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Important Notice 

HDH Planning & Development Ltd has prepared this report for the sole use of Borough Council of King’s 
Lynn and West Norfolk in accordance with the instructions under which our services were performed.  
No other warranty, expressed or implied, is made as to the professional advice included in this report 
or any other services provided by us.  This report may not be relied upon by any other party without the 
prior and express written agreement of HDH Planning & Development Ltd. 

Some of the conclusions and recommendations contained in this report are based upon information 
provided by others (including the Council and consultees) and upon the assumption that all relevant 
information has been provided by those parties from whom it has been requested. Information obtained 
from third parties has not been independently verified by HDH Planning & Development Ltd, unless 
otherwise stated in the report. The conclusions and recommendations contained in this report are 
concerned with policy requirement, guidance and regulations which may be subject to change. They 
reflect a Chartered Surveyor’s perspective and do not reflect or constitute legal advice and the Council 
should seek legal advice before implementing any of the recommendations. 

No part of this report constitutes a valuation, and the report should not be relied on in that regard. 

Certain statements made in the report may constitute estimates, projections or other forward-looking 
statements and even though they are based on reasonable assumptions as of the date of the report, 
such forward looking statements by their nature involve risks and uncertainties that could cause actual 
results to differ materially from the results predicted. HDH Planning & Development Ltd specifically does 
not guarantee or warrant any estimate or projections contained in this report. 

 

 

 

 

 

 

HDH Planning & Development Ltd 
Clapham Woods Farm 
Keasden, Nr. Clapham 
Lancaster. LA2 8ET 
simon@hdhplanning.co.uk 
015242 51831 / 07989 975 977 
 
Registered in England 
Company Number 08555548 
 
 
 
 

Issued By Signed 

6th April 2021 RS Drummond-Hay MRICS ACIH 
Director 

 
 
 

THIS DOCUMENT HAS BEEN FORMATTED FOR DOUBLE SIDED PRINTING 
 
 
COPYRIGHT 
© This report is the copyright of HDH Planning & Development Ltd.  Any unauthorised reproduction or 
usage by any person other than the addressee is strictly prohibited. 



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

3 

Tables of Contents 
 

Important Notice ................................................................................................................ 2 

1. Introduction .................................................................................................................. 9 
Scope ................................................................................................................................ 9 
COVID 19 ........................................................................................................................ 10 
Report Structure .............................................................................................................. 10 
HDH Planning & Development Ltd (HDH) ........................................................................ 10 

Caveat and Material Uncertainty .................................................................................. 11 
Compliance .................................................................................................................. 11 

Metric or Imperial ............................................................................................................. 13 

2. Viability Testing ......................................................................................................... 15 
2019 National Planning Policy Framework ...................................................................... 15 
Planning Practice Guidance ............................................................................................ 16 

Section 1 - Viability and plan making ............................................................................ 17 
Section 2 - Viability and decision taking ....................................................................... 20 
Section 3 - Standardised inputs to viability assessment ............................................... 20 
Section 4 - Accountability ............................................................................................. 22 

Community Infrastructure Levy Regulations and Guidance ............................................. 23 
Wider Changes Impacting on Viability ............................................................................. 24 

Affordable Cost Home Ownership ................................................................................ 24 
First Homes Consultation ............................................................................................. 25 
Environmental Standards ............................................................................................. 25 
Biodiversity .................................................................................................................. 25 
Affordable Housing ...................................................................................................... 26 
White Paper: Planning for the Future (MHCLG, August 2020) ..................................... 26 
NPPF and National Model Design Code: consultation proposals ................................. 27 

Viability Guidance ............................................................................................................ 27 

3. Methodology .............................................................................................................. 31 
Viability Testing – Outline Methodology ........................................................................... 31 
Limitations of viability testing in the context of the NPPF ................................................. 32 
The meaning of Landowner Premium .............................................................................. 32 
Existing Available Evidence ............................................................................................. 34 
Stakeholder Engagement ................................................................................................ 36 
Viability Process .............................................................................................................. 37 

4. Residential Market ..................................................................................................... 41 
The Residential Market .................................................................................................... 41 

National Trends and the relationship with the wider area ............................................. 41 
The Local Market ............................................................................................................. 47 

Newbuild Sales Prices ................................................................................................. 54 
Price Assumptions for Financial Appraisals ..................................................................... 64 

Ground Rents .............................................................................................................. 67 
Build to Rent .................................................................................................................... 68 

