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LOCAL PLAN AND CIL VIABILITY MODEL This is input source box for reference info that appears on all sheets 

Local Authority

Area(s)

Author

Date

Reference

Values: 1 (vlookup)
Sales values F 3,003    psm

5 (vlookup)
Typology desription Residual Land Values Total units T otal floor area Private floor area Ave unit size

CIL as % of dev costs

Affordable housing percentage 40% Didcot NE -£11,393,155 2030                  156,818                    94,091                           77 0.0%
  of which social rented 75% 00-Jan £0 0                            -                              -   #DIV/0! #DIV/0!
  of which intermediate 25% 00-Jan £0 0                            -                              -   #DIV/0! #DIV/0!

00-Jan £0 0                            -                              -   #DIV/0! #DIV/0!
Code for Sustinable Homes Level 0 £0 0                            -                              -   #DIV/0! #DIV/0!
Cost allowance - all tenures (% of base costs) 6% 4 (vlookup) 0 £0 0                            -                              -   #DIV/0! #DIV/0!

0 £0 0                            -                              -   #DIV/0! #DIV/0!
0 £0 0                            -                              -   #DIV/0! #DIV/0!

Grant available 0 £0 0                            -                              -   #DIV/0! #DIV/0!

CIL rate 1
Benchmark Land Values

CIl rates Rate per sqm BLV no Description £s per ha 

1 £0 1 BLV1 Higher brownfield £750,000

2 £10 2 BLV2 Lower brownfield £500,000

3 £25 3 BLV3 Higher greenfield £375,000

4 £50 4 BLV4 lower greenfield £325,000

5 £75 5
6 £100 6 1 (vlookup)
7 £125 7 Growth 

8 £150 8 Value growth 0.00%
9 £175 9 Cost growth 0.00%
10 £200 #
11 £225 #
12 £250 #
13 £275 #
14 £300 #
15 £325 #
16 £350 #

10 August 2015

South Oxfordshire District Council

check box

Local Plan Test

WetzsteinH
Typewriter
Appendix 2c - Viability appraisal for Didcot North East

WetzsteinH
Typewriter



LOCAL PLAN AND CIL VIABILITY MODEL

Local Authority

Area(s)

Author

Date

Reference

SITE TYPOLOGIES 
Total number of units identified from Site Details UNIT MIX  enter for each typology identified DESCRIPTION DENSITY AND NET SITE AREA

(for results sheet)
No of units 1 bed flat 2 bed flat 3 bed flat 4 bed flat 2 bed ho use 3 bed house 4 bed house Totals Units per ha Gross to net

Didcot NE 2,030                       25.00% 35% 30% 10% 100% Houses 30 60%
0% Houses 30 60%
0% Houses 30 60%
0% Houses 30 60%
0% Houses 30 60%
0% Houses 30 60%
0% Houses 30 60%
0% Houses 30 60%
0% Houses 30 60%

2,030                       

UNIT SIZES  enter for each unit type (net sellable area) - squa re metres

1 bed flat 2 bed flat 3 bed flat 4 bed flat 2 bed ho use 3 bed house 4 bed house

Private 50.0 sqm 70.0 sqm 85.0 sqm 105.0 sqm 75.0 sqm 90.0 sqm 115.0 sqm

Affordable 50.0 sqm 70.0 sqm 85.0 sqm 105.0 sqm 75.0 sqm 90.0 sqm 115.0 sqm

Houses (percent of units)  

Flats Houses

Flats  (percent of units) 

Total number of units identified 

South Oxfordshire District Council

Description 

Typology descriptions and total units

0

0

10 August 2015

0



Sales and Affordable Housing Values 10/08/2015

LOCAL PLAN AND CIL VIABILITY MODEL

Local Authority Average sales values by area
Area(s) WIGAN (Pemberton)
Author WIGAN (Winstanley)

Date WIGAN (Newtown)
Reference WIGAN (Marylebone)

WIGAN (Poolstock)
ORRELL

SALES AND AFFORDABLE HOUSING VALUES STANDISH
LEIGH

VALUE BANDS for private sales GROUND RENTS from flat s (£s per annum) Investment value SHEVINGTON
Sub Market £ per sq metre Private Affordable Private Affordable BILLINGE

