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1. Introduction

1.1. This document is Cotswold District Council's Preliminary Draft Charging Schedule
(PDCS). The PDCS sets out the proposed rates that will be applied to new
development within the District. The rates vary by the location of and type of
development. The funds raised will be used to secure the provision of infrastructure.

1.2. The purpose of this document is to enable the Council to consult on the approach it
has taken in establishing its proposed rates. This is a statutory step towards the
adoption of a Community Infrastructure Levy (CIL) and is prepared in accordance with
the CIL Regulations.

1.3. Through the consultation representatives from the d^elopment sector, industry and
commerce, Town and Parish Councils, commupj^^roups and organisations, local

representations in respect of

loses for setting CIL rates in

authorities, and members of the public are r

the approach that the Council as Charging^Authority proj
the District.

1.4. In addition to this document, the Cou^il. has included two addjjonal
documents for consideration in this consimation. These^ere:

evidence base

Cotswold District Cou^Mnfrastructure'̂ fel^^ Plan 2016 Updat^
Cotswold District Counci^hd^pan Viabilit^§Jydy April 2016

1.5. These documen'̂ are summariRd in Si®bn^4 anc®ppendix Dof this report,
respectiveiy,^^^^dW^, full re^ks ^^^^^^bie^y following this link
httpV/www.cotewoid.qov.uf&Fesidents/pfanninQ-buildinafblanninq-poiicv/emerQina-local-
plan/evidence-^%e-and-m^n1torina/

the^fip |̂day ^
Thei8D0Sj.consultafiinsWilflf^hlf|̂ ^ week^rom i### 2016 to"### 2016. It will end on

Comments on the^^CS can^be submitted by emai or in writing to
Comments can also beisubmitted/oniine using the Council s consultation;

- •iKexTo mak^^representati^please sdnd your comments:
By email toi'̂ ^ocaipja^cotswold.gov.uk
By post to: Fo1^1r^ Planning - PDCS Consultation

Cotswoid District Council

Trinity Road

Cirencester

Gloucestershire

GL7 IPX

To submit comments online, please go to the Council's website and follow the
instructions.
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1.6. Please note that comments cannot be treated as confidential. While personal details
will be removed the representations will be made available as public documents.

2. What is CIL, who pays it, and how is the payment calculated?

2.1. CIL Is a levy which will enable local authorities to apply a charge to new development.
The money raised by the levy will be used to fund infrastructure such as transport
schemes, schools, health and social care facilities, parks, green spaces and leisure
facilities that are required to ensure that the District grows sustainabiy.

2.2. GIL is non-negotiable which means there Is certainty about how much applicants are
required to pay. As per the CIL Regulations it will ba levied on net additional floor
space of development that exceeds 100 square m^^^. It will also be levied on
development that creates at least one residenti^^^ling even if that dwelling is less
than 100 square metres. CIL is charged on a pe '̂s^^^ejnetre basis.

2.3. With regard to residential development thereiwill be no ^arge for the subdivision of
• X- « u .r MWl . r XXXexisting dwellings, seif-buiid dweliing^an^extensions. Ther^are a range ofstatutory

exemptions from CIL including but nb^piited to affordable Ht^^g and development

2.4.

for charitable purposes. The CIL regulati^^set outj^li list of e^^tions.
CIL is payable within 60 da^^of the comm^cement of deve!opmen#although the
regulations allow for an instaf^ehjteolicy to be adopted alongside CIL. The Council will
consider a proposed instalmenf^utsicftoTthis consdfatjon.

