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Introduction

The Derbyshire County Council Developer Contributions’ Protocol is a
tool for use by developers and borough and district councils and the
Peak District National Park Authority (local planning authorities). It sets
out the County Council's expectations for contributions towards
infrastructure and services required to support growth and development
in Derbyshire.

A fundamental aspect of achieving sustainable development as
promoted in the Council Plan, Derbyshire’s Sustainable Community
Strategy and the Derbyshire Infrastructure Plan, is that any necessary
infrastructure and services should be in place at the right time to serve
the development that requires them and that new development should
also minimise its impact on the environment and mitigate any losses or
damage to an existing community or environmental resource.

It may be possible to make residential development proposals
acceptable through the use of planning conditions. Where this is not
the case, it may be necessary to use developer contributions (planning
obligations) to mitigate the impacts of a development proposal. For the
purposes of this protocol, ‘developer contributions’ therefore means
planning conditions; financial contributions (monies secured through
Section 106); maintenance payments; and the direct provision of
services, infrastructure, land and buildings.

As local planning authorities, it is the borough and district councils and
the Peak District National Park Authority that deal with nearly all
planning applications. However, for new residential development, it is
the County Council and other providers that are responsible for the
provision of much of the infrastructure and services which can face
extra demand resulting from such development.

This Protocol focuses on priorities that could potentially require funding,
either wholly or in part, by developer contributions. Strategic services
and infrastructure that are covered by this Protocol include (this list is
not exhaustive):

Local Authority collected waste;

Broadband;

Countryside including Public Rights of Way and Greenways;
Libraries;

Education;

Adult care and Wellbeing;



Biodiversity (refer to the Derbyshire Wildlife Trust);
Archaeology (refer to the County Council’s Archaeologist);
Landscape character (refer to the local planning authority);
Flood and water management (refer to the Highway Authority);
Travel planning (refer to the Highway Authority)

Highways (refer to the Highway Authority)

Health (refer to the Derbyshire Primary Care Trust);

¢ Fire and Rescue (refer to Derbyshire Fire and Rescue Service);

The Protocol does not cover other contributions that may be sought by
local planning authorities for local infrastructure and services (such as
affordable housing, public art and open space) or those that may relate
to a specific area where separate policies may already be in place
regarding developer contributions (such as the National Forest or River
Mease Catchment).

This Protocol should be used as a guidance tool for the development
industry and local planning authorities. It helps ensure that the County
Council’s expectations and costs are taken into account at the earliest
opportunity during the planning policy and application process.

Funding - Developer Contributions
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The Derbyshire Infrastructure Plan identifies priorities that need to be
delivered to address the needs of our communities and to
accommodate future growth and development. There are many
programmes, initiatives and funding streams that can be used to
finance infrastructure and provide services. These should be used
wherever possible to meet the needs of existing communities and
address existing deficits. The Derbyshire Infrastructure Plan identifies
many of these potential sources of funding.

This Protocol provides guidance on the County Council’s expectations
for developer contributions. Developer contributions cannot fund
everything. The need for contributions will be assessed on a case by
case basis and, in line with legal requirements, contributions will only
be sought where they directly relate to the impact of new development.
The use of Section 106 planning obligations is prescribed by the
Community Infrastructure Levy (CIL) Regulations and the National
Planning Policy Framework. Obligations must be:

e necessary to make the development acceptable in planning terms;
e directly related to the development;
o fairly and reasonably related in scale and kind to the development

The CIL Regulations restrict the use of Section 106 planning
obligations. When local planning authorities introduce the Community
Infrastructure Levy (CIL) or from 2014 (whichever comes first), no more
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than five Section 106 obligations dating from April 2010 can be pooled
and used to provide an individual project or type of infrastructure.

The County Council expects local planning authorities to integrate
requirements for developer contributions in their Local Plans (Core
Strategies) and relevant supporting documents. In the absence of an
up to date adopted Local Plan or if it is impracticable to review an
adopted Core Strategy, the County Council would like to see this
Protocol endorsed by local planning authorities. This is especially
important if local planning authorities are not planning to introduce CIL.

In August 2012, the Government consulted on proposals for the
renegotiation of planning obligations. Currently, local planning
authorities are encouraged on a voluntary basis to enter into
renegotiations on planning obligations and signatories to Section 106
agreements can request a renegotiation after five years. The
Government’s proposal is that signatories to Section 106 agreements
will be able to formally request reconsideration of all planning
obligations agreed prior to 6 April 2010 (effectively removing the
current five year threshold). The purpose of this is to assist in bringing
forward stalled development where obligations were agreed in more
buoyant market conditions.

This proposal does not mean that obligations should be reduced
arbitrarily or the terms automatically adjusted. It does not provide a
reason to permit unsustainable development and the resultant
obligation must be justified and still be sufficient to make the
development acceptable in planning terms. Should local planning
authorities enter into renegotiation of Section 106 agreements, either
voluntarily or on receipt of a formal request from signatories, the
County Council should be involved in these negotiations so that
requirements for strategic infrastructure can be given full consideration
to ensure that development remains acceptable in planning terms.

Community Infrastructure Levy
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Local planning authorities are currently preparing their Local Plans.
These are informed by Infrastructure Delivery Plans which set out what
services and infrastructure are needed to deliver the Local Plan
strategy. The Infrastructure Delivery Plans also identify funding
requirements, and crucially, any funding gaps. They are critical pieces
of evidence for the CIL.

CIL is a potential source of funding for strategic infrastructure and
service delivery. CIL is a tariff-based approach to developer
contributions which will ensure that all development pays towards the
cost of providing the infrastructure that is needed to support the
development of the area. It will allow the cumulative impact of growth to
be addressed.
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The amount to be paid will be set out in advance in a CIL Charging
Schedule, which will be examined by a Planning Inspector at an
Examination in Public. The Charging Schedule will be assessed in
terms of viability. This means that everyone will understand the costs in
advance of a planning application being submitted; it is a fairer and
more transparent approach than Section 106 Agreements and other
similar types of developer contributions which are negotiated on a case
by case basis.

Regulation 123 Lists will set out what infrastructure will receive funding
from CIL. CIL should not be used to wholly fund infrastructure. CIL is a
gap funding mechanism and should only be used where other
mainstream sources of funding have been exhausted. The funding
gap is the cost of providing the infrastructure needed minus any other
funding from mainstream sources. Setting CIL rates should be about
achieving a balance between the funding gap and viability.

The County Council is not a ‘charging authority’ and will not have a CIL
Charging Schedule. However, the County Council can be a ‘collecting
authority’ and receive funding from CIL charged by local planning
authorities in order to fund strategic infrastructure and services e.g.
transport, Local Authority collected waste, education etc.

The amount that could be raised in Derbyshire will depend on local
planning authorities’ take-up of CIL and the rate they decide to set. In
setting their CIL rate, local planning authorities should have regard for
viability and local market conditions including the cost to developers of
contributing to affordable housing and other developer contributions.

