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1 Introduction 

1.1 Purpose of the Study  

1.1.1 Teignbridge District Council has a proposal in its adopted Local Plan for an urban extension to 
the west of Dawlish, Policy DA2, to assist in meeting development needs for the town and for 
the District.  The development includes a road which links through the scheme and into the 
existing road network to the north and south of the development area. 

1.1.2 A basic diagram for the urban extension from the Council is included as Appendix A to this 
report, and the numeric references to the separate land parcels that make up the proposed 
urban extension used in this report are from this diagram. 

1.1.3 The Local Plan policy provides for the through road, the Dawlish Link Road, or Secmaton 
Avenue, to be delivered as part of the development.  The land which comprises the 
development area falls into five different ownerships, and it is a requirement of the policy that 
the developers of the three parts of the scheme that the road would cross are to provide the 
portion of the road that is within their development, but also to ensure that their actions 
contribute as necessary to the overall delivery of the road.  Critical to the scheme is that one 
part of the proposed development (parcel 3) can only be provided with road access by the 
provision of the other parts of the Dawlish Link Road.  That is, whilst the developers of the 
land that adjoins this parcel must act to facilitate its development, and hence provide for a 
complete and coherent urban extension, their actions will also influence when the otherwise 
landlocked scheme can proceed. 

1.1.4 By way of further explanation of Policy DA2 in the adopted Local Plan, the Council is 
developing a Dawlish Supplementary Planning Document and sees this as an essential part of 
its approach to the delivery of the Dawlish urban extension in the form wanted.  The District 
Council has worked closely with Devon County Council as Highway Authority in the 
preparation of the SPD. 

1.1.5 A Draft of the SPD has been consulted upon, leading to comment on the approach proposed 
by the landowners and prospective developers of parts of the Dawlish urban extension.  There 
are currently planning applications in for two of the parts of the urban extension which are to 
provide parts of the road, parcels 2 and 4. 

1.1.6 PBA have been asked to test whether the approach the Council has set out in its Draft 
Dawlish SPD in the context of Local Plan Policy DA2 represents the best means of meeting its 
objectives for the delivery of the urban extension, and specifically whether the approach 
represents an effective way to ensure that the landowners deliver the development and the 
link road in a comprehensive, coordinated and timely fashion. 

1.1.7 PBA has addressed this question in three parts: 

 The use made of the available planning tools has been considered; 

 Any alternatives to or variations upon the Council’s proposed approach have been 
explored; and 

 Viability modelling has been undertaken of the development according to different 
scenarios relating to the matters to be paid for by the development and by varying the 
apportionment of these costs and the stages in the development process at which these 
costs are incurred. 
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1.2 The Council’s Objectives 

1.2.1 The general nature of the exercise is worth comment. The development is to be delivered by 
the actions of the respective landowners and developers.  The Council’s role as local planning 
authority, having identified the urban extension as something its wants to see happen and 
providing for the development in the Local Plan, is that of ‘controller’, though also perhaps of 
facilitator.   

1.2.2 The developers must be assumed to act rationally; that is to seek to maximise their financial 
return from the development, in part by ensuring they are creating a product that its attractive 
to the market, but also by minimising the diversion of the value from the development.  The 
planning system explicitly recognises the operation of the market through the establishment of 
a test of deliverability for a local plan, with viability as a critical element of deliverability. A 
definition of viability is provided through the NPPF (the Framework) for use in the 
consideration of individual development proposals.  A developer is entitled to negotiate with 
the planning authority over any costs imposed on a development scheme by the planning 
authority through its planning policies (but not through a CIL) if the scheme appears not to be 
viable according to the definition provided for by the Framework. 

1.2.3 Whilst the Council can seek to get the best contribution to its overall objectives from the 
development, it is ultimately reliant upon the developers to deliver the development and so 
there is a critical balance to be found.  The situation is complicated somewhat by the 
relationship required between the different developers as well as the relationship between the 
developers and the planning authority, with the Council seeking through its use of the planning 
system to manage this relationship required between the different developers to achieve its 
objectives.  This is what this report is about.  

1.2.4 The relationship of the three land parcels that are the subject of this report to each other and 
to their context is evident from the plan at Appendix A. 

1.2.5 Parcels 2 and 4 can be provided with access to the existing highway network, at the 
Sainsbury’s roundabout on the A379 and at Secmaton Lane respectively.  The link road would 
connect between these two access points.  The link road would provide access to parcel 3 
and mean that vehicle trips from any part of the development comprising parcels 2, 3 and 4 
could access the existing road network to the north or south of the urban extension according 
to the intended onward direction of travel.  This would mean that trips were efficiently 
distributed to the existing network without unnecessary travel (as would otherwise arise from 
say, trips from parcel 4 wishing to get to the A379 having to exit the development from the 
southern access and use the road through Dawlish to join the A379).  This arrangement would 
be the best for new residents, including by providing the most convenient access to the 
existing facilities and services in Dawlish, and it would be to the benefit of other road users 
including bus services, and reduce the impact on the amenity of people living or using schools 
and other facilities near the existing road network. 

1.2.6 The Council’s wish is not only to see the whole link road provided, to facilitate the 
development of parcel 3 and to achieve the benefits set out above, but it wishes to see the 
individual sections of road that make up the whole link road completed at an early stage in the 
development of the various parcels.  The Council’s concern is in part to provide confidence 
that the road and the whole development are to be provided in a coherent fashion, but it is 
also anxious to minimise the impact on the existing network and on the amenity of existing 
residents of traffic from the construction stage and early phases of the new development 
having to make inappropriate trips. 

1.2.7 The Council’s wish to see the road delivered in a coherent fashion and at the earliest possible 
stage in the overall development of the urban extension may well be at odds with the 
approach the respective developers would wish to follow. 
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1.2.8 The link road is not to be considered as a ‘Dawlish By Pas’, with benefits to the town and the 
road network other than the avoidance of additional disbenefits.  Rather it is the type of road 
that would be needed in any case as part of the residential development envisaged, simply to 
provide structure to the development, and through some hierarchy of roads and streets, 
provide road access to all of the buildings and connect them with the access point(s) to the 
wider road network.  On this basis and with strategic requirements known, the alignment of the 
road would be a natural part of the early masterplanning of the scheme.   

