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Executive Summary 

 

Chiltern District Council is due to formally adopt its Core Strategy Development Plan 

Document (DPD) on 15th November 2011. 

The Core Strategy forms a key part of the Council’s development plan and will guide the 

development of the area, including a framework of policies against which planning 

applications will be reviewed. 

This study is about the Council collecting financial contributions towards an affordable 

housing enabling fund from developments of 1 to 4 (additional) dwellings, which will not be 

expected to provide on-site affordable housing. Policy CS8 of the Core Strategy sets out this 

principle and the Council is preparing a Supplementary Planning Document (SPD) which will 

set out the detail of how this and other aspects of its affordable housing policy will be 

implemented. 

The Council commissioned Dixon Searle Partnership (DSP) specifically to consider and advise 

it on the level(s) of affordable housing contribution which should be sought from these small 

developments. This is the purpose of this study and document. 

To provide this, DSP has considered a range of potential methods of calculating these sums. 

This involved an appropriate overview process, since there are many options and variations.  

Having reviewed this with the aim of putting in place a clear and simple, readily 

administered approach we recommend that the Council considers a contribution rate 

expressed in £s per square metre (sq m) of accommodation provided by the additional (net 

new) dwellings.  

We recommend a contribution rate at £125/ sq m at this stage of policy implementation.  

This has the potential to provide a proportional approach, respecting development viability 

variations (scheme finances) with varying scheme and dwelling types. We also recommend 

that the contribution level per dwelling be capped at £25,000 per dwelling (total cap of 

£100,000 for a development of 4 dwellings). The SPD will set out more detail. 

The approach, contribution level and cap should be monitored, reviewed and could be 

readily updated in response to experience of operation in practice.    
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1 Brief introduction 

 

1.1 Chiltern District Council is due to formally adopted its Core Strategy on 15th 

November 2011 - ‘Local Development Framework - Core Strategy for Chiltern District’ 

http://www.chiltern.gov.uk/corestrategy/downloads/Core_Strategy_FINAL_web.pdf. 

This will form part of the Development Plan for Chiltern District and will guide the 

principles of development in the District. In doing so, the Core Strategy document 

will be used to assess planning applications that are submitted to the Council for 

consideration. 

 

1.2 Section 10 of the Core Strategy document at its page 40 (‘Proving Affordable Homes’) 

sets out the Council’s approach to securing planning led affordable housing, which is 

confirmed in ‘Policy CS8: Affordable Housing Policy’. This includes a sliding scale of 

affordable housing targets – proportions of affordable housing that are to be sought 

from varying sizes of market housing developments. 

 

1.3 As part of this sliding scale approach, the policy states that there should be: ‘On sites 

of 1 to 4 dwellings, a financial contribution for each new dwelling towards the 

provision of affordable housing elsewhere in the District.’ The Core Strategy policy 

(CS8) does not set out the detailed application of the approach to affordable housing 

contributions. It does not specify a target proportion, express the quantum of the 

requirement in other terms or state the approach to calculation – this is left for 

subsequent detail in SPD, as is appropriate.  

 

1.4 The supporting text to policy CS8 goes on to say: 

‘For reasons of viability and housing management, it is acknowledged that on-site provision 

of affordable homes on sites of four dwellings or less can be problematic. Therefore 

equivalent financial contributions will be sought on these sites and secured by way of Section 

106 Agreements. Contributions will be ring-fenced and used to provide affordable housing in 

partnership with a Registered Provider (RP) and, where possible, in the same locality as the 

facilitating site. Details of the formula for calculating financial contributions will be set out in 

the Affordable Housing Supplementary Planning Document (SPD)’. 

 

1.5 House prices in the District are consistently high, creating significant affordability 

problems and therefore affordable housing needs. This report does not deal with this 

background or repeat other information and evidence prepared by the Council. This 

picture is key to the background of this aspect of policy, however. The equitable 

spreading of affordable housing policy requirements to small sites represents an 

http://www.chiltern.gov.uk/corestrategy/downloads/Core_Strategy_FINAL_web.pdf
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opportunity to provide an important additional layer to the Council’s various 

affordable housing enabling strategies. The funds will be used in a variety of ways 

and could play a vital role, especially in current times of affordable housing grant 

funding uncertainty. 

 

1.6 Having established this principle, this study and report has been commissioned by 

Chiltern District Council to focus on this particular part of the Policy. The aim was to 

inform the Council’s approach to calculating and setting out the detail on the 

financial contributions to be sought from these developments of fewer than 5 new 

dwellings. The approach is to be applied to the number of net new dwellings in a 

scheme (the additional dwellings; i.e. it will not apply to replacement dwellings 

provided on a one-for-one basis).  

 

1.7 This study builds upon the Council’s previous information and evidence base on 

affordable housing – including the Affordable Housing Development Economics Study 

2007 and 2009/10 Update. 

 

1.8 The Council’s brief required Dixon Searle Partnership (DSP) to advise on the level of 

financial contribution (per additional dwelling) that can reasonably be secured from 

small developments without unduly affecting development viability. The context of 

this was to aim for a standard contribution approach if that was considered workable 

– i.e. that would be straight-forward to set out, calculate and administer; and 

therefore would also have the potential in the majority of cases to reduce the need 

for often complex and resource hungry (on all sides) negotiations between the 

Council and planning applicants. However, we were required to explore this along-

side other potential approaches, so that no particular route was favoured or excluded 

at the study inception stage. The study will inform the Council’s Affordable Housing 

SPD (Supplementary Planning Document) content.  

 

1.9 The following sections set out the review scope and our findings: 

 

 First we consider example methods for calculating affordable housing 

contributions and the levels of contributions that those could produce, 

indicatively.  

 

 Then we review what we think the adoption of these could mean in viability 

terms, in the context of this District and the Council’s brief.  

 

 From there we include a high level review of house prices trends, to establish 

a renewed basis for considering viability.  
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 Finally we set out what these review stages mean for our suggested approach 

- and make our recommendations.  
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2 Outline of potential alternative methods to calculating 

financial contributions for affordable housing 

 

2.1  There is no Government or other formal requirement, or widely recognised guidance, 

as to how affordable housing contributions of this type should be calculated or set 

out.  

2.2 In essence, the precise calculation method and accompanying text is a means to an 

end in that the important aspects are to arrive at a suitable figure or figures which 

can be clearly explained and which do not unduly affect development viability so that 

site supply is not restricted by the implementation of the approach. 

2.3 There is also no requirement, as the Council’s policy approach recognises, to link the 

contribution level to a stated proportion (%) of affordable housing. This is sometimes 

done, but at the low proportions (%s) that are appropriate for this part of the sliding 

scale in viability terms (usually no more than 10 to 20% equivalent) the calculation 

rarely means that as much as one whole dwelling equivalent is being requested.  

2.4 We find that on most occasions these calculations on developments of this scale 

arrive at a fraction of an affordable dwelling, and the contribution is ultimately 

expressed as a sum in £s. This will be the case in Chiltern, since the approach is to 

apply only up to 4 dwellings.  

2.5 Using a stated proportion (%) within the calculation at a maximum of 20% would 

produce no more than 0.8 affordable dwellings (i.e. the product of 4 dwellings x 

20%). It follows that a 10% proportion would produce a sum based on 0.4 affordable 

dwellings (4 dwellings x 10%). The calculation of a monetary sum can be exact – it 

does not need to reflect whole dwellings and in our view need not be tied by such a 

link to the proportion. Effectively, the proportion could be omitted from the 

calculation to simplify it, if a suitable contribution level can be described in another 

way.  

2.6 The 20% equivalent (affordable housing) proportion, where used in the examples 

below, reflects the previous affordable housing viability study work – potential 

extension of the sliding scale that deals with on-site affordable housing (and the 

Council’s former potential calculation method as at 2.10 (C) below).  

2.7 These principles and characteristics will be kept in mind alongside the Council’s aim 

to set in place a simple approach if suitable in the local circumstances.  

2.8 Each of the following potential methods / principles (outlines at 2.10 A to E below) 

requires different inputs and assumptions/judgments.  These are examples only – as 
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guides purely to illustrate the types of calculation approaches that could be 

considered by the Council. This section is not exhaustive – there are many potential 

routes to calculating contributions; and variations on those themes. 

2.9 Where it forms part of the calculation, an assumption of affordable housing revenue 

at 50% of market value (MV) is appropriate at this level of consideration (affordable 

housing revenue level means the payment made by the registered affordable housing 

provider (‘RP’ – usually a Housing Association; formerly known as ‘RSL’) to a 

developer). In practice payments made by RPs to developers can vary considerably. 

For affordable / social rent this could be as low as 35-40% of MV, but could be more; 

for shared ownership this could be up to approximately 65% of MV.  

2.10  Outline of potential principles / alternative methods for calculations 

A. Market revenue less affordable housing revenue level 

This is one of the more common principles applied in the calculation of affordable 

housing contributions more generally. However, it may be best suited to larger 

sites where, exceptionally, on-site affordable housing is accepted as unworkable 

or where an alternative to that, or in place of part of the on-site requirement, is 

accepted.  The thinking involves comparing the on and off-site affordable housing 

routes. Once a developer no longer provides an on-site affordable home, the 

scheme revenue is increased; the difference being the gap between the market 

sale price (revenue level) and the affordable housing revenue level. The 

preceding paragraph outlines the typical levels at which the affordable housing 

revenue could be seen. There is usually a significant gap between that and the 

market sale level of revenue, and this is at the heart of the viability impact that 

affordable housing has.  

Example:   

4 x 3 bed houses of 90 sq m selling at £3,550/sq m  

= £319,500 Market value (MV) each. 

Less affordable housing revenue level @ say 50% MV = £159,750 each 

Produces an affordable housing contribution per whole dwelling equivalent of 

£159,750. 

4 dwellings x 20% equivalent proportion = 0.8 x £159,750 = £127,800 

contribution. 

£127,800 / 4 equates to a contribution of £31,950/dwelling. 
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Viability impact:  

In our view could produce potentially excessive contribution figures in all but the 

higher value, most viable, scenarios.  In the context of the Chiltern DC brief this 

could mean frequent negotiations. The approach could be linked to a lower 

equivalent proportion of say 10%, however, producing a per-dwelling sum of 

£15,975 in this example. 

Pros:  

 Derived from on-site affordable housing thinking; 

 There are examples in operation, although more usually in respect of 

monies in lieu on larger schemes where agreed on an exceptional basis 

instead of on-site affordable housing. 

 Does not involve calculation, updating etc of affordable housing revenue 

assumption.  

