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Non Technical Summary 

 
This report concludes that the Teignbridge Community Infrastructure Levy 

Charging Schedule provides an appropriate basis for the collection of the levy in 
the area.  The Council has sufficient evidence to support the schedule and can 

show that the levy is set at a level that will not put the overall development of the 
area at risk.   
 

As requested by the Council, one modification is recommended to make the 
schedule more effective. This can be summarised as follows: 

 
 Deletion of additional information not central to the schedule itself 

 

The specified modification recommended in this report is based on matters 
discussed during the public hearing sessions and does not alter the basis of the 

Council’s overall approach or the appropriate balance achieved. 
 

 

 

Introduction 

1. This report contains my assessment of the Teignbridge Community 
Infrastructure Levy (CIL) Charging Schedule in terms of Section 212 of the 

Planning Act 2008.  It considers whether the schedule is compliant in legal 
terms and whether it is economically viable as well as reasonable, realistic and 
consistent with national guidance (Community Infrastructure Levy Guidance – 

April 2013).  

2. To comply with the relevant legislation the local charging authority has to 

submit what it considers to be a charging schedule which sets an appropriate 
balance between helping to fund necessary new infrastructure and the 
potential effects on the economic viability of development across the district.  

The basis for the examination, during which a hearing was held on 14 
February 2014, is the submitted schedule of June 2013, which is effectively 

the same as the document published for public consultation in April 2013, with 
three minor modifications that do not go to the substance of the document.   

3. The Council propose a matrix approach for residential development, with 

charges ranging from £70 per sq m (psm) in the Heart of Teignbridge (HoT) 
area (Newton Abbot, Kingsteignton and Kingkerswell) to £200 psm in rural 

Teignbridge, including the villages.  Retail development outside identified town 
centres is to be charged at £150 psm.   

Is the charging schedule supported by background documents containing 

appropriate available evidence? 

Infrastructure planning evidence 

4. The Teignbridge Local Plan (LP) has been examined alongside the charging 
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schedule.  This sets out the main elements of housing and employment growth 

that will need to be supported by further infrastructure, in particular new 
roads, public transport facilities, schools, community facilities and green 
spaces including Suitable Alternative Natural Green Space (SANGS) to offset 

the impact of new housing on the Exe estuary Special Protection Area (SPA), 
among others.  These are detailed fully in the Infrastructure Development Plan 

(IDP), which has been informed by appropriate consultations with service 
providers, such as Devon County Council (DCC). 

5. The IDP includes an estimate for total costs of about £250m.  The Council’s 

statement for the CIL hearing identified secured and anticipated funds, 
together with expected New Homes Bonus money over the Plan period of 

about £170m, leaving a funding gap of about £80m.  CIL is expected to 
contribute about £50m, leaving some ‘desirable’ but not essential 
infrastructure without funding.  The proposed charge would therefore make a 

significant contribution towards filling the likely funding gap.   The figures 
demonstrate the need to levy CIL. 

Economic viability evidence     

6. The Council commissioned a CIL Viability Evidence report (VE) from an 
established consultancy with considerable experience of conducting such 

studies nationally and locally in the south west, which was completed in 
October 2012.  The assessment used an accepted approach, considering 

expected development values against existing use or credible alternative use 
values with a percentage uplift, in line with a model in Viability Testing Local 
Plans (the ‘Harman Report’).  For larger green field sites, the residual value of 

land after development was compared with expected ‘benchmark’ values, of 
10-20 times a reasonable agricultural value of £20,000 per ha.  Standard data 

sources were employed for costs and sales values, including the RICS Building 
Cost Information Service (BCIS), Land Registry and internet residential sales 

sites to inform values across the District and existing signed section 106 
obligations.   The Council also commissioned a further study from Three 
Dragons on large greenfield sites, the Strategic Sites Addendum (SSA) to test 

the viability of primarily the residential components of major urban extensions 
to Newton Abbot, Dawlish and Exeter (sites NA1, NA3, DA2 and SWE1). 

