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Author: 

 
This document has been prepared by Chris Barfield B.Sc. 

Chris graduated from Aston University in 1970 with an honours degree in Building Economics and 
Measurement. Since then he has been continuously employed in the building and contracting 
industry in Warwickshire and the West Midlands and still works, part time, as a cost consultant. 

He became an Associate of the Royal Institute of Chartered Surveyors shortly after graduating and a 
Fellow of the institute in 1986. He has now retired from the institute but continues to provide a 
consultancy service to developers and contractors. 

Chris joined A C Lloyd Ltd in 1991 and remained with them until retirement age. The majority of his 
consultancy work since retirement has been with A C Lloyd Ltd. This company was formed in 1948 
and is a leading housebuilder in South Warwickshire as well as a successful commercial developer. 
During the 26 years spent here Chris has worked on appraisals, viabilities and detailed cost analyses 
of many housing and commercial developments and has obtained a comprehensive understanding 
of the processes required to buy and develop sites.  
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Background 

The Lodge Farm proposed development first appeared in Rugby’s Draft Local Plan in the summer of 
2016 shortly after the issue by the Department for Communities and Local Government’s paper 
entitled “Locally-led Garden Villages, Towns and Cities” dated March 2016. Lodge Farm, Policy DS10, 
was described as a “garden village” in the September 2016 Draft Local Plan. Rugby Borough Council 
applied for funding for Lodge Farm but it was not one of the sites selected by DCLG.  

As a Garden Village site of 1,500 units it is at the minimum for qualification with a size range in the 
Government’s paper of 1,500 to 10,000 units.  One off infrastructure costs, on a pro-rata basis, are 
at their most expensive for smaller developments. The viability of this site has always been a 
concern. Its remote location will inevitably lead to high costs for the provision of all services and 
drainage. The cost of connecting Lodge Farm to a sustainable and effective transport system has 
never been tested. 

Lodge Farm lies entirely within the boundaries of Grandborough Parish. Rugby Borough Council 
made no contact or entered into any consultation with Grandborough Parish Council prior to Lodge 
Farm being included in the Draft Local Plan. 

The ability of Lodge Farm to provide the required level of affordable housing has also been a concern 
and when this was discussed with Rugby’s Principal Planning Officer, Rob Back, there was an 
acknowledgement from him that affordable housing would probably not be possible on this site. 

The site promoters have offered Long Marston Garden Village near Stratford upon Avon as a 
comparable site. They are developers for part of that site. The two sites are completely different, 
with Long Marston, being a former air base, having much of the infrastructure already on site. 
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Comments and Clarifications to Dixon Searle Partnership Viability Assessment 

 
The viability testing exercise carried out by Dixon Searle Partnership has been done in accordance 
with standard construction industry procedures for producing residual land values. It requires no 
further clarification regarding methodology but does need clarification regarding specific site 
information and this section deals with those clarifications. 

The Dixon Searle report concludes that the three strategic sites reviewed separately in appendix IIa 
do not allow for the provision of a CIL charge to these sites as the outcomes, assuming acceptable 
land values and levels of developer’s profit, do not generate positive values for CIL costs. 

This document is only concerned with the comments that affect the Lodge Farm development, policy 
DS10 in Rugby’s submitted plan. When reference is made to the Strategic  Site appraisal this is to the 
one carried out by Dixon Searle  for a 1500 unit residential Greenfield location,  based on 30% 
affordable housing and with a 20% private housing profit and 6% affordable housing profit. This is 
considered to be the most realistic combination and includes affordable housing at the levels 
required in the submitted plan. This appraisal appears in Dixon Searle’s appendix IIa and a copy of 
this development appraisal (5 pages) is attached in Appendix 1 to this document, for ease of 
reference. 

Some clarification is required relating to the stated profit values. From the way in which the 
appraisal has been produced it would seem that the developer is due to make over £62m clear profit 
from this development. This is not correct. In fact, this allowance covers the contribution towards 
overheads as well as a profit figure. All development companies have head office and, for some 
companies, regional office costs which must be covered by the projects they undertake. 

