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Introduction 
 

This document is submitted by Savills (UK) Limited in respect of the Wokingham Borough Council (“WBC”) 

Community Infrastructure Levy (“CIL”) Examination, on behalf of Strategic Development Location (SDL) Landowner 

and Developer Consortia.   

 

The purpose of this document is to provide additional evidence and viability appraisals in response to the specific 

questions set out in the Examiner’s Note to Wokingham Borough Council
1
. It is intended to supplement the 

comments previously submitted to WBC and does not reiterate our representations submitted to the Draft Charging 

Schedule (DCS) consultation
2
. 

 

In particular, given the time between the DCS consultation and Examination in Public, this document aims to 

address whether improving sales values have increased the capacity for CIL on the SDL sites.  

 

The SDL Landowner and Developer Consortia is aware that the Examiner did not request further written evidence 

prior to the Hearings.  The Paper is shared at the Hearings, offered at the discretion of the Examiner, to provide 

updated evidence in response to the Borough Council update paper WBC-01.  

 

 

 

  

                                                           
1
 ID-01, Philip Staddon, 14

th
 August 2014 

2
 ED.1.4a SDL Consortia WBC CIL DCS Final Representation, Savills on behalf of SDL Landowner and Developer Consortia, March 2014 
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Updated Viability Evidence 
 

1.1. Sales Value Growth 

1.1.1. In WBC-01, the Council highlights that sales values have increased since the DCS (ED.1.1) was 

 published for consultation –  

“It should be noted that since the production of our Viability Update in August 2013, there has been a 

continued increased in residential values achieved both within the SDLs and elsewhere within the 

Borough.  

Examples of this include the development by Crest Nicholson Homes known as Mulberry Grove, which 

forms part of the North Wokingham SDL. The first phase of the development comprises a collection of 1 

and 2 bedroom apartments and 2, 3, 4 and 5 bedroom houses. Average private sales prices have been in 

excess of £400 per sq ft (compared to the general North Wokingham figure used in the update report of 

£290 per sq ft), suggesting that our blanket “bulk” pricing assumption was perhaps overly pessimistic. 

This of course significantly increases the headroom in respect of residential development viability based 

on the Council’s proposed charging rates.”
3
 

1.1.2. We have reviewed the HM Land Registry House Price Index for Wokingham for this period (April 2013 to 

 July 2014). The results of which are set out in Table 1 below. 

 Table 1 – HM Land Registry House Price Index (Wokingham) 

Date Index 

April 2013 271.09 

May 2013 272.90 

June 2013 275.27 

July 2013 276.83 

August 2013 277.32 

September 2013 280.08 

October 2013 281.83 

November 2013 281.98 

December 2013 285.66 

January 2014 286.69 

February 2014 286.25 

March 2014 290.25 

April 2014 292.65 

May 2014 296.06 

June 2014 300.96 

July 2014 304.95 

Source: HM Land Registry HPI 

                                                           
3
 Paragraphs 1 – 2, Page 2, WBC-01 
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1.1.3 This illustrates that sales values have increased by 12.49% over this period. Applying this to the sales 

values included in the DCS Alternative Viability Appraisals indicates that the following rates are now 

applicable: 

 

Table 2 – Revised Sales Values, applying 12.49% growth 

 

Strategic Development Location 
(SDL)  

Sales Values (£) Adjusted Sales Values (£) 

  £psm £psf £psm £psf 

North Wokingham £3,121 £290 £3,511 £326 

South of M4 £3,014 £280 £3,390 £315 

South Wokingham £3,121 £290 £3,511 £326 

Arborfield Garrison £3,229 £300 £3,632 £337 

 

   Source: Savills analysis (September 2014) 

 

1.2. Build Cost Inflation 

1.2.1. Whilst we acknowledge that the sales values have increased since the £ per sq ft were put forward it is 

 important to also recognise that build costs have risen. In the Viability Study Update
4
, GL Hearn 

 confirmed that they had revised the build costs used in the modelling of the SDL sites: 

“Our previous study used build costs based on BCIS upper quartile figures which we considered to be an 

appropriate standard assumption for the range of scenarios which were being examined. 

However, the majority of the units delivered within the SDLs will be provided in bulk by volume house 

builders, who will be able to achieve significant economies of scale and are therefore likely to deliver 

them at unit costs well below the ‘upper quartile figures’ which we have used previously. 

Accordingly for this exercise we have reduced build costs to £88 and £106 per sq ft for houses and 

apartments respectively. This is still in excess of the BCIS median figures and if anything we would still 

consider this likely to be in excess of actual build costs for schemes on this scale.”   