  



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

4 

Affordable Housing .......................................................................................................... 71 
Affordable Housing Values ........................................................................................... 72 
Social Rent .................................................................................................................. 72 
Affordable Rent ............................................................................................................ 74 
Intermediate Products for Sale ..................................................................................... 77 
Grant Funding .............................................................................................................. 78 

Older People’s Housing ................................................................................................... 78 

5. Non-Residential Market ............................................................................................. 81 
National Overview ........................................................................................................... 81 
Non-Residential Market ................................................................................................... 82 
Offices ............................................................................................................................. 82 
Industrial and Distribution ................................................................................................ 84 
Appraisal Assumptions .................................................................................................... 85 

6. Land Values ................................................................................................................ 87 
Existing Use Values ......................................................................................................... 87 
Residential Land .............................................................................................................. 89 
Previously Developed Land ............................................................................................. 93 
Agricultural and Paddocks ............................................................................................... 94 
Existing Use Value Assumptions ..................................................................................... 95 
Benchmark Land Values ................................................................................................. 95 

7. Development Costs ................................................................................................... 99 
Development Costs ......................................................................................................... 99 

Construction costs: baseline costs ............................................................................... 99 
Other normal development costs ............................................................................... 101 
Abnormal development costs and brownfield sites ..................................................... 102 
Fees........................................................................................................................... 103 
Contingencies ............................................................................................................ 103 
S106 Contributions and the costs of strategic infrastructure ....................................... 103 

Financial and Other Appraisal Assumptions .................................................................. 104 
VAT............................................................................................................................ 104 
Interest rates .............................................................................................................. 104 
Developers’ return ...................................................................................................... 105 
Voids .......................................................................................................................... 107 
Phasing and timetable ............................................................................................... 107 

Site Acquisition and Disposal Costs .............................................................................. 107 
Site holding costs and receipts ................................................................................... 107 
Acquisition costs ........................................................................................................ 108 
Disposal costs ............................................................................................................ 108 

8. Local Plan Policy Requirements ............................................................................. 109 
Spatial Strategy ............................................................................................................. 109 

LP05 - Implementation Policy ..................................................................................... 109 
LP06- Climate Change Policy .................................................................................... 110 

Economy and Transport ................................................................................................ 113 
LP14 - Parking Provision in New Development Policy ................................................ 113 

  



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

5 

Environment .................................................................................................................. 114 
LP18 - Design and Sustainable Development Policy .................................................. 114 
LP19 - Environmental Assets - Green Infrastructure, Landscape Character, Biodiversity 
and Geodiversity Policy.............................................................................................. 115 
LP21 - Provision of Recreational Open Space for Residential Developments Policy . 116 
LP22 - Green Infrastructure ....................................................................................... 117 
LP24 - Sites in Areas of Flood Risk Policy ................................................................. 117 
LP26 - Habitats Regulations Assessment (HRA) Policy ............................................. 117 

Social and Community ................................................................................................... 118 
LP25 - Affordable Housing ......................................................................................... 118 
LP XX - Housing for the elderly and specialist care .................................................... 119 
LP27 - Adaptable & Accessible Homes ...................................................................... 119 

Community Infrastructure Levy ...................................................................................... 120 
Developer Contributions ................................................................................................ 123 

9. Modelling .................................................................................................................. 125 
Residential Development ............................................................................................... 125 
Older People’s Housing ................................................................................................. 132 
Employment Uses ......................................................................................................... 132 

10. Residential Appraisals ......................................................................................... 133 
Base Appraisals ............................................................................................................ 133 
Cost of Individual Policies .............................................................................................. 145 
Cumulative Cost of Policies ........................................................................................... 147 
Impact of Developer Contributions ................................................................................. 149 

Standardised Infrastructure Tariff ............................................................................... 149 
Impact of Affordable Housing ........................................................................................ 150 

Overall Requirements for Affordable Housing ............................................................ 150 
Impact of Varied Tenure Mixes .................................................................................. 151 
Impact of 10% Affordable Home Ownership ............................................................... 152 
Impact of First Homes ................................................................................................ 152 

Affordable Housing v Developer Contributions .............................................................. 152 
Policy Recommendations .............................................................................................. 153 
Sensitivity Testing ......................................................................................................... 157 

Review ....................................................................................................................... 157 
Commuted Sums ........................................................................................................... 158 

Review of plan policy formulae................................................................................... 158 
Alternative approach .................................................................................................. 159 
Suggested guidance .................................................................................................. 161 