 
Overheads are typically in the region of 7.50% to 10.00% of turnover, depending upon the 
company’s efficiency. Company overheads have to be met and the true residual profit from a 
development is based on the open market sales. In the amended appraisal in Appendix 2, the 
overheads and profit values have been separated. The overheads figure is shown as 9% on turnover 
and the profit figure is shown as 12.5% of the open market sales figure. Whilst the overall value is 
very close to that included by Dixon Searle, it is a more realistic and informative representation. 
 

i. The first financial clarification relates to the base construction costs. These are set out is 
clause 2.8.1 of Dixon Searle’s submission. In that clause there is a table of construction costs 
and the cost/m² for mixed use housing is stated as £1010.00/m². This is based on RICS 
figures adjusted for Rugby area. In the following clause 2.8.2 it states that the building costs 
in clause 2.8.1 do not include external works and it goes on to suggest that an addition of 
between 5% to 15% has been added to the appraisals to cover external works. No such 
addition has been made in the Appraisal Summary for external works.  

 
Based on the suggested range of additions that should be made for external works it would 
seem sensible to add 10% to the base cost (this being the mid-point of the suggested range). 
The overall construction cost rate should, therefore, be £1111.00/m² not £1010.00/m² as 
used in the appraisal.  
 
The current build cost used by A C Lloyd for their mixed use housing is £1114.00/m² and this 
is based on live developments in Leamington Spa. (The supporting document for this cost 
calculation is confidential but can be supplied to the inspector if required). Based on the 
suggested range addition for external works the A C Lloyd figure is 10.30% above the RICS 
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base figure and within the 15% upper limit noted by Dixon Searle in clause 2.8.2.  This would 
suggest that the appraisal has been under costed. 
 
(increase arising from this adjustment: £14,089,508) 

 

 

ii. The second clarification relates to the contingency addition. This is stated in clause 2.8.5 of 
Dixon Searle’s submission to be 5% of build cost which is a normal developer allowance. In 
the Appraisal Summary for Lodge Farm this appears as 3% but in all other appraisals in 
Appendix IIa it is correctly shown as 5%. It would appear that this is both a typographical and 
mathematical error. 

 
(increase arising from this adjustment: £3,522,575) 

 

 

iii. The third clarification relates to the section 106 additions. These are listed after the 
contingency and site works allowances in the Appraisal Summary and include libraries, GP 
surgery, Warwickshire Police off site and on site, sustainable design and construction and 
primary school. It is noted that no allowance has been made towards the cost of the South 
West Spine Road that is planned to alleviate traffic congestion in Dunchurch. The decision to 
make no allowance is clearly stated in clause 2.13.7 of Dixon Searle’s report.  
 
As Lodge Farm will contribute directly to the traffic problems in Dunchurch, as set out in 
policy DS10 of Rugby’s Local Plan, this seems to be an illogical omission. The s106 list is also 
missing allowances for bus services, secondary education, hospitals, sports facilities, off site 
open space and on site open space. The last item, on site open space, bearing in mind that 
Lodge Farm will have over 50 hectares of amenity and public land, including 15 hectares of 
woodland, should be a sizeable commuted sum, a value necessary to cover the on-going 
maintenance. 
 
Experience from A C Lloyd’s housing projects at Chesterton Gardens and Oakley Grove 
indicates a level of section 106 contributions averaging £15,000 per plot which are typical in 
Warwickshire County. In Rugby area A C Lloyd are involved with the Coton Park East site and 
the preliminary s106 costs there are £20,750 per plot excluding contributions for hospitals, 
biodiversity offsetting and indoor sports facilities. Whilst this site is still subject to final 
agreement it does indicate the level of s106 required in the borough.  A copy of the s106 
summary for A C Lloyd’s site at Coton Park East (575 houses) is included in Appendix 3. 
 
