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EXECUTIVE SUMMARY
Study scope
1. This report, undertaken by Peter Brett Associates LLP on behalf of Tamworth Borough
Council sets out the findings for the whole plan viability (WPV) assessment, affordable
housing policy and preliminary draft Community Infrastructure Levy (CIL) charge options for
Tamworth.
2. The National Planning Policy Framework states that plans should be deliverable and that the
sites and scale of development identified in the plan should not be subject to such a scale of
obligations or policy burdens that their ability to be developed viably is threatened.
Approach to viability assessment
3. A residual value approach to viability appraisal was undertaken for residential and nonresidential schemes to inform the study recommendations.
4. The planned growth is based on delivery taking place in parallel within the smaller urban
brownfield sites and four strategic greenfield sites. There was a general consensus from
stakeholders and research that there is one single mid-range value zone in Tamworth.
5. The two policies identified as directly impacting on viability were affordable housing and
infrastructure. The emerging recommendations have informed the Local Plan policies adopting an ‘iterative approach’ to guide policy so that the proposed policy obligations do not
threatened the whole plan viability, and support the delivery of development.
Study findings
6. Before policy costs are incorporated, most of the residential development scenarios tested are
viable. Once policy requirements are introduced, some scenarios move to a position of
marginal and negative viability, so important decisions will be needed on policy trade-offs
between affordable housing and funding infrastructure costs to ensure the Local Plan remains
viable.
7. All four strategic greenfield scenarios tested appear viable at 25% and 20% affordable and are
able to contribute varying amounts towards off site strategic CIL contribution as well as the
onsite opening costs (including s106 costs). The urban sites are also viable at 25% and 20%
affordable housing (apart from the small one and two unit scenarios). . The residential CIL
charge options range from £15 to £35 per sq.m depending on the level of affordable housing
requirement.
8. A comparison with past delivery, indicates that reducing the affordable housing policy
requirement to between 20% and 25% with some CIL contributions replacing the current s106
for the urban sites, is within what has been achieved in the recent recessionary years indicating that the assumptions adopted for the viability appraisals in this study are likely to be
conservative, leaning on the side of caution.
9. From the point of efficiency of providing and managing affordable housing units, and from a
community cohesion and design consideration, some registered providers have suggested
that a threshold for affordable housing commuted sums policy may be appropriate for
schemes that result in anything less than 5 affordable units.

Tamworth Whole Plan Viability, Affordable Housing and CIL Study 2014

7

Whole Plan Viability, Affordable Housing and CIL Study 2014
Tamworth Borough Council Local Plan
Recommendations
10. Tamworth Borough Council (TBC) will need to consider the policy trade-off for delivering
affordable housing and funding strategic infrastructure (needed to support the delivery of
growth) and maintain a viable Local Plan.
11. Based on the review of evidence and past delivery, TBC may consider a policy that introduces
a geographical differentiation in affordable housing policy between the urban and greenfield
strategic sites of between 20% and 25% respectively, whilst maintaining a simple single CIL
charging of between £20 - £35 throughout for all residential development. This would enable
greater flexibility in site specific negotiations, but also capture a contribution towards CIL from
most development
12. The affordable housing policy should be scripted as a flexible policy to allow for changes in
viability. The affordable housing policy and the Community Infrastructure Levy should be kept
under review on a 3 to 5 year basis to give some certainty to developers, but also allow
flexibility to adapt policy to reflect changes in viability and delivery if required.
13. The viability evidence supports the removal of the current threshold of 15 units for S106
affordable housing contribution. This could potentially help to increase the number of schemes
contributing towards the affordable housing requirement. However, note the Government is
currently consulting on the possible introduction of a national threshold of 10 units for S106
affordable housing units. It is important to note the majority of consented schemes in
Tamworth have been below the affordable housing threshold, so changing developer habits
may require a lead in time and awareness raising publicity.
14. The inclusion of a minimum threshold for offsite commuted sum contributions for affordable
housing could be considered to support issues relating to community cohesion and efficiency
in delivery of affordable housing. The study includes two different methods for TBC to
calculate off site commuted sums, these should be consulted with relevant stakeholders to
come to arrive at an approach that is appropriate for Tamworth.
15. The evidence indicates that schemes of one and two units are marginal in terms of viability
and these have been exempted from an affordable housing policy requirement and from a CIL
requirement.
16. With respect to a CIL charge for non-residential use, there is little planned chargeable
development expected in the short term apart from some retail and employment uses. Based
on the viability evidence, and after discussion with TBC concerning the type and scale of
development expected, a single out of centre retail charge figure of £200sq.m has been
included in the preliminary draft charging schedule. The proposed Preliminary Draft Charging
Schedule for CIL is as follows:
Use

Proposed PDCS CIL Charge (per sq. m)

Residential charge range

£25 - £35

(one or two unit residential schemes of 210 sq.m gross floor
space exempt from CIL charge)
Out of centre retail

1

All other development

£200
£0

1

Out of centre includes Tamworth town centre, local centres and neighbourhood centres as defined in the
policies map and town centre inset map of the Tamworth Draft Local Plan 2006 - 2031
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1

INTRODUCTION

1.1

The study scope

1.1.1

Peter Brett Associates LLP was commissioned by Tamworth Borough Council to undertake a
viability assessment at a strategic plan level and provide the following outputs:


A whole plan viability assessment (WPV) of the emerging Local Plan.



Inform the Local Plan affordable housing policy in the context of the WPV assessment.



Inform a preliminary draft community infrastructure levy (CIL) charge.

1.1.2

The main purpose of this assessment is to provide evidence to show that the requirements of
the National Planning Policy Framework (NPPF) are met. That is, the policy requirements in
the Local Plan should not threaten the development viability of the plan. The objective of this
study is to inform policy decisions relating to the trade-offs between the policy aspirations of
achieving sustainable development and the realities of economic viability.

1.1.3

This report and the accompanying assessments have been prepared in line with RICS
valuation guidance. However, it is first and foremost a supporting document to inform the
Local Plan evidence base and planning policy. As per Professional Standards 1 of the RICS
2
Valuation Standards – Global and UK Edition , the advice expressly given in the preparation
for, or during the course of negotiations or possible litigation does not form part of a formal
“Red Book” valuation and should not be relied upon as such. No responsibility whatsoever is
accepted to any third party who may seek to rely on the content of the report for such
purposes.

1.2

Defining local plan level viability

1.2.1

The 'Viability Testing Local Plans - advice for planning practitioners report prepared by the
Local housing Delivery Group and chaired by Sir John Harman June 2012(referred to as the
Harman Report in this study) defines whole plan viability as follows:
‘An individual development can be said to be viable if, after taking account of all costs,
including central and local government policy and regulatory costs, and the cost and
availability of development finance, the scheme provides a competitive return to the developer
to ensure that development takes place, and generates a land value sufficient to persuade the
land owner to sell the land for the development proposed.’
At a Local Plan level, viability is very closely linked to the concept of deliverability. In the
case of housing, a Local Plan can be said to be deliverable if sufficient sites are viable (as
defined in the previous paragraph) to deliver the plan’s housing requirement over the plan
period.

1.2.2

Note the approach to Local Plan level viability assessment does not require all sites in the
3
plan to be viable . The Harman Report says that a site typologies approach to understanding
plan viability is sensible. Whole plan viability:
‘does not require a detailed viability appraisal of every site anticipated to come forward over
the plan period… [we suggest] rather it is to provide high level assurance that the policies with

2

] RICS (January 2014) Valuation – Professional Standards, PS1 Compliance with standards and practice
statements where a written valuation is provided.
3
Emphasis is on the development upon which the plan relies (16).
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the plan are set in a way that is compatible with the likely economic viability of development
needed to deliver the plan.
A more proportionate and practical approach in which local authorities create and test a range
4
of appropriate site typologies reflecting the mix of sites upon which the plan relies’.
1.2.3

The Harman Report states that the role of the typologies testing is not required to provide a
precise answer as to the viability of every development likely to take place during the plan
period.
‘No assessment could realistically provide this level of detail…rather, [the role of the
typologies testing] is to provide high level assurance that the policies within the plan are set in
a way that is compatible with the likely economic viability of development needed to deliver the
5
plan.’

1.2.4

Indeed the Report also acknowledges that a:
‘plan-wide test will only ever provide evidence of policies being ‘broadly viable.’ The
assumptions that need to be made in order to carry out a test at plan level mean that any
specific development site may still present a range of challenges that render it unviable given
the policies in the Local Plan, even if those policies have passed the viability test at the plan
level. This is one reason why our advice advocates a ‘viability cushion’ to manage these
6
risks.

1.2.5

The report later suggests that once the typologies testing has been done:
‘it may also help to include some tests of case study sites, based on more detailed examples
7
of actual sites likely to come forward for development if this information is available’ .

1.2.6

The Harman Report points out the importance of minimising risk to the delivery of the plan.
Risks can come from policy requirements that are either too high or too low. So, planning
authorities must have regard to the risks of damaging plan delivery through loading on
excessive policy costs – but equally, they need to be aware of lowering standards to the point
where the sustainable delivery of the plan is not possible. Good planning in this respect is
8
about ‘striking a balance’ between the competing demands for policy and plan viability.

1.3

Report structure

1.3.1

The rest of this report is set out as follows:


Chapter 2 sets out the policy and legal requirements relating to whole plan viability,
affordable housing and community infrastructure levy which the study assessment must
comply with.



Chapter 3 outlines the planning and development context and considers the past delivery.



Chapter 4 sets out the study approach.



Chapter’s 5 to 8 work through each stage of the study approach explained in chapter 4 to
arrive at the assumption inputs for the viability appraisals that are specific to Tamworth.

4

Local Housing Delivery Group (June 2012) Viability Testing in Local Plans (Appendix A)
Ibid (para 15)
6
Ibid (para 18)
7
Ibid (para 38)
8
Ibid (para 16)
5
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Chapter 9 and 10 set out the viability appraisals undertaken for the residential and non
residential developments.



Chapter 11 concludes by setting out the main findings and translates this into
recommendations for the whole plan viability; affordable housing and preliminary CIL
charge options.
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2

NATIONAL POLICY CONTEXT

2.1

Introduction

2.1.1

This chapter sets out the relevant national planning policy for whole plan viability.

2.2

National planning policy framework

2.2.1

The National Planning Policy Framework (NPPF) recognises that the ‘developer funding pot’
or residual value is finite and decisions relating on how this funding is distributed between
affordable housing, infrastructure, and other policy requirements have to be considered as a
whole they cannot be separated out.

2.2.2

The National Planning Policy Framework (NPPF) advises that cumulative effects of policy
should not combine to render plans unviable:
‘Pursuing sustainable development requires careful attention to viability and costs in planmaking and decision-taking. Plans should be deliverable. Therefore, the sites and the scale
of development identified in the plan should not be subject to such a scale of obligations and
policy burdens that their ability to be developed viably is threatened. To ensure viability, the
costs of any requirements likely to be applied to development, such as requirements for
affordable housing, standards, infrastructure contributions or other requirements should,
when taking account of the normal cost of development and mitigation, provide competitive
returns to a willing land owner and willing developer to enable the development to be
9
deliverable’.

2.2.3

With regard to non-residential development, the NPPF states that local planning authorities
‘should have a clear understanding of business needs within the economic markets operating
in and across their area. To achieve this, they should… understand their changing needs and
identify and address barriers to investment, including a lack of housing, infrastructure or
10
viability.’

2.2.4

Note the NPPF does not state that all sites must be viable now in order to appear in the plan.
Instead, the NPPF is concerned to ensure that the bulk of the development is not rendered
unviable by unrealistic policy costs. It is important to recognise that economic viability will be
subject to economic and market variations over the Local Plan timescale. In a free market,
where development is largely undertaken by the private sector, the planning authority can
seek to provide suitable sites to meet the needs of sustainable development. It is not within
the local planning authorities control to ensure delivery actually takes place; this will depend
on the willingness of a developer to invest and a landowner to release the land. So in
considering whether a site is deliverable now or developable in the future, we have taken
account of the local context to help shape our viability assumptions.

2.3

Deliverability and developability considerations in the NPPF

2.3.1

The NPPF creates the two concepts of ‘deliverability’ (which applies to residential sites which
are expected in Years 0-5 of the plan) and ‘developability’ (which applies to year 6 onwards of
the plan). The NPPF defines these two terms as follows:

9

DCLG (2012) National Planning Policy Framework (41, para 173)
Ibid (para 160)

10
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To be deliverable, “sites should be available now, offer a suitable location for development
now, and be achievable, with a realistic prospect that housing will be delivered on the site
11
within five years and in particular that development of the site is viable.”
To be developable, sites expected in Year 6 onwards should be able to demonstrate a
“reasonable prospect that the site is available and could be viably developed at the point
12
envisaged”.
2.3.2

This study deals with the viability element only, the assessment of availability, suitability, and
achievability, infrastructure funding gap, and the timely delivery of infrastructure is dealt with
by the TBC as part of the wider evidence based for the Local Plan and infrastructure planning.

2.3.3

The NPPF advises that a more flexible approach may be taken to the sites coming forward in
the period after the first five years. Sites coming forward after Year 6 might not be viable now
– and might instead be only viable at that point in time. This recognises the impact of
economic cycles and variations in values and policy changes over time.

2.4

National policy on affordable housing

2.4.1

In informing future policy on affordable housing, it is important understand national policy on
affordable housing. The NPPF states:

2.4.2

To deliver a wide choice of high quality homes, widen opportunities for home ownership and
13
create sustainable, inclusive and mixed communities, local planning authorities should :


plan for a mix of housing based on current and future demographic trends, market trends
and the needs of different groups in the community (such as, but not limited to, families
with children, older people, people with disabilities, service families and people wishing to
build their own homes);



identify the size, type, tenure and range of housing that is required in particular locations,
reflecting local demand; and



where they have identified that affordable housing is needed, set policies for meeting this
need on site, unless off-site provision or a financial contribution of broadly equivalent
value can be robustly justified (for example to improve or make more effective use of the
existing housing stock) and the agreed approach contributes to the objective of creating
mixed and balanced communities. Such policies should be sufficiently flexible to take
14
account of changing market conditions over time.

2.4.3

The NPPF does recognise that in some instances, off site provision or a financial contribution
of a broadly equivalent value may contribute towards creating mixed and balanced
communities.

2.4.4

Finally the NPPF recognises that market conditions change over time, and so when setting
long term policy on affordable housing, incorporating a degree of flexibility is sensible to reflect
changing market circumstances.

2.4.5

Note that the NPPF has not amended the definition of affordable housing to take account of
the variety of first time buyer mortgage support schemes offered by both the government and
developers. It is unclear how long such products will be on the market, but they are not

11

Ibid (para 47, footnote 11 – note this study deals with the viability element only, the assessment of availability,
suitability, and achievability is dealt with by the client team as part of the site selection process.
12
Ibid (para 47, footnote 12)
13
Ibid (para 50 and bullets).
14
Ibid (p13, para 50)
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15

classified as an ‘affordable product’ , although they may in some areas impact on the delivery
of affordable products.
Threshold limits, off site contributions, and flexibility in policy
2.4.6

As can be seen from the above, the NPPF does not include any affordable housing thresholds
and allows flexibility for local authorities to meet local requirements based on a clear
understanding of local market, need, viability and delivery.

2.4.7

However, the Planning Performance and Planning Contributions consultation (23 March to
th
16
4 May) issued by DCLG , aimed at promoting housing delivery is seeking views on
designating a proposed 10-unit threshold for section 106 affordable housing contributions.

2.4.8

The proposal is to introduce a 10-unit and 1,000 square metres gross floor space threshold
for affordable housing contributions through section 106 planning obligations. The consultation
paper notes that ‘this is intended to support the delivery of small scale housing sites and
remove the disproportionate burden being place on small scale developers, including those
wishing to build their own homes’. The objective appears to be intended at reducing burdens
for ‘self builders’, similar to the recent CIL exemptions for self builders.

2.4.9

In addition to the above threshold, the consultation also proposes amending policy so that
local authorities should consider that S106 affordable housing contributions should not be
applied to buildings brought back into any use, other than proportionately for any increase in
floor space. The intended objective here is to incentivise brownfield development by reducing
the financial burden of requiring affordable housing contributions.

2.5

National policy on infrastructure

2.5.1

The NPPF requires authorities to demonstrate that infrastructure will be available to support
development:

rd

17

‘It is equally important to ensure that there is a reasonable prospect that planned
infrastructure is deliverable in a timely fashion. To facilitate this, it is important that local
planning authorities understand district-wide development costs at the time Local Plans are
18
drawn up.’
2.5.2

It is not necessary to prove that all funding for infrastructure has been identified. The NPPF
states that standards and policies in Local Plans should ‘facilitate development across the
19
suggesting that in some circumstances, it may be reasonable for a Local
economic cycle,’
Authority to argue that viability is likely to improve over time, that policy costs may be revised,
that some infrastructure is not required immediately, and that mainstream funding levels may
recover.

2.5.3

Note the infrastructure assessment to inform this assessment is being undertaken by TBC.

2.6

National policy on community infrastructure levy

2.6.1

The Community Infrastructure Levy (CIL) is a planning charge that came into force on 6 April
2010. The levy allows local authorities in England and Wales to raise contributions from
development to help pay for infrastructure that is needed to support planned development.

15

This is because the purpose of affordable housing is to help provide affordable housing for households in need
over the long term.
16
https://www.gov.uk/government/consultations/planning-performance-and-planning-contributions
17
A maximum total floor space is included to avoid creating a perverse incentive in terms of construction density.
18
19

Ibid (p42, para 177)
Ibid (p42, para 174)
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Local authorities who wish to charge the levy must produce a draft charging schedule setting
out CIL rates for their areas – which are to be expressed as pounds (£) per square metre, as
CIL will be levied on the gross internal floorspace of the net additional liable development.
Before it is approved by the Council, the draft schedule has to be tested by an independent
examiner.
2.6.2

The requirements which a CIL charging schedule has to meet are set out in:



The Planning Act 2008 as amended by the Localism Act 2011.



The CIL Regulations 2010 , as amended in 2011



The CIL Guidance which was updated in February 2014.

2.6.3

20

21

22

, 2012 , 2013

23

24

and 2014 .

25

.

The 2014 Regulations have altered key aspects of setting the charge for authorities who
publish a Draft Charging Schedule for consultation. The key points from these various
documents are summarised below.
Striking the appropriate balance

2.6.4

2.6.5

The revised Regulation 14 requires that a charging authority ‘strike an appropriate balance’
between:


The desirability of funding from CIL (in whole or in part) the… cost of infrastructure
required to support the development of its area… and



The potential effects (taken as a whole) of the imposition of CIL on the economic viability
of development across its area.

By itself, this statement is not easy to interpret. The guidance explains its meaning. A key
feature of the 2014 Regulations is to give legal effect to the requirement in this guidance for an
authority to ‘show and explain…’ their approach at examination. This explanation is important
and worth quoting at length:
‘The levy is expected to have a positive economic effect on development across a local plan
area. When deciding the levy rates, an appropriate balance must be struck between
additional investment to support development and the potential effect on the viability of
developments.
This balance is at the centre of the charge-setting process. In meeting the regulatory
requirements (see Regulation 14(1)), 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. .
As set out in the National Planning Policy Framework in England (paragraphs 173 – 177),
the sites and the scale of development identified in the plan should not be subject to such a
scale of obligations and policy burdens that their ability to be developed viably is threatened.
26
The same principle applies in Wales.’

20

http://www.legislation.gov.uk/ukdsi/2010/9780111492390/pdfs/ukdsi_9780111492390_en.pdf
http://www.legislation.gov.uk/ukdsi/2011/9780111506301/pdfs/ukdsi_9780111506301_en.pdf
22
http://www.legislation.gov.uk/uksi/2012/2975/pdfs/uksi_20122975_en.pdf
23
http://www.legislation.gov.uk/uksi/2013/982/pdfs/uksi_20130982_en.pdf
24
http://www.legislation.gov.uk/uksi/2014/385/pdfs/uksi_20140385_en.pdf
25
DCLG (February 2014) Community Infrastructure Levy Guidance
26
DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2)
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2.6.6

In other words, the ‘appropriate balance’ is the level of CIL which maximises the delivery of
development in the area. If the CIL charging rate is above this appropriate level, there will be
less development than planned, because CIL will make too many potential developments
unviable. Conversely, if the charging rates are below the appropriate level, development will
also be compromised, because it will be constrained by insufficient infrastructure.

2.6.7

Achieving an appropriate balance is a matter of judgement. It is not surprising, therefore, that
charging authorities are allowed some discretion in this matter. This has been reduced by the
2014 Regulations, but remains. For example, Regulation 14 requires that in setting levy rates,
the Charging Authority (our underlining highlights the discretion):
‘must strike an appropriate balance…’ i.e. it is recognised there is no one perfect balance;
and the guidance states:
‘Charging authorities need to demonstrate that their proposed levy rate or rates are informed
by ‘appropriate available’ evidence and consistent with that evidence across their area as a
whole.’ and
‘A charging authority’s proposed rate or rates should be reasonable, given the available
evidence, but there is no requirement for a proposed rate to exactly mirror the evidence ……
27
There is room for some pragmatism.’

2.6.8

Thus the guidance sets the delivery of development firmly in within the context of
implementing the Local Plan. This is linked to the plan viability requirements of the NPPF,
particularly paragraphs 173 and 174. This point is given emphasis throughout the guidance.
For example, in guiding examiners, the guidance makes it clear that the independent
examiner should establish that:
‘…..evidence has been provided that shows the proposed rate (or rates) would not threaten
28
delivery of the relevant Plan as a whole…..’

2.6.9

This also makes the point that viability is not simply a site specific issue but one for the plan as
a whole.

2.6.10 The focus is on seeking to ensure that the CIL rate does not threaten the ability to develop
viably the sites and scale of development identified in the Local Plan. Accordingly, when
considering evidence the guidance requires that charging authorities should:
‘use an area based approach, involving a broad test of viability across their area’,
supplemented by sampling ‘…an appropriate range of types of sites across its area…’ with the
focus ‘...on strategic sites on which the relevant Plan relies and those sites where the impact
29
of the levy on economic viability is likely to be most significant (such as brownfield sites).
2.6.11 This reinforces the message that charging rates do not need to be so low that CIL does not
make any individual development schemes unviable (some schemes will be unviable with or
without CIL). The levy may put some schemes at risk, however, in aiming to strike an
appropriate balance overall, the charging authority should avoid threatening the ability to
develop viably the sites and scale of development identified in the Local Plan.

27

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:2:4)
DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:5:5)
29
DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:2:4)
28
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Keeping clear of the ceiling
2.6.12 The guidance advises that CIL rates should not be set at the very margin of viability, partly in
order that they may remain robust over time as circumstances change:
‘…..if the evidence pointed to setting a charge right at the margins of viability………It would
be appropriate to ensure that a ‘buffer’ or margin is included, so that the levy rate is able to
30
support development when economic circumstances adjust.’
2.6.13 We would add two further reasons for a cautious approach to rate-setting, which stops short of
the margin of viability:


Values and costs vary widely between individual sites and over time, in ways that cannot be
fully captured by the viability calculations in the CIL evidence base.



