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Appendix I - National policy and guidance 

National policy context  

i. National framework - The National Planning Policy Framework (NPPF) recognises the importance 
of positive and aspirational planning but states that this should be done 'in a way that is aspirational 
but deliverable'.(Para 16)  

ii. The NPPF advises that cumulative effects of policy should not combine to render plans unviable: 

'Plans should set out the contributions expected from development. This should include setting 
out the levels and types of affordable housing provision required, along with other 
infrastructure (such as that needed for education, health, transport, flood and water 
management, green and digital infrastructure). Such policies should not undermine the 
deliverability of the plan.'(Para 34)   

iii. The government has signalled its desire to simplify the planning process, including development 
contributions. The NPPF advises that: 

'All viability assessments, including any undertaken at the plan-making stage, should reflect the 
recommended approach in national planning guidance, including standardised inputs, and 
should be made publicly available.' (Para 58) 

iv. In terms of affordable homes the government has reiterated previous policy on affordable homes 
thresholds and a desire to increase affordable home products that can potentially lead to home 
ownership: 

'Provision of affordable housing should not be sought for residential developments that are not 
major developments, other than in designated rural areas (where policies may set out a lower 
threshold of 5 units or fewer). To support the re-use of brownfield land, where vacant buildings 
are being reused or redeveloped, any affordable housing contribution due should be reduced by 
a proportionate amount.' (Para 65) 

'Where major development involving the provision of housing is proposed, planning policies 
and decisions should expect at least 10% of the homes to be available for affordable home 
ownership, unless this would exceed the level of affordable housing required in the area, or 
significantly prejudice the ability to meet the identified affordable housing needs of specific 
groups.' (Para 66)  

v. With regard to non-residential development, the NPPF states that local planning authorities should: 

'set out a clear economic vision and strategy which positively and proactively encourages 
sustainable economic growth…local policies for economic development and regeneration…seek 
to address potential barriers to investment, such as inadequate infrastructure, services or 
housing, or a poor environment…be flexible enough to accommodate needs not anticipated in 
the plan, allow for new and flexible working practices (such as live-work accommodation), and 
to enable a rapid response to changes in economic circumstances.' (Para 86) 
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vi. However, the NPPF does not state that all sites must be viable now in order to appear in the plan.  
Instead, the NPPF is concerned to ensure that the bulk of the development is not rendered unviable 
by unrealistic policy costs and that overall, Local Plan policies should not undermine the 
deliverability of the plan (Para 34).  It is important to recognise that economic viability will be 
subject to economic and market variations over the local plan timescale.  In a free market, where 
development is largely undertaken by the private sector, the local planning authority can seek to 
provide suitable sites to meet the needs of sustainable development.  It is not within the local 
planning authority's control to ensure delivery actually takes place; this will depend on the 
willingness of a developer to invest and a landowner to release the land. So, in considering whether 
a site is deliverable now or developable in the future, we have taken account of the local context to 
help shape our viability assumptions. 

vii. Written Ministerial Statements - Affordable Homes Update (24 May 2021) is specifically 
referenced in NPPF and sets out the Government’s plans for the delivery of First Homes and the 
new model for Shared Ownership.  First Homes criteria includes the requirement for a discount in 
perpetuity of at least 30% against market value to a maximum discounted price of £250,000 
(£420,000 in Greater London).  A minimum of 25% of all affordable housing units secured through 
developer contributions should be First Homes. First Homes are an affordable home ownership 
product and count towards the NPPF requirement that 10% of all homes are affordable home 
ownership.  First Homes are exempt from CIL. 

viii. Written Ministerial Statements - Local Energy Efficiency Standards Update (13 December 2023) 
recognises that for a number of years, the plans of some local authorities have sought to go further 
than national standards for energy efficiency.  The WMS states that the Government does not 
expect plan-makers to set local energy efficiency standards for buildings that go beyond current or 
planned buildings regulations unless they have a well-reasoned and robustly costed rationale that 
ensures development remains viable and that any additional requirement is expressed as a 
percentage uplift of a dwelling’s Target Emissions Rate calculated using a specified version of the 
Standard Assessment Procedure. 

ix. Planning Practice Guidance - Planning Practice Guidance (PPG) provides further detail about how 
the NPPF should be applied.  PPG contains general principles for understanding viability (also 
relevant to CIL viability testing). The approach taken reflects the latest version of PPG. In order to 
understand viability, a realistic understanding of the costs and the value of development is required 
and direct engagement with development sector may be helpful (Paragraph: 010 Reference ID: 10-
010-20180724). Evidence should be proportionate to ensure plans are underpinned by a broad 
understanding of viability, with further detail for strategic sites that provide a significant proportion 
of planned supply (Paragraph: 005 Reference ID: 10-004-20180724).   

x. All development costs should be taken into account, including within setting of benchmark land 
values, in particular para 014 within the PPG Viability section states that: 

'Costs include: 

• build costs based on appropriate data, for example that of the Building Cost Information 
Service 
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• abnormal costs, including those associated with treatment for contaminated sites or listed 
buildings, or costs associated with brownfield, phased or complex sites. These costs should 
be taken into account when defining benchmark land value 

• site-specific infrastructure costs, which might include access roads, sustainable drainage 
systems, green infrastructure, connection to utilities and decentralised energy. These costs 
should be taken into account when defining benchmark land value 

• the total cost of all relevant policy requirements including contributions towards affordable 
housing and infrastructure, Community Infrastructure Levy charges, biodiversity net gain (as 
required by Schedule 7A of the Town and Country Planning Act), and any other relevant 
policies or standards. These costs should be taken into account when defining benchmark 
land value 

• general finance costs including those incurred through loans 
• professional, project management, sales, marketing and legal costs incorporating 

organisational overheads associated with the site. Any professional site fees should also be 
taken into account when defining benchmark land value 

• explicit reference to project contingency costs should be included in circumstances where 
scheme specific assessment is deemed necessary, with a justification for contingency 
relative to project risk and developers return.’ 