As the valuing of section 106 costs is far from an exact practice and all figures will be subject 
to discussion and agreement with the developer it would be prudent to increase the s106 
level to £22,500,000 (£15,000 per plot) for Lodge Farm. Bearing in mind that the site will not 
support a separate CIL charge a realistic level of s106 costs should be allowed for. 
 
(increase arising from this adjustment: £10,917,483) 
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Corrections to Viability Assessment 

There are three main corrections that need to be added to the cost figures for the Lodge Farm 
Development Appraisal and these are described in the “Comments” section above. They are not the 
only corrections that need addressing in the report but do represent the principal cost items. One 
could argue that the Harman Report, which forms the basis for the £20,000 per plot infrastructure 
allowance, is now over 5 years old and that that figure should be reviewed to reflect increased costs 
in construction during the intervening period. This adjustment has not been made. 

 
1. External works addition     14,089,500 
2. Contingency correction       3,522,375 
3. Section 106 adjustment     10,917,483 

 

An adjusted Appraisal Summary is included in Appendix 2. The altered figures are shown highlighted. 
This document follows the pattern of Dixon Searle’s appraisal and it contains the same assumed land 
value and developers overheads and profit allowance. Incorporating the above cost increases, 
together with the minor adjustments to fees and finance, which are linked to construction costs, it 
results in a theoretical net loss of just over £30m. 

There are two figures within the appraisal where this theoretical loss could be compensated. They 
are land value and developer’s overheads and profit. In the case of land value a reduction of £30.0m 
would take the land value to below £10m or less than £80,000 per hectare. This is far lower than the 
minimum value suggested by Dixon Searle and unlikely to be acceptable to the site vendors. In the 
case of developer’s overheads and profit, a reduction of £30.0m would take the return on the open 
market housing down to 2% which would not be acceptable to any responsible development 
company. 

Viability appraisals should never be optimistic. Sales values too high or costs too low will generate 
residual land values and return expectations that cannot be achieved. A viability appraisal should 
always be realistic and err on the side of caution. 
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Market Values 

 

 
The Option Agreement 

An option agreement exists between the developer for Lodge Farm and the landowners. There are 
four, or possibly five, separate families who own the land that is identified in policy DS10. The terms 
and conditions of the option agreement have not been made public. 

It would be very unusual for an option agreement to be based on Residual Land Value calculations. It 
is far more likely that the agreement is for the land to be valued at Open Market Valuation figures 
and that it will be bought in a series of packages linked to layout and progress. With the site 
proposed for development over a period of almost 20 years, starting in 2023, the method of land 
valuation needs to be structured to reflect changing values relating to market conditions as each 
tranche of land comes forward to meet the programme. When there are four, or maybe five, 
landowners and a phased site purchase over a long period the option agreement must be a very 
complex document. There are numerous opportunities for conflict in the administration of such an 
agreement. 

There will be a minimum price per hectare in the agreement. Dixon Searle, in their report, suggest 
that this is unlikely to be less than £250,000 per hectare. 

There will probably be an overage clause in the agreement which deals with the way in which the 
vendors are paid should the planning permission change from that envisaged in the Local Plan or 
after agreement of the initial planning permission. Clearly if the number of houses increases over the 
proposed 1500 units the vendors will want compensating accordingly. 

The option agreement will also be based on an “acceptable” planning permission. We must presume 
that a permission based on Policy DS10 in the Local Plan is acceptable. 

All option agreements have provision for an adjudicator should the parties fail to reach agreement. 

 

 
Market Values 

In this response document we can only be concerned with current market conditions for house and 
building land values.  