A charge that aims to extract the absolute maximum would be strenuously opposed by
landowners and developers, which would make CIL difficult to implement and put the overall
development of the area at serious risk.
Varying the CIL charge

2.6.14 CIL Regulations (Regulation 13) allows the charging authority to introduce charge variations
by geographical zone in its area, by use of buildings, by scale of development (GIA of
buildings or number of units) or a combination of these three factors. (It is worth noting that
31
the phrase ‘use of buildings’ indicates something distinct from ‘land use’). As part of this,
some rates may be set at zero. But variations must reflect differences in viability; they cannot
be based on policy boundaries. Nor should differential rates be set by reference to the costs of
infrastructure.
2.6.15

The guidance also points out that charging authorities should avoid ‘undue complexity’ when
setting differential rates, and ‘….it is likely to be harder to ensure that more complex patterns

of differential rates are state aid compliant.’ 32
2.6.16 Moreover, generally speaking, ‘Charging schedules with differential rates should not have a
disproportionate impact on particular sectors or specialist forms of development’; otherwise
33
the CIL may fall foul of state aid rules.
2.6.17

It is worth noting, however, that the guidance gives an example which makes it clear that a
strategic site can be regarded as a separate charging zone: ‘If the evidence shows that the
area includes a zone, which could be a strategic site, which has low, very low or zero viability,
34
the charging authority should consider setting a low or zero levy rate in that area.’
Supporting evidence

2.6.18 The legislation requires a charging authority to use ‘appropriate available evidence' to inform
35
their charging schedule . The guidance expands on this, explaining that the available data ‘is
36
unlikely to be fully comprehensive’.

30

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:2:4)

31

The Regulations allow differentiation by “uses of development”. “Development” is specially defined for CIL to include only
‘buildings’, it does not have the wider ‘land use’ meaning from TCPA 1990, except where the reference is to development of the
area.
32

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:2:6)

33

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2.2.2.6)

34

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:2:6)

35

Planning Act 2008 section 211 (7A)

Tamworth Whole Plan Viability, Affordable Housing and CIL Study 2014

18

Whole Plan Viability, Affordable Housing and CIL Study 2014
Tamworth Borough Council Local Plan
2.6.19 These statements are important, because they indicate that the evidence supporting CIL
charging rates should be proportionate, avoiding excessive detail. One implication of this is
that we should not waste time and cost analysing types of development that will not have
significant impacts, either on total CIL receipts or on the overall development of the area as
set out in the Local Plan.
Chargeable floorspace
2.6.20 CIL will be payable on most buildings that people normally use and will be levied on the net
37
additional new build floorspace created by any given development scheme . The following
will not pay CIL:


New build that replaces demolished existing floorspace that has been in use for six months in
the last three years on the same site, even if the new floorspace belongs to a higher-value use
than the old;



Retained parts of buildings on the site that will not change their use, or have otherwise been in
use for six months in the last three years;



Development of buildings with floorspace less than 100 sq.m (if not a new dwelling), by
charities for charitable use, homes by self-builders’ and social housing as defined in the
regulations.
CIL, S106, S278 and the regulation 123 infrastructure list

2.6.21 The purpose of CIL is to enable the charging authority to carry out a wide range of
infrastructure projects. CIL is not expected to pay for all infrastructure requirements but could
make a significant contribution. However, development specific planning obligations
(commonly known as S106) to make development acceptable will continue with the
introduction of CIL. In order to ensure that planning obligations and CIL operate in a
complementary way, CIL Regulations 122 and 123 place limits on the use of planning
obligations.
2.6.22 Some developers have expressed concerns about ‘double dipping’ (i.e. being charged twice
for the same infrastructure by requiring to pay CIL and S106). To overcome this concern, it is
imperative that charging authorities are clear about the authorities’ infrastructure needs and
what developers will be expected to pay for and through which route. The guidance expands
this further in explaining how the regulation 123 list should be scripted to account for generic
projects and specific named projects (see section 2:6:2:2 of the 2014 CIL guidance).
2.6.23 The guidance states that ‘it is good practice for charging authorities to also publish their draft
(regulation 123) infrastructure lists and proposed policy for the scaling back of S106
38
agreements.’ This list now forms part of the ‘appropriate available evidence’ for
consideration at the CIL examination.
2.6.24 The guidance identifies the need to assess past evidence on developer contributions, stating
‘as background evidence, the charging authority should also provide information about the
amount of funding collected in recent years through section 106 agreements, and information
39
on the extent to which affordable housing and other targets have been met’.
2.6.25 Similarly, there are restrictions on using section 278 highway agreements to fund
40
infrastructure that is also including in the CIL infrastructure list . This is done by placing a
36

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:2:4)

37

DCLG (February 2014) Community Infrastructure Levy Guidance (Sections 2:1:1, 2:1:2 and 2:3:12)

38

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:3)

39

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:2:3)

40

See section 2.6.5 of the DCLG (February 2014) Community Infrastructure Levy Guidance
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limit on the use of planning conditions and obligations to enter into section 278 agreements to
provide items that appear on the charging authority’s Regulation 123 infrastructure list. Note
these restrictions do not apply to highway agreements drawn up by the Highway Agency.
2.6.26 Note the Planning performance and planning contribution (March 2014) consultation by DCLG
suggests possible changes to s106 planning obligations policy – one such area being
consulted on is the possible exemption from other tariff style contributions based on standard
formulae – presumably for upto 10-units / 1000 sq.m (though this is not explicit).
What the CIL examiner will be looking for
2.6.27 According to the guidance, the independent examiner should check that:


The charging authority has complied with the requirements set out in legislation.



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.



Evidence has been provided that shows the proposed rate or rates would not threaten delivery
41
of the relevant Plan as a whole.

2.6.28 The examiner must recommend that the draft charging schedule should be approved, rejected
or approved with specific modifications.
Policy and other requirements
2.6.29

More broadly, the CIL guidance states that ‘Charging authorities should consider relevant
national planning policy when drafting their charging schedules. This includes the National
42
Planning Policy Framework (NPPF)’ . Where consideration of development viability is
43
concerned, the CIL guidance draws specific attention to paragraphs 173 to 177 of the NPPF
44
and to paragraphs 162 and 177 of the NPPF in relation to infrastructure planning.

2.6.30 The only policy requirements which refer directly to CIL in the NPPF are set out at paragraph
175 of the NPPF, covering, firstly, working up CIL alongside the plan making where practical;
and secondly placing control over a meaningful proportion of funds raised with
45
neighbourhoods where development takes place. Since April 2013 this policy requirement
has been complemented with a legal duty on CIL charging authorities to pass a specified
46
proportion of CIL receipts to local councils , and to spend it on behalf of the neighbourhood if
there is no local council for the area where development takes place. Whilst important
considerations, these two points are outside the immediate remit of this study and will be dealt
with by TBC.

41

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:5:5)

42

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:1)

43

DCLG (February 2014) Community Infrastructure Levy Guidance (Sections 2:2 and 2:2:1)

44

DCLG (February 2014) Community Infrastructure Levy Guidance (Section 2:2:2:1)

45

http://www.legislation.gov.uk/uksi/2013/982/pdfs/uksi_20130982_en.pdf

46

Local councils in England refers to Parish Councils.
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2.7

Summary
Plan summary

2.7.1

Plan wide viability testing is different to site viability assessment and adopts a broader plan
level approach to viability assessment based on ‘site typologies rather than actual sites’
combined with some case studies.

2.7.2

The key documents guiding plan viability assessment are the Harman Report and the RICS
Guidance – both approach plan level viability different to site specific viability, and take
account of current and future policy requirements, but both documents differ in their approach
to arriving at the Threshold Land Value. The Harman Report advocates an existing use value
plus uplift, whilst the RICS report advocates a market value minus a future policy cost
approach.

2.7.3

The NPPF requires Councils to ensure that they ‘do not load’ policy costs onto development if
it would hinder the site being developed. The key point is that policy costs will need to be
balanced so as not to render a development unviable, but should still be considered
sustainable.
Affordable housing summary

2.7.4

The NPPF has not included a prescribed affordable housing thresholds so there might be
scope to secure commuted sums for off site delivery where appropriate. However the latest
DCLG consultation (March 2014), is consulting on the introduction of a S106 affordable
housing threshold of 10-units / 1000 sq.m, and no S106 affordable housing requirement for
brownfield conversion sites based on commitments included in the 2013 Autumn Statement.

2.7.5

More importantly, the NPPF recognises the need for policies to be sufficiently flexible to take
account of changing market conditions over time.
Infrastructure summary

2.7.6

The infrastructure needed to support the plan over time will need to be planned and managed.
Plans should be backed by a thought-through set of priorities and delivery sequencing that
allows a clear narrative to be set out around how the plan will be delivered (including meeting
the infrastructure requirements to enable delivery to take place).

2.7.7

This study confines itself to the question of development viability. TBC will develop the other
evidence in relation to developability (i.e. infrastructure requirements and prospects for
development). Though the study will draw on infrastructure cost (prepared by TBC) to inform
the impact on viability where relevant.
CIL summary

2.7.8

To meet legal requirements and satisfy the independent examiner, a CIL charging schedule
published as a Draft for consultation after 24 February 2014, (when the 2014 CIL Regulations
Amendments became law) should aim to strike a balance between additional investment to
support development and the potential effect on the viability of developments.

2.7.9

This means that the net effect of the levy on total development across the area should be
positive. CIL may reduce development by making certain schemes which are not plan
priorities unviable. Conversely, it may increase development by funding infrastructure that
would not otherwise be provided, which in turn supports development that otherwise would not
happen. The law requires that the net outcome of these two impacts should be judged to be
positive. This judgment is at the core of the charge-setting and examination process.

Tamworth Whole Plan Viability, Affordable Housing and CIL Study 2014

21

Whole Plan Viability, Affordable Housing and CIL Study 2014
Tamworth Borough Council Local Plan
2.7.10 Legislation and guidance also set out that:


Authorities should avoid setting charges up to the margin of viability.



CIL charging rates may vary across geographical zones, building uses, and by scale of
development. But differential charging must be justified by differences in development viability,
not by policy or by varying infrastructure costs; it should not introduce undue complexity; and it
should have regard to State Aid rules.



Charging rates should be informed by ‘appropriate available evidence’, which need not be
‘fully comprehensive’.



Charging authorities should be clear and transparent about the use of different approaches to
developers funding infrastructure and avoid ‘double dipping’.

2.7.11 While charging rates should be consistent with the evidence, they are not required to ‘mirror’
the evidence. In this, and other ways, charging authorities have discretion in setting charging
rates.
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3

LOCAL DEVELOPMENT CONTEXT

3.1

Introduction

3.1.1

This chapter briefly outlines the local development context in Tamworth reviewing past
development that has taken place, and outlining the planned growth in the emerging Local
Plan. This development context has informed the viability appraisal assumptions and the
study conclusions.

3.2

The Tamworth local plan

3.2.1

Tamworth Borough Council is currently preparing its Local Plan, which will cover the period
2006 - 2031. The Council will publish a draft Local Plan and Sustainability Appraisal in March
2014 for a 6 week consultation. Following this consultation the Council will move towards a
pre-submission 6 week consultation, subsequently the Local Plan, Sustainability Appraisal and
supporting evidence base will be submitted to the Secretary of State followed by an
Examination in Public by the Planning Inspectorate.

3.3

Past development patterns

3.3.1

Patterns of past development provide a guide to the likely patterns of future development
(though note that this is highly dependent on the type of development sites available in the
past). Table 3.1 below analyses the amount of net residential completions over the period
2006/7 to 20012/13. The table shows that cumulative housing delivery has generally
exceeded the annual requirement overall; however net completions since 2010/11 have fallen
to the just below the annual requirement target. This generally reflects the impact of the
economic downturn. The last column of the table does show that although delivery rates have
dropped in recent years, there was an overall surplus over the requirement for the whole
period of 332 dwellings.
Table 3.1 Tamworth past housing requirements and completions

Year

(A) Net
Completions

Cumulative Total
of (A) (Year
06/07 + 07/08
etc)

(B) Annual
Requirement

Cumulative Total
of (B) (Year
06/07 + 07/08
etc)

Number of
dwellings above
or below
requirement

06/07

452

452

145

145

307

07/08

197

649

145

290

359

08/09

205

854

145

435

419

09/10

154

1008

145

580

428

10/11

137

1145

145

725

420

11/12

69

1214

145

870

344

12/13

133

1347

145

1015

332

Source: Extract from Tamworth Borough Council Annual Monitoring Report 2010/2011 updated by Availability
of Residential Land 31st March 2013

3.4

Scale and type of past delivery

3.4.1

Table 3.2 overleaf shows the scale of permission granted over the past five years. This shows
that the majority of recent planning applications have tended to be for developments under 15
dwellings. There were just a couple of schemes of up to 24 units or 100 units. This is partly
explained by the fact that the major greenfield development sites were built out prior to the
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timeframe analysed (and there were very few large greenfield sites available on the market to
develop large sites).
Table 3.2 Residential planning permission granted by unit size since 2008 – 2013
Permissions Granted since 2008 - 2013
No of units

08-09

%

09-10

%

10-11

%

11-12

%

12-13

%

1

6

50.0

4

44.4

3

30.0

9

56.3

7

30.4

2

2

16.7

3

33.3

3

30.0

3

18.8

4

17.4

3

1

8.3

0

0.0

0

0.0

1

6.3

5

21.7

4

0

0.0

0

0.0

1

10.0

0

0.0

1

4.3

5-9

2

16.7

1

11.1

2

20.0

0

0.0

4

17.4

10-14

1

8.3

1

11.1

1

10.0

1

6.3

1

4.3

Under 15

12

100.0

9

100.0

10

100.0

14

87.5

22

95.7

15-24

0

0.0

0

0.0

0

0.0

1

6.3

0

0.0

25-49

0

0.0

0

0.0

0

0.0

0

0.0

0

0.0

50-99

0

0.0

0

0.0

0

0.0

1

6.3

1

4.3

Total

12

100

9

100

10

100

16

100

23

100

Source: Tamworth Borough Council 2013

3.4.2

An assessment of planning applications received in the past three years was undertaken by
Tamworth Borough Council to inform this study – see appendix A. The assessment revealed
that the majority of recent planning applications are on brownfield windfall sites. The majority
of applications are from local agents or developers for full planning permission, for less than
five units in often very high density developments. Some of these schemes are being
developed jointly by Registered Social Landlords (RSLs) and the Council – particularly for
garage conversion schemes.

3.4.3

There were a surprising number of planning applications for one bed and two bed flats
indicating that there may be a local market in Tamworth for smaller high density
developments. It is possible that this is being met by local developers on a build to let product
for either a commuter market or for older person flats. There were also applications for larger
four bed detached units, with a mix of three bed units too. This shows there is considerable
variation in the type of development being built on the windfall sites. The four bedroom units
ranged in size from 200 – 300sq.m, whilst the smaller one bedroom flats range from 37sq.m 72sq.m. The three bed units range from 75sq.m - 130sq.m.

3.5

Future development and the local plan

3.5.1

The draft Local Plan sets out the vision and strategy for development across Tamworth
Borough Council for the period to 2031. New housing and commercial development is to be
focussed on a mix of greenfield and brownfield sites.
Housing requirement and land supply

3.5.2

The objectively assessed housing need for Tamworth is 6,250 from 2006 to 2013. Taking
account of past delivery and current pipeline, together with the understanding that some of this
requirement is to be met from neighbouring authorities, the housing trajectory provided by
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TBC to be assessed for this study is summarised in appendix B and includes some 2,950
dwellings spread over three five year timeframes. The first five year housing supply of some
1040 units based on a mix of small urban brownfield sites, sites with planning permission and
strategic greenfield sites. Most of the brownfield sites are expected to yield less than 50 units
and include a mix of sites. The following four large greenfield sites are included in the Local
Plan:





Anker Valley – 500 units;
Land north of Coton Lane – 196 units;
The Golf course site – 1100 units; and
Dunstall Lane – 723 units.

Employment, retail and other requirements and land supply
3.5.3

An employment land requirement assessment has been completed and updated in 2013 by
NLP. The study identifies six future employment land scenarios for Tamworth. The two most
appropriate scenarios considers the level of employment land required with a ‘regeneration
and growth’ plan strategy and the expected population and demographic changes. A mid point
between the two sets a requirement of 32 ha of new employment land which has been
assumed for this study. The assessment showed there was no specific need arising from B1
(a) office and A2 professional needs, however the 32 ha is a mix of all B class employment
uses including office.

3.5.4

A retail study updated in 2014 by England and Lyle has identified that the Gungate
redevelopment already benefitting from planning permission will meet Tamworth’s retail needs
in the short to medium term. After 2021 there is a further need for 7,800 sq.m gross floorspace
of comparison goods and 2,900 sq.m of convenience goods.

3.5.5

There is a need for a public indoor swimming sports centre and swimming pool which is
considered as an infrastructure item. The location and size for this has not been determined
as yet.
Uses less likely to come forward

3.5.6

Some uses are currently considered unlikely to come forward over the plan period. These do
not currently merit special treatment but will be kept under review. They are as follows:











Hostels
Private nursing homes
Scrap yards
Petrol filling stations
Selling and/or displaying motor vehicles
Nightclubs
Launderettes
Taxi businesses
Amusement centres
Casinos

3.6

Summary

3.6.1

The land uses which are central to the delivery of the Tamworth Local Plan are expected to
fall within a limited number of development types. The most important development types are:




Residential - both urban infill sites and larger greenfield sites

Business park office

Industrial and warehousing

Hotels – based on possible speculative development
Comparison and convenience retail (based on possible speculative development)
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4

STUDY METHOD

4.1

Introduction

4.1.1

This chapter explains the overall method adopted in this study. The approach is based on
Government and industry guidance. Figure 4.1 illustrates the process adopted to assess the
plan level viability and this is explained further below.
Figure 4.1 Whole plan viability testing process flow

Source: PBA 2013

4.2

Stage 1 Understanding policy costs

4.2.1

Articulating the impact of policy costs provides a starting point for the analysis. All policies
included in the draft Tamworth Local Plan have been provided by the client team to assess
their impact on viability. This is based on an iterative process, which considers cost
implications of policy and then makes refinements to the policy until an acceptable balance
between viability and sustainability is reached.

4.3

Stage 2 Understanding sites

4.3.1

The next stage is to understand the sort of development sites likely to emerge through the
planning process. In order to understand the sites, the following three questions are asked:
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What are the market value zones for the area? An otherwise identical development may
have a very different value, depending on its location. The report seeks to understand
how this economic geography might affect site viability in the area. Planned sites are
allocated to these market value zones.



What kind of sites are emerging through the plan? Different sites might have different
viabilities depending on the existing use or condition of the site. This is taken into
account. Planned sites are allocated to different typologies or categories tailored to local
conditions.



When are sites coming forward? An analysis is undertaken of emerging housing
trajectory to understand the time period that different developments are expected, and
explore whether the NPPF would require a site to be ‘deliverable’ in Years 0-5 of the plan,
or ‘developable’ in Years 6 onwards.

4.3.2

The above provides a good understanding of how location and policy costs might combine to
affect viability.

4.4

Stage 3 Viability testing the sites

4.4.1

The next stage is to assess the viability of the site typologies. The approach is to add
gradually escalating levels of policy costs in order to judge the point at which policy costs
make development unviable. These policies are taken from the list developed in Stage 1.

4.4.2

Understanding the basic viability of sites and then adding policy costs such as affordable
housing, infrastructure, and other policy requirements is the starting point. Further to this is to
establish an understanding of the trade-offs involved between these policy choices, so that
elected members and their officers may arrive at a reasoned and prioritised set of policy
‘trade-offs’. The viability testing involved a number of iterations to arrive at the combination of
policies that most accurately serve local aspiration. These were mostly focused on the tradeoff between affordable housing and infrastructure provision.

4.5

Stage 4 Assessing whether the plan is developable and deliverable

4.5.1

The output from this stage forms the central response to the overall study question – do we
have a deliverable and developable plan?

4.5.2

With regards to housing supply, the National Planning Policy Framework states that evidence
must show the Inspector that the plan is ‘deliverable’ for the first five year period following
adoption (including any buffer). The approach required for land for years 6-10 and beyond is
different to that adopted for the sites expected in Years 0-5 of the plan. These residential sites
need to be ‘developable’ and take account of longer term timescales and proactive
interventions that maybe put in place.

4.5.3

As part of this assessment, a client team workshop has explored whether the overall amount
of infrastructure needed to support the plan over time will be affordable, and whether the plans
are backed by a thought-through set of priorities and delivery sequencing that allows a clear
narrative to be set up around how the plan will actually be paid for and delivered. More work
is likely to be needed on this subject closer to the Local Plan examination.

4.6

Stage 5 Stakeholder engagement

4.6.1

The following stakeholder engagement has taken place as part of this study:


A range of semi-structured interviews has been undertaken with developers, Registered
Social Housing Providers (RPs) and local agents.
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A developer workshop was held on 12th February 2014 with representatives from house
builders, RPs, infrastructure providers, planning agents and site promoters. This event
was used to sense test the appraisal assumptions and seek views on these and outline
the appraisal method. A note of the meeting is included in appendix C.
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5

LOCAL PLAN POLICIES
IMPACT ON VIABILITY

AND

THEIR

5.1

Introduction

5.1.1

This chapter assesses the impact of local plan policies on viability. The policies were identified
by Tamworth Borough Council officers who are most familiar with the emerging plan.
Figure 5.1 Process flow stage A

Source: PBA 2013

5.2

Whole plan viability policy assessment matrix

5.2.1

Table 5.1 is a summary of the policy assessment undertaken to inform the cost implications of
policy this study.

5.2.2

This table systematically assess all the policies in the Local Plan and identifies any policies
that may have a cost implication. The findings are used to inform the whole plan viability
assessment. Some of the policy costs are included within existing appraisal assumptions.
However, other additional costs are identified as a ‘separate policy layers’. The table has
identified the following policies which impact on development viability:

5.2.3



Policy layer one – affordable housing



Policy layer two – infrastructure

Each of these policies is considered in more detail later in this chapter and taken forward in
the viability appraisal assumptions.
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Table 5.1 WPV Policy Cost Assessment

Anticipated plan policy area

Does the policy have a cost implication?

SP1 – Spatial Strategy for
Tamworth

No

SP2 - Supporting investment in
Tamworth Town Centre

Yes – various infrastructure related policies

CP3 – Culture and Tourism
SP8 – Environmental Assets
CP8 – Sport and Recreation
CP9 – Open Space
SP9 – Sustainable Infrastructure

What development? How should these costs been dealt
with in this study

This policy sets out the quantum of development for
housing, employment and town centre uses in the
plan period. It also sets out the spatial strategy for
Borough.