Cons:  

 Potentially complex;  

 Requires understanding of affordable housing revenue;  

 Needs detailed guiding and updating;  

 Potentially some criticism because it can be viewed as seeking to extract 

value gained by removing the requirement off-site, rather than being 

subsidy (affordable housing cost) based;  

 Potentially produces too great an impact to be workable across the board 

in the Chiltern context, unless applied at a low equivalent proportion of 

affordable housing; 

 Could relate better to larger developments where, exceptionally, an 

alternative to on-site provision is agreed as appropriate in the 

circumstances. 

 

B. Land value based contribution  

This is based on the land subsidy (cost benefit) that would be provided on-site if 

the developer were reimbursed reasonable build costs for the on-site affordable 

homes provision. This is a method which the authors of this report have devised 

and supported, and is in operation with several local authorities that have 

adopted SPD to include it.  

 

Same example as at A above:  

4 x 3 bed houses of 90 sq m @ MV £319,500 each 
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Residual land value (RLV) before affordable housing say 35% of MV (guide) = 

market land plot value of say £111,825.  

Add 15% for land acquisition & preparation costs = £128,598 per whole dwelling 

equivalent. 

 

Same basic calculation as at A above; assuming a 20% equivalent proportion = 

0.8 x £128,598 = £102,878. 

 

Equates to a contribution of £102,878 / 4 = £25,719 per dwelling. 

 

Viability impact:  

 

In our view a more workable scenario, but again which would need higher values 

to work on a basis sufficiently regularly to limit negotiations - noting Chiltern 

DC’s aims. Again, however, this could be operated at a lower - say 10% - 

proportion, to halve the per-dwelling contribution to £12,847 in this example. 

 

Pros:  

 There are examples in operation, including on smaller sites.  

 Derived from on-site affordable housing thinking.  

 Potential to be better understood by landowners and developers.  

 Links better to cost of affordable housing provision, particularly where on-

site AH policies sought nil cost land / discounted land or equivalent.  

 Avoids need to understand and keep under review the affordable housing 

revenue level aspect of the above calculation (in potential method A 

above). 

 

Cons:  

 Can produce large sums from a viability perspective.  

 Needs guiding and updating – which may not be considered straight-

forward by some / may need to be considered resourcing wise.  

 Again, needs to be carefully judged re impact.  

 Might be viewed as complex by some. 

 As with A, has the potential to secure large sums, but would tend to 

require frequent negotiations.  

 

C. Straight % of Market Value (MV) of the appropriate dwelling(s).  

At the point of the previous Affordable Housing Development Economics Studies, 

Chiltern DC suggested a potential route to financial contributions (Source: Core 

Strategy Submission version). This was based on 20% of an average 2 bed house 

(MV) price in the District.  
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Example: 

Say MV of £250,000 X 20% = £50,000 contribution per dwelling.  

Viability impact:  

In our view, this is likely to produce an impact that is often too great - apart from 

in high-end value instances. It would not be an approach that could be set in 

place with a view to reducing the extent of negotiations and delays. This concern 

was also identified in the Council’s previous Affordable Development Economics 

Study work. If taken further, the Council would need to decide whether to keep it 

linked to a single property type, or to make it more proportional through 

variances by property type. 

Pros:  

 Simpler to describe and guide than potential methods A and B above, 

providing that the base value is set, updated and not challenged. 

Cons:  

 Impact typically too large.  

 Sums and therefore viability impact not proportional in any way unless 

applied in a more complex way which varies the approach to include 

either standard contribution levels for a variety of house types (more 

proportional) or links the approach to the site specifics (potential to be 

fully proportional). 

 If linked to site specifics, requires some level of valuation / house price 

agreement or basis. 

 Requires regular updating if based on a standard dwelling type or types.  

 

D. “Grant replacement” or grant related view – relate or equate the contribution 

to the amount of public subsidy (grant) that might have been available / be 

available.  

 

This is an approach that we have seen used, but not on any regular basis recently 

given that the industry now has strong nil-grant starting point assumptions to 

work with.  

 

This might have produced a per whole dwelling sum in the order of £60,000-

£70,000 being of the order commonly secured for social rented affordable homes 

in previous funding regimes (HCA Affordable Housing Development Programme 

2008-11; but noting large variances). It would need to be allied to a target 
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proportion (equivalent) approach as with potential methods A and B above, 

producing (based on £70,000 per dwelling and 20% target) say  0.8 x £70,000 for 

a scheme of 4 dwellings = £56,000; or £14,000 per dwelling. 

 

Pros:  

 Simplicity in stating a figure and perhaps reviewing it annually; on an 

average / typical unit or per person housed basis. 

 

Cons:  

 Information for updating basis may be inconsistent.  

 Arguably has a low level of current relevance - This route not analysed 

further for this reason.  

 

E. Affordable housing provision / build cost based - Variations on A above 

 

It is possible to devise calculations that have the potential to be more reflective 

of affordable housing cost; rather than looking at value gained by the developer 

through not providing it on-site. However, such calculations can get complex and 

require a greater levels of input, updating and discussion. The following are just 

examples and, overall, are unlikely to be suitable in the Chiltern context in our 

view. Therefore we will not dwell in detail on these. 

For example: 

i. MV less profit and RP payment (profit @ 20% Gross Development Value - 

GDV)  

e.g. £319,500 – (£319,500 x 0.2) - £159,750 =  

so   £319,500 - £63,900 - £159,750 = £95,850. 

 

x 0.8 dwelling = £76,680 / 4 = £19,170 per dwelling. 

 

ii. Build + land cost less RP payment  

[Build – 90 sq m @ £1175/sq m base plus 20% allowances; land at say 

35% MV (£319,500 x 0.35); RP payment @ 50% MV (£159,570)]  

 

e.g. say (£126,900 + £111,825) - £159,570 = £79,155 per whole dwelling. 

 

20% equivalent proportion x 4 dwellings = 0.8 dwelling = £63,324  

Equates to £15,831 per dwelling (indicative only; components of 

calculation approximated for illustration). 
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iii. Build cost gap (left by any short-fall from AH revenue) plus land cost 

Although in the above examples we have assumed AH revenue at 50% 

market value MV, which is suitable as a development viability / policy 

background assumption bearing in mind a mix of affordable housing 

tenure, in practice this could be as low as 30-35% MV if a more specific 

approach to calculations were adopted.  

 

This could be a key point with all such mechanisms – as the affordable 

housing revenue assumption decreases and/or market value increases, 

any sums based on the gap between the two can become very large. 

Affordable housing revenue much below 50% MV would leave a shortfall 

in funding the build costs in many cases. With affordable housing revenue 

of 35% MV, this calculation would produce 70% MV (after adding another 

35% MV for land – without any fees / add-ons). Based on the same 

example MV level, this would produce £223,650 x 0.8 = £178,920 for the 

4 dwellings; equivalent to £44,730 per dwelling. This is very likely to be 

too high a sum level in many instances and bearing in mind the Council’s 

objectives.  

 

Pros:  

 Potential to produce more workable contribution levels in some 

instances but depending on the approach and figures used;  

 Arguably scope to produce a more appropriate outcome than MV 

less AH revenue approach. 

 

Cons:  

 More complex still;  

 Potential debate over which cost elements to allow for in the 

calculation.  

 

Overview of above and next review steps 

 

2.11 The above is not an exhaustive review by any means. It illustrates that there are 

many ways in which affordable housing contributions might be calculated.  

 

2.12 Several of the methods in use could be regarded as complex, and they are all likely to 

require potentially significant resourcing in terms of updating, negotiations and the 

like.  
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2.13 In our experience such calculations are in the main a means to an end. Ultimately 

what tends to matter more is seeking and agreeing an appropriate, proportionate 

and equitable level of contribution from schemes. In our previous work as 

consultants for local authorities on these aspects, solutions have often been found 

successfully through negotiation. This has sometimes included varying the 

mechanism and/or figures used within a formulaic approach according to scheme 

specifics and viability outcomes (regardless of the particular mechanism in place).  

While it depends largely on the particular local authority approach, in our experience, 

therefore, a specified mechanism often acts simply (but positively) as a starting point 

or framework rather than necessarily being the precise route through which final 

contributions are rigidly calculated and agreed.  

 

2.14 In practice there tends to be a number of ways of reaching and justifying particular 

figure(s), as can be seen from the above example workings. Usefully, however, from 

those a tone of outcomes can be seen – some of which, as we have commented, are 

considered to produce contribution figures which may be too high in some cases. 

 

2.15 In the Chiltern context of setting a simple approach and seeking affordable 

contribution levels which are generally workable with less resourcing, methods of the 

type illustrated above are not likely to meet the Council’s brief. We can point to no 

compelling reason why the Council should be fixed to this kind of approach – the 

consideration of potential calculation routes should be opened out to explore any 

alternative for getting to appropriate housing contributions. 

 

2.16 So, having considered these types of mechanisms, their potential complexities and a 

potential reliance on Council resourcing through ongoing guidance, discussion / 

negotiation and updating, etc, we widened our study thinking. 

 

Seeking an alternative calculation method 

 

2.17 In summary, the key “ingredients” of an approach that we were looking for were: 

 Clarity - certainty for developers, landowners, their advisers and 

others when looking at opportunities and exploring scheme feasibility 

etc. 

 Simplicity – ease of explanation (e.g. guidance in SPD), calculation and 

understanding. 

 Viability impacts not too great – meaningful contributions for the 

enabling fund, but striking a balance so that negotiations are not 

required too frequently or as the norm. 

 Proportional contributions and effects. 

 Simple to monitor and review / update  
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2.18 In seeking to meet these criteria, we first considered whether it would be possible to 

set a fixed (standard) sum in £s per additional dwelling that could be workable in a 

wide range of circumstances in the District. We considered that this would need to 

be set at a similar level to the wider s.106 obligations assumption – probably not 

more than say £8-10,000 per dwelling if it was to work in the case of developments 

producing relatively low values and/or small new dwelling types. 

 

2.19 On balance, we felt that whilst this might be simple it would not offer any 

proportionality. Dependent on where the standard level of contribution were set, 

smaller / lower value dwelling types might be stretched for viability in some cases 

whilst larger schemes / dwelling types might effectively under-pay. It became difficult 

to envisage an equitable approach founded on such a simple basis; especially one 

which would reliably produce meaningful housing enabling contributions. 

 

2.20 Therefore we considered other potential ways of expressing an approach and scale of 

contributions which would offer similar simplicity but which we felt had to retain a 

proportional element; so that the sums requested varied by dwelling and scheme 

size.   

 

2.21 We are currently involved in a range of viability and other work associated with the 

Community Infrastructure Levy (CIL). We considered that in general terms this type 

of thinking – in essence based on contributions made on a per sq m basis of net new 

(additional) development – had the potential to provide the above ingredients with 

the purpose of the Council’s affordable housing enabling fund in mind.  

 

2.22 From this point, we therefore decided to explore varying levels of potential 

affordable housing contributions applying these principles. 