1.2.9 Looking at the provision of the road by the developers on these terms, two points can be 
made: 

 The road that is to make up the link road would be developed in each of the land parcels 
in stages, advancing through the site at the same pace as the provision of housing and 
hence in time with house sales; and 

 The costs to the development of the link road on this basis would be a marginal cost only, 
subject to the variation in specification required by the planning authority relative to what 
would normally be provided as part of the development.  

1.2.10 The Council is seeking a different approach to the delivery of the road and the achievement of 
its objectives.  The Draft SPD, with its role of further explaining the policy in the Local Plan, 
proposes that the sections of road through each of the three relevant development parcels be 
completed before the number of dwellings in each parcel completed exceeds fifty. The use of 
these trigger points on the development of the schemes is proposed in order to promote the 
delivery of the full link rather than just parts, and its early delivery. 

1.2.11 It must be noted that the construction of the road through parcels 2 and 4 on an agreed route 
to the mutual boundary of each of the land ownerships with parcel 3 is necessary for the 
delivery of parcel 3, but is not sufficient to ensure that the development of parcel 3 proceeds.  
Once the prerequisite of the road to its boundary (from either of the other parcels) is met, the 
promoters of parcel 3 can proceed or not, and in their own time.   

1.2.12 The planning requirements for parcels 2 and 4 are actually different than for parcel 3. For the 
former the concern is to ensure that their development proceeds and does nothing to inhibit 
the development of parcel 3, and preferably to promote its development earlier rather than 
later.  In relation to parcel 3 the concern is to ensure that its development provides the 
complete link across the site between the north and south boundaries of the ownership.  

1.2.13 Parcel 3 cannot be developed without one or other of parcels 2 or 4. Parcels 2 or 4 can be 
developed without either each other or parcel 3. 

1.3 The Report 

1.3.1 The report is presented in four sections: 

 Section 1, this section, explains the purpose of the report and the nature of the issues to 
which the Council is seeking the best solution; 

 Section 2 reflects on the approach proposed by the Council in seeking to meet its 
objectives, and considers whether there are alternatives or additional measures that might 
be used; 

 Section 3 explains the use of viability modelling to address the Council’s aspirations, 
explaining the design and use of the viability appraisal model, introducing the scenarios 
tested, and explaining the findings and their implications; and 
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 Section 4 considers the implications of the findings from the appraisal and sets out the 
conclusions from the work in relation to the achievement of the Council’s objectives. 

1.3.2 It is understood that the findings of this work will be considered by members at the same 
meeting as the initial planning applications and the Draft SPD.  Developers will expect to be 
able to examine any evidence for the findings on viability that the Council presents. 
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2 The use of planning tools  

2.1 Introduction 

2.1.1 The Council is seeking to make full use of the tools available from the planning system in 
seeking positive outcomes for its area.  The Council’s objectives have been introduced, with in 
particular the wish to create confidence that the Dawlish urban extension will be delivered, will 
take place in a timely fashion, and will be a coherent scheme which works well for the town 
and district, and for both existing and new residents. 

2.1.2 The parts of the planning system the Council is using are: 

 Policies in an up to date Local Plan, providing the statutory framework for the 
determination of development planning proposals, along with national planning policy; 

 The Dawlish SPD, providing further explanation of how policies in the Local Plan are to be 
interpreted; and  

 The negotiation and determination of planning applications, including of the s106 
agreements between the planning authority and the applicants (and other parties as 
necessary). 

2.2 The Local Plan 

2.2.1 Policy DA2 sets out the proposal for the urban extension to Dawlish, explaining its role and 
scale, the form it is to take and the requirements to be met by the development.  The policy is 
in an adopted plan; that is the plan and the parts of the plan have been found sound by an 
independent Inspector, the plan has had to have been considered ‘deliverable’ (in the terms of 
para. 73 of the Framework), and it is now a statutory document.  Policy DA2 set out below is 
the starting point for the consideration of any applications for development as part of the urban 
extension in accordance with s38 of the Planning Act 1990. 

Table 2.1 Policy DA2 North West Secmaton Lane from the Teignbridge Local Plan  

DA2 North West Secmaton Lane 

A site of approximately 43 hectares is allocated north-west of Secmaton Lane for a 
mixed use urban extension which shall: 

a) 

Include a comprehensive landscape and design led masterplan for the 
strategic site allocation, produced with meaningful and continued input and 

engagement from stakeholders; 

b) Create a high quality landmark development for the gateway to the town on 
the A379 Exeter Road; 

c) Deliver at least 860 homes with a target of 25% affordable homes; 

d) Include a 50 bed extra care housing scheme and/or other appropriate elderly 
housing provision; 

e) Deliver a multi-purpose building capable of incorporating health and early 
years children’s facilities; 

f) 
Provide for vehicular access through the development between Elm Grove 
Road and the A379 Exeter Road, including supported bus service, cycle lanes 
and footpaths; and 
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g) 

Deliver at least 3 hectares of land for employment development, for office, 
general industrial or storage and distribution uses as appropriate to the site and 
its wider context, ensuring that there is also a mix of unit size to enable 
businesses to start up and expand; support will also be given to employment 
generating uses provided that they are compatible with the immediate 
surroundings and do not conflict with town centre uses. 

 

2.2.2 This established policy appears robust in that it could be confidently expected to enable the 
Council to refuse permission for an application that did not facilitate the creation of the link 
road, or enable compliance to be sought with planning conditions imposed on a permission 
requiring provision to be made for the coherent provision of the link road. 

2.3 The Dawlish SPD 

2.3.1 The Council has consulted on a Draft Dawlish SPD and intends this to be adopted by the 
Council prior to the determination of planning applications for the development of the urban 
extension. 

2.3.2 The Draft Dawlish SPD: 

 Establishes various requirements from the development of each of the constituent 
development parcels that make up the Dawlish urban extension, to be part of the 
schemes and/or to be provided through s106 agreements; and 

 Sets out ‘trigger points’ requiring that no more than a specified level of housing 
completions are to take place before the complete section of the link road in the 
respective development parcel is provided. 

