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1 INTRODUCTION 

1.1 We have been instructed by Cala Homes (the Applicant) to provide an addendum report in response to 
the comments from the LPA / LPA consultant regarding the initial Financial Viability Assessment (FVA) 
report dated 06 August 2024. This report should be read in conjunction with the original FVA report. 

1.2 Set out below is a summary of the comments / queries received so far from the LPA / the LPA viability 
consultant (Highgate Land and Development (HLD) in response to the 06 August 2024 FVA: 

HLD Initial Comment / Queries 

Indicative layout – the FVA is based upon an indicative layout, but this does not appear to be 
provided in the FVA submission. Please can this be provided alongside any other relevant plans? 

Schedule of Accommodation and Residential Mix - There is a Schedule of Accommodation which 
sets out a proposed ‘mix’ for residential development at Paragraph 9.2 of the FVA. There is also a 
more detailed schedule of accommodation included at Appendix 3. Nigel Simkin has undertaken an 
initial review of the mix and has noted that there appears to be a very high number of apartments in 
this mix (of circa 30%) although it is acknowledged that this might also include maisonettes. In 
addition, the average dwelling sizes in the mix appear to be high for the two-, three-, four- and five-
bedroom dwellings. Some initial discussion as to why this mix across a site of 1,700 dwellings would 
be beneficial and/ or further explanation from you in writing for discussion with HLD. If the mix 
assumptions cannot be justified then HLD would likely develop their own, market facing residential 
development mix. 

Phasing and Finance – At Paragraph 12.46 Rapley’s FVA states that the phasing of some of the 
abnormal costs has been assumed to be on an ‘S curve’. HLD will need to interrogate the robustness 
of this further and hence please can you provide the Argus appraisal model so that the assumptions 
sitting behind the cash flow model can be reviewed. 

Specification of homes (including TZC) and how this relates to the G&T Cost Plan – there does not 
appear to be any clear analysis in the FVA which sets out what the base specification of the dwelling 
is and how this has been uplifted to ensure that it meets the requirements of TZC (and therefore 
what assumptions the G&T Cost Plan is based on in respect of TZC requirements). This information 
should be available from your emerging schemes for phase 1. For example, I can see that costs are 
built in for on plot rainwater and grey water harvesting totalling around £13,900 per plot. The 
approved ‘Water Neutrality Statement’ for this scheme concluded that rainwater harvesting is limited 
to water butts in gardens (plumbed rainwater harvesting was specifically set out as not being 
proposed) and greywater harvesting was not considered appropriate for the dwellings within Himley 
Village. It is acknowledged that low flow fixtures and fittings would be included. The viability work 
should be closely based upon your proposals, and this is one example where costs appear to be 
built in for something not proposed. All other costs should be reviewed (we have not done a full 
review yet and MGAC will also need to closely interrogate). 

1.3 Specifically, HLD have requested the following information in order to begin their review of the 
submitted FVA. 

HLD Initial Information Request 

The Indicative Layout Plan referred to by Rapleys (along with any other relevant plans). 

An Excel version of the Indicative Layout/Schedule of Accommodation attached at Appendix 3. 

Rapley's Argus Developer appraisal file (including cash-flow etc.). 

A specification for the ‘base specification’ of the dwellings that G&T have assumed, and a 
specification for the ‘extra over’ costs required in order to meet TZC (that G&T have costed in their 
Cost Plan). 

Confirmation from CDC Officers (and/or their sustainability advisors) as to whether the specification 
that the Applicant has assumed for TZC is appropriate (and if not, what should be changed). 
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HLD Initial Information Request 

Confirmation from CDC Officers as to whether the Section 106 contributions (and their timing/trigger 
points) assumed by the Applicant are robust. 

The Applicant should confirm the price paid for the site (or to be paid for the site under an 
option/promotion agreement, etc), in line with the PPG. 

1.4 We have looked to respond where possible to address these comments / requests to ensure the FVA 
review can commence as quickly as possible. 