The County Council has set out in the Derbyshire Infrastructure Plan
strategic priority projects that could be funded by CIL. The County
Council would like to see these strategic priority projects reflected in
Local Development Frameworks, local Infrastructure Delivery Plans,
Community Infrastructure Levy Charging Schedules, and CIL
Regulation 123 Lists.

This Protocol is intended to be used specifically in relation to
negotiating and securing developer contributions through Section
106 Agreements and other similar types of contributions that are
negotiated and secured on a case-by-case basis.

Process
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The process for the County Council’s involvement in negotiating and
securing developer contributions is set out in the flow chart overleaf.
The process is intended to streamline existing practices and avoid
duplication of work between County Council departments. The Principal
Planner — Developer Contributions (shown as DC on the flow diagram)
will act as a single point of contact for the County Council. Where
possible communication should be via electronic format (email).



Pre-application
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Planning application

Local planning authority (LPA) contacts DC (and/or Highway Engineers)
DC contacts relevant services

DC creates monitoring record

DC supports services in compiling comments and any discussions

DC communicates response to LPA (e.g. letter, meeting)

(Highways send their separate response and copy it to DC)

DC updates monitoring system

....\f.......\

A

y

Permission and
S.106 Agreement

J
LPA notifies DC of relevant applications \
DC (and Highway Engineers) consult weekly application lists

DC contacts relevant services and creates/updates monitoring record
DC compiles response, communicates response to LPA and
undertakes any subsequent negotiations

Property Services’ support on viability available if required

(Highway engineers send their statutory response and copy to DC)
DC updates monitoring system

A

y

Implementation

R YA

DC (and Highway Engineers) involve legal services as necessary

LPA sends DC copy of completed Agreement

(Highway Engineers send DC copy of any completed Agreements)

DC sends relevant services copy of Agreement

DC updates monitoring system with details of contributions secured; any
relevant trigger points and lead service contacts

DC passes details to County finance, finance codes created

J

A\

Reporting

A

DC monitors sites for trigger points (commencement, completion and \
occupation of development)
When trigger point reached, developer pays contribution
LPA either spends contribution as per S.106 Agreement or
LPA passes contribution to County as per S.106 Agreement
DC informs service of receipt of contribution
LPA and/or service informs DC of

o When the contribution has been allocated

o When the contribution has been spent

o What the contribution has been spent on and by whom
DC updates database and passes information to finance
Finance update their records as required
Any unspent contributions returned to local authority

DV

AN

DC collates annual reports setting out
o Total contributions requested
Total contributions secured
Total contributions spent
What the contributions have been spent on
Any outstanding contributions not yet received
Any unspent contributions and what we are doing with them
Information will be given by district, by service and by infrastructure )

O O O O O




Pre-application
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The County Council recognises the benefits to all parties of pre-
application discussions which speed up decision-making and provide
clarity. Developers are strongly encouraged to engage in discussions
and meetings with local planning authorities (involving the County
Council where appropriate) prior to submitting planning applications.

The County Council does not consider it acceptable for developers to
commit to pay enhanced purchase prices for land in the expectation
that they can then use this to minimise the developer contribution
requirements. Developers should therefore take into account the
County Council’'s expectations set out within this Protocol when
negotiating the price of land and entering into commitments to
purchase sites. Developers may be asked to provide financial
information to local councils through a standard economic viability
appraisal which may be subject to examination by the local planning
authority and/or County Council’s Corporate Resources.

Local planning authorities should notify the County Council Principal
Planner - Developer Contributions of any pre-application discussions or
meetings relating to planning applications, pre-application inquiries and
development briefs which may be of relevance to County Council
departments at the earliest opportunity.

It is suggested that development schemes of 10 dwellings or more
(major applications) should be notified, although the local planning
authority should use its judgement, with reference to the thresholds set
out below, in considering whether a scheme is relevant to the County
Council. Smaller thresholds may be used if the local planning authority
feels it is appropriate to do so. Notification should be accompanied by
sufficient information to identify the site of the proposal (location plan),
and the type and nature of the proposed development.

The County Council Principal Planner - Developer Contributions and/or
officers from County Council departments may wish to attend meetings
between the local planning authority and the developer or their agent.
The County Council Principal Planner - Developer Contributions will be
responsible for contacting County Council services to ensure that
relevant County Council officers have the opportunity to be involved in
pre-application meetings and discussions.

Application submitted
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Local planning authorities should notify the County Council Principal
Planner - Developer Contributions of applications that may be relevant
to County Council services at the earliest opportunity.

It is suggested that development schemes of 10 dwellings or more
(major applications) should be notified, although the local planning
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authority should use its judgement, with reference to the thresholds set
out below, in considering whether a scheme is relevant to the County
Council. Smaller thresholds may be used if the local planning authority
feels it is appropriate to do so. Notification should be accompanied by
sufficient information to identify the site of the proposal (location plan),
and the type and nature of the proposed development.

The County Council Principal Planner - Developer Contributions (and
also the County Council’s Highway Engineers) will proactively search
for relevant planning applications via the local planning authorities’
online ‘weekly lists’. Again, a threshold of 10 dwellings or more will be
used as a general rule, although a judgement will be taken and the
County Council may wish to be involved in smaller applications.

The County Council Principal Planner - Developer Contributions will be
responsible for contacting County Council services to ensure that
relevant County Council officers have the opportunity to provide a
response in good time. Relevant County Council officers will provide
comments on potential service and infrastructure implications arising
from the proposed development and any mitigation and/or developer
contributions that may be required as a result.

The County Council County Council Principal Planner - Developer
Contributions and the County Council’'s Highway Engineers will liaise to
ensure that responses back to local planning authorities are broadly
consistent. The Highway Engineers will ensure any relevant
correspondence is copied to the County Council Principal Planner -
Developer Contributions and vice versa.

Derbyshire County Council Corporate Resources department can offer
support to development management staff in local planning authorities
with evaluating financial appraisals submitted by developers in support
of applications. Further information is provided at page 9 below.

Legal Agreements

34

35

Local planning authorities are responsible for securing developer
contributions via a legal agreement e.g. Section 106 Agreements. The
County Council is hopeful that by setting out its priorities clearly in this
Protocol and by providing guidance to local planning authorities during
the planning process, its service requirements can be reflected in final
legal agreements.

However, it is acknowledged that the decision on what contributions
will be sought and what will be included in a final legal agreement
rests with the local planning authority and that there may be
circumstances (for example where a development would not be viable
as a result of developer contributions) where the priorities set out in this
Protocol cannot be adequately reflected.
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The cost of preparing and securing legal agreements will normally be
met by developers. In other cases, the County Council and local
planning authorities will separately be responsible for the costs relating
to their own specific service requirements.

The County Council would seek to be co-signatories to legal
agreements. For example where the County Council has land interests
or where the County Council will have monitoring obligations (for
example in relation to travel planning) as a result of a Section 106
Agreement.