2.4 Alternatives 

2.4.1 As well as and as part of testing the likely success that the Council will have in meeting its 
objective of the scheme being delivered as intended, PBA is asked if there is anything else the 
Council should consider.  As noted the planning system can and should be used positively to 
bring about changes to meet needs and make places better, but is ultimately reactive – that is 
the planning authority can only work with what developers are willing to do.  In this case the 
Council can seek through a variety of means to provide for the development, to encourage it 
to happen, and to prevent it taking place in a way contrary to the objectives it has established 
through its planning policies and supporting material, but it cannot make it happen. 

2.4.2 The Council’s approach may be found through this and other examination to be everything 
that is necessary to get the right development, but to still not be sufficient to make it happen.  
The particular concern is that the promoters of parcels 2 and 4 could meet the requirements 
the Council is clearly making in terms of doing what they can to provide for a through route, 
but the promoters of parcel 3 do not go ahead.  Horses and water come to mind.  This would 
mean the residents of the development that did take place would be poorly served by the road 
network, some parts of Dawlish were affected by more road trips than ought to be the case, 
and there would be a shortfall in the provision of housing against the Local Plan targets of at 
least 860 dwellings, 25% of which were to be affordable and contributing to the need in the 
district for affordable housing (subject to the Government’s proposed changes to how such 
needs are met).   

2.4.3 With a view to avoiding such an outcome, interventions that might be used by the Council over 
and above its resolute use of the planning tools already referred to are discussed here. 
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2.4.4 It would lessen the uncertainty if the number of separate developers were reduced meaning 
the complete scheme depended on a smaller number of decisions-in-principle.  Given the 
configuration of the development and the ownerships, and given the progress to date, with 
applications submitted by the promoters of parcels 2 and 4, this would in practice mean the 
promoter of either parcel 2 or 4 acquiring parcel 3 or reaching some kind of development 
agreement with whoever holds the interest in parcel 3. 

2.4.5 The prospects for the marketability of the development arising within parcel 2 or 4 might well 
be greater if there is confidence that parcel 3 will also be delivered, and there may well be 
benefits (economies of scale for instance) to either of the ‘peripheral’ developers from the 
embrace of the ‘middle’ development.  However these possible benefits could not be as great 
as if the whole scheme were under one control, and in any case may not be sufficient to 
provide the incentive that could be offered to the owners and prospective developers of parcel 
3 to overcome their wish to act autonomously.  PBA has no knowledge of the relationship 
between the various landowners and developers or of any interaction between them, and has 
in any case undertaken this piece of work without any contact with the developers or 
landowners, by agreement with the Council. 

2.4.6 The Council does not have any means other than general encouragement to seek greater 
cooperation between the various development interests.  Unless there are demonstrable 
savings that could be identified from one developer combining two or more of the sites into 
one scheme, the Council could not reasonably offer to forego some developer contribution so 
as to provide a shareable incentive to the parties involved. 

2.4.7 A second alternative would be for the Council itself to seek to acquire any of the land parcels 
where it had doubts about the delivery of the development, either through agreement or 
compulsion.  This could be in relation to either parcel 2 or 4 in order to ensure that parcel 3 
was deliverable – though parcel 3 is in principle deliverable if only one of the two other parcels 
are developed in accordance with plan Policy DA2.  It could be for reasons related to the 
completeness of the development, with the through route facilitated and the full contribution to 
the district’s overall housing requirements achieved.  PBA is not aware of such an agreement 
being ventured by either party, nor of any suggestion that any of the owners would be 
interested in such an agreement. The conditions to engage in a compulsory acquisition seem 
to not yet exist with no sound reason to believe they will in the future.  This approach would 
currently seem to be a major diversion of the Council’s resources that could not be justified. 

2.4.8 There has been discussion for this project of whether the highway authority should become 
more involved in the provision of the link road, as a third alternative, and if so how.  The 
highway authority could not pay for the link road which is a necessary part of the development 
and necessary to prevent the development having undue impacts.  What has been discussed 
is some mechanism such as the highway authority constructing the road and then being paid 
back under a s106 agreement by the developers as the development proceeds and the value 
of the development is realised. 

2.4.9 This approach could only have any merit if the timing of the provision of the road in relation to 
development taking place in any case was a matter of fundamental disagreement between the 
planning authority and developer.  It does seem very likely however, that the difference in cost 
between the road as constructed by the highway authority and by the developers’ contractors 
would in itself greatly diminish any financial or cash flow benefit to the developers and hence 
rule it out as a possible approach.  Devon County Council as highway authority has in any 
case informally suggested that other demands on its capital funding would make it very 
difficult for the developers or planning authority to rely on the approach for the road as a 
whole. 

2.4.10 On reflection this approach seems to have no practical application or merit. 
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2.4.11 A fourth alternative which could be worthwhile if it were accepted by all of the landowners 
would be for the three main developers to jointly procure the link road through one contract.  
This could create cost savings relative to the provision of the road in sections through 
separate contracts, as well as increasing the certainty of the delivery of the road for the 
Council.  It may be that the Council could assist the three developers by testing the feasibility 
of the road and its procurement in this way, as well as in obtaining cost estimates by using 
such as the SCAPE framework which we assume the Council has access to.  PBA has not 
undertaken any comparable costs for undertaking the road construction as a single contract.  
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3 Viability appraisal 

3.1 Scope 

3.1.1 PBA have carried out appraisals of the viability of the components of the urban extension 
using a residual land valuation method and with different apportionments and timings of the 
costs of the required infrastructure in order to understand whether the Council’s objectives are 
achievable by the means proposed in the Draft Dawlish SPD. 

3.1.2 The viability testing and study results are based on establishing a residual land value for the 
different land parcels that make up the urban extension.   The approach takes the difference 
between development values and costs, and compares the 'residual value' (i.e. what is left 
over after the cost of developing the site is deducted from the potential sales value of the 
completed buildings) with a benchmark land value.  The benchmark land value is the value a 
landowner would accept to bring the site to market for development.  This equation 
determines the balance or ‘headroom’ that could be available to support the costs of such as 
affordable housing and infrastructure provision.   

3.1.3 This is a standard approach, which is advocated by the Harman Report.  The broad method is 
illustrated in figure 3.1.  The assumptions used to establish values, the cost information, and 
the results of this testing along with a discussion of findings are all set out in this section of the 
report.  

