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EXECUTIVE SUMMARY
1.

DVS have been commissioned by Wycombe District Council to undertake, at a strategic
level, viability assessments of 9 sites in total including:


RAF Daws Hill and Abbey Barn South,



Three Greenfield sites at Gomm Valley, High Wycombe; Slate Meadow,
Bourne End; and Terriers Farm , High Wycombe,



Three sites to deliver substantial new open space as part of a mixed use
development in the Desborough area and



The Rail Co site, in Loudwater, to provide a low cost Park and Ride with
enabling residential development.

2.

Over the last 4 years the property market has seen unprecedented change with a peak
in values for High Wycombe in the last quarter of 2007, on average, and with a trough in
the 1st quarter of 2009. On average there has been a fall in values since the peak on
average of 20% whilst there has been a climb back by May 2010 of over approximately
10%.

3.

When compared to the Savills report dated February 20061 the current values used are
on average very close to the values used by Savills in 2006. Although at the low point
values were less the current values have now reached the same level.

4.

The Viability assessments for each site have been based on residual land assessments
with sensitivities and detailed cash flows.

5.

The residential mix and development assumptions have been discussed and agreed
with the Council.

6.

In accordance with Policy CS13 of the Councils Core Strategy it has been assumed that
30% of bed spaces for each new development will be assessed for affordable housing
save for employment land and greenfield sites when it will be 40%, with a threshold of
15 units or 0.5 hectare (in the main urban areas).

7.

Development costs have been discussed and agreed with the Council and represent the
market norm with profit levels for market housing set at 20%.

8.

For the purpose of assessment, from our research and knowledge, we are assessing
viability on the basis that each development achieves a residual land value in excess of
the following indicative levels:
Employment Sites

£300,000 to £400,000 per acre

Green Field Sites

£250,000 to £300,000 per acre

Un-serviced Sites

£500,000 to £600,000 per acre
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This was the Viability Assessment work undertaken to inform the Wycombe Development Framework

These can only be general guidelines because of the need to take account of the
circumstances of each site.
9.

In relation to greenfield sites it should be noted that the existing use value (ie
effectively agricultural value) is significantly lower than the levels quoted above and the
key issue in relation to viability of these sites is to ensure that there is a reasonable
uplift from existing use values to make it attractive for landowners to sell the land. In
addition, the nature of the greenfield sites being considered is that they are large sites
(relative to most other sites in the District) with their own particular infrastructure
requirements and costs, which may vary due to site specific circumstances. As such
their residual land values will vary. This needs to be taken into account when
benchmarking against the indicative land value range set out above.

10.

All sites are tested at various sensitivities including affordable housing at 30% and 40%
and growth rates of sales values of between -10% and + 40%. These are considered to
provide a reasonable range of sensitivity figures given the long plan period of the
Delivery and Site Allocations document and the steady growth in house prices
anticipated over the longer term. Assuming steady growth it is anticipated that the level
of prices at the peak could be achieved within a 2 year period. However this will be
impacted upon by the overall economic position, employment levels and general overall
consumer confidence.

11.

RAF Daws Hill – the result of the assessment at 30% affordable housing is a residual
land value of £590,342 per acre which in the current market is deemed viable.

12.

Abbey Barn South – the result of the assessment at 40% affordable housing is a
residual land value of £576,502 per acre which in the current market is deemed viable.

13.

Gomm Valley - the result of the assessment at 40% affordable housing is a residual
land value of £548,979 per acre which in the current market is deemed viable.

14.

Slate Meadow - the result of the assessment at 40% affordable housing is a residual
land value of £420,802 per acre which in the current market as a green field site is
deemed viable.

15.

Terriers Farm - the result of the assessment at 40% affordable housing is a residual
land value of £457,913 per acre which in the current market as a green field site is
deemed viable.

16.

Desborough Site 1 - the result of the assessment at 40% affordable housing is a
residual land value of £253,628 per acre which in the current market is deemed unviable. To create a viable site there would need to be a growth in values by 20% or a
reduction in the level of affordable housing.

17.

Desborough Site 2 - the result of the assessment at 40% affordable housing is a
residual land value of £674,454 per acre which in the current market is deemed viable.

18.

Desborough Site 3 - the result of the assessment is a residual land value of
£1,107,803 per acre which in the current market is deemed viable. This site has no
affordable housing since it is below the policy threshold.

19.

Loudwater Option 1 - the result of the assessment at 40% affordable housing is a
residual land value of £294,890 per acre which in the current market is deemed
marginally viable. To create a viable site there would need to be a growth in values of
less than 5%.

19.

Loudwater Option 2 - the result of the assessment at 40% affordable housing is a
residual land value of £138,488 per acre which in the current market is deemed unviable. To create a viable site there would need to be a growth in values of 15% or a
reduction in affordable housing to 30% and growth of 10%.

DVS 25th June 2010
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1.

Introduction
1.1.

Introduction
1.1.1. District Valuer Services, part of the Valuation Office Agency, has been
commissioned by Wycombe District Council to undertake a strategic viability
assessment to achieve:
1. Strategic viability assessment of key proposals in the emerging Delivery
and Site Allocations (DSA) development plan document (DPD) to assist in
ensuring that the forthcoming submitted DPD proposals are sound.
2. To take account of the potential long term nature of the proposals and the
need to deal with the potential/likely variations in market conditions, by
means of appropriate sensitivity analysis.
1.1.2. The study is a strategic level assessments of the various proposals to inform
the Council as to whether the emerging proposals are either viable in the
current market conditions, or have a reasonable prospect of becoming viable in
the longer term under different but not unrealistic assumptions about future
market conditions.
1.1.3. This study is not intended, nor should it be used, as a basis for any individual
case being considered in relation to a planning application.

1.2.

Summary of Key Tasks:
1. To provide a brief overview of current market conditions in the District (residential
and commercial) and current thinking on future prospects for it both in the short
and long term.
2. To undertake viability assessment in relation to the RAF Daws Hill/Abbey Barn
South area, focusing on the deliverability of the emerging infrastructure package
for the area.
3. To undertake a strategic review of the viability of key Greenfield sites, at Gomm
Valley, Slate Meadow and Terriers Farm, taking account of potential broad
infrastructure requirements.
4. To test the potential viability of proposals to deliver substantial new open space
as part of a mixed use development of up to three existing employment sites in
the Desborough area.
5. To test the potential viability of proposals to deliver a small scale “Low cost” park
and ride site with enabling residential development at the Rail Co. site off
Boundary Rd, Loudwater.
1.2.1. The viability assessments use current market conditions as a base (May 2010)
but test various future market scenarios.

