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1. This statement has been prepa
Community Infrastructure Levy (CIL) Hearing Sessions. It has been prepared on behalf of 
Charles Bishop Limited (CBL) and focuses on three of the key issues listed by the Inspector 
in his Discussion Paper. These are: 
 
§ Issue 1 (ii) b, c and f  – economic viability evidence

world and changed economic circumstances points 
 
§ Issue 2 (ii) the zero charge for the two Yeovil S

Chard 
 
§ Issue 5 (v) – other matters and the rationale that 

approach the major expansion areas
 
2. Other points may be referred to in conn
issues.   
 
Issue 1 (ii) (b): Assumptions  
 
3. On the basis that the residual valuation approach is the correct one
that the right assumptions are made or used. We have three principal concerns with the 
assumptions used for South Somerset.
 
4. The first (and most important) are the figures uses in th
benchmark land values. These are very low 
the highest figure used (£300,000 per acre) is likely to be exceeded or expected regularly 
is lower for example than values achiev
value is adopted then, on the face o
 
5. It also makes no sense for land values to remain static 
The VS records an increase in house prices
allows for no improvement in land value 
another way if houses prices rise land values should have increased as well and the ability 
to pay CIL should be checked, reduced (or kept in balance). 
                                                      
1 The Harman Report states that it should be. At Page 25 i
 
Most existing models use a residual land value methodology to assess viability. Here, the difference 
between the value and costs of development are compared with land values to determine
development will be viable. We recommend that the residual land value approach is taken when 
assessing the viability of plan-level policies
considerations that should be given to the assumptions and inpu
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has been prepared for the South Somerset District Council (SSDC)
Community Infrastructure Levy (CIL) Hearing Sessions. It has been prepared on behalf of 

and focuses on three of the key issues listed by the Inspector 
These are:  

economic viability evidence and the assumptions used
world and changed economic circumstances points  

zero charge for the two Yeovil Sustainable Extensions (SUE’s)

er matters and the rationale that section 106 is the right way to 
major expansion areas.  

points may be referred to in connection with the comments made on the above 

residual valuation approach is the correct one1, it is very important 
that the right assumptions are made or used. We have three principal concerns with the 
assumptions used for South Somerset. 

The first (and most important) are the figures uses in the CIL Viability Study (VS) for 
benchmark land values. These are very low and lack an explanation of source or base. Even 
the highest figure used (£300,000 per acre) is likely to be exceeded or expected regularly 
is lower for example than values achieved in Swansea. This is significant as if a higher land 

of it, less CIL can be afforded.  

5. It also makes no sense for land values to remain static if house values have increased
an increase in house prices (even if that it is in jeopardy – see later) but 

in land value between the two stages or parts of the VS
land values should have increased as well and the ability 

reduced (or kept in balance).  

that it should be. At Page 25 it says: 

Most existing models use a residual land value methodology to assess viability. Here, the difference 
between the value and costs of development are compared with land values to determine

We recommend that the residual land value approach is taken when 
level policies and further advice is provided below on the 

considerations that should be given to the assumptions and inputs to a model of this type.
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South Somerset District Council (SSDC) 
Community Infrastructure Levy (CIL) Hearing Sessions. It has been prepared on behalf of 

and focuses on three of the key issues listed by the Inspector 

assumptions used, real 

s (SUE’s) and 

106 is the right way to 

ection with the comments made on the above 

, it is very important 
that the right assumptions are made or used. We have three principal concerns with the 

e CIL Viability Study (VS) for 
and lack an explanation of source or base. Even 

the highest figure used (£300,000 per acre) is likely to be exceeded or expected regularly – it 
ed in Swansea. This is significant as if a higher land 

if house values have increased.  
see later) but 

between the two stages or parts of the VS. Put 
land values should have increased as well and the ability 

Most existing models use a residual land value methodology to assess viability. Here, the difference 
between the value and costs of development are compared with land values to determine whether 

We recommend that the residual land value approach is taken when 
and further advice is provided below on the 

ts to a model of this type. 



 

 
6. The second point is that the profit levels use
vary without explanation across a number of schemes or areas
fixed (and higher) profit rate and there is no justification why this should not be the 
South Somerset. If this was done then there would be lower scope for CIL in the District. 
 
