,850   
  Private 3 bed house 9,309.00 £950.00 8,843,550   
  Private 4 bed house 7,350.00 £950.00 6,982,500   
  Private 5 bed house 2,070.00 £950.00 1,966,500   
  Affordable 2 bed house 2,739.00 £950.00 2,602,050   
  Affordable 3 bed house 5,046.00 £950.00 4,793,700   
  Affordable 4 bed house 3,800.00 £950.00 3,610,000   
  Affordable 5 bed house 1,035.00 £950.00 983,250   
  Totals 44,049.65  43,107,376 43,107,376  
        
  Contingency  5.00% 2,155,369   
      2,155,369  
 Municipal Costs       
  Section 106 500.00 un 17,800.00 /un 8,900,000   
      8,900,000  
        
 PROFESSIONAL FEES       
  Architect  2.50% 1,354,069   
  Quantity Surveyor  2.50% 1,354,069   
  Structural Engineer  2.50% 1,354,069   
  Mech./Elec.Engineer  2.50% 1,354,069   
  Project Manager  2.50% 1,354,069   
      6,770,343  
 MARKETING & LETTING       
  Marketing  1.00% 1,135,383   
      1,135,383  
 DISPOSAL FEES       
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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 APPRAISAL SUMMARY SAVILLS 
 Scenario 1 
  Sales Agent Fee  1.00% 1,135,383   
  Sales Legal Fee  0.75% 851,538   
      1,986,921  
        
 Additional Costs       
        
 MISCELLANEOUS FEES       
  Prelims/Demo  3.00% 1,827,993   
  Code Level 4  7.00% 3,619,400   
  Externals  15.00% 9,633,767   
      15,081,159  
 FINANCE       
  Debit Rate 7.000% Credit Rate 0.000% (Nominal)      
  Land   1,515,583   
  Construction   825,350   
  Total Finance Cost    2,340,933  
        
 TOTAL COSTS     91,325,261  
        
 PROFIT       
      22,831,385  
        
 Performance Measures       
  Profit on Cost%  25.00%    
  Profit on GDV%  20.00%    
  Profit on NDV%  20.00%    
        
  IRR  28.92%    
        
  Profit Erosion (finance rate 7.000%)  3 yrs 3 mths    
        
        
Please note that the advice provided on values is informal and given purely as guidance.  Our views on price are not  
intended as a formal valuation and should not be relied upon as such. They are given in the course of our estate  
agency role.  No liability is given to any third party and the figures suggested are in accordance with Valuation  
Standard VS 1.1 of RICS Valuation Standards - Global and UK issued in March 2012.  Any advice attached is not a  
formal ("Red Book") valuation, and neither Savills nor the author can accept any responsibility to any third party who  
may seek to rely upon it, as a whole, or any part as such. 
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