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1.

Introduction

1.1

The expansion of Princes Risborough is part of Wycombe District Councils (WDC) work in meeting the
objectively assessed need for housing. The Council has prepared a draft Area Action Plan1 to deliver
approximately 2,500 homes with related transport, community and open space infrastructure. It is
WDC’s intention that this Area Action Plan be incorporated into the new Local Plan for the District.

1.2

The Council used the Garden City and Large Site Financial Model produced by the Advisory Team for
Large Applications (ATLAS, part of the Homes and Communities Agency) to explore the impact on
viability of the identified infrastructure and other planning obligations (including CIL and affordable
housing).

1.3

The Council shared and discussed their findings with a range stakeholders (including some of the
principal landowners and developers).

1.4

The purpose of this report is to re-visit and update the assumptions used in the previous assessment
(both in terms of costs and values), incorporating feedback from the earlier exercise where appropriate.
This assessment updates the results from the previous assessment using the revised / updated
assumptions.

1.5

At this stage the phasing of development and infrastructure within the Princes Risborough expansion
has not been developed and will be considered further as the concept plan evolves, which includes the
provision of an Infrastructure Delivery Plan (IDP). The assessment, therefore, does not consider
delivery and phasing of the development or infrastructure requirements.

1.6

For the purpose of this assessment we have focussed on the ability of the three main land promoters
(Halsbury, Persimmon and Bloor Homes), to finance the total planning obligations and infrastructure
requirements. However, this is a worst case scenario as contributions are also likely to be required
from a number of other land promoters.

1.7

The remainder of this report is structured as follows:



















1

Section 2 summarises the methodology applied within this assessment;
Section 3 provides a summary of the development envisaged within the expansion area;
Section 4 provides details of the standard development costs and values applied within this
assessment;
Section 5 summarises the requirements for green infrastructure (including open space, outdoor
sport and playing facilities) and their associated costs;
Section 6 provides details and associated costs of the primary school infrastructure required to
enable Buckinghamshire County Council (BCC) to meet the demand from the new development;
Section 7 provides details and associated costs of the secondary school infrastructure required to
enable BCC to meet the demand from the new development;
Section 8 provides details of the relief road and its associated costs
Section 9 summarises the requirements and costs of new rail crossings including an underpass
and stepped crossings;
Section 10 summarises the requirements for a new bus route and associated subsidy payments;
Section 11 sets out the requirements for improvements to the town centre public realm (including
traffic management strategy) and their associated costs.
Section 12 outlines the requirements for flood mitigation;
Section 13 outlines the requirements for community, health and social care facilities;
Section 14 summarises the utility requirements;
Section 15 sets out the requirements and associated costs for cycling, walking and improvements
to rights of ways;
Section 16 provides details on the level of CIL and phased payments;
Section 17 provides details and costs for third party acquisition and compensation payments;
Section 18 summarises the infrastructure requirements and the associated costs;
Section 19 sets out viability and delivery considerations; and

The Princes Risborough Town Plan (Draft Plan Consultation Document – February 2016).
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Section 20 concludes the report.

1.8

This report has been prepared in accordance with the RICS Guidance Note Financial Viability in
Planning, 1st edition, published August 2012. The Guidance Note represents best practice in the
context of preparing financial viability assessments. The advice contained within this report does not
constitute a valuation of the site(s) in accordance with RICS Valuation – Professional Standards and
should not be relied upon as such.

1.9

The Royal Institution of Chartered Surveyors (RICS) recommends that suitably qualified professionals
are consulted in undertaking viability assessments to inform the planning process. This viability
appraisal has been undertaken by Dale Robinson MRICS, a qualified Planning and Development
Surveyor and Registered Valuer.

March 2017
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2.

Methodology

2.1

There is no standard answer to questions of viability, nor is there a single approach for assessing
viability. For the purpose of this assessment we have referred to guidance issued by the Royal
Institute of Chartered Surveyors (RICS). In particular I have referred to ‘Financial Viability in Planning
Professional Guidance Note (1st Edition – GN 94/2012). The Guidance provides recommended good
practice when assessing financial viability for planning purposes and is grounded in the statutory and
regulatory planning regime that currently operates in England. It is consistent with the NPPF, PPG and
Community Infrastructure Levy (CIL) Regulations 2010 (as amended).

2.2

The Guidance clearly separates the two key components of development: land delivery and viable
development. This is in accordance with the NPPF, particularly Para 173.

2.3

Financial viability for planning purposes is defined by this Guidance as:
‘An objective financial viability test of the ability of a development project to meet its costs, including
the cost of planning obligations, while ensuring an appropriate site value for the landowner and a
market risk adjusted return to the developer in delivering that project’.

2.4

The Guidance also states that the accepted method of valuation is the ‘residual method’. This is
explained further in the RICS Valuation Information Paper (VIP) 12. In summary this valuation
approach recognises that the value of a development scheme is a function of a number of elements.
These include:






The value of the completed development (GDV);
The direct costs of developing the scheme (TCC2)
The return (profit) to the developer for taking the development risk and delivering the scheme;
The cost of any planning obligations; and
The cost or value of the land.

2.5

The residual method of valuation can be used in three basic ways. In the first instance (option 1) it can
be used to assess the level of return (profit) generated from the proposed project where the cost of the
land is an input into the appraisal. In the second option it can be used to establish a ‘residual site value’
by inputting a predetermined level of profit. The consequential outputs of options 1 and 2 can then be
compared to a benchmark to assess the viability of the scheme. The third option involves establishing
the ‘viability headroom’ having included within the appraisal both a land value and predetermined level
of profit.

2.6

This assessment is based on option 3 and seeks to establish the ‘viability headroom’ by having regard
to a pre-described range of circumstances / costs and values, including a suitable land value and
predetermined level of profit. This can be expressed through the following simple calculation.

Gross Development Value (GDV) (minus) Total Costs ( including Developers Profit and Land
Value) = Project Headroom





2

Gross Development Value includes all sales income generated by the development, including
income from affordable housing.
Total Development Costs include construction costs, professional fees, planning, finance / interest
charges etc. A full breakdown of the typical development costs is provided in Section 4.
Developer’s Profit is expressed by reference to a percentage of the Total Development Costs or
Gross Development Value.
Land value is expressed by reference to what is considered a competitive return to the land owner.
A competitive return for the land owner is the price at which a reasonable land owner would be
willing to sell their land for the development. This point is recognised within the NPPF, which
states that viability should consider ‘competitive returns’ to a willing landowner as well as a willing
developer to enable the development to be deliverable.

Total Construction Costs

March 2017
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Viability Model
2.7

The Councils previous assessment of viability was based on the Garden City & Large Site Financial
Model produced by the Advisory Team for Large Applications (ATLAS) part of the Homes and
Communities Agency (HCA). The HCA also provide a Developers Appraisal Toolkit (DAT), which is a
site specific development viability tool available to anyone to use.

2.8

However, both of these models require assumptions around phasing of development (including
infrastructure). As outlined previously the phasing of development and infrastructure within the Princes
Risborough expansion has not been developed and will be considered further as the concept plan is
worked up into a detailed masterplan.

2.9

Delivery of the expansion area requires commitment from a number of different parties. Developers will
be expected to work in partnership across the expansion area to demonstrate coordinated
development and infrastructure delivery and ensure that any subsequent or third party developers who
assume responsibility for site specific delivery are also signed up to this partnership way of working.

2.10

Policy PRTP14 of the Draft Plan sets out that any planning applications will be required to demonstrate
that they would not prejudice the wider delivery of the expansion area as a whole and should be
accompanied by a detailed phasing plan. Any applications will be required to show how individual
developments physically integrate with adjacent developments, both permitted and emerging.

2.11

In the absence of any specific proposals and detailed phasing plans it is not possible to use the HCA’s
DAT or Gardens Cities model. Instead, a ‘bespoke’ Excel based development appraisal has been
created specifically for this assessment. It is recognised that phasing has an important impact on cash
flow and the calculation of interest payments and this has been reflected in the assumptions on finance
costs (refer to Section 4).

March 2017
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3.

Development Parameters

3.1

The Princess Risborough Town Plan – Draft Plan Consultation Document plans for between 2,000 and
2,500 new homes. The Princess Risborough Draft Infrastructure Delivery Plan (IDP) is based on the
delivery of 2,500 new homes.

3.2

This assessment, therefore, is based on the expansion area accommodating 2,500 new homes.

Housing Mix and Total Floorspace
3.3

The concept plan and draft Area Action Plan do not provide any guidance on the type and mix of
housing that is to be accommodated within the expansion area. The assumptions relating to housing
mix and associated floor space are, therefore, informed by the following policies and supporting
documents:


Policy DM24 – Affordable Housing – of the New Wycombe District Local Plan (Draft Consultation
Document June 2016);
Policy DM22 – Housing Mix – of the New Wycombe District Local Plan (Draft Consultation
Document June 2016);
Policy DM38 – Internal Space Standards – of the New Wycombe District Local Plan (Draft
Consultation Document June 2016);
Buckinghamshire’s Housing and Economic Development Needs Assessment (HEDNA) update
2016; and
WDC’s Planning Obligations SPD (April 2013).





3.4

Policy DM24 requires that 40% of the total gross internal floor area, on sites that are Greenfield, be
provided on site as affordable.

3.5

Policy DM22 requires all new residential development to include a mix of dwelling size, type and tenure
taking into account of current evidence in relation to priority housing need in the District.

3.6

The HEDNA update 2016 identifies that the majority of market housing need is for houses with 3 or 4
bedrooms. For affordable homes the report identifies that the greatest need is for smaller 2 and 3 bed
houses.
Table 1 – HEDNA Housing Need
Dwelling Type
Market Housing
Flat – 1 bed
Flat – 2 bed
Housing – 2 bed
Housing – 3 bed
Housing – 4 bed
Housing – 5+ bed
Total

3.7

3.64%
3.51%
12.78%
52.12%
21.06%
6.89%
100%

Affordable /Social
Rent
9.43%
5.71%
35.71%
38.00%
11.14%
100%

4.29%
7.14%
40.00%
45.71%
2.86%
100%

WDC’s Planning Obligations SPD (April 2013) sets out the Councils requirements with respect to the
dwelling size mix for affordable housing provision. The SPD requirements are set out within Table 2.
Table 2 – Dwelling Size Mix for Affordable Housing
Dwelling Type
Affordable / Social Rent
1 bed / 2 person flat
20%
2 bed / 4 person flat
15%
2 bed / 4 person house
15%
3 bed / 5 or 6 person house
35%
4 bed / 6 to 8 person house
15%
Total
100%

3.8

Intermediate

Intermediate
35%
35%
15%
15%
100%

The following broad targets for the type of affordable housing are also set out within WDC’s Planning
Obligations SPD (April 2013).
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Two thirds (66%) of affordable housing should be affordable rent or social rent, or a combination of
the two. For the purpose of this assessment it is assumed that units will be affordable rent.
One third (34%) of affordable housing provided should be for certain intermediate affordable
housing products. The purpose of this assessment it is assumed that the units will be shared
ownership.