Following negotiation, copies of legal agreements should be sent to the
County Council Principal Planner - Developer Contributions for
scrutiny. Legal agreements should include clear timescales and trigger
points for the payment and collection of contribution(s).

After agreement, a copy of the document should be sent to the County
Council Principal Planner - Developer Contributions. A copy of the
Agreement will then be forwarded to the relevant County Council
service and the County Council’s legal and finance departments. The
County Council’s records will be updated.

Implementation
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Timing of contributions will vary, but broadly, payment should be made
at a time that enables the provision of the service that is being funded
at the time when it is needed. Developers will pay and local planning
authorities will collect the contribution(s) as per the trigger points set
out in the legal agreement.

The County Council will consider the use of, and encourage local
planning authorities to consider the use of, flexible trigger points for
payment of contributions. For example, contributions could be phased
and collected in instalments, or collected towards the end of a
development. In some circumstances, a flexible approach to payment
trigger points could help ensure developments remain viable.

Local planning authorities will then inform the County Council Principal
Planner - Developer Contributions that the contribution has been
collected. All financial contributions received should be monitored; clear
records of when the contribution has been spent and what it's been
spent on should be kept and the information passed on to the County
Council Principal Planner - Developer Contributions so the County
Council’s records can be updated.

In some circumstances, the contribution may be passed directly to the
County Council in which case the County Council Principal Planner -
Developer Contributions will record receipt of the contribution. County
Council services will inform the County Council Principal Planner -
Developer Contributions when the contribution has been allocated and
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spent and what is has been spent on so the County Council’s records
can be updated.

Any contributions that remain unspent at the end of the time period
specified in the legal agreement may be repaid to the developer upon
their written request.

Monitoring and Reporting

45

46

The County Council Principal Planner - Developer Contributions will
prepare annual reports setting out what contributions have been
secured by the County Council, what contributions have been spent
and on what, any outstanding contributions yet to be collected, and any
outstanding contributions yet to be spent. For contributions yet to be
spent, an indication of what they will be spent on will be included.
Where possible information will be given by district, service and
infrastructure type. The monitoring information and annual reports will
be available to share with local planning authorities as required.

The County Council, as the Highway Authority, will provide a separate
response dealing specifically with highway and transport matters.
Whilst the County Council’'s highway service may be involved
separately in negotiations on developer contributions, the County
Council Principal Planner - Developer Contributions will share
information with the highway team (and vice versa) and will monitor all
progress on developer contributions, including any funding secured and
spent in relation to highway and transport matters.

Policy Consultations
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The County Council Principal Planner - Developer Contributions will
contribute to responses to policy consultations such as Local
Development Frameworks, site briefs, design statements and
masterplans where the County Council’s Policy and Monitoring team in
Environmental Services has determined a response is required. The
County Council Principal Planner - Developer Contributions will ensure
that any implications relating to developer contributions are reflected in
policy responses, and in doing so will engage officers from relevant
County Council services as required.

Viability

48

Derbyshire County Council Property Services has developed a financial
appraisal spreadsheet to assess the Developer Contributions’ Protocol
to ensure that it is realistic and deliverable. Rather than examine
specific real-life sites, a typology approach has been used to test a
selection of sites. Two hypothetical sites in each district have been
tested — one in the main market town/urban area and one in the rural
hinterland. A snapshot of the spreadsheet tool is at Appendix A.
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The spreadsheet tool has been used to look broadly at the impact that
different factors may have on the viability of a scheme including values
and costs such as developer’s profit, finance and borrowing, marketing
costs, construction costs and land prices. The figures are indicative
and use up to date market information on property transactions and
conversations with estate departments in the County Council and
district and borough councils, and various estate agents.

This protocol provides a view on what can potentially be delivered. It is
recognised that current (2012) market conditions are still very difficult,
particularly in certain parts of the county. However, it must be
acknowledged that the viability of development schemes in different
locations will change over the long-term, as markets rise and fall. Any
negotiations on developer contributions must be carried out in the
context of current market conditions prevalent at the time that the
planning application is being considered.

Where developers claim that the scale and/or range of contributions
sought would be too burdensome, inappropriate, not justified or
otherwise unreasonable, the onus should be on the developer to make
a convincing case to support their argument. The developer may be
requested to submit a full financial appraisal in support of their
application.

Derbyshire County Council Corporate Resources department can offer
consultancy support to local planning authorities’ development
management teams in evaluating financial appraisals that are
submitted by developers in support of planning applications, particularly
where developers are arguing that developer contributions would make
a scheme not viable. Financial appraisals can be tested and tailored
appraisals produced, using the financial appraisal spreadsheet tool.

10
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As the Highway Authority, Derbyshire County Council must be
consulted as a statutory consultee on highway matters and will provide
a separate response relating specifically to highways and transport
matters.

Local planning authorities have service level agreements with
Derbyshire Wildlife Trust and the County Council’s Archeologist to
provide advice on ecological and archaeological issues. These service
level agreements should be used to obtain advice on request.

All other County Council services may be covered in a corporate
response that will be prepared and provided by the County
Council Principal Planner - Developer Contributions.

The presumption is that developers will provide facilities themselves
either on-site or off-site. However, there will be times when the County
Council wishes or needs to provide certain infrastructure or services
themselves. In this situation, it may be necessary for the County
Council to receive land and/or a financial contribution (commuted sum)
in lieu of the developer providing the facilities themselves. The most
appropriate mechanism for delivering the required infrastructure would
need to be assessed and negotiated on a site by site basis.

The provision of infrastructure and services may give rise to ongoing
maintenance costs, especially where ownership and responsibility is
passed on to the County Council. In these circumstances, the County
Council may also seek financial contributions towards ongoing
maintenance, normally as a one-off payment equivalent to the cost of
10 years of maintenance. Where developers retain responsibility for a
facility, they will be expected to ensure proper maintenance and this
should be set out in the legal agreement.

Where Community Infrastructure Levies are not adopted, Councils may
choose to pool contributions from up to 5 schemes in order to address
the cumulative impact of developments. In these circumstances, the
cost of the infrastructure will be split proportionately and equitably
between developers. Where infrastructure is provided to deal with
cumulative impacts before all developments have come forward, later
developers may still be required to contribute to the relevant proportion
of the costs of infrastructure. Pooling could take place between
developments and across local authorities where there are cross-
boundary impacts.

Where possible, this Protocol sets out thresholds, charge levels and
formulae. These formulae are not a tariff but to provide a starting
point for negotiation between local planning authorities and
developers. These formulae should be reflected early on in the
development management process to provide developers with

11
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certainty. However all contributions will be assessed on a site by
site basis. It is acknowledged that each development proposal will
have different circumstances, and priorities may vary according to local
need, viability, the site, and central and local government guidance.

The level of contribution sought may change as a result of inflation,
legislation, government advice, new development plans, and other
changes to service priorities and infrastructure requirements.
Consequently, the Protocol will be reviewed regularly and the Plan
updated as necessary.

