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1  RESIDENTIAL DEVELOPMENT 

Introduction 

1.1 The Chichester CIL examiner has requested additional information in respect of the 

following: 

 

1.2 We have continued with our same methodology in the viability report. That is 

 A high level review of new and existing stock by postcode across the whole of 

the district broken down by map and by ward 

 A commentary on recent sales across Chichester 

Updated Value Maps (April 2015) 

1.3 The data shows that the Chichester housing market continues to perform well. As an 

average the data shows that house prices have increased by 5-6% across the whole 

of the district in line with the South East Housing market. The trend is expected to 

continue as a consequence of the continuing shortfall in housing supply (as 

evidenced in the Local Plan), the changes in residential stamp duty rates in 

December 2014 and the removal of the potential so called Mansion Tax if there had 

been a change in government in May of this year. 

Impact of stamp duty changes 

1.4 In December 2014 HMRC amended stamp duty rates for residential property in 

England and Wales. The effect was to produce savings for purchasers on mid-range 

housing. To illustrate the impact we have calculated the savings on stamp-duty on 

housing from houses of £200,000 up to £600,000 in Table 1.1.
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Table 1.1 - Impact of stamp duty changes on residential house prices 

House Price Pre December 
2014 stamp duty 

rate 

Current stamp 
duty rates 

Saving to 
purchasers 

200,000 2,000 1,500 -£500 
300,000 9,000 5,000 £4,000 

400,000 12,000 10,000 £2,000 
500,000 15,000 15,000 0 

600,000 24,000 20,000 £4,000 
 

1.5 The savings on stamp duty will have the greatest impact on properties of around 

£250,000 to £400,000 which is typical of new build sales prices in the vast majority of 

Chichester. Using the comparable of a 90m2 house a saving of £4,000 equates to 

£44m2.  

1.6 Changes on all stamp duty rates are ultimately reflected in the sales values for 

residential property in the appraisals as stamp duty is paid for by the purchaser and 

not the developer. 

Charging zones 

1.7 A combination of land registry data and local consultations plus an analysis of where 

the majority of future housing development is planned led us to conclude that 2 

charging zones were appropriate for Chichester. It was debated at the examination 

whether this was appropriate and whether further charging zones were required 

particularly for the lower value areas. We would not agree with this approach for the 

following reasons: 

 Within these areas there are extremes in values. Coastal locations command 

high premiums comparable with areas north of the South Downs National Park 

as evidenced by areas such as West Wittering 

 The Local Plan housing allocation for the settlements within the Manhood 

Peninsula is relatively low with the majority of development planned for the East 

to West Corridor of the District with good access to the A27. 
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1.8 Figure 1.1 updates the heat map in the August 2014 viability report. 

Figure 1.1 - Heat Map – Chichester District 1.4.14 – 31.3.15 

 

 

1.9 Figure 1.2 confirms the findings of a broad split in the housing market between the 

north and south of the district. 

1.10We have also updated the average prices by Census Statistical Ward over the same 

time period. 
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Figure 1.2 - Average house prices of all homes by ST ward (April 2014- March 2015) 

 

Table 1.2 - Average sold house prices of all homes by ST ward (April 2014- March 2015) 

 

Source: land registry /PBA 
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Selsey North 172 £235,248 Not in NP South of NP