  

xi. Land values (Paragraph: 013 Reference ID: 10-013-20190509 and 014 Reference ID: 10-014-
20190509) should be defined using a benchmark land value that is established on the basis of 
Existing Use Value plus a premium for the landowner. The premium should reflect the minimum 
return at which it is considered a reasonable landowner would be willing to sell their land. The 
benchmark should reflect the implications of abnormal costs, site specific infrastructure and fees. It 
can be informed by market evidence including current costs and values but that this should be 
based on development that is compliant with policies, where evidence is not available adjustments 
should be made to reflect policy compliance. 

xii. PPG states that developer return should be 15 - 20% of gross development value and that a lower 
figure may be more appropriate for affordable homes delivery (Paragraph: 018 Reference ID: 10-
018-20190509)  

xiii. Other guidance on viability testing for development - Guidance has been published to assist 
practitioners in undertaking viability studies for policy making purposes - "Viability Testing Local 
Plans - Advice for planning practitioners" . (The guide was published in June 2012 and is the work 
of the Local Housing Delivery Group, chaired by Sir John Harman, which is a cross-industry group, 
supported by the Local Government Association and the Home Builders Federation.) The foreword 
to the Advice for planning practitioners includes support from DHCLG, the LGA, the HBF, PINS and 
POS. Within the guidance, PINS and the POS state that: 

‘The Planning Inspectorate and Planning Officers Society welcome this advice on viability 
testing of Local Plans. The use of this approach will help enable local authorities to meet their 
obligations under NPPF when their plan is examined’ 
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xiv. The approach to viability testing adopted for this study follows the principles set out in the Advice.  
The Advice re-iterates that: 

‘The approach to assessing plan viability should recognise that it can only provide high level 
assurance’ 

xv. The Advice also comments on how viability testing should deal with potential future changes in 
market conditions and other costs and values and states that: 

‘The most straightforward way to assess plan policies for the first five years is to work on the 
basis of current costs and values’. (page 26) 

xvi. But that:  

‘The one exception to the use of current costs and current values should be recognition of 
significant national regulatory changes to be implemented………’ (page 26) 

Principles of viability testing  

xvii. The Advice for planning practitioners  summarises viability as follows: 

'An individual development can be said to be viable if, after taking account of all costs, including 
central and local government policy and regulatory costs and the cost and availability of 
development finance, the scheme provides a competitive return to the developer to ensure that 
development takes place and generates a land value sufficient to persuade the land owner to sell 
the land for the development proposed. If these conditions are not met, a scheme will not be 
delivered.' (page 14) 

xviii. Reflecting this definition of viability, and as specifically recommended by the Advice for planning 
practitioners, we have adopted a residual value approach to our analysis. Residual value is the 
value of the completed development (known as the Gross Development Value or GDV) less the 
costs of undertaking the development.  The residual value is then available to pay for the land.  The 
value of the scheme includes both the value of the market homes and affordable homes (and other 
non-residential values).  Scheme costs include the costs of building the development, plus 
professional fees, scheme finance and a return to the developer. Scheme costs also include 
planning obligations (including affordable homes, direct s106 costs) and the greater the planning 
obligations, the less will be the residual value.   

xix. The residual value of a scheme is then compared with a benchmark land value.  If the residual value 
is less than the benchmark value, then the scheme is less likely to be brought forward for 
development and is considered unviable for testing purposes.  If the residual value exceeds the 
benchmark, then it can be considered viable in terms of policy testing. 

xx. PPG paragraph 012 - 015 sets out that benchmark land values should be based on the current use 
value of a site plus an appropriate site premium in most cases. The principle of this approach is that 
a landowner should receive at least the value of the land in its 'pre-permission' use, which would 
normally be lost when bringing forward land for development. The benchmark land values used in 
this study are based on the principle of 'Existing Use Value Plus' which is considered further in 
other parts of this report. 
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xxi. Note the approach to Local Plan level viability (or CIL) assessment does not require all sites in the 
plan to be viable.  The Harman Report says that a site typologies approach (i.e. assessing a range 
of example development sites likely to come forward) to understanding plan viability is sensible, a 
view echoed in CIL guidance. Viability '…is to provide high level assurance that the policies with the 
plan are set in a way that is compatible with the likely economic viability of development needed to 
deliver the plan’. 
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Appendix II - Notes from the developer workshop 
 

 

Present 
Natalie Beal  The Broads Authority Planning Dept 
Kathleen Dunmore Three Dragons 
Laura Easton  Three Dragons 
Stone Planning and Keystone Development 
Badger Building 
 
Apologies 
FW Properties 
Walsingham Plan 
Greene King 
Rural Solutions    
 

1. Introduction to the session 
The chair, Kathleen Dunmore from Three Dragons welcomed everyone to the meeting and explained 
that this was an opportunity to input into key assumptions underlying the viability appraisal which 
would provide supporting evidence for the emerging Broads Authority local plan.   
 
Participants were encouraged to make comments at this meeting, by email or in writing or by 
telephone afterwards. They were informed that the meeting would be recorded and copies of the notes 
sent to everyone who had indicated an interest in attending.  
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The structure of the session is set out in the slide below. 
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2. Review of Broads Authority Local Plan 

 

 

Natalie Beal from the Broads Authority explained that the current local plan has been in place since 
2019.  An issues and options paper was prepared in 2022 and the regulation 18 draft plan was 
released for consultation in March 2024.  Over 700 responses have been received and the Authority is 
now reviewing the adopted Local Plan. 
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The Broads Authority has carried out two calls for sites but no suitable sites have come forward. There 
is a need for 358 dwellings over the Plan period with some 271 dwellings to come forward through 
the Utilities site allocation at East Norwich.   