1.3.

District Valuer Services
1.3.1. District Valuer Services (DVS), part of The Valuation Office Agency, provides
valuation advice to public bodies throughout Wales, England and Scotland. It
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has extensive experience in carrying out development appraisals and employs
specialists in commercial and residential development work, together with
dedicated environmental and quantity surveyors to assist in appraisal work. In
the last few years, Councils have increasingly commissioned us to assess the
viability of development schemes in relation to their ability to support affordable
housing and other obligations arising in the planning process. DVS has
undertaken a significant amount of work in Wycombe District and is already
familiar with the area.

2

2. Overview of Current Market Conditions/future prospects in the
District:
2.1.

Residential – Nationally
2.1.1. A decade of positive house price growth came to a dramatic end in late 2007
when growth turned negative for almost 24 consecutive months. The driver of
this decline was the meltdown in credit markets and the subsequent banking
crisis which caused a peak to trough fall of approximately 17% (£183,862 [Nov
07] to £152,736 [Apr 09]) on average house prices across England and Wales.
The South East experienced a shorter and sharper correction in prices over 15
months. Peak to trough falls in the South East were 18.8% (£229,662 [Jan
2008] to £186,483 [March 2009]).

Source: Land Registry
June 2010

2.1.2. 12 months ago prices stabilised and since then monthly increases in prices
have been recorded. This has been due in part to an improvement in
expectations which had been delaying buying decisions. However survey data
from the RICS shows an imbalance between enquiries and instructions and
potential vendors remain reluctant to crystallise losses. This reluctance is
feeding into prices as demand outstrips supply. The delay in decision making
has created almost a years worth of pent up demand which combined with
improving mortgage approval levels is creating a demand led recovery.
2.1.3. The level of new instructions has been improving but agents inventories remain
far below historical levels. Development has also suffered and as a percentage
of GDP is currently 3%, the lowest it’s been in 30 years. However developers
are beginning to return to the market and an increase in new starts has been
recorded during 2009 from a low in Q4 2008 of 16,000 it reached 26,000 in Q3
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2009. The unresponsiveness of supply to increased demand has been a long
term driver of house price inflation but the current slowdown in instructions
coupled with the mothballing of developments has been causing the short term
recovery. The rise in house prices have been recorded at a time of stagnant
wage inflation and therefore affordability is a concern. However businesses
have been limiting redundancies by enforcing wider wage freezes which has
meant fewer mortgage defaults and protected prices from the glut of supply
anticipated.
2.1.4. The outlook is unclear and it is worrying that the house price recovery is so far
ahead of the wider economic recovery. This decoupling may make a housing
market recovery unsustainable. The outcome of the general election with a
coalition government and the removal of fiscal stimulus measures provide extra
uncertainty to what is a fragile market. A key determinant will be interest rates
particularly as during the last 12 months there has been a significant shift
towards variable rate mortgages. Current expectations are that interest rates
will remain low throughout the remainder of 2010 as the spare capacity in the
economy is soaked up. However we face inflationary pressure from both oil
prices and demand for exports. If interest rates do rise sharply to control
inflation the deterioration in the housing market may be significant. At the
same time however the supply of finance is expected to improve and therefore
create even more competition between buyers. On balance steady growth in
house prices is anticipated.
2.2.

Buckinghamshire

Source: Land Registry June 2010
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2.2.1. Like the rest of the country Buckinghamshire’s housing market has been
through a period of volatility. Evidence from Land Registry shows the number
of transactions falling from a peak of 1,232 in August 2007 to a trough of 243 in
February 2009. Although seasonality plays a part the February 2009 figures
were 67% down on February 2007. At the same time house prices have not
necessarily acted as expected. The graph shows prices peaked after
transactions, in April 2008. Some of this time lag can be explained by the time
required for transactions to complete however the length of the lag suggests
that there was a delay between confidence falling and prices adjusting. There
is also a clear downturn in transactions after July 2009 while prices continue to
rise. This appears to suggest that prices are being driven higher by short
supply. From peak to trough average house prices in Buckinghamshire fell
18.5% (£280,278 [Apr 08] to £228,353 [May 09]) 1.5% further than the national
average.
2.2.2. A similar picture is created by Nationwide Building Society data. Although
actual values differ the broad trend is mirrored and values are shown to level
out in Q2 2009. Recent survey data from the RICS strengthens the
hypothesis that a short supply of property is pushing up prices with many of the
agents surveyed complaining of limited inventories. One sector of the
population which stand to benefit are existing renters who don’t have to
stomach the losses which buyers of the last two years may face.
2.3.

Wycombe District
2.3.1. The housing market in Wycombe has also experienced a sustained period of
volatility however prices appear to have stabilised and started on an upward
trajectory, with recovery starting in Q2 of 2009, similar to the picture in
Buckinghamshire as a whole. A fuller picture of performance is given by a subsector analysis. Data from Land Registry and Experian shows the price of
detached and terraced houses continued to grow for a further three quarters
after national prices had peaked. This is a clear demonstration of the strength
of demand for these property types. This appears to be confirmed by the
relatively small fall of 14.73% registered for detached houses (£545,841 [Q3
2008] to £465,426 [Q2 2009]). This is most likely a product of scarce supply
and a lesser dependence on mortgage finance. Nationally developers spent
much of the 2000s focused on high density development.
2.3.2. The apparent strength in demand for terraced houses appears to have quickly
disappeared after Q3 2008 causing the second biggest fall peak to trough of
23.37%. Terraced and semi-detached properties both record above average
falls and this we expect is a result of their dependence on mortgage finance.
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Peak

Trough

Percentage Change

Detached

£545,841 Q3
2008

£465,426 Q2 2009

14.73%

Semi – Detached

£352,316 Q4
2007

£265,117 Q2 2009

24.75%

Terraced

£280,939 Q3
2008

£215,278 Q1 2009

23.37%

Flat

£212,233 Q4
2007

£176,139 Q4 2008

17.01%
Source: Experian June 2010

2.3.3. Land Registry figures for the period Quarter 1 2009 to Quarter 1 2010 (i.e. from
trough to today) show the following percentage growth:

2

6.5%2 - Detached

15.08% - Terraced

8.13% - Semi- Detached

11.32% - Flats

Detached House prices troughed in Q2 2009
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House Prices by Type - W ycombe District
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Source: Experian June 2010

2.3.4. Clearly the fall in house prices since 2007 has improved affordability within the

area. We estimate that average house prices are now around 6.5 times
averages salaries. This represents a significant improvement from the peak,
due to both the fall in house prices and the rise in average earnings, however if
supply remains constrained and prices continue to rise affordability will
deteriorate quickly.
Average
House
Price

Average
Earnings Multiple

2006

£240,536

£31,179

7.72

2007

£265,766

£31,617

8.41

2008

£268,611

£38,497

6.98

2009

£236,069

£36,331

6.50

Source: Earnings – Office of National Statistics June 2010
House Prices – Land Registry June 2010
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2.4.

Development
2.4.1. Development has suffered during the last 12 – 18 months due to the drop in
house prices and the riskier operating environment. Sales of new build
property have as a result been limited. Available evidence shows one and two
bedrooms flats achieving an average of around £3,500 per m2.
2.4.2. House price variations by area have been reflected in our assessments but as
a base the following average levels have been adopted:

New Build

Price per m2

1 Bed Flat

£3,500

2 Bed Flat

£3,500

2 Bed Terrace

£3,250

3 Bed Detached

£3,250

4 Bed Detached

£3,250

2.4.3. The volatility in the housing market has fed through to build costs. The graph
below shows costs peaking around Q1 2008 with a relatively slow decline until
Q3 2008 at which point the decline in costs was rapid. The levelling out of
property prices in Q1 2009 was not enough to halt the decline in costs but does
slow the fall. Construction costs are relatively slow to respond to changes in
market confidence as contractors often work to fixed contracts which goes
some way to explain the lag between prices peaking and costs declining. It is
interesting to note that current build costs are now lower than those at the time
of the Savills report on viability that informed the WDF Core Strategy which had
a Q1 2006 base.
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Source: Building Cost Information Service June 2010
Housing Mixed Developments

2.5.

Commercial - National
2.5.1. Twelve months ago we entered 2009 in the midst of recession however the
outlook has changed and a feeling of cautious optimism seems to be taking
over. Recent data shows that the economy pulled itself out of recession during
the fourth quarter of 2009 but forecasts for 2010 suggest recovery will be
gradual. It is hoped that greater confidence will lead the economy back to
sustainable growth.
2.5.2. During the second half of 2009 commercial property values began to recover.
Investors enticed by favourable exchange rates, low interest rates and high
yields have driven this rally. Institutional investors who retreated in late 2008
have returned and are investing capital which has been accumulating.
Investment is currently focused on prime property where high returns are
available on relatively risk free investments, as a result secondary locations are
being left behind. The recovery in values witnessed in the last six months is
being driven by investors and until tenant demand increases to match, recovery
is unlikely to be sustainable. Currently occupational demand is being driven by
good deals which meet corporate real estate objectives.
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2.6.

High Wycombe
2.6.1. High Wycombe is not a prime investment target and activity has reduced
however lettings have completed during the last 12 months. One of the most
significant retail lettings was at 9-10 High Street where Poundworld signed a 10
year lease on the 15,000 sq. ft. retail unit. It is understood a rent of
£213,000pa (£14.20 per sq. ft.) was achieved. At the same site Holland &
Barratt took 3,870 sq. ft. at around £20 per sq. ft. In the office market activity
was centred on smaller floor spaces but 11,360 sq. ft. was let on confidential
terms at Hanover House on Wellington Road. At Discovery House Mavern
Management took 6,761 sq. ft. on a 10 year lease at an effective rent of £16.30
per sq. ft. Industrial property also attracted lettings and demand has been
strongest for units particularly around 12,000 sq. ft.

Class

Overall

Overall

Quoting
Rents

Achieved
Rents

Rent Free

Retail

£20 - £25

£15 - £20

6-12
months

Office

£15

£15 - £16

6-12
months

£8.50

6-12
months

Industrial £5 - £10
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3. General Methodology Employed And Assumptions Made:
3.1.

Methodology
3.1.1. The viability assessment adopted for each site was on the basis of a residual
land appraisal calculated using a bespoke development appraisal toolkit with
sensitivity capabilities and detailed cash flow.
3.1.2. Development appraisals are in essence relatively straightforward and can be
illustrated by the following equation:

Completed Development Value
Less
Development Costs
(Construction + Fees + Finance+ Developers Profit)
Equals
Residual Land Value
3.1.3. Development costs include all section 106 costs and contributions.
3.2.

Residential Assumptions
3.2.1. The unit numbers and mix for each site have been agreed with the Council so
as to meet all aspects of present planning policy while providing, in our opinion,
a commercial mix appropriate for the Wycombe market.
3.2.2. The property sizes tested have been derived from guidance provided by the
Council and are as follows including the average bed spaces per property type:
Type

Size – M2

Bed Spaces

1 Bed Flat

46

2

2 Bed Flat

60

4

2 Bed House

65

4

3 Bed House

83

5

4 Bed + House

140

7

3.2.3. It is recognised that the eventual developers of each site will form their own
views on what the appropriate unit type, mix and size are but, for the purposes
of consistency, the unit types detailed above have been assessed across both
the affordable and private tenure homes.
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3.3.

Affordable Housing Assumptions
3.3.1. In accordance with the brief, our appraisals assume that there will be a
requirement to provide affordable housing on each site unless the development
falls below policy levels, ie Desborough 3. The basis of assessment is in
accordance with the Councils Core Strategy Policy CS13 i.e. 30% of bed
spaces but with 40% on employment land and Greenfield sites. The affordable
housing is assumed to be tenure neutral but for valuation purposes a notional
split is taken - 66% social rented and 33% shared equity. The mix of affordable
units is assumed to be proportional to the market housing mix.
3.3.2. The shared equity tenure homes have been assessed reflecting an initial
purchase of 25% equity with 2% rental on the balance, whilst the social rented
were assessed having regard to target rents and initial capitalisation yield of
6% adjusted to reflect normal RSL’s costs to include management, repairs,
voids/bad debts, risk etc.
3.3.3. It is assumed that the affordable housing will be sold by a Developer to an RSL.
Taking into account the above we have assumed that an RSL could reasonably
be expected to pay a Developer an average of 45% of Market Value for both
social rented and shared equity in the current market.
3.3.4. Each of the assessed schemes assumes that no Social Housing Grant has
been offered in support of the development of affordable housing.