7. The third part on assumptions concerns the basic results that come from the VS on the 
maximum levels of CIL that it recommends can be charged for reside
South Somerset. With more realistic benchmark land values (which may well be beyond 
those contained in Table 3.1.1 – 3.1.3), it is clear that the proposed level of CIL can only 
achieved when affordable housing levels are reduced (
the proposed policy requirement). 
unviable. This raises significant questions about the general scope for CIL in South 
Somerset. This is underscored by the VS’s dismissal of u
recommending a CIL level. That is
have an impact on these schemes and will extend the time it takes for those sites to come 
forward or reach a point when they will be viable
 
Issue 1 (ii) (c) The “Real World Conditions” Point
 
8. The above point does cause some alarm when it comes to the Inspector’s questions 
about CIL in the real world. The issue here is that
level, viability advice can only (or only realistically) provide high level assurances. The VS 
work provides no assurances that CIL can be delivered in the theoretical or real world it 
covers and until it can great care should be exercised in in
development (that is otherwise clearly and urgently needed).  
 
9. In terms of specific local conditions
on. Equally, it is acknowledged that with one important caveat or condition 
Report (at page 26) recommends the use of current costs and values (as the most 
straightforward way to assess the first five years of a plan). Notwithstanding this, 
experience is that what can be achieved physically or financially from residential 
development in the District is difficult to predict even in the larger towns (including Yeovil). 
 
Issue 1 (ii) (f) Changed Economic Circumstances
 
10. This comes into sharper focus when recent events and impacts associated with
are considered. Whilst not anticipated when the Issues Paper was prepared (or when CIL 
was considered for the District), this 
 

a) The first is the impact that 
developer/development activity
 

b) The second is that the effect of this type of event should be considered during CIL 
preparation and examination
 

11. On the impact of Brexit, it is reasonably common ground that there
term impact on confidence and decision making. That is likely to translate
difficult prediction of trajectory in terms of sales rates (numbers of homes sold and their 
price) and it is possible that a fall in prices or demand for new residential development
take place. It is not possible to quantify that 
and quickly redundant. However, it is clear that for 
the housing sector (and the construction industry) will not be positive. 
makes CIL more difficult to sustain. 
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t is that the profit levels used in the VS appraisals are too low. They also 
across a number of schemes or areas. It is more usual to deploy a 

fixed (and higher) profit rate and there is no justification why this should not be the 
If this was done then there would be lower scope for CIL in the District. 

concerns the basic results that come from the VS on the 
maximum levels of CIL that it recommends can be charged for residential development in 

. With more realistic benchmark land values (which may well be beyond 
3.1.3), it is clear that the proposed level of CIL can only 

achieved when affordable housing levels are reduced (in some cases by more than half of 
the proposed policy requirement). Even with very low land values some scheme

This raises significant questions about the general scope for CIL in South 
underscored by the VS’s dismissal of unviable schemes when 

s not the right approach – CIL (as an extra cost) will still 
have an impact on these schemes and will extend the time it takes for those sites to come 

or reach a point when they will be viable.     

Issue 1 (ii) (c) The “Real World Conditions” Point    

8. The above point does cause some alarm when it comes to the Inspector’s questions 
about CIL in the real world. The issue here is that, according to the Harman report, at a plan 

advice can only (or only realistically) provide high level assurances. The VS 
work provides no assurances that CIL can be delivered in the theoretical or real world it 
covers and until it can great care should be exercised in introducing any new costs to 
development (that is otherwise clearly and urgently needed).   

c local conditions, the Council will be able to explain the position it relies 
on. Equally, it is acknowledged that with one important caveat or condition - the Harman 

port (at page 26) recommends the use of current costs and values (as the most 
straightforward way to assess the first five years of a plan). Notwithstanding this, 
experience is that what can be achieved physically or financially from residential 

lopment in the District is difficult to predict even in the larger towns (including Yeovil). 

Issue 1 (ii) (f) Changed Economic Circumstances 

10. This comes into sharper focus when recent events and impacts associated with
ot anticipated when the Issues Paper was prepared (or when CIL 

sidered for the District), this event raises two important issues: 

The first is the impact that it could have on house prices, sentiment and 
developer/development activity and performance 

The second is that the effect of this type of event should be considered during CIL 
preparation and examination. This is the caveat referred to in paragraph 9 above. 