Policy DM38 requires that all new dwellings meet the nationally described technical housing standards
for minimum internal space requirements. These standards are summarised below.
Table 3 – Technical Housing Standards (minimum gross internal floor areas)
Number
of Number of bed 1
storey 2
storey
bedrooms (b)
spaces (persons) dwellings (flats)
dwellings
(houses)
1b
1p
39 (37)3
2p
50
58
2b
3p
61
70
4p
70
79
3b
4p
74
84
5p
86
93
6p
95
102
4b
5p
90
97
6p
99
106
7p
108
115
8p
117
124
5b
6p
103
110
7p
112
119
8p
121
128
6b
7p
116
123
8p
125
132

3.10

3

3 storey dwellings
(houses)
90
99
108
103
112
121
130
116
125
134
129
138

Drawing together all of the various policy strands it is estimated that the Princess Risborough
expansion will provided 201,125sq.m of residential development from which 40% (80,450sq.m) will be
affordable. The results of this analysis are set out within Table 4.

Where a 1 bed 1 person flat has a shower room instead of a bathroom, the floor area may be reduced from 39sq.m to 37sq.m.
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Table 4 – Princes Risborough Estimated Housing Mix
Tenure Dwelling type/ size by # of bedrooms &
persons
MS

AR/
Social
Rent

Int

1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 bed / 6 to 8 person house
Total Market Sales
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 bed / 6 to 8 person house
Total Market Sales
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 bed / 6 to 8 person house
Total Market Sales
Totals

3.11
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% floor
area

Gross
(sq.m)

Total
sq.m

3.98%
7.22%
14.55%
47.91%
26.34%

50
70
79
92
106

20%
15%
15%
35%
15%
100%
35%
35%
15%
15%
100%

50
70
79
92
106

4,807
8,712
17,558
57,813
31,785
120,675
10,619
7,965
7,965
18,584
7,965
53,097
9,574
9,574
4,103
4,103

Total
#
units
96
124
222
628
300
1,371
212
114
101
202
75
704
191
137
52
45

27,353

425

201,125

2,500

50
70
79
92
106

Based on the above analysis the total number of affordable homes is 1,129. On this basis the
requirement to provide 40% of total floorspace within affordable homes equates to an affordable
housing requirement of 45% of the total number of dwellings.

Commercial
3.12

The plan allocates space for the expansion of the Princes Estates to accommodate the growth of
business start-ups. The Princes Estate lies outside of the main expansion area and it is likely to be
brought forward independently. Therefore, the costs and values associated with the new business area
are not included within this assessment.

3.13

The Draft Town Plan also includes provision for two local centres incorporating a range of uses
including small scale retail development, community space, education facilities and small business
start-up space. However, it is now proposed that only one local centre will be needed, which will be
located in the northern neighbourhood close to the junction of the relief road with Longwick Road.

3.14

For the purpose of this assessment and in the absence of any scheme details it is assumed that the
local centre will be delivered by a commercial partner and will be cost neutral.

March 2017
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4.

Standard Development Costs and Values

4.1

Assessing viability requires judgements which are informed by the relevant available information
/evidence. It requires a realistic understanding of the costs and the value of development in the
local area and an understanding of the operation of the market. However, there is no statutory
guidance. The NPPF says ‘Evidence supporting the assessment should be proportionate, using only
appropriate available evidence’ (emphasis added)

4.2

The CIL guidance says A charging authority must use ‘appropriate available evidence’ (as defined in
the Planning Act 2008 section 211(7A)) to inform their draft charging schedule. The Government
recognises that the available data is unlikely to be fully comprehensive).

4.3

Para 008 of the NPPG advises plan makers not to plan to the margins of viability but instead allow for a
buffer which will accommodate changing markets conditions. It also advocates that current costs and
values should be considered when assessing viability.

4.4

This assessment has relied on a range of data / appropriate available evidence to inform the
assumptions. However, even at this stage, it must also be recognised that whilst the assumptions will
generally align with normal or usual figures expected in the majority of developments they may differ, in
some cases, from the figures that may be used in the actual development of the scheme.

4.5.

The standard development costs applied within this assessment are set out below.

Base Construction Costs (cost of building the houses)
4.6

Base construction costs4 inclusive of preliminaries, substructures and superstructures (but excluding
external works) are included at £1,133psm (£105psf) for housing and £1,271psm (£118psf) for
apartments. The costs are based on lower quartile cost data from BCIS, last updated Q1 2017 and
rebased to Wycombe.

4.7

It should be noted that volume house builders do not contribute to the BCIS sample and generally build
at much lower costs than those rates provided from BCIS. Data obtained from the Advisory Team for
Large Applications (ATLAS) part of the Homes and Communities Agency from bids under their DPP2
show that build costs average circa £80psf. Therefore, rates included within this assessment provide a
significant tolerance / viability cushion over and above the general contingency allowance (see later).

External Works
4.8

The cost data from BCIS does not include the cost for external works. Therefore, the assessment will
need to include an allowance for these items, which typically include plot specific works such as
landscaping (turf, trees and shrubs, drives, pathways and hardstanding and fences etc.), estate roads
and footpaths, drainage, street lighting, signage and statutory utilities.

4.9

As a rule of thumb a typically allowance for external works would be 10% of the base construction
costs. However, as outlined within Section 5, the cost of the external works will need to include an
allowance for the park and semi natural greenspace, including SUDS, public informal amenity space
and Local Areas of Play in addition to the possible requirements / measures that may be required for
new water mains connections and water booster stations and potential reinforcement works to the local
electricity supply (including new substations and possible additional volt cable circuits from the new
primary substations).

4.10

Taking into account these additional items the assessment has included an all-inclusive inflated
allowance for external works at 20% of the total base construction costs. Because the external works
are based on build costs from BCIS which provide a significant tolerance over the costs typically
incurred by volume houses builders it also follows that the overall costs for external works will include
an element of tolerance over and above the standard rate of contingency (see later).

4

The costs reflect compliance with Part L 2010 Building Regulations
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Extra Design Related Costs
4.11

Policy DM39 – Optional Technical Standards For Building Regulation Approval – of the New Wycombe
District Local Plan (Draft Consultation Document June 2016) requires that all new dwellings are
required to achieve the dwelling standards in Building Regulations Approved Document M4 (2).

4.12

M4 (2) accessible and adaptable dwellings replaces and is the nearest technical housing standard to
the previously recognised ‘Lifetime Homes’ standard.

4.13

A study undertaken by EC Harris (on behalf of Department for Communities and Local Government) in
September 2014 examined the cost impacts of the Housing Standards Review. The study concluded
that the cost of providing Category 2 – accessible and adaptable dwellings would cost an additional
(extra over industry practice) £907 to £940 per property for apartments and between £520 and £523
per property for housing.

4.14

For the purpose of this assessment an average cost of £924 per apartment and £521.5 per property for
traditional housing has been included. It should be noted that these costs exclude the costs of
additional space associated with the access standard. The same report by EC Harris estimates these
costs range between £1,444 (cost for an additional 2sq.m) and £2,166 (cost for an additional 3sq.m)
per property for housing and £722 (cost for additional 1sq.m) per apartment.

4.15

However, for private and intermediate (i.e. sub market housing), the changes / increase in space
standards can also have an impact on sales value which may offset some or all of the additional build
cost. This fact was recognised within the EC Harris report which concluded that for relatively small
areas (i.e. and additional 1sq.m to 2sq.m of floor space) 90% of the additional cost is recovered via
sales values. However, the ability to recover the additional costs by increased sales revenue reduces
as the amount of additional space increases.

4.16

Given that the extra space standards associated with M4 (2) are expected to range between 2sq.m and
3sq.m we have assumed that approximately 80% of the extra space related costs can be recovered.

4.17

Within this context and for the purpose of clarity the following costs have been incorporated into the
assessment for M4 (2) – Accessible and Adaptable Dwellings.
Table 5 - Cost of providing M4 (2) Accessible and Adaptable standards

Category
Category 2 - access
Category 2 – access related space costs
Total Category 2 Accessible

Average cost per property
Apartments
Housing
£924
£521.5
£144
£361
£1,068
£882.5

4.18

It should be noted that for shared ownership and affordable rented housing there will be limited
opportunity to offset the access related space costs through additional revenue. Therefore the costs
have been included in full meaning the overall costs for affordable rent and shared ownership
properties are £1,646 per property for apartments and £2,326.5 per property for housing.

4.19

Policy DM39 also requires that all proposals which are required to provide on site affordable housing in
accordance with DM23 will also be required to provide 30% of any affordable homes and 20% of any
market homes to approved standards within Building Regulations Approved Document M4 (3).

4.20

M4 (3) is also an optional Building Regulation which can be applied to a development if it is switched
on by a planning condition. This optional requirement states that reasonable provision must be made
for people to gain access to and use the dwelling and its facilities and that this provision must be
sufficient to allow simple adaption of the dwelling to meet the needs of occupants who use wheelchairs;
or meeting the needs of occupants who use wheelchairs.

4.21

M4 (3) homes are, therefore, designed to be either:
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Wheelchair accessible (M4(3) (2)(b)); Wheelchair accessible homes are designed to be usable for
a wheelchair user from the outset (i.e. at the point of completion a wheelchair user could live in the
home and it its fitted out with all the services and equipment required).

4.22

A local authority should, therefore, only require wheelchair accessible homes (as opposed to
wheelchair adaptable homes), where they are responsible for allocating or nominating the end user of
the dwelling. Generally M4 (3) homes are likely to be wheelchair adaptable as opposed to accessible.

4.23

The EC Harris Report concluded that the extra over costs cost for wheelchair adaptable housing ((M4
(3) (2) (a)) range between £7,607 and £7,891 for apartments and £9,754 to £10,566 per property for
houses. The costs associated with the additional space requirements for wheelchair adaptable
standards is estimated to range between £15,162 (additional 21sq.m) and £17,328 (addition 24 sq.m)
per property for housing and between £5,776 (additional 8sq.m) and £10,108 (additional 14sq.m) per
property for apartments. For the purposes of this study, based on the findings within the EC Harris
cost report, we have assumed that 60% of these costs would be recovered through increased sales
revenue.

4.24

For the purpose of this assessment the following costs have been included.
Table 6 – Cost of providing M4 (3) 2 (a)) Wheelchair Adaptable Homes

Category
Category 3 – Adaptable
Category 3 – Adaptable extra space costs
Total Category 3 Adaptable
4.25

Average cost per property
Apartments
Housing
£7,749
£10,160
£3,177
£6,498
£10,926
£16,658

The costs for shared ownership and affordable rented properties are £15,691per apartment and
£26,405 per property for housing.

Professional / Project Fees
4.26

Many viability assessments incorporate an assessment of fees based upon a percentage of house
building costs. Expenditure on fees will vary with the complexity of the site. They will also vary
depending on the type of developer, with volume builders often able to realise some savings from in
house provision.

4.27

Figures for fees relating to design, planning and other professional fees can range between 6 and 8%
for straight forward sites but can be a lot higher for complex multi phased sites, such as the Princes
Risborough Expansion area. In addition, as outlined later, developers will be expected to fund and
commission a range of investigations with respect to the various utilities. The purpose of these
investigations / studies will be to assess the strategic and local utility networks and the impact of the
new developments and what measures and upgrades may be required and the costs involved.

4.28

Within this context the assessment has included professional fees at the rate of 10% (charged on the
construction costs, including enhanced design costs, and external works).