 The Authority intends to consult on its publication plan in December 2024 and needs to submit it for 
examination by June 2025 at the latest so as to meet the pre-LURA (Levelling Up & Regeneration Act) 
transition dates and be adopted by the end of 2026. 

3. Approach to testing 

 

The viability testing will be based on a residulal value approach as set out in PPG. 
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4. Typologies 

 

 

Laura Easton set out the proposed residential typologies for testing, highlighting that most 
development in the Broads consists of small sites of under 10 units.  

Discussion concluded that the typology list was broadly reasonable.  As indicated in the proposed 
typology list, density is lower on smaller sites than on larger sites and smaller sites are more likely to 
include bungalows. 

A site of 15 to 20 units at Gillingham half a mile from the Broads is being built out and can provide 
information about the mix density and size of units. 

Sites can take a long time to build out due to issues such as prohibitive costs of piling or because small 
businesses have other competing priorities. 
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5. Residential values 
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Laura Easton presented suggested housing market values.  These were based on a combination of the 
values in the previous viability study uplifted by inflation, Information from Rightmove and other house 
price websites about prices of properties currently on sale in the Broads and Land Registry data on 
recent newbuilds.   

It was agreed that this methodology was broadly reasonable and that as a mean of the Broads, the 
values were about right. There are higher value areas in more attractive locations with proximity to the 
waterfront and the proposed uplift seemed about right, although not all waterfront locations are 
attractive and are thus less likely they are to qualify as a premium house price area  

Prices are often location specific in practice and vary across the Broads, participants referred to two 
developments quite close to each other where house prices for similar properties were 500K (Romsey 
Road) and 900K (Riverside). 

Houses are not selling as fast as they were but are selling.  The lower end of the market is buoyant but 
the market for properties priced at £500,000 and over is slower. 

 

6. Benchmark Land value 
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Benchmark land values are taken from a variety of sources, including existing use values from DLUHC, 
current sales, and values used in viability appraisals across the 6 local authorities that make up the 
Broads. It was agreed that they were broadly reasonable but land values would be influenced by 
exceptional build costs such as remediation - particularly likely on edge of Norwich sites.  Piling costs 
to a depth of 16-18 metres also need to come off land value (examples of piling costs were requested).  

If the single plot site has planning permission then the cost of the land would be closer to £100k. 
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7. Dwelling sizes 

 

 

The dwelling sizes quoted were considered broadly realistic with the exception that 110 square metres 
was considered too large for a three bed house. It was noted that dwellings are often quite large in the 
broads and Badger Homes to send some examples – other examples were also requested. Post 
meeting suggestion - would a 3-bed unit of 95 square metres be more realistic?.  
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8. Affordable housing 

 
Currently affordable housing is required on sites over 10 dwellings in the Broads and commuted sums 
payable on sites of 6-9 dwellings. There has been no direct affordable housing delivery in the Broads 
Authority area in recent years but some  commuted sum payments.  The emerging plan will give 
consideration to whether affordable housing should be sought on sites of 1-5 dwellings. From a 
viability perspective the payment should be the same whether the affordable homes are on-site or as a 
commuted sum.   In either case it is necessary to calculate a realistic mix of affordable housing in order 
to arrive at the appropriate commuted sum. 

Some discussion about whether First Homes are required in the Broads.  They are not appropriate for 
rural exception sites but schemes within the Broads which are not classified as rural exceptions will be 
expected to provide First Homes, unless an evidence backed policy case can be made for not 
developing these. 

Badger Homes has set up an inhouse registered provider to provide affordable housing.  Contact to be 
provided to be included in the RP consultation process. 
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9. Costs 

 

 

 

The build costs proposed looked broadly reasonable - more information is requested about the costs of 
pile foundations 
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One- offs such as Passivhaus or particular designs will carry additional costs but this may be offset by 
premium price: an uplift of 10% in both cases was suggested but would need to be verified. 

Sales rates are slower than national averages as builders are unlikely to sell off plan.  First sale typically 
18 months from commencement on site and could be longer if there are complicated groundworks. 

Local developers and the Broads Authority, like other affected LPAs, is still working out how to cope 
with nutrient neutrality and this will be an additional sum in some areas of the Broads. (Post workshop 
note – a figure of £3,500 has been suggested as appropriate by one of the district authorities.)  Natalie 
advised developers to look at Norfolk Environmental Credits and check specific schemes with Natural 
England.  She will also provide contact for Three Dragons at Broadland Council.   

10. Non-residential development 

 

 Limited activity at present, Greene King is developing leisure site in Station Road, Hoveton (waterside 
facilities / hotel / dining). Paddle board sites are popular.   
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11. Next steps and contacts for comments 

 

(slide with contact details removed) 

Please contact the Three Dragons team on these email addresses if you have any information you 
would like to feed in to the viability process, evidenced where possible. Any identifying information will 
remain confidential. 

Comments and information also most welcome from those who were unable to attend the meeting. 

