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Warwick District Community Infrastructure Levy Examination 

Statement of Richborough Estates Limited – ID 70557 

In Respect of Issues 2 and 3  

 

Introduction 

 

1. By way of context, Richborough Estates Limited objected to the to the Community 

Infrastructure Levy: Draft Charging Schedule (Jan/Feb 2017).  The basis of the objection 

was that Site H51, which is a housing allocation in the emerging Warwick Local Plan, was 

included in CIL Charging Zone D rather than Zone A.  Hampton Magna and the housing 

site allocated at Arras Boulevard (Site H27) were included in Zone A whereas Site H51 was 

not.  This was an illogical and inconsistent approach to adopt.   

 

2. Richborough Estates also objected to the Table of Modifications to Draft CIL Schedule 

(CIL3), specifically Mod 2.  Rather than extend CIL Charging Zone A to Site H51 as sought 

by Richborough Estates, Mod2 has, for a reason based solely upon an objection from 

Budbrooke Parish Council, included Hampton Magna and Sites H27 and H51 within CIL 

Charging Zone D (CIL2).  

 

Issue 2 - Questions 2.3 and 2.4 

 

3. In response to Question 2.4, Richborough Estates contend that there is no viability 

evidence to justify the transfer of Hampton in Magna from CIL Charging Zone A to D.  What 

evidence there is, including the background documents, supports Hampton Magna and the 

housing allocations being retained within CIL Charging Zone A. 

 

4. The full basis of Richborough Estates’ objection to Mod2 and why Hampton Magana was 

appropriately included in CIL Charging Zone A is contained in the representations which 

have been submitted and are available to the Examination.  However, in summary, the key 

points arising from the representations are: 

• A conscious decision based upon the viability evidence must have originally been 

taken to include Hampton Magna and Site H27 in CIL Charging Zone A.  It cannot 

have been an oversight or error and is not claimed as such by Warwick District 

Council. 
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• It appears that the Parish Council’s case for the transfer of Hampton Magna from 

CIL Charging Zone A to D was just based upon this settlement being treated the 

same as other rural settlements within Budbrooke Parish without any specific 

consideration of viability (CIL15 page 20). 

• There is no detailed commentary provided by the District Council to justify the 

change on vaibaility grounds (e.g. CIL13 and CIL15). 

• Hampton Magna is not identified in Table 4.4.3 of the Community Infrastructure 

Levy: Viability Study (2016 Updated) (CIL7) as a settlement within the rural area 

of a ‘Higher Value’.  Other settlements within both the Parish and Ward of 

Budbrooke are of a ‘Higher Value’. 

• The Viability Study (CIL7) records schemes located in Warwick and the surrounding 

lower value rural areas are unlikely to be able to make substantial CIL contributions 

as well as making a meaningful affordable housing contribution.  A rate of £70 per 

square was, therefore, recommended.  Hampton Magna is part of the lower value 

rural area. 

• Based upon data provided by the Rightmove website, the average sales value at 

Hampton Magna is £221/sq ft which is well below the ‘Higher Value’ for the rural 

area assumed in the Viability Study (i.e. £393/sq ft).  At Hampton Magna, 

residential properties are cheaper than other settlements within Budbrooke Parish 

and Ward.  Therefore, it is reasonable to assume that the land values are lower 

than at the other near-by rural settlements.  

• The average house price for the typical dwelling size and type at Hampton Manga 

is less than Warwick according to Rightmove and Zoopla.  The average house price 

in Warwick is currently indicated by to be circa £293,000 and Hampton Magna 

£273,000 (Rightmove).  

• The available evidence indicates that Hampton Magna should be within CIL 

Charging Zone A and not Zone D. 

 

5. Although acknowledged to be crude because they do not include matters such as 

finance/debit costs, two tables are attached as Appendix 1 to this Statement that to seek 

to illustrate the impact of the difference in applying either the CIL Changing Zone A or D 

rates to Site H51 at Hampton Magna.   

 

6. The emerging Local Plan identifies the site could accommodate 115 dwellings and this 

figure is adopted.  Generally, the tables have sought to stick as closely as possible to the 
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assumptions adopted in the Viability Study but vary in the following ways based upon the 

current knowledge of Richborough Estates: 

• The sales revenue for market housing is adopted form the analysis undertaken as 

part of the objection to Mod2. 

• The income from the affordable housing is based upon recent comparable land 

sales by Richborough Estates. 

• The base construction cost is less than £105/sq ft assumed in the Viability Study 

again based upon information from similar sized greenfield sites known to 

Richborough Estates. 

 

7. In the simplistic and illustrative form presented in the tables it is evident that applying CIL 

Charging Zone D would reduce the attractiveness to a landowner to sell Site H51 for 

housing because the benchmark return indicated in the Viability Study, even at the lower 

end of the range, would not be achieved (i.e. £250,000 per hectare over a 5-hectare site).  

The return could be achieved with the application of CIL Charging Zone A. 

 

8. There can, of course, be variations to the inputs identified in the tables (number and size 

of dwellings, changes to the sales revenue or construction costs, account being taken of 

debt financing, abnormal costs and various financial contributions for off-site works (e.g. 

£1,500 per dwelling)), but the fundamental point remains that Hampton Magna is not a 

‘Higher Value’ rural settlement because its sales values are more comparable to Warwick 

and this directly affects viability and which CIL Charging Zone should be applied.   

 

9. Richborough Estates is seeking an amendment to the CIL Zone Map (CIL2) which includes 

Hampton Magna and the 2 allocated housing sites within CIL Charging Zone A which would 

substantially reflect the original proposals of the District Council. 