3.4.

Developer Contributions
3.4.1. The Council has advised us of the required section 106 contributions in respect
of each site and these are detailed in the relevant section of this report. These
are based on the Council’s Developer Contributions Supplementary Planning
Document (April 2007) and the most recent Developer’s Guide (March 2010).
In some instances on site provision of certain infrastructure is assumed rather
than a financial contribution and this has been costed separately.

3.5.

Development Costs

3.6.

Construction Costs – Base date May 2010
3.6.1. Based upon advice from our internal quantity surveyors and taking into account
recent published BCIS data, we have established a current base price per
square metre construction costs for residential and commercial development in
the Wycombe area.
3.6.2. The base figure adopted is £1001 per square metre for flats and £807 per
square metre for houses. This is the median cost provided within the BCIS
report, as at 1st May 2010 and adjusted for the Wycombe area.
3.6.3. For Commercial we have adopted an average of £732 per sq metre.
3.6.4. As stated above, the Build Costs have been taken from the Royal Institution of
Chartered Surveyors’ Build Cost Information Service, which calculates build
costs based upon actual tender and build price information
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3.6.5. In our experience the costs of affordable housing are unlikely to differ
significantly from those used for the market housing.
3.6.6. The figures above also include for the Sustainable Homes Code Level 3 for
both Private and Affordable housing.
3.7.

Other normal development costs
3.7.1. In addition to the per sq m build costs described above, allowance needs to be
made for a range of external costs – roads, drainage, and services within the
site and parking, footpaths, landscaping and other external costs
3.7.2. Based upon the experience of our Quantity Surveyors, a general allowance in
addition to the build costs has been made. For residential externals a 20%
addition has been made and 10% for commercial externals.

3.8.

Abnormal development costs
3.8.1. The information provided to us together with site inspections indicated that
exceptional or abnormal costs could arise on some sites. Whilst not having
detailed information in respect of these elements we have made a broad
estimate of the likely scale of abnormal costs for each site. Typically, abnormal
costs would constitute items such as unusual site levelling, additional
foundation costs where ground conditions are poor, cost of remediation for
contaminated sites, etc.
3.8.2. We have not undertaken investigations regarding the availability and capacity
of existing utility services, which was considered to be beyond the scope of this
study. We have, therefore, assumed that such services are available and
adequate for each of the sites.
3.8.3. It may be that when discussions take place on actual sites, in the future, that
provision of services will be an ‘abnormal’ cost (if such services are not readily
available or require significant infrastructure contributions) and will need to be
reflected in the viability of the particular site under consideration.

3.9.

Infrastructure Costs
3.9.1. An assessment has been made, following advice from the Council, as to the
infrastructure required for each site and the necessary costs. A detailed
assessment for each site has been made and included in the relevant section
of this report.

3.10. Land Values
3.10.1.All sites have been assessed on the basis of the Residual land value that the
assumed scheme can support compared to the market value for the site.
3.10.2.There is little evidence, due to the current state of the market, as to current site
values but it is well established in the area that site values for residential have
fallen by 50% from the peak.
3.10.3.There are a number of sites being studied that require extensive infrastructure
to service them which is reflected in lower site values. The land value will
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depend on the services required but could be approximately £500,000 to
600,000 per acre for these sites.
3.10.4.A number of the assessed sites are employment sites where again the values
will be lower at approx £300,000 to £400,000 per acre.
3.10.5.The land values adopted reflect an opinion of the level required for the land to
be released onto the market for development. Our appraisals are based on
current market conditions, with the affordable housing requirements, assuming
the land is acquired at the date of valuation.
3.10.6.Evidence of land values at the present time is limited but anecdotal evidence of
asking prices suggests that landowners’ price aspirations remain firm and
whilst there is some greater flexibility our market research suggests that
distressed landowning vendors are rare and most of the major land-holders are
content to “land bank” their sites and await an improvement in the property and
wider economic climate.
3.10.7.Establishing the level at which a landowner would ‘release’ development land is
subjective. Factors that could be taken into account include individual
circumstances (including tax liability), expectations about changes in
Government policy with regard to s106 and affordable housing delivery; opinion
on the present and future trend in land values.
3.10.8.The general view is that landowners accept the need to reflect affordable
housing and section 106/infrastructure expenses in the land value they receive
whilst there is a general level of value for development land. In reality this
varies depending on the circumstances of each site including the differing costs
of developing the sites and providing the necessary infrastructure.
3.10.9.For the purpose of assessment, from our research and knowledge, we are
assessing viability on the basis that each development achieves a residual land
value in excess of the following indicative levels:
Employment Sites