11. On the impact of Brexit, it is reasonably common ground that there will be at least a short 
term impact on confidence and decision making. That is likely to translate into 
difficult prediction of trajectory in terms of sales rates (numbers of homes sold and their 

a fall in prices or demand for new residential development
take place. It is not possible to quantify that – and any attempt would be counter productive 
and quickly redundant. However, it is clear that for the time being any impact (of 

housing sector (and the construction industry) will not be positive. By implication this 
makes CIL more difficult to sustain.  
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too low. They also 
. It is more usual to deploy a 

fixed (and higher) profit rate and there is no justification why this should not be the case for 
If this was done then there would be lower scope for CIL in the District.  

concerns the basic results that come from the VS on the 
ntial development in 

. With more realistic benchmark land values (which may well be beyond 
3.1.3), it is clear that the proposed level of CIL can only 

by more than half of 
Even with very low land values some schemes remain 

This raises significant questions about the general scope for CIL in South 
nviable schemes when 

CIL (as an extra cost) will still 
have an impact on these schemes and will extend the time it takes for those sites to come 

8. The above point does cause some alarm when it comes to the Inspector’s questions 
according to the Harman report, at a plan 

advice can only (or only realistically) provide high level assurances. The VS 
work provides no assurances that CIL can be delivered in the theoretical or real world it 

any new costs to 

tion it relies 
the Harman 

port (at page 26) recommends the use of current costs and values (as the most 
straightforward way to assess the first five years of a plan). Notwithstanding this, CBL’s 
experience is that what can be achieved physically or financially from residential 

lopment in the District is difficult to predict even in the larger towns (including Yeovil).  

10. This comes into sharper focus when recent events and impacts associated with Brexit 
ot anticipated when the Issues Paper was prepared (or when CIL 

on house prices, sentiment and 

The second is that the effect of this type of event should be considered during CIL 
. This is the caveat referred to in paragraph 9 above.  

will be at least a short 
into a more 

difficult prediction of trajectory in terms of sales rates (numbers of homes sold and their 
a fall in prices or demand for new residential development will 

and any attempt would be counter productive 
the time being any impact (of Brexit) on 

By implication this 



 

12. On the link between Brexit and CIL
It says at pages 26 and 27 that:  

 
The one exception to the use of current costs and current values should be 
recognition of significant national regulatory changes to be implemented, particularly 
during the first five years, where these will bring a change to current costs over which 
the developer or local planning authority has little or no control
is the forthcoming change to Building Regulations arising from the Government’s 
zero carbon agenda. 
  
For the period beyond the first five years (ie. the 6
that a more flexible approach may be taken, recognising the impact of economic 
cycles and policy changes over time. With regard to residential development, the 
NPPF requires planning authorities to ensure that sites coming forward after the 
five years of the plan should be in a suitable location for housing development and 
that there should be a reasonable prospect that the sites are available and could be 
viably developed at the point envisaged. It is therefore necessary for planning 
authorities to give consideration to likely future costs and values. 
 
With regard to residential development, the NPPF requires planning authorities to 
ensure that sites coming forward after the first five years of the plan should be in a 
suitable location for housing development and that there should be a reasonable 
prospect that the sites are available and could be viably developed at the point 
envisaged. It is therefore necessary for planning authorities to give consideration to 
likely future costs and values. 
 
Inevitably, this will require predicting some key variables. Forecasting things like 
house prices or costs is notoriously difficult over the shorter term, and subject to 
wider inaccuracies over the medium and longer term. 
realistically seek to do is to make some very cautious and transparent assumptions 
with sensitivity testing of the robustness of those assumptions
important that variations against baseline costs, as well as values, are tested and 
based, where appropriate, on construction cost and other indices. 

 
13. It is the start and end of the above 
exercise. It may not have been the Harman Report’s intention to cover events like Brexit 
when it described the regulatory changes that might affect baseline conditions (at the 
beginning of the extract). However, it is clear that it is a change that will have an affect on 
financial and economic performance and that it has been triggered nationally. As a
the Council needs to ensure the cautious and transparent assumptions recommended by 
Harman (at the end of the above extract). 
 
14. At the moment this effect is of course missing from the analysis. It should not, however, 
be ignored and at the very least suggests 
(in value or to other land uses or schemes) 
response would be to pause (perhaps for some considerable time 
pursuing CIL in any shape or form. 
 
Issue 2 (ii)The Yeovil Urban Extensions
 
15. The above analysis of likely value and 
and cautious approach to ensure the delivery of key development sites (w
substantial development to meet requirements in the short to medium term). It underlines the 
need and scope for a zero rate at Keyford. 
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12. On the link between Brexit and CIL, the Harman Report again provides useful g

one exception to the use of current costs and current values should be 
recognition of significant national regulatory changes to be implemented, particularly 
during the first five years, where these will bring a change to current costs over which 

loper or local planning authority has little or no control. A key example of this 
is the forthcoming change to Building Regulations arising from the Government’s 

For the period beyond the first five years (ie. the 6-15 year period), it is suggested 
that a more flexible approach may be taken, recognising the impact of economic 
cycles and policy changes over time. With regard to residential development, the 
NPPF requires planning authorities to ensure that sites coming forward after the 
five years of the plan should be in a suitable location for housing development and 
that there should be a reasonable prospect that the sites are available and could be 
viably developed at the point envisaged. It is therefore necessary for planning 
uthorities to give consideration to likely future costs and values.  