7. There was some dispute about the use and assumed baseline of the 
benchmark values for residential land, based on a percentage uplift of existing 
use value.  While other approaches could have been employed, the guidance is 

not prescriptive about methodology.  In the absence of firm actual figures for 
the purchase costs of residential sites and options to develop, I consider the 

assessments are based on the best information and estimates available at the 
time of preparation.  The undisputed oral evidence to the hearing was that 
both sales values and costs have not varied materially over the last year or so.  

The land values used appear similar to those in East Devon, a comparable 
authority area nearby. 

8. The VE used density assumptions based on a range of planning permissions 
and reflected the SHLAA panel methodology.  The gross to net ratios used in 
the SSA appear to be appropriate, notwithstanding the significant amount of 

green space required to make the allocations acceptable in planning terms.  It 
would not be appropriate to apply the threshold value per ha to large areas 
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which would not have any additional value if not part of a residential 

allocation.  The assumptions about net density in site NA1 are reasonable and 
take into account existing permissions on part of the allocation.  

9. The VE and SSA reports included reasonable assumptions about profit levels, 

fees etc.  A profit on gross development value of 17% would be broadly in line 
with normal expectations, with some reduction to account for less uncertainty 

for allocated greenfield sites.  In the context of allocations already included in 
a local plan, I do not consider it reasonable to add in further costs for 
promotion or additional risk.  A fairly standard profit level of 6% on affordable 

housing developments was assumed, modelled on the affordable rent model.  
The SSA included an additional £200,000 per ha uplift to account for opening 

up costs in addition to the 15% uplift on normal costs allowed for on all sites 
for standard external works, broadly in accordance with Harman report 
figures.   

10. The likely costs of the carbon reduction targets of Policy S7 of the Local Plan, 
estimated to be £950 per dwelling on average, were not taken into account.  

However, the VE did include an allowance of £1,000 for meeting new Building 
Regulations requirements, which in the event have proved less onerous.  
Following my recommended main modifications to the Local Plan, the 

implementation of this policy through Policy EN3 now allows for some 
flexibility to take into account the viability of individual schemes.  The impact 

of this matter on the VE findings is not critical therefore.   

11. The VE appraisals included an allowance based on past experience of £3,500 
per dwelling to meet potential site specific section 106 costs, which in many 

cases may not be incurred once the CIL is adopted.  This gives some flexibility 
to the appraisals, which do not include any costs for contingencies.  I agree 

with the Council that the VE is adequately robust in its coverage of costs and 
values without the need for any such allowance to be a suitable basis for 

setting the CIL. 

Conclusion 

12. The draft Charging Schedule is supported by detailed evidence of community 

infrastructure needs and viability studies of a range of development types.  On 
this basis, the evidence which has been used to inform the Charging Schedule 

is robust, proportionate and appropriate.   

Are the charging rates informed by and consistent with the evidence? 

CIL rates for residential development  

13. On the evidence to the examination, I consider the use of the residual 
valuation approach and comparison to notional benchmark values to be 

acceptable.  The VE and SSA tested a range of alternative affordable housing 
targets and the final charge rates for each area of the District have been set 
making a full allowance to meet the targets of between 20-30% set out in the 

submitted Local Plan.  The differential rates for different parts of the District 
are based on the VE appraisals and reflect the varying property values across 

the main towns, villages and rural areas, rather than policy considerations.  



Teignbridge Council Draft CIL Charging Schedule, Examiners Report April 2014 

4 

14. The SSA carried out viability testing of each strategic site in three ways, to 

assess the outcomes if revenues and costs were received and spent at 
different times: on a static basis; using discounted cash flow (dcf) with CIL 
paid in accordance with phased completions and using dcf with CIL paid in 

year one.  The Council has followed the recommended precautionary 
approach, setting rates on the dcf basis and making the reasonable 

assumption of payment made on a phased basis, depending on completions.  
The assessments show that the different charging rates for the areas with 
major allocations are justified by varying sale values in each settlement.    