Figure 3.1 Approach to residual land value assessment for whole plan viability 

Less development

costs – including build costs, 

fees, finance costs etc

Balance - available to contribute 

towards policy requirements 

(can be + or -)

Benchmark land value - to 

incentivise delivery and support 

future policy requirements

Less developer’s 

return (profit) – minimum profit 

acceptable in the market to 

undertake the scheme

Value of completed 

development scheme 

 

Assumptions used in the appraisal 

3.2 Site specific details 

3.2.1 This section sets out the assumptions used in PBA’s appraisals.  In the context of this 
appraisal there are a number of documents that have been used to inform many of the 
assumptions in the model: 
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North West Secmaton Lane, Dawlish (DA2), Draft Development Framework Plan. 
Teignbridge District Council (September 2015). 

o This document provides an overview of the development and the infrastructure 
required for the site.   

Application documents submitted by representatives of each of the development areas. 

o Where specific details relating to the size, scale and types of development are 
submitted, these are included within the appraisal.   

Teignbridge District Council CIL Infrastructure Levy Viability Evidence.  PBA and Three 
Dragons (October 2012).  

Teignbridge District Council CIL Infrastructure Levy Viability Evidence.  Strategic Sites 
Addendum.  Three Dragons (March 2013).  

o The CIL viability evidence has provided a background to the general viability issues. 

o The Strategic Sites Addendum to the 2012 report, prepared by Three Dragons, is of 
particular relevance to this work as it considered the viability of a number of strategic 
sites in detail, one of which was the Policy DA2 site.   

A briefing note on viability prepared for Retirement Housing Group by Three Dragons, 
Three Dragons, (May 2013). 

o This document sets out a framework for assessing the viability of housing for older 
persons, including extra care units (which feature in development area 2) for the 
purpose of CIL and examination purposes.  This document has been used to inform 
PBA’s approach to accounting for communal areas, unit sizes and potential sales 
values.  

3.3 Development areas 

3.3.1 In terms of specific details regarding each site, Table 3.2 sets out the information available 
and how it has been used in the appraisal. 

Table 3.2: Site specific information for each development area 

Development 
areas 

Details 

Development 
Area 1 

A planning application (11/03265/MAJ) has been submitted for this site.  
Number and size of units have been based on details from this application.  
The average sizes of properties are taken from the block plan of this 
application. 
 
Application also indicates two commercial units of 62.6m2 per unit.   
 
Affordable housing provision is based on details set out in the s.106 
agreement of 30%.  This is split 70% affordable rent and 30% Intermediate 
products.  
 
The s.106 agreement also includes a figure of £8,007 per unit.  No CIL has 
been accounted for from this site. 
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Development 
Area 2 

A planning application (15/02468/MAJ) has been submitted for this site.  
The number and size of units have been based on details from this 
application.   
 
Average sizes are based on Page 6 of the design and access statement, 
submitted as part of this application. 
 
Similarly, sizes for shops (500), employment (2,500) and extra care units 
(1,750 Net internal floorspace / 2,500 Gross floorspace) are also taken 
from design and access statement and planning application. 
 
Affordable housing is based on 13% of total units, as the policy assumes 
that 50 extra care units are allowed to be counted as an affordable housing 
contribution.  The data provided does not include details of tenure splits, so 
the policy approach of 70% social rent and 30% Intermediate rent has been 
assumed. 
 
The appraisal includes 500 sq.m of retail and 2,500 of employment uses. 
 
CIL is accounted for in appraisal.  £97 for residential floorspace and £171 
for all retail space. 
 

Development 
Area 3 

A request for a scoping opinion has been submitted for this site 
(16/00540/SO).  Otherwise there are fewer details available for this site 
compared to the others.    
 
In the absence of specific information, site sizes are based on an assumed 
average of 94 sq.m.  This figure both reflects the average size of properties 
for houses both within the sample in Appendix B, but also consistent with 
the sizes in the Three Dragons assessment viability assessment for this 
area.  
 
Affordable housing has been appraised according to the local plan policy in 
terms of percentage and tenure split. 
 
No commercial units have been included as part of the appraisal.  CIL is 
accounted for in the appraisal at £97 for residential floorspace 
 

Development 
Area 4 

Site details have been taken from the application (15/02700/MAJ).  
 
The design and access has a breakdown of the likely types of units, but no 
indication of sizes.  Sizes have therefore been assumed from the Three 
Dragons assessment of (98 sq.m for houses and 56 sq.m for flats) 
 
The site includes a provision for a 64 bed care home.  It is assumed that 
this has a gross floor area of 3,400 square metres.     
 
It also includes a provision of 2.3 hectares as employment land (this has 
been valued at £100,000 per hectare) 
 
Affordable housing has been appraised according to the local plan policy in 
terms of percentage and tenure split. 
 
CIL is accounted for in the appraisal.  £97 for residential floorspace and 
£171 for all retail space. 
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Development 
Area 5 

Site details have been taken from the application (14/01577/MAJ) for 35 x 3 
bedroom dwellings.  Although the application was refused, it is considered 
that this would still give a fairly accurate view of the type of development 
likely to occur in this location. 
 
Information on sizes are absent and therefore an average value of 94 
square metres (the average for 3 bed properties in Three Dragons 
appraisal). 
 
Affordable housing has been appraised according to the local plan policy in 
terms of percentage and tenure split. 
 

 

3.4 Residential and commercial unit values 

3.4.1 PBA have used Land Registry data to ascertain average sales values for the Dawlish area.   
Additionally, PBA have sampled 86 properties from various new developments within Dawlish 
since January 2014.  The details of these schemes are set out in Appendix B.   

3.4.2 From PBA’s research it is understood that an average sales value of £2,550 per square metre 
for houses and £2,500 for flats could be considered appropriate for this location.  It is 
understood that extra care units often have a higher sales value per square metre than flatted 
developments.  PBA have used £3,220 per square metre for the extra care units, which form 
part of Development area 2. 

3.4.3 For commercial units PBA have the following values: 

a. Retail: £160 per square metre and a yield of 7.5%  

b. Industrial: £70 per square metre and a yield of 9% 

c. Care Home: £7,000 per bed and a yield of 6.5% 

3.5 Build costs 

3.5.1 These are sourced from BCIS, using 1
st
 Quarter 2015 values rebased to represent values 

within the Teignbridge District.  These are set out in table 3.3. 