The negotiation of developer contributions is a matter for the local
planning authority and the final decision rests with the local planning
authority. However, the County Council is, in many cases, the
infrastructure or service provider, and is often subjected to additional
costs as a result of new development and pressure on its services. It is
therefore suggested that the County Council’s priorities for future
investment in infrastructure and service provision are taken into
account by local planning officers and reflected in negotiations
wherever possible.

Summary of Requirements

62 The following table provides an indication of the level of contributions
that may be required. This table is not a set tariff - requirements will
be negotiated and determined on a site by site basis and may differ
from the indicative list below.

Service Threshold Level

From £12.37 to £80.60 per dwelling

Local Authority
Collected Waste

10 dwellings or more

depending on capacity of affected
Household Waste Recycling Centre

Broadband

10 dwellings or more

On-site provision of fibre optic cabling as
part of development proposal design

Countryside

including Public
Rights of Way and

10 dwellings or more

Site by site assessment but indicative cost
of £60,000 per kilometre for new Greenway

Greenways
. . . Capital - £245.70 per dwelling
Libraries 10 dwellings or more Revenue - £36 per dwelling
Primary school - £2,279.80 per dwelling
Education 10 dwellings or more Secondary school - £2,576.42 per dwelling

Post-16 education - £1,117.67 per dwelling

Adult Care and
Wellbeing

Residential development likely to house
older or disabled people

Conditions to secure high quality design;
and on-site provision of accessible open
space and changing places toilets

12




Local Planning Authority to determine

Local Planning Authority to determine

% requirement for Landscape Character mitigation measures as per Landscape
- and Visual Amenity Assessment Character and Visual Amenity Assessment
Biodiversity Refer to Derbyshire Wildlife Trust for Refer to Derbyshire Wildlife Trust for advice

advice

Archaeology and the
Historic Environment

Refer to County Council Archaeologist
for advice

Refer to County Council Archaeologist for
advice

Flood and Water
Management

Refer to Highway Authority

Refer to Highway Authority

Travel Planning

Refer to Highway Authority

Refer to Highway Authority

Highways Refer to Highway Authority Refer to Highway Authority
Health Refer to Derbyshire Primary Care Trust Refer to Derbyshire Primary Care Trust for

for advice

advice

Fire and Rescue

Refer to Derbyshire Fire and Rescue
Service for advice

Refer to Derbyshire Fire and Rescue
Service for advice

Local Authority Collected Waste

¢ Financial via Section 106 Agreements
e (CIL for specific named interventions)

63 Nationally, current Government legislation is focused on maximising
the re-use and recycling of waste and diverting waste from landfill. The
County Council provides a large number of appropriate containers and
storage areas at Household Waste Recycling Centres (HWRC) to
maximise the amount of waste re-used or recycled that is delivered by
local residents.

64 Locally, the Derbyshire Joint Municipal Waste Management Strategy

objectives,

priorities and

targets focus on sustainable waste

management and use of resources. One aim of the strategy is to
manage waste in accordance with a hierarchy of prioritising re-use,
recycling and composting of waste in order to conserve energy and
resources. In light of this, new developments should be provided with
appropriate, easy, convenient and accessible methods of waste
management and recycling.

65 New residential development will place additional pressure on waste

services and result in an

increase

in the number of households

requiring disposal facilities and HWRCs. Combined with the complex
on-demand and varied nature of the waste received at HWRCs, it will

13




become increasingly difficult over time to maintain performance and a
good level of service, especially at busy and peak times.

66 The table below provides information on the current capacity of
Household Waste Recycling Centres (HWRC) in Derbyshire.
HWRC Current | Vehicle Capacity Requirement for Additional
Available Capacity and Potential for
Capacity Expansion
No current requirement for
additional capacity. If required in
Ashbourne Surplus Spa_ce for 14 parked . the future there is potential for
vehicles and 31 queuing . ;
expansion on County Council
owned land to the west
No current requirement for
. additional capacity. If required in
Bolsover Surplus Space for 24 + 2 dlsableq the future there is potential for
parked cars and 30 queuing )
expansion as part of Markham Vale
development
Former landfill site. Could
Over Parking for 8 vehicles and potentially expand subject to
Newhall . . . )
capacity 40 queuing on access road planning and infrastructure
constraints
Limited parking for 6 Redevelopment proposed, planning
Over . - . .
Glossop . vehicles on site and 3 permission obtained, but access
capacity : : i
outside of site constraints to overcome
Parking for 10 vehicles on Some potential to exoand b
Almost at | site and 15 on access road. P o pand by
Ilkeston : . . removing existing banking and
capacity Queuing on highway at peak . il
imes construction of a retaining wall
18 + 1 disabled parking
L Over spaces on-site and 15 on Possibility of expansion subject to
oscoe . . o :
capacity access road. Queuing on land acquisition and funding
highway at peak times
16 + 2 disabled parking
Chesterfield Al I|m|_t of | spaces on-site and 6 SPaces | \q potential for expansion
capacity on access road. Queuing on
highway at peak times
No current requirement for
20 parking spaces on-site additional capacity. If required in
Surplus and 3 spaces on access the future there is potential for
Waterswallows . : o oo
capacity road expansion on existing footprint if
capacity of the transfer station is
utilised
16 parking spaces on-site .
Northwood Surplu_s and 48 spaces on access No ggrrent reqw.rement for
capacity road additional capacity.
67 Where a HWRC is approaching capacity or at capacity, the Derbyshire

Infrastructure Plan highlights it as a priority project for CIL revenue.
However, in advance of local planning authorities adopting CIL and in
the case of other HWRCs, to make proposed residential development
acceptable in planning terms it may be necessary to secure developer
contributions via alternative mechanisms (for example Section 106
Planning Obligations) to deliver the additional capacity needed to
manage additional waste in a sustainable way.

14
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Derbyshire County Council will assess the demands that the proposed
development would have on existing HWRCs. The assessment will
identify which HWRC site the residents of a proposed development
would use, the capacity of that HWRC site, its relationship with the
proposed development, and the increased waste likely to be generated
by each additional household. Any request for contributions will be
directly related to the nearest HWRC to the proposed development.

Where Derbyshire County Council concludes that a site currently has
sufficient capacity to accommodate the proposed development, no
contribution will be sought. The capacity of HWRC sites will be kept
under review.

Where the proposed development is likely to result in a HWRC being
unable to accommodate additional waste, contributions will be sought
towards the provision of additional capacity at the nearest HWRC.
Measures to increase capacity could include, for example, providing
additional containers, or increasing the number or size of areas/bays at
the site. A contribution will be sought for proposed developments of 10
dwelling or more, at the following level per dwelling. This level is based
on an average household size of 2.34 persons and directly reflects the
current cost of providing additional capacity at a particular HWRC
including construction and land costs. Contributions will therefore be
fairly and reasonably related in scale and kind to the proposed
development.