Various environmental improvements, connections,
footpaths, green infrastructure provision and
linkages, multipurpose sports and recreation
facilities, transport junction improvements on A5
junctions – Stoneydelph, Mile Oak, Bitterscote
South, community, health, education, water,
drainage facilities.

Various developments Estimates for infrastructure requirements
highlighted in these various policies are
included in the Infrastructure Delivery
Plan. The study assumes infrastructure
costs will be paid though a combination of
CIL and / or S106 costs. The
infrastructure policy cost forms one of the
‘layers testing’ as part of the viability
appraisals for this study.
Some environmental enhancements and
green spaces will be provided as part of
the ‘site opening cost’. The viability
appraisals will include an allowance for
site opening up cost

CP16 – Community Facilities
CP17 - Infrastructure Policy
SP3 – Supporting investment in
Local and Neighbourhood Centres
CP1 – Hierarchy of Centres for
leisure and retail

No

N/A

Sets a hierarchy and impact assessment threshold
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Anticipated plan policy area

Does the policy have a cost implication?

What development? How should these costs been dealt
with in this study

SP4 – Sustainable Economic
Growth

No

N/A

CP2 – Employment Areas

No

Sets out the quantum and location of employment
land use

Yes

Protects existing employment uses in employment
areas, restricts non-employment uses
SP5 – Housing

No

.

Sets out the quantum of housing development in the
borough over the plan period

SP6 - Strategic Urban Extensions

Yes

N/A

A specific strategic viability appraisal has
been undertaken for each site based on
information provided by the site promoter
and the on site specific infrastructure
needs identified by the Council in the IDP.

Sets the location, quantum of development and
infrastructure requirements for the strategic sites of
Anker Valley, Coton Lane, Dunstall Lane and Golf
Course.
CP4 – Affordable Housing

Yes

CP5 – Housing Types

Possible

Applies to all housing The study assesses the impact of for
various levels of affordable housing
The policy will require developer contribution towards developments
requirement.
affordable housing based on need and viability
assessment from this WPV study.

Sets out the desirable proportion of housing types
development to be provided as follows:

Housing
developments

4% = 1 bedroom units
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Anticipated plan policy area

Does the policy have a cost implication?

What development? How should these costs been dealt
with in this study

42% = 2 bedroom units

policy and also input from strategic site
promoters.

39% = 3 bedroom units
15% = 4 bedrooms or more
CP6 – Housing Density

Possible
Sets out the desirable density and net developable
area where appropriate and viable

CP7 – Gypsies, Travellers and
Travelling Show people

No

CP10 – Design of New
Development

Possible

CP11 – Protecting the Historic
Environment

Possible

CP12 – Protecting and enhancing
Biodiversity

Yes

Housing
developments

This viability study tests brownfield urban
developments at the policy level of upto
40 dph and the greenfield strategic sites
at 35 dph. It has also adopted the net
developable area assumptions
recommended in the policy.

Pitches and Yards

Sets out the quantum of pitches and yards required
within the Borough over the plan period.
All development

The viability appraisals include build cost
data assumptions that reflect local design
delivery costs.

All development

Development sites in conservation areas
may have additional costs but these are
likely to be negated by likely increases in
sales value.

All development

An allowance for site opening costs and
externals has been included in the
viability appraisals to reflect such
mitigation costs. Any additional abnormal
costs will be reflected by the developer in
the land value paid.

Sets urban design and place making criteria for new
development

Designated and undesignated heritage assets and
their setting will be protected or enhanced

Biodiversity sites and species of value will be
protected and enhanced by habitat restoration and
creation
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Anticipated plan policy area

Does the policy have a cost implication?

What development? How should these costs been dealt
with in this study

CP13 – Delivering Sustainable
Transport

Possible

N/A

Transport assessments may be required
which are covered by professional fees
allowance in the viability appraisal.

CP14 – Sustainable Development
and Climate Change mitigation

Yes

Yes

The viability appraisal will be based on
build cost data which reflects Building
Regulation standards for climate change
modifications.

CP15 – Flood risk and Water
Management

Possible

Yes

The viability appraisals include build cost
data assumptions that reflect flood and
drainage costs.

Parking Standards

Possible

Yes all

Developers will opt for the standard that
maximises the value of their scheme and
will note the guidance on car parking
standards.

New development to encourage highway safety and
sustainable transport.

Encourages low carbon emissions

Development will not increase the risk of flooding or
have a negative impact on water quality and will
incorporate sustainable drainage

Recommends guidance on parking
Source: PBA and TBC 2014
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5.3

Affordable housing

5.3.1

Chapter 2 outlined the national policy context relating to affordable housing. The key
messages in informing this study from the national policy are as follows:

•

The NPPF has made it clear that the viability considerations of the policy requirement for
affordable housing should be considered as a whole with other policy requirements such as
infrastructure contributions and any other requirements. This is the objective of this whole
plan viability assessment.

•

The NPPF has removed the previous nationally prescribed affordable housing thresholds and
so there is now greater flexibility for local authorities to meet local requirements based on a
clear understanding of local market, need, viability and delivery. This study will therefore
assess the viability of those schemes below the current threshold of less than 15 units to
make a contribution towards affordable housing either on site or off site.

•

The NPPF does recognise that in some instances, off site provision or a financial contribution
of a broadly equivalent value may contribute towards creating mixed and balanced
communities.

•

The NPPF recognises that market conditions change over time, and so when setting long term
policy on affordable housing, incorporating a degree of flexibility is sensible to reflect changing
market circumstances.

5.3.2

Note that the NPPF has not amended the definition of affordable housing to take account of
the variety of first time buyer mortgage support schemes offered by both the government and
developers. It is unclear how long such products will be on the market, but they are not
47
classified as an ‘affordable product’ , although they may in some areas impact on the delivery
of affordable products. Our discussions with Housing Associations indicated that these
products are having a direct impact on the intermediate housing products which were
previously based on an equity requirement of 40% - 45% towards the purchase of the
dwelling. Some of our stakeholders have had to adjust this equity requirement down to 30% 35% to encourage take up whilst the Help to Buy schemes are available. The effect of this is
to drive down the open market value closer to 60% - 65%.

5.4

Tamworth’s affordable housing need, policy and delivery

5.4.1

Tamworth’s Local Plan affordable housing policy has been arrived at by undertaking an
‘iterative process’ by this whole plan viability assessment which considered the policy tradeoffs on infrastructure delivery and affordable housing based on the evidence stemming from
this whole plan viability assessment.

5.4.2

The Southern Staffordshire Districts Housing Needs Study and Strategic Housing Market
Assessment (SHMAA) Update in 2012 identified the affordable housing need to be in the
region of 69% to 76% of the overall supply for Tamworth.

5.4.3

The current approach to developer contributions towards affordable housing is to require any
schemes above 15 dwellings to make a contribution of upto 30% affordable housing. The split
of 30% is then divided between the different types of affordable tenures depending on need.

5.4.4

In recent years, the majority of housing schemes consented in Tamworth have been below the
threshold of 15 units. In the last five years or so, the following consented schemes were

47

This is because the purpose of affordable housing is to help provide affordable housing for households in need
over the long term.
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above the threshold requiring developer contribution towards the provision of affordable
housing:

5.4.5



Development of 161 units by Morris Homes on Marlborough Way on a brownfield site of a
former factory. The scheme included various s106 requirements including open space,
education, transport and 30% affordable housing requirement (48 units). The proposal
was consented in April 2007.



Development of 18 residential units at the former pub and car park of the Gardeners
Arms. This brownfield scheme provided 6 affordable units, which equates to 33% of
affordable housing provision as part of the consented planning application in 2011.



Development of 87 units by Morris Homes on land south of St Peter’s Close. This
brownfield site included a number of abnormal remediation works. After the submission
of a detailed viability assessment, the affordable housing requirement was reduced to 12
units which equates to 14% affordable provision. The application was consented in 2012.



Development of 94 units by Merrivale and Blythe on land off Pennine Way which is a
windfall greenfield site. The scheme included various s106 requirements for education,
open space and off site highway works, including 30% affordable housing requirement
(28 units). The outline application was consented in January 2013.



Development of 78 units on land south of Hedging Lane which is a former quarry near a
pond, with good access (the application was an extension of time to a 2006 permission
with existing s106 agreement). The scheme included various s106 requirements,
including 31% affordable housing requirement (24 units). The proposal was granted
outline consent in April 2013.

Of the five schemes that were required to provide affordable housing, four proposals included
a contribution of 30% or more towards the S106 requirement for affordable housing, in
addition to other infrastructure costs such as education, open space and highways. Most of
these schemes were on brownfield sites with various abnormal considerations. In the case of
the St Peter’s Close application, there was some re-negotiation on the level of affordable
housing based on the high site abnormal costs.
Feedback from local Housing Association providers

5.4.6

The main Registered Providers of affordable housing in Tamworth are Waterloo, Midland
Heart and Bromford. Our consultation with officers from these organisations highlighted the
following general messages about the delivery of affordable housing in Tamworth:


All three providers have Homes and Communities Agency (HCA) grant programme (2011
– 2015) to deliver affordable products in the Staffordshire and Stoke region (including
Tamworth). This is being used in conjunction with council owned garage sites to deliver
some affordable units in Tamworth using grant funding.



There have been very few S106 affordable housing units in the area – the most recent
was the Pennine Way scheme, most schemes coming forward at present are below the
affordable requirement threshold.



Tamworth is a popular area for affordable housing products, the welfare reforms mean
that there is at present greater demand for smaller one bedroom properties.



The key issue impacting on the delivery of affordable housing in Tamworth has been the
availability of land.
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Another issue impacting on delivery is the relatively low market values in Tamworth
compared to the surrounding areas (e.g. parts of Warwickshire). This reduces the cross
subsidy available from shared ownership units on mixed tenure schemes.



The Local Housing Allowance (LHA) for Tamworth is also low, and as the affordable rents
product is capped, it affects the viability of schemes compared to those in areas where
the LHA is higher.



Generally developing houses at a density of between 30 to 35 dwellings per hectare –
very high density schemes have resulted in problems associated with car parking and
three storey homes are not very popular among their clients.



Land values range from between £18,000 to £30,000 per plot (£594k to 990k per ha fully
serviced site), depending on the condition and type of the site.



Build cost range from £900sq.m to £1150sq.m . Getting builders to tender is proving
difficult and costs have gone up in recent months.



Tenure mix is generally 70% affordable rent and 30% intermediate. The affordable rent
product ranges from 45% to 55% of open market value, whilst the intermediate product is
between 60% and 75% of open market value (OMV).



With regard to thresholds, some consultees stated that anything below five units is not
cost effective to purchase or manage, whilst others did not mind taking on one or two
units in Tamworth. Thus the practicalities of procurements and management of
affordable units are also a consideration in setting a threshold for off-site contributions.



The Registered Providers also stated that non viability issues can also be a consideration
on thresholds, for instance, in some small exclusive schemes, although management and
viability is not necessarily an issue, there can be issues of cohesion where tenants do not
feel comfortable, especially where the design of the affordable schemes ‘stood out’ from
the private provision. In these instances it may be better to secure an off-site contribution
to support improvement to the existing housing stock (e.g. bringing the disused garages
into new residential units). Alternatively, there could be scope to incorporate design
policies that encourage developers to provide affordable units that blend in with the
private units so that visually it is not possible to differentiate the two tenures in terms of
build style, size and quality.

48

5.5

Infrastructure policy

5.5.1

Chapter 2 considered the national policy on infrastructure and community infrastructure levy.
This will guide the range of CIL charge recommendations for this study. A separate
assessment prepared by TBC details the type and range of infrastructure to support the
delivery of planned growth for the Local Plan and the evidence base for the CIL funding gap.

5.5.2

There are a number of local plan policies in the assessment matrix that relate to the delivery of
infrastructure. In consultation with TBC, these policies have been grouped together as they
will be addressed through the infrastructure delivery plan. Cost and funding have been
identified in the infrastructure delivery plan. Various sources of funding will be used to support
the delivery of infrastructure, including developer contributions, either in form of a community
infrastructure levy charge (CIL) or a planning obligation.

5.5.3

This study will inform the level of CIL charge for the preliminary draft consultation stage and
will guide the infrastructure delivery assessment. Therefore instead of including a specific

48

Note the build cost figure quoted is an ‘all in’ figure which includes all utilities to the site, roads, landscaping etc. It also
includes the contractor’s costs for things like NHBC cover, design works, any other warranties required, and bonds for adoption
agreements.
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policy cost for infrastructure in the viability assessment, the approach adopted for the urban
sites is to assess the residual available after considering various affordable housing options
and to use these iterations to inform the likely developer contribution for infrastructure (either
as a CIL or developer contribution).
5.5.4

The larger greenfield sites are assessed differently. These do include higher levels of site
specific developer contributions (in the form of s106). The infrastructure assessment carried
out by TBC has estimated the onsite infrastructure requirements for each of the four strategic
greenfield sites, and a cost estimate per dwelling has been factored into the viability
assessments to arrive at a residual which has then been used to inform the CIL charge.
Past developer contributions policy and review of contributions secured

5.5.5

5.5.6

A Planning Obligations Supplementary Planning Document (SPD) was adopted by the Council
in March 2007; this precedes the recent legislation on planning obligations. The requirements
relevant to this study are outlined below and an assessment of the typical contributions made
for recent planning applications is also noted:


Transport – contributions have been sought for infrastructure such as new roads,
cycleways, paths, public transport, park and ride facilities etc. An assessment of recent
planning applications indicated that average contributions made for transport purposes
has been limited to either transport plans or in one case an average contribution of
approximately £700 per dwelling in addition to education and open space contributions
for a large greenfield site. In most cases on site transport costs are absorbed as part of
site opening costs. Some of the smaller schemes have also provided contributions of
£500 per dwelling towards town centre improvements – which is assumed to be for public
space and transportation.



Education – current contribution policy applies to 7 or more dwellings or a site of greater
than 0.2 ha. Cost per pupil ranges from £9.5k to £15.6k. One and two bedroom
developments are excluded. An assessment of recent planning applications indicated
that the majority of recent windfall schemes have not made any contribution towards
education infrastructure as they have been below the threshold of 7 dwellings. Where
contributions have been required (developments of more than 7 dwellings), the
contributions for education have ranged from £1.5k to £2.5k per dwelling. Most of these
contributions have been in addition to open space contributions.



Open Space – current policy requires on site open space provision for developments
accommodating over 42 persons and enhancements of existing for less than 42 persons.
In addition, an open space maintenance contribution is sought ranging from £500 to
£1000 depending on the size of dwelling. An assessment of recent planning applications
indicated that the average contribution made for open space purposes is approximately
£500 per dwelling including those delivering very small schemes.



Public art – the SPD provides the opportunity for developers to make a contribution to
public art. An assessment of recent planning applications did not reveal any financial
contributions towards public art, however this may have been included as part of the site
delivery.



Community facilities – the SPD does not define precisely what is required, but
contributions expected from housing schemes in excess of 50 dwellings based on needs
of the area. An assessment of recent planning applications did not highlight any specific
contributions made for community purposes, however these may have been provided as
part of the scheme without making any financial contributions.

Based on the general analysis of past developer contributions made by the various consented
schemes, the following assumptions have been made about the past capacity for developer
contributions:
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5.5.7



The majority of smaller urban schemes of less than five units have contributed anything
from £500 to £1,000 per dwelling - often for off-site open space (this equates to an
estimate CIL charge of between £5 - £10 per sq.m).



The majority of schemes which were above the education threshold of 7 units have
contributed between £1,750 to £3,500 towards open space, education and transport
costs per dwelling (this equates to an estimate CIL charge of between £14 - £24 per
sq.m).



In addition, the few schemes that were above the affordable housing threshold have
tended to contribute up to 30% (or above) for S106 affordable housing, though in recent
years there has been some negotiation on viability grounds to reduce the amount.

Going forward, TBC will only be able charge a planning contribution (s106) in the tightly
controlled circumstances set out in recent CIL Legislation. With the exception of affordable
housing requirements, the CIL Regulation 122(2) tests require that developer contribution
charge must meet three statutory tests of being:


Necessary to make the development acceptable in planning terms.



Directly related to the development.



Fairly and reasonably related in scale to the development proposed.

5.5.8

If a planning obligation does not meet all of these tests it cannot legally be taken into account
in granting planning permission, and any off site or strategic infrastructure cost requirements
can only be collected if TBC has a Community Infrastructure Levy in place (apart from the
pooling of five contributions).

5.5.9

Tamworth Borough Council has undertaken an assessment of the future infrastructure needs
of the proposed planned growth. Based on this research TBC have agreed to the following
approach being adopted for the treatment of infrastructure costs for the whole plan viability
assessment:


The infrastructure requirements anticipated for the majority of the urban sites are likely to
be met through off site delivery of infrastructure such as schools expansions, open space
enhancements, or transport improvements. This could be met either through a CIL or
the pooling of S106 contributions and will be dependent on capacity and need of each
specific scheme. In the past the requirement for such schemes has varied considerably
depending on size of scheme and existing capacity of infrastructure. For this study, a
zero S106 contribution has been assumed for the urban viability appraisals. Instead, the
study seeks to identify the broad residual balance to inform likely future developer
contributions towards infrastructure.



The infrastructure requirements anticipated for the strategic greenfield schemes are
expected to be met through on site delivery of provision such as schools, open space and
some transport measures. An estimate of the likely on-site infrastructure costs and net
developable area for each strategic site has been provided by TBC / site promoters and
these assumptions have been incorporated in the individual strategic site viability
appraisals. Any residual will inform the likely developer contribution that might be sought
towards a possible CIL.



Different percentages of affordable housing have also been tested taking account of the
strategic site infrastructure requirements and policy trade-offs have been considered by
TBC officers.

Tamworth Whole Plan Viability, Affordable Housing and CIL Study 2014

38

Whole Plan Viability, Affordable Housing and CIL Study 2014
Tamworth Borough Council Local Plan

5.6

Other policies that impact on viability
Density guidance

5.6.1

The emerging Local Plan policy is likely to contain a housing density range of between 30 to
40 dwellings per ha depending on type of scheme and location. The assumptions adopted for
this study are based on the policy and reflect discussions with those delivering schemes on
the ground and an assessment of past planning applications. As noted earlier, Tamworth
appears to have continued to have a high number of planning applications for flatted schemes
in the urban infill sites (see appendix A). It is likely that there are some local developers who
have a niche market in creating flats for a particular type of market – possibly commuters or
elderly persons. Evidence collated by TBC has confirmed that there has been delivery of
40dph and 35 dph in the Borough. Whilst those interested in developing the ‘larger schemes’
mainly on greenfield sites are looking to reduce the density levels in order to provide larger
family homes. This study has assumed 40 dph for urban schemes, and 35 dph for the
greenfield sites.
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6

SITES TYPOLOGIES

6.1

Introduction

6.1.1

The objective in this chapter is to allocate the development sites to an appropriate
development typology. This allows the study to deal efficiently with the very high level of detail
that would otherwise be generated by an attempt to viability test each site. This approach is
proposed by the Harman Report, which suggests ‘a more proportionate and practical
approach in which local authorities create and test a range of appropriate site typologies
49
reflecting the mix of sites upon which the plan relies’.

6.1.2

The typologies are supported with a selection of case studies reflecting CIL guidance (2014)
which suggests that ‘a charging authority should directly sample an appropriate range of types
of sites across its area, in order to supplement existing data. This will require support from
local developers. The exercise 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 (such as brownfield sites). The sampling should reflect a selection of the different
types of sites included in the relevant Plan, and should be consistent with viability assessment
50
undertaken as part of plan-making.’
Figure 6.1 Process flow stage 2a

49
50

Local Housing Delivery Group Chaired by Sir John Harman (2012) Viability Testing Local Plans (9)
DCLG CIL Guidance 2014 page 16.
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6.2

Tamworth site typologies

6.2.1

A list of planned residential development sites were provided by the local authority. These
sites were allocated to the locally relevant site typology profiles based on typologies that best
reflect the type of sites likely to come forward in Tamworth based on the SHLAA sites but also
on the review of past delivery of the urban infill sites. The site typologies created for the
Tamworth viability study are summarised in table 6.1 below.
Table 6.1 Tamworth residential site typologies and case studies (PBA 2014)

6.2.2

Site Ref

Typology

Land type

Strategic site
Strategic site
Strategic site
Strategic site
341
343 (with 344)
344 (with 343)
347
348
349
357
376 (with 377)
377 (with 376)
CIL - Generic Site 1
CIL - Generic Site 2
CIL - Generic Site 3
CIL - Generic Site 4
CIL - Generic Site 5
CIL - Generic Site 6
CIL - Generic Site 7

Land North of Coton Lane
Greenfield
Golf Course
Mixed
Anker Valley
Greenfield
Dunstall Farm
Greenfield
Land south of St.Peter's Close Phase 2
Brownfield
Land off Cottage Farm Road
Brownfield
Derelict buildings south of B5404
Brownfield
Phoenix Special Purpose Machines, Hospital Street
Brownfield
Norris Bros, Lichfield Street
Brownfield
Arriva Bus Depot, Aldergate
Brownfield
Northern Part of Beauchamp Employment AreaBrownfield
Hyundai Garage, Lichfield Street
Brownfield
Land/building off Wardle Street
Brownfield
Very small Brownfield (2 or less units)
Brownfield
Very small Brownfield (2 or less units)
Brownfield
Small Brownfield (less than 7 units)
Brownfield
Medium Brownfield (less than 20 units)
Brownfield
Large Brownfield (less than 50 units)
Brownfield
Large Greenfield (50+ units)
Greenfield
Strategic Greenfield site
Greenfield

Total
196
1100
500
723
16
53
6
11
7
14
36
8
4
1
2
6
15
49
350
750

Table 6.1 shows that a range of generic site typologies which best reflect the development
proposed and also typologies which reflect the unusual past urban infill trends. In addition a
selection of sites relevant to Tamworth were tested, with input from agent and developer
consultations and developer workshop, and with a focus on the sort of sites most likely to
come forward in the first five years.
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7

THE MARKET VALUE ZONES

7.1

Introduction

7.1.1

A major determinant of the viability of a site is its location. Site locations affect viability
through the interaction of supply of, and demand for, land in a particular location. This feeds
through into house prices and land values and thus site viability, assuming that other things
are equal.

7.1.2

This chapter looks at the make-up of the market value zones for residential development
based on sales value. The study concentrates on residential development here because the
viability of non-residential development is less sensitive to precise locations.
Figure 7.1 Process flow stage 2b

Source: PBA 2013

7.2

Setting viability zones for residential development

7.2.1

Sales values are a reasonable, though imperfect proxy for value zones. An average house
value range maybe broadly correct however, it is possible to have some individual house price
variations. Even between areas with different average prices, the prices of similar houses in
different areas may considerably overlap.