£300,000 to £400,000 per acre

Green Field Sites

£250,000 to £300,000 per acre

Un-serviced sites

£500,000 to £600,000 per acre

3.10.10. As noted above these can only be general guidelines because of the need to
take account of the circumstances of each site. In relation to greenfield sites it
should be noted that the existing use value (ie effectively agricultural value) is
significantly lower than the levels quoted above and the key issue in relation
to viability of these sites is to ensure that there is a reasonable uplift from
existing use values to make it attractive for landowners to sell the land. In
addition, the nature of the greenfield sites being considered is that they are
large sites (relative to most other sites in the District) with their own particular
infrastructure requirements and costs, which may vary due to site specific
circumstances. As such their residual land values will vary. This needs to be
taken into account when benchmarking against the indicative land value
range set out above.
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3.11. Fees
3.11.1.We have assumed professional fees (Architects, Quantity Surveyors, Planning
Consultants, Engineers, etc) amounting to between 6% and 8% of build costs
depending on the type of scheme.
3.11.2.Professional fees can vary greatly from scheme to scheme, and from
discussions and negotiations with developers we usually see fees below 10%
and as low as 4% of build cost for these types of development. From our
evidence we feel that our range is fair and reasonable.
3.12. VAT
3.12.1.It has been assumed throughout this study that VAT either does not arise or
that it is recoverable and therefore can be ignored from our cash flow.
3.13. Interest rate
3.13.1.Our appraisals assume a finance rate of 6% for all outgoings.
3.14. Developers’ Profit
3.14.1.We normally assume that a residential developer requires a return of 17.5% 20% return on revenue (Gross Development Value) for ‘Market or Private
Housing’. For the purposes of this study we have adopted 20% on private
residential to test the viability of each development.
3.14.2.The appraisal model assumes that the Developer will construct the affordable
housing for the RSL and charge a 6% profit. This reflects the fact that this
element of the development carries little risk as the units are effectively presold to the RSL’s.
3.14.3.For the commercial development we have assumed a profit of 15% of the
commercial development cost.
3.15. Site Acquisition Costs
3.15.1.Acquisition Costs include stamp duty at a rate of 4% and an allowance of
1.75% for acquisition agents’ and legal fees.
3.16. Marketing Fees
3.16.1.Marketing fees of 3% has been included for all marketing costs including
incentives, show homes, brochures etc.
3.17. Disposal costs
3.17.1.Agents’ fees are assumed at 1.5% of GDV and legal fees are assumed to be
£500 per unit. These assumptions are the market norm.
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3.18. Other Costs
3.18.1.Amounts are also included for survey fees and planning fees on each site. In
addition warranty fees are included at £250 per unit.
3.19. Sensitivity
3.19.1.Each site has been tested for it’s sensitivity to changes in the affordable
housing requirement and in house prices. A universal rise across all housing
types is assumed although build costs have been left unchanged. The
resulting residual land value per acre has then been documented in each
scenario for each site.
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4. Viability assessment of RAF Daws Hill and Abbey Barn South Area:

4.1.

Location Plan

Cities Revealed ® copyright by the GeoInformation Group

4.2.

Viability assessment
4.2.1. This assessment is being undertaken in the context of WDCs exploration of
whether the Abbey Barn South greenfield site should be released
comprehensively with the primarily brownfield RAF Daws Hill or whether RAF
Daws Hill should be released on its own. If the sites are developed
comprehensively, then this could either take place with RAF Daws Hill released
first followed by Abbey Barn South, or the release of both sites at the same
time. For the purposes of this appraisal the sites have been assessed
separately.
4.2.2. This has meant making assumptions about the split of infrastructure
requirements for the two sites. This has been done purely for assessment
purposes. Generally the infrastructure and Section 106 costs have been
provided by WDC, are in accordance with the Buchanan report (August 2009)3
or have been costed by DVS in accordance with specifications provided by
WDC. Where they are not in accordance with the Buchanan’s report, transport

3

RAF Daws Hill Abbey Barn Planning and Infrastructure Framework, Colin Buchanan, August 2009
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infrastructure costs have been discussed with Buckinghamshire County
Council. An infrastructure cost schedule for both sites is attached as appendix
3.

4.3.

RAF Daws Hill – 17 Hectares net (42 acres)
4.3.1. The assumptions used for this assessment were as follows:


Residential – 550 units of which 30% bed spaces are affordable with a 2/3,
1/3 tenure split and 49 units for the elderly.



Net Density – 32.35 per Hectare (13.09 units per acre)



Commercial – 3,000 sq m offices, 800 sq m convenience and 700 sq m
A1/A5



Residential Values - £3,500 per sq m (£325 per sq ft) for flats and £3,250
per sq m (£300 per sq ft) for houses



Commercial Values - £270 per sq m (£25 per sq ft) for retail and £215 per
sq m (£20 per sq ft) for offices both at a 7.5% yield



Demolition costs - £1,400,000



Highways - £1,000,000 for junction improvements to access the site



CHP Costs - £1,911,875 as provided by WDC 4



Professional fees – 10%



Section 106 Costs, including off site transport measures - £9,908,251 (see
appendix 3 for details)



Programme – To completion 8 years

4.3.2. The overall assessment shows a residual site value of £24,794,381 or
£590,342 per acre which in the current market we would deem as viable, when
assessed against both the existing use value and the un-serviced nature of the
site, taking into account the required 106 contributions and infrastructure costs.
The detailed assessment is attached as appendix 1.

4

See Evidence to Support Sustainable Construction – Vol. 1: Percentage Energy Requirement (The
Blewburton Partnership, April 2010)
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4.4.

Sensitivity for RAF Daws Hill:

Affordable
Housing

Market Improvement
-10%
20% £ 496,083

0%
£ 684,391

10%
£ 872,677

20%
£ 1,060,928

30%
£ 1,249,180

40%
£ 1,437,429

30% £ 411,609

£ 590,342

£ 769,041

£

947,728

£ 1,126,385

£ 1,305,037

40% £ 327,136

£ 496,261

£ 665,387

£

834,486

£ 1,003,570

£ 1,172,643

4.4.1. The sensitivity analysis shows that the viability position would increase
significantly with an increase of say 10% in sales values.
4.5.

Abbey Barn South – 16.60 Hectares net (41 acres)
4.5.1. The assumptions used for this assessment were as follows:



Residential – 550 units of which 40% bed spaces are affordable
(Green Field Site) with a 2/3, 1/3 tenure split.



Net Density – 33.13 units per Hectare (13.41 units per acre)



Commercial – 3,500 sq m of office (B1a) and 3,500 sq m of light
industrial (B1c)



Residential Values - £3,500 per sq m (£325 per sq ft) for flats and
£3,250 (£300 per sq ft) for houses.



Commercial Values - £215 per sq m (£20 per sq ft) for B1a and £161
(£15 per sq ft) for B1c both at a 7.5% yield



CHP Costs - £878,825 as provided by WDC 5



Highways - £1,000,000 for junction improvements to access the site



Professional fees – 8%



Section 106 Costs, including off site transport measures £13,209,463
(see Appendix 3 for details)



Programme – to Completion 7 years

4.5.2. The overall assessment shows a residual site value of £23,636,585 or
£576,502 per acre which in the current market we would deem as viable taking
into account the required 106 contributions and infrastructure costs. The
detailed assessment is attached as appendix 2. The sensitivity analysis shows

5

See Evidence to Support Sustainable Construction – Vol. 1: Percentage Energy Requirement (The
Blewburton Partnership, April 2010)
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that even if there is a fall in the market of 10% the site is still viable at 40%
affordable housing.
4.6.