1.5 Where we have been requested to provide further information, we have included the relevant 
documents within the following ShareFile link: 

https://rapleys.sharefile.com/d-sa8e693201b654a3aaab366d0756767e9 

1.6 We provide our response to each of the individual points within this report. 

1.7 Since we provided our initial FVA report, further works on the scheme design have taken place and a 
new layout / accommodation schedule is available – this is included within the link above and is the 
basis for the updated information. We expand upon this further in the in the Indicative Layout at 2.2 
below. 

  

https://rapleys.sharefile.com/d-sa8e693201b654a3aaab366d0756767e9
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2 HLD COMMENTS RESPONSE 

2.1 We provide our response to each of the comments below. 

INDICATIVE LAYOUT 

2.2 We have included a copy of the relevant layout plans for the updated scheme within the information 
pack.  

2.3 Since the original report in August 2024 the Applicant has secured reserved matters consent for the 
initial phase of the outline consent. This is known as Phase 2A and reserved matters were granted 
under application 23/01586/REM. 

2.4 Phase 2A is 123 units and the layout and accommodation mix is provided in the Sharefile link. The 
consented Phase 2A has a slightly different mix of units than we had assumed in August 2024. The 
unit mix was amended to accommodate the Urban Designers recent changes to the character areas 
and typologies in the Design Code which was consented in November 2024. As such we now assess 
the scheme viability of the first 500 units based on a slightly amended mix. This is set out in detail on 
the updated plans which include accommodation schedules. There is no amendment to the 
assumptions made in respect of the 1,200 unit layout. The 1,200 unit scheme has a higher density (sq 
ft per acre) than the 500 unit scheme to ensure that the 1,700 unit threshold is met within the testing. 
We would be pleased to provide any further clarification on the mix of units should this be necessary. 

SCHEDULE OF ACCOMMODATION / RESIDENTIAL MIX 

2.5 We have carried out a high-level assessment of the updated residential mix and can confirm the 
following breakdown of unit types: 

Type No. Units Percentage 

Flats 439 26% 

Maisonette 22 1% 

Bungalow 5 <1% 

Houses 1,233 73% 

Total 1,700 100% 

2.6 The total number of flats/maisonettes is 461, equivalent to 27% of the total unit mix. In our opinion this 
is reasonable for a scheme of this size and nature. 

2.7 The density across the wider site is within reasonable parameters and summarised below: 

Element Hectares Acres 

Gross Site Area 89.90 222.15 

Net Developable Area 42.89 105.98 

Element Assumption 

Developable Density 
(Gross) 

8 units per acre / 19 units per hectare 

Developable Density 
(NDA) 

16 units per acre / 40 units per hectare 

Site Coverage 16,338 sq ft per acre 

2.8 Policy BSC 2 of the adopted Local Plan is clear that all new developments should provide at least 30 
dwellings per developable hectare which is demonstrated by the table above. 

2.9 In relation to the feedback relating to the adopted dwelling sizes, the applicant has utilised their 
inhouse sales and marketing expertise with help from their architects to achieve a mix that is both 
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compliant with planning policy but also market facing. The developer has extensive experience in 
delivering housing in this location and developed the masterplan in accordance with the site-specific 
constraints on this site. The LPA has approved the consented Phase 2A which demonstrates that the 
dwelling sizes are deemed appropriate. 

2.10 We have provided a summary of the different unit sizes below against the different unit types showing 
the minimum and maximum size of each unit type. 

Unit Type Min SQFT Max SQFT 

1-Bed Flat 540 760 

2-Bed Flat 657 760 

1-Bed Maisonette 585 702 

2-Bed Maisonette 746 782 

2-Bed Bungalow 753 753 

3-Bed Bungalow 925 925 

1-Bed House 641 641 

2-Bed House 797 863 

3-Bed House 876 1,542 

4-Bed House 1,158 2,212 

2.11 As the table above shows, the different unit types have a range in sizes to provide opportunity for all 
potential purchasers across the residential market. The units are standard house types that are used 
nationally by the applicant. 

INFRASTRUCTURE PHASING  

2.12 As detailed later in this report, we have provided the “live” Argus Developer appraisal files for scrutiny 
by the LPA. 