7.2.2

Furthermore when using house prices to establish value zone boundaries, they depend on
how the boundaries are defined, as well as the reality of actual house prices. To avoid these
statistical and boundary problems, a robust set of differential value zones should ideally meet
two conditions:


The zones should be separated by substantial and clear-cut price differences.
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They should also be separated by substantial and clear-cut geographical boundaries – for
example, as urban or rural parts of the authority. Charging boundaries which might bisect
a strategic site or development area should certainly be avoided.

7.2.3

These principles have been adopted for assessing and in devising value zone boundaries in
Tamworth.

7.3

Method in setting the value zones

7.3.1

The value zones are based on ‘appropriate available evidence’ available from a range of
sources. The following steps have been undertaken:

7.3.2



The first step was to look at house prices of new and second hand property sold in the
area in the last two years. The range of information collected to inform sales values for
this study is included in Appendix D.



Secondly, likely patterns of proposed future development in the local plan are considered
to investigate whether it is helpful to set up additional zones.



Thirdly, consultation was undertaken with developers and officers and a developer
workshop to sense test the viability assumptions and value zones with practitioners on
the ground.

The process is explained below.
Step 1 using house prices to understand value zones

7.3.3

In advising on value zones, the first step was to look at residential sales prices. Figure 7.2
looks at the average sales prices of all (second hand and new) homes over a two and half
51
year period. Average prices are shown for each Census Standard Table (ST) ward .

7.3.4

The data is presented on a value map to illustrate the value zones for residential property
prices in the Tamworth area. Sales prices are a reasonable, though imperfect, proxy for
development viability. So the map is used to give a broad idea of which areas would tend to
have more viable housing developments (other things being equal). However, at this stage it
is the differentials between areas that the mapping is trying to identify and not the absolute
price levels.

51

ST wards are used because very precise boundary mapping exists which shows ward boundaries, and is not subject to the
degree of change that electoral wards or postcode boundaries are subject to.
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Figure 7.2 Average sales price of all homes Jan 2011 - Oct 2013

Source: Land Registry/ PBA 2013

7.3.5

Mapping the Land registry data shows that values are similar across the borough with the
exception of a lower value belt running from the centre to the east. The highest average
prices are found in Trinity and Amington wards, whilst the lowest average prices are in
Glascote, Bolehall and Stoneydelph wards.

7.3.6

This low variation range is not that surprising given the tightness of the Tamworth boundary,
which covers most of the urban area of Tamworth and little else, which geographically is a
very small market area. However, like all areas, there are lower performing areas.

7.3.7

It is worth noting that for better sampling reasons, the prices that have been mapped include
all transactions, which does not distinguish between second hand and new homes, nor
houses and flats. It is also worth reflecting that these values are less than those for new
homes likely to come forward through the delivery of the Plan (discussed further in chapter
11).
Step 2 mapping the location of future development

7.3.8

On balance, the spread of prices suggested that it may be useful to consider a mid and low
charging band. However, the future profile of development must be considered to inform the
decision about setting value zone boundaries to inform the viability assumptions and future
CIL and affordable housing policy.

7.3.9

Therefore, it is important to analyse the location of future development - if all development was
going in a single price area, making geographical distinctions in the charging schedule would
not be necessary.
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7.3.10 Understanding the patterns of future development is the next stage in this analysis. Figure 7.3
provides a rough approximation of the likely planned housing development areas, which helps
to inform the possible structure of value zones for residential development.
7.3.11 It is evident that the majority of the urban housing sites coming forward in the Local Plan are
located within similar ‘mid’ value zones. The larger strategic sites are generally near to the
mid to higher value zones and are expected to generate their own ‘higher value’ zones by
nature of their scale and location and ‘place making’ layout.
Figure 7.3 Proposed urban and urban and strategic sites overlaid on average sales values map

Source: TBC/ Land Registry/ PBA 2013

Step 3 Testing market value zones with consultees
7.3.12 Discussions with local developers and agents confirmed the view that there is really only a
single residential value zone effective in Tamworth. The borough is largely urban and there
are little variations in sales values for new homes. The area is generally a good single value.
Some did say that where there are slight variations, these are closer to Lichfield with access to
the motorway and also that the Greenfield areas are likely to be more desirable (as put
forward earlier in this chapter), whilst those areas with the council housing concentrations will
be of lower value. This view is confirmed by the sales value mapping.
7.3.13 The sales value quoted by agents and developers ranged from £180 to £200 per sq.ft (£1,940
to £2,150 per sq.m). This range is also confirmed by a number of recent viability appraisals
submitted to the TBC and also the review of recent new build house prices in Tamworth (see
Appendix E).
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7.4

Summary of the residential value zone adopted

7.4.1

As explained above, the aim of this assessment is to resolve the complexities of market
values in the area into a relatively simple summary which also reflects the location of future
growth in the area. The assessment in this chapter, including the consultations favours
allocating the Tamworth residential market into a single ‘mid’ value zone which reflects the
bulk of the urban development sites.

7.4.2

Although the strategic greenfield sites may command a slightly higher sales, for simplicity and
to account for the greater number of unknown site opening costs, these have also been
classed as part of the single ‘mid value zone’. These sales values will need to be kept under
review to consider if the value changes in the future
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8

THE PLANNED RESIDENTIAL TRAJECTORY

8.1

Introduction

8.1.1

The objective in this chapter is to understand and allocate development sites to an appropriate
timescale. This has been achieved through analysis of the emerging housing trajectory to
understand the time period that different developments are expected, and explore whether the
NPPF would require a site to be ‘deliverable’ in Years 0-5 of the plan, or ‘developable’ in
Years 6 onwards.
Figure 8.1 Process flow stage 2c

Source: PBA 2013

8.2

Timescales when sites are expected come forward

8.2.1

The Local Plan sets out the vision and strategy for development across Tamworth Borough
Council for the period to 2031. Appendix B summarise the outstanding trajectory, setting out
the estimated delivery of the various sites in five yearly timescales.

8.2.2

The first five year housing supply consists of some 1,040 units based on the supply of a mix of
small urban brownfield sites, sites with planning permission and strategic greenfield sites.
These have been carefully considered to ensure that the appraisal assumptions reflect the
urban and greenfield sites.

8.2.3

Most of the brownfield sites are expected to yield less than 50 units and include a mix of
development scenarios. The past delivery trend analysis presented in chapter 3 earlier has
helped to shape the assumption inputs for the urban delivery.

8.2.4

The following four large greenfield sites are included in the Local Plan:
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8.2.5

Anker Valley – 500 units.
Land north of Cotton Lane – 196 units.
The Golf course site – 1100 units
Dunstall Lane – 723 units.

The officers from TBC have been in consultation with the promoters of the greenfields sites
and assumptions inputs relating to these sites have been informed by the site promoters, but it
should be noted that these are at a strategic level, without the benefit of detailed masterplanning, ground or site investigations at this stage.
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9

RESIDENTIAL VIABILITY TESTING

9.1

Introduction

9.1.1

Previous stages have provided an understanding of how location and policy costs might affect
viability. In effect, policy costs have been identified, the future development sites have been
allocated to the site profile typologies, and land values and local market sales values have
been estimated, and the planned delivery periods understood. This next stage is about
undertaking the viability testing to assess the ability of developments to pay for policy cost.
Figure 9.1 Process flow stage 3

Source: PBA 2013

9.2

Approach used for the development viability appraisals

9.2.1

The PBA development viability model uses the residual approach to development viability.
The approach takes the difference between the development value and costs and compares
the ‘residual land value’ with a threshold land value to determine the balance that could be
available to support policy costs such as affordable housing and infrastructure. The method is
illustrated in the figure 9.2.

9.2.2

In the case of Tamworth, the model has been adapted to test for a range of different
percentage contributions of affordable housing and variations in the affordable housing tenure
mix to assess the balance that might be available to support infrastructure costs (through a
possible CIL charge).

9.2.3

As noted in Chapter 2, the two policy costs relevant for Tamworth were affordable housing
and infrastructure. All other policy cost considerations (e.g. design, low carbon, density, site
delivery and layout) have been incorporated in the development cost assumptions for the
appraisals.
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Figure 9.2 Approach to residual land value assessment for whole plan viability

Less development
costs – including build costs,
fees, finance costs etc

Value of completed
development scheme

Benchmark land value - to
incentivise delivery and support
future policy requirements

Balance - available to contribute
towards policy requirements
(can be + or -)

Less developer’s
return (profit) – minimum profit
acceptable in the market to
undertake the scheme

9.2.4

The purpose of the assessment is to identify the balance available to pay for policy costs at
which the bulk of the development proposed in the development plan is financially viable.

9.2.5

Work in the previous stages provides an understanding of the types of sites in the area, and
how location might affect their viability. When added to a set of locally based assumptions on
new-build sales values, threshold land values and developer profits, a set of area-wide and
site case study development viability appraisals are produced.

9.3

Viability assumptions

9.3.1

Given the range of real-world sites associated with different sites within the Tamworth area, it
is not always possible to get a perfect fit between a site, the site profile and cost/revenue
categories. But a best fit in the spirit of the Harman Report guide has been attempted, as
described in the remaining part of this chapter and chapter 10 (non-residential developments
testing). For this, the viability testing requires a series of assumptions about the site coverage
and floorspace mix to generate an overall sales turnover and value of land, which are
discussed here. In addition, there are a number of residential cost assumptions that have
been used, which are set out in detail in Appendix E. Residential appraisal summary sheets
are set out in Appendix F.
Site coverage

9.3.2

The net (developable) area of the site informs the likely land value of a residential site.
Typically, residential land values are normally reported on a per net hectare basis, since it is
only this area which delivers a saleable return.

9.3.3

For the known strategic sites identified in Chapter 8, the net developable area has been
provided by the Council and/or through discussions with stakeholders representing these
sites.

9.3.4

For the tested SHLAA sites, the number of units and gross site has been provided, and so net
areas have been estimated on basis of assumed dwelling densities, i.e. the number of
dwelling per net developable hectare. The densities applied reflect the Tamworth Local Plan
housing density policy and these have been tested in consultations with TBC who have
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assessed densities achieved from recent planning permission (over 2010 to 2013) and with
workshop feedback. The housing densities adopted is summarised in Table 9.1.
Table 9.1Residential site densities

Dwellings per net developable ha
Urban areas

40

Strategic greenfield sites*

32 - 35

Sales area
9.3.5

In addition to density, the type and size of units is important because this informs overall
revenue based on saleable floorspace, to generate an overall sales turnover. To derive
saleable floorspace, the type of unit and size of these units need to be defined.

9.3.6

The type of unit has been based on assumptions included in the Tamworth Local Plan and
assuming all 1-bed units and half the 2-bed units will be developed as apartments. The
housing mix is summarised in Table 9.2.
Table 9.2 Housing mix

Flats

Houses

All sites except very small two
units or less.

25%

75%

Very small two units of less

0%

100%

9.3.7

Stakeholders consulted at the developer workshop were content with this assumption since no
comments were given at the workshop where they were presented. Tamworth has had an
unusually high number of planning applications for urban flatted schemes, which also supports
the use of the housing mix used.

9.3.8

The residential floorspace for new builds reflects a combination of average sizes based on
recent planning permission (during 2010 to 2013), floorspace details in marketing brochures
for recent new builds in Tamworth, and discussions with stakeholders (who have confirmed
that market demand is for larger family units of lower densities). The average floorspace
assumptions used are presented in Table 9.3.
Table 9.3 Floorspace by unit type

Private

Size

Sq.m

Flats (NIA)

56

Sq.m

Flats (GIA)

62

Sq.m

Houses

105

Sq.m

lats (NIA)

56

Sq.m

Flats (GIA)

62

Sq.m

Houses

95

Sq.m

Affordable

9.3.9

Two floor areas are displayed for flatted schemes: the Gross Internal Area (GIA), including
circulation space, is used to calculate build costs and Net Internal Area (NIA) is applied to
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calculate the sales revenue. Also, based on feedback from local providers of affordable units
size are assumed to mirror the open market unit standards for apartments, whilst house sizes
are smaller.

9.4

Current and future sales values

9.4.1

Current residential revenues and other viability variables are obtained from a range of
sources, including:

9.4.2



Generic websites, such as the RightMove and the Land Registry



Direct research with developers and agents operating in the area.

The findings from this research is set out in Appendix D. A sales value of £1,940 per sq.m for
houses and £2,210 per sq.m for flats has been used for the sites viability assessments,
reflecting a cautionary mid zone value. The higher values for flats reflect is supported by
recent new builds in Tamworth marketing brochures which provide both asking prices and
sales areas for different units (see Appendix D). As seen in later assumptions, flats are also
more costly to build per sq.m of floorspace.
Forecast changes in sales values

9.4.3

Looking forward, table 9.4 provides the latest projections of house prices prepared by Savills
in their Residential Property Focus (Q4, 2013). This suggests that house prices in the West
Midlands are expected to grow by around 6% in 2014, just short of the national trend of 6.5%.
Across the next five years house prices are expected to grow by 23.4%, again broadly similar
to the national average of 25.2%.
Table 9.4 Five-year forecast values

Source: Savills Residential Property Forecast Q4 2013

Threshold land values
9.4.4

To assess viability, the residual value generated by a scheme is compared with a threshold
land value, which reflects ‘a competitive return for a landowner’ (as stated in Harman). The
threshold land value is important in our calculations of the residual balance to pay for other
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policy costs in the emerging Tamworth Local Plan. The difference between the threshold
land value and the residual land value represents the amount of money available to contribute
to affordable housing policy, S106 contributions or CIL. The threshold land values used are
shown in Chapter 7 section 7.7.

9.5

The threshold residential land values used

9.5.1

The method for estimating the threshold land values is detailed in Appendix D. The approach
used to arrive at the threshold land value is based on a review of recent viability evidence of
sites currently on the market, viability appraisal submissions, published data on land values
and discussions with various stakeholders. The approach has been based considering both a
top down approach of current market value and bottom up approach of existing use /
alternative use values. Account has been taken of current and future policy requirements.
This approach is in line with the Harman report and recent CIL examination reports which
accept that authorities should work on the basis of future policy and its effects on land values
as well as ensuring a reasonable return to a willing landowner and developer.

9.5.2

In collecting evidence on residential land values, a distinction has been made for sites that
might reflect extra costs for ‘opening up, abnormals and securing planning permission’ from
those which are clean or ‘oven-ready’ residential sites. The appraisal model assumes gross
land value to be lower for those sites that are likely to require greater opening up costs.
Therefore the threshold land value assumed is that which a landowner may be willing to sell a
site at ‘pre-planning permission’ and pre preparation for residential use.

9.5.3

The following bottom up threshold residential land value assumptions have been used for
Tamworth:

9.5.4



Less than 50 dwellings, threshold land value used is £1,000,000 per ha



Less than 200 dwellings, threshold land value used is £900,000 per ha



Less than 500 dwellings, threshold land value used is £750,000 per ha



Greater than (and including) 500 dwellings, threshold land value used is £450,000 per ha

It is important to appreciate that assumptions on threshold land values can only be broad
approximations, subject to wide variations. This is taken account of in drawing conclusions
and recommendations on setting the affordable housing policy and CIL charge.
Build costs

9.5.5

The sources used for typical development costs include BCIS build cost data rebased to the
location and third quarter 2013 price values. Approximations to represent the average over a
range of scheme types have been used for costs such as external works, fees, finance and
developers’ margins and tested with the development sector.

9.5.6

Where relevant, site differential such as brownfield and greenfield sites have been
distinguished by incorporating additional costs. This includes, for instance, the additional
costs associated with ‘opening up’ a large greenfield urban extensions, where the site specific
infrastructure costs required to prepare the site for development can be significantly greater
than for smaller sites; and for brownfield sites which may have additional remediation and/or
demolition costs. The details for these assumptions are set out in Appendix E.
S106 infrastructure costs, site opening costs and abnormal costs

9.5.7

For the four strategic sites, a different approach has been adopted for s106. TBC have
estimated the likely site specific s106 infrastructure requirements necessary for each of the
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strategic greenfield sites (to allow for onsite infrastructure such as education and transport
costs). These S106 costs assumptions have been factored into the viability assessment as a
cost input for these four sites. The amount of S106 provided by TBC for each site is shown in
Table 9.5
Table 9.5 S106 contributions applied for the greenfield strategic sites

S106
£5,747
£5,909
£8,147
£6,224
£6,000

Land North of Cotton Lane
per unit
Golf Course
per unit
Anker Valley
per unit
Dunstall Farm
per unit
Strategic greenfield*
Per unit
*Note this applies to the generic strategic site with 750 dwellings only. Source: TBC 2013
9.5.8

The viability appraisals for the strategic greenfield sites includes an allowance for site opening
costs such as spine roads, utilities, strategic landscaping/green infrastructure, drainage
systems and the like – see appendix E. Developers will usually include the cost of
infrastructure such as schools, highway works in this estimate too. In the case of the strategic
site appraisals for this study, the assumed opening up costs have been reduced, and
additional S106 costs have been included as provided by TBC (table 9.5).

9.5.9

The S106 infrastructure requirements anticipated for the majority of the urban sites are likely
to be met through off site delivery of infrastructure such as schools expansions, improved
access to and open space enhancements, or transport improvements. This could be met
either through a CIL or the pooling of S106 contributions and will be dependent on capacity
and need of each specific scheme. In the past the requirement for such schemes has varied
considerably depending on size of scheme and existing capacity of infrastructure. Therefore,
for this study, a zero S106 contribution has been assumed for the urban brownfield sites.
Instead, the study seeks to identify the broad residual balance to inform likely future developer
contributions. An assessment of past developer contributions and affordable housing
contributions has been undertaken and is documented in Chapter 5.

9.5.10 The appraisals for the brownfield sites include an estimate for abnormal site remediation –see
appendix E. Once detailed master-planning is undertaken there will be a better understanding
of these various costs (site opening costs, site abnormals, and strategic infrastructure such as
schools, highways etc.) to inform site specific assessments.

9.6

Residential appraisal outputs

9.6.1

Applying the viability assumptions, twenty Tamworth specific viability appraisals were
undertaken to inform TBC on the possible policy options for affordable housing and
infrastructure through a possible CIL charge. TBC was particularly interested in
understanding the impact not only of different percentages of affordable housing contributions,
but also the impact of different affordable housing tenure mixes. Nine different affordable
housing and infrastructure policy scenarios were tested for the twenty site appraisals.

9.6.2

Diverse illustrations are summarised in tables 9.6 to 9.8 which show the effect of no policy
(apart from the strategic greenfield site s106 developer contributions) and a second scenario
which includes a 30% affordable housing (and strategic greenfield s106 developer
contributions) contribution and a third scenario showing a 20% affordable housing
contribution. The appraisal findings for all the residential viability appraisals are summarised
in Appendix F.
An explanation of how to interpret the summary appraisal output table
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9.6.3

The following is an explanation of how to interpret the information contained in the summary
appraisal table. Reading the tables from left to right, successive columns are as follows:


Site typology description e.g. strategic site, generic site and specific case study sites with
a unique SHLAA reference.



The value range the site has been classified as – in the case of Tamworth all sites have
been classed as being in the ‘mid’ value range based on the assessment and
consultations.



The type of land that is being assessed – greenfield, brownfield or mixed. This affects
the range of costs that are applied to the assessment e.g. abnormal costs and site
opening costs.



Yield – the number of dwellings estimated for the site.



Net site area in hectares is the land available for saleable floorspace.



Total developable floor space in sq. meters - this is the total floorspace created by the
development.



CIL chargeable floor space, this is the total floorspace less that deducted for affordable
housing as it is not liable for CIL.



The overage or residual value expressed as £per sq.m. The residual site value is the
difference between the value of the completed development and the cost of that
development (including the developer’s profit, policy costs, site servicing costs, etc).



The threshold land value is then deducted from the residual land value to arrive at the CIL
balance or ‘overage’ available to contribute towards any infrastructure costs in the form of
a possible maximum CIL charge. This CIL balance is an estimate of the CIL ‘maximum
theoretical CIL’ i.e. the maximum CIL that could be charged consistent with the
development being financially viable. Given the variations surrounding strategic viability
appraisals, this is an approximate indicator, and as such we seek to have a considerable
buffer between the overage and any CIL charge. It is not recommended that this
theoretical maximum be directly translated into a CIL charge.



The traffic light colour coding is used to show if a scheme is considered to be viable
(green), marginal (amber is stated as being unviable, but is actually within 20% of the
threshold value) or not viable (red). Note it is important to state that a scheme may come
out as not viable in this assessment but still deliver depending on the what the landowner
and developer are willing to accept, so for instance the threshold land value could be
reduced or the developer’s return could be adjusted, or actual build costs or other
assumption variables maybe be differ from that used here.

9.6.4

Note that the CIL overage is not a direct calculation of deducting the threshold value from the
residual land value. As affordable housing is not liable to CIL charge, an allowance for this is
included in the analysis. The CIL overage/ or CIL liable figure is calculated from the CIL
chargeable floor area (total GIA minus GIA of affordable units).

9.7

Summary of residential appraisal output table findings

9.7.1

Table 9.6 shows that when no policy costs are applied (i.e. no affordable housing or strategic
off site infrastructure costs in the form of CIL) the viability is positive for all development
scenarios tested with the exception of the very small scenarios of one and two units.
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9.7.2

Once policy costs are included and different affordable housing tenures are introduced,
viability reduces, this is to be expected, and policy trade-offs will be required between the level
of affordable housing and infrastructure.

9.7.3

Table 9.7 shows that by incorporating a requirement of 30% affordable housing policy,
(including social rented tenure accounting for 50% of the units, affordable rented tenure at
25% and shared ownership tenure at 25%), the viability is largely amber marginal.

9.7.4

Table 9.8 shows that by incorporating a requirement of 20% affordable housing policy,
(including social rented tenure accounting for 50% of the units, affordable rented tenure at
25% and shared ownership tenure at 25%), the viability moves to a green viable position, with
scope for some CIL charge.

9.7.5

Appendix F shows the findings for the nine different affordable housing tenure scenarios
tested. All scenarios show that viability is very sensitive to both the percentage of affordable
housing and also to the affordable housing tenure mix. The findings also demonstrate that
there will be need for some important policy trade-offs decisions to be made between the need
to deliver infrastructure to support the delivery of growth and meeting the affordable housing
need.

9.7.6

All four strategic greenfield sites appear viable at 25% and 20% affordable and are able to
contribute varying amounts towards off site strategic CIL contribution as well as the onsite
opening costs (including s106 costs) which are already incorporated in the appraisals. The
policy decision on the percentage of affordable housing requirement will shape the level of
residential CIL to charge. To avoid undue complexity, and given the unknowns about the
detailed specific site opening costs, a simple low CIL charging structure would be sensible for
these strategic sites to encourage delivery.

9.7.7

The urban sites are also viable at 25% and 20% affordable housing. The scope to charge CIL
improves when the level of affordable housing requirement is reduced to 20%. TBC will need
to consider the policy trade-off for delivering affordable housing and funding strategic
infrastructure to enable development to take place. With 25% affordable, a CIL charge of
52
between £15 per sq.m to £20 per sq.m might be consulted on . This would result in an
estimate CIL contribution of between £1,500 to £2,000 per dwelling.