Contingency
4.29

A contingency of 3% is included and charged on build costs (including enhanced design costs) and
external works. As outlined previously the build costs (including external works) included within this
assessment are higher than would be typically expected, therefore, the application of a contingency
adds further tolerance within the assessment.

Sales Fees
4.30

Agents fees and marketing are included at the rate of 3% of the private sales income.

March 2017

12

Wycombe District Council

Princes Risborough Expansion – Viability Report

Sale Legal Fees
4.31

Sale legal fees are included at £400 per property.

Finance Rate
4.32

Most developers operate on the basis of a gross developer margin /profit which is inclusive of overhead
and finance recovery. However, for the purpose of this assessment a precautionary approach has
been adopted and a separate provision for interest has been included within the assessment.

4.33

It is often difficult to establish what an appropriate rate of interest would be. Current margins are
substantial despite the exceptionally low base rate. It is not uncommon within viability assessments for
interest rates to be included at a rate of between 6 – 6.5%, particularly for schemes which are to be
delivered by local or sub-regional developers who do not typically benefit from the same advantageous
funding facilities / terms as the volume house builders. The large PLC house builders may, for example,
be able to access debt finance from a revolving corporate structure. On the other hand, smaller
developers may be required to access debt finance on a site by site basis and their covenant strength
is inherently weaker than the PLCs.

4.34

A finance rate of 6.5% has been included within the assessment. The finance is calculated based on
50% of the build costs, 100% of the enabling infrastructure and planning obligations and 100% of the
land value.

Profit
4.35

There is no definitive answer as to what constitutes a reasonable profit. However, Para 173 of the
NPPF provides specific guidance on the matter. It states that to ensure viability, developments should
provide competitive returns to a willing landowner and willing developer to ensure they are
appropriately incentivised to progress the development.

4.36

for the purpose of this assessment a profit equal to 20% of total GDV has been included on the private /
open market sales. Profit on the affordable housing is equal to 6% of the construction cost.

Land Value
4.37

Because the expansion area is a predominantly Greenfield site it is assumed that the existing
landowners will seek a considerable uplift on current use value (i.e. agricultural land) before they
release land for development in the knowledge of potential land values arising from a residential
planning permission.

4.38

In view of the fact that Greenfield sites (such as the expansion area) will require more infrastructure to
serve them and will potentially have less certain planning outcomes, it is not uncommon for the land
purchase agreement to be in the form of an option, where the land price is not stipulated at the outset.
Instead the price to be paid might be left for agreement once a planning permission is obtained. Such
agreement will usually set a minimum land value to be paid by the developer and the landowner is
normally not obliged to proceed with a sale below this price.

4.39

For the purpose of this assessment we have applied a land value of £160,000 per acre (circa £400,000
per ha), which is consistent with the values used in the WDC Viability Assessment (July 2016)
undertaken by Adams Integra. This equates to an uplift of 16 times agricultural value.

Stamp Duty and Legal Fees on Land Value
4.40

Stamp duty is included at the rates which are consistent with current HM Revenue and Customs
requirements – see Table 7. A further allowance of 2.75% of the gross residual land value has been
included within the assessments to cover legal (0.75% of site value) and agents (2.00% of site value)
costs.
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Table 7 - Stamp Duty Thresholds for Non-Residential / Mixed Use Land or Property
Purchase Price
Stamp Duty Land Tax
Rate
Up to £150,000
0%
The next £100,000 (the portion from £150,001 to £250,000)
2%
The remaining amount (the portion above £250,000)
5%
Source: HM Customs and Revenue

Open Market Sales Values
4.41

According to Zooplar the current average value in Princes Risborough in January 2017 is £589,766.
This has increased 0.82% from October 2016. Terraced properties sold for an average value of
£369,843 and semi-detached properties were valued at £426,542. In the past year property prices in
Princes Risborough have increased 2.22%. This is according to the current Zoopla estimates.

4.42

It is generally accepted that viability assessments are based on comparable evidence from new build
schemes as these typically sell for a premium over existing homes, which reflects its ‘newness’, much
as you do when purchasing a car. In forming a view on the likely sales values this assessment has
referenced asking values from the following new build schemes.




The Poppyseed - Lea Valley Homes, Princes Risborough
The Ridgeway, Chinnor – Bellway
Mill Furlong Way, Haddenham – W.E. Blacks

Table 8 – New Build Asking Values
Property

# Beds

Type

Price

Size sq ft

£ per sq ft

The Poppyseed – Lea Valley Homes, Princes Risborough
Plot 3

3

Terrace

£445,000

1152

£386

Plot 1

3

Town House

£495,000

1324

£374

Plot 8

2

Flat

£299,995

678

£442

The Ridgeway – Bellway Homes, Chinnor
Hatchlands

2

Flat

£299,950

725

£414

The Waddeson

3

Semi-detached

£414,950

887

£468

The Clandon

4

Detached

£614,950

1364

£451

The Bowood

4

Detached

£679,000

1492

£455

The Westbury

4

Detached

£729,950

1570

£465

Mill Furlong Way – W.E. Blacks, Haddenham

5
6

Plot 34

4

Semi-detached

£575,000

1,283

£448

Plot 35

4

Semi-detached

£560,000

1,283

£436

Plot 14

3

Semi-detached

£475,000

n/k

n/k

Plot 12

3

Semi detached

1,028

£447

Plot 37

4

Semi detached

£460,000
£448,0005
(£560,000)

1,283

£349

Plot 20

2

End Terrace

n/k

n/k

Plot 15

3

Semi detached

£390,000
£368,0006
(£460,000)

1,028

£358

Plot 30

2

Mid Terrace

£345,000

n/k

n/k

Plot 19

2

Mid Terrace

£345,000

n/k

n/k

This is the Help to Buy Price the full price is £560,000 (436psf).
This is the Help to Buy Price the full price is £460,000(£447psf)
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Property

# Beds

Type

Plot 29

2

End Terrace

Plot 30

2

Mid Terrace

Price
7
£280,000
(£360,000)
£276,0008
(£345,000)

Size sq ft

£ per sq ft

n/k

n/k

n/k

n/k

Based on the above evidence the following open market values have been included within this
assessment.
Table 9 – Estimated Sales Values for Open Market Units
affordable rent
Size (sq.ft)
1 bed / 2 person flat
495
2 bed / 4 person flat
721
2 bed / 4 person house
807
3 bed / 6 person house
1,022
4 + bed / 6 to 8 person house
1,141

£psf
£415
£415
£440
£450
£450

Value
£205,425
£299,215
£355,080
£459,900
£513,450

Say £
£205,500
£299,995
£355,000
£460,000
£515,000

Affordable Rent
4.44

Affordable rent provides affordable dwellings at 80% of market rent but no higher than the local housing
allowance rates. Table 10 shows the average market rents, discounted rents (at 80%) and the current
housing allowance rates.
Table 10 - Property Rents in Princes Risborough
Property Type
Average
monthly
rent (£)9
One Bedrooms
Two Bedrooms
Three Bedrooms
Four Bedrooms

4.45

£698
£968
£1,331
£1,636

Rents

£558.4
£774.4
£1,064.8
£1,308.8

Current
Housing
rates10

Local
Allowance

£535.5111
£663.09
£859.86
£1,262,47

The assessment is based on the current local housing allowance rates as the discounted market rents
are higher. The rates applied to the affordable rent typologies are shown in Table 11.
Table 11 – Affordable Rent Rental Values
Dwelling type/ size by # of bedrooms & persons
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 6 person house
4 bed / 6 to 8 person house

4.46

Discounted
@ 80%

Monthly Rental
Value
£535.51
£663.09
£663.09
£859.86
£1,262.47

Weekly Rental Value
£123.58
£153.02
£153.02
£198.43
£291.34

Capital values for the affordable rented units have been determined by applying, management costs at
5%, voids and bad debt at 10% and repair and maintenance (including sinking) fund @ 5%. The net
rental income has then been capitalised by 5.25%. On this basis the following capital values are
generated for the affordable rent typologies:

7

This is the Help to Buy Price – the full price is £360,000.
This is the Help to Buy Price – the fill price is £345,000
Based on data from www.home.co.uk
10
From April 2016 to March 2017
11
Assumes self-contained flat.
8
9
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Table 12 – Affordable Rent Capital Values
Dwelling type/ size by # of bedrooms & persons
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 6 person house
4 bed / 6 to 8 person house

Princes Risborough Expansion – Viability Report

Capital Value
£99,146
£122,766
£122,766
£159,197
£233,737

Equivalent Discount
to MV
-52%
-59%
-65%
-65%
-55%

Shared Ownership
4.47

The assessment is based on shared ownership units and we have assumed an initial 50% equity stake.
A rental charge of 2.75% is applied to the retained equity. Deductions are made for management
charges (5%) and an allowance for voids and bad debt (10%) from the gross rental income. The net
rental income is then capitalise using a yield of 5.25% and added to the initial 50% equity stake. On this
basis the following capital values are generated for the shared ownership typologies.
Table 13 – Shared Ownership Capital Values
Dwelling type/ size by # of bedrooms & persons
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 6 person house

March 2017

Capital Value
£148,767
£217,175
£256,995
£333,007

Equivalent Discount
to MV
-28%
-28%
-28%
-28%
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5.

Green Infrastructure, Open Space, Outdoor Sport and
Playing Facilities

5.1

The level of open space that development should provide is set out in Policy DM16 of the Adopted
Delivery and Site Allocations Plan document (July 2013) with a breakdown of the various standards set
out in Table 14.

5.2

This approach is based on the evidence provided in the Open Spaces Framework (2011), which sets
out the Council’s Local Standards on open space. This approach conforms to Government
requirements as set out in the NPPF.
Table 14 – Open Space Standards
Type of Open Space
A
B
C
D
E
F

Public outdoor sport
Park and semi natural greenspace
Allotments
Strategic play comprising NEAPs12 and or MUGA13
Local play comprising LEAPs (Local Equipped Area of Play) and
LAPs (Local Area of Play)
Public informal amenity space

Standard
per
population (ha)
1.2ha
1.67
0.23
0.2
0.6

1,000

0.55

5.3

Items A to D are identified as Strategic Open Space within Policy DM16 and in total amount to 3.30ha
per 1,000 population.

5.4

Items E and F are identified as local forms of open space and cumulatively equate to a requirement of
1.15ha per 1,000 populations.

5.5

Wycombe District Council has calculated that the expansion area would need to provide for an overall
strategic open space requirement of 18.51ha and a local open space requirement of 7.19ha. A
breakdown is provided in Tables 15 and 16.
Table 15 – Strategic Open Space
Type of Strategic Open Space
A
Public outdoor sport
B
Park and semi natural greenspace
C
Allotments
D
Strategic play comprising NEAPs14 and or MUGA15
Total
Table 16 – Local Open Space
Type of Local Open Space
E
Local play comprising LEAPs (Local Equipped Area of Play) and LAPs
(Local Area of Play)
F
Public informal amenity space
Total

5.6

Requirement (ha)
5.08
10.44
1.44
1.25
18.21

Requirement (ha)
3.44
3.75
7.19

The Wycombe Sports Facility Strategy (2015) identifies the need for formal outdoor sport provision
across the District. In order to meet the outdoor sports requirement generated by the expansion area
(Item A in Table 15), and further informed by the needs identified in the Sports Facilities Strategy the
following facilities are required.