2.13 At this stage, there is no detailed infrastructure phasing plan for the wider site and so we have had to 
make reasonable assumptions in this regard. We stated in our initial report that the infrastructure costs 
were inputted into the cashflow on a S-curve basis. We had in fact adopted a front-loaded cashflow 
as per the graph below. This is typical for large sites of this nature as the majority of the groundworks, 
utilities has to be carried out before significant housebuilding can commence. The details of how the 
costs have been distributed can be reviewed with the cashflow of the live Argus File. 
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2.14 We are aware that the majority of the infrastructure related to the 500-unit scheme has been 
constructed prior to completion of the residential units and we have replicated this for the larger 
1,200-unit scheme. In order for the various parcels of the site to come forward a significant amount of 
utilities and site preparation is required prior to the housebuilding to commence which has already 
taken place on the 500-unit scheme. 

BUILD COST SPECIFICATION 

2.15 The cost plan is presented in a layered approach in order to consider the impact of seeking to achieve 
True Zero Carbon (TZC) and associated sustainability measured. The ‘base’ position in the cost plan 
shows the cost of constructing the residential units based on current building regulation requirements. 
The cost plan then sets out within sections 6.2 & 7.2 the uplift required to move from the base 
housebuilding costs to the uplifted house building costs to reflect the measures necessary to meet 
TZC and associated sustainability measures. 

2.16 As part of our current review process, and as a result of on-going dialogue between the Applicant’s 
environmental consultant, Hydrock and the LPA since our August 2024 FVA, we have been made 
aware that there are a number of items in the cost plan, which respond to meeting Bicester Policy 1, 
that need revising.  This includes measures in respect of rainwater harvesting which we now 
understand are not required. The Applicant has therefore instructed the consultancy team to update 
the cost plan to ensure it accurately reflects the scheme and the policies specifically around achieving 
TZC and associated sustainability measures. This is included within the information pack. 

2.17 This has led to several amendments which are detailed in Section 1.0 of the updated Cost Plan.  We 
provided a summary of the amendments below: 

• Amended storm drainage, attenuation and foul water design. 

• Updated foundation extra costs – the additional costs related to foundation design is a result of 
investigative work which is undergoing and issues that have already been encountered to date. 

• Air Source Heat Pumps to Maisonettes / Flats. 

• Increased PV capacity. 

• Addition of Mechanical Ventilation with Heat Recovery (MVHR) to all units. 

• Downgrading of triple to double glazing. 

• Omission of greywater / rainwater harvesting. 

• Area Schedule changes. 

2.18 Due to the changes listed above, we have had to update the appraisals previously provided on the 
updated cost plan. We cover this in further detail within Section 4 of this report. 
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3 HLD INFORMATION REQUEST RESPONSE 

3.1 We provide our response to each of the information requests below. We provide all documents, unless 
specifically stated, within the ShareFile link within this report. 

INDICATIVE LAYOUT PLAN 

3.2 We have provided two indicative layout plans for the 1,700-unit scheme within the information pack. 

• 500 Unit Scheme 

• Ref: 24060 – 01F – 500 Unit Proposed Site Layout 

• 1,200 Unit Scheme 

• 1747 SK01 A – Sketch Layout Overall 

RESIDENTIAL MIX EXCEL 

3.3 We have provided an excel version of the residential mix within the information pack. 

ARGUS LIVE DEVELOPER APPRAISAL FILE 

3.4 We have provided a copy of the “live” Argus Developer files within the information pack. 

BASE SPECIFICATION (G&T COST PLAN) 

3.5 We have responded to this point in the Section 2 above. 

TZC SPECIFICATION 

3.6 This point is addressed to the CDC planning officers and therefore we have not provided further 
information in this regard. 

SECTION 106 CONTRIBUTIONS 

3.7 This point is addressed to the CDC planning officers and therefore we have not provided further 
information in this regard. 