A Sub area A £4,230 One bed £100 £0 One bed £1,818 £0 LOWTON
B Sub area B £3,520 Two beds £150 £0 Two beds £2,727 £0 ASHTON-IN-MAKERFIELD
C Sub area C £3,385 Three beds £200 £0 Three beds £3,636 £0 ATHERTON 
D Sub area D £3,267 Four beds £250 £0 Four beds £4,545 £0 ASPULL
E Sub area E £3,079 Capitalisation rate 5.50% TYLDESLEY
F Sub area F £3,003 ASTLEY
G Lowest 
H Highest
I

Select affordable value option from drop down box

AFFORDABLE HOUSING CAPITAL VALUES  (price paid to developer)
Option 1  User defined capital values per unit

Capitalised 
rent per unit 

Indicative  
HCA funding 
per unit

Value per 
unit Equity + rent

Indicative  HCA 
funding per 
unit Value per unit

One bed flats £78,000 £0 £78,000 £0

Two bed flats £95,000 £0 £95,000 £0

Three bed flats £123,000 £0 £123,000 £0

Four bed flats £132,000 £0 £132,000 £0

Two bed house £95,000 £0 £95,000 £0

Three bed house £123,000 £0 £123,000 £0

Four bed house £132,000 £0 £132,000 £0

Option 2 Capital values for affordable housing calc ulated from net rents & yield assumption

Net Target 
rent per 
annum Yield Capital value 

Indicative 
unit funding Value per unit 

Average 
market value 

% of equity 
sold 

Value of equity 
sold

Rent (% of 
retained 
equity)

Rent per 
annum Yield 

Capital value 
of retained 
equity 

One bed flats £3,504 6.00% £58,400 £0 £58,400 £150,150 50% £75,075 2.75% £2,065 6.00% £34,409

Two bed flats £4,387 6.00% £73,120 £0 £73,120 £210,210 50% £105,105 2.75% £2,890 6.00% £48,173

Three bed flats £5,088 6.00% £84,800 £0 £84,800 £255,255 50% £127,628 2.75% £3,510 6.00% £58,496

Four bed flats £7,555 6.00% £125,920 £0 £125,920 £315,315 50% £157,658 2.75% £4,336 6.00% £72,260

Two bed house £4,387 6.00% £73,120 £0 £73,120 £225,225 50% £112,613 2.75% £3,097 6.00% £51,614

Three bed house £5,088 6.00% £84,800 £0 £84,800 £270,270 50% £135,135 2.75% £3,716 6.00% £61,937

Four bed house £7,555 6.00% £125,920 £0 £125,920 £345,345 50% £172,673 2.75% £4,748 6.00% £79,142

South Oxfordshire District Council

0

0

10 August 2015

0

Social rent 

Social rent NBHB

NBHB



Costs, s106, CIL, Timings, Other costs, Inflation 10/08/2015

LOCAL PLAN AND CIL VIABILITY MODEL

Local Authority

Area(s)

Author

Date

Reference

BUILD COSTS  Infra costs incl in externals (was 15%)

Build 
start 

Build 
period 

Sales 
period

Sales 
period 
start S106 payments CIL Charges Fees 

Typology

Build costs 
(flats) per 
gross sq m 

Build costs 
(houses) per 
gross sq m

External works, 
site prep and 
other costs 

Gross to net 
adjustment for 
flats Quarters Quarters Quarters 

Quarters 
from start 
on site 

£s per unit 
all tenures

Quarter 
paid 

£s p sq m 
private sales 
only

Instal-ment 
1 - Qtr paid

Instal-ment 
2 - Qtr paid

Instal-ment 
3 - Qtr paid

% of 
build 
cost

Didcot NE £979 £979 £245 100.0% 2 50 50 6 £19,917 6 £0 1 3 6 12%
0 £979 £979 £245 100.0% 2 16 16 6 £25,739 6 £0 1 3 6 12%