2.5. Where land is reaoiredjo providejhew infrastructure such>,as schools or community
r x-x *x- , u x..faciiities the^^^irmaygat its discratioi^acGept^p^mient in kind. In such cases the
total CIL Iiab1l}t^s reduc^%)y the va1^^®ife land^f^red. The Council will consider
such apolicy out^^ of th^onsuitation^

^^umed byaq^^r pai^ps set oum||̂ C!L Regulations.
2.7. ol^etes will be iri^^inke^^^g the national Ail-in Tender Price Index published bythe B^png Cost Infon^tion Sd^e of the Royal Institute of Chartered Surveyors.
2.8. The CIL'̂ ^s for the ^incii's PDCS vary by use (residentiai and retail). The CIL

Reguiations^^w for^^erent rates of CIL to be charged in different areas. The
Council is propc^g^t^^ones' for residential development (The Chesterton Strategic
Site and the rest o®e District). For retail and office development there is a District-
wide zone. Some development types such as industrial will not be charged because
the CIL Viability Study found that these uses did not have the financial capacity to pay
a CIL. In other words, the Study found that there is a high likelihood that a CIL charge
would render these developments industrial units unviabie In the current market.

2.9. CIL liabilities will be calculated in accordance with CIL Regulation 40.

3. CIL and Infrastructure Required for the Local Plan

3.1. The Council consulted on their Local Plan: Development Strategy and Site Allocations
during January and February 2015 and their Local Plan Reg 18 Consultation: Planning
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Policies during November and December 2015 and is now due to consult on the Local
Plan Submission Draft Reg 19. GIL is now proposed in the context of this new Local
Plan and when considering rates the emerging policies have been considered
(including the revised affordable housing targets of greenfieid and brownfieid sites of
40% and 30% respectively (being reduced from 50% in the adopted Plan).

3.2. The Council intends to adopt OIL when the new Local Plan is adopted.

3.3. The IDP assesses the infrastructure and costs to establish whether there is a funding
gap. It also considers the scale and type of infrastructure necessary to deliver the
growth identified in the Local Plan. The funding gap analysis consists of the funding
still required for infrastructure delivery after
infrastructure funding is accounted for. Funds
funding gap.

3.4. The Council considers its CIL Chargin^^c
sustainable growth under a range of '
mindful of future growth scenarios.

(non CIL) sources of
will be used to close the

^ positive tool to support
Conditions anc§to this regard it has been

3.5. The CIL Regulations require the CounciKMallocate ^^eaningfurpraporti
the neighbourhood from which funds are'ftlsed.^^^0i3 the Go^hrrneighbourhood
'meaningful proportion' to

ortion' of CIL to

ent defined

^^^lirhum of 15^>^apped at £100 per existing rateable
dwelling of CIL income arising|iha^nsh or townx^uncii area and 25% in areas with a
Neighbourhood Plan or Neighbol

4. Infrastructure D^ljVSi^Plan

4.1. The infrastr

infrastructure (ed^^tion, sportsleisure, open and play space, libranes and
comrnunity centresMtransodftMapd utiliti^^ The details of how these infrastructure
it^^e^fekve been^&^sse^^iyn t^^lDP which can be accessed from the

i

4.2. f^IDP also provi^^^up-to^ite costs associated with the infrastructure required to
evidepc^webpage

4.3.

delivSthe growth ide'̂ ^hed in tlSLocal Plan. The infrastructure costs associated with'W

this growt&is about £2™

Finally, the ID^^entj^^the funding gap. The funding gap Is the difference between
the total infrastru^^^osts and the corresponding estimated non CIL funds identified
by the Council for Infrastructure delivery. The identification of the funding gap and a
discussion of each identified funding source is in Appendix ^ of the IDP. The
infrastructure funding gap is £9.8M

5. CILandSlOe

m

DevelopmenfijSrder.

IDP include social

5.1. The Council currently collects financial contributions for infrastructure from new
development through SI 06 agreements.

5.2. In 2010 CIL Regulation 123 introduced 'pooling restrictions' which limited the Council's
ability to use 8106 to fund infrastructure from 6 April 2015. Specifically the Regulation
limited SI 06 obligations where five or more have been entered into after 6 April 2010
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5.3.

5.4.

5.5.

in respect of a specific infrastructure project or type. Prior to 6 April 2015 the Council
was able to secure as many contributions as it could justify for an infrastructure project
or type.

As a result of Regulation 123 the Council is now generally limited to using S106
obligations for the purpose of securing Infrastructure that mitigates site-specific
impacts arising from development such as access roads for example. In some limited
cases the Council may use SI 06 to secure a strategic infrastructure project or type
from several sites.