 

2.23 This involved using well established residual land valuation techniques (as used in the 

Council’s previous Affordable Housing Development Economics Studies) to trial 

varying per sq m rate contributions and their impact on the residual land value (RLV); 

again following the previously employed principles. We need to highlight that this 

process is not an exact science; it requires assumptions and judgments and there are 

no definitive cut-offs or rules as to what will and will not work for certain. Site 

specifics are highly variable, but the aim was to reach a level of contributions that 

strikes the right balance by not pushing viability too far in most cases. These are not 

just Chiltern factors – they are realities that apply everywhere. However, as 

numerous planning inspectors have now confirmed, it is an appropriate route for 

testing policies. This applies to affordable housing or other specific policy areas that 

affect development viability; and to CIL. It is also the most established and most 

frequently used approach as a basis for reviewing site specific viability outcomes 



Chiltern District Council – Affordable Housing   D|S|P Housing & Development Consultants 

Affordable Housing Financial Contributions Study – DSP ref. 11045 14 

where compromise needs to be considered and negotiations are involved. It was not 

necessary, appropriate or economic in this study context to carry out a large number 

of appraisals. We were also able to build on the previous viability study work 

experience (as authors of that).  

 

2.24 Before carrying out trial appraisals, it was necessary to consider the assumptions for 

those – including whether updating of previous viability study assumptions was 

necessary. First we reviewed the value levels (local house prices). Appendix I to this 

study document contains further information on this values review, but an outline of 

this process will now be discussed below. Having considered values, other 

assumptions areas were also reviewed and refreshed as necessary for this purpose – 

again the outcomes of this are outlined below. 

 

2.25 As a general comment, in common with all studies of this type, the specific approach 

to residual valuation (the spreadsheet based calculator) and assumptions used here 

are not intended to over-ride particular approaches, values, cost levels or other 

factors relevant to a range of specific sites brought forward by equally varying 

development interests. It is acknowledged that variance will be seen, but this does 

not affect the purpose or robustness of this approach, as previous experience has 

shown. The approach and assumptions are, however, considered appropriate for the 

purpose of informing the thinking on suitable affordable housing contribution levels.  
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3 Values – market update and levels check 

 

3.1 As with the previous and all similar viability work, a key aspect is to establish the local 

property value (house price) levels and ranges – because the price that will be 

achieved for a completed development is the key driver of its viability; bearing in 

mind that for similar development types the build and other costs will not usually 

vary greatly by location (site specific / abnormal costs aside). 

  

3.2 As a basis for this, DSP considered the values levels applied in the previous Affordable 

Housing Development Economics study work, and assessed what impact more recent 

market movements may have had on those. This enabled us to see whether those 

value levels remained reasonably representative; or should be adjusted. 

 

3.3 The residential sales value (house prices) levels applied in the previous affordable 

housing study viability work, for the Core Strategy DPD evidence, covered a range 

from £2,250/sq m (about £209/sq ft) to £4,850/sq m (about £450/sq ft). This range 

was set out as follows, described as ‘value points’ relating to pricing guides in £s per 

sq m: 

 

Property Type Value 

Point 1 

Value 

Point 2 

Value 

Point 3 

Value 

Point 4 

Value 

Point 5 

1-Bed Flat  £112,500 £145,000 £177,500 £210,000 £242,500 

2-Bed Flat £150,750 £194,300 £237,850 £281,400 £324,950 

2-Bed House £168,750 £217,500 £266,250 £315,000 £363,750 

3-Bed House £191,250 £246,500 £301,750 £357,000 £412,250 

4-Bed House £225,000 £290,000 £355,000 £420,000 £485,000 

£ /sq m guide £2,250 £2,900 £3,550 £4,200 £4,850 

£ /sq ft guide £209 £269 £330 £390 £450 

  

3.4 The key figures within the above were the £ per sq m / ft values indications, since 

these can be applied to varying property types and sizes, and they act as a common 

means by which to compare values, other assumptions and outcomes, given that 

actual property types and sizes vary so much. The example prices (in £s in each row 
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by dwelling type) above were therefore purely illustrative in giving a feel for what 

these value levels could mean for typical affordable or mass market sized new build 

homes. The 2009/10 viability study update set out the dwelling sizes these were 

based on (1 bed flat – 50 sq m; 2 bed flat – 67 sq m; 2 bed house – 75 sq m; 3 bed 

house – 85 sq m; 4 bed house – 100 sq m). On this occasion, our sample appraisals 

assumed private (market) dwelling house sizes of 90, 125 and 200 sq m, purely as 

trials. These dwelling sizes were applied to the sales rates (£per sq m rates) indicated 

in the above – with a focus on value points 2 and 3 because it was appropriate to 

avoid underpinning this thinking only using the higher values relevant to the District.   

 

3.5 By reference to the Land Registry House prices Index, we can assess the level of 

current average house prices in Buckinghamshire, in comparison to those seen at 

various previous points. Sourced from the Land Registry, the graphs shown in 

Appendix I indicate the general trends seen in sales volumes, which clearly have a 

direct (but delayed) effect on prices. The price trends can be seen to follow the sales 

volumes, usually with a short time lag for the price adjustments to follow. For wider 

context, we have reviewed these trends against those seen for the South East region. 

Buckinghamshire price trends are seen to follow those for the South East, but with 

prices consistently at notably higher levels than those for the South East as a whole. 

It has not been necessary to carry out fresh detailed local area research for this 

purpose. 

 

3.6 Using the more detailed Land Registry information that follows the trend graphs at 

Appendix I, indicating month by month index (average house price) movements for 

Buckinghamshire, we have also picked out key points of comparison for the purposes 

of reviewing value levels now. These are highlighted in yellow in the Appendix I Land 

Registry sourced index list, as follows: 

 
1. October 2006: CDC 2007 Viability Study research  (index 280.4; ave. price £244,700) 

2. April 2008: Pre-recession market peak locally  (index 318.4; ave. price £277,899) 

3. April 2009: Market values had fallen to trough (index 261.1; ave. price £227,849) 

4. December 2009: Research for 2009/10 update (index 280.1; ave. price £244,440) 

5. October 2010: Level of recovery - more recent high (index 297.5; ave. price £259,600) 

6. August 2011: Latest available data – current review    (index 293; ave. price £255,751)  

 

3.7 This indicates a latest available data view that Buckinghamshire average house prices 

are around 4.6% higher than they were at the point of the research for the District 

Council’s (2009/10) Affordable Housing Development Economics Study Update.  
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3.8 From this picture, we have formed the view that the range of values assumptions 

used in the 2009/10 Study update remain relevant. While there could be some 

justification for moving those value levels up marginally, the market remains very 

uncertain and has seen relatively small movements both up and down on a month by 

month basis over the last year or so (Autumn 2010 to Autumn 2011). Therefore we 

consider the above value points range to be appropriate in terms of a continued 

strategic overview of values relevant to most new build housing in the District.  

 

3.9 This means that value points 2 – 4 from the above range are still considered to be the 

most relevant to schemes brought forward in the District.  

 

3.10 We have also considered current examples of new build schemes, and other 

information sources as to the local market and new build housing values – as outlined 

at Appendix I. 

 

3.11 For the purposes of this work, we need to consider the values range; not just the 

frequently seen high-end values. A key driver is also the Council’s requirement to 

consider affordable housing contribution levels that do not unduly affect 

development viability District-wide; so as to be workable in the majority of situations 

(including as often as possible in areas / instances where values will be seen at lower 

levels, relatively speaking – i.e. in the Chiltern context).   

 

3.12 With this theme in mind, we have also considered other information on values as 

part of assessing which of the above values levels may be the most relevant in 

considering the viability of the small housing developments which will be required to 

make financial contributions for affordable housing. (Again, Appendix I contains 

further information). 

 

3.13 The previous viability study research identified that the two main towns of Chesham 

and Amersham typically have lower values than the great majority of the smaller 

settlements / rural areas. This is particularly the case in Chesham, one of the areas 

typically showing amongst the lowest values in the District (although higher values 

can also be seen in such areas – there is localised blurring of general values patterns, 

as we often see in our study work across the Country). 
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3.14 There are various sources of information from which an overview of value levels can 

be gained to further inform a quick review of where we are now in comparison with 

the previously applied value levels. 

 

3.15 As an example, from zoopla.co.uk (which uses Land Registry data on sold prices and 

its own formulae/ “Automated Valuation Model”). The web-site explains that the 

current value estimates are associated with varying confidence levels, depending on 

the size of data sets, etc. Nevertheless, considered along-side the wider information 

this all helps to provide further indications of local house prices. The (Zoopla sourced) 

Land Registry derived sold prices information very usefully supplements the picture, 

as per the tables included after the Land Registry House Prices Index tables at 

Appendix I. 
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4 Residual land value (RLV) appraisals  

– Assumptions outline and Outcomes 

 

4.1 As explained at 2.23 to 2.25 above, DSP carried out a sample of appraisals using the 

same basic techniques as were applied in the Council’s Affordable Housing 

Development Economics Study and update – residual land valuation. 

 

4.2 Within these appraisals it was necessary to use a range of assumptions / updated 

assumptions including in the following areas (main assumptions): 

 

 Sales values – as previous value points 2 and 3, as above:  

o VP 2 - £269/sq ft (£2,900/sq m) 

o VP 3 - £330/sq ft (£3,550/sq m) 

 

 Base build costs -   (increased by 7% over CDC 2009/10 study update 

assumptions to reflect BCIS all in tender price index increase from 209 at 

Q1 2010 to 224 at Q1 2011 – i.e. since previous study assumptions). 

Whilst lower base costs than these can be seen, and in fact generally build 

costs fell as a result of the recessionary period, it was felt appropriate not 

to make assumptions at minimum levels in the context of this study – i.e. 

so as not to support viability findings with low-end costs. Again, specifics 

will vary – assumptions have to be made for the study purposes. 

o Houses £1,175/sq m (plus trials at increased rate of £1,500/sq m) 

o Flats £1,338/sq m (samples not included in the reporting – less 

frequent at the scale of development under review (1-4 units) 

 Other - 

o Sustainability / carbon reduction agenda factor added @ 4% base 

build cost  

o Lifetime Homes / other - £575/plot 

o Contingencies – 5% build costs 

o Site preparation and survey £5,000 per plot 

o Professional & other fees – 13% build costs 

o Insurances – 2% build costs 

o Planning application fees 

o Marketing & sales costs – 3% sales value plus legal fees 

o Legal & agents fees on land acquisition – 1.5% land value 
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o Stamp Duty Land Tax – at standard scale rates 

o Finance costs @ 6% plus 1% loan value arrangement fee. 

o Developer’s profit – 20% of GDV (sales value) – current market risk 

reward assumption. 

o Wider planning obligations – included estimate at £10,000 per 

dwelling – s.106 /potential future CIL or other similar planning 

infrastructure contribution(s).  

o Indicative land value comparison at £2m/ha, considered with a mix 

of former commercial and residential sites in mind (increased from 

£1.36m/ha typical value comparison that was indicated in the 

2009/10 study appendices). In practice, this will always vary – it is 

highly indicative and does not represent a firm cut-off – see our 

various notes about variation of this and other elements in 

practice. Per Ha land values can be limited in relevance – often 

values also need to be considered in £ sums terms. Comparisons 

are indicative at this level of review, as with all viability overview 

studies. 

o No (0%) on-site affordable housing provided – financial 

contribution tested at varying levels – see discussion below. 