0 £979 £979 £245 100.0% 2 14 14 6 £17,935 6 £0 1 3 9 12%

0 £1,158 £979 £290 100.0% 2 8 3 8 £2,000 6 £0 1 6 9 12%

0 £1,158 £979 £290 100.0% 2 8 6 10 £2,000 6 £0 1 6 9 12%

0 £1,158 £979 £290 100.0% 2 9 8 6 £2,000 6 £0 1 6 9 12%

0 £979 £979 £245 100.0% 2 13 13 6 £2,000 9 £0 1 6 12 12%

0 £979 £979 £245 100.0% 2 20 20 6 £8,500 9 £0 1 9 15 12%

0 £979 £979 £245 100.0% 2 25 25 6 £25,000 9 £0 1 9 18 12%

Note - costs for flats on sites 8 and 9 reduced to same level as houses, as 1 bed units are houses Sites 8 and 9, S106 incorporates £6.5k and £15k per unit for site infrastructure respectively
OTHER COSTS SEE CELL AA43 FOR INFRA COSTS

Private 20.00% Variables common to residential and commercial: 
Affordable 6.00% Private profit

Code for Sustainable Homes All tenures 6% From test variables Contingency 
Contingency 10% Development finance
Marketing costs % of sales values 3.00% Timing of S106
Legal Fees  % of GDV 0.50% Timing of CIL 
Site acquisition costs % land value 5.80% Fees 
Development Finance 7.00%

TIMINGS  for cash flow PLANNING OBLIGATIONS / CIL

Developer return % GDV

South Oxfordshire District Council

0

0

10 August 2015

0



Cash Flow
1 of 3

10/08/2015
SODC CIL base model rev 040815 - DIDCOT NE

LOCAL PLAN AND CIL VIABILITY MODEL

Local Authority

Area(s)

Author

Date
Reference

DEVELOPMENT PERIOD CASHFLOW

 dev hectarage
 dev acreage

Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 5 Qtr 6 Qtr 7 Qtr 8 Qtr 9 Qtr 10 Qtr 11 Qtr 12 Qtr 13 Qtr 14 Qtr 15 Qtr 16 Qtr 17 Qtr 18 Qtr 19 Qtr 20 Qtr 21

Project Year 1 Year 1 Year 1 Year 1 Year 2 Year 2 Year 2 Year 2 Year 3 Year 3 Year 3 Year 3 Yea r 4 Year 4 Year 4 Year 4 Year 5 Year 5 Year 5 Year 5 Year 6
Revenue per Qtr Totals 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1

Revenue
Didcot NE 282,553,772£     5,651,075£              282,553,772£             0 0 0 0 0 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075

Investment value of ground rents Didcot NE 553,636£            11,073£                  553,636£                    0 0 0 0 0 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073

GDV before costs of sale Sub Total 283,107,408£             0 0 0 0 0 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148
Costs of Sale

Marketing costs 3.00% 8,493,222-£                 0 0 0 0 0 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 
Legal fees 0.50% 1,415,537-£                 0 0 0 0 0 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 

Sub Total -£9,908,759 0 0 0 0 0 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 

Net commercial investment value Retail A1-A5 -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Retail A1-A5 -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
B1 office -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
B2 industrial -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
B8 storage -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
C1 Hotel -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
C2 resi institution -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
D1 -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
D2 -£                       -£                       -£                                0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total commercial value Sub Total £0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Speculative NDV  273,198,649£             0 0 0 0 0 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973
Affordable Housing Revenue

No fees on sale Revenue per Qtr -£                            
Didcot NE 84,260,319£       1,685,206          50 84,260,319£               0 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206

-£                            

 NDV Total 357,458,967£             0 1,685,206 1,685,206 1,685,206 1,685,206 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179

Standard Costs
Cost per Qtr

Didcot NE 201,116,876£     4,022,338          50 201,116,876£             0 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338
Retail A1-A5 -£                   -                     1 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Retail A1-A5 -£                   -                     2 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
B1 office -£                   -                     3 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
B2 industrial -£                   -                     4 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
B8 storage -£                   -                     5 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
C1 Hotel -£                   -                     6 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
C2 resi institution -£                   -                     7 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
D1 -£                   -                     8 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
D2 -£                   -                     9 -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 20,111,688£               0 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234

Sub Total 221,228,563£             0 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571
Other Costs