Regulation 122 was another limitation on the Council's ability to use 8106 to fund
infrastructure. It contains three tests which a S106 negation is required to meet. The
obligation must be (a) necessary, (b) directly relatec^ffl" (c) related in scale and kind
to the proposed development. These tests reduc^^p Council's ability to apply tariff-
style 8106 obligations which it had done ac^^pfing^^ts Planning Obligations and
Developer Contributions Supplementary ^^^irtg Docum!^t(8PD).
As a result of the CIL

infrastructure funding than
contributions as it wishes for the purpo^p3f fundi
funds levied from aparticul^^velopment cs^b^ '̂Q to pay for infra^aicture that is
unrelated. In other words, it avo^&the need to meet the three tests in Regulation 122.

Regulations^^ll/is a more effecti^ means for securing
1 8106. Itenables local authorities to po^ias manv developermany developer

#Jri addition, CILlinfrastructur^

5.6. The Council will publish a list of fr^u^e it will ft®^hrough CIL. This is known as
aRegulation 123^^0ne purpd^^f the It^^o ensu |̂iat councils do not double-
charge applican^iif^tructure-t^ugt^^^nd sfle agreement. Appendix B
contains the^^cil's Dr^Regulatic^^^list. Onc^lL is adopted and the list is in
use It wiil be li^ated pen^ically as ij^astructure projects are completed and new
needs arise.

6.

6.2.

ng

6.1. ^Setting the pro^^d Cll^fees the Cou^il has had regard to several considerations
bu^mcipally:

-'W-Whole'̂ l^^ and CIL V^a^lity Assessment - March 2016
The Infra^^gure De^^ Plan
Anticipated de^oM^/as per the Council's baseline growth option being assessed
for the Locai Pla^^^
Input from stakeholders

The Council commissioned the CIL Viability Study (as part of the Whole Plan Viability
study) to determine if CIL rates would be viable in the District and to provide
recommendations for a proposed set of rates. A summary of the Study is provided in
Appendix D. The full Whole Plan and CIL Viability Assessment can be downloaded
from the Forward Planning evidence and Monitoring page of Council's website.

6.3. The Study analysed both residential and non-residential property development in the
District. It applied financial appraisal models to a sample of different types of
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development schemes which are anticipated In the baseline growth option being
considered for the Local Plan.

6.4. To ensure that the appraisal models realistically portray property development in the
District, there are allowances for all the Council's policies (including affordable
housing) which are consequential to the viability of property development. The models
also reflect market assumptions related to the revenue and costs of development in
the District. A consultation event has been held with developers to ensure that the
assumptions in the OIL Viability Study are robust and reflective of market realities.

6.5. The GIL Viability Study's modelling results indicate that a GIL charge is viable for two
different development types: residential and retails. residential development the
Study recommends two zones. This reflects th^^cf that the strategic site at
Chesterton is of avery large scale and has si^^^tlal Strategic Infrastructure and
mitigation costs associated with it making it dis^ctlv |̂̂ erent to other development in
the District.

6.6. GIL Regulation 14 states that the GQj^eir{as Charging Adt^ority) must strike what
appears to be an appropriate balance between the desirability of^pding Infrastructure

setting. Indeed, the Council sought td'̂ ^p)llsh the appropriate balance.
7. Preliminary Draft Charging

and the potential effects that GIL could li^^on dey^pment viatJil^i^ln other words,
the PDGS is not expected^^e strictly ba^^^^^mechanistic a^pach to rate-

7.1. The table belo\^^^fes the pressed GIl^^e^^Map^howing the corresponding
residential C^^fSes is^^^ded in ^pendo^^

m iimPosed ra^s of GIL
Maximum Rate of GIL

Resideril^
• All deve^^^nt sif^^includlng sKeltered

Housing ai)^ Extracaje^ Housing but
^^^excludlng the%tiestertori^S|̂ ategic Site
• ^fthesterton Stra^lc Site

'^///y/y^. -y/yfyy.