9.7.8

The review of past planning consents in chapter 5 showed that of the five schemes that were
required to provide affordable housing, for planning applications considered between 2011
and 2013, four contributed 30% or more towards the S106 requirement for affordable housing,
in addition to other infrastructure costs such as education, open space and highways. Most of
these schemes were on a mix of sites including brownfield with various abnormal
considerations. In the case of the one of the five schemes submitted, there was some renegotiation on the level of affordable housing based on actual evidence submitted relating to
high site abnormal costs. The majority of schemes (which were also above the education
developer contribution threshold of seven units), contributed between £1,750 to £3,500 per
dwelling towards open space, education and transport costs in the form of s106 developer
contributions.

9.7.9

Based on the above comparison with past delivery, indicates that reducing the affordable
housing policy requirement to between 20% and 25% with some CIL contributions replacing
the current s106 for the urban sites, is well within what has been achieved in the recent
53
recessionary years . This indicates that the assumptions adopted for the viability appraisals
in this study are likely to be conservative, thus leaning on the side of caution to ensure the five
year delivery is not negatively impacted.

52

This is based on an affordable housing tenure mix of 75% affordable rent and 25% intermediate housing.
There maybe other specific factors at play that either help to reduce the build costs, land cost and developers
return expectations or a combination of these compared to the assumptions adopted for this study.
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9.7.10 However, note that in the past not all planning applications were liable for affordable housing
contributions, as there was a threshold of 15 units or more. Also most schemes were below
the threshold of 7 units for education developer contributions policy, so the amount charged
for developer contributions ranged from £500 to £1000 per unit. Moving towards a CIL would
remove these developer contribution thresholds (based on the CIL / WPV viability evidence)
apart from the very small sites which are discussed below. Thus brownfield developments
that have not been used to paying for any contributions towards affordable housing or much in
the way of developer contributions will now be required to do so.
9.7.11 It is appropriate for this plan level assessment to base the policy recommendations on
conservative assumptions, but there should be a continual monitoring of the viability
assumptions to possibly trigger a review of the policy for affordable and CI L in the future.
Overall, the affordable housing policy should be kept under review on a 3 – 5 year basis to
give some certainty to developers, but allow some flexibility to adapt policy to reflect changes
in viability too.
9.7.12 Some scope for flexibility in the affordable housing tenure mix may be useful to incorporate
into the affordable housing policy to allow for further site specific flexibility to reflect local need
and viability / site specific costs.
9.7.13 Based on the viability appraisal summaries included in appendix F and the samples included
in tables 9.5 – 9.7 below, those schemes within the very small 2 units and one unit scenarios
are not viable to support any affordable housing contribution. There is evidence to support a
zero affordable housing requirement for a threshold of 2 or less units.
9.7.14 The very small sites of one and two units are shown as either marginal (i.e. within 20% of the
threshold land value) in the appraisal findings or not viable. In reality these sites may
maximise value by developing a larger than assumed unit within the same site area, or paying
less than the full £1m assumed for threshold value. These smaller units are not part of the
proposed future housing trajectory and so do not feature in the ‘deliverable or developable
assessment’. However, the assessment of past planning applications, identified in chapter 3
that there has been a high percentage of planning applications for such units, indicating they
are likely to be viable (based on very specific adjustments to the viability assumptions),
especially as in most cases these have contributed between £500 to £1000 per unit for S106
contributions, and a view will be needed as to whether these schemes should be charged CIL
or allowed to continue to deliver S106 as they have done so. It is possible that some of these
schemes could become classed as ‘self-build’ by the promoters and so seek exemption from
CIL in any case.
9.7.15 With regard to possible CIL charge variation options, there could be a differentiation between
the urban sites and the strategic greenfield sites, and based on threshold, for the very small
scheme scenarios. The guidance recommends the need to avoid complexity. The options for
CIL will depend on the affordable housing percentages adopted by TBC. Based on the CIL
scenarios set out in appendix F, there is scope for a CIL of between £10 to £35, and an
affordable housing policy of between 20% to 25%. In the case of the urban sites, this CIL
charge is likely to replace the existing S106 developer contributions, whilst in the strategic
greenfield sites, any CIL contribution will be in addition to the assessed onsite strategic
infrastructure requirements.
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Table 9.6 Scenario: No policy costs (apart from the S106 costs included for the strategic greenfield sites)
Site ID

Site Address

Value
area Type

Strategic site Land North of Coton Lane

Mid

Greenfield

Strategic site Golf Course

Mid

Mixed

Strategic site Anker Valley

Mid

Greenfield

Strategic site Dunstall Farm

Mid

Yield

Ha
Sqm RLV per Ha Per £psm

196

£1,350,139

£410

Threshold
LV per Ha

Per £psm

CIL liable
£psm

£900,000

£137

£137

Yes

Viablility

5.60

18,453

1,100

34.40

103,565

£842,365

£280

£450,000

£130

£130

Yes

500

16.83

47,075

£929,315

£332

£450,000

£171

£171

Yes

Greenfield

723

20.67

72,777

£1,290,332

£366

£450,000

£239

£239

Yes

Mid

Brownfield

16

0.40

1,506

£1,515,210

£402 £1,000,000

£137

£137

Yes

343 (with 344) Land off Cottage Farm Road

Mid

Brownfield

53

1.33

4,990

£1,369,224

£364

£125

£125

Yes

344 (with 343) Derelict buildings south of B5404

341 Land south of St.Peter's Close Phase 2

£900,000

Mid

Brownfield

6

0.15

565

£1,515,210

£402 £1,000,000

£137

£137

Yes

347 Phoenix Special Purpose Machines, Hospital StreetMid

Brownfield

11

0.28

1,036

£1,515,210

£402 £1,000,000

£137

£137

Yes

348 Norris Bros, Lichfield Street

Mid

Brownfield

7

0.18

659

£1,515,210

£402 £1,000,000

£137

£137

Yes

349 Arriva Bus Depot, Aldergate

Mid

Brownfield

14

0.35

1,318

£1,515,210

£402 £1,000,000

£137

£137

Yes

357 Northern Part of Beauchamp Employment Area

Mid

Brownfield

36

0.90

3,389

£1,515,210

£402 £1,000,000

£137

£137

Yes

Mid

Brownfield

8

0.20

753

£1,500,440

£398 £1,000,000

£133

£133

Yes
Yes

376 (with 377) Hyundai Garage, Lichfield Street

Mid

Brownfield

4

0.10

377

£1,515,210

£402 £1,000,000

£137

£137

CIL - Generic Site 1 •Very small Brownfield (2 or less units)

377 (with 376) Land/building off Wardle Street

Mid

Brownfield

1

0.03

105

£827,166

£197 £1,000,000

-£41

-£41 Marginal

CIL - Generic Site 2 •Very small Brownfield (2 or less units)

Mid

Brownfield

2

0.05

210

£843,750

£201 £1,000,000

-£37

-£37 Marginal

CIL - Generic Site 3 •Small Brownfield (less than 7 units)

Mid

Brownfield

6

0.15

565

£1,515,210

£402 £1,000,000

£137

£137

Yes

CIL - Generic Site 4 •Medium Brownfield (less than 20 units)

Mid

Brownfield

15

0.38

1,412

£1,515,210

£402 £1,000,000

£137

£137

Yes

CIL - Generic Site 5 •Large Brownfield (less than 50 units)

Mid

Brownfield

49

1.23

4,613

£1,515,210

£402 £1,000,000

£137

£137

Yes

CIL - Generic Site 6 •Large Greenfield (50+ units)

Mid

Greenfield

350

10.00

32,953

£1,223,619

£371

£750,000

£144

£144

Yes

CIL - Generic Site 7 •Strategic Greenfield site

Mid

Greenfield

750

21.43

70,613

£939,047

£285

£450,000

£148

£148

Yes
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Table 9.7 Scenario: 30% affordable housing (SR = 50%, AR = 25% and SO = 25%) with limited CIL charge
Site ID

Site Address

Value
area Type

Yield

Ha
Sqm RLV per Ha Per £psm

Threshold
LV per Ha

Per £psm

CIL liable
£psm

Viablility

196

5.60

18,012

£824,822

£256

£900,000

-£23

-£33 Marginal

1,100

34.40

101,090

£362,424

£123

£450,000

-£30

-£42 Marginal

Greenfield

500

16.83

45,950

£483,412

£177

£450,000

£12

£17

Yes

Greenfield

723

20.67

70,825

£731,762

£214

£450,000

£82

£114

Yes

Strategic site Land North of Coton Lane

Mid

Greenfield

Strategic site Golf Course

Mid

Mixed

Strategic site Anker Valley

Mid

Strategic site Dunstall Farm

Mid
Mid

Brownfield

16

0.40

1,470

£914,847

£249 £1,000,000

-£23

-£32 Marginal

343 (with 344) Land off Cottage Farm Road

Mid

Brownfield

53

1.33

4,871

£768,862

£209

£900,000

-£36

-£50 Marginal

344 (with 343) Derelict buildings south of B5404

341 Land south of St.Peter's Close Phase 2

Mid

Brownfield

6

0.15

551

£923,838

£251 £1,000,000

-£21

-£29 Marginal

347 Phoenix Special Purpose Machines, Hospital StreetMid

Brownfield

11

0.28

1,011

£914,847

£249 £1,000,000

-£23

-£32 Marginal

348 Norris Bros, Lichfield Street

Mid

Brownfield

7

0.18

643

£914,847

£249 £1,000,000

-£23

-£32 Marginal

349 Arriva Bus Depot, Aldergate

Mid

Brownfield

14

0.35

1,287

£914,847

£249 £1,000,000

-£23

-£32 Marginal

Mid

Brownfield

36

0.90

3,308

£914,847

£249 £1,000,000

-£23

-£32 Marginal

376 (with 377) Hyundai Garage, Lichfield Street

Mid

Brownfield

8

0.20

735

£901,977

£245 £1,000,000

-£27

-£37 Marginal

377 (with 376) Land/building off Wardle Street

Mid

Brownfield

4

0.10

368

£923,838

£251 £1,000,000

-£21

Mid

Brownfield

1

0.03

102

£185,532

£45 £1,000,000

-£200

-£277

No

-£272

No

357 Northern Part of Beauchamp Employment Area

CIL - Generic Site 1 •Very small Brownfield (2 or less units)

-£29 Marginal

CIL - Generic Site 2 •Very small Brownfield (2 or less units)

Mid

Brownfield

2

0.05

204

£199,933

£49 £1,000,000

-£196

CIL - Generic Site 3 •Small Brownfield (less than 7 units)

Mid

Brownfield

6

0.15

551

£923,838

£251 £1,000,000

-£21

-£29 Marginal

CIL - Generic Site 4 •Medium Brownfield (less than 20 units)

Mid

Brownfield

15

0.38

1,379

£914,847

£249 £1,000,000

-£23

-£32 Marginal

CIL - Generic Site 5 •Large Brownfield (less than 50 units)

Mid

Brownfield

49

1.23

4,503

£914,847

£249 £1,000,000

-£23

-£32 Marginal

CIL - Generic Site 6 •Large Greenfield (50+ units)

Mid

Greenfield

350

10.00

32,165

£698,301

£217

£750,000

-£16

-£22 Marginal

CIL - Generic Site 7 •Strategic Greenfield site

Mid

Greenfield

750

21.43

68,925

£415,281

£129

£450,000

-£11

-£15 Marginal

Tamworth Whole Plan Viability, Affordable Housing and CIl Study April 2014

59

Whole Plan Viability, Affordable Housing and CIL Study 2014
Tamworth Borough Council Local Plan
Table 9.8 Scenario: 20% affordable housing (SR = 50%, AR = 25% and SO = 25%) – greater scope for a CIL charge
Wks
ht
Site ID

Site Address

Value
area Type

1 Strategic site Land North of Coton Lane

Mid

Greenfield

2 Strategic site Golf Course

Mid

Mixed

3 Strategic site Anker Valley

Mid

Greenfield

4 Strategic site Dunstall Farm

Mid

5

Mid

341 Land south of St.Peter's Close Phase 2

Yield

Ha
Sqm RLV per Ha Per £psm

196

£999,928

£308

Threshold
LV per Ha

Per £psm

CIL liable
£psm

£900,000

£31

£38

Yes

Viable?

5.60

18,159

1,100

34.40

101,915

£522,405

£176

£450,000

£24

£30

Yes

500

16.83

46,325

£632,047

£230

£450,000

£66

£81

Yes

Greenfield

723

20.67

71,476

£917,952

£265

£450,000

£135

£166

Yes

Brownfield

16

0.40

1,482

£1,114,968

£301 £1,000,000

£31

£38

Yes

6 343 (with 344) Land off Cottage Farm Road

Mid

Brownfield

53

1.33

4,910

£968,983

£900,000

£19

£23

Yes

7 344 (with 343) Derelict buildings south of B5404

Mid

Brownfield

6

0.15

556

£1,114,968

£301 £1,000,000

£31

£38

Yes

8

347 Phoenix Special Purpose Machines, Hospital StreetMid

Brownfield

11

0.28

1,019

£1,114,968

£301 £1,000,000

£31

£38

Yes

9

348 Norris Bros, Lichfield Street

Brownfield

7

0.18

649

£1,114,968

£301 £1,000,000

£31

£38

Yes

10

349 Arriva Bus Depot, Aldergate

Mid

Brownfield

14

0.35

1,297

£1,114,968

£301 £1,000,000

£31

£38

Yes

11

357 Northern Part of Beauchamp Employment Area

Mid

Brownfield

36

0.90

3,335

£1,114,968

£301 £1,000,000

£31

£38

Yes

12 376 (with 377) Hyundai Garage, Lichfield Street

Mid

Brownfield

8

0.20

741

£1,101,465

£297 £1,000,000

£27

£34

Yes

13 377 (with 376) Land/building off Wardle Street

Mid

Brownfield

4

0.10

371

£1,125,926

£304 £1,000,000

£34

£42

Yes

CIL14- Generic Site 1 •Very small Brownfield (2 or less units)

Mid

Brownfield

1

0.03

103

£399,410

£97 £1,000,000

-£146

-£179

No

CIL15- Generic Site 2 •Very small Brownfield (2 or less units)

Mid

Brownfield

2

0.05

206

£414,539

£101 £1,000,000

-£142

-£174

No

CIL16- Generic Site 3 •Small Brownfield (less than 7 units)

Mid

Brownfield

6

0.15

556

£1,114,968

£301 £1,000,000

£31

£38

Yes

Mid

£261

CIL17- Generic Site 4 •Medium Brownfield (less than 20 units)

Mid

Brownfield

15

0.38

1,390

£1,114,968

£301 £1,000,000

£31

£38

Yes

CIL18- Generic Site 5 •Large Brownfield (less than 50 units)

Mid

Brownfield

49

1.23

4,540

£1,114,968

£301 £1,000,000

£31

£38

Yes

CIL19- Generic Site 6 •Large Greenfield (50+ units)

Mid

Greenfield

350

10.00

32,428

£873,407

£269

£750,000

£38

£47

Yes

CIL20- Generic Site 7 •Strategic Greenfield site

Mid

Greenfield

750

21.43

69,488

£589,870

£182

£450,000

£43

£53

Yes
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10 NON RESIDENTIAL VIABILTY TESTING
10.1

Introduction

10.1.1 Although there are no notable Local Plan policies which will impact on non-residential
development viability in Tamworth. Nonetheless, it is important to briefly consider the viability
of non-residential development, not least because if there is some headroom in values then
this could usefully contribute to meeting local infrastructure requirements through S106 and
CIL.

10.2

Non residential typologies

10.2.1 The test for non-residential development is based on hypothetical schemes that are most
likely to come forward in Tamworth over the Plan period. These are described Table 10.1.
Table 10.1 Non-residential use typologies

Use

GIA sq.m

NIA sq.m

800

760

2: Business Park

2,000

1,900

3: Industrial

5,000

4,750

4: Warehouse

5,000

4,750

6: Supermarket

2,500

2,375

7: Retail Warehouse /
Out of centre retail (OOC)

1,500

1,425

500

475

1,500

1,425

1: Town Centre Office

8: Town Centre Retail
9: Hotel

10.2.2 It is assumed that 95% of the gross floorspace is rentable space. It is important to consider
the density of development proposed. The following table sets out the assumed site net
developable area for each development type and plot ratios to derive floorspace estimates.
Table 10.2 Non-residential uses – site coverage ratios

Use

Net
area

developable

Plot Ratio

1: Town Centre Office

0.04

200%

2: Business Park

0.25

80%

3: Industrial

1.25

40%

4: Warehouse

1.25

40%

5: Supermarket

0.63

40%

6: Retail Warehouse / OOC

0.38

40%

7: Town Centre Retail

0.05

100%

8: Hotel

0.19

80%
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10.2.3 Viability testing on a typical basis has been adopted since it is impossible for this study to
consider viability on a site-specific basis at this stage, given that there is currently insufficient
data on site-specific costs and values, as site details have yet to be established. Such detail
54
will evolve over the plan period.

10.3

Reviewing current viability evidence (value and costs)
Establishing gross development value (GDV)

10.3.1 Establishing gross development value (GDV) for non-residential uses a different approach
than that used for residential. This is because the sales value is most likely to reflect the value
in the rented market which accounts for most of the non-residential property supply in
Tamworth. This information has been sourced through EGI Focus web searches on recent
deals. These deals are shown in Appendix G.
10.3.2 Table 10.3 illustrates the values established for a variety of non-residential uses, expressed in
square metres (sq.m) and square feet (sq.ft) of net rentable floorspace, and likely yield based
on Costar/Focus information. A market incentive of three months free rent is assumed in the
assessment.
Table 10.3 Non-residential uses – rent and yields

Rent per
sqm

Rent per
sqft

Yield

£96

£9

9.6%

£122

£11

8.5%

3: Industrial

£50

£5

10.0%

4: Warehouse

£48

£4

10.0%

5: Supermarket

£210

£20

6.0%

6: Retail Warehouse / OOC

£160

£15

7.5%

7: Town Centre Retail

£125

£12

11.0%

8: Hotel

£120

£11

6.1%

Use
1: Town Centre Office
2: Business Park

Source: PBA research

10.3.3 These value assumptions were checked against other sources including the VOA property
market reports, previous viability work undertaken for the Council by the VOA, and the
developer workshop in addition to contacts with interests in the commercial market, however
no feedback was forthcoming. Further details on the value assumptions are provided in
Appendix H.
Costs
10.3.4 Like for residential testing, the sources used for typical development costs of non-residential
uses include BCIS build cost data rebased to the location and third quarter 2013 price values.
For costs such as external works, fees, finance and developers’ margins, high-level
approximations to represent the average over a range of scheme types have been used. The
details for these assumptions are set out in Appendix H.
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Site-specific testing for non-residential uses would be considering detail on purely speculative / assumed
scenarios, producing results that would be of little use for a study for strategic consideration.
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Land for non-residential uses
10.3.5 After systematically removing the various costs and variables detailed above, the result is the
residual land value. In order to ascertain the level of likelihood towards delivery and the level
of risk associated with development viability, the resulting residual land values are measured
against a benchmark value which reflects a value range that a landowner would reasonably be
expected to sell/release their land for development.
10.3.6 Establishing the existing use value (EUV) of land and in setting a benchmark at which a
landowner is prepared to sell to enable a consideration of viability can be a complex process.
There are a wide range of site specific variables which affect land sales (e.g. position of the
landowner – are they requiring a quick sale or is it a long term land investment). However, for
a strategic study, where the land values on future individual sites are unknown, a pragmatic
approach is required.
10.3.7 There have been very few sales of commercial or employment land in Tamworth over the past
5 years, largely arising from the moribund state of the commercial market caused by the
recession. From VOA data, discussions with agents active in the commercial sector,
consultations with stakeholders and feedback at the developer workshop, land values
established before 2007 provide evidence of a range of land values for employment uses
between £500k and £750k/ha. There is planning policy resistance to changes of use to
residential from employment uses where there is a demonstrable employment demand and a
solid resistance from landowners to sell for lower than the established pre-2007 value. There
is no evidence to suggest therefore that a lower value should be attributed to brownfield sites
as an EUV in the viability appraisals.
10.3.8 It is therefore concluded that a threshold figure towards the lower end of the range of
£500,000/ha is appropriate as a starting point. This is then adjusted on the basis of location
and different uplifts applied according to use. So for example a town centre site will be at the
upper end of the existing use value as it will already have a comparatively high value and if
the potential use is retail then it will also have a higher uplift value as expectation on return will
be higher. The threshold values are shown in Table 10.4.
Table 10.4 Non-residential uses – Assumed threshold land values in Tamworth at 2013 Q3

Use

Benchmark land value per net
developable hectare

1: Town Centre Office

£500,000

2: Business Park

£500,000

3: Industrial

£500,000

4: Warehouse

£500,000

5: Supermarket

£2,500,000

6: Retail Warehouse / OOC

£2,000,000

7: Town Centre Retail

£1,100,000

8: Hotel

10.4

£500,000

Non-residential development viability analysis

10.4.1 The rest of this Chapter sets out the assessment of non-residential development viability
based on the assumptions set out in the previous chapter. The tables below summarise the
detailed assessments, and represent the residual value per square metres after values and
costs, including land have been calculated.
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10.4.2 Most development will still be expected to make s106/s278 etc. contributions to mitigate direct
impacts of the development. These will be specific to individual developments, and often
centre on highways improvements but could also relate to design and access. No other Local
Plan policies are considered to apply. However, in the following assessments no S106/S278
has been factored in and therefore any financial headroom in the viability assessment is
treated as being suitable for charging CIL and/or any S106/S278 subject to there being no
other demands that the Council may seek to apply.