Chichester East 141 £251,243 Not in NP South of NP

Tangmere 52 £253,095 Not in NP South of NP

Southbourne 120 £283,192 Not in NP South of NP

Selsey South 115 £283,870 Not in NP South of NP

Westbourne 38 £291,378 Partially in NP South of NP

Chichester South 149 £308,490 Not in NP South of NP

Midhurst 119 £308,754 Entirely in NP

Donnington 67 £313,132 Not in NP South of NP

East Wittering 126 £318,521 Not in NP South of NP

Chichester West 79 £326,913 Not in NP South of NP

Lavant 32 £363,528 Partially in NP South of NP

Chichester North 181 £364,653 Not in NP South of NP

Fishbourne 40 £374,824 Not in NP South of NP

Sidlesham 36 £379,671 Not in NP South of NP

North Mundham 25 £452,730 Not in NP South of NP

Bury 22 £476,773 Entirely in NP

Fernhurst 95 £494,584 Partially in NP North of NP

Wisborough Green 35 £499,662 Partially in NP North of NP

Boxgrove 30 £500,618 Partially in NP South of NP

Bosham 79 £511,391 Not in NP South of NP

Petworth 85 £526,884 Partially in NP North of NP

Funtington 26 £533,344 Partially in NP South of NP

West Wittering 119 £558,171 Not in NP South of NP

Stedham 39 £565,564 Entirely in NP

Harting 31 £592,956 Entirely in NP

Plaistow 70 £605,522 Partially in NP North of NP

Easebourne 47 £664,882 Entirely in NP

Rogate 35 £875,114 Entirely in NP
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1.11 For ease of reference we have reproduced Table 1.3 from the September 2014 PBA 

viability report for Chichester which used house price data up to January 2014 

Table 1.3 - Average sold house prices by ST ward (Jan 2012 – Jan 2014) 

 

1.12 The data shows strong uplifts in nearly all the wards with notable increases in some 

of the historically less valuable areas. In particular Selsey has seen rises of over 15% 

in the past year and Chichester East of 14%.  

1.13 One exception is Tangmere where prices have fallen by 6% though it should be 

noted that with all data it is prone to some variation depending on the type and scale 

of the transactions in that area. 

Trajectory of sales prices 

1.14 We have undertaken a further analysis of sales prices reported on the RightMove of 

new properties that have been sold subject to contract. This data is in the Table 1.4. 



 

6 

Table 1.4 - Latest new build houses in Chichester sold subject to contract 

 

1.15 What is apparent from the revised data evidence and the reported sold prices in the 

table below is that house prices are on a solid upwards trajectory in Chichester with 

sites to the north of the southern zone showing good levels of increase. 

Updated sales analysis 

1.16 Taking into account the available sales analysis our appraisals have adopted a rate 

of £3,400 per m2. This is an increase of 3% on the previously used figure from 

August 2014. 

1.17 A 3% figure has also been adopted on the affordable housing element to keep the 

figures consistent. This increase is part supported by new evidence on shared 

ownership sales. In the table below. 

Build Costs 

1.18 We have used the latest hard copy (issue 137) published data from BCIS to estimate 

construction costs dated May 2015. The figure for 2 storey estate style housing is 

£929m2 and applying the advised uplift of 10% produces a figure of £1,022m2.  For 

flats we have assumed that such development will be 3-5 storeys and used the figure 

of £1,079m2 and again applied the 1.1 multiplier to adopt a figure of £1186.  A copy 

of the extract is in Appendix B 

1.19 We have not sought to use the online version for the reasons highlighted at the 

examination. The online BCIS indices are updated on a regular basis when new 

information is received.  Therefore previously online figures will vary and, will be 

updated retrospectively. The published version from May 2015 refers to data from the 

4
th
 Quarter of 2014.  

Overall approach on charging  

1.20 The Chichester East Ward and areas inland from the coast do show lower house 

prices. The issue is whether these areas require a lower charging zone to enable 

successful delivery of the plan. Having considered the issue further we are not 

proposing to create a 3rd zone for the following reasons 

 There is little proposed new housing development in these lower value areas –. 

The exception is Tangmere however is it arguable that prices in this area are 

lower than the surrounding ST wards because of the lack of amenities and social 

infrastructure in the area. The proposed SDL in this area will address this and 

lead to price increase. 