Thank you everyone for your participation 
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Appendix III – Sample house price data 

Sample (from 1,146 record) house price data – Norfolk – Indexed 
 
 

Date 

Index at 
Transaction 
date 

Index 
at 
latest 
date 

Indexed 
Sales 
value postcode 

Indexed 
Sales 
value 
per 
sqm FLSP price_paid property_type new_build estate_type locality 

May 2019 123.66 155.7 £324,847 NR12 7DE £3,867 84 258000 S Y F CROSTWICK 

May 2019 123.66 155.7 £346,252 NR12 7DE £3,570 97 275000 S Y F CROSTWICK 
February 2020 125.58 150.1 £298,814 NR12 7DE £3,557 84 250000 T Y F CROSTWICK 

September 2021 139.7 150.1 £204,145 NR12 7DE £3,293 62 190000 T Y F CROSTWICK 
November 2020 130.18 150.1 £207,543 NR12 7DE £3,193 65 180000 T Y F CROSTWICK 

October 2021 139.7 150.1 £201,458 NR12 7DE £3,198 63 187500 T Y F CROSTWICK 

September 2019 123.71 150.1 £266,931 NR12 7DE £4,171 64 220000 T Y F CROSTWICK 
May 2019 123.64 150.1 £267,082 NR12 7DE £4,239 63 220000 T Y F CROSTWICK 

November 2020 130.18 150.1 £207,543 NR12 7DE £3,193 65 180000 T Y F CROSTWICK 
February 2021 131.6 150.1 £205,304 NR12 7DE £3,366 61 180000 T Y F CROSTWICK 

December 2020 128.97 150.1 £209,491 NR12 7DE £3,223 65 180000 T Y F CROSTWICK 
November 2021 140.2 150.1 £192,710 NR12 7DE £2,965 65 180000 T Y F CROSTWICK 

April 2019 122.82 150.1 £274,976 NR12 7DE £4,230 65 225000 T Y F CROSTWICK 

December 2020 128.97 150.1 £209,491 NR12 7DE £3,379 62 180000 T Y F CROSTWICK 
September 2019 123.71 150.1 £256,617 NR12 7DE £4,139 62 211500 T Y F CROSTWICK 

September 2020 131.02 150.1 £206,213 NR12 7DE £3,173 65 180000 T Y F CROSTWICK 
March 2021 132.3 150.1 £215,563 NR12 7DE £3,534 61 190000 T Y F CROSTWICK 

June 2019 124.53 154.8 £696,121 NR12 8FE £3,446 202 560000 D Y F WROXHAM 

January 2019 127.76 155.7 £365,601 NR12 8FE £3,584 102 299995 S Y F WROXHAM 
September 2021 136.3 154.4 £455,950 NR12 8QB £3,965 115 402500 D Y F HOVETON 

September 2020 137.12 154.4 £444,778 NR12 8QB £3,868 115 395000 D Y F HOVETON 
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Date 

Index at 
Transaction 
date 

Index 
at 
latest 
date 

Indexed 
Sales 
value postcode 

Indexed 
Sales 
value 
per 
sqm FLSP price_paid property_type new_build estate_type locality 

September 2020 139.14 156.3 £325,765 NR12 8QB £4,654 70 290000 S Y F HOVETON 

November 2020 143.36 156.3 £272,566 NR12 8QB £3,839 71 250000 S Y F HOVETON 
March 2021 137.7 156.3 £334,847 NR12 8QB £4,784 70 295000 S Y F HOVETON 

December 2020 142.26 156.3 £296,647 NR12 8QB £3,532 84 270000 S Y F HOVETON 

December 2020 139.45 154.4 £553,603 NR12 8QB £3,376 164 500000 D Y F HOVETON 
November 2020 140.62 154.4 £439,198 NR12 8QB £3,819 115 400000 D Y F HOVETON 

January 2021 137.7 154.4 £549,426 NR12 8QB £3,350 164 490000 D Y F HOVETON 
November 2020 143.36 156.3 £321,627 NR12 8QB £3,496 92 295000 S Y F HOVETON 

January 2021 139.9 156.3 £325,113 NR12 8QB £3,737 87 291000 S Y F HOVETON 

March 2021 136.7 154.4 £534,809 NR12 8QB £3,495 153 473500 D Y F HOVETON 
June 2021 142.7 154.4 £524,765 NR12 8QB £3,430 153 485000 D Y F HOVETON 

January 2021 137.7 154.4 £616,703 NR12 8QB £3,606 171 550000 D Y F HOVETON 
December 2020 139.45 154.4 £542,531 NR12 8QB £3,308 164 490000 D Y F HOVETON 

April 2021 137 154.4 £371,856 NR12 9AX £3,262 114 329950 D Y F STALHAM 
April 2021 137 154.4 £394,396 NR12 9AX £3,259 121 349950 D Y F STALHAM 

April 2021 137 154.4 £377,491 NR12 9AX £3,120 121 334950 D Y F STALHAM 

April 2021 137 154.4 £400,031 NR12 9FY £4,211 95 354950 D Y F STALHAM 
May 2021 139 154.4 £399,829 NR12 9FY £4,209 95 359950 D Y F STALHAM 

May 2021 139 154.4 £355,398 NR12 9FY £3,118 114 319950 D Y F STALHAM 
May 2021 139 154.4 £388,721 NR12 9FY £3,213 121 349950 D Y F STALHAM 

July 2021 140.8 154.4 £400,201 NR12 9FY £4,213 95 364950 D Y F STALHAM 

August 2021 137.3 154.4 £382,289 NR12 9FY £2,731 140 339950 D Y F STALHAM 
July 2021 140.8 154.4 £328,922 NR12 9FY £4,272 77 299950 D Y F STALHAM 

November 2021 145.8 154.4 £370,592 NR12 9FY £3,901 95 349950 D Y F STALHAM 
March 2022 152.4 137.7 £171,628 NR12 9FZ £3,178 54 189950 F Y L STALHAM 

November 2021 143.6 137.7 £164,885 NR12 9FZ £3,747 44 171950 F Y L STALHAM 
November 2021 143.6 137.7 £161,050 NR12 9FZ £3,660 44 167950 F Y L STALHAM 
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Date 

Index at 
Transaction 
date 

Index 
at 
latest 
date 

Indexed 
Sales 
value postcode 

Indexed 
Sales 
value 
per 
sqm FLSP price_paid property_type new_build estate_type locality 

December 2021 146 137.7 £219,235 NR12 9FZ £3,322 66 232450 F Y L STALHAM 

June 2022 153.2 137.7 £220,167 NR12 9FZ £3,016 73 244950 F Y L STALHAM 
December 2021 146 137.7 £167,362 NR12 9FZ £3,638 46 177450 F Y L STALHAM 