HWRC

Level of contribution Current Status (requirement for additional
per dwelling capacity will depend on the scale and
location of proposed growth)

Ashbourne £64.27 No current requirement for additional capacity

Bolsover £28.24 No current requirement for additional capacity

Newhall £28.71 Potential requirement for additional capacity

Glossop £13.79 Redevelopment proposed

llkeston £39.33 Potential requirement for additional capacity

Loscoe

£12.37 Potential requirement for additional capacity

Chesterfield £21.56 Potential requirement for additional capacity

Waterswallows £17.33 No current requirement for additional capacity

Northwood £80.60 No current requirement for additional capacity

71

The County Council is currently considering new policies/initiatives to
deal with waste at the top end of the waste hierarchy, via the promotion
of waste minimisation and prevention. This work is being developed
through the joint Derby City and Derbyshire County Waste Plan.
Subject to final policies in the joint Waste Local Plan, developers may
be required to contribute towards this initiative.

15




Broadband

e On-site provision via Section 106 and Conditions
e (CIL for specific named interventions)

72 The map below shows the current availability of broadband.

‘:BDUK Basm Broadband map, Derbyshlre

h Division, Chief Executive’s Office, Derbyshire County Cou
STOE LS VSRR
ht and database rights [2012]. Gednance Sursy nooozzzs:] E
4
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New development should incorporate information communications
technology (ICT) infrastructure to enable the provision of superfast
broadband. This is to support the needs of residents and businesses
and to help secure the long-term economic competitiveness of the
county. As well as installing water and energy services for new
development, developers should also provide ICT infrastructure at the
outset.

Fibre optic cabling should be fully integrated within new major
residential development, at an approximate cost of up to £1000 per
dwelling. Retrofitting of ICT and communications infrastructure would
be a costly and unsatisfactory alternative. Where necessary, local
authorities should consider the use of conditions on planning
permissions to secure the provision of ICT infrastructure.

For example, the local planning authority could adapt and use the
following example wording as a condition on a planning permission to
require the installation of ICT infrastructure to enable the provision of
high-speed broadband services as part of the development.

“The use or occupation of the development authorised by this permission
shall not begin until the ICT infrastructure shown on the drawings hereby
approved and described in xxdocumentxx dated xxdaymonthyearxx has
been installed in accordance with those drawings and certified in writing as
complete by or on behalf of the local planning authority.”

The expectation is that when utility services such as water or electricity
are installed or when highway improvements are carried out, works are
coordinated so as to provide opportunities to install ducting for fibre
optic based technologies at the same time.

Countryside including Public Rights of Way and Greenways

[ ]
L J

L 2

77

78

On-site provision via Section 106 and Conditions
Financial via Section 106 Agreements
(CIL for specific named interventions)

Three Greenway Strategies have been developed to set out the
proposed opportunities for Greenway development across Derbyshire.
The Greenway Strategies can be viewed at
www.derbyshire.gov.uk/leisure/countryside/access/greenways/strategie
s These have been digitised in a GIS mapping data set.

The identified routes represent the best known opportunities at the time
of writing but are constantly updated as new opportunities arise. The
Strategies define the network based on a hierarchy of routes, Primary,
Secondary and Tertiary — similar to the A, B and C road network. All
carry equal weight of necessity but the primary routes show the long
distance route network, the secondary routes identify connected
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80

81

82

83

84

85

community circuits and the tertiary routes identify desirable links from
settlements onto the network.

Updates are constantly added to reflect changing opportunities for
Greenway provision and additional needs as identified. Collectively, at
the time of writing, 660km of proposed network has been identified that
could be achieved across Derbyshire, covering all districts within the
county. Many routes have fixed locations awaiting development whilst
numerous community links and network connections require further site
investigation or development opportunity.

The County Council may seek to secure financial contributions towards
enhancing existing or providing new green infrastructure including the
County’s Greenway network and Public Rights of Way. Contributions
may be sought where proposed development would impact on existing
infrastructure; where there are opportunities to enhance existing
networks; or where there are opportunities to provide additional new
infrastructure.

Delivery of much of the Greenway network is dependent on securing
funding through development and growth. With the recognised benefits
that Greenways provide for green space provision, travel planning and
community access on development sites, opportunities will be sought
to maximise network development with financial contributions.

Where development proposals would impact on existing Greenways,
for example where a route will be lost, suitable alternative provision will
be required to maintain the continuity of the network. Where no
alternative can be found, financial contributions will be sought to
mitigate the loss of the network.

Where development proposals have the potential to add to/enhance
the existing network or provide additional new infrastructure,
developers will be required to contribute towards the provision of
Greenways. Contributions will usually be required in the form of a
financial sum. Developers could also be required to provide a new
route or improve existing routes to County Council specifications.

Contributions could be spent on land acquisition and purchase;
landowner compensation; construction of routes; maintenance of
routes including any staff costs; and associated legal fees, as
appropriate. Developers may be required to enter into a ‘creation
agreement’ to set aside and dedicate land as a public right of way, to
safeguard a route once it has been completed.

To give an idea of cost the County Council estimates that provision of
new build Greenway costs £64,000 per kilometre. However, this does
not account for abnormal site costs such as major engineering
including extended earth works; provision of bridges or other
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structures; or land acquisition or landowner compensation. Contribution
requirements will therefore be assessed on a case by case basis.

Libraries

L 2

86

87

88

On-site provision via Section 106 and Conditions
Financial via Section 106 Agreements
(CIL for specific named interventions)

The County Council has a statutory responsibility to provide a
comprehensive and efficient library service. Where new residential
development impacts on libraries identified as Strategic Priority
Projects in the Derbyshire Infrastructure Plan; and/or where new
residential development creates additional pressure on service
provision, developer contributions may be sought for -capital
improvements to existing facilities and/or on-going revenue costs for
additional service provision.

Contributions will be sought from all new residential development
where development will result in a need for capital improvements. The
benchmark space standard is 30 square metres per 1000 population.
Construction and fit out costs will vary, but an average figure is £3,514
per square metre. This equates to a cost of £105,420 for the standard
30 square metres per 1000 population, or £105 per person. Assuming
an average household size of 2.34, this equates to £245.70 per
dwelling for capital investment in library facilities.

Where new development would result in additional active library users
and library visits, the County Council will seek a financial contribution
towards the on-going revenue cost of increased service provision for a
10-year period. Figures from the Chartered Institute of Public Finance
and Accountancy (2011) indicate that 21% of the population actively
uses public libraries and Derbyshire County Council figures show that
each active borrower makes an average of 20 library visits per year.
The cost of providing a library service in Derbyshire is £3.67 per visit.
Assuming an average household size of 2.34 persons and assuming
that 21% of new residents actively use public libraries and make an
average of 20 visits per year, this equates to approximately £36 per
dwelling per annum or £360 per dwelling for 10 years for on-going
revenue investment in library services.