10.5

Viability results

10.5.1 It is important to note that the analysis considers speculative development that might be built
for subsequent sale or rent to a commercial tenant. However there will also be development
that is undertaken for specific commercial operators either as owners or pre-lets.
B-class uses
10.5.2 In line with other areas of the country, the analysis suggests that for commercial B-class
development it is not currently viable to charge a CIL. Whilst there is variance for different
types of B-space, essentially these do not generate sufficient value to justify a CIL charge.
10.5.3 As the economy recovers this situation may improve but for the purposes of setting a CIL it is
only the current market that need be considered. These results do not identify that
employment space will not come forward, because in reality there will be development to
accommodate specific users based on the profitability of the occupier's core business
activities rather than the market values of the development. Importantly this viability
assessment relates to speculative build for rent.
Table 10.5 Viability of B-class development in Tamworth

Use
Residual
sq.m

value

per

Town centre
office

Business
Park

Industrial

B8
warehouse

-£695

-£698

-£675

-£389

Retail uses
10.5.4 A range of retail scenarios have been tested which have been identified as supermarkets and
comparison retail stores. These are centred on Tamworth town centre and out of centre
developments. It was considered that these represent the most likely scenarios to come
forward over the plan period and also allowed the testing of the type of development
envisaged in the Plan or that might come forward (even though it has not been planned for
e.g. supermarkets).
10.5.5 Supermarkets– large scale and small scale convenience retail continues to be one of the
best performing sectors in the UK, although, even this sector is seeing reduced profits at the
time of writing. Leases to the main supermarket operators (often with fixed uplifts) command a
premium with investment institutions. Although there are some small regional variations on
yields, they remain generally strong with investors focussing primarily on the strength of the
operator covenant and security of income. Therefore the evidence base for large out of town
retail can be approached on a wider region or even national basis when justifying CIL
charging.
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10.5.6 Following the appraisal on this basis, without affecting viability, in Tamworth there is scope for
a CIL charge up to a maximum of about £450 per sq.m on supermarkets which are primarily
selling convenience goods in out of centre locations.
10.5.7 Retail warehouse – although this market has been relatively flat in recent times, especially in
terms of new build, Tamworth has experienced a strong demand for out of town comparison
retail in particular. There may potentially be more activity in the future. Whilst values have
dropped the relatively low build costs mean that there is still value in these types of
developments when there is occupier demand. At present, there is headroom for a CIL charge
upto a maximum of £415 per sq. m.
10.5.8 Although A2-A5 uses have not specifically been tested, it is considered that most of these
developments will either be less than 100 sq.m or utilise existing floorspace and therefore
would not be liable in most circumstances. If larger proposals do come forward which are
liable for an out of centre charge then they will be competing with other out of centre
development and will attract similar values. Whilst there may be a limited number of larger
proposals over the plan period, these have not been identified in the plan. Therefore if they
are not viable with a CIL charge, deliverability of the Plan is not put at risk.
Table 10.6 Viability of out of centre retail uses in Tamworth

Use
Residual value per sq.m

Supermarket Retail warehouse
£454

£415

10.5.9 Town centre - town centre retail in the Tamworth town centre has been tested. It has been
suggested that development of convenience, supermarket development may attract higher
values whether in or out of town centres – however in the case of Tamworth it is considered
that this type of development is not currently planned for in the town centre (which is
constrained) and even if it did come forward there would be significantly higher development
costs and land values involved in an in centre development, due to the historical nature and
constraints of the centre, as opposed to a cleaner site outside of the town centre. Therefore a
single retail charge for in centre would be appropriate in this circumstance.
10.5.10 The residual analysis shows that town centre retail is not currently able to support a CIL
charge.
Table 10.7 Viability of town centre retail

Use
Residual value per sq.m

Town/local centre
-£201

10.5.11 Hotels - there has been significant investment in cheaper, typically 60 to 100 bed hotels in the
recent past in Tamworth, fuelled by the developments of investment of companies like Premier
Inn and Travelodge. However, there have been concerns about the occupancy rates and the
ability to sustain prices. The high level analysis, shown in Table 7.5, suggests that hotels are
unlikely to be viable enough in Tamworth at this current time.
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Table 10.8 Viability of hotels in Tamworth

Use
Residual value per sq.m

Hotels
-£288

Other non-residential development
10.5.12 In addition to the development considered above there are other non-residential community
type uses that have been considered. It would not be helpful to set a CIL for the type of
facilities that maybe treated at infrastructure in turn and paid for by CIL (amongst other
sources).
10.5.13 The approach to this issue is that the commercial values for community uses are £0 but there
are build costs of around £1,800 per sq.m plus the range of other development costs; with a
net negative residual value. Therefore we recommend a £0 CIL for these uses.

10.6

Summary of CIL charge on non-residential developments

10.6.1 The figures in this chapter illustrate the levels of value in the tested schemes when all costs
have been subtracted from the values. As can be seen positive values exist for all out of town
centre retail development but nothing more.
10.6.2 The findings suggest that if TBC were minded to set a CIL charge on out of town centre
comparison retail development of upto £415 per sq.m would be possible. The CIL charge on
out of centre convenience retail developments could upto £450 per sq.m.
10.6.3 However, it would be prudent to err on the side of caution to avoid charging at the margins of
viability, as prompted by the CIL guidance, and therefore a figure of £200sq.m to £225per
sq.m may be appropriate for the out of centre comparison retail and out of centre convenience
retail.
10.6.4 It is suggested that a zero charge applies to all the other forms of non-residential
development. All other tested uses show negative values, although, it is important to note that
this does not mean that these uses will never come forward in Tamworth. Specific business
operation plans and bespoke schemes with identified end users, and land owners willing to
sell at lower prices, will enable development to come forward in the future.
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11 CONCLUSIONS AND RECOMMENDATIONS
11.1

Introduction

11.1.1 This section summarises the viability findings and sets out recommendations for the following:
•
•
•

11.2

Considers if the proposed residential development in the plan is ‘deliverable’ as part of the
whole plan viability assessment.
Policy options for affordable housing to inform the Local Plan.
Options for a community infrastructure levy to support the delivery of strategic infrastructure
costs in the light of the affordable housing policy options.

Viability findings

11.2.1 The assessment identified the policies most likely to impact on the residential viability of the
Local Plan were affordable housing and infrastructure (wide ranging). Other policy costs
identified are already factored into the viability appraisal ‘inputs’. No additional policies were
identified to impact on non-commercial development beyond site specific requirements.
11.2.2 The housing trajectory assessment showed that the housing supply during all five yearly
timeframes is dependent on the delivery of a mix of small urban brownfield sites and strategic
greenfield sites. This has shaped the viability assumptions for the urban and greenfield sites.
11.2.3 An important study finding is that Tamworth as an urban area is effectively one single value
zone (admittedly there are some variations on the urban fringes and site specific variations).
This was unanimously agreed by the stakeholder consultations and supported by the research
on sales values.
11.2.4 A review of past planning consents identified that, there has been a steady stream of planning
55
applications, with a particular focus on the supply of smaller brownfield sites and
surprisingly, this has continued to include developments for flats.
11.2.5 The viability assessment has been tested at current costs and current values. There has not
been a need to test the impact of longer term variations in assumptions, as the plan has been
demonstrated to be viable based on current values and with the inclusion of a sensible mix of
policies.
11.2.6 With regard to non-residential element of the planned development, the delivery of schemes
taking place is less affected by the impact of ‘policy burdens’ for which this study is assessing,
and more sensitive to wider economic market conditions of demand and supply for such
development. The viability assessment assessed a range of speculative development
scenarios, without the imposition of any planning obligations and found the schemes most
likely to take place are those that have an identified client requiring specific development
requirements rather than speculative delivery.

55

Most likely due to a lack of greenfield land supply in recent years.
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11.3

Is the Local Plan deliverable?
Figure 11.1 Deliverable and developable plan Process flow stage 4

Source: PBA 2013

11.3.1 The final stage of this viability assessment as shown in figure 11.1 is to draw broad
conclusions on whether the Tamworth Local Plan is deliverable in terms of viability.
11.3.2 Table 9.5 in chapter 9 shows all the residential development scenarios relevant to the planned
trajectory are viable when there is no additional policy cost included. Once affordable housing
and infrastructure policy costs are included, the viability of schemes varies depending on the
scale of policy obligation.
11.3.3 For the Local Plan to continue to remain viable with the inclusion of policy, some policy tradeoff will be required between affordable housing and infrastructure (as outlined below).
The study findings for affordable housing policy and CIL
11.3.4 The whole plan viability assessment and emerging options for affordable housing policy and
infrastructure (in the form of CIL and S106) are set out in chapter 9. The main findings and
policy trade-off to inform the recommendation options are as follows:
•

The appraisal findings demonstrate that affordable housing viability is sensitive to the
percentage of affordable housing, and also to the affordable housing tenure mix. So for
instance the viability of affordable housing at 30% moves from marginal to viable with a
variation in the mix of affordable housing tenures. However at 30% affordable housing
requirement, there is little ‘overage’ to support the delivery of CIL relevant infrastructure.

•

The four strategic greenfield sites and the urban sites are viable at 25% and 20% affordable
housing contribution and are able to contribute varying amounts towards CIL relevant
infrastructure. The scope to charge CIL improves when the level of affordable housing
requirement is reduced to 20%.
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•

A comparison with past delivery, indicates that reducing the affordable housing policy
requirement to between 20% and 25%, is within what has been achieved in the recent
recessionary years (eligible scheme delivered at least 30% affordable and something towards
infrastructure) - thus indicating that the assumptions adopted for the viability appraisals in this
study are likely to be conservative, and lean in favour of supporting a cautious approach
towards delivery.

•

The current supplementary planning document on developer contributions includes a
threshold of fifteen dwellings for affordable housing, and a threshold of seven dwellings for
contributions towards education infrastructure. A review of past planning applications found
that some 90% to 100% of the annual planning applications received during 2008 to 2013
were below the S106 affordable threshold, and indeed the majority of planning consents were
below 10 units. The majority of schemes still contributed between £500 to £1000 s106
towards other infrastructure costs (e.g. open space).

•

The viability evidence suggests that most schemes, including those below the current local
threshold of 15 units (apart from the very small sites discussed below) are viable, and so there
is scope to reconsider the affordable housing and developer contribution thresholds.

•

The review of planning consents also identified that of the five schemes that were required to
56
contribute towards affordable housing and infrastructure , four contributed 30% or more
towards affordable housing, in addition to other infrastructure costs such as education, open
space and highways. The majority of schemes above the developer contributions thresholds
(7 or more for education and 15 or more for affordable housing) contributed £1,750 to £3,500
per dwelling towards s106 developer contributions for infrastructure.

•

There is a current (March to May 2014) consultation by DCLG for the introduction of a S106
affordable housing threshold of 10 units (and 1000 sq.m gross floor space). Although the
viability evidence in Tamworth suggests that schemes below this threshold are viable,
historically developers of such schemes have not been accustomed to contributing a
developer contribution towards affordable housing so may have adjusted the amount they pay
for land accordingly.

•

The very small sites of one and two units are shown in the appraisal findings as either
marginal (i.e. within 20% of the threshold land value) or not viable. In reality these sites may
maximise value in a number of ways. These smaller units are not part of the proposed future
housing trajectory, however, the assessment of past planning applications showed that there
has been a high percentage of planning applications for such units and so is worth
considering. The majority of such schemes have historically contributed £500 to £1000 per
unit towards S106 contributions.

11.4

Study recommendations
Residential development - affordable housing and CIL options

11.4.1 The viability appraisal findings demonstrate that policy trade-off decisions are required
between the need to deliver infrastructure to support the delivery of growth and meeting the
affordable housing need if the overall delivery of the Local Plan is to remain viable. These
decisions will be informed in part by the infrastructure assessment undertaken by TBC and
political priorities.

56

The five schemes related to planning applications between 2011 and 2013, for a mix of brownfield and
greenfield sites.
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11.4.2 The affordable housing policy and CIL charge recommendation options are set out in table
11.1 below. The non residential CIL charge options recommendations are set out in table
11.2 overleaf.
Table 11.1 Recommendations for a residential CIL charge and affordable housing

Charge variation
option

Affordable housing

CIL Charge per sq.m

Option 1:

Upto 25% (mix of tenures)

£15 to £25

Single charging zone
for all residential
development

Applicable to all developments
apart from schemes of upto two
houses and 210 sq.m gross floor
space threshold.

Applies to all residential
developments apart from schemes of
upto two houses and 210 sq.m gross
floor space threshold.
This is equal to an average CIL
contribution of about £1500 to £2,500
per unit.

Option 1: The single charge zone option provides the simplest charging option, and retains the
greatest flexibility for site specific negotiations based on the higher affordable housing
contribution (for any specific sites with high site costs). There are no limitation on the pooling
of S106 affordable housing contributions, and this options will enable the collection of a CIL
charge from all residential developments coming forward in Tamworth (apart from one and two
units upto a maximum gross floorspace of 210 sq.m.
Option 2

Upto 20% (mix of tenures)

£20 to £35

Single charging zone
for all residential
development

Applicable to all developments
apart from schemes of upto two
houses and 210 sq.m gross floor
space threshold.

Applies to all residential
developments apart from schemes of
upto two houses and 210 sq.m gross
floor space threshold.
This is equal to an average CIL
contribution of about £2000 to £3,500
per unit

Option 2: The option two is weighted towards strategic infrastructure delivery but offers a
reduced scope to secure greater site specific affordable housing contributions.

11.4.3 The infrastructure assessment undertaken by TBC will inform the CIL funding gap evidence
and the policy trade-off options decisions relating to funding infrastructure and affordable
housing.
11.4.4 The decision between option one and two will be guided by the assessment of infrastructure
delivery, particularly the requirements to support the delivery of growth in the first five years.
Note if priorities change, over time, then the CIL charge can be can be revised following a reexamination.
Non residential development CIL charge range
11.4.5 The non-residential viability assessment indicates that very little speculative development is
viable at present apart from out of centre comparison retail and convenience retail.

Tamworth Whole Plan Viability, Affordable Housing and CIl Study April 2014

70

Whole Plan Viability, Affordable Housing and CIL Study 2014
Tamworth Borough Council Local Plan
11.4.6 It would be prudent to err on the side of caution to avoid charging at the margins of viability,
and therefore a figure of £200sq.m to £225 per sq.m may be appropriate for the out of centre
comparison retail and convenience retail.
Table 11.2 Non Residential CIL charge options

Other policy

CIL Per sq.m

Out of centre comparison retail
and convenience

S106

£200

All other uses

S106

£0

Source PBA 2014

11.5

Proposed Preliminary Draft Charging Schedule

11.5.1 Table 11.3 below summarises the proposed Preliminary Draft Charging Schedule.
Table 11.3 Proposed Preliminary Draft CIL Charging Schedule

Use

Residential charge range

Proposed CIL Charge
(per sq. m)
£25 - £35

(one or two unit residential schemes of 210 sq.m gross floor
space exempt from CIL charge)
Out of centre retail*
All other development

£200
£0

*Out of centre includes Tamworth town centre, local centres and neighbourhood centres as
defined in the policies map and town centre inset map of the Tamworth Draft Local Plan 2006
- 2031
11.5.2 Note the residential charge range included in table 11.3 reflects the various affordable housing
policy options to be decided by TBC. Once this has been decided, TBC can consult on the
appropriate CIL charge.
A flexible approach to affordable housing policy
11.5.3 The affordable housing policy (and CIL) should be set as a flexible policy which will be
adjusted at regular intervals to reflect changes in viability. Review periods could be on a 3 – 5
year basis so as to give some certainty to developers, but also allow flexibility to adapt policy
to reflect changes in viability and delivery.
Off site commuted sums for S106 affordable housing
11.5.4 From the point of efficiency of providing and managing affordable housing units, and from a
community cohesion and design impact, some registered providers have suggested that a
threshold for affordable housing commuted sums policy may be appropriate for schemes that
result in anything less than 5 affordable units on site. This inclusion of a minimum threshold
for off site commuted sum contributions could be part of a flexible approach to affordable
housing policy. Two approaches to assessing commuted sum calculations are provided for
TBC to consider:
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Approach one - the equivalence approach to assessing commuted sums
11.5.5 The ‘equivalence’ approach measures the difference in residual at policy compliant affordable
policy and the proposed affordable value is then paid as a commuted sum towards off site
affordable housing provision. On the face of it, this appears the fairest approach to assessing
the level of commuted sum.
11.5.6 This approach requires a viability appraisal submission by an applicant and a review and
response by the Council. Resources would have to be committed by both the applicant and
the council to do this.
Approach two – a simplified appraisal based on the cost of delivering on site affordable
11.5.7 Some local planning authorities have developed simplified methods for calculating commuted
sums which can then be applied equally to any scheme coming forward in their area. One
such methodology (St Helens) assesses the gross development value of the proposed
scheme in total by reference to Land Registry ‘norms’ for the area (at the date of the
assessment) to which it then applies a multiplier being the function of the planning policy
target percentage (say 33%) and the cost to the developer of delivering affordable housing on
site (assume 25% of the gross development value).
11.5.8 For example a scheme of fifteen 3 bedroom dwellings with an average value of say £150,000
will trigger a 33% affordable housing requirement (5 dwellings). The gross development value
of the overall scheme would be £2,250,000. To determine the level of commuted sum, we
would multiply the total development value by 8.25% (based on 33% times 25%). This
generates a commuted sum payment of £185,625 (which equates to £37,125 per dwelling).
11.5.9 The approach will require the need to regularly monitor and update changes to the Land
Registry average market values for a range of property types, however, this may be required
any way as part of the overall affordable policy.
Minimum threshold for affordable housing policy
11.5.10 TBC will need to consider whether to continue with the current 15 unit threshold, the proposed
10 unit threshold (currently being consulted on by DCLG) or remove the threshold entirely
(apart from the very small upto two unit scenario). The viability evidence suggests that
schemes below the threshold are viable, however, historically developers and landowners
have become accustomed to a policy that does not require affordable housing policy
contributions and so to introduce this now may impact on delivery. Any policy on affordable
threshold should be kept flexible to reflect national changes in policy.
Update the SPD on developer contributions and produce a Regulation 123 list
11.5.11 In compliance with the CIL guidance, TBC should update the current SPD on developer
contributions, in line with current legislation, the infrastructure delivery assessment and ensure
transparency in the approach adopted towards developer contributions. It is also good
practice to produce a Regulation 123 infrastructure list as part of the preliminary draft
consultation stage of the CIL setting out the relevant infrastructure to be funded by CIL and
where s106 developer contributions will be scaled back and how double dipping will be
avoided with s106 and s278 highway contributions. This would also be an opportune time to
review the current thresholds of seven units for education contributions too.
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Appendix A

Recent Planning Applications

Recent residential planning consents

Section 106 Contributions

Site Location

Brow nfield
or
Greenfield

Date of
Perm ission

Total
Units

Open Space

Land adjacent to 87 Com berford Road

Brow nfield

04/05/2010

1

£1,000.00

8 and 9 Colehill

Brow nfield

12/05/2010

9

-

47 Houting

Brow nfield

14/05/2010

1

£1,000.00

Adj to 107 Abelia

Brow nfield

15/06/2010

1

-

Brookside Way

Brow nfield

24/06/2010

14

£10,144.96

60 Ham ble

Brow nfield

27/08/2010

2

£500.00

Land adj to 86 Watling Street

Greenfield

17/12/2010

2

£1,750.00

Jak-Dor

Brow nfield

04/01/2011

5

£5,000.00
£500 per 1 or 2 bed
dw elling
£750 per 3 bed dw elling
£1000 per 4 bed dw elling

Bolehall Manor

Brow nfield

23/02/2011

4

7 Low er Gungate

Brow nfield

13/03/2011

2

-

Land Rear of 368 - 370 Tam w orth Road

Brow nfield

19/04/2011

1

£500.00

67 Salters Lane

Brow nfield

11/05/2011

1

£1,000.00

81 Bolebridge Street

Brow nfield

11/05/2011

1

£500.00

229 Tam w orth Road

Brow nfield

12/05/2011

1

-

The Mercian

Brow nfield

21/07/2011

1

£1,000.00

Kerria Centre

Brow nfield

27/07/2011

12

£6,000.00

The Gardeners Arm s

Brow nfield

16/08/2011

18

£9,000.00

The Coton Hall Farm

Brow nfield

19/09/2011

3

£1,500.00

12 Victoria Road

Brow nfield

21/09/2011

2

£1,000.00

126 Bram bling

Brow nfield

07/10/2011

1

£750.00

28 George Street

Brow nfield

16/11/2011

2

£1,000.00

Land Adjacent 326 Glascote Road

Brow nfield

22/11/2011

1

£500.00

78 Kirtley

Brow nfield

16/12/2011

1

-

156 Watling Street

Brow nfield

23/01/2012

2

£1,500.00

Land south of St.Peter's close

Brow nfield

14/02/2012

87

-

21 St Austell Close

Brow nfield

06/04/2012

1

£500.00

22 Lichfield Street

Brow nfield

27/04/2012

1

£500.00

Lady Of The Sacred Heart Church

Brow nfield

02/05/2012

1

£500.00

6 - 7 Albert Road

Brow nfield

30/05/2012

5

£2,500.00

Land to the rear of 1 Bellingham

Greenfield

30/05/2012

1

£1,000.00

Suncream Dairies Dum olos Lane

Brow nfield

28/06/2012

4

£2,500.00

Flat 4 The Precinct Fontenaye Road

Brow nfield

13/07/2012

2

£500.00

233 Glascote Road Glascote

Brow nfield

04/09/2012

1

£1,000.00

The Park Inn PH, Kettlebrook Road

Brow nfield

18/09/2012

11

£7,500.00

Land betw een 42 & 42A Victoria Road

Brow nfield

22/10/2012

6

£5,058.00

10 High Street Dosthill

Brow nfield

23/10/2012

2

£500.00

Ladbrook Lodge 45 Salters Lane

Brow nfield

14/11/2012

3

£2,500.00

36 - 38 Watling Street

Brow nfield

10/01/2013

2

£1,000.00

Land off Pennine Way

Greenfield

13/01/2013

94

£92,000.00

39 - 41 Low er Gungate

Brow nfield

16/01/2013

2

£1,000.00

Land Adjacent 178 Watling Street,

Brow nfield

17/01/2013

1

£750.00

Bolehall House, Am ington Road

Brow nfield

04/03/2013

5

500 Or 2500

Garages at Milton Avenue

Brow nfield

12/03/2013

3

£1,500.00

Garages at Milton Avenue

Brow nfield

13/03/2013

3

£1,500.00

Garages at Tennyson Avenue

Brow nfield

13/03/2013

8

£4,000.00

Garages at Thackeray Drive

Brow nfield

13/03/2013

3

£1,500.00

Garages at Masefield Drive

Brow nfield

14/03/2013

3

£1,500.00

Land at Coton Hall Farm

Brow nfield

20/03/2013

1

£500.00

Land south of Hedging Lane

Brow nfield

15/04/2013

78

TBC

Education

Tow n Centre

Highw ays

Section 106
Affordable
Units

£31,044.92

£1,000.00

6

£2,000.00

12

TBC

TBC

£9,200.00

30%
Affordable
Housing Total

18 Rental and 6
Shared Equity
in Total
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Appendix B
ID

Proposed Housing Trajectory

Site Name

Develop
able Site Identified
Area
Capacity
(Gross)

Site typology
category

Value
area

Phase 1
2014/15 2018/19

Phase 2
2019/20 2024/25

Phase 3
2025/26 2030

Total

URBAN SITES
341 Land south of St.Peter's Close Phase 2
343 (with 344) Land off Cottage Farm Road
344 (with 343) Derelict buildings south of B5404
Phoenix Special Purpose Machines, Hospital
347 Street
348 Norris Bros, Lichfield Street
349
357
376 (with 377)
377 (with 376)
399
405 - has
permission
467
488
496
507 (with 508
and 509)
508 (with 507
and 509)
509 (with 507
and 508)
521
541
558

0.47
1.5
0.17
0.31
0.2

Arriva Bus Depot, Aldergate
Northern Part of Beauchamp Employment Area
Hyundai Garage, Lichfield Street
Land/building off Wardle Street
Coton's van Hire / Millfields House, Lichfield Road

0.39
1.04
0.24
0.11
0.34

Land off Overwoods Road/Freasley Lane
Fazeley Autocentre and Units behind
Staffs County Council Care Home, New Road

1.19
0.52
0.5

Seaton Hire Ltd and land to south, Wilnecote Lane

0.36

Club, Spinning School Lane
Magistrates Courts and Police Station
Youth Centre, Albert Road
Former railway goods yard, Wilnecote
Adjacent to Tame Valley Alloys
Factory, Basin Lane

0.15
0.72
0.21
0.86
0.73
0.3

17
48
6
18
20
40
34
12
4
12
29
14
16
14
12
46
16
30
26
14

STRATEGIC SITES
406 Land north of Coton Lane
Golf Course
Anker Valley
Dunstall Lane

Medium brownfield
Large brownfield
Small brownfield

Standard
Standard
Standard

17
48
6

0
0
0

0
0
0

17
48
6

Medium brownfield

Standard

18

0

0

18

Medium brownfield

Standard

20

0

0

20

Large brownfield
Large brownfield
Medium brownfield
Small brownfield
Medium brownfield

Standard
Standard
Standard
Standard
Standard

0
34
12
4
12

13
0
0
0
0

27
0
0
0
0

40
34
12
4
12

Large greenfield
Medium brownfield
Medium brownfield

Standard
Standard
Standard

29
14
0

0
0
8

0
0
8

29
14
16

Medium brownfield

Standard

0

7

7

14

Medium brownfield

Standard

0

6

6

12

Large brownfield

Standard

0

15

31

46

Medium brownfield
Large brownfield
Large brownfield
Medium brownfield

Standard
Standard
Standard
low

0
30
0
14

8
0
8
0

8
0
18
0

16
30
26
14

258
196
220
225
140

65
0
550
275
350

105
0
330
0
233

428
196
1100
500
723

781

1175

563

2519

Phase sub-total
196
1100
500
723

Strategic
Strategic
Strategic
Strategic

Greenfield
Greenfield
Greenfield
Greenfield

Phase sub-total
TOTAL

High
High
High
High

The above table summarise the SHLAA sites informing the five, ten and fifteen year housing trajectory
for Tamworth. The table is separated by ‘urban sites’ and strategic greenfield sites. This is because
the smaller urban sites will have a number of differences in the assumption inputs compared to the
strategic greenfield sites.
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Appendix C
Meeting Title:

Developer Workshop Notes
Tamworth Viability Study to inform Whole Plan Viability, CIL and Affordable
Housing Policy

Date of Meeting:

12 February 2014

Attendees:

Shilpa Rasaiah – Peter Brett Associates
Russell Porter – Peter Brett Associates
Tracey Brotherton Staffordshire County Council (SCC) Education
Tracy Simms – SCC Education
Tom Beavin - JVH Town Planning Consultants Ltd
David Bignall – Morris Homes
Jonathan Collins - Hallam Land Management Ltd
Ray Evans - Croft Consulting Ltd
Reuben Flynn - Waterloo Housing Group
Robert Gardner - GVA
Ian Owen – Tamworth Borough Council (TBC) Street Scene
Andrew Ruck – TBC Planning & Regeneration
David Hunter – TBC Planning &Regeneration
Alex Roberts – TBC Planning & Regeneration
James Chadwick – SCC Spatial Policy
Will Spencer – SCC Transport & Highways

Item
1.