£80/m^

£0/m^

Retail De^tepment ^ £60/m^

All Other De^SpmenW £0/m^

8. Next Steps

8.1. While the purpose of this document is to consult on the PDGS, It is an early step in the
process for adoption of GIL.

8.2. All comments received for this consultation will be taken into account in the

preparation of a Draft Charging Schedule (DCS). The Council will summarise all the
representations It receives and provide responses through a document that will be
made available on Its webpage. The summary document will evidence how the Council
will have taken account of consultees' representations.
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8.3. The DCS, once prepared, will also be subject to consultation before its submission to
an independent examiner prior to public examination. We anticipate that consultation
on the DCS will take place later in 2016 and the examination will be held in 2017.

8.4. Alongside the process for adopting CIL, the Council will review its current system of
collection of Planning Obligations with a view towards producing a comprehensive
Development Plan Document which reflects how SI 06 will be used alongside CIL.
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Appendix A - CIL Charging Zones Maps
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Appendix B - Draft Regulation 123 List

B1 The list below sets out the infrastructure projects that the Council intends to wholly or
partly fund through GIL.

B2 The inclusion of an infrastructure project or type does not signify a commitment by the
Council to fund it. Nor does the order of the list reflect the Council's priorities.

infrastructure to be funded, or part funded,
through OIL

Infrastructure and other items to be funded

through S106 Obligations; S278 of the
Highways Act; other legislation or through
Planning Condition

Transportation
Transportation infrastructure for walking,
cvcling, public transport and highways.

Development specific mitigation works on, or
directly related to, a development site.

Education

Provision for which the Local Education

Authority has a statutory responsibility
including early years, primary and secondary
(covering ages 2-19)

Development specific mitigation works on, or
directly related to. a site.

Flood and Water Management
Flood risk mitigation to support development
across the area.

Development specific mitigation works on, or
directly related to, a site.

Social and Community Infrastructure
Including social and community facilities,
sports, recreational, play infrastructure and
youth provision, and cultural infrastructure.

Development specific mitigation works on, or
directly related to, a site.

Green infrastructure

Strategic green infrastructure.
Development specific mitigation works on, or
directly related to, a site.

Historic Environment

Conservation and enhancement of the historic

environment, heritage assets and their setting.

Development specific mitigation works on, or
directly related to, a site.

Public Realm, Art and Culture
Off-site provision/ enhancements

Development specific mitigation works on, or
directly related to, a site.

Emergency Services (Police, Fire and
Ambulance)
Including infrastructure to support the capacity
of local services in areas of major growth.

Development specific mitigation works on, or
directly related to, a site.

Economic Development Infrastructure
Including off-site starter business units,
information and communications technology,
supporting other employment initiatives.

On-site infrastructure and non-infrastructure

Initiatives such as skills training and local
employment initiatives.

Waste Recycling
Provision of household waste recycling and
waste management facilities

On site collection facilities and waste reduction
initiatives.

Renewable Energy Infrastructure
Renewable Energy infrastructure

On-site renewable energy schemes.
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D1

D2.

D3.

D4.

D5.

D6.

D7.

Appendix C DRAFT Instalment Policy (to follow)

Appendix D - Viability Testing

Background

HDH Planning and Development Ltd, prepared a Whole Plan and GIL Viability Assessment
(March 2016). This has been published for consultation^th this PDGS. The Viability
Assessment sets out the methodology used, the key asm^itbns adopted, and contain an
assessment ofthe Gouncil's emerging planning policiesfcne planning policies are set out in
the Gotswold District Gouncil Local Plan: Developmen^fra^gy and Site Allocations Reg 18
Gonsultation; Planning Policies.