12

Neighbourhood Equipped Areas of Play
Multi-Use Games Areas
Neighbourhood Equipped Areas of Play
15
Multi-Use Games Areas
13
14
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Table 17 – Outdoor Sports Requirements and Costs
Item
Size / area (ha)
1 3G pitch
1.92ha
1 3G hockey pitch
0.64ha
3 youth football pitches
0.96ha
4 tennis courts
0.28ha
1 MUGA
0.05ha
1 rugby pitch
1.23ha
Total
5.08

Princes Risborough Expansion – Viability Report

Size / Area sq.m
19,200sq.m
6,388sq.m
9,600sq.m
2,800sq.m
500sq.m
12,300sq.m
50,788

Cost (£)
£935,00016
£855,000
£210,00017
£350,00018
£145,00019
£115,00020
£2,610,000

5.7

It is proposed that the majority of the outdoor sports facilities are located at a new sporting hub at land
north of Mill Lane (SOS2). This would include grouping the MUGA, artificial 3G pitches and tennis
courts and youth football pitches. These facilities would require a new multi-functional club house
including car parking, changing rooms, a community room (with bar) and social space.

5.8

The rugby may be located in the Lower Icknield green corridor.
changing facilities and car parking.

5.9

For the purpose of this assessment costs are included at £630,000 for each facility (£1,260,000). The
costs are based on Sport England’s facility costs for a 4 team changing room and club room of
traditional construction.

These facilities will also require

Park and Semi Natural Greenspace
5.10

The cost for the park and semi natural greenspaces are included in the enhanced allowance for
external works (refer to Section 4).

Allotment
5.11

Allotments are typically 250sq.m in area meaning there would be a requirement for circa 50 plots
assuming 85% of the total area. Typical costs for fencing, a water supply and equipment to move
topsoil etc. are estimated to be in the region of £3,500 per plot. On this basis the total costs are
estimated to be in the region of £175,000.

Playing Facilities
5.12

Neighbourhood Equipped Areas of Play
The Council has identified a requirement for 1.25ha to be dedicated towards strategic play comprising
NEAPs and or MUGA. The Councils Sports Facilities Strategy identifies that 2 MUGAs are currently
needed with a requirement for 1 MUGA to be provided as part of the expansion area (see earlier).
There is 1.2ha remaining for NEAP’s once the area for the MUGA has been accounted for.

5.13

A Neighbourhood Equipped Area for Play (NEAP) is a play area for 8-14 year olds which should
include a grassed kick about area, a hard surfaced area for a ball games or wheeled activities, 8 types
of play equipment appropriate to children in this age group and seating, including a youth shelter. This
requires an activity zone of at least 1,000sq.m.

5.14

Buffer zones of 30m are necessary around NEAPs in particular to reduce potential disturbance to
nearby households. Distances of metres between the edge of the “activity zone” and the boundary of
the nearest residential property are recommended. This will mean that the potential total area required
for a NEAP is 8,400sq.m (0.85ha). However, the buffer zones could form part of the strategic
landscaping thereby reducing the overall land take.

5.15

For the purpose of this assessment it is assumed that two NEAP’s will be required, one located within
each neighbourhood. On this basis the activity area of the two NEAP’s is 0.2ha. This then leaves 1ha
to contribute to the buffer zones, with 0.48ha to be contributed from strategic landscaping.

16

Based on Sport England facility costs for a senior 65mm 3G pitch 106m x 780m. Costs include fencing and sport lighting.
Based on facility costs from Sport England for a U16/U15 natural turf youth football pitch. A single pitch costing £70,000.
Based on Sport England’s facility costs including macadam surface, fencing and sports lighting
19
Based on Sport England’s facility costs including macadam surface, fencing and sports lighting
20
Based on facility costs from Sport England for a rugby union natural turf pitch
17
18
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5.16

A total cost of £250,000 has been included (a cost of £125,000 per NEAP).

5.17

In addition to Strategic play the Council has also identified a need for 3.44ha of local play comprising
LEAPs (Local Equipped Area of Play) and LAPs (Local Area of Play). See item E in Table 9.

5.18

5.19

5.20

5.21

Local Equipped Areas of Play (LEAP)
A Local Equipped Area for Play (LEAP) is a play area equipped for children of early school age (mainly
4-8 year olds). The activity zone should have a minimum area of 400sq.m, with grass playing space
and at least five types of play equipment with appropriate safety surfacing. There should also be
seating for accompanying adults. A buffer zone of 20m is required meaning the potential area for a
LEAP is 0.36ha.
It is assumed that the scheme will need to provide 5 LEAP’s (a total area of 1.8ha) at a total cost of
£375,000 (a cost of £75,000 per LEAP)
Local Area for Play (LAP)
A Local Area for Play (LAP) is a small area of open space for young children (mainly 4-6 year olds) to
play games such as tag, hopscotch, French cricket or play with outdoor toys. The activity zone should
be reasonably flat, have a grass surface, and minimum area of 100sq.m. There should be seating for
carers and appropriate landscaping/buffer zones. A buffer zone of 5m is required around meaning the
potential area for a LAP is 0.04ha.
Assuming 5 LEAP’s (see above) the area for LAPs is 1.64ha. The cost of the LAP’s will be included
within the enhanced allowance for external works (refer to Section 4).

Public Informal Amenity Space
5.22

The cost for areas of public informal amenity space are included in the enhanced allowance for
external works (refer to Section 4).

March 2017

19

Wycombe District Council

Princes Risborough Expansion – Viability Report

6.

Primary Education

6.1

Contributions will be required to enable BCC to deliver primary school capacity to meet demand from
the new development.

6.2

Based on pupil yields BCC has assessed that the Princess Risborough scheme would generate a need
for 760 school places (i.e. 3.6 form of entry). However, it is quite difficult to provide for part-forms of
entry. Normally this 0.6 extra would be accommodated within other primary schools in the school place
planning area (and developers would pay a contribution), but current permissions have soaked up this
capacity, together with any capacity that is generated by expanding existing schools.

6.3

The Draft Infrastructure Delivery Plan (IDP) – February 2016, identifies two options:
i.
ii.

2 x 2fe primary schools, which would allow the schools to be future proofed for further expansion
to meet any peaks in demand or further unplanned housing growth; or
Reduce the demand for new schools to 1 x 3fe (with site capacity to grow to 4fe plus nursery
accommodation) by expanding existing primary schools (including Great Kimble, Princess
Risborough and Bledlow Ridge).

6.4

As there is no capacity within existing schools BCC’s preferred configuration is for 2 x 2fe primary
schools.

6.5

The schools will also need to incorporate nursery and early year’s provision

6.6

BCC’s Guidance on Planning Obligations for Education Provision (undated) states that where a new
school is being provided contributions will be sought based on the cost of new build as determined by
the DfE (as at 1st January 2009). For primary schools the equivalent cost is stated to be £2,640 per
gross square meter of building area.

6.7

The Guidance references the DfE building bulletin area guidelines when calculating the gross area.
However, in 2014 the Government announced updated guidance on school designs and costs.
Building Bulletin 103: Area Guidelines for Mainstream Schools’ (BB103) sets out simple, non-statutory
area guidelines for school buildings (part A) and sites (part B) for all age ranges from 3 to 19. It covers
all state schools, including mainstream academies and free schools, except special schools and
alternative provision.

6.8

The document supersedes the area guidelines in Building Bulletins 98 and 99, recommending reduced
minimum internal and external areas. The minimum gross area recommended for buildings, which is
currently used to calculate funding for many new or replacement school projects, averages 15% lower
than that recommended in BB98 and around 6% lower than BB99.

6.9

Within Annex A, Building Bulletin 103 recommends the minimum and maximum areas for mainstream
schools. The recommended base area for all primary schools ranges between 350sq.m (minimum
gross area) and 400sq.m (maximum gross area). In addition to the base area the Guidelines also
recommend an area per pupil place of between 4.1sq.m and 4.5sq.m.

6.10

The new primary schools will provide 60 places per year and cater for children ages 4 -11 years old
(i.e. Reception to year 6). At full capacity the school will provide for 420 children. Assuming a 52 place
nursery the total number of places would be 472.

6.11

On this basis a new 2FE school would range between to 2,285sq.m (assuming minimum gross area of
350sq.m and a minimum area per pupil of 4.1sq.m) and 2,524sq.m (assuming a maximum gross area
of 400sq.m and a maximum area per pupil of 4.5sq.m).

6.12

The funding for new school buildings is now based on new formulae. For primary schools the new
formula is based on the minimum gross area (350sq.m) + the minimum area place per pupil (4.1sq.m
per pupil) multiplied by the current DfE framework cost multiplier of £3,129psm which includes location
factors, furniture and equipment, abnormals and ICT infrastructure costs.

6.13

On this basis the cost of a single 2fe primary school (including nursery) is estimated to be in the region
of £7,149,765. Therefore a combined cost for 2 x 2fe schools is £14,299,530.
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6.14

In addition to funding the cost of the new schools the developer(s) will also be expected to provide the
land free of charge. Within Annex B, Building Bulletin 103 recommends that the site area for a new
primary school should be 1.7 to 2ha (4.2 to 4.9 acres).

6.15

The concept plan shows two clearly defined neighbourhoods, north and south of the stream / Longwick
Road. Therefore, there needs to be a school within each neighbourhood. There is some flexibility over
the location but it is suggested that the ‘northern ‘primary school would be best located close to the
neighbourhood centre which is suggested should be at the junction of the relief road with Longwick
Road.

6.16

The school in the southern neighbourhood will need to be located in the development that comes
forward first.
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7.

Secondary Education

7.1

Buckinghamshire County Council has confirmed that the Princess Risborough expansion area is
estimated to generate additional demand for 397 upper and 230 grammar school places on the basis of
2,500 new homes. In response Princes Risborough School will need to expand by two forms of entry
(2FE).

7.2

A feasibility study is currently being undertaken to assess the ability to extend the Princes Risborough
School.

7.3

Contributions for grammar school expansion would also be necessary. BCC is currently exploring
expansion options with Sir William Borlase Grammar School and Wycombe High School although other
options might also need to be explored (e.g. John Hampden Grammar School and Royal Grammar
School).

7.4

The expansion of Princes Risborough School will provide 60 places per year and cater for children
aged between 11 to 15 years old (i.e. key stage 3 and 4) plus sixth form (equivalent to one year group
assumes 50% stay on rate). At full capacity the expansion will accommodate 360 pupils (6 years
groups multiplied by a 60 cohort per year). This is slightly less that the 397 places identified – so any
additional pupils will need to displace out catchment children (e.g. back into High Wycombe).

7.5

To accommodate the additional demand for grammar school places it is assumed that a 1fe expansion
will be required. This will provide 30 places per year and cater for children agreed between 11 to 15
years old (key stage 3 and 4) plus lower and upper sixth form. At full capacity the expansion will
accommodate 210 pupils. This is slightly less than the 230 places identified so any additional pupils
will need to displace out catchment children.

7.6

Based on the current DfE framework for secondary school places of £19,686 per place (see below) the
cost of expanding the Princes Risborough School by 2fe is estimated to be in the region of £7,086,960.

7.7

Following a similar approach the cost of expanding a local grammar school is estimated to be
£4,134,060.