Commercial rate 

15. The only commercial development the Council propose to charge is retail 

schemes outside of defined town centres.  The VE tested the viability of a  
local store of about 280 sq m, which proved not to be viable in a town centre 
location with any CIL charge.  It was acknowledged that the viability of some 

smaller stores in local and district centres might be threatened by the CIL 
retail charge, but this would not threaten the overall development in the area 

and could be reviewed if necessary services were not being provided to meet 
Plan aspirations.  

16. The VE showed that the viability for all other commercial development, 

including industrial, warehouse and office schemes, would be marginal at best 
if any CIL rate were to be charged.   

Other matters 

17. The Council included a considerable amount of background information in the 
draft charging schedule that strictly speaking was not part of the schedule 

itself.  This included matters such as the instalments policy, payments in kind, 
exemptions and exceptions, all of which are covered by the Regulations and 

are in essence outside the Council’s control or do not need to be within the 
charging schedule itself.  As the Council requested after the hearing, I have 

therefore recommended, for administrative convenience if amendments need 
to be made in the future, that the final charging schedule contains only the 
first introductory paragraph and the sections on calculating the chargeable 

amount, retail (including the table), residential (including the table), and all 
other uses (including the table). The minor modifications referred to in 

paragraph 2 above can be made by the Council in any event without the need 
for further consultation. 

Does the evidence demonstrate that the proposed charge rate would not 

put the overall development of the area at serious risk?  

18. The Council’s decision to set a variable residential rate and a single retail rate 

is based on reasonable assumptions about development values and likely 
costs.  The evidence suggests that residential and some retail development 
will remain viable across most of the area if the charges are applied. There has 

been no clear evidence from developers of a significant threat to the 
deliverability of major housing sites, nor have any alternative more 

appropriate charging rates been suggested.  The rates are projected to 
generate very similar amounts to the highest level of Section 106 payments 
received by the Council in recent years.  Across the District as a whole, the 
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levying of CIL at the proposed rates might possibly affect the delivery of some 

specific smaller proposals but a large majority of housing development and 
retail schemes outside town centres would remain viable. 

Conclusion 

19. In setting the CIL charging rate the Council has had regard to detailed 
evidence on infrastructure planning and the economic viability evidence of the 

development market in Teignbridge. The Council has tried to be realistic in 
terms of achieving a reasonable level of income to address an acknowledged 
gap in infrastructure funding, while ensuring that a range of development 

remains viable across the authority area. The Teignbridge Local Plan, which 
sets out the infrastructure needs of the District to meet the level of growth 

proposed, has just been examined and found sound, subject to modifications.  
The CIL will help the Council to provide the necessary infrastructure over the 
20 year plan period.   

 

LEGAL REQUIREMENTS 

National Guidance The Charging Schedule complies with 
national guidance. 

2008 Planning Act and 2010 Regulations 
(as amended) 

The Charging Schedule complies with 
the Act and the Regulations, including in 

respect of the statutory processes and 
public consultation, consistency with the 

submission Local Plan which I have 
examined and the Infrastructure 
Delivery Plan and is supported by an 

adequate financial appraisal. 

 

20. I conclude that subject to the modification set out in Appendix A, the 
Teignbridge Community Infrastructure Levy Charging Schedule satisfies the 

requirements of Section 212 of the 2008 Act and meets the criteria for viability 
in the 2010 Regulations (as amended).  I therefore recommend that the 
Charging Schedule be approved. 

Geoff  Salter 

Examiner 

 

This report is accompanied by Appendix A (attached) – Modification that the 
examiner specifies so that the Charging Schedule may be approved.   
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Appendix A 

Delete all parts of the schedule except: 

 The first introductory paragraph and the sections on:  

 Calculating the chargeable amount;  

 Retail (including the table);  

 Residential including the table); 

 All other uses (including the table). 