Dixon Searle have carried out a wide research exercise for house sales figures and concluded that a 
current open market sales value of £3000/m² is correct. Looking at a number of new housing 
schemes now in progress the sales figures can be easily checked. Four sites have been looked at 
representing an arc of development locations all within 10 miles of Lodge Farm. These are the 
Redrow site at Cawston, the Morris Homes site at Dunchurch, the Taylor Wimpey site at Stockton 
and the David Wilson Homes site at Long Itchington. The sales figures vary from £2800/m² at 
Cawston to £3150/m² at Long Itchington. The mid-point figure of £3000/m² proposed by Dixon 
Searle is verified by these new homes sales figures. 
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Current open market land values are far more difficult to check and verify. This is widely discussed in 
section 8 of Dixon Searle’s report. They note, in their table 17c on page 97 of Appendix III, that the 
net developable area in the Promoter’s Vision Document for Lodge Farm is 43 hectares. That is 
incorrect. It is 48.9 hectares with a further 2 hectares noted as Rural Enterprise area. There is no 
mention of a Rural Enterprise area in the Local Plan so this extra piece could well become housing 
land. The site needs an area of around 50 hectares of net developable land to produce a density of 
30 units/hectare. A density above that would be inappropriate for a new Main Rural Settlement in 
the middle of open countryside. 

In paragraph 8.35 of the Dixon Searle report they note the land value figures produced by the 
government, Housing and Communities Agency, at £1,500,000 per hectare for the Rugby area. This is 
a figure which excludes social housing and which is based on a detailed planning permission being in 
place. It is also based on the net developable area. A detailed planning permission would be required 
to trigger the option agreement and would, therefore, be applicable in this instance. Assuming that 
the social housing element contributes nothing towards the land value, the governments figure 
should be discounted by 30% to a value of £1,050,000/hectare. For a 50 hectare net developable site 
area that would generate a land value of £52,500,000. That figure is, in all probability, closer to the 
vendors’ aspirations than the value of around £38,000,000 arrived at in Dixon Searle’s appraisal.  
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Conclusion 

This response to Dixon Searle’s Development Appraisal document has demonstrated omissions from 
the cost allowances for Lodge Farm, highlighted potential difficulties with the site option agreement 
and provided a more realistic value for the site. 

Dixon Searle clearly point out that their appraisal is not one that can be relied on to make 
commercial decisions for the site but the conclusion of these findings must be that Lodge Farm is not 
viable as set out in the submitted Local Plan. To make the site viable there would need to be changes 
made to the proposals. These could include a reduction, or omission, of affordable social housing; an 
increase in the number of units proposed for the site; a reduction to the programme period to less 
than 10 years or a mixed combination of these changes. Only access to the developer’s own viability 
appraisal will give answers to those questions. 

Developers will maintain an interest and enthusiasm for the site in the knowledge that once 
accepted into the approved plan Lodge Farm will become “fair game” and will strengthen their 
ability to push through the changes necessary to make the site viable.  

It is unfortunate that the developer’s appraisal has not been made available for comment. Release of 
that, together with an outline programme of works and the option agreement would allow a 
genuine examination of the site’s viability. Without that information being made available and 
tested there must remain a big question mark over the future of this site. 

Whatever changes are made, they would be at variance with the Local Plan proposal and, therefore, 
imply that the Local Plan, as presented, is not sound.  

 



 

 

 

APPENDIX 1 

 

Rugby BC Strategic Sites 

 

Dixon Searle appraisal for a 1500 unit residential greenfield site 

The appraisal is based on 30% affordable housing provision, nil CIL, 20% profit on open market 

housing and 6% profit on affordable housing. 

The appraisal appears inn Appendix IIa of Dixon Searle’s Viability Assessment Report 



 Rugby BC - Stategic Sites 

 1,500 Unit Residential Greenfield 
 30% Affordable Housing 
 Nil CIL 
 20% Profit Private / 6% Profit AH 

 Development Appraisal 
 Dixon Searle Partnership 

 12 October 2017 



 APPRAISAL SUMMARY  DIXON SEARLE PARTNERSHIP 
 Rugby BC - Stategic Sites 

 Summary Appraisal for Phase 1 All Phases 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price  Gross Sales 