7.8

The total costs are estimated to be in the region of £11,221,020. However, this cost has not been
included within the assessment as BCC currently seeks secondary contributions through CIL for which
a separate cost has been included in the assessment (refer to Section16).

Base Rates per pupil place 2018-19
7.9

The base rate per place used in the 2017-18 allocations has been increased by forecast TPI
(construction costs inflation), then weighted by the location weighting from BCIS to derive the 2018-19
pure primary rate per place. This cost is then increased further by an uplift to reflect the higher costs
associated with secondary school places, to give the 2018-19 pure secondary rate per place.
Table 18 – Pure Rate per place
2017-18 base rate per place
TPI inflation for Q3-2017 to Q3-2018
2015 BCIS location factor
2018-19 pure primary rate per place
Uplift for secondary place cost
2018-19 pure secondary rate per place

7.10

£12,834
5.4%
1.12
£15,143
30%
£19,686

The base rates cover: building, site costs, abnormals, professional fees, fixtures, fittings and equipment
(FF&E), ICT infrastructure and ICT hardware. The funding is based on new school builds and is the
ceiling of funding that is provided i.e. LAs are responsible for providing any funding above these levels.
The level of funding is based on the Education Funding Agency’s (EFA’s) Contractors’ Framework
rates, is formulaically driven and takes account of baseline designs. The methodology is based on the
EFA’s analysis of outturn costs on recent schemes and is also being used in the Priority School
Building Programme. It ensures that a consistent funding allocation is provided that allows core
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facilities to be delivered. The level of funding will vary depending on the location and construction start
date. The level of funding provided for the conversion and refurbishment of an existing building is
considered on a case by case basis. This is because there is likely to be large variation depending on a
number of factors and, therefore, one level of funding will not apply to all cases.

March 2017

23

Wycombe District Council

Princes Risborough Expansion – Viability Report

8.

Relief Road

8.1

The expansion area is dependent on the delivery of extra highway capacity in the form of new road
infrastructure, as the current network in the town is not amenable to expansion and would be in conflict
with ambitions for creating a ‘people friendly’ town centre (see Section 11).

8.2

WDC, the County Council and the Local Enterprise Partnership jointly commissioned a study21 to
assess a wide range of options for a new road and the results were fed into the preparation of the Draft
Town Plan.

8.3

At the time of the consultation the Draft Town Plan showed two possible options for a link / relief road.
One was integrated within the development (option 11b of the Jacobs Transport Study) and the other
took a wider route away from the town (option 17 of the Jacobs Transport Study). The draft concept
plan shows that both routes rely on an alignment in the southern section that incorporates Shootacre
Lane and Option 11b also incorporates a length of Picts Lane. Due to concerns raised about
upgrading these roads and the associated increase in traffic and possible environmental harm WDC
commissioned further highway feasibility work to examine alternative alignments in the southern
section of the route. This commission was also required to review and revise the construction costs of
the main options and to provide a concept design and costs for an underpass beneath the branch line
between Wades Park and Park Mill Farm (See Section 9).

8.4

The additional work has identified a southern alignment which crosses Picts Lane in the area of the
former Total Carbide site, running across the field to join the A4010 just south of the entrance to
Culverton Farm. The cost associated with the southern realignment is £49,391,037. A breakdown is
summarised below.
Table 19 – Relief Road Cost Breakdown
Item
A4010 to Picts Lane
Railway Site
Summerleys Road
Southern Bridge
Sumitomo
Development Road (Sumitomo to Longwick Road)
Development Road (Longwick Road to Mill Lane)
B4009
B4009 at Northern Bridge
Total

Cost £
£2,596,970.22
£1,916,231.85
£5,600,501.79
£4,636,031.62
£1,047,966.14
£10,859,808.62
£5,450,406.83
£4,410,996.07
£12,872,124.66
£49,391,037.8

8.5

The new road is plan led and so must be able to demonstrate delivery through the plan and through
development both on and offsite and be 100% developer funded.

8.6

The on-site portion of the road (highlighted in orange in Table 19) will be delivered by the developers,
as the expansion is developed out. Requirements for safeguarding this route are set out in detail under
Policy PRTP6 of the draft Princes Risborough Town Plan. Any development that prejudices the
provision of new or improved transport infrastructure will not be permitted. The onsite sections will be
included within the developers allowance for external works which include costs for onsite estate roads
and footpaths, drainage, street lighting and signage etc. (see Section 4).

8.7

However, it is recognised that the cost of constructing the relief road would actually be higher than
providing equivalent estate roads for the three main developers. An analysis undertaken by WDC has
identified that the extra costs over and above equivalent estate roads is circa £3m (£2,827,975). These
costs would not be included in the developer’s allowance for external works (see section 4). These
costs would be split between the three main land promoters, as follows:




21

Halsbury Homes = £712,460
Persimmon Homes = £712,460; and
Bloor Homes = £1,403,056

Princes Risborough Transport Study – Stage 1 Options Assessment Report
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8.8

It is proposed that the majority of the offsite works will be undertaken through s278 Agreements by the
developer. The costs for the offsite elements are estimated to be in the region of £33m (i.e. £49.39m
less onsite works of £16.31m – highlighted on orange in Table 19).

8.9

However, the offsite elements of the road include the need to enhance the capacity of two under
bridges of the branch railway line, one over Summerleys Road in the south neighbourhood and one
over Grove Lane at the northern end at Little Kimble. The overall costs of the road include modification
to these under bridges to bring up to HGV standards, as there are currently height limits on these
bridges. It is the need and associated costs for the works to these bridges which is the primary reason
for the significant costs of the road.

8.10

It is anticipated that the works to the railway under bridges may be undertaken by Network Rail, but
mechanisms also exist for third-party delivery.

8.11

These costs are inclusive of preliminaries/preparatory works, landscape and ecology, accommodation
works, facilitating works (including temporary and permanent diversion works and extraordinary site
investigation works) project/design team fees, an allowance for risk contingency and optimism bias.
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9.

Railway Crossings

9.1

The at-grade crossing of the railway line between Park Mill Farm and Wades Park will need to be
replaced by a pedestrian / cycle underpass. This is a significant measure needed to ensure integration
of the expansion area with the existing town and safe access to the town centre and other local
facilities such as the Risborough Springs leisure centre.

9.2

A preliminary cost estimate from Messrs DRF Consulting Ltd shows the costs of the underpass at
£2,665,095.
These costs are inclusive of optimism bias, contingency, rail possession and
management, detailed design, contract management and administration and CDM. A breakdown of
the fees is provided below.
Table 20 – Underpass Costings
Cost Item
Construction Costs
Optimism Bias @66%
Contingency @ 20%
Rail Possession & Management
Detailed Design @ 4%
Contract Management & Administration @6.5%
CDM 2016 @3.5%
Total Costs

9.3

Cost (£)
£1,094,485
£722,360.1
£218,897
£476,12522
£43,779.4
£71,141.53
£38,306,98
£2,665,095

Improved railway ‘under bridges’ are also required at Summerley’s Road (southern bridge) and Grove
Lane (northern bridge). The cost for these under bridges is included within the costs of the relief road
(See Section 8).

Stepped bridge
9.4

A stepped rail bridge crossing is also required at a cost of c. £300,000.

22

The work to the underpass could be synchronised with the track possession that are scheduled to the Princes Risborough line for the
Marsh Crossing, which we understand are planned works relating to the integration of HS2 and the East West Rail project thereby
minimising costs to Network Rail. However, there is the risk that this will not be achieved and if the costs of further track possessions are
not borne by Network Rail the costs will fall to this project.
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10. New Bus Route / Bus Support
10.1

No existing bus services have been identified that could be diverted or enhanced to serve the new
development area at Princes Risborough. As a result proposals for a brand new bus service in the area
linking the new development (and Longwick) to Princes Risborough railway station and the town centre
have been considered.

10.2

Wycombe District Council (WDC) commissioned Jacobs to undertake a bus viability study (23rd
September 2016) as evidence to support both the Local Plan and the Princes Risborough Town Plan.
The options include:






Option 1 – Longwick and Development. This option would ensure that all of the development was
within a 5 minute walk of a bus route and that Longwick would also be served. The main
advantage of this route is that it takes in Longwick, with the disadvantage being an extended
journey time for passengers who live in Longwick. However, as Longwick currently doesn’t have a
service this should not be an issue. A range of sub options were considered based on a range of
growth and Peak Vehicle Requirements, including Option 1a - 1 PVR and Low Growth; Option 1b
– 2 PVR and High Growth and Option 1c – Hybrid solution.
Option 2 Princess Risborough to Monks Risborough. This option would provide a direct link
between the two railway stations in the area as well as connect to the majority of the new
development. However it would miss out the development in the northern tip and would not service
Longwick.
Option 3 – Longwick Route. The main advantage of this route is that it provides a direct service to
Longwick but the main disadvantage is that some areas at the eastern end of the development will
be outside the bus route catchment area. A range of sub options were also considered based on a
range of growth and Peak Vehicle Requirements, including Option 3a - 1 PVR and Low Growth;
Option 3b – 2 PVR and High Growth and Option 3c – Hybrid solution.

10.3

The study included / modelled two subsidy arrangements as part of any new bus services in the area.
The first subsidy relates to the new development in Longwick and is intended to help provide a peak
time bus to Princes Risborough. The final subsidy is to total from anywhere between £351,000 up to
£581,000, depending on the final level of development.

10.4

The second subsidy is to support a new bus service in the Princes Risborough new development area,
with current estimates being £220,000 per year over 5 years, totalling £1,100,000.

10.5

The report models the project subsidies for route options 1a, 1b, 3a, 3b, as well as the hybrid options
1c and 3c, from 2018 up to and including the development completion year of 2030. It includes projects
for both using new vehicles and midlife vehicles through the development period. The study
demonstrates that only two of the sub options will be covered by the subsidy payment within the time
period for the development of the Princess Risborough development site. Options 1b and 1c are
expected to have a capped subsidy of £1,005,052 and £663,724 respectively if mid-life vehicles are
used. If new vehicles are used options 1b and 1c are effectively cost neutral generating a requirement
for ongoing subsidy of £422 per year post 2030. Option 1a requires an ongoing subsidy of circa
£15,000 (mid-life) to £38,000 (new vehicles) per annum.

10.6

Option 3a requires ongoing subsidy of circa £40,000 (midlife) and £62,000 (new vehicles) per annum.
Options 3b and 3c require ongoing subsidy of circa £17,000 (mid-life) and £60,000 (new vehicles) per
annum.

10.7

The only bus option which serves all of the Princess Risborough Development area is Option 1. On
this basis the subsidy is expected to cover all of the sub options with the exception of Option 1a, which
will require an ongoing subsidy beyond 2030.

10.8

On this basis the Council has indicated that they would expect the scheme to fund a bus subsidy of
£220,000 per year over a 5 year period. The total payment would be £1,100,000.
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11. Town Centre Public Realm Improvements and Traffic
Management Strategy
11.1

The provision of alternative highway capacity creates the opportunity for better quality public places in
the town centre, making it less traffic dominated, safer and more people friendly.