Sensitivity for Abbey Barn South:

Affordable
Housing

Market Improvement

4.7.

-10%
0%
10%
20%
30%
40%
30% £ 476,952 £ 686,012 £ 895,071 £ 1,104,130 £ 1,313,162 £ 1,522,167
40% £ 378,680

£ 576,502

£ 774,324

£

972,146

£ 1,169,968

£ 1,367,781

Grant assessment:
4.7.1. At the present time due to the viability of each site it is unlikely that grant
funding would be available.
4.7.2. However if it is proven in due course that viability worsens both housing grant
and infrastructure grant may be available subject to the government spending
review.

4.8.

Infrastructure
4.8.1. Appendix 3 sets out an indicative split between the infrastructure required for
both sites for the purposes of this viability assessment.

4.9.

General Comment:
4.9.1. These types of large sites have extensive infrastructure requirements in order
to bring the sites forward to the market which result in lower residual site values
when compared to other sites in the Wycombe area which tend to generally be
of a much smaller scale. As such it is difficult to make direct comparisons
between the general value of these smaller sites and the residual values sets
out in the assessment of RAF Daws Hill and Abbey Barn South. In particular,
the location of the sites in relation to the main road and public transport network
combined with the scale of development mean that off site transport
infrastructure improvements are particularly important to ensure an acceptable
development in planning terms, and this needs to be taken into account in
considering viability.
4.9.2. As noted above the infrastructure costs have been divided between the two
sites for valuation purposes. If only RAF Daws Hill was to be released for
development the infrastructure package for the site would need to be
reassessed as there may be elements of infrastructure improvements costed to
the Abbey Barn South site part or all of which may be required for the
development of RAF Daws Hill on its own as well. Similarly there may be
elements of provision assigned to RAF Daws Hill that may also be required for
Abbey Barn South. This however could increase the costs for RAF Daws Hill if
developed on its own to ensure a satisfactory development can be brought
forward, with a potential impact on its residual land value.
4.9.3. If both sites were to be developed together as one site there could be overall
viability benefits on the basis of economies of scale including:
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a) Potentially lower finance costs if phases could be combined etc
b) Possible infrastructure cost savings due to reduced timescale and
the effect on the cashflow.
c) Cost savings on marketing and fees etc
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5. Strategic review of the viability of key green field sites:
5.1.

General
5.1.1. The Delivery and Site Allocation document indicates that there may be a need
to release a number of Greenfield “reserve sites” for development in the plan
period, and sets out draft “development principles” 6 for those sites indentifying
key development/infrastructure requirements for the sites if they are to be
developed.
5.1.2. Three Greenfield sites are to be tested namely Gomm Valley, High Wycombe;
Slate Meadow, Bourne End; and Terriers Farm, High Wycombe.

5.2.

Gomm Valley
5.2.1. Location Plan

© Crown copyright. All rights reserved. 100023306. 2010.

5.2.2. A detailed assessment of this 67 hectare (165.55) site has been undertaken,
although only approx 11.54 hectares (28.52 acres) are developable.
5.2.3. The following assumptions have been made:


6

Residential – 400 units of which 40 % bed spaces are affordable with a 2/3,
1/3 tenure split.

See the Delivery and Site Allocations Update Consultation Report, WDC, June 2009
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Net Density – 34.66 units per hectare (14 per acre)



Commercial – 4,000 sq m of B1 offices and 100 sq m retail.



Community Hall – 500 sq m



Residential Values - £3,450 per sq m (£320 per sq ft) for flats and £3,250
per sq m (£300 per sq ft) for Houses



Commercial Values - £215 per sq m (£20 per sq ft) for B1 and £107 per sq
m (£10 per sq ft) for retail, both at 8% yield.



Highway Infrastructure - £1,000,000. This includes for some road
improvements off site and the principal access.



Community Hall - £594,500



Sports facilities and allotments - £270,000



Country Park, biodiversity enhancements etc - £1,000,000



Professional Fees – 8%



Section 106 Financial Contributions Costs - £2,968,700



Bus Provision - £600,000 on the basis of the provision of 1 extra bus at
£120,000 per year for a 5 year period.



Programme to completion – 6 years

5.2.4. The overall assessment shows a residual site value of £15,596,489 or
£548,979 per acre which in the current market we would deem as viable taking
into account the required section 106 contributions and infrastructure costs.
The detailed assessment is attached as appendix 4.
5.3.

Sensitivity for Gomm Valley:

Affordable
Housing

Market Improvement

5.4.

-10%

0%

10%

20%

30%

40%

30% £ 447,538

£ 651,552

£ 855,567

£ 1,059,581

£ 1,263,596

£ 1,467,610

40% £ 355,799

£ 548,979

£ 742,158

£

£ 1,128,517

£ 1,327,697

935,338

General:
5.4.1. This is a green field site with a low existing use value but extensive
Infrastructure and Section 106 requirements. However at a residual land value
of £548,979 per acre this site is extremely viable compared to its existing use
site value as a green field site.
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5.5.

Slate Meadow
5.5.1. Location Plan

© Crown copyright. All rights reserved. 100023306. 2010.

5.5.2. A detailed assessment of this 10 hectare (24.71 acre) site has been
undertaken, although only approx 6 hectares (14.82 acres) are developable,.
5.5.3. The following assumptions have been made:


Residential – 150 units of which 40 % bed spaces are affordable with a 2/3,
1/3 tenure split.



Net Density – 25 units per hectare (10.02 units per acre)



Residential Values - £3,550 per sq m (£330 per sq ft) for flats and £3,350
per sq m (£310 per sq ft) for Houses



Highways Infrastructure- £500,000



Sports facilities and allotments - £126,250



Professional Fees – 8%



Section 106 Financial Contributions Costs - £1,627,406



Programme to completion – 3 years

5.5.4. The overall assessment shows a residual site value of £6,240,486, or £420,802
per acre, which in the current market we would deem as viable taking into
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account the required 106 contributions and infrastructure costs and its existing
use value as a greenfield site. The detailed assessment is attached as
appendix 5. However the low density of this scheme compared to Gomm valley
has an impact. This however is due primarily to the potential restrictions on the
developability of the site relating to flooding constraints and the existence of a
designated village green on the site. The extensive areas of constraint in the
Gomm Valley are netted out of the developable area resulting in a higher
overall value per acre.
5.6.