 

Address ST Ward House type number of beds estimated size sale price rate per m2 comments

Roman Fields, Lavant Road, Chichester, PO19 Lavant Detached 4 160 795,000£       4,968£          Reserved - under construction

Lower Walls Walk, Chichester PO19 Chichester East Townhouse 3 137 710,000£       5,182£          Sold STC

Oving Road, Chichester, PO19 Chichester East Terraced 3 90 340,000£       3,777£          Under offer

Clay Lane, Fishbourne, Chichester, PO19 Fishbourne detached 3 96 340,000£       3,541£          under offer

Clay Lane, Fishbourne, Chichester, PO19 Fishbourne detached 3 96 330,000£       3,437£          under offer

Roman Fields, Lavant Road, Chichester, PO19 Lavant semi 2 72 325,000£       4,513£          reserved

Clay Lane, Fishbourne, Chichester, PO19 Fishbourne semi detached 2 to 3 78 299,000£       3,833£          under offer

Clay Lane, Fishbourne, Chichester, PO19 Fishbourne semi detached 2 to 3 78 290,950£       3,730£          under offer

Clay Lane, Fishbourne, Chichester, PO19 Fishbourne semi detached 2 to 3 78 270,000£       3,461£          under offer

Chapel Street, Chichester PO19 Chichester South apartment 2 70 245,000£       3,500£          Under offer
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 Our appraisals are generic for the entire area – the build costs and sale values 

have been averaged out as have the benchmark land values. This is because 

ultimately the testing is high level and does not seek to model every scenario 

and every geographic area.  

 

 The land values have also been averaged out across the southern and northern 

zones. In the same way that house prices vary land values will also as they are a 

direct product of the value and density of housing they can accommodate. It is 

logical to expect that lower house price areas will have lower benchmark land 

values. 

1.21 Using the same methodology as before with no other changes other than build costs 

and sales values produces the following updated viability results for the northern and 

southern zones. 

Table 1.5 - Revised viability update June 2015 

 

1.22 The appraisals show that the proposed charges of £120m2 and £200m2 in the two 

zones are appropriate in the context of the latest available evidence.  

Conclusions 

1.23 Our conclusion is that there is no justification for varying the standard residential 

charge based on the latest available evidence. We have used the latest available 

cost and value information and re-run the viability appraisals. All scenarios tested 

show that the CIL rates are well within the maximum theoretical limits of viability. 

1.24 We have noted that although build costs have increased since the last viability study 

so have residential rates.  The proposed CIL charges still remain affordable in the 

southern zone being circa 3.5% of private sales values. This will help ensure that the 

charge will not put development at risk through short term market fluctuations. 

Density

No of 

dwellings

Net site area 

ha
GIA Floor 

space

CIL Chargeable 

Floor Space Per Ha Per £psm GIA Per Ha

Per £psm 

GIA Per Ha

Per £psm CIL 

Chargeable

South of NP

Houses – 4 0.114 35 360 252 £2,995,273 £951 £2,470,000 £784 £525,273 £238

Houses – 5 0.143 35 450 315 £2,978,342 £946 £2,470,000 £784 £508,342 £231

Houses – 9 0.257 35 810 567 £2,905,735 £922 £2,470,000 £784 £435,735 £198

Houses – 10 0.286 35 900 630 £2,897,560 £920 £2,470,000 £784 £427,560 £194

Houses – 50 1.429 35 4,500 3,150 £2,897,560 £920 £2,470,000 £784 £427,560 £194

Houses – 100 2.857 35 9,000 6,300 £2,896,543 £920 £2,470,000 £784 £426,543 £193

Flats - 4 0.040 100 304 213 £4,792,165 £631 £2,750,000 £362 £2,042,165 £384

Flats - 6 0.060 100 456 319 £4,653,531 £612 £2,750,000 £362 £1,903,531 £358

Flats - 12 0.120 100 912 638 £4,671,024 £615 £2,750,000 £362 £1,921,024 £361

Flats - 24 0.240 100 1,824 1,277 £4,631,065 £609 £2,750,000 £362 £1,881,065 £354

North of NP

Houses – 4 0.114 35 360 252 £4,386,225 £1,392 £3,600,000 £1,143 £786,225 £357

Houses – 5 0.143 35 450 315 £4,361,519 £1,385 £3,600,000 £1,143 £761,519 £345

Houses – 9 0.257 35 810 567 £4,300,558 £1,365 £3,600,000 £1,143 £700,558 £318

Houses – 10 0.286 35 900 630 £4,288,502 £1,361 £3,600,000 £1,143 £688,502 £312

Houses – 50 1.429 35 4,500 3,150 £4,288,502 £1,361 £3,600,000 £1,143 £688,502 £312

