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Representation on Warwick District 

Local Plan:  

Where the local plan falls down on financial viability. 

Planning Guidance 

The following outlines provisions to be found in the National Planning Policy Framework and Planning 

Practice Guidance that refer to the ways that matters relating to financial viability of the plan should be 

dealt with. 

NPPF  
 

Para.173.   Ensuring viability and deliverability 

 

Pursuing sustainable development re quires careful attention to viability and 

costs in plan-making and decision-taking. Plans should be deliverable. 

Therefore, the sites and the scale of development identifıed in the plan should 

not be subject to such a scale of obligations and policy burdens that their 

ability to be developed viably is threatened. To ensure viability, the costs of any 

requirements likely to be applied to development, such as requirements for 

affordable housing, standards, infrastructure contributions or other 

requirements should, when taking account of the normal cost of development 

and mitigation, provide competitive returns to a willing land owner and 

willing developer to enable the development to be deliverable. 

 

177. It is equally important to ensure that there is a reasonable prospect that 

planned infrastructure is deliverable in a timely fashion. To facilitate this, it is 

important that local planning authorities understand district-wide 

development costs at the time Local Plans are drawn up. For this reason, 

infrastructure and development policies should be planned at the same time, 

in the Local Plan. 

Planning Practice Guidance 

013 Costs   

Paragraph: 013 Reference ID: 10-013-20140306  

For an area wide viability assessment, a broad assessment of costs is required. This should be based 

on robust evidence which is reflective of local market conditions. All development costs should be 

taken into account including: 

• build costs based on appropriate data, for example that of the Building Cost Information 

Service; 

• known abnormal costs, including those associated with treatment for contaminated sites or 

listed buildings, or historic costs associated with brownfield, phased or complex sites; 

• infrastructure costs, which might include roads, sustainable drainage systems, and other 

green infrastructure, connection to utilities and decentralised energy, and provision of social 

and cultural infrastructure; 

• the potential cumulative costs of emerging policy requirements and standards, emerging 
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Representation on the Warwick District Local Plan 

on financial viability 

planning obligations policy and Community Infrastructure Levy charges; 

• general finance costs including those incurred through loans; and 

• professional, project management, sales and legal costs. 

Viability and plan making 

Paragraph: 005 Reference ID: 10-005-20140306  

How should viability be assessed in plan-making? 

Local Plans and neighbourhood plans should be based on a clear and deliverable vision of the area. 

Viability assessment should be considered as a tool that can assist with the development of plans 

and plan policies. It should not compromise the quality of development but should ensure that the 

Local Plan vision and policies are realistic and provide high level assurance that plan policies are 

viable. 

Development of plan policies should be iterative – with draft policies tested against evidence of the 

likely ability of the market to deliver the plan’s policies, and revised as part of a dynamic process. 

Evidence should be proportionate to ensure plans are underpinned by a broad understanding of 

viability. Greater detail may be necessary in areas of known marginal viability or where the evidence 

suggests that viability might be an issue – for example in relation to policies for strategic sites which 

require high infrastructure investment. 

Revision date: 06 03 2014  

Paragraph: 007 Reference ID: 10-007-20140306  

How should costs be considered in plan-making? 

Plan makers should consider the range of costs on development. This can include costs imposed 

through national and local standards, local policies and the Community Infrastructure Levy, as well 

as a realistic understanding of the likely cost of Section 106 planning obligations and Section 278 

agreements for highways works. 

Their cumulative cost should not cause development types or strategic sites to be unviable.  

Emerging policy requirements may need to be adjusted to ensure that the plan is able to deliver 

sustainable development. 

Revision date: 06 03 2014  

Warwick District Local Plan: Plan Delivery Policies 

DM1 Infrastructure Contributions 

Development will be expected to provide, or contribute towards provision of:-: 

a) Measures to directly mitigate its impact and make it acceptable in planning terms, 

 

6.8 The Council has undertaken a viability assessment of the proposals in this Plan, including 

requirements for affordable housing and development standards. The viability assessment 

has also been cross referenced to the likely infrastructure costs associated with this Plan. This 
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Representation on the Warwick District Local Plan 

on financial viability 

work indicates that as a whole, the Plan’s proposals are viable and, in the main, 

development proposals should be able to comply with the policies of the Plan and contribute 

to the costs of infrastructure through the CIL scheme without threatening viability. 

 

An expensive local plan 

Under the terms of the NPPF the Council needs to undertake a viability assessment of the proposals in their 

Plan, including requirements for affordable housing and development standards.    Currently, a google search on 

"Warwick District Council local plan viability assessment" does not generate anything useful that would indicate 

that this is available as a published document.  As late as the end of January the campaign groups were provided 

with information on the work done to date by officers on their calculations and this indicated they were far 

being able to show us the costs of the plan at that stage. 

 

In the absence of this essential evidence, campaign groups, with the benefit of advice from a chartered 

accountant, chartered surveyor and a chartered town planner have produced their own assessment which is set 

out in the Annex . 

 

This viability assessment takes account of representative likely infrastructure costs associated with this Plan and 

potential income from all sources and shows a significant shortfall in receipts over the potential costs.   

 

The nature of calculations such as these is that estimates will vary.  Nevertheless, it is our view that this 

estimate produced early this year still represents the best available.  

 

The news is not good.   Although we can't claim to have definitive answers for everything we have based our 

calculations on the best evidence available and are confident that we have a reasonable handle on the scale of 

likely costs and receipts. 

We estimate that when the capital costs of the road improvements, cycleways, park and ride, country parks, 

clinics, GPs' surgeries, an extension to Warwick Hospital, the primary and secondary schools, extra policing, 

adult and children's services are all added together there will be a bill to the public purse of something over 

£215m.  At the same time, despite expected developer contributions and the New Homes Bonus, by our 

calculations, there will be a shortfall of income over costs in the region of £30m which is going to have to be met 

by council taxpayers. 

As the main provider of roads and education facilities our estimates suggest that the county council could be 

faced with a shortfall of around £85m between the income they may receive from developer contributions and 

the costs of new provision.  In the parlous state of local government finance it is hard to see how the County 

Council could fund this expenditure. So, at the worst we could be left without essential infrastructure. 
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on financial viability 

There seem to be three options as solutions to this situation.  The first is to economise on infrastructure - 

meaning more overcrowded schools and overcrowded roads.  That's not acceptable.  Another is to load the 

costs on the council tax payer - an average of an extra £500 or so on the tax bills for every household in Warwick 

District.  The third alternative is to change the plan - which is the option we prefer. 

The starting point, however, would be for the council to publish their own up to date financial assessment for 

the plan so it can be interrogated and for officers to enlighten us as to the costs of the plan and how the 

appropriate authorities are going to be able to meet the costs they will incur.  Council tax payers need to 

understand the costs they will have to bear if the plan is pushed through. 

In the meantime, in the absence of credible published proof of the financial viability of the local plan and the 

evidence of the figures in the assessments reported in this representation the local plan must be assumed to be 

unsound 

  



  
 

www.savewarwick.co.uk, for further information. 

Or contact: info@savewarwick.co.uk 

Friday, 27 June 2014 Page 5 

 

Representation on the Warwick District Local Plan 

on financial viability 

Annex: Estimated costs of implementing the Warwick Local Plan produced by campaign groups in 

January 2014 
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