Sensitivity for Slate Meadow:
Market Improvement

Affordable
Housing

-10%

5.7.

0

10%

20%

30%

40%

30%

£ 343,543

£ 501,995

£ 660,447

£ 818,899

£ 977,350

£ 1,135,802

40%

£ 270,908

£ 420,802

£ 570,695

£ 720,588

£ 870,481

£ 1,020,374

General:
5.7.1. This site is viable in the current market on the basis of its low existing use
value. However the viability would be improved further if the density was
increased, although further work is required to assess the genuine extent of the
developable area of the site in relation to flood risk issues before the scope for
this is considered.
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5.8.

Terriers Farm
5.8.1. Location Plan

© Crown copyright. All rights reserved. 100023306. 2010.

5.8.2. A detailed assessment of this 23.1 hectare (57 acres) site has been
undertaken, although only approx 13 hectares (32.12 acres) are developable.
5.8.3. The following assumptions have been made:


Residential – 400 units of which 40 % bed spaces are affordable with a 2/3,
1/3 tenure split.



Net Density – 30.77 units per hectare (12.44 units per acre)



Extra Care home (80 Beds) – Site Sale



Retirement Home – Site Sale



Local shop – 100 sq m



Local Employment – 1,000 sq m



Community facility – 500 sq m



Residential Values - £3,450 per sq m (£320 per sq ft0 for flats and £3,250
per sq m (£300 per sq ft) for Houses



Commercial Values - £107 per sq m (£10 per sq ft) for the retail unit and the
light industrial both at a yield of 8%
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Retirement/Extra Care Home – Both assume a site sale at £750,000



Park and Ride Facility cost - £1,000,000



Park and Ride Bus provision - £1,200,000 on the basis of the provision of 2
extra buses at £240,000 per year for a 5 year period.



Community Facility Cost - £594,500



Sports facilities and allotments - £270,000



Professional Fees – 8%



Section 106 Costs - £4,079,669



Programme to completion – 6 years

5.8.4. The overall assessment shows a residual site value of £14,708,157 or
£457,913 per acre, which in the current market we would deem as viable taking
into account the required 106 contributions and infrastructure costs. The
detailed assessment is attached as appendix 6
5.9.

Sensitivity for Terriers Farm:

Affordable
Housing

Market Improvement
-10%

0

10%

20%

30%

40%

30% £ 367,442

£ 545,307

£ 723,172

£ 901,037

£ 1,078,903

£ 1,256,768

40% £ 289,297

£ 457,913

£ 626,529

£ 795,145

£

£ 1,132,377

963,761

5.10. General:
5.10.1.This site is viable with a residual land value of £457,913 per acre on the basis
of its low existing use value as a green field site. Values increase significantly if
there is improvement in the market.
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6. Potential viability of proposals to deliver substantial new open
space as part of a mixed use development of three existing
employment areas:
6.1.

Location Plan

© Crown copyright. All rights reserved. 100023306. 2010.

6.2.

General
6.2.1. The Desborough area is a key area of change identified in the Wycombe
Development Framework Core Strategy. One of the key issues identified for the
area is a major deficiency in open space. The Council is seeking to deliver new
open space for this area as part of a mixed use development that provides a
substantial area of open space as part of a mixed use enabling development.
Three sites have been identified and are shown edged red above. In addition
indicative site layouts are shown for each at appendix 8,10 and 12

6.3.

Desborough Site 1 – Abercromby Works, Abercromby Avenue
6.3.1. A detailed assessment of this 1.82 hectares (4.5 acre) site has been
undertaken, of which 0.45 hectares (1.11 acres) is allocated for residential,
0.54 hectares (1.33 acres) for business and 0.83 hectares (2.05 acres) for open
space.
6.3.2. The following assumptions have been made:


Residential – 23 units of which 40 % bed spaces are affordable with a 2/3,
1/3 tenure split.
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Net Density – 51.11 units per hectare (20.72 units per acre)



Small light industrial – 6,006 sq ft



Medium light industrial – 17,922 sq ft



Large light Industrial – 26,825 sq ft



Residential Values - £2,744 per sq m (£255 per sq ft for flats) and £2,906
per sq m (£270 per sq ft) (average) for Houses



Commercial Values - £107 per sq m (£10 per sq ft)for the light industrial at
a yield of 8%



Open space specification – 7,312sq m of grass, knee rail fencing, path
along the river and 3 benches



Open Space Cost - £103,084



Professional Fees – 6%



Section 106 Costs - £126,701



Programme to completion – 2 1/4 years

6.3.3. The overall assessment shows a residual site value of £1,141,326 or £253,628
per acre, which in the current market we would deem as unviable taking into
account the required 106 contributions and affordable housing. The detailed
assessment is attached as appendix 7
6.4.

Sensitivity for Abercromby Works:

Affordable
Housing

Market Improvement

6.5.

-10%

0%

10%

20%

30%

40%

30% £ 212,019

£ 303,339

£ 394,660

£ 485,981

£ 577,302

£ 668,622

40% £ 167,265

£ 253,628

£ 339,991

£ 426,355

£ 512,718

£ 599,081

General:
6.5.1. This particular site is an employment site but at £253,628 per acre it is not
viable compared to its existing use value. We understand that two of the land
owners may require a re provision on site ie the two units of 3,000 sq ft each
but this would reduce the viability further.
6.5.2. This site has existing occupiers and in order for them to sell a figure in excess
of the market value may need to be offered as an incentive. This could be up to
30% extra.
6.5.3. Assuming a policy compliant scheme with 40% affordable housing provision
there would need to be an increase in value of approximately 20% to create a
viable scheme assuming no pre lets on the commercial space but with an
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incentive for the existing occupiers to sell/relocate. The alternative would be to
reduce the affordable housing percentage.
6.6.

Desborough Site 2 – Timber Yard, Victoria Street
6.6.1. A detailed assessment of this 0.45 hectares (1.11 acre) site has been
undertaken, of which 0.2 hectares (0.5 acres) is allocated for residential and
0.25 hectares (0.61 acres for open space.
6.6.2. The following assumptions have been made:


Residential – 19 units of which 40 % bed spaces are affordable with a 2/3,
1/3 tenure split.