Houses – 100 2.857 35 9,000 6,300 £4,287,531 £1,361 £3,600,000 £1,143 £687,531 £312

Flats - 4 0.040 100 304 213 £8,268,913 £1,088 £4,120,000 £542 £4,148,913 £780

Flats - 6 0.060 100 456 319 £8,112,827 £1,067 £4,120,000 £542 £3,992,827 £751

Flats - 12 0.120 100 912 638 £8,228,716 £1,083 £4,120,000 £542 £4,108,716 £772

Flats - 24 0.240 100 1,824 1,277 £8,158,922 £1,074 £4,120,000 £542 £4,038,922 £759

Residual land value Benchmark Policy Overage for CIL Floor Space per sq.m
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APPENDIX A – REVISED VIABLITY APPRAISALS 
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South of National park
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ITEM

Net Site Area 2.86

No. of Private No. of affordable Net residual land value per ha

Yield 100 70 30 £2,896,543 per ha

1.0 Development Value

Value Zone 2

1.1 Private Units No. of units Size sq.m Total sq.m £psm Total Value

Flats – 0 65 0 £3,780 £0

Houses – 70 90 6,300 £3,400 £21,420,000

70 6300

1.2 Affordable unit No. of units Size sq.m Total sq.m £psm Total Value

Flats 0 65 0 £2,222 £0

Houses 30 90 2,700 £2,037 £5,499,900

30 2700

100 9000 £26,919,900

2.0 Development Cost

2.1 Site Acquisition

2.1.1 Site Value £8,780,731

5.75%

Net residual land value £8,275,839

2.3 Build Costs

2.3.1 Private units No. of units Total sq.m Cost per sq.m Total Costs

Flats – 0 0 £1,186 £0.00

Houses – 70 6300 £1,022 £6,438,600.00

70 6300

2.3.2 Affordable unit No. of units Total sq.m Cost per sq.m Total Costs

Flats 0 0 £1,186 £0.00

Houses 30 2700 £1,022 £2,759,400.00

30 2700

100 9000 £9,198,000

2.4 Externals

2.4.1 Plot external 15% £1,379,700

2.4.2 CO2 reduction £0 per unit £0

2.4.3 Lifetime homes £0 per unit £0

£1,379,700

2.5 Professional Fees

2.5.1 as percentage of build costs 8% £846,216

£846,216

2.6 Contingency

2.6.1 Based upon percentage of construction costs 5% £459,900

£459,900

2.7 Developer contributions

2.7.1 Site specific S106 £1,000 per unit £100,000

2.7.2 CIL low £0 per sq.m £0

2.7.3 Landscape management £0 per unit £0

Total developer contributions £100,000

2.8 Sale cost

2.8.1 Legals - £500 £50,000

2.8.2 Sales agents fee - 1.25% £336,499

2.8.3 Marketing cost - £1,000 per unit £70,000

£456,499

TOTAL DEVELOPMENT COSTS £21,221,045

3.0 Developers' Profit

3.1 Based upon percentage of gross development value Rate

Private - 20% £4,284,000

Affordable - 6% £329,994

£4,613,994

TOTAL PROJECT COSTS [EXCLUDING INTEREST] £25,835,039

TOTAL INCOME - TOTAL COSTS [EXCLUDING INTEREST] £1,084,861

4.00 Finance Costs APR PCM

7.00% 0.565% -£1,084,861

TOTAL PROJECT COSTS [INCLUDING INTEREST]

Less Purchaser Costs  (SDLT, legals and agents fees)

This appraisal has been prepared by Peter Brett Associates on behalf of Chichester District Council. The appraisal has been prepared in line with the RICS valuation guidance.  The purpose of the appraisal is to 

inform Chichester District Council as to the impact of planning policy has on viability at a strategic borough level. This appraisal is not a formal 'Red Book' (RICS Valuation – Professional Standards March 2012) 

valuation and should not be relied upon as such.
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North of National Park 
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APPENDIX B  BCIS COSTS 

 