December 2021 146 137.7 £167,362 NR12 9FZ £3,719 45 177450 F Y L STALHAM 

December 2021 146 137.7 £179,151 NR12 9FZ £3,445 52 189950 F Y L STALHAM 
May 2022 153.7 137.7 £223,483 NR12 9FZ £3,193 70 249450 F Y L STALHAM 

November 2021 143.6 137.7 £232,489 NR12 9FZ £3,274 71 242450 F Y L STALHAM 
November 2022 156.8 137.7 £223,894 NR12 9FZ £2,834 79 254950 F Y L STALHAM 

December 2021 146 137.7 £254,132 NR12 9FZ £3,217 79 269450 F Y L STALHAM 

March 2022 152.4 137.7 £221,323 NR12 9FZ £3,032 73 244950 F Y L STALHAM 
January 2022 150.5 137.7 £263,002 NR12 9FZ £2,711 97 287450 F Y L STALHAM 

December 2021 140.9 154.8 £335,083 NR13 3DN £4,654 72 304995 D Y F ACLE 
November 2022 154.9 154.8 £524,661 NR13 3DN £3,105 169 525000 D Y F ACLE 

December 2021 140.9 154.8 £329,590 NR13 3DN £3,329 99 299995 D Y F ACLE 
July 2022 151.3 154.8 £475,706 NR13 3DN £2,815 169 464950 D Y F ACLE 

December 2022 154.2 154.8 £269,043 NR13 3DN £3,449 78 268000 D Y F ACLE 

July 2023 146.1 154.8 £381,437 NR13 3DN £4,058 94 360000 D Y F ACLE 
January 2023 154.2 154.8 £411,595 NR13 3DN £3,374 122 410000 D Y F ACLE 

March 2023 151.7 154.8 £319,396 NR13 3DN £3,671 87 313000 D Y F ACLE 
February 2023 153.1 154.8 £414,553 NR13 3DN £3,398 122 410000 D Y F ACLE 

March 2023 151.7 154.8 £255,109 NR13 3DN £3,313 77 250000 D Y F ACLE 

January 2023 154.2 154.8 £266,031 NR13 3DN £3,411 78 265000 D Y F ACLE 
March 2023 151.7 154.8 £443,889 NR13 3DN £3,468 128 435000 D Y F ACLE 

February 2023 153.1 154.8 £424,664 NR13 3DN £3,318 128 420000 D Y F ACLE 
March 2023 151.7 154.8 £346,948 NR13 3DN £3,691 94 340000 D Y F ACLE 

February 2023 153.1 154.8 £328,609 NR13 3DN £3,496 94 325000 D Y F ACLE 
March 2023 151.7 154.8 £448,991 NR13 3DN £3,508 128 440000 D Y F ACLE 
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Date 

Index at 
Transaction 
date 

Index 
at 
latest 
date 

Indexed 
Sales 
value postcode 

Indexed 
Sales 
value 
per 
sqm FLSP price_paid property_type new_build estate_type locality 

September 2021 138.5 154.8 £307,359 NR13 3DT £4,269 72 274995 D Y F ACLE 

February 2022 148 155.7 £260,897 NR13 3DT £3,433 76 247995 S Y F ACLE 
September 2021 138.5 154.8 £307,359 NR13 3DT £4,269 72 274995 D Y F ACLE 

December 2021 143 155.7 £270,020 NR13 3DT £3,553 76 247995 S Y F ACLE 

September 2021 138.5 154.8 £329,713 NR13 3DT £3,790 87 294995 D Y F ACLE 
September 2021 138.5 154.8 £318,536 NR13 3DT £3,579 89 284995 D Y F ACLE 

September 2021 138.5 154.8 £318,536 NR13 3DT £3,579 89 284995 D Y F ACLE 
March 2022 147.2 154.8 £262,908 NR13 3EF £2,954 89 250000 D Y F ACLE 

July 2022 151.3 154.8 £352,976 NR13 3EF £3,238 109 344995 D Y F ACLE 

September 2022 155 154.8 £354,537 NR13 3EF £3,253 109 354995 D Y F ACLE 
March 2022 147.2 154.8 £289,193 NR13 3EF £4,017 72 274995 D Y F ACLE 

March 2022 148.8 155.7 £209,274 NR13 3EF £2,683 78 200000 S Y F ACLE 
March 2022 147.2 154.8 £273,424 NR13 3EF £3,072 89 260000 D Y F ACLE 

March 2022 148.8 155.7 £209,274 NR13 3EF £2,683 78 200000 S Y F ACLE 
February 2019 125.53 154.8 £413,112 NR13 3FA £3,083 134 335000 D Y F ACLE 

April 2019 122.44 154.8 £423,538 NR13 3FA £3,161 134 335000 D Y F ACLE 

November 2019 123.16 154.8 £421,062 NR13 3FA £4,010 105 335000 D Y F ACLE 
May 2019 123.07 154.8 £421,370 NR13 3FA £4,013 105 335000 D Y F ACLE 

May 2019 123.07 154.8 £371,057 NR13 3FA £4,217 88 295000 D Y F ACLE 
July 2019 124.66 154.8 £391,160 NR13 3FA £4,445 88 315000 D Y F ACLE 

August 2019 125.14 155.7 £261,283 NR13 3FA £3,438 76 210000 S Y F ACLE 

May 2019 123.66 155.7 £264,410 NR13 3FA £3,479 76 210000 S Y F ACLE 
June 2019 125.03 155.7 £261,513 NR13 3FA £3,441 76 210000 S Y F ACLE 

June 2019 125.03 155.7 £261,513 NR13 3FA £3,441 76 210000 S Y F ACLE 
April 2019 122.44 154.8 £614,446 NR13 3FF £3,531 174 486000 D Y F REEDHAM 