 Market Housing  1050  97,650.00  3,000.00  279,000  292,950,000 
 Affordable Housing  450  41,850.00  1,500.00  139,500  62,775,000 
 Totals  1,500  139,500.00  355,725,000 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 225  300  67,500  67,500 

 Investment Valuation 

 Current Rent  67,500  YP  @  5.0000%  20.0000  1,350,000 

 GROSS DEVELOPMENT VALUE  357,075,000 

 Purchaser's Costs  (78,975) 
 (78,975) 

 NET DEVELOPMENT VALUE  356,996,025 

 NET REALISATION  356,996,025 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price (104.00 Ha  365,187.75 pHect)  37,979,525 

 37,979,525 
 Stamp Duty  1,889,976 
 Agent Fee  1.50%  569,693 
 Legal Fee  0.75%  284,846 

 2,744,516 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Market Housing  97,650.00 m²  1,010.00 pm²  98,626,500 
 Affordable Housing  41,850.00 m²  1,010.00 pm²  42,268,500 

 This appraisal report does not constitute a formal valuation. 

  Project: Z:\Jobs & Enquiries\CONFIRMED JOBS\Strategic Projects\16422 - Rugby LP re-tender\Appraisals June17\Strategic Sites\Lodge Farm\1,500 Unit - 30% AH - Base.wcfx 
  ARGUS Developer Version: 7.50.001  Date: 12/10/2017  



 APPRAISAL SUMMARY  DIXON SEARLE PARTNERSHIP 
 Rugby BC - Stategic Sites 

 Totals  139,500.00 m²  140,895,000  140,895,000 

 Contingency  3.00%  4,226,850 
 Site Works & Infrastructure  1,500.00 un  20,000.00 /un  30,000,000 
 Libraries  15,321 
 2 GP  1,272,926 
 Warwicjshire Police Off Site  122,280 
 Warwickshire Police OnSite  354,090 
 Sustainable Design & Construction  2.00%  2,817,900 
 Primary School  1.00%  7,000,000 

 45,809,367 

 PROFESSIONAL FEES 
 Professional Fees  10.00%  17,089,500 

 17,089,500 
 DISPOSAL FEES 

 Marketing & Sales Agent Fees  3.00%  8,788,500 
 Sales Legal Fee  1,500.00 un  750.00 /un  1,125,000 

 9,913,500 

 MISCELLANEOUS FEES 
 AH Profit  6.00%  3,766,500 
 Market Profit  20.00%  58,590,000 

 62,356,500 
 FINANCE 

 Debit Rate 6.000%, Credit Rate 0.000% (Nominal) 
 Land  37,871,927 
 Construction  2,336,154 
 Total Finance Cost  40,208,081 

 TOTAL COSTS  356,995,989 

 PROFIT 
 36 

 Performance Measures 
 Profit on Cost%  0.00% 
 Profit on GDV%  0.00% 
 Profit on NDV%  0.00% 
 Development Yield% (on Rent)  0.02% 
 Equivalent Yield% (Nominal)  5.00% 

 This appraisal report does not constitute a formal valuation. 

  Project: Z:\Jobs & Enquiries\CONFIRMED JOBS\Strategic Projects\16422 - Rugby LP re-tender\Appraisals June17\Strategic Sites\Lodge Farm\1,500 Unit - 30% AH - Base.wcfx 
  ARGUS Developer Version: 7.50.001  Date: 12/10/2017  



 APPRAISAL SUMMARY  DIXON SEARLE PARTNERSHIP 
 Rugby BC - Stategic Sites 

 Equivalent Yield% (True)  5.16% 

 Rent Cover  0 mths 
 Profit Erosion (finance rate 6.000%)  0 mths 

 This appraisal report does not constitute a formal valuation. 