Professional fees 12.00% 26,547,428£               0 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949

Sub Total 26,547,428£               0 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949
CIL
 

CIL Payment 1 -£                       -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Payment 2 -£                       -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

 Payment 3 -£                       -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Sub Total -£                            0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Section 106 Costs Didcot NE 40,430,759£       40,430,759£               0 0 0 0 0 40,430,759 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Sub Total 40,430,759£               0 0 0 0 0 40,430,759 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Other Costs  Sub Total 40,430,759£               0 0 0 0 0 40,430,759 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Costs 288,206,750£             0 4,955,520 4,955,520 4,955,520 4,955,520 45,386,279 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520

-£                            

Developer's profit on GDV % of GDV 20.00% 54,639,730£               0 0 0 0 0 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795
% of GDV affordable 6% 5,055,619£                 0 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112

Residual Sum before interest 9,556,869£                 0 -3,371,426 -3,371,426 -3,371,426 -3,371,426 -39,431,006 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753

Cumulative residual balance for interest calculatio n  0 -3,371,426 -6,797,992 -10,280,600 -13,820,166 -53,477,203 -53,352,078 -53,224,906 -53,095,654 -52,964,289 -52,830,774 -52,695,077 -52,557,159 -52,416,987 -52,274,521 -52,129,726 -51,982,562 -51,832,992 -51,680,975 -51,526,472 -51,369,442 

Interest 7.00% 40,420,830-£               0 -55,140 -111,182 -168,141 -226,031 -874,627 -872,581 -870,501 -868,387 -866,238 -864,055 -861,835 -859,580 -857,287 -854,957 -852,589 -850,182 -847,736 -845,250 -842,723 -840,154 

Residual Sum for quarter after interest 30,863,962-£               0 -3,426,566 -3,482,608 -3,539,566 -3,597,457 -40,305,634 127,172 129,252 131,366 133,514 135,698 137,917 140,173 142,465 144,795 147,164 149,570 152,017 154,503 157,030 159,598
 

12,094,644-£               54

Land Value  
per developable acre #DIV/0!
per developable hectare #DIV/0!

Residual land value 12,094,644-£               

Site acquisition costs 5.80% 701,489-£                    

MV (Residual Sum available to offer for Development  Opportunity) 11,393,155-£               

0

South Oxfordshire District Council

0

0

10 August 2015



Cash Flow
2 of 3

10/08/2015
SODC CIL base model rev 040815 - DIDCOT NE

LOCAL PLAN AND CIL VIABILITY MODEL

Local Authority

Area(s)

Author

Date
Reference

DEVELOPMENT PERIOD CASHFLOW

 dev hectarage
 dev acreage

Project 
Revenue per Qtr Totals

Revenue
Didcot NE 282,553,772£     5,651,075£              282,553,772£             

Investment value of ground rents Didcot NE 553,636£            11,073£                  553,636£                    

GDV before costs of sale Sub Total 283,107,408£             
Costs of Sale

Marketing costs 3.00% 8,493,222-£                 
Legal fees 0.50% 1,415,537-£                 

Sub Total -£9,908,759

Net commercial investment value Retail A1-A5 -£                       -£                       -£                                
Retail A1-A5 -£                       -£                       -£                                
B1 office -£                       -£                       -£                                
B2 industrial -£                       -£                       -£                                
B8 storage -£                       -£                       -£                                
C1 Hotel -£                       -£                       -£                                
C2 resi institution -£                       -£                       -£                                
D1 -£                       -£                       -£                                
D2 -£                       -£                       -£                                

Total commercial value Sub Total £0

Speculative NDV  273,198,649£             
Affordable Housing Revenue

No fees on sale Revenue per Qtr -£                            
Didcot NE 84,260,319£       1,685,206          50 84,260,319£               

-£                            

 NDV Total 357,458,967£             

Standard Costs
Cost per Qtr

Didcot NE 201,116,876£     4,022,338          50 201,116,876£             
Retail A1-A5 -£                   -                     1 -£                            
Retail A1-A5 -£                   -                     2 -£                            
B1 office -£                   -                     3 -£                            
B2 industrial -£                   -                     4 -£                            
B8 storage -£                   -                     5 -£                            
C1 Hotel -£                   -                     6 -£                            
C2 resi institution -£                   -                     7 -£                            
D1 -£                   -                     8 -£                            
D2 -£                   -                     9 -£                            
Contingency 20,111,688£               