Subject
Sales Values
It was suggested that £200/sq.ft (£2152/sqm) was a realistic residential value for volume
housebuilders and did not expect it to increase with larger schemes.
Family houses are around £249,000 - People likely to move out of the Borough if they
are going to spend much more because nearby sort-after areas have good road links.
Some attendees stated they would be willing to submit sales value assumptions they are
using for the area.

2.

Density and unit size
It was emphasised that the volume housebuilders are building low density, 2 storey, 3
and 4 bed properties in this area in the range of 850-1250 sq.ft per net acre (or 2100 3087sq.m per net ha).
The current was reflected as having ‘aspirational purchasers’ buying larger properties –
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family houses – people want convenient car parking – not courtyards, and developers
were generally moving away from 3 storey and 2.5 storey units.
Despite the larger market homes, the Registered Providers (RPs) were seeing a shift to
1 bed units for affordable housing.
There is a clear difference in housing demand and housing need. Those serving
housing ‘market demand’ looking at lower density of around 13 – 15 dwellings per acre
(30 - 35dph) or 14,500 – 15,000sq.ft housing/acre. The average dwelling size of 100
sq.m was typical for the for volume housebuilders.
The RPs are building slightly higher density of between 35dph – 40 dph with smaller unit
sizes – the average unit sizes being about 45 sqm for a 1 bed unit, and 84 – 90 sq.m for
3-4 bed houses.
3.

Site Typologies and net to gross floor areas
Attendees generally agreed with slide and assumption of 25% flats and 75% houses. It
was also noted that:
There is a distinct market of local builders in Tamworth that were delivering small
schemes, probably with different costs and seeking different profit rates.
Volume house builders are only looking at larger sites, e.g. not less than 20 units.
For the larger sites, the developable area can dip below the PBA assumed 60% of the
gross area.

4.

Land Values
It was suggested that the outlier land values from the West Midlands residential land
values shown on PBA slide should be removed before arriving at benchmarks.
EUVs was considered an irrelevant benchmark because deals are made on aspiration of
developing residential use on a limited supply of available sites in Tamworth.
It was suggested that values vary from site to site, with Brownfield sites being anything
from £250k - £350 per acre (£617.5k - £864.5k per ha) or around £900k per acre
(£2.22m per ha) for a clean oven ready site with no abnormals or opening costs
(greenfield or brownfield).

5.

Costs
Builds costs were considered acceptable, and that typically volume builders and RPs
generally building to CfSH3 – current Building Regs standards.
There was a discussion about the how site opening costs are defined. Generally, it was
noted that developers factor in strategic infrastructure costs like schools and access
roads into site opening costs.
Schools and other infrastructure costs can drive up costs of sites over roughly 500 units,
whereas the costs of small-medium sites were similar (as not expected to provide
strategic infrastructure).
It was noted that it is not easy to generalise access and highway costs for large sites as
these can vary considerably.
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6.

Developers profit assumptions

7.

20% of GDV is expected by the volume house builders. Very local builders of smaller
schemes may operate to different percentages.
Affordable housing mix
Developer current experience was that brownfield sites are viable with 20% affordable
housing.
Transfer values for affordable housing was noted to be around 40%, 50%, 60% of open
market values for social/affordable/ intermediate units respectively.
It was suggested that 45 -50% should be used for social rented values.
The intermediate housing product is currently threatened by help to buy and other similar
products on the market.

8.

Non-Residential
No comments made on the slides relating to the commercial appraisals – no commercial
developer present.
Suggestions made to contact some possible consultees.

9.

Next Steps
Alex Roberts outlined the next steps of the Local Plan and how the findings from this
study will inform the whole plan viability assessment, affordable housing policy and
possible Community Infrastructure Levy.
Requested any further evidence to support the viability assessment to be submitted by
th
18 February 2014.

Consultees for one to one telephone interviews which took place during January and February
2014:
We are grateful to the following individuals who contributed their thoughts on viability in the Tamworth
area over one to one telephone interviews:
Neil Adie - Waterloo Housing
Richard Calder – Calder’s Surveyors
Tom Bevin – JVH Planning
Jonathan Collins - Hallam Land
David Prowse - Persimmon Homes
Mark Bridge - Bromford HG
Jane Lowe - Midland Heart Housing Association
David Hunter and John Gunn – Tamworth Borough Council
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Appendix D

Residential Sales and Land Values

Figure D1 New house sales prices (all recorded transactions during 2011 –
2013) by wards in Tamworth
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Table D1 Current new builds on the market in Tamworth at Q3 2013
Property Name

Address

Type

Beds

"Prestwick at the
laurels"

Lichfield Street, Fazeley,
Tamworth, B78

Apartment

1

"Embleton at the
laurels"

Lichfield Street, Fazeley,
Tamworth, B78

Semidetached

4

"Fazeley at the
laurels"

Lichfield Street, Fazeley,
Tamworth, B78

Apartment

2

"Grazier at the
laurels"

Lichfield Street, Fazeley,
Tamworth, B78

Apartment

2

Area
(sq.m)
47
133
52
58

Asking
Price

Price per
sq.m

£107,500

£2,309

£250,000

£1,886

£121,250

£2,310

£131,750

£2,273

Source: http://www.dwh.co.uk/new-homes/staffordshire/H391301-The-Laurels/home-list/
1.

Determining the threshold land value
In order to test viability in planning an appropriate threshold land value is needed. As stated in
the Harman report a threshold land value is 'the value at which a typically willing landowner is
likely to release land for development.'
The threshold land value is important in our calculations of developer contribution. The
difference between the threshold land value and the residual land value represents the amount
of money available for CIL or S106 contributions (including affordable housing).
Broadly speaking there are two different approaches to arrive at an appropriate threshold land
value:
1.

Assessing the uplift from an existing or known alternative use value.

2.
Assessing the discount from the market value of a site, adjusted to allow for the costs
of planning policy and opening up the site for acceptable development. This is the principal
approach adopted by PBA.
The two approaches start from different bases, but should theoretically produce a similar figure,
as shown below:
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Figure D2 Estimating threshold land values

Existing and alternative use value uplift
To derive an appropriate threshold land value from the existing use value it is necessary to work
upwards in value. Harman and the RICS acknowledge that in order for development to come
forward over the existing use a 'competitive return' (also referred to as a premium) is necessary.
There is no set rule as to how much of a premium should be applied on top of the existing use
value. Logically a minimum uplift in value would be required in order to allow the seller to pay
stamp duty, sales fees, legal costs and disruption. But that bare minimum is usually not an
incentive to persuade a landowner to sell.
Beyond that bare minimum, an incentive (referred to as a 'premium') is required to encourage
the landowner to sell. It is difficult to say what premium a seller would require in order to sell
the land. This is because there are inevitable differences in each deal. For example, the
motivations of the parties involved in the transaction may vary, as might perceptions of future
market prospects. Some landowners may take a very long-term view of land holdings, and can
only be persuaded to sell at a high price. Since it is difficult to know such individual
circumstances, Harman stipulates that an appropriate premium should be determined by local
precedent (another way of saying market value).
In some instances an alternative use may be considered over residential development, i.e.
employment, retail etc. Assuming that the alternative use is realistic, then it may be prudent to
consider land values for this alternative use, in addition to its existing use. This may give a
more accurate view of the threshold land value, because a rational landowner will always seek
to maximise site value after the land has been transferred to its alternative use (i.e. having
gained development permission).
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Market value discount
To derive an appropriate threshold land value from the market value it is necessary to work
downwards in value. Market value is based on transactional evidence. It is the value at which
sites are being bought and sold at, and represents the value at which land can be delivered with
the knowledge of current planning policy. It benefits from being based on comparable market
evidence.
A recent look at land sales transaction in Tamworth at Q3 2013 elicited one sales value figure.
This was £550,000 for a 0.74 acre brownfield site with outline planning permission for
residential uses. This is equates to £1.83m per hectare.
A review of various appraisals
submitted has also informed our assessment of the threshold values based on semi cleared
sites.
Despite not showing Tamworth specifically (Birmingham suburbs and Lichfield are the closest),
the last Valuation Office Agency (VOA) report on local land values was at 2010, which is shown
below, when the market was depressed following the national downturn in the economy. (A
recent HCA Housing Market Report for the Midlands (January 2014) has reported that Savills
research show land values dropped to about half their peak values at the end of 2007, but they
have been rising recently, albeit modestly.)
Table D2
Region

Location

Small sites

Bulk Land

£/Ha

£/Ha

Sites for flats
or maisonettes
£/Ha

1,440,000

WEST MIDLANDS
Birmingham

Birmingham suburbs

1,620,000

1,530,000

Coventry

Coventry

1,950,000

1,975,000

2,200,000

Lichfield

Lichfield

1,700,000

1,600,000

1,550,000

Sandwell

Smethwick

1,500,000

1,350,000

1,300,000

Shrewsbury & Atcham

Shrewsbury

1,500,000

1,400,000

1,300,000

Stoke-on-Trent

Stoke-on-Trent

1,175,000

1,000,000

950,000

Warwick

Leamington

2,450,000

2,150,000

2,250,000

Wolverhampton

Wolverhampton

1,400,000

1,400,000

1,700,000

Worcester

Worcester

2,300,000

1,900,000

2,100,000

Wyre Forest

Kidderminster

1,700,000

1,650,000

1,650,000

Source: Valuation Office Agency
However, the threshold land value cannot be straightforwardly derived from current market
values. The market value should be adjusted to allow for any future changes in planning policy.
Furthermore, it may also be necessary to reduce the market value to allow for risk in obtaining
planning permission, dependent upon comparable evidence.
There is no set rule for the amount of discount that should be applied to the market value of a
site, but in the case of Tamworth’s sites and the assumptions used in the viability assessments,
it would be necessary to allow for the extra costs of obtaining planning permission (which is
included in the professional fees (set at 10% of build cost) and surveyor fees (at 1.75% of land
values)), plus remedial costs of brownfield sites and opening costs for larger sites. Nearly all of
these costs would normally be borne by the land owner and therefore need to be added to the
base (clean profit) price of the land in viability testing. The base land value is the clean profit
which the land owner will accept for willingly disposing off the land in its current state. This is
likely to be higher in the high market areas due to the willing land owners’ expectations of
benefitting from locational advantages.

Whole Plan Viability, Affordable Housing and CIL Study 2014
Tamworth Borough Council Local Plan

Appendix E

Summary of Residential Viability Assumptions

Residential summary of assumptions table and separate list for strategic sites
Assumption

Source

Notes

Construction Costs
Residential build costs are based on industry data from the Build Cost Information Service (BCIS) which is published by
the Royal Institution of Chartered Surveyors (RICS). The data is published by RICS on a quarterly basis. BCIS offers a
range of prices dependent on the final specification. The estimates are rebased to Tamworth in the 3rd quarter 2013
period. These figures also closely match with viability evidence for specific sites as put forward by developers to the
Council.

Build costs

BCIS
Quarterly
Review of Building
Prices
median
average
prices
rebased to Q3 2013
and Tamworth.

The following build costs used are derived from recent data of actual prices in the marketplace. As early as 2009, the
market across the UK was building at round Code for Sustainable Homes Level 3 for private and Level 4 for affordable
housing.
Private
Small housebuilder
Large house builder
=<
3
>
3
sqm
Flats
£885
£885
sqm
Houses (general estate)
£954
£770
Affordable
Flats
Houses (general estate)

£885
£954

£885
£770

sqm
sqm
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Plot external

Industry standards

Site
abnormals

Opening
costs

up

Industry standards
& promoter inputs

Professional
fees

Industry standards
+ viability evidence

Contingency

Industry standards
+ viability evidence

Plot externals relate to costs for internal access roads, hard and soft landscaping. This will vary from site to site, but
we have allowed for this at the following rate:
10%
Build cost
Developing greenfield, brownfield and mixed sites represent different risk and costs. These costs can vary significantly
depending on the site's specific characteristics. To reflect additional costs associated with site development for
residential purposes (i.e. demolition and opening costs), allowance for Land Type have been set at:
Land type
per net ha
£0
Strategic sites
Greenfield
per net ha
£87,442
£35,387
Golf Course
Mixed
per net ha
£200,000
£80,939
Urban sites
Brownfield
Opening up costs typically account for strategic infrastructure such as schools, highways, drainage, strategic
landscaping, PoS, utilities, spine roads etc. This is treated as an add on to the adopted threshold land value so that the
threshold land value is sufficiently below the market rate for clean residential land. Since some strategic infrastructure
will be paid for separately through CIL and/or S106 charges, the following assumptions are used based on the site
area (NB: the estimate for the Golf Course site is carried out separately based on the information which the Council
have been able to estimated):
Dwgs
per net ha
£0
<
50
per net ha
£150,000
£60,704
<
200
per net ha
£280,000
£113,314
<
500
per net ha
£350,000
£141,643
>=
500
per
net
ha
£262,558
£9,032,000
Golf Course
Professional fees relate to the costs incurred to bring the development forward and cover items such as; surveys,
architects, quantity surveyors, etc. Professional fees are based on accepted industry standards and information from
viability evidence for specific sites as put forward by developers to the Council. They are calculated as a percentage of
build costs at
10%
Build cost
Contingency is based on the risk associated with each site and has been calculated based on industry standards and
information from viability evidence for specific sites as put forward by developers to the Council. They are as a
percentage of build costs at
5%
Build cost

Whole Plan Viability, Affordable Housing and CIL Study 2014
Tamworth Borough Council Local Plan

Sale costs

Industry standards

Finance
costs

Industry standards

Professional
fees on land
purchase

Stamp duty
on
land
purchase

Industry standards

HMRC

Sale costs relate to the costs incurred for disposing the completed residential units, including legal, agents and
marketing fees. These are based on industry accepted scales and information from viability evidence for specific sites
as put forward by developers to the Council. This is set at the following rate:
Gross Development
3%
Value
When testing for development viability it is common practice to assume development is 100% debt financed (Viability
Testing Local Plans - Advice for planning practitioners and RICS Financial viability in planning guidance note
GN94/2012). The cashflow assumes a finance rate based upon market rates of interest and information from viability
evidence for specific sites as put forward by consultees, as follows:
7.0%
Development costs
In addition to SDLT the purchaser of land will incur professional fees relating to the purchase. Fees associated with the
land purchase are based upon the following industry standards:
Surveyor 1.00%
Legals 0.75%
Stamp Duty Land Tax (SDLT) is generally payable on the purchase or transfer of property or land in the UK where the
amount paid is above a certain threshold. The SDLT rates are by Treasury, the following rates current rates have been
applied:
< £150,000
0.00%
>
= £150,000
1.00%
> £250,000
3.00%
> £500,000
4.00%

Profit
A developer’s return is based upon their attitude to risk. A developer’s attitude to risk will depend on many factors that
include but not exclusive to, development type (e.g. Greenfield, Brownfield, refurbishment, new build etc), development
proposal (uses, mix and quantum), credit worthiness of developer, and current market conditions.
Developer's
return

Industry standards

The Harman Report states that "residential developer margin expressed as a percentage of GDV - should be the
default methodology" and E.2.3.8.1 of the RICS Financial viability in planning report states "The residential sector
seeks a return on the GDV".
A rate that is acceptable to both developers and financial institutions in the current market, and supported by feedback
from the developer workshop has been applied; although viability evidence for specific sites as put forward by
developers to the Council suggest that the profit level may be slightly less. The developer return is a Gross
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Margin and therefore includes overheads. The developer return is calculated as a percentage of Gross Development
Value at the following rate:

Developer return on market housing

20%

Gross development value

Return on affordable housing

6%

Gross development value

A lower margin has been applied to the affordable units as these represent less development risk as the end user is
known at point of construction. This approach is also typical with industry standards. The Homes and Community
Agency (HCA) state 'Conventional practice is to allow for developer’s margin at a lower rate for affordable housing
developed as part of a Section 106 agreement, as the risks are low relative to development of open market housing.
The user manual for the Economic Appraisal Tool states that a typical figure may be in the region of 6% of affordable
housing value on a nil grant basis'.
Revenue
Property values are derived from different sources, depending on land use. For housing, Land Registry and Rightmove
data forms a basis for analysis. This provides a full record of all individual transactions. Values used are as follows:
Sales value
of completed
scheme

Land
Registry/RightMove
Brochures/Consulta
tions

Open market value
Private sale

Area
Mid

House
£1,940

Flats
£2,210

sqm

The impact of affordable housing policy residential tenure can affect the value achieved from building affordable
homes. An blended average of values based on social/affordable rented and intermediate accommodation as follows:
Transfer value
Affordable
housing
(Section 106)

Industry standards

Social rent

Mid

45%
House
£873

Flats
£995

sqm

Mid

55%
House
£1,067

Flats
£1,216

sqm

Transfer value
Affordable rent
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Transfer value
Intermediate/SO

Mid

65%
House
£1,261

Flats
£1,437

sqm

Time-scales

Build
rate
units/per
annum

Industry standards

House builders typically build to sale. Therefore build rates are determined by market conditions of how many units can
be sold on a monthly basis as developers do not want to be holding onto stock as this impacts their cashflow. The
viability assessment assumes that all sites build no units in year one to allow time for planning the scheme, including
any land purchases and obtaining planning approval. Beyond year one each unit has an increasing build rate using a
formula with a coefficient of 0.65 per unit. It is important to note that these rates are used only for the cashflow
modelling mechanics in order to allow for cashflow calculation over the full development lifetime, and they are not
expected
to
be
representative
of
actual
market
build
rates.
Construction costs have a time allowance of three months in the cashflow to reflect enabling time prior to building out
the units and a six month lag period between the first units constructed to the first unit sold.
Sales
Building
growth delay
Construction Start
rate
(days)
1/1/14

0.65

187
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Appendix F
Residential Viability Appraisals
Summary Output Tables
This appendix provides a selection of 9 different affordable housing percentage and tenure mix
residential viability appraisal summaries.
Scenario 1 – no policy costs

Source: PBA 2014
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Scenario 2 - 30% affordable housing (SR = 50%, AR = 25% and SO = 25%)

Source: PBA 2014
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Scenario 3 - 30% affordable housing (SR = 25%, AR = 50% and SO = 25%)
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Scenario 4 - 30% affordable housing (SR = 0%, AR = 75% and SO = 25%)

Source: PBA 2014
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Scenario 5 - 25% affordable housing (SR =50%, AR = 25% and SO = 25%)

Source: PBA 2014
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Scenario 6 - 25% affordable housing (SR = 25%, AR = 50% and SO = 25%)

Source: PBA 2014
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Scenario 7 - 25% affordable housing (SR = 0%, AR = 75% and SO = 25%)
Wks
ht
Site ID
1
Strategic site
2
Strategic site
3
Strategic site
4
Strategic site
5
341
6 343 (with 344)
7 344 (with 343)
8
347
9
348
10
349
11
357
12 376 (with 377)
13 377 (with 376)
CIL - Generic Site 1
14
CIL - Generic Site 2
15
CIL - Generic Site 3
16
CIL - Generic Site 4
17
CIL - Generic Site 5
18
CIL - Generic Site 6
19
CIL - Generic Site 7
20

Value
area
Site Address
Land North of Coton Lane
Mid
Golf Course
Mid
Anker Valley
Mid
Dunstall Farm
Mid
Land south of St.Peter's Close Phase 2
Mid
Land off Cottage Farm Road
Mid
Derelict buildings south of B5404
Mid
Phoenix Special Purpose Machines, Hospital Street Mid
Norris Bros, Lichfield Street
Mid
Arriva Bus Depot, Aldergate
Mid
Northern Part of Beauchamp Employment Area
Mid
Hyundai Garage, Lichfield Street
Mid
Land/building off Wardle Street
Mid
•Very small Brownfield (2 or less units)
Mid
•Very small Brownfield (2 or less units)
Mid
•Small Brownfield (less than 7 units)
Mid
•Medium Brownfield (less than 20 units)
Mid
•Large Brownfield (less than 50 units)
Mid
•Large Greenfield (50+ units)
Mid
•Strategic Greenfield site
Mid