3.5.2 Build costs are based on actual tender prices for new builds in the market place over a 15 
year period from the Build Cost Information Service (BCIS), which is published by the Royal 
Institution of Chartered Surveyors (RICS). The costs outlined in Table 3.3 are based on the 
latest sample of costs available and are rebased to Teignbridge prices using BCIS defined 
adjustments.  
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Table 3.3: Build costs used for different development types 

Use BCIS cost (per square metre) 

Flats £1,112 

Housing £969 

Extra care units £1,283 

Care Home £1,293 

Retail £843 

Industrial £827 

3.6 Land Values 

3.6.1 Land values are commonly difficult to establish.  The Three Dragons appraisal for this site 
used a benchmark land value of between £300,000 and £350,000 per net hectare.  
Accounting for the likelihood that values may have increased in recent years, along with an 
element of wanting to err on the side of caution, PBA have used a figure of £400,000 per net 
hectare. 

3.7 Other Assumptions used 

3.7.1 Table 3.4 sets out the assumptions that we have used in the assessment, all of which are 
fairly standard assumptions in terms of assessing viability. 

Table 3.4 Other assumptions used 

Cost Description Figure used in appraisal 

Allowance for 
externals 

These covers external build costs for site 
preparation and includes items such as 
internal access roads, car parking, 
landscaping, drainage, utilities and services 
within the site.   

10% calculated as a 
percentage of build costs for 

both residential and 
commercial uses 

Professional 
fees 

Professional fees are based upon accepted 
industry standards. 

8% calculated as a 
percentage of build costs for 

both residential and 
commercial uses. 

Contingency Contingency is based upon the risk 
associated with each site  

3% calculated as a 
percentage of construction 

cost for both residential and 
commercial uses. 

Finance costs Based upon the likely cost of development 
finance we have used current market rates 
of interest. 

6.5% 

Profit Gross development profit  20% as a percentage of total 
development value for open 

market units (inc.all extracare 
units) 

 
6% as a percentage of total 

development value for 
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affordable units 
 

17.5% as a percentage of 
total development value for 

commercial units 
 

Affordable 
housing transfer 
values 

The two types of affordable housing tenures 
used in our assessment (rent and 
intermediate/shared ownership) may 
transact at differing levels.  These are 
expressed as a proportion of the open 
market dwellings. 

45% of Open market values 
for social rent 

 
55% of Open market values 

for affordable rent 
 

65% of Open market values 
for intermediate 

 

Strategic 
Infrastructure / 
Site opening up 
costs 

Strategic infrastructure and opening up costs 
involve costs such as earthworks, local 
highway improvements, Public open space, 
Sustainable Drainage systems.  It is 
generally considered that these costs vary 
as sites get larger.    

£5,000 per unit (assumed as 
payable on top of link road, 

bridge and junctions)  

Professional 
fees on land 
purchase 

This input represents the fees associated 
with the lands purchase and are based upon 
the following industry standards 

1% for surveyors and 
0.75% for legal costs  as a 
percentage of the Residual 

land value 

Stamp duty A Stamp Duty Land Tax is payable by a 
developer when acquiring development land. 

Standard variable rates set 
out by HMRC (0% – 4%) 
depending on size of the 

Residual land value 

Infrastructure costs 

3.8 Introduction 

3.8.1 The following section sets out a number of costs to which development is expected to 
contribute.  This section firstly identifies what values are assumed in terms of planning 
obligations (such as s106 and CIL) before assigning a cost to strategic transport items such as 
the link road and associated works. 

3.9 S.106 costs and CIL 

3.9.1 The North West Secmaton Lane Dawlish Draft Development Framework Plan sets out a 
number of other items, aside from the link road, that are expected to be funded through a s106 
agreement.  With the exception of development area 1, for which costs has been taken from 
the signed s106 agreement, the s106 estimates for development area 2, 3, 4 and 5 have been 
taken from figures provided by Teignbridge District Council.  A breakdown of what is included 
in this figure is set out in Appendix C of this report. 

3.9.2 As noted in the Draft Development Framework it is expected that development in this area is 
expected to pay a CIL charge for residential and retail floorspace.  This is also set out in table 
3.5 below. 
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Table 3.5: s106 and CIL costs used in the appraisal  

Development Areas S.106 cost per unit CIL per square metre 

Development area 1 £8,007 None 

Development area 2 £3,542 

£97 for residential floorspace & 
£171 for retail floorspace 

Development area 3 £3,530 

Development area 4 £3,530 

Development area 5 £3,376 

 

3.10 Strategic transport items 

3.10.1 Viability appraisals introduce costs and values at different stages of the development process.  
By using a monthly cashflow this subsequently provides an indication of how much the 
scheme would be required to borrow for the development to occur.   

3.10.2 In terms of costs of the link road, along with the other strategic transport costs set out in this 
section, it is assumed that these occur as set out in Page 12 of the Dawlish Draft 
Development Framework Plan, and table 3.6 of this report.  Analysis of the timing of these 
costs is carried out in the sensitivity in section 3.13.  The following strategic infrastructure 
costs have been provided by a combination of Devon County Council and the sites’ 
promoters.  Where a range of figures for an item has been given, the higher value has been 
assumed, in order to err on the side of caution, effectively favouring the developers’ interests. 

3.10.3 The largest cost, on the basis of estimates from Devon County Council and were it to be 
provided as a highway authority scheme, is the link road with an estimated cost of £6,000,000.  
This is discussed in section 3.12 which analyses the viability of different methods of 
apportioning this cost across the development areas.   The second largest cost item is the link 
road bridge, estimated by the County Council as £1,000,000.  Page 12 of the North West 
Secmaton Lane Draft Development Framework Plan sets out a proposed apportionment of the 
£1,000,000 based on the number of dwellings.  This is replicated in Table 3.6 below. 

Table 3.6: Bridge apportionment as per page 12 of the Draft Development Framework Plan 

Development Areas % apportioned Timeframe 

Development area 2 57% Before occupation of 50 dwellings 

Development area 3 22% Before occupation of 50 dwellings 

Development area 4 17% Before occupation of 50 dwellings 

Development area 5 4% Before occupation of 1 dwelling 

 

3.10.4 In addition, PBA have been made aware of two other bridges required to access certain parts 
of the site.  The first is a bridge required in development area 2 costing £700,000, expected to 
be paid for entirely by that scheme.  The second is a bridge over the east-west stream in 
development area 3.  As this is expected to benefit both development area 3 and 5, it is 
intended that this cost is shared between these two sites based on the number of houses.  
This is calculated as 79% in development area 3 and 21% in development area 5. 