 

4.3 It was not possible or appropriate to explore all potential variations of scheme types 

in the range 1 to 4 (net new) dwellings. However, we focussed on the key sensitivity 

to the values levels, as identified above, and noted the following example outcomes. 

 

Appraisal outcomes 

1  net new (additional) dwelling 

 

4.4    1 no. 4 bed house at 125 sq m (approx. 1346 sq ft) , value point 3 (£3,550/sq m i.e 

selling at £443,750)   – produces a land value equivalent to  £2.213m/ha (RLV - plot 

value - of approximately £111,000) after all costs allowed for including an affordable 

housing contribution tested at £125/sq m i.e. £15,625. Based on a density equivalent 

to 20 d.p.h. 

 

4.5  With the same example single house and value scenario tested with an affordable 

housing contribution of £150/sq m i.e. sum of £18,750, the RLV (plot value) falls to 
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approx. £108,000; equivalent to £2,157m/ha. We consider this also represents a 

potentially viable outcome.  

 

4.6 The same example single house tested for lower end value instance at value point 2 

(£2,900/sq m i.e. assumed to sell at £362,500) – with the same level of trial 

affordable housing payment this produces a greatly reduced RLV (plot value) of 

approximately £55,000; equivalent to £1.1m/ha approx. In our view an outcome at 

this level is unlikely to prove viable on a regular basis given probable landowner’s 

expectations (the need to secure a sufficiently meaningful sum to release a site apart 

from one which had a very low existing / alternative use value). On removing the 

potential affordable housing contribution at that level (i.e. replacing it with a £0 

contribution), the land value is boosted to just £69,000 (approx. equivalent 

£1.38m/ha); an indicative outcome which we would still consider indicates a very 

limited prospect of  a viable scheme; albeit with the £10,000 per dwelling wider 

planning obligations (s.106 sum) still allowed for. These findings are simply 

reinforcing the earlier study findings, in that, to support the assumed collection of 

costs and obligations on a regular basis, values are likely to be needed at beyond 

value point 2 levels. Once values move towards value point 3 we see much improved 

results and, with those, greater prospects of viable schemes that can bear the 

collection of assumed costs and obligations. These comments are made regardless of 

any affordable housing contribution – from these results it can be seen that it is not 

the affordable housing that is making the lower value scheme unviable; viability is 

likely to be relatively poor before that is taken in to account.  

 

4.7 Increasing the size of the 1 no. 4 bed house to an assumed 200 sq m (approx 2,153 sq 

ft), still at value point 3, increases the indicative RLV (plot value) to approximately 

£186,000; land value equivalent to about £3.72m/ha. This is a result which is very 

likely to prove viable. In this scenario there appears to be quite significant scope to 

increase the trial level of affordable housing contribution from £125/sq m whilst 

maintaining a potentially viable scheme.  

 

4.8 Following that theme of increased viability scope, this larger property size 

assumption at value point 3 also provides potential scope to bear greater build costs, 

as may become the case with increased specification requirements associated with 

larger, more individual property types / bespoke builds. For example, a trial at an 

increased base build cost of £1,500/sq m in this case pulls the RLV back down to a 

similar level to that produced by the 125 sq m property with lower build costs; RLV 
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(plot value) of about £113,000 - equivalent to approximately £2.26m/ha. A series of 

outcomes could be seen in between and around these, from varying assumptions 

combinations. 

 

4.9 This larger property size assumption similarly offers potential scope to be viable at 

lower value levels (sales values £ per sq m). Reducing the 200 sq m test scenario from 

value point 3 to value point 2 indicates an RLV of approximately £97,000; equivalent 

to £1.935m/ha – a potentially viable outcome (as in all cases, dependent on the site 

specifics including site and scheme characteristics, the owner’s position, etc). 

 

4.10 Conversely, if we trial a reduction in size of the single property, we see the land value 

and therefore potential viability fall away again while we maintain a potential 

£125/sq m test level affordable housing contribution. Reducing the property size to 

90 sq m (about 969 sq ft) reduces the RLV (plot value) produced to approximately 

£75,000; equivalent to a reduced £1.51m/ha assuming value point 3 (assumed selling 

price £319,500).  

 

4.11 Moving that smaller property size down to value point 2 values sees the indicative 

RLV fall to just £35,000 / £706,000/ha – likely only to be viable on sites with no other 

prospect of a valuable use; not viable in the great majority of cases. This, again, is 

more of an indication of poor to marginal viability that will inevitably be seen (prior 

to affordable housing consideration) only at those low end value instances rather 

than the more typical values in the Chiltern District context. We are of the view that 

in general the smaller scheme types that are more usually going to be associated with 

these calculations will be at the more typical or higher value levels for District. 

 

4  net new (additional) dwellings 

 

4.12 In order to look then at the least sensitive end of the schemes of 1 to 4 dwellings 

which will be expected to make financial contributions to affordable housing, we 

carried out a similar variety of appraisals on scenarios assuming 4 additional  

dwellings. 

 

4.13 At value point 2, a scenario with 4 dwellings each at 200 sq m (selling at an assumed 

£580,000 i.e. £269/sq ft or £2,900/sq m) produces an RLV of approximately £387,000; 

equivalent to approximately £1.935m/ha. We consider this to be a viable scenario in 

a range of circumstances. This sum of money could be sufficient to secure former 

commercial premises such as a pub, commercial yard / stores or similar. It could also 
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be sufficient to secure an area of garden land or a property for redevelopment – of 

around 0.2 ha/0.5 acre.  

 

4.14 Moving this scenario to value point 3 values (selling at an assumed £710,000 each 

again, i.e. £330/sq ft or £3,550/sq ft) we see the approximate RLV increase to 

£726,000; equivalent to £3.63m/ha providing a very good prospect of a viable 

scheme which is contributing £10,000 per dwelling for wider planning obligations and 

(at £125/sq m) £25,000 each (£100,000) total towards affordable housing enabling. 

We could increase the affordable housing contribution and / or other s.106 sums to 

some extent in the scenario and still see a potentially viable scheme. As an 

illustration, doubling the trial level affordable housing contribution to £250/sq m (i.e. 

£50,000 per dwelling) whilst maintaining the other s.106 contributions at £40,000 

total (£10,000 per dwelling), reduces the RLV to £638,000 or £3.19m/ha; still an 

outcome likely to be viable in a range of circumstances.  

 

4.15 At value point 3, increasing the base build costs to a test level of £1500/sq m (as per 

the above commentary) with a trial level affordable housing contribution at £150/sq 

m (i.e. £30,000 per 200 sq m dwelling) sees the RLV fall to £434,000 or £2.17m/ha; a 

level which may still prove viable in a range of circumstances. This indicates the 

potential capacity of such schemes to bear costs at these levels. To balance this, it 

also indicates how, with increased costs at these mid-range value levels, viability 

outcomes can be significantly reduced and could become marginal – this would point 

us back towards the £125/sq m affordable housing contribution level. 

 

4.16 Reducing the dwelling sizes within the 4 unit scheme at value point 3 – to say 125 sq 

m each – produces an RLV of approximately £443,000 or £2.21m/ha; a potentially 

viable result bearing in mind the site types which may begin to be available and 

workable at around this level. This assumes a £125/sq m affordable housing 

contribution; £15,625 per dwelling of this size. This scenario would be unlikely to 

have the capacity to bear significant increased costs beyond those assumed – for 

example if increased build costs were to be relevant. Again this is a pointer towards 

considering the £125/sq m as an appropriate affordable housing contribution level; 

allowing some tolerance rather than taking this as far as viability may permit in some 

circumstances. 

 

4.17 Moving that same scenario to value point 2 values produces a scheme that is unlikely 

to be viable for 4 plots on all but lower value (lower purchase cost) sites where there 
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is no other realistic prospect of significant value enhancement – approximate RLV 

£220,000 / £1.097m/ha. As above this indicates the sensitivity of outcomes to values 

reduced to these levels, apart from where overall development value is maintained 

through larger property types (providing the costs associated with those do not 

increase too greatly). 
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5 Affordable Housing Contribution Levels  

Findings Summary  

 

5.1 All appraisals and therefore outcomes are highly sensitive to changing inputs 

(assumptions) – and therefore in reality to site-specific variations. The results show 

large ranges of overall outcomes. This work has to be regarded as an overview, as fits 

the purpose, in the context of making reasonable judgements around an appropriate 

balance between developing the CDC housing enabling fund and viability. 

 

Results and Findings Overview 

 

5.2 There are many potential routes to calculating affordable housing financial 

contributions. Most attempt to be proportional in some way to the type and / or 

value of the market led scheme which triggers the contribution requirement. 

However, many of these are quite complex and require some degree of case specific 

assessment and potentially significant updating input. Chiltern District Council has set 

a brief to investigate and recommend a simple approach that would be workable 

without detailed and potentially lengthy discussions in most cases.  

 

5.3 In the case of this type of policy approach, which introduces the seeking of financial 

contributions where on-site affordable housing will not be sought, we do not think it 

critical to maintain a link between the level of developer / landowner subsidy that 

would have been achieved through affordable housing on-site. After-all, these are 

scenarios that would not have supported a whole on-site affordable housing unit 

(assuming for example a 20% proportion of 4 units = 0.8 unit as a likely maximum). 

We view this scenario as being more about supporting this more equitable approach 

of a wider spread burden of contributions towards meeting affordable housing needs 

through a very useful additional enabling tool. Following this approach, setting a 

suitable and clear level of required sums in administrative and viability terms 

becomes more important than particular links with affordable housing finance or 

more complex mechanisms.  

 

5.4 Following the points made in the Council’s earlier viability studies, as reinforced here, 

it would be possible to keep some level of link with on-site affordable housing if the 

equivalent proportion (%) part of any formula were kept low enough so as to respect 
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the viability sensitivities on smaller developments. Whilst this would create more of 

an appearance of extending the sliding scale type approach adopted for on-site 

provision, this is not necessary and could involve an over-complicated means of 

arriving at suitable sums, which also needs quite significant administrative, updating 

and negotiation resource. Some of our clients accept these factors. 