With regard to residential development, the NPPF requires planning authorities to 
ensure that sites coming forward after the first five years of the plan should be in a 

for housing development and that there should be a reasonable 
prospect that the sites are available and could be viably developed at the point 
envisaged. It is therefore necessary for planning authorities to give consideration to 

alues.  

Inevitably, this will require predicting some key variables. Forecasting things like 
house prices or costs is notoriously difficult over the shorter term, and subject to 
wider inaccuracies over the medium and longer term. The best a council can 

alistically seek to do is to make some very cautious and transparent assumptions 
with sensitivity testing of the robustness of those assumptions. In so doing, it is 
important that variations against baseline costs, as well as values, are tested and 

where appropriate, on construction cost and other indices.  

13. It is the start and end of the above extract that provides the most useful guidance for this 
exercise. It may not have been the Harman Report’s intention to cover events like Brexit 

escribed the regulatory changes that might affect baseline conditions (at the 
beginning of the extract). However, it is clear that it is a change that will have an affect on 
financial and economic performance and that it has been triggered nationally. As a

to ensure the cautious and transparent assumptions recommended by 
Harman (at the end of the above extract).  

14. At the moment this effect is of course missing from the analysis. It should not, however, 
t the very least suggests – as a principle - that CIL should not be extended 

(in value or to other land uses or schemes) beyond current proposals. A more appropriate 
response would be to pause (perhaps for some considerable time – a year at le
pursuing CIL in any shape or form.  

The Yeovil Urban Extensions 

value and potential risk emphasises the need for a realistic 
and cautious approach to ensure the delivery of key development sites (which 
substantial development to meet requirements in the short to medium term). It underlines the 
need and scope for a zero rate at Keyford.  
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, the Harman Report again provides useful guidance. 

one exception to the use of current costs and current values should be 
recognition of significant national regulatory changes to be implemented, particularly 
during the first five years, where these will bring a change to current costs over which 

. A key example of this 
is the forthcoming change to Building Regulations arising from the Government’s 

t is suggested 
that a more flexible approach may be taken, recognising the impact of economic 
cycles and policy changes over time. With regard to residential development, the 
NPPF requires planning authorities to ensure that sites coming forward after the first 
five years of the plan should be in a suitable location for housing development and 
that there should be a reasonable prospect that the sites are available and could be 
viably developed at the point envisaged. It is therefore necessary for planning 

With regard to residential development, the NPPF requires planning authorities to 
ensure that sites coming forward after the first five years of the plan should be in a 

for housing development and that there should be a reasonable 
prospect that the sites are available and could be viably developed at the point 
envisaged. It is therefore necessary for planning authorities to give consideration to 

Inevitably, this will require predicting some key variables. Forecasting things like 
house prices or costs is notoriously difficult over the shorter term, and subject to 

The best a council can 
alistically seek to do is to make some very cautious and transparent assumptions 

. In so doing, it is 
important that variations against baseline costs, as well as values, are tested and 

that provides the most useful guidance for this 
exercise. It may not have been the Harman Report’s intention to cover events like Brexit 

escribed the regulatory changes that might affect baseline conditions (at the 
beginning of the extract). However, it is clear that it is a change that will have an affect on 
financial and economic performance and that it has been triggered nationally. As a result, 

to ensure the cautious and transparent assumptions recommended by 

14. At the moment this effect is of course missing from the analysis. It should not, however, 
that CIL should not be extended 

. A more appropriate 
a year at least) before 

risk emphasises the need for a realistic 
 will provide 

substantial development to meet requirements in the short to medium term). It underlines the 



 

16. There are two further points to make:
 

a) The first is that an approach which 
CIL payments) is not unusual. There are a number of examples 
where authorities have done this or where the approach is being considered. A copy 
of a report issued in November 2014 
appendix to this Statement and page 6 concludes (under the sub heading 
this Mean for the Future of CIL):
 
“Increasingly, Local Authorities are
based on a zero  CIL rate and site
Local Authorities have published a
for strategic sites or key growth areas, suggesting that
system for large-scale development.
 
The report also includes a number of other references to the adoption of zero CIL 
rates for larger scale development. 
 

b) The second point comes from the circumstances and conditions associated with the 
Keyford site. The opening up
this is partly because the scheme 
and physical infrastructure2

District infrastructure and has no connection to the items specified on
123 list (meaning that there is no negative consequence of a zero CIL at Keyford).