Sub Total 221,228,563£             
Other Costs

Professional fees 12.00% 26,547,428£               

Sub Total 26,547,428£               
CIL
 

CIL Payment 1 -£                       -£                            
Payment 2 -£                       -£                            

 Payment 3 -£                       -£                            

Sub Total -£                            

Section 106 Costs Didcot NE 40,430,759£       40,430,759£               
Sub Total 40,430,759£               

Total Other Costs  Sub Total 40,430,759£               

Total Costs 288,206,750£             

-£                            

Developer's profit on GDV % of GDV 20.00% 54,639,730£               
% of GDV affordable 6% 5,055,619£                 

Residual Sum before interest 9,556,869£                 

Cumulative residual balance for interest calculatio n  

Interest 7.00% 40,420,830-£               

Residual Sum for quarter after interest 30,863,962-£               
 

12,094,644-£               
Land Value  
per developable acre #DIV/0!
per developable hectare #DIV/0!

Residual land value 12,094,644-£               

Site acquisition costs 5.80% 701,489-£                    

MV (Residual Sum available to offer for Development  Opportunity) 11,393,155-£               

0

South Oxfordshire District Council

0

0

10 August 2015

Qtr 22 Qtr 23 Qtr 24 Qtr 25 Qtr 26 Qtr 27 Qtr 28 Qtr 29 Qtr 30 Qtr 31 Qtr 32 Qtr 33 Qtr 34 Qtr 35 Qtr 36 Qtr 37 Qtr 38 Qtr 39 Qtr 40 Qtr 41 Qtr 42 Qtr 43 Qtr 44 Qtr 45 Qtr 46 Qtr 47 Qtr 48 Qtr 49

Year 6 Year 6 Year 6 Year 7 Year 7 Year 7 Year 7 Year 8 Yea r 8 Year 8 Year 8 Year 9 Year 9 Year 9 Year 9 Year 10 Year 10 Year 10 Year 10 Year 11 Year 11 Year 11 Year 11 Year 12 Year 12 Year 12 Year 12 Year 13
2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1

5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075

11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073 11,073

5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148

-169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 -169,864 
-28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 -28,311 

-198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 -198,175 

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973

1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206 1,685,206

7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179 7,149,179

4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338 4,022,338
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234 402,234

4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571 4,424,571

530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949

530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949 530,949

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520 4,955,520

1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795
101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112 101,112
999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753 999,753

-51,209,844 -51,047,636 -50,882,774 ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### ######### #########

-837,544 -834,891 -832,195 -829,454 -826,669 -823,838 -820,961 -818,037 -815,065 -812,045 -808,975 -805,854 -802,683 -799,460 -796,184 -792,855 -789,471 -786,032 -782,536 -778,984 -775,373 -771,703 -767,974 -764,183 -760,330 -756,414 -752,434 -748,389 

162,208 164,861 167,558 170,298 173,083 175,914 178,791 181,715 184,687 187,708 190,778 193,898 197,069 200,292 203,568 206,898 210,282 213,721 217,216 220,769 224,379 228,049 231,779 235,570 239,423 243,338 247,318 251,363
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10/08/2015
SODC CIL base model rev 040815 - DIDCOT NE

LOCAL PLAN AND CIL VIABILITY MODEL

Local Authority

Area(s)

Author

Date
Reference

DEVELOPMENT PERIOD CASHFLOW

 dev hectarage
 dev acreage

Project 
Revenue per Qtr Totals

Revenue
Didcot NE 282,553,772£     5,651,075£              282,553,772£             

Investment value of ground rents Didcot NE 553,636£            11,073£                  553,636£                    