Viability testing is an important part of the^^^Fplan-making pro'S|̂ The requirement to
assess viability forms part of the National Planning Policy Frameworl^gPF), the Planning
Practice Guidance (PPG), and is a requi the Gli^jRegulation^pn, each case the
requirement is slightly different butall have muchii^ornni^n/

Regulation 14 (as amended) of f |̂̂ '̂ ^^egulations^ys that 'councils must strike an
appropriate balance between (a) the^esirab(|[y^£f fundin^gjri GIL (In whole or in part) the

development
and (b) the potential

viability'.

actual and expected ^^^mated toti^ost^^^astru^^^ required to support the
expected sources of funding;

rfn^ition of GIL on the economic

Viability testog^ the co'̂ ^^o^^^g^asses^^e 'effects' on development viability of the
imposi |̂qOiP*^l^^feshoulcrb^ioted tn^^hjlst t '̂̂ ^financial impact of introducing GIL is an

ie%^^sion ojg^rastructure|g)r lack of it) will also have an i
:il to m.^et its objej^ives through development and deliver its

introducing

impact on the
Development

Plan. Th®lan may not b^eJiveraS^in the absence ofGIL. Further, the level atwhich GIL
IS set is not^lculated through) a predetermined formula. The assessment of the effect of
GIL is a quantitative and a qualitative process.

The test that will be '̂bgl^Jto^ the proposed rates of GIL are set out in the updated GIL
Guidance (within the P^^^^hich says at (PPG ID: 25-009-20140612) 'As set out in the
National Planning Policy Ramework in England (paragraphs 173 - 177), the sites and the
scale of development identified in the plan should not be subject to such a scale of
obligations and policy burdens that their ability to be developed viably is threatened.'

The test is not whether one site or another is viable; it is whether the sites and the scale of

development is subject to such a scale of obligations and policy burdens (when considered
together) that their ability to be developed viably is threatened by GIL.

GIL Regulation 13 (as amended) provides scope for GIL to be set at different levels by
different area (zones) and type and size of developments.
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D8.

09.

D10.

Guidance, for example, to set a high rate to deter a particular type of development, or to set
a low rate to encourage it - a consistent approach must be taken across all development
types.

There is no specific technical guidance on how to test the viability in the CiL Regulations or
Guidance. There are several highly regarded sources of guidance and appeal decisions that
support the methodology used. The CIL Viability Study follows the Viability Testing in Local
Plans - Advice for planning practitioners (LGA/HBF - Sir John Harman) June 2012 (known
as the Hanman Guidance) and Financial viability in planning, RIGS guidance note, 1st edition
(GN 94/2012) which was published during August 2012 (known as the RIGS Guidance).

The methodology was presented at a consultation event or
was a unanimous consensus that it was appropriate to fopl

Viability Testing - Outline Methodoiogy

June 2015 event and there

th^ Harman Guidance.

D11. There is no statutory technical guidance on h^^o go abo^^abiiity testing. We have
therefore followed the Harman Guidance, "^^^ilabiiity and co^^^and are matters at the
core of viability for any property developmen^The format of the typica^aluation, which has
been standard for as long as land has been tradedfor development is:

— Developmenip^lue

(The combined^i^^^e comple^^velopment)

creating the margin

(Gonsfmction +fee^finance charges)

residuabValue

D12. The resul^^he calculation^licates^and value, the Residual Value. The Residual Value
is the top !ih%of what ade^bper codl^ offer for a site and still make a satisfactory profit
margin.

D13. It is well recognised

D14.

jt'esting that the developer should be rewarded for taking the
risks of development. '"W^SfpRF terms this the 'competitive return'. The essential balance
in viability testing is around the land value and whether or not land will come fonward for

development. The more policy requirements and developer contributions the planning
authority asks for the less the developer can afford to pay for the land. The purpose of this
study is to assess the effect of GiL and to quantify the costs of the Gouncil's various policies
on development and then make a judgement as to whether or not land prices are squeezed
to such an extent that, in the NPPF context, that the Development Plan is put at 'serious risk'
or, in the context of the GIL Guidance, whether development is 'threatened' to such an

extent that the Plan is not delivered.

The meaning of 'competitive return* is at the core of a viability assessment. The RIGS
Guidance includes the following definition:
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D15.

D16.

D17.

D18.

D20.