Average
(unweighted) for
brownfield sites
except generic sites
1 and 2

Overage per sqm

Yield
Type
Greenfield
Mixed
Greenfield
Greenfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Greenfield
Greenfield

196
1,100
500
723
16
53
6
11
7
14
36
8
4
1
2
6
15
49
350
750

Net ha Overage
per £psm
5.60
£23
34.40
£17
16.83
£59
20.67
£128
0.47
£24
1.50
£11
0.17
£24
0.31
£24
0.20
£24
0.39
£24
1.04
£24
0.24
£20
0.11
£27
0.03
-£153
0.06
-£150
0.17
£24
0.43
£24
1.40
£24
10.00
£31
21.43
£36

CIL
liable
£psm
£31
£22
£77
£167
£31
£15
£31
£31
£31
£31
£31
£26
£35
-£199
-£195
£31
£31
£31
£40
£47

Viable?
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
No
No
Yes
Yes
Yes
Yes
Yes

£31

Potential CIL per sqm

(at

60%

of overage)

£19

Potential CIL per sqm

(at

50%

of overage)

£16

Potential CIL per sqm

(at

40%

of overage)

£13

Source: PBA 2014
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Scenario 8 - 20% affordable housing (SR = 50%, AR = 25% and SO = 25%)
Wks
ht
Site ID
1
Strategic site
2
Strategic site
3
Strategic site
4
Strategic site
5
341
6 343 (with 344)
7 344 (with 343)
8
347
9
348
10
349
11
357
12 376 (with 377)
13 377 (with 376)
CIL - Generic Site 1
14
CIL - Generic Site 2
15
CIL - Generic Site 3
16
CIL - Generic Site 4
17
CIL - Generic Site 5
18
CIL - Generic Site 6
19
CIL - Generic Site 7
20
Average
(unweighted) for
brownfield sites
except generic sites
1 and 2

Value
area
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid
Mid

Type
Greenfield
Mixed
Greenfield
Greenfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Greenfield
Greenfield

Potential CIL per sqm

(at

60%

of overage)

£23

Potential CIL per sqm

(at

50%

of overage)

£19

Potential CIL per sqm

(at

40%

of overage)

£15

Site Address
Land North of Coton Lane
Golf Course
Anker Valley
Dunstall Farm
Land south of St.Peter's Close Phase 2
Land off Cottage Farm Road
Derelict buildings south of B5404
Phoenix Special Purpose Machines, Hospital Street
Norris Bros, Lichfield Street
Arriva Bus Depot, Aldergate
Northern Part of Beauchamp Employment Area
Hyundai Garage, Lichfield Street
Land/building off Wardle Street
•Very small Brownfield (2 or less units)
•Very small Brownfield (2 or less units)
•Small Brownfield (less than 7 units)
•Medium Brownfield (less than 20 units)
•Large Brownfield (less than 50 units)
•Large Greenfield (50+ units)
•Strategic Greenfield site

Yield Net ha
Overage perCIL
£psm
liable
196
5.60
£31
1,100
34.40
£24
500
16.83
£66
723
20.67
£135
16
0.47
£31
53
1.50
£19
6
0.17
£31
11
0.31
£31
7
0.20
£31
14
0.39
£31
36
1.04
£31
8
0.24
£27
4
0.11
£34
1
0.03
-£146
2
0.06
-£142
6
0.17
£31
15
0.43
£31
49
1.40
£31
350
10.00
£38
750
21.43
£43

Overage per sqm

Source: PBA 2014

£psm
£38
£30
£81
£166
£38
£23
£38
£38
£38
£38
£38
£34
£42
-£179
-£174
£38
£38
£38
£47
£53

Viable?
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
No
No
Yes
Yes
Yes
Yes
Yes

£39
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Scenario 9 - 20% affordable housing (SR = 0%, AR = 75% and SO = 25%)

Source PBA 2014
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Appendix G

Commercial Viability Assumptions

The table below includes Focus data relating to commercial transactions in the Tamworth area
that have informed the commercial viability assumptions.
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Use Code
Address
Offices Out of Centre

Postcode Event Date

Size Sale Price
SqM (£)

Achieved
Rent (£)

Achieved Achieved Rent Free Asking
Yield
Rent (£
Rent (£
Period
Rent (£
Achieved
per Sq Ft) per Sq M) (months) per Sq M) (%)

B1
,231,Glascote Road,Unit AOffice/Business D

B77 2AZ

01/03/2012

52

Not disclosed
Not disclosed

0

Not Disclosed

B1
Office/Business ,9 - 11,Galena Close,

B77 4AS

02/08/2012

230

Not disclosed
Not disclosed

0

126.05

B1
Amington House,Galena
Office/Business Close,

B77 4AS

20/07/2011

414

34,296

7.7

82.88

12

207.21

B1
Office/Business Silica House,Galena Close, B77 4AS

01/07/2011

477

56,474

11

118.4

21

125.8

B1
Office/Business ,15,Galena Close,

B77 4AS

16/05/2011

442

57,060

12

129.17

0

Not Disclosed

B77 4BE

02/08/2012

552

Not disclosed
Not disclosed

0

162.43

B77 4DU

11/01/2013

296

Not disclosed
Not disclosed

0

Not Disclosed

B77 4DU

13/06/2011

459

Not disclosed
Not disclosed

0

188.37

B1
,1 - 2,Amber Close,Amber
Office/Business Business Village

B77 4RP

08/09/2013

106

n/a

n/a

0

n/a

B1
,Amber Close,Unit 3-6
Office/Business Amber Business Village

B77 4RP

01/03/2012

110 95,000

n/a

n/a

0

n/a

B1
,Amber Close,Units 14-17
Office/Business Amber Business Village

B77 4RP

22/02/2012

110

n/a

n/a

0

n/a

B1
,Amber Close,Units 14-17
Office/Business Amber Business Village

B77 4RP

22/02/2012

110

n/a

n/a

0

n/a

B1
Tamworth House,Ventura
Office/Business Park Road,

B78 3LY

01/10/2013

1,397

n/a

n/a

0

n/a

B1
,Amber Close,Units 10-11
Office/Business Amber Business Village

B77 4RP

10/08/2011

246

Not disclosed
Not disclosed

0

117.87

01/09/2012

177

Not disclosed
Not disclosed

0

84.5

3

64.58

B1
Building C,Sandy
Office/Business Way,Calico Busines s Park
Vantage House,Sandy
B1
Way,Unit 5 Sandy Hill
Office/Business Business Park
Vantage House,Sandy
B1
Way,Unit 5 Sandy Hill
Office/Business Business Park

B1
Falcon Park,units 4 Office/Business 6,Claymore,
B77 5DQ
Kingsbury Library &
B1
Information
Office/Business Centre,Bromage Avenue,
B78 2HN
,Coleshill Road,Units 11-14
B1
Drayton Manor Business
Office/Business Park
B78 3XN

17/12/2012

123

8,507

01/05/2011

186

Not disclosed
Not disclosed

0

24.22

B1
The Court Yard,Austrey
Office/Business Lane,Pimlico Farm

B79 0PF

01/07/2013

127

13,188

0

103.77

B1
Atlantic House,Centurion
Office/Business Court,

B77 5PN

6.42

69.1

9.64

103.76

1,990

£16.10

£173.29

B79 0LA

42

£12.22

£131.53

B78 3QN

260

B1
Fosters Yard,12,Market St,
Office/Business Poleworth,

B78 1HW

34

£7.57

£81.48

B1
Fosters Yard,12,Market St,
Office/Business Poleworth,

B78 1HW

61

£7.97

£85.78

B1
Office/Business ,1 - 4,Pebble Close,

B77 4RD

108

B1
Office/Business ,4,Pebble Close,

B77 4RD

108

B1
Rock Farm,Hangmans
Office/Business Lane,The Calf Pen
Bonehill Mews,Unit
B1
4,Lichfield Road,Bonehill
Office/Business Mews

B1
Building 300,300,Relay
Office/Business Drive,Relay Point
Unit 4 High Point,Sandy
B1
Way,Sandy Hill Business
Office/Business Park

B77 5PA

257

£12.00

£129.16

B77 4DU

459

£16.00

£172.21

B1
Office/Business Pearl House,Silica Road,

B77 4AS

458

£7.50

£80.73

B1
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Use Code
Address
Offices In Centre

Postcode Event Date

Size Sale Price
SqM (£)

B1
Grazier House,Bonehill
Office/Business Road,Marston Park

B78 3

17/07/2013

1,858

B1
Bitterscote House,Bonehill
Office/Business Road,

B78 3HQ

03/12/2012

62

B1
Bitterscote House,Bonehill
Office/Business Road,

B78 3HQ

02/05/2012

B1
Bitterscote House,Bonehill
Office/Business Road,

B78 3HQ

B1
Bitterscote House,Bonehill
Office/Business Road,

Achieved
Rent (£)

Achieved Achieved Rent Free Asking
Yield
Rent (£
Rent (£
Period
Rent (£
Achieved
per Sq Ft) per Sq M) (months) per Sq M) (%)

220,000

11

2

129.17

Not disclosed
Not disclosed

0

178.68

195

26,250

12.5

134.55

12

178.68

01/02/2012

181

24,375

12.5

134.55

12

178.71

B78 3HQ

01/02/2012

181

24,375

12.5

134.55

12

178.71

B1
Grazier House,Bonehill
Office/Business Road,Marston Park

B78 3HU

01/03/2012

1,858

n/a

n/a

0

n/a

B1
,Bonehill Road,B3 Marston
Office/Business Park

B78 3HU

01/07/2011

557

Not disclosed
Not disclosed

0

166.84

B1
Bonehill Mews,Lichfield
Office/Business Street,

B78 3QU

01/11/2012

223

8,397

0

Not Disclosed

B1
Office/Business ,5,Aldergate,

B79 7DJ

02/12/2012

116

Not disclosed
Not disclosed

0

81.91

B1
Office/Business ,30,Aldergate,

B79 7DX

01/12/2011

33

Not disclosed
Not disclosed

0

142.43

B1
Office/Business ,8a - 8b,Victoria Road,

B79 7HL

01/03/2011

29

3,900

12.54

0

134.99

B1
Sherwood House,2,Albert
Office/Business Road,

B79 7JN

01/09/2012

n/a

n/a

0

n/a

B1
Office/Business ,6,Lady Bank,

B79 7NB

01/08/2011

90

Not disclosed
Not disclosed

0

77.28

B1
Office/Business ,5 - 9,Bolebridge Street,

B79 7PA

20/02/2012

39

Not disclosed
Not disclosed

0

Not Disclosed

B79 7PA

20/02/2012

39

Not disclosed
Not disclosed

0

Not Disclosed

B79 7UL

03/01/2011

246

17,258

2

Not Disclosed

B1
,Cavendish,Units 7-9
Office/Business Lichfield Road Ind Estate

B79 7XH

01/02/2012

187

Not disclosed
Not disclosed

0

55.23

B1
,Cavendish,Units 7-9
Office/Business Lichfield Road Ind Estate

B79 7XH

01/02/2012

187

Not disclosed
Not disclosed

0

55.23

B1
Office/Business ,22,Albert Road,

B79 7JS

110

B1
,Amber Close,Unit 5 The
Office/Business Pavilion

B77 4RP

185

B1
,Amber Close,Amber
Office/Business Business Village

B77 4RP

185

B1
,Amber Close,Unit 7 The
Office/Business Pavilion

B77 4RP

185

B1
Office/Business ,Unit 6,Amber Close,

B77 4RP

189

B1
Office/Business ,Amber Close,Unit 6

B77 4RP

189

B1
,Amber Close,Units 10-11
Office/Business Amber Business Village

B77 4RP

119

B1
Mercury Park,Amber
Office/Business Close,Unit 2

B77 4RP

236

B1
,Amber Close,Units 10-11
Office/Business Amber Business Village

B77 4RP

127

B1
Office/Business ,6a,Bolebridge Street,

B79 7RA

38

B1
Tamworth Registration
Office/Business Office,Church Street,

B79 7BX

B1
Office/Business ,5 - 9,Bolebridge Street,
Mariner House,Lichfield
Serviced
Road,Lichfield Road Ind.
Offices
Estate

B1

134 175,000

234 £895,000

3.5

6.51

118.4

37.67

134.98

70.07

£6.03

£64.91

£9.91

£106.66

£5.01

£53.92

£12.29

£132.28
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Use Code
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
General
Industrial
Light Industrial

Light Industrial

Light Industrial
Light Industrial
Light Industrial

Address
,Home Farm, Clifton
Campviille,Unit 1
,Ninian Way,Units 12-14
Ninian Park

Postcode Event Date

Size Sale Price
SqM (£)

Achieved
Rent (£)

Achieved Achieved Rent Free Asking
Yield
Rent (£
Rent (£
Period
Rent (£
Achieved
per Sq Ft) per Sq M) (months) per Sq M) (%)

1.72

B79 0AU

31/10/2013

284

5,265

B77 5ES

29/10/2013

231

Not disclosed

Tamworth Business
Park,Pebble Close,Unit 34h B77 4RP

22/10/2013

920

59,994

6.06

B79 7TA

12/07/2013

559

17,498

2.91

B79 7XE

01/07/2013

52

B77 4DR

01/07/2013

B77 4DR

,unit 15,Anders,
,Kepler,Units 11 - 15
Lichfield Road Industrial
Estate
,Mica Close,Unit 20 Darwell
Park
,Mica Close,Units 1-3
Darwell Industrial Estate
,Mill Lane,Unit 40 Tolsons
Enterprise Park
,Swan Park, Kettlebrook
Road,Units 3-6 Swan Park
,Mill Lane,Unit 64 - 66
Tolsons Enterprise Park
,Kelper,Units 59-60 Lichfield
Road Industrial Estate
The Sovereign Centre,
Lichfield Rd Ind
Est,Neander,Units 13-22
,Mica Close,Units 1-3
Darwell Industrial Estate
,Mill Lane,Unit 64 - 66
Tolsons Enterprise Park
,14,Borman,Lichfield Rd
Industrial Estate
Cardinal Point,Unit 2
Ventura Trading
Estate,Bonehill Road,
,Lichfield Road Industrial
Estate,Kepler,

0

35.09

0

Not Disclosed

65.23

2

65.23

31.32

0

42.09

Not disclosed

0

94.28

657

Not disclosed

0

42.3

17/06/2013

419

Not disclosed

0

54.68

B78 3QD

18/05/2013

123

Not disclosed

0

32.19

B77 1AG

09/05/2013

241

Not disclosed

0

63.29

B78 3QD

01/04/2013

92

2,381

2.4

25.83

0

Not Disclosed

B79 7XE

02/12/2012

234

7,982

3.17

34.12

0

Not Disclosed

B79 7XA

01/11/2012

89

Not disclosed

0

55.97

B77 4DR

01/11/2012

417

Not disclosed

0

54.68

B78 3QD

01/06/2012

94

2

Not Disclosed

B79 7TA

27/10/2011

0

n/a

n/a

0

n/a

866 350,000

5,499

5.45

18.51

58.66

n/a

B78 3HG

1,115

£6.50

B79 7XE

1,322 £650,000

n/a

£69.96

,Kettlebrook,

B77 1AG

452

£6.26

£67.41

,Union Close,

B77 1BB

368

£4.92

£52.96

,Union Close,
,Unit 1 Centurion
Park,Watling Street,
Phase 2,Plot 3 Birch
Coppice,Watling Street,
Phase 2,Plot 3 Birch
Coppice,Watling Street,
Phase 4,Plot 4,Watling
Street,
Phase 4,Plot 4,Watling
Street,
Dordon Ambulance
Station,Watling Street,
,unit 7,Claymore,Roman
Park
Tamworth Business
Centre,Sandy Way,1-29
Amington Industrial Estate
Tamworth Business
Centre,Sandy Way,1-29
Amington Industrial Estate
,Kettlebrook Industrial
Estate,Kettlebrook Road,
The Former Scout
Hut,Maypole Rd, Warton,

B77 1BB

368 £225,000

n/a

B77 5PN

11,073

£5.25

B78 1SZ

65,030 £49,000,000

n/a

B78 1SZ

65,030

£5.75

£61.89

B78 1SZ

15,694

£5.75

£61.89

B78 1SZ

31,079 £11,825,380

n/a

B78 1TE

602 £475,000

n/a
n/a

£56.51

B77 5DQ

01/06/2012

237

B77 4DS

05/08/2011

57

Not disclosed
Not disclosed

0

94.67

B77 4DS

13/05/2011

34

Not disclosed
Not disclosed

0

130.55

B77 1AF

243 £210,000

n/a

B79 0HP

119

£1.50

£16.15
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Appendix H

Assumption

Non Residential Development Assumptions

Source

Notes

Revenue
We have assumed that the completed commercial unit is sold on practical completion as an
investment sale. The income on the investment sale will be deferred depending on the length of
rent free period required to attract a tenant. The rent free period is therefore the tenants'
incentive. Rents, yield and rent free periods are based upon market evidence and are set out as
follows:
Rent free
Rent (per sqm)
Yield
(months)
Capital values
(rents, yields,
and tenant
incentives)

CoStar/Focus
&
consultations

1: Town Centre Office

£96

9.6%

3

£122

8.0%

3

3: Industrial

£50

10.0%

3

4: Warehouse

£48

10.0%

3

5: Supermarket

£210

6.0%

3

6: Retail Warehouse / OOC

£160

7.5%

3

7: Town Centre Retail

£125

10.0%

3

8: Hotel

£120

6.1%

3

2: Business Park

Costs
Through the course of the development plan period the Council envisages commercial
development to occur. We have reflected future commercial development through testing the
following commercial uses and unit sizes:
Type
GIA sqm
NIA sqm
Rentable space
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1: Town Centre Office
2: Business Park
3: Industrial
4: Warehouse
5: Supermarket
6: Retail Warehouse / OOC
7: Town Centre Retail
8: Hotel

800
2,000
5,000
5,000
2,500
1,500
500
1,500

760
1,900
4,750
4,750
2,375
1,425
475
1,425

95%
95%
95%
95%
95%
95%
95%
95%

We have assumed the following net to gross site development percentages to allow for roads,
SuDs, landscape and open space:

Net to gross
site
developable
area

PBA &
developer
workshop

1: Town Centre Office
2: Business Park
3: Industrial
4: Warehouse
5: Supermarket
6: Retail Warehouse / OOC
7: Town Centre Retail
8: Hotel

Net site area (ha)
0.04
0.25
1.25
1.25
0.63
0.38
0.05
0.19

Site coverage
200%
80%
40%
40%
40%
40%
100%
80%

Build costs are based on median rates adjusted for location derived from BCIS Review of
Building Prices online version data of actual prices in the marketplace. The build costs are
entered at a pound per square metre rate at the following values.
BCIS
Quarterly
Review of
Building
Prices Issue at
Q3 2013

This excludes any allowance for externals which is treated separately.

1: Town Centre Office
2: Business Park
3: Industrial
4: Warehouse

£/Sqm
£1,082
£1,287
£674
£435
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5: Supermarket
6: Retail Warehouse / OOC
7: Town Centre Retail
8: Hotel

Plot external

Developer
contribution
(Section 106
/or CIL)

Professional
Fees

Contingency

Sale costs

Industry
standards

Client team &
developer
workshop

Industry
standards

Industry
standard

Industry
standards

£1,072
£462
£725
£1,230

These cover external build costs for site preparation and includes items such as internal access
roads, car parking, landscaping, drainage, utilities and services within the site. We have allowed
the following percentage of build costs for these items.
10%
These exclude abnormal site development costs and exceptional offsite infrastructure.
For this assessment we have been asked not to factor any S106 or developer contribution into
the appraisals. Decision on this will be determined later. Contributions to infrastructure costs will
need to be factored into this and decisions on strategic infrastructure cost contributions that may
be via a CIL will need to be factored in.
Amount
Apply?
Calculated as a £ psm
No
£0
Professional fees incorporates all professional fees associated with the build, including: architect
fees, planner fees, surveyor fees, project manager fees, and are based on accepted industry
standards and has been calculated from discussions with both regional and national developers
as well as in-house knowledge and experience of industry standards. It is based on a percentage
of build costs at
12%
Contingency is based upon the risk associated with each site and has been calculated as a
percentage of construction costs at
5%
These rates are based on the average cost of legals and marketing for development,
incorporating agent fees, 'on site' sales costs and general marketing/advertising costs. They
reflect industry accepted scales at the following rates:
Legals/surveyors/marketing/etc
4.0%
Gross development value
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Finance costs

Stamp Duty on
Land Purchase

Industry
standards

HMRC

A finance rate has been incorporated into the viability testing to reflect the value of money and
the cost of reasonable developer borrowing for the delivery of development. This is applied to the
valuation appraisal as a percentage of the development cost (incl external works, professional
fees, sales and marketing, and land purchase) at current market rates of interest of
7.0%
SDLT is payable by a developer when acquiring development land. These are applied to land
value at the current rates set by Treasury:
Land Value
Share of LV
up to £150,000
0%
Over £150,000 to £250,000
1%
Over £250,000 to £500,000
3%
Over £500,000
4%

Professional
fees on Land
Purchase

Industry
standards

Profit

Industry
standards

Gross development profit (includes overheads) is the expected and reasonable level of return a
private developer can expect to achieve from a development scheme. It is taken as a percentage
of total gross development value at the following rate
18%

Consultations

Build rate time-scales reflect solely the construction period of the commercial unit itself and
assumes a cleared service site free of abnormals. The build rates for each of the commercial
uses are set out as follows:
Start
Finish
Length in months
1: Town Centre Office
01 January 2014
01 October 2014
9
2: Business Park
01 January 2014
01 January 2015
12
3: Industrial
01 January 2014
01 January 2015
12
4: Warehouse
01 January 2014
01 October 2014
9
5: Supermarket
01 January 2014
01 January 2015
12

Time-scales build rate
units/per
annum

Fees associated with the land purchase are based upon the following industry standards:
Surveyor Legals -

1.00%
0.75%
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6: Retail Warehouse / OOC
7: Town Centre Retail
8: Hotel

01 January 2014
01 January 2014
01 January 2014

01 October 2014
01 October 2014
01 January 2015

9
9
12

Threshold land value
Our estimates of benchmark land values are based on market comparables derived through
consultation with stakeholders and analysis of published data on CoStar. At this current point in
the economic cycle there is much uncertainty surrounding land values due to the small number of
transactions occurring.

CoStar/Focus
&
consultations

1: Town Centre Office
2: Business Park
3: Industrial
4: Warehouse
5: Supermarket
6: Retail Warehouse / OOC
7: Town Centre Retail
8: Hotel

Per net ha
£500,000
£500,000
£500,000
£500,000
£2,500,000
£2,000,000
£1,100,000
£500,000
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