3.10.5 Finally, it is understood that there are two additional transport junctions required to provide 
access to the overall development from the existing highway network, one in the north and 
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one in the south.  It is expected that development area 4 contributes the full value of the 
northern junction (£600,000) and development area 2 contributes the full value of the southern 
junction (£100,000). 

3.10.6 Table 3.7 summarises the strategic infrastructure costs discussed that have been used in this 
appraisal. 

Table 3.7: Strategic transport items costed in the appraisal  

Infrastructure Total Cost Paid by whom 

Link road £6,000,000 See following section 

Link road bridge £1,000,000 As set out in table 3.6 

Bridge in Dev.t area 2 £700,000 Paid in full by development area 2. 

East-West stream 
bridge in Dev.t area 3 

£500,000 
Paid by development area 3 (79%) and 5 (21%). 

Based on number of houses 

Northern Junction £600,000 Paid in full by development area 4. 

Southern Junction £100,000 Paid in full by development area 2. 

Scenario testing and results 

3.11 Method of apportioning the cost of the link road (£6m) 

3.11.1 As site 1 has planning permission it is unlikely that this site could be required to contribute to 
this development.  Therefore the testing assumes that development areas 2, 3, 4 and 5 are 
seen as the most realistic contributors to the link road, and development area 1 has been 
removed from the following appraisals. 

3.11.2 The testing is based on the following three hypothetical scenarios:  

Scenario A: Without the £6m link road   

This provides the headroom available in each scheme without the £6m link road.  The purpose 
of this exercise is to demonstrate the maximum amount of headroom available for each 
scheme. 

Scenario B: Apportioned according to length of road within each development area 

PBA have used GIS to conduct a high level estimate of the length of road within each of the 
development areas.  The broad measurements are set out in Table 3.8 below.  As the road 
does not pass through development area 5, this scheme has been are removed from the 
table. 

Table 3.8: Apportioned by proportion of the road within the scheme. 

Development Areas Road 
apportionment 
(metres) 

% Apportionment of £6m 

Development area 2 0.3599 31.7% £1,903,561 

Development area 3 0.4323 38.1% £2,286,495 

Development area 4 0.3422 30.2% £1,809,944 
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Scenario C: Apportioned according to number of homes in each development area 

Scenario C apportions the cost of the link road based on the number of units.  Under this 
scenario, development area 2, which has the largest proportion of dwellings, contributes the 
most to the link road.  This is set out as follows:   

Table 3.9: Apportioned by number of housing within the scheme 

Development Areas Number of units % Apportionment of £6m 

Development area 2  409  52.5% £3,150,193 

Development area 3  135 17.3% £1,039,795 

Development area 4  200  25.7% £1,540,436 

Development area 5  35  4.5% £269,576 

 

3.12 Results 

3.12.1 PBA have calculated the viability of the scheme and established the ‘headroom’ available in 
each scheme.  The headroom effectively shows the residual value left in the scheme.  In this 
study the residual value provides an indication of the margin between a viable development 
becoming unviable, given a change in any of the value and cost assumptions. 

3.12.2 Based on the information available, the results of PBA’s appraisal are set out in Table 3.10 
which indicates that: 

 The cost of the road is able to be accommodated under either apportioning method; 

 Based on the headroom’s, development area 2 is able to accommodate the costs of 
the link more easily than development area 4; 

 Development area 4 may find it harder to accommodate the link road compared to 
development areas 2, and & 5.  The viability appraisal indicates that potentially 
between £900 and £2,200 per unit (depending on method of apportionment) remains 
in the scheme as a buffer between a viable and unviable development; 

 Apportioning the road according to number of houses may be the most appropriate 
method, in viability terms, as development area 4 may be better able to afford this 
contribution.  Under this method the contribution would leave £2,180 per unit 
(compared to £873 per unit based on apportioning the length of the road); and 

 The cost of the link road could be apportioned at the stages set out in the North West 
Secmaton Lane Draft Development Framework Plan (Page 12) using either method of 
apportionment.  
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Table 3.10: Scope for apportioning costs across development areas (total and per unit headroom) 

Development 
Areas 

Scenario a:  

Without 
apportioning £6m 
cost  

Scenario b:  

Apportioning £6m 
based on length of 
road 

Scenario c:  

Apportioning £6m 
based on number of 
houses 

Total Per unit Total Per unit Total Per unit 

Development area 2 £11,096,264 £27,130 £9,191,065 £22,472 £7,943,361 £19,421 

Development area 3 £3,633,125 £26,912 £1,448,462 £10,729 £2,639,639 £19,553 

Development area 4 £1,930,939 £9,655 £174,550 £873 £436,082 £2,180 

Development area 5 £485,244 £13,864 n/a £223,584 £6,388 

 

3.13 Sensitivity testing 

3.13.1 In order to assist the council’s decision making PBA have provided sensitivity testing to show 
how the headrooms of Scenario B and C differ when the strategic infrastructure costs are 
introduced at different stages of the development process.   

3.13.2 PBA have compared the viability when the contribution is expected completely in the first 
month, or at various dwelling occupation markers (25, 50 and 75 dwellings) or apportioned 
over the entire build period. To seek the provision of the complete sections of road in each 
parcel of development after only 25 dwellings had been completed would be to apply a very 
low trigger point, but this is tested for illustration. 

Scenario B1: Apportioned according to length of road within each development area 

3.13.3 The sensitivity testing is based solely on development area 2, 3 and 4 as these are the only 
schemes that the road runs through.  Comparing the viability of the schemes when the 
contribution is required before the 50

th
 dwelling compared to spreading the contribution across 

the entire build period, a key finding is that the headroom improves by approximately £1,000 
per unit. 

Table 3.11: Scenario B1 Sensitivity based on different timeframes. 