Older People’s Housing ................................................................................................. 161 

11. Non-Residential Appraisals ................................................................................. 165 
Employment uses .......................................................................................................... 165 

12. Findings and Recommendations ........................................................................ 167 
Compliance ................................................................................................................... 167 
COVID 19 ...................................................................................................................... 167 
Viability Testing under the 2019 NPPF and Updated PPG............................................. 168 

Viability Guidance ...................................................................................................... 168 
Residential Market ......................................................................................................... 169 

The Local Market ....................................................................................................... 170 
Build to Rent .............................................................................................................. 172 
Affordable Housing .................................................................................................... 173 

Non-Residential Market ................................................................................................. 173 



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

6 

Land Values .................................................................................................................. 173 
Development Costs ....................................................................................................... 174 

Construction costs: baseline costs ............................................................................. 174 
Other normal development costs ............................................................................... 174 
Abnormal development costs and brownfield sites ..................................................... 174 
Fees........................................................................................................................... 174 
Contingencies ............................................................................................................ 174 
S106 Contributions and the costs of infrastructure ..................................................... 175 
Financial and Other Appraisal Assumptions ............................................................... 175 
Developers’ return ...................................................................................................... 175 
Site Acquisition and Disposal Costs ........................................................................... 175 

Local Plan Policy Requirements .................................................................................... 175 
Modelling ....................................................................................................................... 176 
Residential Development ............................................................................................... 177 

Cost of Individual Policies .......................................................................................... 180 
Impact of Developer Contributions ............................................................................. 182 
Impact of Affordable Housing ..................................................................................... 183 

Policy Recommendations .............................................................................................. 184 
Older People’s Housing ............................................................................................. 187 

Non-Residential Appraisals ........................................................................................... 188 
Employment uses ...................................................................................................... 188 

Conclusions ................................................................................................................... 189 

Appendix 1 – Project Specification ................................................................................ 191 

Appendix 2 – Consultees................................................................................................ 195 

Appendix 3 - Consultation Presentation ....................................................................... 211 
The pages in this appendix are not numbered. .......................................................... 211 

Appendix 4 – Consultation Questionnaire .................................................................... 213 
The pages in this appendix are not numbered. .......................................................... 213 

Appendix 5 – Consultation Notes .................................................................................. 215 
Viability presentation- 16/12/2020 - Notes ..................................................................... 215 

Appendix 6 – Land Registry Price Paid Data by Locality ............................................. 219 
Mainstream Housing ...................................................................................................... 219 

Count (EPC) .............................................................................................................. 219 
Average £ .................................................................................................................. 220 
Average £/m2 ............................................................................................................ 221 

Older People’s Housing ................................................................................................. 221 
Count (EPC) .............................................................................................................. 221 
Average £ .................................................................................................................. 222 
Average £/m2 ............................................................................................................ 222 

Appendix 7 – Price Maps ................................................................................................ 223 

Appendix 8 – Land Registry PPD and EPC Data ........................................................... 231 
  



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

7 

Appendix 9 – Landmark Analysis of Residential Price Paid Data ............................... 245 
Existing Homes ............................................................................................................. 245 

Average Price Paid .................................................................................................... 245 
Average Price Paid per m2 ......................................................................................... 246 
Average Price Paid per Bedroom ............................................................................... 247 

New Homes ................................................................................................................... 248 
Average Price Paid .................................................................................................... 248 
Average Price Paid per m2 ......................................................................................... 248 
Average Price Paid per Bedroom ............................................................................... 249 

Appendix 10 – Residential  Newbuild Asking Prices (April 2020) ................................ 251 

Appendix 11 - CoStar Non-Residential Data ................................................................. 255 
The pages in this appendix are not numbered. .......................................................... 255 

Appendix 12 – Land Registry Development Land Data ................................................ 257 

Appendix 13 – CoStar Industrial Land ........................................................................... 259 
The pages in this appendix are not numbered. .......................................................... 259 

Appraisals 14 – Residential Development ..................................................................... 261 
The pages in this appendix are not numbered. .......................................................... 261 

Appendix 15 – Residential Development – Varied Developer Contributions .............. 263 

Appendix 16 – Residential Development – Standardised Infrastructure Tariff ........... 265 
North ............................................................................................................................. 265 
A10 Corridor .................................................................................................................. 266 
Kings Lynn .................................................................................................................... 267 
Wisbech Fringe ............................................................................................................. 268 