11.2

Policy PRTP9 of the Princess Risborough Town Plan (Draft Consultation Document – February 2016)
sets out two key priorities in terms of town centre traffic management and public realm enhancements.
1. An innovative, shared surface type design is to be applied to town centre roads and junctions,
together with enhanced landscaping and tree planting, to enhance the public realm, civilise traffic
and increase the attractiveness of the town centre; and
2. Through traffic will be deterred from the town by introducing a number of measures such as
reduced speed and weight limits, mini-roundabout junctions and the public realm scheme specified
in item 1 above.

11.3

The Council will require development in the expansion area at Princess Risborough to make a financial
contribution to the town centre public realm improvements (item 1) and to the proposals beyond the
town centre on the A4010 for deterring through traffic (item 2).

11.4

Figure 9 with the Princes Risborough Town Plan (Draft Plan Consultation Document – Feb 2016)
shows the extent of the town centre public realm improvement zone. Figure 8 indicates where
improvements might be prioritised around junctions and areas of high pedestrian activity. Additional
measures to deter through traffic have been developed through discussion with the stakeholders and
these are included in Figure 7.

11.5

The Council has indicated that the town centre improvements (refer to figure 8 within the Princes
Risborough Town Plan – Draft Consultation Document) could cost between £3m and £5m subject to
the extent and quality of the works.

11.6

The Council has further indicated that the traffic management packages (refer to figure 7 within the
Princes Risborough Town Plan (Draft Plan Consultation Document) – Feb 2016) will cost between £3m
and £5m depending on the exact package of works.

11.7

For the purpose of this exercise a worst case position has been assumed and costs of £5m for both the
town centre improvement and traffic management package (a total contribution of £10m) have been
included in the assessment.

11.8

It is assumed that the town centre public realm improvements will be funded through CIL.

March 2017

28

Wycombe District Council

Princes Risborough Expansion – Viability Report

12

Flood Mitigation

12.1

Parts of the expansion area are vulnerable to surface water flooding. There is also a risk of ground
water flooding as the water table is close to the ground surface and due to the geology the expansion
area is also prone to springs. The Council will require developers to jointly undertake an assessment
of surface water and ground water flooding across the expansion area which will identify drainage
issues, inform a strategic Sustainable Drainage schemes and make allowance for extreme weather
events caused by climate change.

12.2

Individual applications will also require a Flood Risk Assessments (FRA) looking at the risks of flooding,
in accordance with Policy DM17 of the Delivery and Sites Allocations Plan (2013). The FRA should
demonstrate that a sequential approach to locating development within the site has been followed.

12.3

The costs for these assessments will be included in the allowance for project fees (See Section 4).

12.4

Development will be expected to include effective sustainable drainage systems (SuD’s) for the
management of surface water run-off to maintain or reduce greenfield rates of run-off, and for ongoing
SuDS maintenance and management agreements for the lifetime of the development. This is
consistent with current practice for schemes and the costs are generally covered within the enhanced
allowance costs for external works (see Section 4).
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13. Community, Health and Social Care Facilities
Community Facilities
13.1

The Councils Community Facilities Strategy (2014) does not identify the Risborough ward as having a
geographical deficiency in community facilities. However, there is a size deficiency based on the
expected sq.m of dedicated community facilities (based on the standard of 0.14sq.m per head of
population and the amount of community space available).

13.2

In the expansion area new or expanded community space will be needed. It is proposed that this
space will be provided / included in the multi-functional club house (refer to Section 5).

Health
13.3

The Aylesbury Vale Clinical Commissioning Group has advised that the town’s two existing GP
surgeries can accommodate any extra GPs required by the development in their existing premises.
However, one of the surgeries will require more space for parking and this may require it to relocate to
a new facility. However, this is not within the scope of this exercise.
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14. Utilities
Water Supply
14.1

There is a positive supply / demand balance up to 2040 and the Thames Water Final Water Resources
Management Plan 2015 - 2040 sets out a range of short, medium and longer term proposals to ensure
sufficient water resources.

14.2

The water supply network at a more local level in relation to the expansion area may require some local
network reinforcements to accommodate the proposed new housing. Developers will be required to
fund studies (e.g. to test flow and pressure) in order to demonstrate that there is adequate capacity
both on and off site to serve the development and that their development would not lead to problems
for existing users. Developers will also be expected to fund and commission Thames Water to carry
out flow and pressure investigations and hydraulic model analysis. The purpose of these studies will
be to assess the strategic and local network impact of the new developments and what measures and
upgrades may be required and the costs involved.

14.3

The costs for these studies / investigations are included in the overall allowance for project fees (see
Section 4)

14.4

Possible requirements / measures that may be required include new mains connections and water
booster stations to maintain water pressure. The costs for main connections and water booster
stations are included in the enhanced allowance for external works (see Section4).

Sewage / Waste Water Treatment
14.5

Thames Water (as set out within correspondence from M Matthews Esq. dated 10th January 2017) has
advised that an extensive upgrade to Princes Risborough Sewage Treatment Works (STW) would be
required should all the proposed developments be realised. They have advised that the site’s existing
footprint would be sufficient to cope with any increase to the works process units to achieve an
increase to its capacity, and therefore enlargement of the existing treatment works is not necessary.

14.6

Thames Water will address any required upgrades or process amendments and include any works
within their Asset Management Plan. The exact timing of the upgrades will depend upon build out and
occupancy. Thames Water will continue to monitor the performance of the sewage works and the
levels of housing growth to ensure the works continue to meet the water quality consent requirements
as set by the Environment Agency.

14.7

The current operation of the sewage treatment works requires an odour buffer within which land use is
restricted to uses that are compatible with short term exposure to odour, such as open space,
recreation and wildlife areas. Thames Water has confirmed that any upgrade to the site in respect to
growth will be based on an odour neutrality position (i.e. the upgrade would be designed not to
increase off site odour exposure to sensitive receptors).

Gas and Electric
14.8

National Grid has confirmed that the planned distribution of housing growth in the Wycombe District
(including the Princes Risborough Expansion area) will not have a significant effect upon National
Grid’s strategic infrastructure in relation to both gas and electricity transmission and that the existing
network will cope with additional demands. However, it may be necessary for some sites to provide off
site reinforcements on the local gas networks.

14.9

Scottish and Southern Energy have also confirmed that at the present time the primary electricity
infrastructure can support the additional housing growth planned in Wycombe (including the Princes
Risborough site) up to 2026. However, delivery of the Princes Risborough Expansion will not be
developed out until around 2030. In this respect some local reinforcements (i.e. new substations) may
be required. In addition it may be necessary to install additional volt cable circuits from existing primary
substations to serve new development areas
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14.10

It will be the responsibility of the developers of each site to liaise directly with the relevant utility
providers to ascertain exactly the level of upgrades that may be required to serve the expansion area
and to deliver these in association with the companies to avoid any objections to planning applications
that could otherwise result in a refusal of planning permission.

14.11

These costs are included in the enhanced allowance for external works (see Section 4).

Ultra – Fast Broadband
14.12

The Council has a desire to ensure that there is sufficient broadband capacity to accommodate new
development in the expansion area.

14.13

The cost of providing the broadband infrastructure will be borne by the provider.
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15. Cycling, Walking and Rights of Way Improvement
15.1

The Council are keen to ensure improved capacity and links to key locations including transport hubs
and the town centre through a range of new and improved footways and cycle ways.

15.2

Facilities within the expansion area will be absorbed within the enhanced allowance for external works
(see Section 4), whereas any off site requirements will be funded via CIL (See Section 16).
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16. Community Infrastructure Levy
16.1

The Princess Risborough Expansion Area is located within Zone B for the purposes of the Community
Infrastructure Levy (CIL). From the 1st April 2016 the Council’s CIL rate was increased to £174psm in
line with inflation. CIL is only charged on the open market / private units

16.2

In line with Regulation 69B of the Community Infrastructure Levy Regulations 2010 (as amended),
Wycombe District Council will allow the payment of CIL liabilities by instalments as outlined below. The
instalments permitted will be linked to the amount payable (the chargeable amount) as recorded on the
demand notice.
Table 21 – CIL Phased Payments
Number of Instalments
Any amount less than No Instalments
£20,000
Amounts from £20,000 to Two Instalments
£100,000

Payment Periods and Amounts




Amounts from £100,000 to
£300,000

Three Instalments





Amounts
£300,000

greater

than

Three Instalments





100% payable within 60 days
commencement
25% payable within 60 days
commencement
100% payable within 120 days
commencement
15% payable within 60 days
commencement
50% payable within 180 days
commencement
100% payable within 360 days
commencement
15% payable within 60 days
commencement
50% payable within 360 days
commencement
100% payable within 540 days
commencement

of
of
of
of
of
of
of
of
of

Meaningful Proportion
16.3

The CIL Regulations also impose a duty on the Council to pass 15% of CIL funds directly to the
relevant parish or town council raised from developments in their areas. This is known as the
‘meaningful proportion’. The meaningful proportion increases to 25% in areas which have adopted a
neighbourhood development plan.

16.4

In recognition of the extraordinary contribution that the town will be making to the overall housing needs
of the District, WDC have agreed to grant 25% of the CIL revenue from the expansion to the Town
Council, as if they had been promoting a neighbourhood development plan.

16.5

This can be spent on anything to help mitigate the impact the development has on the Town/ Parish. It
is the decision of the Town/ Parish council where the money is spent. For the purpose of this
assessment it is assumed the meaningful proportion will fund matters such as:



Improvements to community centre, Wades Park and burial ground
Aspiration to relocate GP surgery




Tourism initiatives such as signage, interpretation and support for local attractions
Facilitation of CLT’s and other long term stewardship of assets

16.6

WDC Cabinet makes decisions on how the remaining CIL revenue (i.e. the remaining 75%) will be
spent, on a three-year rolling programme.

16.7

The Council must publish a list of projects or types of infrastructure that maybe funded through the CIL.
This is a requirement of Regulation 123 of the CIL Regulations (as amended) and is referred to as the
CIL Regulation 123 list. To avoid double counting between planning obligations and CIL anything
included on the R123 List cannot also be funded through planning obligations.
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It is expected that Developer Contributions will be required to mitigate the impacts of development.
However, this assessment assumes that CIL funds may be used to fund the following infrastructure
items:


Library capacity improvements



Supporting the delivery of the secondary school places (with an expectation that a proportion of the
funding would come from DfE);
Emergency services;
Art and Culture
Town centre public realm improvements
Off site walking and cycling improvements
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17. Third Party Land Acquisitions and Compensation
17.1

The acquisition of land and property currently in third party ownership is crucial to the delivery of the
relief road.

17.2

The total cost of potential third party acquisitions (including disturbance, severance and injurious
affection) is estimated to be in the region of £4,395,482. This is the total purchase costs and does not
include potential ransom.

17.3

The Council may decide to purchase the land themselves (either through negotiation or as part of a
CPO process). Alternatively they may propose to enter into Development Agreements or a Land
Transfer Agreement with the developers in what’s commonly referred to as a “back-to-back”
arrangement. This is where the Council uses its powers to acquire the land and the developer
effectively funds the process through an Indemnity Agreement.

17.4

In addition potential Part 1 claims associated with the new relief road are estimated to be in the region
of £1,735,786. The figure does not include potential claims from the Picts Mede development which is
currently in the process of being developed out. They may be added but can’t be assessed until they
are sold.