  Project: Z:\Jobs & Enquiries\CONFIRMED JOBS\Strategic Projects\16422 - Rugby LP re-tender\Appraisals June17\Strategic Sites\Lodge Farm\1,500 Unit - 30% AH - Base.wcfx 
  ARGUS Developer Version: 7.50.001  Date: 12/10/2017  



 SENSITIVITY ANALYSIS REPORT  DIXON SEARLE PARTNERSHIP 

 Rugby BC - Stategic Sites 

 Table of Land Cost and Land Cost 
 Sales: Rate pm² 

 Construction: Rate pm²  -750.00 pm²  -500.00 pm²  -250.00 pm²  0.00 pm²  +250.00 pm²  +500.00 pm²  +750.00 pm²  +1,000.00 pm² 
 -15.000%  (£5,570,894)  (£20,498,064)  (£35,344,989)  (£50,144,366)  (£64,925,121)  (£79,701,828)  (£94,467,035)  (£109,223,426) 

 858.50 pm²  (£5,570,894)  (£20,498,064)  (£35,344,989)  (£50,144,366)  (£64,925,121)  (£79,701,828)  (£94,467,035)  (£109,223,426) 
 -10.000%  (£1,416,178)  (£16,412,341)  (£31,279,491)  (£46,097,375)  (£60,882,631)  (£75,663,337)  (£90,434,963)  (£105,196,501) 

 909.00 pm²  (£1,416,178)  (£16,412,341)  (£31,279,491)  (£46,097,375)  (£60,882,631)  (£75,663,337)  (£90,434,963)  (£105,196,501) 
 -5.000%  £3,140,123  (£12,306,042)  (£27,202,310)  (£42,042,768)  (£56,840,211)  (£71,620,889)  (£86,399,350)  (£101,166,593) 

 959.50 pm²  £3,140,123  (£12,306,042)  (£27,202,310)  (£42,042,768)  (£56,840,211)  (£71,620,889)  (£86,399,350)  (£101,166,593) 
 0.000%  £8,275,344  (£8,167,687)  (£23,117,231)  (£37,979,525)  (£52,793,807)  (£67,578,398)  (£82,359,147)  (£97,133,461) 

 1,010.00 pm²  £8,275,344  (£8,167,687)  (£23,117,231)  (£37,979,525)  (£52,793,807)  (£67,578,398)  (£82,359,147)  (£97,133,461) 
 +5.000%  £13,760,097  (£4,006,158)  (£19,026,657)  (£33,905,619)  (£48,740,559)  (£63,535,994)  (£78,316,657)  (£93,096,156) 

 1,060.50 pm²  £13,760,097  (£4,006,158)  (£19,026,657)  (£33,905,619)  (£48,740,559)  (£63,535,994)  (£78,316,657)  (£93,096,156) 
 +10.000%  £21,167,892  £234,954  (£14,906,770)  (£29,821,518)  (£44,678,985)  (£59,490,140)  (£74,274,259)  (£89,054,915) 

 1,111.00 pm²  £21,167,892  £234,954  (£14,906,770)  (£29,821,518)  (£44,678,985)  (£59,490,140)  (£74,274,259)  (£89,054,915) 
 +15.000%  £29,269,355  £5,151,469  (£10,764,485)  (£25,736,428)  (£40,607,876)  (£55,437,890)  (£70,231,777)  (£85,012,524) 

 1,161.50 pm²  £29,269,355  £5,151,469  (£10,764,485)  (£25,736,428)  (£40,607,876)  (£55,437,890)  (£70,231,777)  (£85,012,524) 
 +20.000%  £37,370,817  £10,481,353  (£6,594,691)  (£21,635,789)  (£36,525,805)  (£51,378,181)  (£66,186,550)  (£80,970,042) 

 1,212.00 pm²  £37,370,817  £10,481,353  (£6,594,691)  (£21,635,789)  (£36,525,805)  (£51,378,181)  (£66,186,550)  (£80,970,042) 

 Sensitivity Analysis : Assumptions for Calculation 

 Sales: Rate pm² 
 Original Values are varied in Fixed Steps of £250.00 

 Heading  Phase  Rate  No. of Steps 
 Market Housing  1  £3,000.00  4 Up & Down 
 Affordable Housing  1  £1,500.00  4 Up & Down 

 Construction: Rate pm² 
 Original Values are varied by Steps of 5.000%. 