 

5.5 Given the Chiltern characteristics where a significant number of small schemes in this 

1-4 dwellings bracket typically come forward, and Council’s brief which flowed from 

this with an aim to reduce the need for site-by-site discussions as far as practically 

possible, we have focused instead on the levels of sums that we consider to be 

workable in a wide range of circumstances locally. This moves the emphasis away 

from the particular calculation methodology to how best to clearly express an 

appropriate level of financial contribution.  

 

5.6 A “one size fits all” approach to such a contribution at a fixed £sum – standard level - 

could be set out in SPD. However in our view this would need to be set at a 

sufficiently low level to be workable for smaller dwelling/development types and 

lower value instances. It would be difficult to retain any element of proportionality to 

that type of approach. The Council may consider that worthwhile, however, in the 

interests of sheer simplicity. A suitable level may well need to be in the range £8,000- 

£10,000 per dwelling in our view. If this were to be based on more typical or larger 

dwelling types, so also on an acceptance that schemes providing smaller dwellings 

may struggle to support the contribution levels, then this might be in the order of 

£12-15,000 per additional new dwelling but accepting some issues on sites providing 

smaller, lower value dwellings.  

 

5.7 Therefore, we have considered other potential ways of reviewing and expressing the 

level of, and the setting of, a suitable and proportional contributions approach. DSP is 

involved in a range viability work associated with the introduction of the Community 

Infrastructure Levy (CIL) in a variety of areas at present. We feel that some of those 

principles offer a potentially suitable route to a more proportional approach which 

would better respect varying viability sensitivities. Certainly, that type of iterative 

approach to viability testing offers a route to trialling the impact of varying potential 

contribution levels.  

 

5.8 The view may also be taken that as an approach more aligned to the CIL, it has more 

longevity and is better aligned to other current thinking on planning obligations 
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(some LAs are operating a form of tariff system in any event). The Government is 

currently consulting on certain aspects of the CIL, including making a “meaningful 

proportion” of revenues available to local communities and on the possibilities for 

including affordable housing within its scope to some extent. The latter adds 

confidence to the relevance of this type of approach, and could mean greater 

flexibility for the Council in operating the contributions approach in the future – 

depending on whether / how it proceeds in considering any local implementation of 

the CIL.  

 

5.9 On this basis, and following an iterative approach to exploring varying contribution 

levels, we recommend that an affordable housing financial contribution of circa 

£125/sq m would be suitable in a range of circumstances, given the Council’s aim to 

promote a requirement that is workable in most cases.  

 

5.10 This would be collected based on the additional (net new) dwellings provided on a 

scheme, by reference we suggest to their gross internal floor area (GIA) – sometimes 

described as ‘Net Sale Area’ (NSA) for new build properties. GIA is referred to in the 

Royal Institution of Chartered Surveyors (RICS) Code of Measuring Practice (6th 

Edition, 2007). Some areas would generally be omitted from the calculation of the 

added floor area which would attract the affordable housing contribution, i.e. areas 

with headroom of less than 1.5m; Garages; Conservatories; Balconies; Terraces. The 

calculation would not apply to replacement dwellings or any dwelling being demolished to 

make way for redevelopment. In our experience a gross new dwellings application of this 

type of approach can prove too onerous in some circumstances. 

 

5.11 At £125/sq m the contribution rate could be applied to any dwelling type and size, 

but illustrative contribution levels would be as follows (based on a range of potential 

/ assumed dwelling sizes): 

  

o 45 sq m dwelling (e.g. 1 bed flat):   £5,625; 

o 60 sq m dwelling (e.g. 2 bed flat):   £7,500; 

o 75 sq m dwelling (e.g. 2 bed flat/house):  £9,375; 

o 90 sq m dwelling (e.g. 3 bed house):   £11,250; 

o 125 sq m dwelling (e.g. 3-4 bed house):  £15,625; 

o 200 sq m dwelling (e.g. 4-5+ bed house):  £25,000; 

 

5.12 If it is to fix a single affordable housing contribution £sum level applied regardless of 

dwelling type(s), then the Council could relate this to an average / most commonly 
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occurring dwelling size. We would recommend not linking that approach to a large 

dwelling type which meant setting an unworkable charge level for smaller dwelling 

types. As above, however, in our opinion it would be difficult to get to a suitable 

approach - which we consider should be proportional. 

 

5.13 Therefore, a variable application of this approach taking the per square m (sq m) 

contribution rate as applied to the dwelling type(s) on a particular scheme would be 

favourable on viability and equity grounds in our view. We recommend a 

proportional approach.  

 

5.14 This type of approach would respect varying property / development size in keeping 

the contribution proportional and therefore sensitive to viability variations, as 

compared with a single / fixed £sum level. Potentially, the Council could consider a 

higher contribution level than our proposed £125/sq m on this basis, but with the 

trade-off that as it increased it may well work less regularly and would require more 

site-by site discussion. In this context, it will also be relevant to consider the other 

various calls on development funds, and how variable those can be from one site to 

another. As examples of other potential cost areas / impacts, we need to bear in 

mind the climate change (carbon reduction) and sustainability agenda, the potential 

to encounter abnormal site costs or increased survey and preparation fees / holding 

costs, etc. Declining market conditions also affect viability negatively, as has been 

seen through the sensitivity of outcomes to varying values. 

 

5.15 The £/sq m rate  based variable contribution by dwelling size approach would be best 

accompanied by a cap at this stage of implementation, to ensure that the 

contribution levels did not exceed the viability impact related to providing one on-

site affordable home on a scheme of 5 dwellings. The cap could also be set with the 

range of per dwelling potential contribution levels produced by other calculation 

levels in mind (as at section 2.10 of this report). As with other aspects of this, there is 

no fixed point at which a cap becomes too high or low, because in practice it will deal 

with a wide range of situations. However, looking at the range of per dwelling 

contribution levels indicated at 2.10 and particularly in examples A (market revenue 

less affordable revenue) and B (land cost based), we suggest that a suitable cap 

(upper limit) contribution figure would be £25,000 per additional dwelling or a 

maximum of £100,000 from a 4 dwelling scheme. Allied to monitoring of the 

approach in general and the application of the suggested rate per square metre, the 

cap level should be monitored and could be reviewed readily. 
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5.16 In putting this forward, we must bear in mind that below a certain level of sales value 

schemes struggle for viability in any event given the range of development costs that 

need to be met and likely level of land values needed to secure sites locally (i.e. 

before an affordable housing financial contribution is allowed for). In the lowest 

value scenarios, especially any that occur beneath value point 2, it is therefore likely 

to be the case that un-viable or marginally viable schemes would be seen anyway; 

poor viability outcomes may well be seen regardless of the affordable housing 

contribution requirement. In this sense, scheme values and their relationship with 

collective development costs are the key influences; any affordable housing 

contribution alone (at the levels trialed) is unlikely to be a “tipping factor” between 

viability and non-viability. 

 

5.17 While an increased level of contribution would be workable in higher value situations 

and with larger developments, we have taken from the Council’s brief the aim to find 

a balance between securing a regular stream of meaningful affordable housing 

enabling contributions (given local affordable housing need) and a workable 

approach that needs relatively minimal resourcing support. To some degree this 

means an acceptance that schemes providing larger, more valuable dwellings might 

not be contributing to their fullest workable extent. Some compromise is thought 

necessary – it is not possible to optimise all aspects of this scenario whilst keeping it 

simple.  

 

5.18 From our extensive work in a range of local authority locations, our view is that a 

methodology based on market value less affordable revenue payment would produce 

contribution levels that would be significant in an enabling sense where they worked, 

but could be too high to be readily workable a majority of the time. Some of the sum 

levels would be large and would no doubt require negotiation and compromise. In 

considering this, we are conscious that other planning obligations will need to 

continue to be secured and funded. 

 

5.19 We gave some thought to an alternative to expressing the potential affordable 

housing contributions as a per sq m rate. For example it could be possible to set out a 

% of GDV (completed scheme sales value). Based on the above £125/sq m potential 

contribution rate, this would be approximately 3.5% of total scheme sales value 

(GDV). Overall, however, we feel that a per sq m rate is clearer and has the potential 

to be assessed quickly and openly at an early stage of considering site proposals. It 
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would work without any valuation being necessary. We also have some doubts as to 

the suitability of a straight link to value for this purpose. 

 

5.20 We must stress that as with other s.106 obligations including affordable housing, and 

as recognised in the Core Strategy policy text as to be adopted (15th November), such 

requirements are to be regarded with some flexibility in operation; rather than as 

strictly rigid and totally non-negotiable items. The aim, however, is to set the 

requirements at a realistic level. The operation of this or a similar approach in 

practice could then be monitored and adjusted at future review points if/as needed. 

 

5.21 We recommend that the Council keeps its affordable housing contributions approach 

and the sum levels requested under review – in light of experience of operating it. 

The suggested per sq m contribution route would lend itself readily to monitoring, 

review and updating.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Main study report text ends. 

November 2011.  
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Appendix I – Values trends and review 

 

(Source: Land Registry House Prices Index) 
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Source of above graphs and table (3 pages) below: 
Land Registry House Price Index (information downloaded October 2011) - 
Buckinghamshire Council and South East Region (January 2006 - August 2011)  

Month 

         Buckinghamshire         South East Region 

Index Average  
Price (£) 

Index Average  
Price (£) 

January 2006 266.6 232,707 273.2 196,297 

February 2006 268.8 234,607 275.1 197,641 

March 2006 270 235,624 275.5 197,902 

April 2006 271.6 237,016 276.6 198,737 

May 2006 272 237,378 278.3 199,911 

June 2006 272.5 237,848 279.7 200,947 

July 2006 274.6 239,690 281.3 202,113 

August 2006 276.6 241,395 282.8 203,164 

September 2006 278.6 243,112 285.4 205,040 

October 2006 (1) 280.4 244,700 286.8 206,046 

November 2006 282.8 246,845 290.1 208,399 

December 2006 285.2 248,900 292.8 210,333 

January 2007 289 252,235 296.4 212,931 

February 2007 292.7 255,448 299.8 215,407 

March 2007 296.2 258,511 299.4 215,109 

April 2007 299.6 261,474 302.9 217,582 

May 2007 301.2 262,854 305.5 219,475 

June 2007 303.9 265,269 306.8 220,420 

July 2007 305.6 266,715 310.8 223,299 

August 2007 308.5 269,210 314.1 225,641 

September 2007 310.1 270,616 313.7 225,362 

October 2007 309.7 270,267 315.6 226,747 

November 2007 311.2 271,635 316 227,050 
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December 2007 311.6 271,941 315.6 226,712 