September 2020 130.24 154.8 £600,230 NR13 3FF £3,262 184 505000 D Y F REEDHAM 
March 2019 123.07 154.8 £396,214 NR13 3FF £5,213 76 315000 D Y F REEDHAM 
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Date 

Index at 
Transaction 
date 

Index 
at 
latest 
date 

Indexed 
Sales 
value postcode 

Indexed 
Sales 
value 
per 
sqm FLSP price_paid property_type new_build estate_type locality 

May 2020 126.69 154.8 £366,564 NR13 3FF £3,363 109 300000 D Y F REEDHAM 

August 2019 124.51 154.8 £379,198 NR13 3FF £4,989 76 305000 D Y F REEDHAM 
November 2019 123.16 154.8 £395,924 NR13 3FF £3,632 109 315000 D Y F REEDHAM 

July 2020 128.68 154.8 £348,865 NR13 3FF £4,531 77 290000 D Y F REEDHAM 

July 2019 124.66 154.8 £440,831 NR13 3FF £3,584 123 355000 D Y F REEDHAM 
September 2019 123.45 154.8 £376,185 NR13 3FF £4,886 77 300000 D Y F REEDHAM 

December 2020 128.69 154.8 £418,005 NR13 3FF £4,058 103 347500 D Y F REEDHAM 
August 2020 128.77 155.7 £238,199 NR13 3FF £3,722 64 197000 S Y F REEDHAM 

March 2020 125.2 155.7 £242,504 NR13 3FF £3,789 64 195000 S Y F REEDHAM 

August 2020 128.05 154.8 £404,982 NR13 3FF £3,000 135 335000 D Y F REEDHAM 
September 2019 123.45 154.8 £432,612 NR13 3FF £3,517 123 345000 D Y F REEDHAM 

May 2022 146.6 154.8 £369,572 NR13 3FH £3,974 93 349995 D Y F ACLE 
June 2022 147.5 154.8 £367,317 NR13 3FH £3,950 93 349995 D Y F ACLE 

May 2022 146.6 154.8 £356,901 NR13 3FH £3,838 93 337995 D Y F ACLE 
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Appendix IV – Building and construction costs 
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Appendix V – Results sheets 

 
Greenfield sites 

Test Ref Notes 
Greenfield/ 
Brownfield Dwgs 

Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 

GDV 
£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroom 

per unit 
£s 

Res1a VA: Broads general : 0% AH Base Greenfield 1 0.067 0.067 14.93 100.0% 356,250 350,000 -108,754 -108,754 

Res2a VA: Broads general : 33% AH Base Greenfield 3 0.200 0.200 15.00 100.0% 886,640 350,000 41,805 13,935 

Res3a VA: Broads general : 33% AH Base Greenfield 5 0.330 0.330 15.15 100.0% 1,581,534 350,000 145,863 29,173 

Res4a VA: Broads general : 33% AH Base Greenfield 8 0.400 0.400 20.00 100.0% 2,530,431 350,000 339,026 42,378 

Res5a VA: Broads general : 33% AH Base Greenfield 12 0.630 0.630 19.05 100.0% 3,795,588 350,000 578,522 48,210 

Res6a VA: Broads general : 33% AH Base Greenfield 30 1.330 1.200 25.00 90.2% 9,488,970 350,000 1,555,142 51,838 

Res7a VA: Broads general : 33% AH Base Greenfield 100 3.110 2.330 42.92 74.9% 30,379,275 350,000 5,081,813 50,818 

OP1 VA: Broads general : 33% AH Base Greenfield 50 0.500 0.500 100.00 100.0% 12,747,215 350,000 -
1,606,447 

-32,129 

            

Res2a VA: Broads general : 33% AH 
70% 
Social 
Rent 

Greenfield 3 0.200 0.200 15.00 100.0% 859,613 350,000 16,399 5,466 

Res3a VA: Broads general : 33% AH 
70% 
Social 
Rent 

Greenfield 5 0.330 0.330 15.15 100.0% 1,539,492 350,000 106,343 21,269 

Res4b VA: Broads general : 33% AH 
70% 
Social 
Rent 

Greenfield 8 0.400 0.400 20.00 100.0% 2,463,164 350,000 275,795 34,474 
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Test Ref Notes Greenfield/ 
Brownfield 

Dwgs Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 

GDV 
£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroom 

per unit 
£s 

Res5a VA: Broads general : 33% AH 
70% 
Social 
Rent 

Greenfield 12 0.630 0.630 19.05 100.0% 3,694,687 350,000 483,675 40,306 

Res6a VA: Broads general : 33% AH 
70% 
Social 
Rent 

Greenfield 30 1.330 1.200 25.00 90.2% 9,236,718 350,000 1,316,304 43,877 

Res7a VA: Broads general : 33% AH 
70% 
Social 
Rent 

Greenfield 100 3.110 2.330 42.92 74.9% 29,538,435 350,000 4,283,501 42,835 

OP1 VA: Broads general : 33% AH 
70% 
Social 
Rent 

Greenfield 50 0.500 0.500 100.00 100.0% 12,394,940 350,000 
-

1,966,856 -39,337 

 

 

Brownfield sites 

Test Ref Notes 

 
Greenfield/ 
Brownfield Dwgs 

Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 
GDV 

£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroom 

per unit 
£s 

Res1a VA: Broads general : 0% AH Base Brownfield 1               
0.067  

                             
0.067  

              
14.93  

100.0%                  
356,250  

                          
400,000  

-111,383  -111,383  

Res2a VA: Broads general : 33% AH Base Brownfield 3               
0.200  

                             
0.200  

              
15.00  

100.0%                  
886,640  

                          
400,000  

34,104  11,368  

Res3a VA: Broads general : 33% AH Base Brownfield 5 
              

0.330  
                             

0.330  
              

15.15  100.0% 
            

1,581,534  
                          

400,000  133,206  26,641  

Res4b VA: Broads general : 33% AH Base Brownfield 8               
0.400  

                             
0.400  

              
20.00  

100.0%             
2,530,431  

                          
400,000  

325,627  40,703  

Res5a VA: Broads general : 33% AH Base Brownfield 12 
              

0.630  
                             

0.630  
              

19.05  100.0% 
            

3,795,588  
                          

400,000  554,609  46,217  
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Test Ref Notes 