Education

L 2

89

On-site provision via Section 106 and Conditions
Financial via Section 106 Agreements
(CIL for specific named interventions)

The County Council is obliged to provide a place for each child in the
normal area school. The County Council identifies the net capacity of
schools based on the current Number on Roll.
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The requirement for a financial contribution is based on the net
capacity and current number on roll, as well as projected pupil numbers
for the next five years. The County Council uses financial contributions
to provide additional primary, secondary and post-16 capacity (places)
to address basic need arising directly from new development. The
capacity and projected pupil numbers can be found in the Derbyshire
Infrastructure Plan.

Statistical information held by the Children and Younger Adults
Department regarding numbers on roll and pupil projections for a
school is accurate at that moment in time, but many and varying factors
impact on numbers and the situation can change very quickly.
Specifically, pupil projection information is a snapshot in time which is
indicative of trends which assist in planning pupil place requirements.
At any time during the year following publication of this data, families
may move into or out of a school’s normal area, the Head Teacher or
other staff may change, or OfSTED may publish a report which impacts
people’s perception of a school. These factors, amongst others, can
impact on pupil numbers and this, in turn, can change projection
trends. The data does NOT include the impact of any planned new
housing developments within the normal area of the school, and no
cognisance is taken of the approved planning permissions which may
be extant at that time. The admissions process for all schools leads to
a review of numbers at the beginning of each new term and the number
on roll can vary and therefore affect the projection data. Therefore, it is
imperative to consult the County Council (in line with the Developer
Contributions Protocol).

Where a development relates to a normal area with sufficient current
capacity, no financial contribution will be required. Where the
development relates to a normal area where there is sufficient current
capacity but where the proposed development would result in
insufficient capacity, a financial contribution will be required. Where the
development relates to a normal area where there is insufficient current
capacity, a financial contribution will be required.

Proposed development schemes of more than 1,000 dwellings will
normally require provision of a new 1-form entry primary school. The
requirement for developer contributions will be for the land and funding
to deliver a new primary school. Currently, a new 1-form entry primary
school costs approximately £6 - £8 million to build.

Proposed development schemes of more than 6,000 dwellings will
normally require provision of a new secondary school. The requirement
for developer contributions will be for the land and funding to deliver a
new secondary school. Currently, a new secondary school of 900
pupils costs approximately £20 million to build.
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95

The level of contribution required is determined using multipliers
provided by the Department for Education. These multipliers are based
on the Department for Education’s analysis of national building costs
per pupil adjusted to reflect regional variations in costs.

96 Contributions are used to deliver capital investment in sites and
construction costs for new schools; additional classrooms; and other
related facilities (including sports pitches and nature areas). Proposals
to redevelop an existing school site will normally trigger a requirement
for provision of a replacement school. The thresholds and level of
contribution required is shown below.

Per 100 Cost per Cost per | Cost per Cost per

dwellings pupil place | 1 dwelling | 10 dwellings | 100 dwellings
Primary school 20 places £11,399.01 | £2,279.80 | £22,798 £227,980
Secondary school | 15 places £17,176.17 | £2,576.42 | £25,764.20 | £257,642
Post-16 education | 6 places £18,627.90 | £1,117.67 | £11,167.70 | £111,677

Adult Care and Wellbeing

e On-site provision via Section 106 and Conditions
¢ Financial contribution via Section 106 Agreements

97

98

99

The County Council’s population is getting older, and new residential
development should be appropriately designed with sufficient
accessible amenity space, changing facilities and toilets to ensure that
older people and disabled people can retain their independence and
live at home for longer if they wish to do so. Retrofitting adaptations is a
costly and unsatisfactory alternative to adequate design measures
installed from the outset.

Where necessary, conditions following the example wording below
should be attached to planning permissions to ensure good quality and
appropriate design.

“The occupation of the development authorised by this permission shall
not begin until the accessible amenity space, changing facilities, toilets
and adaptation works shown on the drawings hereby approved and
described in xxdocumentxx dated xxdaymonthyearxx have been
completed in accordance with those drawings and certified in writing as
complete by or on behalf of the local planning authority.”

New major residential development is likely to impact on County
Council service delivery as a proportion of new residents may be older
people or disabled people who require Adult Care services. Proposals
for major residential development will be assessed on a site by site
basis to determine the likely impact on existing Adult Care facilities
and/or the need to provide additional new facilities. Where a
development will result in additional need for Adult Care services,
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financial contributions will be sought towards the enhancement of
existing or provision of new facilities. The need for and the level of
contribution will be determined on a site by site basis.

Landscape Character

100

101

102

103

Derbyshire has a varied and diverse landscape. Derbyshire County
Council and the Peak District National Park Authority have described
the key features and characteristics of the landscape through
landscape character assessment. More information about Derbyshire’s
landscape character can be found here
http://www.derbyshire.gov.uk/environment/conservation/landscapechar
acter/default.asp

New development should help reinforce landscape character, improve
design quality and create quality environments for people that deliver
multiple public benefits. All development proposals should include
consideration of siting, scale, design and landscape mitigation
measures.

Local planning authorities are responsible for determining whether a
landscape character assessment and a study of the visual impact on
the surrounding landscape is required. Local Planning Authorities can
use planning conditions and financial contributions to secure the
conservation, enhancement and management of existing landscape
character. Conditions and financial contributions can also be sought to
secure the creation, establishment and long-term management of
newly restored or created landscape schemes. Conditions and financial
contributions can also be sought to ensure that new developments are
integrated within the existing landscape character.

Long-term management plans (covering at least 10 years) should be
prepared for new development to identify the long-term objectives for
landscape mitigation where features and aspects of landscape
character are to be maintained, enhanced or created. The plans should
include annual programmes of management in detail for the first five
years and in outline for the next five years. Where necessary, these
plans should be secured using conditions on planning permissions.

Biodiversity

104

The Derbyshire Infrastructure Plan shows existing designated sites and
sites of ecological significance. The Peak District Biodiversity Action
Plan and the Lowland Derbyshire Biodiversity Action Plan identify
specific named actions required to halt the decline of biodiversity loss
and to start to address historic losses. The Derbyshire Infrastructure
Plan highlights these as strategic priority projects for potential CIL
revenue.
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105

Local Planning Authorities in Derbyshire have Service Level
Agreements with Derbyshire Wildlife Trust to provide planning advice
on ecological issues when requested. Where advice is required, details
of planning applications should be emailed to
ttaylor@derbyshirewt.co.uk.

Archaeology and the Historic Environment

106

The Derbyshire Infrastructure Plan states that there are over 9000 sites
and features of archaeological interest in the county. Local Planning
Authorities have Service Level Agreements with the County Council to
provide planning advice on archaeological issues when requested.
Where advice is required, details of planning applications should be
emailed to steve.baker@derbyshire.gov.uk.

Flood and Water Management

e On-site provision via Section 106 and Conditions
¢ Financial via Section 106 Agreements

107

108

109

As a Lead Local Flood Authority, the County Council is responsible for
the Local Flood Risk Management Strategy and should be engaged in
the development planning and development management process. The
County Council has prepared a Preliminary Flood Risk Assessment for
Derbyshire which can be used to inform the preparation of policies and
decisions on planning applications.