January 2008 312.6 272,826 318 228,437 

February 2008 315.9 275,741 316.1 227,061 

March 2008 317.6 277,172 313.4 225,126 

April 2008 (2 – peak) 318.4 277,899 311.4 223,680 

May 2008 317.2 276,875 310.4 223,012 

June 2008 313.7 273,754 305.7 219,639 

July 2008 310.1 270,605 303.2 217,803 

August 2008 303.6 264,950 294.8 211,786 

September 2008 299 260,948 287.8 206,747 

October 2008 293.4 256,048 282 202,569 

November 2008 288 251,336 273.7 196,645 

December 2008 283.5 247,460 268.6 192,985 

January 2009 277.8 242,466 266.8 191,706 

February 2009 271 236,509 263.7 189,479 

March 2009 265.8 231,968 259.1 186,147 

April 2009 (3 – trough) 261.1 227,849 259.7 186,608 

May 2009 260.5 227,333 262 188,227 

June 2009 264.7 231,006 264.6 190,109 

July 2009 267 233,036 268.6 192,988 

August 2009 270.2 235,849 271.5 195,066 

September 2009 272 237,418 275.8 198,157 

October 2009 274.9 239,902 279.3 200,635 

November 2009 278.3 242,877 281.6 202,276 

December 2009 (4) 280.1 244,440 282.3 202,814 

January 2010 284 247,860 289.5 208,007 

February 2010 285.6 249,232 290.6 208,794 
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March 2010 287.5 250,878 288.8 207,495 

April 2010 291.1 254,019 288.4 207,224 

May 2010 290.6 253,609 294 211,233 

June 2010 291.9 254,791 291.6 209,521 

July 2010 295.9 258,269 294.4 211,517 

August 2010 296.5 258,739 295.2 212,075 

September 2010 296.9 259,126 294.9 211,858 

October 2010 (5) 297.5 259,600 292.2 209,901 

November 2010 294.6 257,084 289.9 208,271 

December 2010 294.3 256,848 288.3 207,134 

January 2011 293.6 256,241 288.2 207,051 

February 2011 293.2 255,877 288 206,891 

March 2011 293.1 255,761 287.6 206,633 

April 2011 293.6 256,238 287.4 206,499 

May 2011 292.7 255,495 286.2 205,625 

June 2011 291.5 254,433 288.3 207,125 

July 2011 294 256,567 290.5 208,706 

August 2011 (6) 293 255,751 288.4 207,189 

 

Key to high-lighting/notes in above Land Registry Index listing: 

 
1. October 2006: CDC 2007 Viability Study research  (index 280.4; ave. price £244,700) 

2. April 2008: Pre-recession market peak locally  (index 318.4; ave. price £277,899) 

3. April 2009: Market values had fallen to trough (index 261.1; ave. price £227,849) 

4. December 2009: Research for 2009/10 update (index 280.1; ave. price £244,440) 

5. October 2010: Level of recovery - more recent high (index 297.5; ave. price £259,600) 

6. August 2011: Latest available data – current review    (index 293; ave. price £255,751)  

 

(Source: Land Registry House Price Index, with DSP added notes) 
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‘Zoopla’ sourced and other DSP refreshed research on local property 

values (house prices) – October 2011. 

Chesham 

Property 
type 

Ave. current 
value 

Ave. £ per sq ft. Ave. no. of beds 
Ave. £ paid  
(last 12 months) 

Detached £552,832 £307 4.0 £528,898 

Semi-
detached 

£282,172 £268 3.2 £256,340 

Terraced £229,374 £289 2.7 £226,408 

Flats £160,812 £260 1.7 £157,812 

 

Period Average Price Paid (£) No. of sales 

Last year 303,521 260 

Last 3 years 293,782 823 

Last 5 years 294,496 1,734 

Last 7 years 279,174 2,709 

Average current value estimate:   £318,566 

Average current asking price:   £315,751 (171 properties) 

    

From the above, we can see that Chesham sold prices were either side of around 

£280/sq ft over the last year. This equates to about £3013/sq m – i.e. at a level just in 

excess of previously applied value point 2. 

 

 

Amersham 

Property 
type 

Ave. current 
value 

Ave. £ per sq ft. Ave. no. of beds 
Ave. £ paid  
(last 12 months) 

Detached £711,784 £365 4.1 £755,442 

Semi-
detached 

£395,370 £332 3.3 £366,470 

Terraced £344,376 £349 2.8 £307,923 

Flats £258,764 £333 2.0 £241,351 
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Period Average Price Paid (£) No. of sales 

Last year 474,463 273 

Last 3 years 435,502 920 

Last 5 years 437,540 1,813 

Last 7 years 413,807 2,804 

Average current value estimate:   £498,663 

Average current asking price:   £394,295 (105 properties) 

 

 

Summary: 

From the above, we can see that, viewing the average prices paid fairly 

conservatively, Amersham sold prices were at around £330/sq ft over the last year. 

This equates to about £3552/sq m – i.e. at a very similar level to previously assessed 

value point 3.  

 

Wider research – new builds being marketed: 

It is possible to further “test” these views of currently relevant value levels by 

considering new build schemes that are being marketed in the District at present 

(DSP wider web-based research): 

 

Persimmon Homes, Turner’s field, Bell lane, Little Chalfont (no floor areas quoted): 

 1 bed apt (outright buy, as below)  £191,950 

 2 bed apt     £234,950 - £244,950 

 2 bed semi-det house (from)   £274,950 - £285,000 

 3 bed house (from)    £300,000 - 319,950 

 4 bed terr 3 storey town house  £399,950 - £449,950 

 

Overall, these suggest values at points 3 to 4 (potentially 2 to 3 in the case of some of 

the larger houses, depending on plot specifics).  

 

On this development there are also apartments being offered on a shared 

equity basis: 

1 bed apt (shared equity)   £153,560 

 2 bed apt (shared equity)    £187,960 - £191,960 

On a shared ownership basis, there are the following properties advertised 

for sale through registered provider (RP) Catalyst Housing on a shared 

ownership basis (a service charge is also applied): 
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- 7 x 1 bedroom apartments starting from £61,250 which represents a 35% 

share in a property worth £175,000. Rent on the remaining share is 

£260.68 per month (charged at 2.75%).  

- 16 x 2 bedroom apartments advertised as starting from £71,750 - 

represents a 35% share in a property worth £205,000. Rent on the 

remaining share is £305.36 per month (charged at 2.75%).  

- 1 x 2 bedroom house at £99,750 - represents a 35% share in a property 

worth £285,000. Rent on the remaining share is £424.53 per month 

(charged at 2.75%). 

- 11 x 3 bedroom houses starting from £105,000 - represents a 35% share in 

a property worth £300,000. Rent on the remaining share is £446.88 per 

month (charged at 2.75%). 

 

Orchard Grove, Chalfont St Peter: 

 Single, individual new 4 bed detached house with garage 

2,100sq ft – marketed at £699,950. Indicates £333/sq ft (approx. £3,584/sq 

m) asking price (around value point 3; or just beneath, allowing for some 

deduction from asking price).  

 

Howarth Homes/W.E. Black, Chartridge Lane & Berkeley Avenue/Sheer Croft, 

Chesham (no floor areas quoted): 

  3 bed end terrace house   £415,000 

4 bed semi-det houses   £425,000 

  4 bed detached houses    £575,000 - 595,000 

 

Indicates value points 3-4.  

 

Cala Homes, Maple Lawns, Amersham: 

 2 bed semi-det house    £295,000 

3 bed semi-det house    £299,950 - £320,000 

4 bed semi-det house    £385,000 

Indicates value point 3+ 

 

“Michaelmas”, Grimms Hill, Great Missenden - 6 bed detached house for sale at 

£3.5m in 1.0 acre plot (by Nationcrest PLC). No floor areas provided. 
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“The Beacon”, Grimms Hill, Great Missenden - 7 bed detached house for sale at 

£3.375m in 0.8 acre plot (by Cathedral Homes). No floor areas provided. 

 

Kiln Road, Prestwood – 5 bed detached house for sale – advertised at £995,000. 

Floor area noted to total around 290 sq m. Indicates approx £3431/sq m asking price. 

Indicative of sale price in range value point 2 to 3. Prestwood was noted to have mid-

range values for the District in the previous study research. 

 

The Glebe, Prestwood – individual 4/5 bed detached house of 246 sq m marketed for 

sale at £799,000. Indicates £3,245/sq m; value points 2 to 3.  

 

Wycombe Road, Prestwood – new 4 bed detached house of approx. 204 sq m 

marketed for £745,000. Indicates £3,652/sq m before allowance for any deduction to 

sale price – approximately value point 3. 

 

Pankridge Drive, Prestwood – 2 new 4 bed detached houses by I.L. Beeks Ltd 

marketed at £595,000. Floor areas not quoted.  

 

Kennards Court, Woodside Road, Amersham - 10 new properties by New Homes 

Estates Ltd (floor areas not quoted): 

 2 bed end terrace house – offers in region £340,000 

 3 bed semi-det house – guide price £470,000 

 4 bed detached house – guide price £750,000 

Suggests value point 3+. 

 

McCarthy & Stone retirement apartments, Liberty Court, Bellingdon Road, Chesham: 

2 beds - £300,950 

1 bed  - £226,950 

   

The above are examples – they do not represent an exhaustive search of new builds 

in the area. Viewed alongside the other information outlined, they consolidate our 

view of the levels of values seen for new builds in the District and help to inform 

assumptions that are appropriate for use within refreshed sample viability 

appraisals.   