GDV before costs of sale Sub Total 283,107,408£             
Costs of Sale

Marketing costs 3.00% 8,493,222-£                 
Legal fees 0.50% 1,415,537-£                 

Sub Total -£9,908,759

Net commercial investment value Retail A1-A5 -£                       -£                       -£                                
Retail A1-A5 -£                       -£                       -£                                
B1 office -£                       -£                       -£                                
B2 industrial -£                       -£                       -£                                
B8 storage -£                       -£                       -£                                
C1 Hotel -£                       -£                       -£                                
C2 resi institution -£                       -£                       -£                                
D1 -£                       -£                       -£                                
D2 -£                       -£                       -£                                

Total commercial value Sub Total £0

Speculative NDV  273,198,649£             
Affordable Housing Revenue

No fees on sale Revenue per Qtr -£                            
Didcot NE 84,260,319£       1,685,206          50 84,260,319£               

-£                            

 NDV Total 357,458,967£             

Standard Costs
Cost per Qtr

Didcot NE 201,116,876£     4,022,338          50 201,116,876£             
Retail A1-A5 -£                   -                     1 -£                            
Retail A1-A5 -£                   -                     2 -£                            
B1 office -£                   -                     3 -£                            
B2 industrial -£                   -                     4 -£                            
B8 storage -£                   -                     5 -£                            
C1 Hotel -£                   -                     6 -£                            
C2 resi institution -£                   -                     7 -£                            
D1 -£                   -                     8 -£                            
D2 -£                   -                     9 -£                            
Contingency 20,111,688£               

Sub Total 221,228,563£             
Other Costs

Professional fees 12.00% 26,547,428£               

Sub Total 26,547,428£               
CIL
 

CIL Payment 1 -£                       -£                            
Payment 2 -£                       -£                            

 Payment 3 -£                       -£                            

Sub Total -£                            

Section 106 Costs Didcot NE 40,430,759£       40,430,759£               
Sub Total 40,430,759£               

Total Other Costs  Sub Total 40,430,759£               

Total Costs 288,206,750£             

-£                            

Developer's profit on GDV % of GDV 20.00% 54,639,730£               
% of GDV affordable 6% 5,055,619£                 

Residual Sum before interest 9,556,869£                 

Cumulative residual balance for interest calculatio n  

Interest 7.00% 40,420,830-£               

Residual Sum for quarter after interest 30,863,962-£               
 

12,094,644-£               
Land Value  
per developable acre #DIV/0!
per developable hectare #DIV/0!

Residual land value 12,094,644-£               

Site acquisition costs 5.80% 701,489-£                    

MV (Residual Sum available to offer for Development  Opportunity) 11,393,155-£               

0

South Oxfordshire District Council

0

0

10 August 2015

Qtr 50 Qtr 51 Qtr 52 Qtr 53 Qtr 54 Qtr 55

Year 13 Year 13 Year 13 Year 14 Year 14 Year 14
2 3 4 1 2 3

5,651,075 5,651,075 5,651,075 5,651,075 5,651,075 5,651,075

11,073 11,073 11,073 11,073 11,073 11,073

5,662,148 5,662,148 5,662,148 5,662,148 5,662,148 5,662,148

-169,864 -169,864 -169,864 -169,864 -169,864 -169,864 
-28,311 -28,311 -28,311 -28,311 -28,311 -28,311 

-198,175 -198,175 -198,175 -198,175 -198,175 -198,175 

0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0

5,463,973 5,463,973 5,463,973 5,463,973 5,463,973 5,463,973

1,685,206 1,685,206 0 0 0 0

7,149,179 7,149,179 5,463,973 5,463,973 5,463,973 5,463,973

4,022,338 4,022,338 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0

402,234 402,234 0 0 0 0

4,424,571 4,424,571 0 0 0 0

530,949 530,949 0 0 0 0

530,949 530,949 0 0 0 0

0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0

0 0 0 0 0 0

0 0 0 0 0 0
0 0 0 0 0 0

0 0 0 0 0 0

4,955,520 4,955,520 0 0 0 0

1,092,795 1,092,795 1,092,795 1,092,795 1,092,795 1,092,795
101,112 101,112 0 0 0 0
999,753 999,753 4,371,178 4,371,178 4,371,178 4,371,178

######### ######### ######### ######### ######### #########

-744,278 -740,100 -680,713 -620,355 -559,010 -496,661 

255,474 259,652 3,690,465 3,750,823 3,812,168 3,874,517