Competitive returns - A term used in paragraph 173 of the NPPF and appliedto 'a willing land
owner and willing developer to enable development to be deliverable'.A 'Competitive Retum' in
the contextof land and/or premises equates to the Site Value as defined by this guidance, i.e.
the Market Value subject to the following assumption: that the value has regard to development
plan policies and all other material planning considerations and disregards that which is
contrary to the development plan. A 'Competib've Retum'in the context ofa developerbringing
fonfl/ard development should be in accordance with a 'market risk adjusted return' to the
developer, as defined in this guidance, in viably deliveringa project.

CIL is not calculated by some pre-determlned formula. The assessment of viability as
required under the NPPF and the CIL Regulations is a quantitative and qualitative
assessment based on professional judgment. The basic viability methodology involves
preparing financial development appraisals for a representative range of sites and actual
sites and using these to assess the effect that CIL may^J^h development viability. The
sites were modelled based on the sites being taken fon/va^Si the new Plan.

HDH used a bespoke viability testing model designed^n(
r "

specifically for area
The purpose of the

model used by
those companies, organisations and peopie^^^lved in property devel^i^ent. The purpose
is to capture the generality and to provide high^el^advic^aassist the'i^cil in assessing
the deliverability of the Detailed Policies and Site^^n,^^^ set CIL.

wide viability testing as required by the NPP^^d CIL Regu®ii^s.
viability model and testing is not to exactlyAi^r any particuia^SsIn

Appraisal Assumptions

The detailed assumptions and the soiirces from^ljich they^^drawn are set out in the CIL
ted here. %Viability Study and

Planning Po. Reauiremehts

'W.these pol^s.
D19. The principl^^uirements

Modelled sne%.

The purpose of this sti^^ to^^^^the deli^pbility development set out in the new Plan
® development

the context of their impact
the cumulative impact of

relation'̂ to affordable housing and developer contributions.

Arange of sites (reside^^pn^ non-residential) have been modelled to be representative of
development that is anticipated to come forward in the new Plan. Specifically these are
based on the Site Allocations Document which includes 39 Allocation sites, on about 25ha of
land and with a capacity of just under 2,881 new homes. Over 80% (2.350 units) of these
units are on the Chesterton Strategic Site. The reminder is distributed across the District.
The Council has also identified 19 Reserve sites on about 48ha of land with a capacity 732
units. The Allocations and Reserve sites are set out in Appendix 6 of the report. The
emerging Plan also includes allocations of about 25ha of employment land and a further
4.5ha of Reserve employment land. This sites are listed in Appendix 7.

Appraisal Results
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D21. The appraisals use the residual valuation approach - that is, they are designed to assess
the value of the site after taking into account the costs of development, the likely Income
from sales and/or rents and an appropriate amount of developers' profit. The payment
would represent the sum paid in a single tranche on the acquisition of a site. In order for the
proposed development to be described as viable, It is necessary for this value to exceed the
value from an alternative use.

D22.

D23.

The results of the appraisals will be compared with the Alternative / Existing Use Values in
order to form a view about the likely viability of different levels of CIL. However, it does not
automatically follow that, if the residual value produces a surplus over the alternative use
value benchmark, the site Is viable. The surplus needs to be sufficiently large to provide an
Incentive to the landowner to release the site and cover a^^^^er appropriate cost required
to bring the site forward for development. We have as&r^d that for brownfield sites a
figure of 20% over and above the EUV / AUV shoul(li^^ffiiclent to provide an incentive to
the landowner to dispose of their site and make therTt^vaiiaol^or development.

The treatment of greenfield sites has been separate sed on our knowledge
of rural development and from working wItSpmers, landowners an||their agents together
with the representations of developers, we ha^^^ade afurper adjustm^tfor the greenfield
sites tested. We have added afurther £475,000^a to ^ff^ this premi^^We have also
added this amount to sites that weneloreviously pad^c^^^

D24. The methodology used reflects ave^c^^S^able upli^^a landowner selling agreenfield
site with consent for development. In^ ev^^tohe gran^plannlng consent they would
receive over ten time^^^^^ue of the befor^^^pnsen^^s granted. Using existing
use value plus a been '\^el^^p'epte^elsewhere Including the recent
Inspector's report^^ghe LondmMayor's^lI«fhas b^^used In similar studies in 40

other studies. carried out

authority areas, carfie^out by t^ professiopals undertaking this study and in numerous
%ptb.e®lEs, •

D25. This^^oach is als^^ongl^^ocatedir^^^amian Guidance and the more recent draft
PPG^pese state thaf^pslder^;i of an appropriate Threshold Land Value needs to take
accounn^^e fact that ^uAe Plan^^cy requirements will have an Impact on land values
and landown%expectations»

D26.

a.

b.