 Heading  Phase  Rate  No. of Steps 
 Market Housing  1  £1,010.00  4 Up & Down 
 Affordable Housing  1  £1,010.00  4 Up & Down 

 This appraisal report does not constitute a formal valuation. 

 Project: Z:\Jobs & Enquiries\CONFIRMED JOBS\Strategic Projects\16422 - Rugby LP re-tender\Appraisals June17\Strategic Sites\Lodge Farm\1,500 Unit - 30% AH - Base.wcfx 
 ARGUS Developer Version: 7.50.001  Report Date: 12/10/2017 



 

 

 

APPENDIX 2 

 

Rugby BC Strategic Sites 

 

Recalculated appraisal for a 1500 unit residential greenfield site 

The appraisal is based on 30% affordable housing provision, nil CIL, 20% profit on open market 

housing and 6% profit on affordable housing. 

This appraisal is based on pages 2 and 3 of the Dixon Searle appraisal in Appendix 1 but incorporates 

the cost increases noted in this document. 



APPRAISAL SUMMARY October 2017

Adjusted Appraisal Summary 

Lodge Farm Garden Village Development COST VALUE

REVENUE

NET DEVELOPMENT VALUE (as Dixon Searle Appraisal, Appendix 1) 356,996,025

OUTLAY

ACQUISITION COSTS
Residualised Price (104.00 Ha @ 365,197.75/Ha) 37,979,525

37,979,525
Stamp Duty 1,889,976
Agent Fee 1.50% 569,693
Legal Fee 0.75% 284,846

2,744,516
CONSTRUCTION COSTS

Construction
Market Housing 97,650 m² 1,010.00 98,626,500
Affordable Housing 41,850 m² 1,010.00 42,268,500
External Works 139,500 m² 101.00 14,089,500

154,984,500

Contingency 5.00% 7,749,225
Site Works and Infrastructure 1500 Nr 20,000.00 30,000,000
Section 106 costs 22,500,000

Libraries 60,249,225
2 GP
Warwickshire Police Off Site
Warwickshire Police On Site
Sustainable Design & Construction
Primary School
Highways (South West Spine Road)
Bus Services
Secondary Education
Hospitals
Sports Facilities
Open Space (Off Site and On Site) C/F 255,957,766 356,996,025



B/F 255,957,766 356,996,025

PROFESSIONAL FEES
Professional Fees (10% on Construction Costs and Infrastructure) 18,498,450

DISPOSAL FEES
Marketing & Sales Agent Fees 3.00% 8,788,500
Sales Legal Fee 1500 Nr 750.00 1,125,000

9,913,500

MISCELLANEOUS FEES
AH Profit 6.00% 3,766,500
Market Profit 20.00% 58,590,000

62,356,500

FINANCE
Debit Rate 6.00%
Land 37,871,927
Construction 2,611,119

40,483,046

TOTALS: 387,209,262 356,996,025
387,209,262

LOSS: -30,213,237



 

 

 

APPENDIX 3 

 

Rugby BC Strategic Sites 

 

Table of preliminary section 106 costs for Coton Park East. 

These costs relate to 575 units on that site. 



In summary- S106 requirements for Rugby Borough Council.

Item Requirement

Education £5,420,000 plus land
Libraries £12,586
Hospitals TBC
GP Surgery £124,789
Policing £80,000 or on-site police office
Bus Service £450,000
Highways £600,000
Public Rights of Way £35,000
Sustainable Travel Packs £43,125
Biodiversity Offsetting TBC
Open Space (on-site) 3.47 ha (inc SuDs) or 1.62 (exc SuDs)
Open Space (off-site) £810,346
Open Space (TBC) £4,360,348
Indoor Sports Facilities TBC

TOTAL £11,936,194
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