 

 

Appendix I ends 
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Appendix II – Appraisal summary examples 

 

(NOTE: These do not show the full appraisal content and are for illustration only – selection of sample 

appraisal summaries sheets) 

Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
£125/sq m AH 
Contribution 

    DEVELOPMENT DESCRIPTION 
 

1 x 3-bed house 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 90 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 1 1 0 0% 
 

PERCENTAGE BY TENURE % Private 
% 
SR %AR 

% Int 
1 

% Int 
2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
2 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue  

(VP 2) 
   

£261,000 
  

         Total Value of Scheme 
   

£261,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£105,750 
  Fees, Contingencies, Planning Costs etc 

  
£21,150 

  Planning Application Costs 
   

£335 
  Site Preparation / Survey Costs etc 

  
£5,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £4,805 
  

         Total Build Costs 
    

£137,040 
  

         Section 106 / CIL Costs 
   

£21,250 
  Marketing Costs & Legal Fees 

   
£8,430 

  

         Total s106 & Marketing Costs 
   

£29,680 
  

         Finance on Build Costs 
   

£2,501 
  

         TOTAL DEVELOPMENT COSTS 
   

£169,221 
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DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£52,200 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£52,200 
  

         GROSS RESIDUAL LAND VALUE 
   

£39,579 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£396 
  Agents Fees 

    
£297 

  Legal Fees 
    

£297 
  Stamp Duty 

    
£792 

  Interest on Land Purchase 
   

£2,482 
  

         Total Finance & Acquisition Costs 
  

£4,263 
  

         NET RESIDUAL LAND VALUE 
   

£35,317 
 RLV (£ per Ha) 

    
£706,330 

 Competing Use Value (EUV / AUV) £ per 
Ha 

  

£2,000,00
0 

  EUV / AUV - £Total 
    

£100,000 
  NRLV as % of GDV         13.5%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
£125/sq m AH 
contribution  

    DEVELOPMENT DESCRIPTION 
 

1 x 3-bed house 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 90 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 1 1 0 0% 
 

PERCENTAGE BY TENURE % Private 
% 
SR %AR 

% Int 
1 

% Int 
2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
3 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 3) 
   

£319,500 
  

         Total Value of Scheme 
   

£319,500 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£105,750 
  Fees, Contingencies, Planning Costs etc 

  
£21,150 

  Planning Application Costs 
   

£335 
  Site Preparation / Survey Costs etc 

  
£5,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £4,805 
  

         Total Build Costs 
    

£137,040 
  

         Section 106 / CIL Costs 
   

£21,250 
  Marketing Costs & Legal Fees 

   
£10,185 

  

         Total s106 & Marketing Costs 
   

£31,435 
  

         Finance on Build Costs 
   

£2,527 
  

         TOTAL DEVELOPMENT COSTS 
   

£171,002 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£63,900 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£63,900 
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GROSS RESIDUAL LAND VALUE 
   

£84,598 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£846 
  Agents Fees 

    
£634 

  Legal Fees 
    

£634 
  Stamp Duty 

    
£1,692 

  Interest on Land Purchase 
   

£5,304 
  

         Total Finance & Acquisition Costs 
  

£9,111 
  

         NET RESIDUAL LAND VALUE 
   

£75,487 
 

RLV (£ per Ha) 
    

£1,509,73
4 

 Competing Use Value (EUV / AUV) £ per 
Ha 

  

£2,000,00
0 

  EUV / AUV - £Total 
    

£100,000 
  NRLV as % of GDV         23.6%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential –  
No (£0) AH Contribution 

    DEVELOPMENT DESCRIPTION 
 

1x 3/4 bed house 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 125 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 1 1 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
2 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue  

(VP 2) 
   

£362,500 
  

         Total Value of Scheme 
   

£362,500 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£146,875 
  Fees, Contingencies, Planning Costs etc 

  
£29,375 

  Planning Application Costs 
   

£335 
  Site Preparation / Survey Costs etc 

  
£5,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £6,450 
  

         Total Build Costs 
    

£188,035 
  

         Section 106 / CIL Costs 
   

£10,000 
  Marketing Costs & Legal Fees 

   
£11,475 

  

         Total s106 & Marketing Costs 
   

£21,475 
  

         Finance on Build Costs 
   

£3,143 
  

         TOTAL DEVELOPMENT COSTS 
   

£212,653 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£72,500 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£72,500 
  

         GROSS RESIDUAL LAND VALUE 
   

£77,347 
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         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£773 
  Agents Fees 

    
£580 

  Legal Fees 
    

£580 
  Stamp Duty 

    
£1,547 

  Interest on Land Purchase 
   

£4,850 
  

         Total Finance & Acquisition Costs 
  

£8,330 
  

         NET RESIDUAL LAND VALUE 
   

£69,017 
 RLV (£ per Ha) 

    
£1,380,341 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£100,000 

  NRLV as % of GDV         19.0%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential –  
£125/sq m AH 
contribution 
 

    DEVELOPMENT DESCRIPTION 
 

1 x 3/4 bed house 
   DEVELOPMENT SIZE (TOTAL m²) - 

GIA 125 
    

TOTAL NUMBER OF UNITS 
Total Mkt AH % AH 

 1 1 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
2 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

 
   

£362,500 
  

         Total Value of Scheme 
   

£362,500 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£146,875 
  Fees, Contingencies, Planning Costs 

etc 
  

£29,375 
  Planning Application Costs 

   
£335 

  Site Preparation / Survey Costs etc 
  

£5,000 
  Other Costs 

    
£0 

  Sustainable Design & Construction Costs / Lifetime Homes £6,450 
  

         Total Build Costs 
    

£188,035 
  

         Section 106 / CIL Costs 
   

£25,625 
  Marketing Costs & Legal Fees 

   
£11,475 

  

         Total s106 & Marketing Costs 
   

£37,100 
  

         Finance on Build Costs 
   

£3,377 
  

         TOTAL DEVELOPMENT COSTS 
   

£228,512 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£72,500 
  Affordable Housing Profit 

   
£0 
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Total Operating Profit 
   

£72,500 
  

         GROSS RESIDUAL LAND VALUE 
   

£61,488 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£615 
  Agents Fees 

    
£461 

  Legal Fees 
    

£461 
  Stamp Duty 

    
£1,230 

  Interest on Land Purchase 
   

£3,855 
  

         Total Finance & Acquisition Costs 
  

£6,622 
  

         NET RESIDUAL LAND VALUE 
   

£54,866 
 RLV (£ per Ha) 

    
£1,097,314 

 Competing Use Value (EUV / AUV) £ 
per Ha 

  
£2,000,000 

  EUV / AUV - £Total 
    

£100,000 
  NRLV as % of GDV         15.1%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
£125/sq m AH 
contribution 

    DEVELOPMENT DESCRIPTION 
 

1 x 3/4-bed house 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 125 

    

TOTAL NUMBER OF UNITS Total Mkt AH 
% 

AH 
 1 1 0 0% 
 

PERCENTAGE BY TENURE % Private % SR %AR 
% Int 

1 
% Int 

2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
3 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 3) 
   

£443,750 
  

         Total Value of Scheme 
   

£443,750 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£146,875 
  Fees, Contingencies, Planning Costs etc 

  
£29,375 

  Planning Application Costs 
   

£335 
  Site Preparation / Survey Costs etc 

  
£5,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £6,450 
  

         Total Build Costs 
    

£188,035 
  

         Section 106 / CIL Costs 
   

£25,625 
  Marketing Costs & Legal Fees 

   
£13,913 

  

         Total s106 & Marketing Costs 
   

£39,538 
  

         Finance on Build Costs 
   

£3,414 
  

         TOTAL DEVELOPMENT COSTS 
   

£230,986 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£88,750 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£88,750 
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         GROSS RESIDUAL LAND VALUE 
   

£124,014 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£1,240 
  Agents Fees 

    
£930 

  Legal Fees 
    

£930 
  Stamp Duty 

    
£2,480 

  Interest on Land Purchase 
   

£7,776 
  

         Total Finance & Acquisition Costs 
  

£13,356 
  

         NET RESIDUAL LAND VALUE 
   

£110,658 
 RLV (£ per Ha) 

    
£2,213,152 

 Competing Use Value (EUV / AUV) £ per 
Ha 

  
£2,000,000 

  EUV / AUV - £Total 
    

£100,000 
  NRLV as % of GDV         24.9%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential - 
£150/sq m AH 
contribution  

    DEVELOPMENT DESCRIPTION 
 

1 x 3/4-bed house 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 125 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 1 1 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
3 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 3) 
   

£443,750 
  

         Total Value of Scheme 
   

£443,750 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£146,875 
  Fees, Contingencies, Planning Costs etc 

  
£29,375 

  Planning Application Costs 
   

£335 
  Site Preparation / Survey Costs etc 

  
£5,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £6,450 
  

         Total Build Costs 
    

£188,035 
  

         Section 106 / CIL Costs 
   

£28,750 
  Marketing Costs & Legal Fees 

   
£13,913 

  

         Total s106 & Marketing Costs 
   

£42,663 
  

         Finance on Build Costs 
   

£3,460 
  

         TOTAL DEVELOPMENT COSTS 
   

£234,158 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£88,750 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£88,750 
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GROSS RESIDUAL LAND VALUE 
   

£120,842 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£1,208 
  Agents Fees 

    
£906 

  Legal Fees 
    

£906 
  Stamp Duty 

    
£2,417 

  Interest on Land Purchase 
   

£7,577 
  

         Total Finance & Acquisition Costs 
  

£13,015 
  

         NET RESIDUAL LAND VALUE 
   

£107,827 
 RLV (£ per Ha) 

    
£2,156,547 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£100,000 

  NRLV as % of GDV         24.3%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential 
£125/sq m AH 
contribution 
 

    DEVELOPMENT DESCRIPTION 
 

1 x 4/5 -bed house 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 200 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 1 1 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
2 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 2) 
   

£580,000 
  

         Total Value of Scheme 
   

£580,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£235,000 
  Fees, Contingencies, Planning Costs etc 

  
£47,000 

  Planning Application Costs 
   

£335 
  Site Preparation / Survey Costs etc 

  
£5,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £9,975 
  

         Total Build Costs 
    

£297,310 
  

         Section 106 / CIL Costs 
   

£35,000 
  Marketing Costs & Legal Fees 

   
£18,000 

  

         Total s106 & Marketing Costs 
   

£53,000 
  

         Finance on Build Costs 
   

£5,255 
  

         TOTAL DEVELOPMENT COSTS 
   

£355,565 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£116,000 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£116,000 
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         GROSS RESIDUAL LAND VALUE 
   

£108,435 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£1,084 
  Agents Fees 

    
£813 

  Legal Fees 
    

£813 
  Stamp Duty 

    
£2,169 

  Interest on Land Purchase 
   

£6,799 
  

         Total Finance & Acquisition Costs 
  

£11,678 
  

         NET RESIDUAL LAND VALUE 
   

£96,757 
 RLV (£ per Ha) 

    
£1,935,137 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£100,000 

  NRLV as % of GDV         16.7%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
£125/sq m AH 
contribution 

    DEVELOPMENT DESCRIPTION 
 

1 x 4/5-bed house 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 200 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 1 1 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
3 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 3) 
   

£710,000 
  

         Total Value of Scheme 
   

£710,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£235,000 
  Fees, Contingencies, Planning Costs etc 

  
£47,000 

  Planning Application Costs 
   

£335 
  Site Preparation / Survey Costs etc 

  
£5,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £9,975 
  

         Total Build Costs 
    

£297,310 
  

         Section 106 / CIL Costs 
   

£35,000 
  Marketing Costs & Legal Fees 

   
£21,900 

  

         Total s106 & Marketing Costs 
   

£56,900 
  

         Finance on Build Costs 
   

£5,313 
  

         TOTAL DEVELOPMENT COSTS 
   

£359,523 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£142,000 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£142,000 
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GROSS RESIDUAL LAND VALUE 
   

£208,477 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£2,085 
  Agents Fees 

    
£1,564 

  Legal Fees 
    

£1,564 
  Stamp Duty 

    
£4,170 

  Interest on Land Purchase 
   

£13,071 
  

         Total Finance & Acquisition Costs 
  

£22,453 
  

         NET RESIDUAL LAND VALUE 
   

£186,024 
 RLV (£ per Ha) 