17.6

As outlined above the Council will seek to ensure appropriate Indemnity Agreements are in place with
the developers to ensure they are protected in terms of being liable for these costs should it decide to
enter into a Development or Land Transfer Agreement.
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18. Infrastructure Summary
18.1

A summary of the current known infrastructure costs, in additional to CIL, are highlighted in Table 24.
Table 24 – Cumulative Infrastructure Requirements
Item
1 3G pitch
1 3G Hockey Pitch
3 youth football pitches
4 tennis courts
1 MUGA
1 rugby pitch
Sports hub – Mill Lane
Sports hub – Lower Icknield Green Corridor
Allotments
NEAP x 2
LEAP x 5
Primary School – Northern Neighbourhood
Primary School – Southern Neighbourhood
Relief Road
 A4010 to Picts Lane
 Railway Site
 Summerleys Road
 Southern bridge
 Sumitomo
 B4009
 B4009 northern bridge
Rail underpass
Stepped railway bridge
New bus route
Town centre traffic management
Third Party Land Acquisitions
Part 1 Compensation Claims
Total

Cost (£)
£935,000
£855,000
£210,000
£350,000
£145,000
£115,000
£630,000
£630,000
£175,000
£250,000 (£125,000 each)
£375,000 (£75,000 each)
£7,149,765
£7,149,765

say
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£2,596,970
£1,916,232
£5,600,502
£4,636,032
£1,047,966
£4,410,996
£12,872,125
£2,665,095
£300,000
£1,100,000
£5,000,000
£4,395,482
£1,735,786
£67,246,715
£67,250,000
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19. Viability and Delivery
19.1

As outlined previously, for the purpose of this assessment we have focussed on the ability of the three
main land promoters (Halsbury, Persimmon and Bloor Homes), to finance the total planning obligations
and infrastructure requirements (refer to Table 24 in the previous section). However, this is a worst
case scenario and contributions will also be required from a number of other developers/landowners.

19.3

To ensure a proportionate approach to contributions from different developers the infrastructure costs
have been split to ensure each developer achieves an equitable ‘headroom’ (this is based on a £ per
acre basis).

19.4

This approach reflects the fact that development capacity / net development density differs across each
of the three land areas. For example, as summarised in Table 25, Halsbury Homes achieves 482 new
dwellings on their land which equates to a net development density of 37dph. In contrast Bloor Homes
accommodates 888 new homes on their land but this only equates to a net development density of
32.7dph. Therefore it would be unequitable to apportion costs on a per unit basis as the parties are not
achieving the same capacity of development from their respective sites.

19.5

The assessment (refer to Table 25) has demonstrated a total project headroom of circa £70m. This is
split between the three main land promoters:




Bloor Homes = £33,548,342
Persimmon Homes = £20,839,364
Halsbury Homes = £15,631,552

19.6

Therefore, the viability analysis has clearly demonstrated that the expansion area can sustain a further
£70m in costs before the viability of the scheme becomes threatened. This headroom creates the
potential to deliver other (as yet unquantified) items such as provision of renewables / district heating,
eco home standards and contributing to the relocation of businesses from the expansion area.

19.7

With reference to the three main land promoters Bloor Homes can sustain an additional £33.5m of
costs before the viability of their proposals become threatened, Persimmon can sustain almost £21m
and Halsbury Homes can sustain circa £15.5m.

Delivery
19.8

The Concept Plan is a high level structuring plan but the detailed layout and form of development in the
expansion area will be guided by a site-wide detailed master plan. It is intended that this will be
developed by the Council in conjunction with site promoters. This is required to provide a consistent
and cohesive approach for a range of important aspects of the development, including key
infrastructure requirements.

19.9

Delivery of the expansion area requires commitment from a number of different parties. Developers will
be expected to work in partnership across the expansion area to demonstrate coordinated
development and infrastructure delivery and ensure that any subsequent or third party developers who
assume responsibility for site specific delivery are also signed up to this partnership way of working.

19.10

Policy PRTP14 of the Draft Plan sets out that any planning applications will be required to demonstrate
that they would not prejudice the wider delivery of the expansion area as a whole and should be
accompanied by a detailed phasing plan. Any applications will be required to show how individual
developments physically integrate with adjacent developments, both permitted and emerging.

19.11

Developer contributions will be required to support new development within the expansion area and to
mitigate the impacts of the development in other ways such as funding off-site transport improvements
and town centre public ream improvements. The results from this assessment should be used as the
basis for discussion / dialogue with developers/land promoters to agree a coordinated approach to the
delivery of site wide infrastructure requirements.

19.12

It is anticipated that the new and improved infrastructure requirements will be delivered either directly
by developers or by public bodies and infrastructure providers through the following mechanisms:
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Planning conditions
Planning obligations
Section 278 Agreements for highway improvements
Wycombe Community Infrastructure Levy

Further information on the types of infrastructure that will be delivered through each of these
mechanisms is set out within the Draft Princes Risborough Town Plan – Infrastructure Delivery Plan
(2016).
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Table 25 – Viability Summary
Gross Site Area
Net Developable Area
Density (dph)
Number of homes
GDV
Standard Development Costs
B1
Base construction costs
B2
Enhanced Design (Accessibility) Costs
B3
External works
B4
Cost of Enhanced Estate Road
B5
Project fees
B6
Contingency
B7
Sales agent fees and marketing
B8
Sales legal fees
B9
CIL Payment
B10 Profit
Standard Development Costs
Planning Obligations and Infrastructure Requirements
C1
Total Planning Obligations and Infrastructure Requirements
Land Value and Purchasers Costs
D1
Land Value (based on £400,000 per ha)
D2
Stamp Duty
D3
Legal and Agents fees
Total Acquisition Costs
Finance Costs
D1 100% of acquisition costs
D2 50% of standard development costs (excluding profit)
D3 100% of planning obligations and infrastructure costs
Total Finance Costs
A

Project Headroom / Surplus
Project Headroom / Surplus – value per acre
Project Headroom / Surplus – value per hectare
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Halsbury
24.3ha
13ha
37dph
482

Persimmon
32.9
16.5
33.7
556

Bloor
53.2
27.1
32.7
888

£146,970,813

£169,653,076

£271,051,828

£45,256,455
£2,635,422
£9,051,291
£712,460
£5,765,563
£1,729,669
£3,348,684
£192,624
£4,044,612
£23,777,292
£96,514,073

£52,240,963
£3,042,151
£10,448,193
£712,460
£6,644,377
£1,993,313
£3,865,493
£222,352
£4,668,825
£27,444,166
£111,282,292

£83,464,496
£4,860,393
£16,692,899
£1,403,056
£10,642,084
£3,192,625
£6,175,832
£355,248
£7,459,302
£43,853,621
£178,099,557

£20,000,000

£18,500,000

£28,750,000

£9,736,000
£476,300
£267,740
£10,480,040

£13,172,000
£648,100
£362,230
£14,182,330

£21,292,000
£1,054,100
£585,530
£22,931,630

£681,203
£2,363,945
£1,300,000
£4,345,148

£921,851
£2,724,739
£1,202,500
£4,849,091

£1,490,556
£4,362,993
£1,868,750
£7,722,299

£15,631,552
£259,891
£642,217

£20,839,364
£256,096
£632,838

£33,548,342
£255,049
£630,253
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20. Conclusions
20.1

The costs of known infrastructure and planning obligations associated with the Princes Risborough
expansion amount to £67.25m. This assessment has demonstrated that the three main land promoters
(Persimmon, Bloor and Halsbury Homes) can easily accommodate these costs in additional to the
typically development costs expected for a scheme of this scale as well as CIL and still generate a
cumulative project surplus / headroom of almost £70m.

20.2

Focussing on the three main promoters Bloor Homes can sustain an additional £33.55m before the
viability of their scheme is threatened. Persimmon can sustain an additional £21m and Halsbury can
sustain an extra £15.6m in costs.

20.3

The Concept Plan is a high level structuring plan but the detailed layout and form of development in the
expansion area will be guided by a site-wide detailed master plan. It is intended that this will be
developed by the Council in conjunction with site promoters. This is required to provide a consistent
and cohesive approach for a range of important aspects of the development, including key
infrastructure requirements.

20.4

Delivery of the expansion area requires commitment from a number of different parties, not just the
main land promoters. In this respect the results of this exercise portray a worst case scenario. In
addition the assessment has also taken a cautious approach and included assumptions which include
a degree of tolerance which provides additional contingency over and above the typical allowance of
3%.

20.5

Developers will be expected to work in partnership across the expansion area to demonstrate
coordinated development and infrastructure delivery and ensure that any subsequent or third party
developers who assume responsibility for site specific delivery are also signed up to this partnership
way of working.

20.6

Policy PRTP14 of the Draft Plan sets out that any planning applications will be required to demonstrate
that they would not prejudice the wider delivery of the expansion area as a whole and should be
accompanied by a detailed phasing plan. Any applications will be required to show how individual
developments physically integrate with adjacent developments, both permitted and emerging.

20.7

Developer contributions will be required to support new development within the expansion area and to
mitigate the impacts of the development in other ways such as funding off-site transport improvements
and town centre public ream improvements. The results from this assessment should be used as the
basis for discussion / dialogue with developers/land promoters to agree a coordinated approach to the
delivery of site wide infrastructure requirements.

20.8

It is anticipated that the new and improved infrastructure requirements will be delivered either directly
by developers or by public bodies and infrastructure providers through the following mechanisms:





March 2017

Planning conditions
Planning obligations
Section 278 Agreements for highway improvements
Wycombe Community Infrastructure Levy
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Appendix 1 –
Concept Plan
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Appendix 2 –
Development
Appraisals

Halsbury Homes
Total Gross Area (ha)
Total Net Area (ha)

24.3
13.0

Total # Houses

482

19.8
37.0

# dwgs
Affordable Rent

10,228

1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

20%
15%
15%
35%
15%

41
22
19
39
14

100%

136

Shared Ownership
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

gross dph
net dph

size (sq.m)

50
70
79
92
106
28%

total sq.m

2,046
1,534
1,534
3,580
1,534

20%
15%
15%
35%
15%

10,228

5,269
35%
35%
15%
15%
0%

37
26
10
9

50
70
79
92
106

-

100%

1,844
1,844
790
790
-

82

17%

5,269

217

45%

15,497

35%
35%
15%
15%
0%

40%
Private Dwellings
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

4%
7%
15%
48%
26%

19
24
43
121
58

100%

264

50
70
79
92
106
55%

926
1,678
3,382
11,136
6,123
23,245
38,742
40%

Gross Development Value
# Units

£ per unit

Total Value (£)

Affordable Rent
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

41
22
19
39
14

99,146
122,766
122,766
159,197
233,737

52%
59%
65%
65%
55%

136

4,056,159
2,690,624
2,384,097
6,194,344
3,382,936
18,708,160

Shared Ownership
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

37
26
10
9
-

148,767
217,175
256,995
333,007

82

28%
28%
28%
28%

5,486,823
5,721,305
2,571,009
2,860,700
16,639,837

Open Market Sales
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

19
24
43
121
58
264

205,500
299,995
355,000
460,000
515,000

3,805,668
7,191,827
15,197,576
55,680,953
29,746,791
111,622,816

482

Total GDV

146,970,813

Standard Development Costs
Base Construction Costs (houses)
Affordable Rent
Shared Ownership
Open Market Sales

area (sq.m)