Development 
Areas 

Headroom 
per unit 

Costs in 1st 
Month 

Headroom 
per unit 

Costs after 
25th 
dwelling 

Headroom 
per unit 

Costs after 
50th 
dwelling 

Headroom 
per unit 

Costs after 
75th 
dwelling 

Headroom 
per unit 

Costs 
spread 
across total 
build period 

Development area 2 £22,324 £22,388 £22,472 £22,555 £23,446 

Development area 3 £10,021 £10,352 £10,729 £11,046 £11,855 

Development area 4 £542 £709 £873 £1,066 £1,845 

 

Scenario C1: Apportioned according to number of homes in each development area 

3.13.4 Development area 2, which provides the greatest number of units, benefits the greatest from 
apportioning the costs across the total build period compared to after 50 units, and is 
equivalent to approximately £1,300 per unit.  As development areas 3 and 5 contributes less 
to the link road (as they have fewer units), the change between the 50

th
 dwelling and the entire 
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build period is less elastic.  For development area 4, where viability is considered the most 
constrained, benefits approximately £1,000 per unit when the costs are spread out across the 
build period. 

Table 3.12: Scenario C1 Sensitivity based on different timeframes.   

Development 
Areas 

Headroom 
per unit 

Costs in 1st 
Month 

Headroom 
per unit 

Costs after 
25th 
dwelling 

Headroom 
per unit 

Costs after 
50th 
dwelling 

Headroom 
per unit 

Costs after 
75th 
dwelling 

Headroom 
per unit 

Costs 
spread 
across total 
build period 

Development area 2 £19,217 £19,305 £19,421 £19,536 £20,765 

Development area 3 £19,149 £19,338 £19,553 £19,733 £20,195 

Development area 4 £1,884 £2,033 £2,180 £2,353 £3,051 

Development area 5 £6,388 £6,826 £6,995 

 

3.14 Conclusion from the viability appraisals 

3.14.1 The appraisal indicates that with all of the known costs, and with either of the approaches to 
the apportionment of costs considered, each part of the overall development is viable.  It is to 
be noted that the costs of providing the link road used for the viability appraisal are well in 
excess of the costs that be incurred by the developers if the road is planned as part of the 
scheme from the outset and constructed as part of the general contract. The testing within 
PBA’s appraisal therefore indicates that, in viability terms, there does not appear to be any 
reason why the link road could not be provided to the time frames as set out in the North West 
Secmanton Lane Draft Development Framework Plan. 
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4 Conclusions 

4.1 Introduction 

4.1.1 This report seeks to assist Teignbridge District Council in finding the most efficient and 
effective way of using its role as planning authority to be as confident it can be of the delivery 
of the Dawlish urban extension in the form it wants it to take place, and specifically with the 
Dawlish link road provided in full. 

4.1.2 The approach set out in the combination of the Local Plan policy and the emerging Dawlish 
SPD has been examined.  The Local Plan policy is positive in the proposal it makes, clear in 
what it is seeking, and appears robust in establishing the means of resisting development that 
does not make the contribution to the area that the Council believes it should. 

4.1.3 The approach set out in the Draft Dawlish SPD further explains how the Local Plan policy is 
intended to be implemented, with what appears in principle to be a means of not only securing 
the link road but doing so in a timely fashion, given the dependency of the planning authority 
on the developers to carry out the development.  

4.1.4 Alternatives to, or more realistically, measures to supplement the Council’s well developed 
use of the planning policy context system, have been considered.  Nothing stands out 
however as offering the combination of increasing confidence in achieving the Council’s 
objectives with a predictable time frame at an affordable and justifiable cost, which the Council 
can act upon, and which is either likely to win the agreement of the developers or can be 
implemented without their agreement. It is suggested however, that joint procurement of the 
link road by the relevant developers could offer benefits to all parties and the Council could 
investigate whether this would be considered. 

4.1.5 Staying with the approach the Council is currently following therefore, the first conclusion of 
this work is that the Council‘s use of the proactive aspects of the planning system is well 
conceived and well designed in principle. Though it has created a strong policy context 
through the Local Plan, the Council has no realistic means of changing the situation from one 
where everything it can do may improve the prospect of achieving the right outcome, but 
cannot ensure its achievement. 

4.1.6 The Council’s operating space is effectively determined by viability considerations.  The 
Council cannot take actions which would render the schemes unviable.  Viability is the critical 
threshold for securing development – though its calculation is subject to the application and 
interpretation of many variables. 

4.1.7 The work undertaken on the viability of the constituent parts of the urban extension having 
regard to all of the known and assumed values and costs, indicates that according to the 
definition established for the planning process, the parts of the development could meet the 
requirements set out in the Draft SPD, including the trigger points requiring the completion of 
the link road from the early stages of each of the development parcels, and still be viable.  
This includes the provision of the affordable housing and provision for self-build housing as 
sought by the planning policy and SPD.  It is the level of affordable housing that developers 
will most likely seek to reduce in a disagreement over the viability of a scheme and the 
Council must be aware of where the potential trade off lies. 

4.1.8 On the basis of the findings and by the test applied, the Council is able to proceed in putting in 
place its SPD as drafted and to determine and negotiate the planning applications in the 
context of the Local Plan and SPD. This is the second and main conclusion of the work.  That 
said, the developers would no doubt prefer to commit to the provision of the parts of the link 
road in accordance with Local Plan but do so in line with their own chosen phasing of the 
developments rather than in accordance with the terms of the Draft SPD.  This approach 
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would provide greater profits and it must therefore be expected that the promoters of the 
schemes will seek to argue that the imposition of measures which reduce the return from their 
schemes are not justified. 
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Appendix A  Land Use Plan 
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Appendix B  Sample of properties sold since Jan 
2014 

 
 