The Preliminary Flood Risk Assessment is required to be updated
every 6 years; however assessment of flood risk is continually evolving
as more data is made available and surface water modelling is refined.
This enables real time assessments of the cause and likelihood of
future flooding associated with potential development sites within
Derbyshire to be assessed and appropriate mitigation measures
considered.

Proposals for development will be assessed on a site by site basis to
determine whether the site is at risk of flooding and/or whether
development would result in an increased risk of flooding elsewhere.
On-site provision of appropriate mitigation works may be required.
Financial contributions towards appropriate relief, mitigation or
resilience schemes may also be required. The type and level of
contribution will be determined on a site by site basis. Further
information regarding flood risk is available by contacting Derbyshire
County Council’'s Transport Asset/Flood Risk Manager - emall
steve.mead@derbyshire.gov.uk or phone 01629 538577.

Travel Planning

110

Travel Planning will be dealt with separately by the Highway Authority.
Financial contributions may be required from developers to fund Travel
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Plan measures. Developers may also be required to contribute towards
the costs incurred by Derbyshire County Council in reviewing and
monitoring the Travel Plan and agreeing any adjustments or additional
measures that might be required. These monitoring costs are yet to be
agreed, but current estimates are £2,500 (or more for larger
developments) per year for five years. Further information can be
obtained from Derbyshire County Council’'s Sustainable Transport
Officer - email Richard.lovell@derbyshire.gov.uk or phone 01629
538192.

Highways

111

Health

Detailed and technical highway issues including on and off-site
mitigation measures will be dealt with separately by the Highway
Division, Environmental Services. For further information, contact the
Principal Engineer Development Control — email
graham.hill@derbyshire.gov.uk or phone 01629 538647.

¢ Financial contribution via Section 106 Agreements

112

113

114

Derbyshire County NHS Primary Care Trust’'s (PCT) service includes
medical, dental, optical and pharmaceutical services including 98 GP
practices; over 100 pharmacies and around 80 dental practices. More
information on current health services is available in the Derbyshire
Infrastructure Plan. The PCT is required to promote and maintain good
health of local neighbourhoods and individuals including addressing the
needs of future populations.

Large residential development will have an impact on the
demographics of the county and the availability and capacity of health
and social care premises. The PCT will consider the impact of
development on existing health facilities in the immediate area and the
potential to extend those facilities. Significant development or the
cumulative impact of several smaller developments may give rise to the
need for additional services and the provision of new facilities.

Derbyshire PCT has developed a model in conjunction with Derby City
PCT that estimates the cost of developing Primary Health Care
premises based on new integrated practices within the PCT’s
boundaries. The model is based on the average cost of an average GP
surgery with provision for dental and pharmacy services, and assumes
an average of 2.3 persons per household and an average of 1,800
patients per full time GP. The formula excludes legal costs and the
costs of acquiring the land and therefore applies to the extension of
existing practices. However, where a new building, or part of a
community integrated building is required, the cost of acquiring the site
would be an additional cost to the formula.
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116

Where extensions to existing practices are required, Derbyshire PCT
will seek financial contributions from developments of 5 dwellings or
more. The cost per patient is £222.85 which, with an assumed 2.3
people per dwelling, equates to £512.56 per dwelling. Where advice is
required, details of planning applications should be emailed to
david.beardow@derbyshirecountrypct.nhs.uk.

Other services, such as opticians and community based healthcare
services, have not been included in the formula but will be considered
by the PCT as part of the health needs of the population within the
proposed development. It is assumed that secondary care services
could be provided at the Foundation Trust Hospitals.

Fire and Rescue

e On-site provision via Conditions

117

118

119

120

121

It is vitally important that new housing is well-designed and addresses
safety and the needs of vulnerable people. Houses must provide
adequate safety for the occupant throughout the occupiers’ lifetimes.
Derbyshire Fire and Rescue Service should be consulted on all pre-
application discussions and planning applications so that the
implications for fire safety can be considered.

Sprinkler systems are exceptionally effective through their ability to
control a fire before it develops to life threatening proportions. New
residential development should incorporate domestic sprinkler systems
and 32mm mains water risers (associated water supply infrastructure).

The cost of installing a 32mm mains water riser is approximately £26
per dwelling. The cost of installing a domestic sprinkler system is
approximately £1500 although this varies depending on the type of
dwelling and distance from the property to the water mains. The cost of
installing sprinkler systems and associated water infrastructure should
be seen in the context of alternative approaches including the ‘do
nothing’ approach and the installation of fire protection measures, both
of which have significant cost implications.

The cost of installing fire protection measures in order to meet Building
Regulation requirements is around £1200 per dwelling for fire doors
plus additional costs for compartment walls and ceilings. Installation of
a domestic sprinkler system provides additional flexibility to developers
in meeting Building Regulation requirements at a lower cost to
traditional fire protection measures. In addition, where change of use is
anticipated, domestic sprinkler systems are often the only practical way
to meet means of escape requirements.

The ‘do nothing’ approach and consequential economic cost of a fire
must also be considered. The Association of British Insurers stated in
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2009 that the cost of fire damage to homes was £408 million, which
equated to an average cost of £8000 per property. The Department for
Communities and Local Government report published in March 2011
‘the economic cost of fire: estimates for 2008 fire research report’ has
put the full cost of a fire in a domestic property at £44,523. Costs arise
not only from fire damage but also as a result of a requirement for
alternative accommodation and, in the case of rented accommodation,
lost income.

122 The cost of doing nothing is therefore well in excess of installing
sprinkler systems as part of new developments or retrofitting existing
properties. To give a real-life example, a fire in a single flat which did
not have a sprinkler system in Glasgow in 2009 resulted in an overall
cost in excess of £2 million as a result of repair costs and the need to
provide alternative accommodation for tenants. In comparison, the cost
of retrofitting Callow Mount in Sheffield with domestic sprinkler systems
was £55,124 or just £1148 per flat.

123 Where necessary, local authorities should therefore consider the use of
conditions and information notes/recommendations on planning
permissions to secure the provision of sprinkler systems and
associated water supply infrastructure. The local planning authority
could adapt and use the following example wording as a condition on a
planning permission to ensure a development is appropriately designed
to provide adequate safety.

“The use or occupation of the development authorised by this permission
shall not begin until the sprinkler system and associated water
infrastructure shown on the drawings hereby approved and described in
xxdocumentxx dated xxdaymonthyearxx have been installed in
accordance with those drawings and certified in writing as complete by or
on behalf of the local planning authority.”

A Note on Minerals Development

124 All minerals development, including both extraction and associated
processing, could give rise to issues including highways, flood risk,
landscape character, and visual and ecological impact.