    
£3,720,478 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£100,000 

  NRLV as % of GDV         26.2%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
AH contribution 
£125/sq m  
plus  
increased build cost 

    DEVELOPMENT DESCRIPTION 
 

1 x 4/5-bed house 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 200 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 1 1 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.05 
  VALUE / AREA 

    
3 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 3) 
   

£710,000 
  

         Total Value of Scheme 
   

£710,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£300,000 
  Fees, Contingencies, Planning Costs etc 

  
£60,000 

  Planning Application Costs 
   

£335 
  Site Preparation / Survey Costs etc 

  
£5,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £12,575 
  

         Total Build Costs 
    

£377,910 
  

         Section 106 / CIL Costs 
   

£35,000 
  Marketing Costs & Legal Fees 

   
£21,900 

  

         Total s106 & Marketing Costs 
   

£56,900 
  

         Finance on Build Costs 
   

£6,522 
  

         TOTAL DEVELOPMENT COSTS 
   

£441,332 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£142,000 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£142,000 
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         GROSS RESIDUAL LAND VALUE 
   

£126,668 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£1,267 
  Agents Fees 

    
£950 

  Legal Fees 
    

£950 
  Stamp Duty 

    
£2,533 

  Interest on Land Purchase 
   

£7,942 
  

         Total Finance & Acquisition Costs 
  

£13,642 
  

         NET RESIDUAL LAND VALUE 
   

£113,026 
 RLV (£ per Ha) 

    
£2,260,514 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£100,000 

  NRLV as % of GDV         15.9%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
AH contribution 
£125/ sq m 

    DEVELOPMENT DESCRIPTION 
 

4 x 3/4 bed houses 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 500 

    
TOTAL NUMBER OF UNITS 

Total Private Affordable % AH 
 4 4 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.20 
  VALUE / AREA 

    
2 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 2) 
   

£1,450,000 
  

         Total Value of Scheme 
   

£1,450,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£587,500 
  Fees, Contingencies, Planning Costs etc 

  
£117,500 

  Planning Application Costs 
   

£1,340 
  Site Preparation / Survey Costs etc 

  
£20,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £25,800 
  

         Total Build Costs 
    

£752,140 
  

         Section 106 / CIL Costs 
   

£102,500 
  Marketing Costs & Legal Fees 

   
£45,900 

  

         Total s106 & Marketing Costs 
   

£148,400 
  

         Finance on Build Costs 
   

£13,508 
  

         TOTAL DEVELOPMENT COSTS 
   

£914,048 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£290,000 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£290,000 
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GROSS RESIDUAL LAND VALUE 
   

£245,952 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£2,460 
  Agents Fees 

    
£1,845 

  Legal Fees 
    

£1,845 
  Stamp Duty 

    
£4,919 

  Interest on Land Purchase 
   

£15,421 
  

         Total Finance & Acquisition Costs 
  

£26,489 
  

         NET RESIDUAL LAND VALUE 
   

£219,463 
 RLV (£ per Ha) 

    
£1,097,314 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£400,000 

  NRLV as % of GDV         15.1%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
AH contribution 
£125/sq m 

    DEVELOPMENT DESCRIPTION 
 

4 x 4/5 bed houses 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 800 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 4 4 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.20 
  VALUE / AREA 

    
2 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 2) 
   

£2,320,000 
  

         Total Value of Scheme 
   

£2,320,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£940,000 
  Fees, Contingencies, Planning Costs etc 

  
£188,000 

  Planning Application Costs 
   

£1,340 
  Site Preparation / Survey Costs etc 

  
£20,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £39,900 
  

         Total Build Costs 
    

£1,189,240 
  

         Section 106 / CIL Costs 
   

£140,000 
  Marketing Costs & Legal Fees 

   
£72,000 

  

         Total s106 & Marketing Costs 
   

£212,000 
  

         Finance on Build Costs 
   

£21,019 
  

         TOTAL DEVELOPMENT COSTS 
   

£1,422,259 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£464,000 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£464,000 
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GROSS RESIDUAL LAND VALUE 
   

£433,741 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£4,337 
  Agents Fees 

    
£3,253 

  Legal Fees 
    

£3,253 
  Stamp Duty 

    
£8,675 

  Interest on Land Purchase 
   

£27,196 
  

         Total Finance & Acquisition Costs 
  

£46,714 
  

         NET RESIDUAL LAND VALUE 
   

£387,027 
 RLV (£ per Ha) 

    
£1,935,137 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£400,000 

  NRLV as % of GDV         16.7%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
AH contribution 
£125/sq m 

    DEVELOPMENT DESCRIPTION 
 

4 x 4/5 bed houses 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 800 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 4 4 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.20 
  VALUE / AREA 

    
3 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 3) 
   

£2,840,000 
  

         Total Value of Scheme 
   

£2,840,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£940,000 
  Fees, Contingencies, Planning Costs etc 

  
£188,000 

  Planning Application Costs 
   

£1,340 
  Site Preparation / Survey Costs etc 

  
£20,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £39,900 
  

         Total Build Costs 
    

£1,189,240 
  

         Section 106 / CIL Costs 
   

£140,000 
  Marketing Costs & Legal Fees 

   
£87,600 

  

         Total s106 & Marketing Costs 
   

£227,600 
  

         Finance on Build Costs 
   

£21,253 
  

         TOTAL DEVELOPMENT COSTS 
   

£1,438,093 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£568,000 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£568,000 
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GROSS RESIDUAL LAND VALUE 
   

£833,907 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£8,339 
  Agents Fees 

    
£6,254 

  Legal Fees 
    

£6,254 
  Stamp Duty 

    
£33,356 

  Interest on Land Purchase 
   

£53,287 
  

         Total Finance & Acquisition Costs 
  

£107,491 
  

         NET RESIDUAL LAND VALUE 
   

£726,417 
 RLV (£ per Ha) 

    
£3,632,084 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£400,000 

  NRLV as % of GDV         25.6%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
AH contribution  
£150/sq m 
plus  
increased build cost 

    DEVELOPMENT DESCRIPTION 
 

4 x 4/5 bed houses 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 800 

    
TOTAL NUMBER OF UNITS 

Total Mkt AH % AH 
 4 4 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.20 
  VALUE / AREA 

    
3 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 3) 
   

£2,840,000 
  

         Total Value of Scheme 
   

£2,840,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£1,200,000 
  Fees, Contingencies, Planning Costs etc 

  
£240,000 

  Planning Application Costs 
   

£1,340 
  Site Preparation / Survey Costs etc 

  
£20,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £50,300 
  

         Total Build Costs 
    

£1,511,640 
  

         Section 106 / CIL Costs 
   

£160,000 
  Marketing Costs & Legal Fees 

   
£87,600 

  

         Total s106 & Marketing Costs 
   

£247,600 
  

         Finance on Build Costs 
   

£26,389 
  

         TOTAL DEVELOPMENT COSTS 
   

£1,785,629 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£568,000 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£568,000 
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         GROSS RESIDUAL LAND VALUE 
   

£486,371 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£4,864 
  Agents Fees 

    
£3,648 

  Legal Fees 
    

£3,648 
  Stamp Duty 

    
£9,727 

  Interest on Land Purchase 
   

£30,495 
  

         Total Finance & Acquisition Costs 
  

£52,382 
  

         NET RESIDUAL LAND VALUE 
   

£433,989 
 RLV (£ per Ha) 

    
£2,169,946 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£400,000 

  NRLV as % of GDV         15.3%     
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Residual Land Value Data Summary & Results 

DEVELOPMENT TYPE 
 

Residential – 
AH contribution  
£250/sq m  

    DEVELOPMENT DESCRIPTION 
 

4 x 4/5 bed houses 
   DEVELOPMENT SIZE (TOTAL m²) - GIA 800 

    
TOTAL NUMBER OF UNITS 

Total Private Affordable % AH 
 4 4 0 0% 
 

PERCENTAGE BY TENURE 
% Private % SR %AR % Int 1 % Int 2 

100% 0% 0% 0% 0% 

SITE SIZE (HA) 
    

0.20 
  VALUE / AREA 

    
3 

  REVENUE 
        

         Affordable Housing Revenue 
   

£0 
  Open Market Housing Revenue 

(VP 3) 
   

£2,840,000 
  

         Total Value of Scheme 
   

£2,840,000 
  

         RESIDENTIAL BUILDING, MARKETING & S106 COSTS 
    

         Build Costs 
    

£940,000 
  Fees, Contingencies, Planning Costs etc 

  
£188,000 

  Planning Application Costs 
   

£1,340 
  Site Preparation / Survey Costs etc 

  
£20,000 

  Other Costs 
    

£0 
  Sustainable Design & Construction Costs / Lifetime Homes £39,900 
  

         Total Build Costs 
    

£1,189,240 
  

         Section 106 / CIL Costs 
   

£240,000 
  Marketing Costs & Legal Fees 

   
£87,600 

  

         Total s106 & Marketing Costs 
   

£327,600 
  

         Finance on Build Costs 
   

£22,753 
  

         TOTAL DEVELOPMENT COSTS 
   

£1,539,593 
  

         DEVELOPER'S RETURN FOR RISK AND PROFIT 
    

         Open Market Housing Profit 
   

£568,000 
  Affordable Housing Profit 

   
£0 

  

         Total Operating Profit 
   

£568,000 
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GROSS RESIDUAL LAND VALUE 
   

£732,407 
  

         FINANCE & ACQUISITION COSTS 
      

         Arrangement Fee / Misc Fees (Surveyors etc) 
 

£7,324 
  Agents Fees 

    
£5,493 

  Legal Fees 
    

£5,493 
  Stamp Duty 

    
£29,296 

  Interest on Land Purchase 
   

£46,801 
  

         Total Finance & Acquisition Costs 
  

£94,407 
  

         NET RESIDUAL LAND VALUE 
   

£638,000 
 RLV (£ per Ha) 

    
£3,190,000 

 Competing Use Value (EUV / AUV) £ per Ha 
  

£2,000,000 
  EUV / AUV - £Total 

    
£400,000 

  NRLV as % of GDV         22.5%     
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Contact Us 

By Post 

 

The Well House 

28D Headley Road 

Grayshott 

Hindhead 

GU26 6LD 

 

By Phone: 

 

Land line:   01428 288101 

Richard Dixon:  07917 176752 

Rob Searle:   07810 326428 

 

By E-mail: 

 

richard@dixonsearle.co.uk 

rob@dixonsearle.co.uk 

info@dixonsearle.co.uk 

 

Visit our website:  

 

www.dixonsearle.co.uk 

 

Follow us on Twitter and Facebook:    

   
 

 

Dixon Searle LLP (Limited Liability Partnership) registered office:   

18 College Street, Petersfield, Hampshire, GU31 4AD.  

Registered in England and Wales – Partnership No. OC350931. 
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