LAND PURCHASE PRICE 

3.8 While the PPG does state that the LPA can request data on the purchase price (or the price expected 
to be paid through an option or promotion agreement), we would like further detail from the LPA and 
their Consultant as to what they intend to do with this commercially sensitive information.  The PPG 
guidance states on numerous occasions (paras 2, 6, 11, 14, 15 and 18) that ‘under no circumstances will 
the price paid for land be relevant justification for failing to accord with relevant policies in the plan’. 
Therefore, if the information requested is to be used in connection with assessment of Benchmark 
Land Value, we would dispute that this acceptable or appropriate. If the LPA or their consultant intend 
to use the information for any other purpose, we would like to understand this further before 
considering such a request.   
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4 UPDATED VIABILITY POSITION 

4.1 As stated previously, there are several amendments required to create a more accurate cost base 
which has been captured in an updated cost plan. These reflect a number of scheme changes and 
some amended assumptions. These amended assumptions have been highlighted earlier in this report 
and in detail within the attached cost plan. A summary of these assumption changes is included below: 

Element 
G&T Cost Plan (June 2024) G&T Cost Plan (January 2025) 

Difference 
(1,700 units) 

500 Units 1,200 units 1,700 units 500 Units 1,200 units 1,700 units 

Infrastructure £33,999,000 £48,633,000 £82,632,000 £36,450,000 £52,784,000 £89,234,000 £6,602,000 

Construction £103,601,500 £227,708,000 £331,309,500 £106,673,000 £220,546,000 £327,219,000 -£4,090,500 

Parking £459,000 £2,265,250 £2,724,250 £1,232,500 £2,263,833 £3,496,333 £772,083 

Sub-Total £138,059,500 £278,606,250 £416,665,750 £144,355,500 £275,593,833 £419,949,333 £3,283,583 

Contingency £13,805,950 £27,860,625 £41,666,575 £14,435,550 £27,559,383 £41,994,933 £328,358 

Total £151,865,450 £306,466,875 £458,332,325 £158,791,050 £303,153,216 £461,944,266 £3,611,941 

4.2 The changes from the initial cost plan to the updated one results in an increased build cost of c. 
£3.28m from the previous position. This is equivalent to the following headline figures based on the 
January 2024 cost plan: 

• Infrastructure:  £89,234,000 (equivalent to £52,491 per unit, up from £48,607 per unit – July 2024) 

• Housebuilding TZC / BP1: £330,713,996 (equivalent to £184.02 per sq ft, down from £188.22 per sq 
ft – July 2024) 

• Housebuilding Traditional / Base: £260,701,083 (equivalent to £145.06 per sq ft, down from 
£148.40 per sq ft – July 2024) 

4.3 We have therefore updated the appraisals to include this amended assumption. We have included a 
summary of both sets of appraisals to show the changes from the amendments within the cost plan: 

Scheme Residual Land Value  
(August 2024) 

Residual Land Value  
(January 2025) 

BP1 Requirements 

30% AH (PC Mix) 
-£30,135,087 (Neg) -£41,724,630 (Neg) 

BP1 Requirements 

100% Private 
-£20,725,344 (Neg) -£19,054,939 (Neg) 

Current Build Regs 

100% Private 
+£23,660,392 +£25,049,940 
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4.4 We have provided a summary below of the updated viability position based on the changes outlined 
above: 

Scheme 
BP1 Requirements 

30% AH (PC Mix) 

BP1 Requirements 

100% Private 

Current Build Regs 

100% Private 

Residual Land Value -£41,724,630 (Neg) -£19,054,939 (Neg) +£25,049,940 

Benchmark Land Value +£33,300,000 +£33,300,000 +£33,300,000 

Surplus / Deficit -£75,024,631 -£52,354,939 -£8,250,060 

Viable / Not Viable Not Viable Not Viable Not Viable 

4.5 As you can see from the table above, the overall conclusions have not changed since our initial report 
and the deficits are slightly higher than we had previously reported. 

4.6 When we compare the residual land value of the 100% private scheme adopting the requirements of 
BP1 this produces a deficit of -£52.35m. Based on our adopted assumptions it is clear that the scheme 
cannot provide any affordable housing on site due to the additional costs of having to meet the 
requirements of BP1. 

4.7 We have continued to test the subject scheme without the requirements of BP1 and modelled it on the 
basis of current building regulations (removing the costs of BP1) and the resultant residual land value 
is much more positive c. £44m higher than the residual land value incorporating BP1. However, it is 
important to note that the 100% private scheme based on current 2023 building regulations is still 
producing a deficit of c. £8m against the adopted BLV. 
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