Net Density – 95 units per hectare



Residential Values - £2,874 per sq m (£267 per sq ft) for flats (average) and
£2,820 per sq m (£262 per sq ft) (average) for Houses



Open space specification – 2,420 sq m of grass, knee rail fencing, path
along the river and 2 benches



Open Space Cost - £47,040



Professional Fees – 6%



Section 106 Costs - £75,473



Programme to completion – 2 1/4 years

6.6.3. The overall assessment shows a residual site value of £741,899 or £674,454
per acre, which in the current market we would deem as viable taking into
account the required 106 contributions and affordable housing levels. The
detailed assessment is attached as appendix 9
6.7.

Sensitivity for Timber Yard:

Affordable
Housing

Market Improvement

6.8.

-10%

0%

10%

20%

30%

40%

30% £ 463,545

£ 734,965

£ 1,006,384

£ 1,277,384

£ 1,549,223

£ 1,820,642

40% £ 415,678

£ 674,454

£

£ 1,187,662

£ 1,444,991

£ 1,702,319

930,334

General:
6.8.1. This site on the basis of 40% affordable housing is viable taking into account
the existing use value of the site as employment. Indeed it could be viewed as
extremely viable in the current market.
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6.9.

Desborough Site 3 – Riverside Business Centre, Victoria Street
6.9.1. A detailed assessment of this 0.31 hectares (0.76 acres) site has been
undertaken, of which 0.17 hectares (0.42 acres) is allocated for residential and
0.14 hectares (0.35 acres) for open space.
6.9.2. The following assumptions have been made:


Residential – 9 units with no affordable housing



Net Density – 53 units per hectare



Residential Values -£2,852 per sq m (£265 per sq ft) (average) for Houses



Open Space Specification – 1,419 sq m of grass, knee rail fencing, path
along the river and 2 benches



Open Space Cost - £25,333



Professional Fees – 8%



Section 106 Costs - £52,886



Programme to completion – 1 1/2 years

6.9.3. The overall assessment shows a residual site value of £853,008 or £1,107,803
per acre, which in the current market we would deem as viable taking into
account the required 106 contributions. The detailed assessment is attached as
appendix 11
6.10. Sensitivity for Riverside Business Centre:

Market Improvement
-10%
£ 809,179

0%
£ 1,107,803

10%
£ 1,406,427

20%
£ 1,705,051

30%
£ 2,003,675

40%
£ 2,302,299

6.11. General:
6.11.1.This site due to its size and the amount of residential it can provide is below the
policy threshold and therefore does not need to provide any affordable housing.
This produces a highly viable site with a residual site value of over £1.1m per
acre.
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7. Potential viability of proposals to deliver a small scale “Low cost”
Park and ride site with enabling residential development:
7.1.

Location plan

© Crown copyright. All rights reserved. 100023306. 2010.

7.2.

General
7.2.1. The Council is looking for opportunities to create low cost park and ride sites
which do not require substantial investment in park and ride facilities but
provide car parking and access to a good quality bus service. One such site
opportunity has arisen at the Rail Co site off Boundary Road, Loudwater as
shown edged red above. Two options for the 0.95 hectare (2.35 acres) site
have been appraised, with layouts at appendix 14 and 16, as follows:

7.3.

Loudwater Option 1
7.3.1. The following assumptions have been made:


Residential – 37 units of which 40 % bed spaces are affordable with a 2/3,
1/3 tenure split.



Net Density – 39 units per hectare (16.60 units per acre) including park and
ride



Residential Values - £3,100 per sq m (£288 per sq ft) for Flats and £2,884
per sq m (£268 per sq ft) (average) for Houses
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Park and ride – 105 spaces



Park and ride Cost - £194,250



Professional Fees – 6%



Section 106 Costs - £291,552



Programme to completion – 2 1/2 years

7.3.2. The overall assessment shows a residual site value of £690,042 or £294,890
per acre, which in the current market we would deem as marginally viable
taking into account the required 106 contributions, affordable housing and the
fact that the site is currently a commercial site. The detailed assessment is
attached as appendix 13
7.4.

Sensitivity for Loudwater Option 1:

Affordable
Housing

-10 %

7.5.

Market Conditions
0%
1 0%

20%

30%

40%

30% £

190,128

£ 399,061

£ 607,9 94

£ 816,9 27

£ 1, 025,860

£ 1,234,793

40% £

96,374

£ 294,890

£ 493,4 06

£ 691,9 21

£

£ 1,088,953

890,437

General:
7.5.1. Since it is a cleared site there are no relocations to be undertaken and
therefore this site is only marginally unviable at £294,890 per arce when
compared to its value as an employment site. Less than a 5% growth is
required at 40% affordable housing provision to make this site viable.

7.6.

Loudwater Option 2
7.6.1. The following assumptions have been made:


Residential – 26 units of which 40 % bed spaces are affordable with a 2/3,
1/3 tenure split.



Net Density – 27 units per hectare (11.06 units per acre) including park and
ride



Residential Values - £3,100 per sq m (£288 per sq ft) for Flats and £2,884
per sq m (£268 per sq ft) (average) for Houses



Park and ride – 156 spaces



Park and ride Cost - £288,600



Professional Fees – 6%



Section 106 Costs - £217,484

33



Programme to completion – 2 1/2 years

7.6.2. The overall assessment shows a residual site value of £324,062 or £138,488
per acre, which in the current market we would deem as unviable taking into
account the required 106 contributions, affordable housing and the fact that the
site is currently a commercial site. The detailed assessment is attached as
appendix 15
7.7.

Sensitivity for Loudwater Option 2:

Market Conditions
Affordable
Housing

-10%

7.8.

30% £ 65,556
40%

0%

10%

£218,921 £ 372,286

-£6,983 £ 138,488

£ 283,913

20%

30%

40%

£

525,650

£ 679,015

£ 832,380

£

429,337

£ 574,762

£ 720,187

General:
7.8.1. This site is unviable assuming the current development proposals. However
assuming both a reduction in the affordable housing provision to 30% and a
10% growth in the market this site could be viable. Without a reduction in the
affordable housing levels growth of approximately 15% would be required to
create a viable site
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