Appendix 17 – Varied Affordable Housing .................................................................... 269 

Appendix 18 – Varied Affordable Housing Mix ............................................................. 271 

Appendix 19 – Impact of 10% Affordable Home Ownership ........................................ 273 

Appendix 20 – Impact of First Homes............................................................................ 275 

Appendix 21 – Residential Development: Affordable Housing v Developer Contributions
 ......................................................................................................................................... 277 

Lower Policy Requirements ........................................................................................... 277 
North .......................................................................................................................... 277 
A 10 Corridor ............................................................................................................. 278 
Kings Lynn ................................................................................................................. 280 
Wisbech Fringe .......................................................................................................... 282 

Higher Policy Requirements .......................................................................................... 283 
North .......................................................................................................................... 283 
A 10 Corridor ............................................................................................................. 285 
Kings Lynn ................................................................................................................. 287 
Wisbech Fringe .......................................................................................................... 289 

  



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

8 

Appendix 22 – Residential Development.  Sensitivity Testing..................................... 291 

Appendix 23 – Appraisals – Older People’s Housing ................................................... 293 
The pages in this appendix are not numbered. .......................................................... 293 

Appendix 24 – Appraisals – Non-residential Development .......................................... 295 
Greenfield ...................................................................................................................... 295 
Brownfield ..................................................................................................................... 296 

 
 



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

9 

1. Introduction 
Scope 

1.1 The Borough Council of King’s Lynn and West Norfolk (BCKLWN / the Council) is undertaking 
a Local Plan Review.  As part of the Site Allocations and Development Management Polices 
Plan (SADMP) examination and adoption process, the Council committed to an early review 
of the Local Plan.  This means reviewing both the Core Strategy (CS) and the SADMP to 
create a single Local Plan document.  This commitment is in Policy ‘DM2A – Early Review of 
Local Plan' of the SADMP.  The review will ensure a set of deliverable and achievable housing 
sites for the duration of the Plan period (2016 -2036), with the most up to date policy 
framework, to secure continuity for the longer term. 

1.2 HDH Planning & Development Ltd has been appointed to update the viability elements of the 
evidence base as required by the 2019 NPPF and relevant guidance. 

1.3 This document is an update of the earlier viability work carried out in 2013 and in 2015.  Having 
said this, to ensure that this report is accessible and useable, the methodology used, and the 
key assumptions adopted are set out in some detail.  This inevitably results in some repetition, 
but the result is that this document can be read as a standalone study without cross 
referencing with the earlier work.  This document contains an assessment of the effect of the 
emerging local policies, and the emerging national policies, in relation to the development 
sites to be allocated.  This will allow the Borough Council to further engage with stakeholders, 
to ensure that the new Plan is effective. 

1.4 A consultation process was held during December 2020 / January 2021.  Representatives of 
the main developers, development site landowners, their agents, planning agents and 
consultants working in the area and housing associations were invited to comment on an early 
draft of this report. 

1.5 In the several years before this report, various Government announcements were made about 
changes to the planning processes.  The Ministry of Housing Communities and Local 
Government (MHCLG) updated the National Planning Policy Framework, (2018 NPPF), and 
published new Planning Practice Guidance (PPG) in July 2018.  In February 2019, the NPPF 
was further updated (2019 NPPF), although these changes did not impact on viability.  In May 
2019, the viability sections of the PPG were updated again.  In addition to these changes, the 
CIL Regulations and accompanying guidance (within the PPG) were also updated from 1st 
September 2019.  The methodology used in this report is consistent with the 2019 NPPF, the 
CIL Regulations (as amended) and the updated PPG.   

1.6 In the autumn, the Government published White Paper: Planning for the Future (MHCLG, 
August 2020) and various supporting documents.  The implications in relation to viability are 
set out in Chapter 2 below but are not material to this report. 

1.7 It is important to note, at the start of a study of this type, that not all sites will be viable, even 
without any policy requirements (or CIL).  It is inevitable that the Council’s requirements will 
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render some sites unviable.  The question for this report is not whether some development 
site or other would be rendered unviable, it is whether the delivery of the overall Plan is likely 
to be threatened. 

COVID 19 

1.8 This project is being completed during the coronavirus pandemic.  The coronavirus (COVID-
19) virus was first reported in Wuhan, in China, in December 2019 and was declared a 
pandemic in March 2020. 