Street Type Price paid Sales value per 
sq.m 

CARHAIX WAY Detached £235,000 £1,958 

CARHAIX WAY Detached £260,000 £2,167 

CARHAIX WAY Detached £245,000 £2,526 

CLOVER DRIVE Detached £285,000 £2,500 

CLOVER DRIVE Detached £280,000 £2,545 

CLOVER DRIVE Detached £229,950 £2,804 

CLOVER DRIVE Detached £229,950 £2,804 

CLOVER DRIVE Detached £290,000 £2,544 

CLOVER DRIVE Detached £275,000 £2,500 

COWSLIP MEADOW Detached £351,950 £2,707 

FINISTERE AVENUE Detached £289,995 £2,339 

FINISTERE AVENUE Detached £240,000 £2,892 

FINISTERE AVENUE Detached £272,000 £2,194 

FINISTERE AVENUE Detached £275,000 £2,218 

FINISTERE AVENUE Detached £338,000 £2,432 

FINISTERE AVENUE Detached £320,000 £2,645 

HENTY AVENUE Detached £319,950 £2,882 

ROSCOFF ROAD Detached £334,995 £2,597 

ROSCOFF ROAD Detached £220,000 £2,651 

ROSCOFF ROAD Detached £190,000 £2,436 

ROSCOFF ROAD Detached £235,000 £2,831 

ROSCOFF ROAD Detached £284,000 £2,367 

WARREN ROAD Detached £202,000 £3,483 

CARNAC DRIVE Flat £156,995 £2,754 

CARNAC DRIVE Flat £156,995 £2,754 

ROSCOFF ROAD Flat £125,000 £2,155 

CAROLINE LODGE Flat £83,000 £2,515 

CAROLINE LODGE Flat £77,000 £2,333 

BUTTERCUP WALK Semi £199,950 £2,984 

CARHAIX WAY Semi £195,000 £2,500 

CARHAIX WAY Semi £190,000 £2,436 

CARHAIX WAY Semi £224,995 £2,123 

CARHAIX WAY Semi £225,000 £2,320 
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CARHAIX WAY Semi £207,000 £2,134 

CARNAC DRIVE Semi £224,995 £2,960 

CARNAC DRIVE Semi £237,995 £2,380 

CARNAC DRIVE Semi £213,500 £2,965 

CLOVER DRIVE Semi £209,950 £3,134 

CLOVER DRIVE Semi £209,950 £2,763 

CLOVER DRIVE Semi £209,995 £2,763 

CLOVER DRIVE Semi £205,000 £2,412 

MORLAIX CLOSE Semi £220,000 £2,075 

ROSCOFF ROAD Semi £169,995 £2,656 

UNDERHAY CLOSE Semi £190,000 £2,346 

UNDERHAY CLOSE Semi £205,000 £2,470 

UNDERHAY CLOSE Semi £195,000 £2,349 

UNDERHAY CLOSE Semi £215,000 £2,443 

UNDERHAY CLOSE Semi £210,000 £2,625 

UNDERHAY CLOSE Semi £249,995 £1,894 

WOODHAYES CLOSE Semi £249,950 £1,894 

WOODHAYES CLOSE Semi £235,000 £1,780 

WOODHAYES CLOSE Semi £236,500 £1,792 

WOODHAYES CLOSE Semi £249,950 £1,894 

WOODHAYES CLOSE Semi £245,000 £1,856 

WOODHAYES CLOSE Semi £247,500 £1,875 

WOODHAYES CLOSE Semi £245,000 £1,856 

BUTTERCUP WALK Terraced £214,950 £3,208 

BUTTERCUP WALK Terraced £180,500 £2,694 

BUTTERCUP WALK Terraced £180,000 £2,687 

BUTTERCUP WALK Terraced £170,000 £2,537 

CARHAIX WAY Terraced £169,000 £2,641 

CARHAIX WAY Terraced £165,000 £2,578 

CARHAIX WAY Terraced £218,000 £2,057 

CARHAIX WAY Terraced £166,000 £2,594 

CARHAIX WAY Terraced £164,000 £2,563 

CARHAIX WAY Terraced £195,000 £2,216 

CARNAC DRIVE Terraced £239,995 £4,210 

CARNAC DRIVE Terraced £234,995 £2,670 

CARNAC DRIVE Terraced £199,995 £2,778 

CARNAC DRIVE Terraced £199,995 £2,778 

CARNAC DRIVE Terraced £237,500 £2,159 

CARNAC DRIVE Terraced £210,995 £2,930 

CLOVER DRIVE Terraced £170,000 £2,500 
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CLOVER DRIVE Terraced £170,000 £2,500 

COWSLIP MEADOW Terraced £192,995 £2,539 

COWSLIP MEADOW Terraced £189,995 £2,500 

COWSLIP MEADOW Terraced £221,995 £2,707 

ROSCOFF ROAD Terraced £154,995 £2,870 

ROSCOFF ROAD Terraced £217,995 £1,982 

ROSCOFF ROAD Terraced £219,995 £2,820 

ROSCOFF ROAD Terraced £154,995 £2,870 

ROSCOFF ROAD Terraced £244,995 £2,475 

ROSCOFF ROAD Terraced £244,995 £2,475 

ROSCOFF ROAD Terraced £205,000 £1,752 

ROSCOFF ROAD Terraced £202,000 £1,726 

ROSCOFF ROAD Terraced £205,000 £1,752 
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Appendix C  S106 cost assumptions 

 

 

ITEM TOTAL COST Area 2 (409) Area 3 (135) Area 4 (200) Area 5 (35) 779 NOTES

bridge £996,800 £1,280 £1,280 £1,280 £1,280

emp land Serviced Land

x x x Consider this has a positive development value, 

particularly considering 2 ha has been moved 

outside the settlement limit.

EGR juction

Traffic Regulation Order 

is £5,000
£12 x x x

Secmaton Lane 

Junction & 

alluvium crossing 

(Area 2) £600,000

Sainsbury's 

Junction (Area 4) £600,000
x x x

2nd bridge over 

north-south 

stream (Area 3) £600,000

x x

library £50,000 £64 £64 £64 £64

health £1,300,000 £400 £400 £400 £400

Red Rock £566,000 £727 £727 £727 £727

HRA £800 £800 £800 £800 £800

Flood £1,355,000
£1,000 £1,000 £1,000 £1,000 Flood contribution only required if sites cannot 

infiltrate all surface water run-off on site. 

SANGS CIL

Education CIL

Bus stops £120,000 £154 £154 £154

Bus services n/a Not asking for this

off-site playing 

pitches n/a Not asking for this

Childrens play £300,000
£385 £385 £385 £385 1 large play area on sites 2, 3 and 4.  5 

contributes to 3.

Green 

infrastructure (DA6 

& WE11) On site cost

On-site provision of land for natural green space, 

green corridors, allotments, orchards, SUDS, etc. 

Majority of this is in DA6 area (ie not allocated for 

development).

biodiveristy 

offsetting / 

mitigation land On site provision Cirl buntings - £74k per pair.  2 pairs on Area 2. 

inc. bridge £4,822 £4,810 £4,810 £4,656

exc. Bridge £3,542 £3,530 £3,530 £3,376