The resulting re^jal land for the mix of affordable housing are as required by
current policy - 4C^^fordl^^housing on greenfield sites and 30% affordable housing on
brownfield sites of 6^^more<1jnits. For each development type we have calculated the
Residual Value. The re^^ables are colour coded the results using a simple traffic light
system:

GreenViable - where the Residual Value per hectare exceeds the Indicative Viability
Threshold Value per hectare (being the Existing Use Value plus the appropriate
uplift to provide a competitive return for the landowner).

Amber Marginal - where the Residual Value per hectare exceeds the Existing Use
Value or Alternative Use Value, but not Viability Threshold Value per hectare.
These sites should not be considered as viable when measured against the test
set out - however, depending on the nature of the site and the owner, they may
come forward.
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c. Red Non-viable - where the Residual Value does not exceed the Existing Use Value
or Alternative Use Value.

D27. The results are set out and presented for each site and per hectare to allow comparison
between sites. To understand the extent that sites can bear developer contributions over
and above the requirements for affordable housing and other policy requirements. Multiple
appraisals have been run to explore the ability to bear CIL:
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Table 13.4 Residual Value compared with Viability Thresholds
Affordable - Brownfield sites 30%, Remaining areas 40% - range of CIL Contributions

9 §

S >

® (O rw CD

Source: CDC Whole Plan and CIL Viability Assessment, January 2016

Using Viability Evidence to set CIL

D28. The CIL Viability Study sets out the methodology used, the key assumptions adopted, and
the findings, and has been prepared as a first step towards assisting the Council with the
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development of CIL and to engage with stakeholders. The CIL Guidance requires
stakeholder engagement - particularly with members of the development industry. The
findings of this report do not determine the rates of CiL, but are one of a number of factors

that the Council may consider when setting CiL. In setting CiL there are three main

elements that need to be brought together:

• Evidence of the Infrastructure Requirements

• Viability Evidence

• The input of stakeholders

ViabHitv Evidence - Rates and Zones

D29. The viability evidence set out in the CiL Viability Study^^®il's been prepared in line with
the viability sections of the PPG, with the Harman Guidance and the RiCS Guidance and

D30.

having taken the comments of consultees into

evidence base for the setting of CiL.
is therefore an appropriate

Through the CIL process, and taking into^ceount all the matter^set out above, it was
decided that:

CiL is required to fui^ infrastructurq^^H^^Wtaken into a^^nt the other
sources of finance th^^^ a 'funding^ '̂̂ and CiL could niike a useful
contribution to fund the^Ti^ructure requiS|to support the development most
t-u t ♦ ^ ^ 'm *• i t n,likely to come fonward prioi^o the^^option of thqpew Local Plan.

b. Affordable

the delive fra^^cture. ^
The CoiJ^^nd its p^ners hav^ '̂̂ n successful in securing capital funding for
infrastructui^ut ther^^ains asi^ificant 'funding gap'.

tould bei^ref
%iplea-

,to have diff^^tial
iesirable.

remains'̂ ouncil^feity.but tH^Council also puts weight on

'keep things simple' and

that it was appropriate

It was agreed that a fine grained approach was not

m_is aq^litative and a quantitative process. CiL is not calculated
throug^^redetemiped formula. The Council is required to 'strike' the balance
between'̂ Uh^msirabiiity of funding from CiL ... the ... cost of infrastructure
required to the deveiopment of its area, ... and (b) the potential effects
(taken as a whole) of the imposition of Cli on the economic viability of

development across its area.
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