1.2.2. We have therefore consulted the BCIS All-in Tender Price Index to establish what level of build cost 

 inflation should be applied to the build costs. Table 3 overleaf details the BCIS All-in Price Index for the 

 period Q3 2013 to Q3 2014.  

 

 

  

                                                           
4
 Paragraphs 4.8 – 4.10, ED.3.1 Community Infrastructure Levy Viability Update Report, G L Hearn, August 2013 



 

 

Wokingham Borough Council CIL  

Examination in Public 

 

 
   

SDL Landowner and Developer Consortia  September 2014  4 

Table 3 – BCIS All-in Tender Price Index 

 

Month BCIS All-in TPI 

Q3 2013 234 

Q4 2013 240 

Q1 2014 243 

Q2 2014 248 

Q3 2014 251 

 

Source: BCIS All-in Tender Price Index (Updated: September 2014) 

 

1.2.3 This indicates that 7.26% build cost inflation should be applied to reflect the increased build costs over the 

last year. We have therefore applied this level of inflation to the build costs detailed in the Viability Update 

Report (see Table 4).  

 

Table 4 – Revised Build Costs, applying 7.26% inflation 

 

 Strategic Development Location (SDL) 
 

Build Costs (£) Adjusted Build Costs (£) 

  
  

Houses Flats Houses Flats 

£psm £psf £psm £psf £psm £psf £psm £psf 

North Wokingham £947 £88 £1,141 £106 £1,016 £94 £1,224 £114 

South of M4 £947 £88 £1,141 £106 £1,016 £94 £1,224 £114 

South Wokingham £947 £88 £1,141 £106 £1,016 £94 £1,224 £114 

Arborfield Garrison £947 £88 £1,141 £106 £1,016 £94 £1,224 £114 

 

Source: Savills analysis (September 2014) 
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   Revised Appraisals Results 

 

2.1 Taking the above in to account, we have prepared revised viability appraisals for each SDL to demonstrate 

the combined impact of the increased sales values and build costs. The appraisal summaries are not 

enclosed, however, we have set out the results below, in terms of Residual Land Value (RLV) for each 

SDL: 

 

Table 5 – Revised Alternative Viability Appraisal Results 

 

 North 

Wokingham 

South of 

M4 

South 

Wokingham 

Arborfield 

Garrison 

RLV (Combined Revised 

Assumptions) (DCS rep’) 

£38,694,933 £67,467,726 £56,369,678 £61,072,091 

New Sales Values £56,500,271 £98,246,064 £89,871,170 £89,612,309 

New Build Costs £29,956,814 £51,325,723 £38,878,713 £47,505,158 

Combined £48,145,100 £83,109,812 £73,451,068 £76,810,744 

 

           Source: Savills analysis (September 2014) 

 

2.2 The table below summarises the results of our revised combined viability appraisals, which incorporates the 

increased sales values and build costs as set out in the previous section. This updates the table on page 47 

of the DCS representations (March 2014): 

 

Table 6 – Maximum CIL Rates, applying revised sales values and build costs 

 

CIL Rates North 

Wokingham 

South of 

M4 

South 

Wokingham 

Arborfield 

Garrison 

RLV £48,145,100 £83,109,812 £73,451,068 £76,810,744 

BLV £26,505,263 £67,624,615 £57,812,500 £52,857,143 

Maximum CIL Capacity £21,639,837 £15,485,197 £15,638,568 £23,953,601 

Maximum CIL Rate (£ per sq m) £282 £112 £110 £205 

CIL Rate with 30% viability 

cushion (£ per sq m) 
£198 £78 £77 £143 

Potential CIL rate to achieve 

nominal up to £28,000 per dwelling 

all dwellings (£37,800 market only)  

£140 £78 £77 £85 

 

Source: Savills analysis (September 2014) 
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2.3 The CIL rates indicated in Table 6 reflects restrictions on the use of Section 106 obligations. Dependent on 

the breadth of the Regulation 123 List, further additions to this buffer may be necessary.  The SDL 

Consortia has provided an indication of a possible level of Section 106 on page 39 of the DCS 

representations. This is based on the likely ‘site specific’ infrastructure (required for scheme mitigation).  

 

2.4 It is also important to note that the Maximum theoretical CIL rates indicated prior to any buffer (£110 - £282 

per sq m) are based on GL Hearn’s methodology, which Savills partly objects. See paragraphs 4.8 – 4.10 

of the DCS representations (March 2014).  The SDL Consortia makes the case for an additional buffer to 

account for the inappropriate assumptions adopted by GL Hearn. This is on top of a buffer to ensure that 

the CIL rates are not set at the margins of viability and hence do not impede on the delivery of the SDLs.    

 