 

Issue 3 - Question 3.2 

 

10. Without the inclusion of Hampton Magna and Sites H26 and H51 within CIL Charging Zone 

A then there is a question mark whether the 40% affordable housing target sought by the 

emerging Local Plan at this settlement will be achieved.  This will be a matter or a planning 

application when the inputs and other variables to a full viability assessment will be known. 
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Appendix 1 



Site H51- Lloyd Close Hampton Magna, Illustrative Valuation Exercise for CIL Purposes Only

CIL Charging Zone A Rate Applied

Site Size 5 hectares Total Number of Units 115

Site Size 12.355 acres Market Housing 60%

Developable 9 acres Affordable Housing 40%

Coverage (gross) 14886 sq ft/acre

Notes

Sales Revenue No. Units Sq Ft (95% of gross) Sales Rate sq ft Gross Sales Value

Market 69 83576.25 £221.00 £18,470,351.25

Affordable Rented 80% 37 34960 £121.55 £4,249,388.00 basis for income split 55% of market value

Affordable Intermediate 20% 9 8740 £143.65 £1,255,501.00 basis for income split 65% of market value

Total Income £23,975,240.25

Margin/Profit £4,024,363.59 16.79% Blended

Market 20% £3,694,070.25

Affordable (revenue based) 6% £330,293.34

Construction Costs Sq Ft Gross Rate sq ft

Market sq ft 87975 £90.00 £7,917,750.00

Affordable sq ft 46000 £90.00 £4,140,000.00 1275.0 sq ft 1211.3 sq ft

Total sq ft 133975 £12,057,750.00 1000.0 sq ft 950.0 sq ft

Other Costs Based Upon Construction Costs

Contingency 5% £602,887.50

Part L Costs 6% £723,465.00

External Works 15% £1,808,662.50 £3,135,015.00

Other Construction Costs

Garages - market 69 £10,000 £690,000 £690,000

Site Specific Planning Obligations & Abnormals

Haul Road £0.00

Sewer Diversion £0.00

CIL (sq m market homes) £70 8172.9 £572,101.43

S106 Other £0.00

S278 Costs £0.00

£0.00

£0.00

£0.00

£0.00 £572,101.43

Professional Fees based on Construction Costs

Other Professionals 10% £1,205,775.00

£1,205,775.00

Marketing and Disposal Fees

Market Units 0.00% £0.00

All Marketing Costs 3% £719,257

Sales Agent Market 0.00% £0.00

Sales Agent AH 0.00% £0.00

All legal fees 0.50% £119,876.20

Legal Fees Market £0 £0

Legal Fees AH 0.00% £839,133.41

Finance Costs None Assumed

Finance Costs 6% £0.00

Total Costs £18,499,774.83

Residual Before Acquisition Costs £1,451,101.83

Acquisition Costs

Residual Land Price rounded £1,359,000.00

Stamp Duty 5.00% £67,950.00

Agents Fees 1% £13,590.00

Legal Fees 0.80% £10,872.00

Average Land Price per hectare £271,800.00

Gross Units Size Net Unit Size Internal 95%



Site H51- Lloyd Close Hampton Magna, Simplified Illustrative Valuation Exercise for CIL Purposes Only

CIL Charging Zone D Rate Applied

Site Size 5 hectares Total Number of Units 115

Site Size 12.355 acres Market Housing 60%

Developable 9 acres Affordable Housing 40%

Coverage (gross) 14886 sq ft/acre

Notes

Sales Revenue No. Units Sq Ft (95% of gross) Sales Rate sq ft Gross Sales Value

Market 69 83576.25 £221.00 £18,470,351.25

Affordable Rented 80% 37 34960 £121.55 £4,249,388.00 basis for income split 55% of market value

Affordable Intermediate 20% 9 8740 £143.65 £1,255,501.00 basis for income split 65% of market value

Total Income £23,975,240.25

Margin/Profit £4,024,363.59 16.79% Blended

Market 20% £3,694,070.25

Affordable (revenue based) 6% £330,293.34

Construction Costs Sq Ft Gross Rate sq ft

Market sq ft 87975 £90.00 £7,917,750.00

Affordable sq ft 46000 £90.00 £4,140,000.00 1275.0 sq ft 1211.3 sq ft

Total sq ft 133975 £12,057,750.00 1000.0 sq ft 950.0 sq ft

Other Costs Based Upon Construction Costs

Contingency 5% £602,887.50

Part L Costs 6% £723,465.00

External Works 15% £1,808,662.50 £3,135,015.00

Other Construction Costs

Garages - market 69 £10,000 £690,000 £690,000

Site Specific Planning Obligations & Abnormals

Haul Road £0.00

Sewer Diversion £0.00

CIL (sq m market homes) £195 8172.9 £1,593,711.11

S106 Other £0.00

S278 Costs £0.00

£0.00

£0.00

£0.00

£0.00 £1,593,711.11

Professional Fees based on Construction Costs

Other Professionals 10% £1,205,775.00

£1,205,775.00

Marketing and Disposal Fees

Market Units 0.00% £0.00

All Marketing Costs 3% £719,257

Sales Agent Market 0.00% £0.00

Sales Agent AH 0.00% £0.00

All legal fees 0.50% £119,876.20

Legal Fees Market £0 £0

Legal Fees AH 0.00% £839,133.41

Finance Costs None Assumed

Finance Costs 6% £0.00

Total Costs £19,521,384.52

Residual Before Acquisition Costs £429,492.14

Acquisition Costs

Residual Land Price rounded £402,000.00

Stamp Duty 5.00% £20,100.00

Agents Fees 1% £4,020.00

Legal Fees 0.80% £3,216.00

Average Land Price per hectare £80,400.00

Gross Units Size Net Unit Size Internal 95%