 
Greenfield/ 
Brownfield Dwgs 

Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 
GDV 

£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroom 

per unit 
£s 

Res6a VA: Broads general : 33% AH Base Brownfield 30 
              

1.330  
                             

1.200  
              

25.00  90.2% 
            

9,488,970  
                          

400,000  1,509,327  50,311  

Res7a VA: Broads general : 33% AH Base Brownfield 100 
              

3.110  
                             

2.330  
              

42.92  
74.9% 

         
30,379,275  

                          
400,000  

4,927,251  49,273  

 

 

Test Ref Notes 
Greenfield/ 
Brownfield Dwgs 

Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 

GDV 
£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroo

m per 
unit 
£s 

Res1a VA: Broads general: 0% AH Base Brownfield 1 0.067 0.067 14.93 
100.0

% 356,250 450,000 -115,031 -115,031 

Res2a VA: Broads general: 33% AH Base Brownfield 3 0.200 0.200 15.00 100.0
% 

886,640 450,000 23,399 7,800 

Res3a VA: Broads general: 33% AH Base Brownfield 5 0.330 0.330 15.15 
100.0

% 1,581,534 450,000 115,543 23,109 

Res4b VA: Broads general: 33% 
AH Base Brownfield 8 0.400 0.400 20.00 

100.0
% 2,530,431 450,000 304,218 38,027 

Res5a VA: Broads general: 33% AH Base Brownfield 12 0.630 0.630 19.05 100.0
% 

3,795,588 450,000 519,233 43,269 

Res6a VA: Broads general: 33% AH Base Brownfield 30 1.330 1.200 25.00 90.2% 9,488,970 450,000 1,433,369 47,779 

Res7a VA: Broads general: 33% AH Base Brownfield 100 3.110 2.330 42.92 74.9% 
30,379,27

5 
450,000 4,673,448 46,734 

OP1 Brownfield VA: Broads general 
: 33% AH 

Base Brownfield 50 0.500 0.500 100.00 100.0
% 

12,747,21
5 

450,000 -
1,610,566 

-32,211 

Res2b Bungalows VA: Broads 
general : 33% AH Base Brownfield 3 0.200 0.200 15.00 

100.0
% 1,046,558 450,000 87,370 29,123 
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Test Ref Notes Greenfield/ 
Brownfield 

Dwgs Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 

GDV 
£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroo

m per 
unit 
£s 

Res2a VA: Broads general : 33% 
AH 

70% 
SR 

Brownfield 3 0.200 0.200 15.00 100.0
% 

859,613 450,000 -2,006 -669 

Res3a VA: Broads general : 33% 
AH 

70% 
SR Brownfield 5 0.330 0.330 15.15 

100.0
% 1,539,492 450,000 76,024 15,205 

Res4b VA: Broads general : 33% 
AH 

70% 
SR 

Brownfield 8 0.400 0.400 20.00 100.0
% 

2,463,164 450,000 240,986 30,123 

Res5a VA: Broads general : 33% 
AH 

70% 
SR Brownfield 12 0.630 0.630 19.05 

100.0
% 3,694,687 450,000 424,386 35,365 

Res6a VA: Broads general : 33% 
AH 

70% 
SR 

Brownfield 30 1.330 1.200 25.00 90.2% 9,236,718 450,000 1,194,531 39,818 

Res7a VA: Broads general : 33% 
AH 

70% 
SR 

Brownfield 100 3.110 2.330 42.92 74.9% 29,538,43
5 

450,000 3,845,465 38,455 

OP1 Brownfield VA: Broads general 
: 33% AH 

70% 
SR Brownfield 50 0.500 0.500 100.00 

100.0
% 

12,394,94
0 450,000 

-
1,971,263 -39,425 

Res2b Bungalows VA: Broads 
general: 33% AH 

70% 
SR 

Brownfield 3 0.200 0.200 15.00 100.0
% 

1,019,531 450,000 61,965 20,655 
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Brownfield – Upper Quartile build costs 

Test Ref Notes 

 
Greenfield/ 
Brownfield Dwgs 

Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 
GDV 

£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroom 

per unit 
£s 

Res1a VA: Broads general : 0% AH Base Brownfield 1               
0.067  

                             
0.067  

              
14.93  

100.0%                  
356,250  

                          
450,000  

-181,015  -181,015  

Res2a VA: Broads general : 33% AH Base Brownfield 3 
              

0.200  
                             

0.200  
              

15.00  100.0% 
                 

886,640  
                          

450,000  -31,802  -10,601  

Res3a VA: Broads general : 33% AH Base Brownfield 5               
0.330  

                             
0.330  

              
15.15  

100.0%             
1,581,534  

                          
450,000  

22,841  4,568  

Res4b VA: Broads general : 33% AH Base Brownfield 8 
              

0.400  
                             

0.400  
              

20.00  100.0% 
            

2,530,431  
                          

450,000  163,104  20,388  

Res5a VA: Broads general : 33% AH Base Brownfield 12 
              

0.630  
                             

0.630  
              

19.05  
100.0% 

            
3,795,588  

                          
450,000  

318,382  26,532  

Res6a VA: Broads general : 33% AH Base Brownfield 30               
1.330  

                             
1.200  

              
25.00  

90.2%             
9,488,970  

                          
450,000  

929,033  30,968  

Res7a VA: Broads general : 33% AH Base Brownfield 100 
              

3.110  
                             

2.330  
              

42.92  74.9% 
         

30,379,275  
                          

450,000  3,137,251  31,373  

            