125 Financial contributions are often provided directly by the minerals
industry towards local community infrastructure, as a result of new
minerals development granted planning permission by the County
Council. For example, new coal mining development currently
contributes towards community projects.

126 The Aggregates Levy Sustainability Fund ended on 31 March 2011.
Previous to this, it provided grants of between £2,500 and £50,000
through the Derbyshire Aggregates Levy Grants Scheme for local
community projects and improvements to services and facilities in
areas most affected by aggregate extraction.
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In total, the scheme funded £2.23 million worth of projects over nine
years, including improvements to children’s playgrounds, community
centres, village halls, footpaths and bridleways, churches, visitor
attractions, the historic environment, stone walling, habitat and access,
and sport and recreation facilities.

However, there are many areas where aggregate extraction will
continue to affect local communities. There is interest from both local
communities and the aggregates industry in a similar scheme
continuing in Derbyshire. The County Council is currently considering,
in partnership with the aggregates industry and the Derbyshire
Environmental Trust, whether a replacement scheme can and should
be implemented. If such a replacement scheme is introduced, the
aggregates industry (and other types of minerals development) may be
required to contribute.

In addition to funding for local community projects, minerals
development may be required to contribute towards site specific
mitigation and strategic infrastructure requirements such as (this list is
not exhaustive):

Highway improvements and reinstatement works, vehicle routing, off-
site highway safety works, and flood management

Landscaping, screening and noise, dust and blasting impact reduction
Green infrastructure and Greenways

Site restoration, management and aftercare

Habitat creation; protection and off site investigation; safeguarding of
protected species and species of local biodiversity interest; site
interpretation and public access; and associated community facilities
and projects

Developers may be required to transfer land in order to provide for the
long-term management of restored sites.
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Appendix A — Viability

Snapshot of County Council Property’s Financial Appraisal Tool

Development Appraisal - S106/S278 Cost Viability Assessment

Site:  High Street Anytown Derbyshire - DRAFT (IN DEVELOPMENT)
Timescaies
Timescale {Rounded to nearast month)
Praoject Start
Sita Purchase 01032012 Pra Site Purchase 4 Months
Construction Start 17/08/2012 Sita Purchase to Construction Start 5 Months
Construction Finish 01042013 Canstruction Pariod 8 Months
Disposal 31/07/2014 Development Hold Period 25 Months
Total Development Period 32 Months
CAPITAL VALUE Total (2}
Investment Sale Hent £'sqmpa (MA) / par
Linit TypePhase Sqm (NIA) /No.af Linits unt Tolal Rent pa. Vel Vale
Residential 10 £50,000.00 £500,000 T.00% £7.142,857
Offices 350.00 £120.00 £42.000 5.50% £783,636
Bz/Bs 250.00 £100.00 £25,000 6.00% £416,667
Ratail 150.00 £200.00 £30,000 5.00% £600,000
Crher 1.00 £500.00 £25,000 B8.00% £312,500
622,000 £9,235 660
Costs of Investmant Sales 5.75% £531,050
Nat Investment Sales £8,704,609.71
Direct Sales
Linif Type'Phase Sgm (NA)/Units Efsgm {NIA) parumt Vaus
Residential 5 £120,000.00 £600,000
Offices 200.00 £3,400.00 £680,000
Bz/Bs 115.00 £1,500.00 £172,500
Ratail 50.00 £4,000.00 £200,000
Cther £0
Total Direct Sales £1,652,500
NET CAPITAL VALUE £10,357,10871
DEVELOPMENT COST
Construction Costs
Initial Costs;
Demolition £35,000.00
Site Remediaticn/Preparation £25, 000.00
Other £15,000.00
Total Initidl Costs £65,000.00
Construction;
Consictian Type Sgm (GIA) No. of Linits Cost Cisgm (GA) cast
Residantial 15 £35,000.00 £1,275,000.00
Offices 500 £2,000.00 £1,200,000.00
BzB8 400 £1,750.00 £700,000.00
Rietail 225 £2,200.00 £495,000.00
Other L] £0.00
Construction Cost £3.670,000.00
Other Construction Fass
Site Investigation £10,000.00
Building Regulations Fee £5,000.00
Total Other Construction Fees £15,000.00
‘Contingancy 5.00% of Construction £127,500.00
Gonstruction Cost £3,937,500.00
Professional Fees;
Architect 5.00% £196,875.00
Cuantity Surveyor 3.00% £118,125.00
Structural Enginesr 2.00% £78,750.00
MEE Engineer 1.00% £39,375.00
Project Manager 0.50% £19,587.50
COM Co-ordinator 0.50% £19,687.50
Other Professional Fees £0.00
Total Professional Foos £472,500.00
Planning;
Planning Application Fes £5,000.00
Planning Appoal Costs
Planning Consulftant £1,200.00
$106 Agresmant £200,020.31 15105 and 5275 costs are aulomaticaly imparted irom the Contribulion Caculatior
5278 Agreamant £0.00 on Sheet 2 if requred)
Planning Legal Fecs £0.00
5106 Legal Fees £1,200.00
5278 Logal Fees £1,100.00

Crher Planning Costs.

Total Planning Costs

£217,520.31
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Development Income;

Advertising Hoardings £1,500.00
Other Income £1,000.00
Total Development Income fess) £2 500.00
Total Construction Cost £4,625,020.31
Construction Finance
Tolal Cansucion Cast Tolsf Buld Perisd In Manths Fnance Aate
£4,625,020.31 k] 5.00% £75,833 {1 00% of GOSt 1T 50% of Penog)
Total Construction Finanoe £75,833
Site Purchasa Cost
ra ena
Site Purchase Price £1,500,000.00 H £750,000.00
Stamp Duty 4.00% £60,000.00
Site Purchase Agent's Fees 1.00% £15,000.00
Site Purchase Legal Fees 0.50% £7,500.00
Total Site Purchase Cost £1,582 500.00
‘Site Purchase Finance
Ste Ayresse Cost Sts Hoid Period In Months Finance Bsts pa
£1,582,500.00 5.00% £190.813
Total Site Purchase Finance Costs £100,813
Unit Disposal Costs
Letting Agents’ Foes 10.00% £62,200.00
Letting Legal Foss 1.00% £5,220.00
Direct Sales Agents' Fees 0.75% £4,665.00
Direct Sales Logal Fees 0.75% £4,665.00
Besaipton
Rant Frea Pariods/Incentives £250,000.00 Raversa Pramium
Voids
Total Unit Disposal Costs £327.750.00
DEVELOPMENT COST £6,801,016.87
DEVELOPERS PROFIT 15.00% fon Costt £1,020,287.53
TOTAL DEVELOPMENT COST £7,822,204.40
NET PROFIT £2,534905 31
Met Profit on Cost 24%
Total Profit on Cost 45.45%
Met Profil on GOV 24.48%
Total Profit on GOV 34.33%
Profit Erosion (of total profit) 13.33 Months
Date: 101022011
Prepared By : Alan Orme
NOTES
510675278 Contributon Calcutator
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