 
Issue 5 (v) Relying on Section 106 Method
 
17. The Savills/HBF note above provides an outline of this point and describes the number 
of authorities which are proceeding in this wa
and approved for the Birmingham CIL
Inspector’s report of the examination for this was issued in June 2015 and at paragraph 60 it 
concludes that: 
 

“The Council envisages that the SUE will come forward through a comprehensive 
outline planning application. Its preferred approach is to deal with the SUE’s 
substantial and specific infrastructure requirements in a self
through a S.106 planning agreement. This approach is reflected in its proposed CIL 
zone, defined around the site boundaries of the SUE, and its proposed £0 CIL 
charge.”  

  
18. This is the approach that SSDC is taking to the Yeovil SUEs and is clearly available and 
reasonable. It also reflects the development 
application for the Keyford SUE so that
concerns about pooling (under section 106)
 
 
 
 
 
 
 

                                                      
2 The development appraisal exercise f
information is available it will be referre
appraisal to be updated or amended to
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16. There are two further points to make: 

The first is that an approach which effectively removes strategic sites from CIL
is not unusual. There are a number of examples from around the UK 

where authorities have done this or where the approach is being considered. A copy 
issued in November 2014 by Savills and the HBF is attached as an 

appendix to this Statement and page 6 concludes (under the sub heading 
this Mean for the Future of CIL): 

Increasingly, Local Authorities are opting to pursue a “developer-led”
CIL rate and site specific Section 106 mitigation. To date, over 30

Local Authorities have published a Charging Schedule that includes a zero CIL rate 
or key growth areas, suggesting that Section 106 is the preferred 

development.” 

also includes a number of other references to the adoption of zero CIL 
rates for larger scale development.  

The second point comes from the circumstances and conditions associated with the 
Keyford site. The opening up and development costs for the site are substantial 

scheme is expected to fund its own social, environmental 
2. This also means that it will place no burden on other 

District infrastructure and has no connection to the items specified on the Regulation 
123 list (meaning that there is no negative consequence of a zero CIL at Keyford).

Issue 5 (v) Relying on Section 106 Method     

17. The Savills/HBF note above provides an outline of this point and describes the number 
h are proceeding in this way. This approach was also adopted, pursued 

and approved for the Birmingham CIL for its own Sustainable Urban Extension
Inspector’s report of the examination for this was issued in June 2015 and at paragraph 60 it 

The Council envisages that the SUE will come forward through a comprehensive 
outline planning application. Its preferred approach is to deal with the SUE’s 
substantial and specific infrastructure requirements in a self-contained manner 

06 planning agreement. This approach is reflected in its proposed CIL 
zone, defined around the site boundaries of the SUE, and its proposed £0 CIL 

18. This is the approach that SSDC is taking to the Yeovil SUEs and is clearly available and 
development strategy which is to make a single principal 

application for the Keyford SUE so that the scheme is delivered comprehensively and
(under section 106) will not be real or realised.    

for the SUE is being reviewed at the time of writing 
ed to at the examination sessions. This may allow th
o include a better idea – for example – of opening up
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trategic sites from CIL (or 
from around the UK 

where authorities have done this or where the approach is being considered. A copy 
ached as an 

appendix to this Statement and page 6 concludes (under the sub heading What Does 

led” approach 
106 mitigation. To date, over 30 

a zero CIL rate 
Section 106 is the preferred 

also includes a number of other references to the adoption of zero CIL 

The second point comes from the circumstances and conditions associated with the 
e substantial and 

is expected to fund its own social, environmental 
This also means that it will place no burden on other 

the Regulation 
123 list (meaning that there is no negative consequence of a zero CIL at Keyford). 

17. The Savills/HBF note above provides an outline of this point and describes the number 
y. This approach was also adopted, pursued 

for its own Sustainable Urban Extension. The 
Inspector’s report of the examination for this was issued in June 2015 and at paragraph 60 it 

The Council envisages that the SUE will come forward through a comprehensive 
outline planning application. Its preferred approach is to deal with the SUE’s 

contained manner 
06 planning agreement. This approach is reflected in its proposed CIL 

zone, defined around the site boundaries of the SUE, and its proposed £0 CIL 

18. This is the approach that SSDC is taking to the Yeovil SUEs and is clearly available and 
strategy which is to make a single principal 

the scheme is delivered comprehensively and 

 and if 
he Council’s 
p costs.   



 

 
Addendum:  
Savills/HBF CIL Review
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