£psm

Total Cost (£)

6,648
1,581
20,641

1,133
1,133
1,133

7,532,231
1,790,880
23,386,057

3,580
3,688
2,604

1,271
1,271
1,271

4,549,817
4,687,691
3,309,778

Base Construction Costs (apts)
Affordable Rent
Shared Ownership
Open Market Sales

38,742
External Works
Enhanced Estate Road

45,256,455
20%

9,051,291.00
712,460.00

External Works

9,763,751.00

Enhanced Design Related Costs

# units

£per unit

M4 (2) - Open Market Apartments
M4 (2) - Open Market Housing
M4 (2) - Affordable Rent and Shared Ownership Apartments
M4 (2) - Affordable Rent and Shared Ownership Housing

34
177
88
64

1,068
883
1,646
2,327

2,604
20,641
7,268
8,229
38,742

36,305
156,461
145,239
148,846

13.942
7.580
19.984
18.089

M4 (3) - Open Market Apartments
M4 (3) - Open Market Housing
M4 (3) - Affordable Rent and Shared Ownership Apartments
M4 (3) - Affordable Rent and Shared Ownership Housing

8
44
38
27

10,926
16,658
15,691
26,405

2,604
20,641
7,268
8,229
38,742

92,854.00
738,337.14
593,372.95
724,006.22

35.657
35.771
81.643
87.986

482

2,635,422

Project Fees

10%

5,765,563

Contingency

3%

1,729,669

Sales Agents Fees and Marketing

3%

3,348,684.47

Sale Legal Fees

400

per unit

CIL Payment

174

psm

Payment 1
Payment 2
Payment 3

4,044,612.81

15%
35%
50%

Profit - Private
Profit - Affordable

192,624

606,692
1,415,614
2,022,306
20%
6%

22,324,563.11
1,452,729

Total Return

23,777,292

Planning Obligations and Infrastructure Requirements
20,000,000

Total Development Costs (Excluding Finance)
Benchmark Land Value

116,514,073
400,000

9,736,000

Stamp Duty

476,300

Legal and Agents Fees

267,740
10,480,040

Estimated Finance
100% of Acquisition Costs
50% of Standard Development Costs (excluding profit)
100% of Planning Obligations and Infrastructure Cots

6.50%
6.50%
6.50%

681,203
2,363,945
1,300,000

4,345,148

Project Headroom/Surplus
Value / surplus per ha
Value / surplus per acre
Benchmark Land Value per acre
Benchmark Land Value per ha
Benchmark Land Value
HEADROOM PER ACRE
ESTIMATED HEADROOM

15,631,552
642,217
259,891
259,891
15,631,552
15,631,552

Persimmon Homes
Total Gross Area (ha)
Total Net Area (ha)

32.9
16.5

Total # Houses

556

16.9
33.7

%

# dwgs

Affordable Rent

11,806

1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

20%
15%
15%
35%
15%

47
25
22
45
17

100%

157

Shared Ownership
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

gross dph
net dph

sq.m

total sq.m

50
70
79
92
106
28%

2,361
1,771
1,771
4,132
1,771
11,806

6,082
35%
35%
15%
15%
0%

43
30
12
10

50
70
79
92
106

-

100%

2,129
2,129
912
912
-

94

17%

6,082

251

45%

17,888

Private Dwellings
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

4%
7%
15%
48%
26%

21
28
49
140
67

100%

305

50
70
79
92
106
55%

1,069
1,937
3,904
12,855
7,068
26,832
44,721

Gross Development Value
# Units

£ per unit

Total Value (£)

Affordable Rent
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

47
25
22
45
17

99,146
122,766
122,766
159,197
233,737

52%
59%
65%
65%
55%

157

4,682,153
3,105,873
2,752,039
7,150,328
3,905,031
21,595,423

Shared Ownership
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

43
30
12
10

148,767
217,175
256,995
333,007

94

28%
28%
28%
28%

6,333,614
6,604,284
2,967,797
3,302,197
19,207,892

Open Market Sales
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

21
28
49
140
67

205,500
299,995
355,000
460,000
515,000

4,393,003
8,301,755
17,543,045
64,274,292
34,337,666

305

128,849,761

556

Total GDV

169,653,076

Standard Development Costs
Base Construction Costs (houses)
Affordable Rent
Shared Ownership
Open Market Sales

area (sq.m)

£psm

Total Cost (£)

7,674
1,825
23,826

1,133
1,133
1,133

8,694,694
2,067,270
26,995,268

4,132
4,257
3,006

1,271
1,271
1,271

5,251,999
5,411,150
3,820,582

Base Construction Costs (apts)
Affordable Rent
Shared Ownership
Open Market Sales

44,721
External Works
Enhanced Estate Road

52,240,963
20%

10,448,192.63
712,460.00

External Works

11,160,652.63

Enhanced Design Related Costs

10
51
44
32

# units

£per unit

M4 (2) - Open Market Apartments
M4 (2) - Open Market Housing
M4 (2) - Affordable Rent and Shared Ownership Apartments
M4 (2) - Affordable Rent and Shared Ownership Housing

39
205
102
74

1,068
883
1,646
2,327

3,006
23,826
8,390
9,499
44,721

41,908.42
180,608.09
167,654
171,817

M4 (3) - Open Market Apartments
M4 (3) - Open Market Housing
M4 (3) - Affordable Rent and Shared Ownership Apartments
M4 (3) - Affordable Rent and Shared Ownership Housing

10
51
44
32

10,926
16,658
15,691
26,405

3,006
23,826
8,390
9,499
44,721

107,184
852,286
684,949
835,743

556

3,042,151

Project Fees

10%

6,644,377

Contingency

3%

1,993,313

Sales Agents Fees and Marketing

3%

3,865,493

Sale Legal Fees

400

per unit

CIL Payment

174

psm

Payment 1
Payment 2
Payment 3

4,668,825.00

15%
35%
50%

Profit - Private
Profit - Affordable

222,352

700,324
1,634,089
2,334,413
20%
6%

25,769,952
1,674,214
27,444,166

Total Return

Planning Obligations and Infrastructure Requirements
18,500,000

Total Development Costs (Excluding Finance)
Benchmark Land Value

129,782,292
400,000

13,172,000

Stamp Duty

648,100

Legal and Agents Fees

362,230
14,182,330

Estimated Finance

100% of Acquisition Costs
50% of Standard Development Costs (excluding profit)
100% of Planning Obligations and Infrastructure Cots

6.50%
6.50%
6.50%

921,851
2,724,739
1,202,500
4,849,091

Project Headroom / Surplus
Value / surplus per ha
Value / surplus per acre
Benchmark Land Value per acre
Benchmark Land Value per ha
Benchmark Land Value
HEADROOM PER ACRE
ESTIMATED HEADROOM

20,839,364
632,838
256,096
256,096
20,839,364
20,839,364

Bloor Homes
Total Gross Area (ha)
Total Net Area (ha)

53.2
27.1

Total # Houses

888

16.7
32.7

%

# dwgs

Affordable Rent

18,863

1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

20%
15%
15%
35%
15%

75
40
36
72
27

100%

250

Shared Ownership
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

gross dph
net dph

sq.m

total sq.m

50
70
79
92
106
28%

3,773
2,829
2,829
6,602
2,829
18,863

9,717
35%
35%
15%
15%
0%

68
49
18
16

50
70
79
92
106

3,401
3,401
1,458
1,458
-

-

100%

151

17%

9,717

401

45%

28,580

Private Dwellings
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

4%
7%
15%
48%
26%

34.15
44.21
78.95
223.24
106.53

100%

487

50
70
79
92
106
55%

1,708
3,095
6,237
20,538
11,292
42,870
71,449

Gross Development Value
# Units

£ per unit

Total Value (£)

Affordable Rent
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

75
40
36
72
27

99,146
122,766
122,766
159,197
233,737

52%
59%
65%
65%
55%

250

7,480,595
4,962,200
4,396,886
11,423,957
6,239,001
34,502,640

Shared Ownership
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house
4 +bed / 6 to 8 person house

68
49
18
16

148,767
217,175
256,995
333,007

28%
28%
28%
28%

-

10,119,107
10,551,552
4,741,599
5,275,864
-

151

30,688,122

Open Market Sales
1 bed / 2 person flat
2 bed / 4 person flat
2 bed / 4 person house
3 bed / 5 or 6 person house

34
44
79
223

205,500
299,995
355,000
460,000

7,018,626
13,263,572
28,028,224
102,689,941

4 +bed / 6 to 8 person house

107

515,000

54,860,703

487

205,861,066

888

Total GDV

271,051,828

Standard Development Costs
Base Construction Costs (houses)
Affordable Rent
Shared Ownership
Open Market Sales

area (sq.m)

£psm

Total Cost (£)

12,261
2,915
38,067

1,133
1,133
1,133

13,891,364
3,302,842
43,129,880

6,602
6,802
4,803

1,271
1,271
1,271

8,391,029
8,645,303
6,104,079

Base Construction Costs (apts)
Affordable Rent
Shared Ownership
Open Market Sales

71,449
External Works
Enhanced Estate Road

83,464,496
20%

16,692,899.25
1,403,056.00

External Works

18,095,955

Enhanced Design Related Costs

16
82
70
51

# units

£per unit

M4 (2) - Open Market Apartments
M4 (2) - Open Market Housing
M4 (2) - Affordable Rent and Shared Ownership Apartments
M4 (2) - Affordable Rent and Shared Ownership Housing

63
327
163
118

1,068
883
1,646
2,327

4,803
38,067
13,404
15,176
71,449

66,956
288,554
267,858
274,509

M4 (3) - Open Market Apartments
M4 (3) - Open Market Housing
M4 (3) - Affordable Rent and Shared Ownership Apartments
M4 (3) - Affordable Rent and Shared Ownership Housing

16
82
70
51

10,926
16,658
15,691
26,405

4,803
38,067
13,404
15,176
71,449

171,247
1,361,683
1,094,332
1,335,253

888

4,860,393

Project Fees

10%

10,642,084

Contingency

3%

3,192,625

Sales Agents Fees and Marketing

3%

6,175,831.98

Sale Legal Fees

400

per unit

CIL Payment

174

psm

Payment 1
Payment 2
Payment 3

7,459,302.12

15%
35%
50%

Profit - Private
Profit - Affordable

355,248

1,118,895
2,610,756
3,729,651
20%
6%

41,172,213.20
2,681,408

Total Return

43,853,621

Planning Obligations and Infrastructure Requirements
28,750,000

Total Development Costs (Excluding Finance)
Benchmark Land Value

206,849,557
400,000

21,292,000

Stamp Duty

1,054,100

Legal and Agents Fees

585,530
22,931,630

Estimated Finance
100% of Acquisition Costs
50% of Standard Development Costs (excluding profit)
100% of Planning Obligations and Infrastructure Cots

6.50%
6.50%
6.50%

1,490,556
4,362,993
1,868,750
7,722,299

Project Headroom/ Surplus
Value / surplus per ha
Value / surplus per acre
Benchmark Land Value per acre
Benchmark Land Value per ha
Benchmark Land Value
HEADROOM PER ACRE
ESTIMATED HEADROOM

33,548,342
630,253
255,049
255,049
33,548,342
33,548,342