Res2a VA: Broads general : 33% AH 
70% 
SR Brownfield 3 

              
0.200  

                             
0.200  

              
15.00  100.0% 

                 
859,613  

                          
450,000  -57,207  -19,069  

Res3a VA: Broads general : 33% AH 
70% 
SR Brownfield 5 

              
0.330  

                             
0.330  

              
15.15  100.0% 

            
1,539,492  

                          
450,000  -16,679  -3,336  

Res4b VA: Broads general : 33% AH 70% 
SR 

Brownfield 8               
0.400  

                             
0.400  

              
20.00  

100.0%             
2,463,164  

                          
450,000  

99,873  12,484  

Res5a VA: Broads general : 33% AH 
70% 
SR Brownfield 12 

              
0.630  

                             
0.630  

              
19.05  100.0% 

            
3,694,687  

                          
450,000  223,535  18,628  

Res6a VA: Broads general : 33% AH 
70% 
SR 

Brownfield 30 
              

1.330  
                             

1.200  
              

25.00  
90.2% 

            
9,236,718  

                          
450,000  

690,195  23,006  

Res7a VA: Broads general : 33% AH 70% 
SR 

Brownfield 100               
3.110  

                             
2.330  

              
42.92  

74.9%          
29,538,435  

                          
450,000  

2,303,989  23,040  
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Waterfront 

Test Ref Notes 

 
Greenfield/ 
Brownfield Dwgs 

Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 
GDV 

£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroom 

per unit 
£s 

Res1a VA: Waterfront : 0% AH Base Brownfield 1               
0.067  

                             
0.067  

              
14.93  

100.0%                  
463,125  

                          
720,000  

-114,087  -114,087  

Res2a VA: Waterfront : 33% AH Base Brownfield 3 
              

0.200  
                             

0.200  
              

15.00  100.0% 
            

1,123,436  
                          

720,000  101,612  33,871  

Res3a VA: Waterfront : 33% AH Base Brownfield 5 
              

0.330  
                             

0.330  
              

15.15  
100.0% 

            
2,010,925  

                          
720,000  

273,300  54,660  

Res4a VA: Waterfront : 33% AH Base Brownfield 8               
0.400  

                             
0.400  

              
20.00  

100.0%             
3,217,449  

                          
720,000  

596,726  74,591  

Res5a VA: Waterfront: 33% AH Base Brownfield 12 
              

0.630  
                             

0.630  
              

19.05  100.0% 
            

4,826,097  
                          

720,000  957,336  79,778  

Res6a VA: Waterfront : 33% AH Base Brownfield 30               
1.330  

                             
1.200  

              
25.00  

90.2%          
12,065,243  

                          
720,000  

2,611,153  87,038  

Res7a VA: Waterfront : 33% AH Base Brownfield 100               
3.110  

                             
2.330  

              
42.92  

74.9%          
38,591,663  

                          
720,000  

8,538,218  85,382  

OP1 Brownfield VA: Waterfront : 33% AH Base Brownfield 50 
              

0.500  
                             

0.500  
          

100.00  100.0% 
         

16,203,904  
                          

720,000  1,260,923  25,218  

Res2b Bungalows VA: Waterfront : 33% AH Base Brownfield 3               
0.200  

                             
0.200  

              
15.00  

100.0%             
1,331,004  

                          
720,000  

259,300  86,433  

            

Res2a VA: Waterfront : 33% AH 
70% 
SR 

Brownfield 3 
              

0.200  
                             

0.200  
              

15.00  
100.0% 

            
1,096,409  

                          
720,000  

76,206  25,402  

Res3a VA: Waterfront : 33% AH 70% 
SR 

Brownfield 5               
0.330  

                             
0.330  

              
15.15  

100.0%             
1,968,883  

                          
720,000  

233,781  46,756  

Res4b VA: Waterfront : 33% AH 
70% 
SR Brownfield 8 

              
0.400  

                             
0.400  

              
20.00  100.0% 

            
3,150,182  

                          
720,000  533,495  66,687  

Res5a VA: Waterfront: 33% AH 70% 
SR 

Brownfield 12               
0.630  

                             
0.630  

              
19.05  

100.0%             
4,725,196  

                          
720,000  

862,489  71,874  
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Test Ref Notes 

 
Greenfield/ 
Brownfield Dwgs 

Gross 
Ha 

Net 
Ha 

Density 
(dwgs 
per net 

ha) 

Net to 
gross 

% 
GDV 

£s 

BMLV 
per ha 

£s 

Scheme 
Residual 

Value 
£s 

Scheme 
Headroom 

per unit 
£s 

Res6a VA: Waterfront : 33% AH 
70% 
SR Brownfield 30 

              
1.330  

                             
1.200  

              
25.00  90.2% 

         
11,812,991  

                          
720,000  2,372,315  79,077  

Res7a VA: Waterfront : 33% AH 
70% 
SR 

Brownfield 100 
              

3.110  
                             

2.330  
              

42.92  
74.9% 

         
37,750,823  

                          
720,000  

7,740,765  77,408  

OP1 Brownfield VA: Waterfront : 33% AH 70% 
SR 

Brownfield 50               
0.500  

                             
0.500  

          
100.00  

100.0%          
15,851,629  

                          
720,000  

901,969  18,039  

Res2b Bungalows VA: Waterfront : 33% AH 
70% 
SR Brownfield 3 

              
0.200  

                             
0.200  

              
15.00  100.0% 

            
1,303,977  

                          
720,000  233,894  77,965  
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Appendix VI – Sample summary appraisals 
 

Sample of viability summary reports from the models 
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