1.9 It is too early to predict what the impact on the economy, and therefore house prices, may be.  
There are real material uncertainties around the values of property and the costs of 
construction that are a direct result of the pandemic.  It is not the purpose of this assessment 
to predict what the impact may be and how long the effect will be.  This assessment is 
conducted at Autumn 2020 costs and values. 

Report Structure 

1.10 This report follows the following format: 

Chapter 2 The reasons for, and approach to viability testing, including a review of the 
requirements of the 2019 NPPF, the CIL Regulations, and updated PPG. 

Chapter 3 The methodology used. 

Chapter 4 An assessment of the housing market, including market and Affordable 
Housing, with the purpose of establishing the worth of different types of housing 
in different areas. 

Chapter 5 An assessment of the non-residential market. 

Chapter 6 An assessment of the costs of land to be used when assessing viability. 

Chapter 7 The cost and general development assumptions to be used in the development 
appraisals. 

Chapter 8 A summary of the various policy requirements and constraints that influence 
the type of development that come forward. 

Chapter 9 A summary of the range of modelled sites used for the financial development 
appraisals. 

Chapter 10 The results of the appraisals and consideration of residential development. 

Chapter 11 The results of the appraisals and consideration of non-residential development. 

Chapter 12 Conclusions in relation to the deliverability of development. 

HDH Planning & Development Ltd (HDH) 

1.11 HDH is a specialist planning consultancy providing evidence to support planning and housing 
authorities.  The firm’s main areas of expertise are: 
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a. District wide and site-specific viability analysis. 

b. Community Infrastructure Levy. 

c. Housing Market Assessments. 

1.12 The findings contained in this report are based upon information from various sources 
including that provided by the Council and by others, upon the assumption that all relevant 
information has been provided.  This information has not been independently verified by HDH.  
The conclusions and recommendations contained in this report are concerned with policy 
requirements, guidance and regulations which may be subject to change.  They reflect a 
Chartered Surveyor’s perspective and do not reflect or constitute legal advice. 

Caveat and Material Uncertainty 

1.13 No part of this report constitutes a valuation, and the report should not be relied on in that 
regard. 

1.14 The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health 
Organisation as a “Global Pandemic” on 11th March 2020, has impacted global financial 
markets.  Travel restrictions have been implemented by many countries. 

1.15 Market activity is being impacted in many sectors.  As at the date of this report, we consider 
that we can attach less weight to previous market evidence for comparison purposes to inform 
opinions of value.  Indeed, the current response to COVID-19 means that we are faced with 
an unprecedented set of circumstances on which to base a judgement. 

1.16 Our assessment is therefore reported on the basis of ‘material valuation uncertainty’ as per 
VPS 3 and VPGA 10 of the RICS Red Book Global.  Consequently, less certainty – and a 
higher degree of caution – should be attached to our report than would normally be the case.  
Given the unknown future impact that COVID-19 might have on the real estate market, we 
recommend that the Council keeps the assessment under frequent review. 

Compliance 

1.17 HDH Planning & Development Ltd is a firm regulated by the Royal Institution of Chartered 
Surveyors (RICS).  As a firm regulated by the RICS it is necessary to have regard to RICS 
Professional Standards and Guidance.  There are two principle pieces of relevant guidance, 
being the Financial viability in planning: conduct and reporting RICS professional statement, 
England (1st Edition, May 2019) and Financial Viability in planning (1st edition), RICS guidance 
note 2012. 

1.18 Financial Viability in planning (1st edition), RICS guidance note 2012 is currently subject to a 
full review to reflect the changes in the 2019 NPPF and the updated PPG.  As part of the 
review, Financial viability in planning: conduct and reporting.  1st edition, May 2019 was 
published in May 2019.  This includes mandatory requirements for RICS members and RICS-
regulated firms.  HDH confirms that the May 2019 Guidance has been followed in full. 
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a. HDH confirms that in preparing this report the firm has acted with objectivity, impartially 
and without interference and with reference to all appropriate available sources of 
information. 

b. HDH is appointed by the Borough Council of King’s Lynn and West Norfolk and has 
followed a collaborative approach involving the LPA, developers, landowners and other 
interested parties. 

c. The tender specification under which this project is undertaken is included as 
Appendix 1 of this report.  The project, as specified, could not be undertaken in the 
proposed timetable (due to the Coronavirus pandemic) so the timetable was 
subsequently altered. 

d. HDH confirms it has no conflicts of interest in undertaking this project. 

e. HDH confirms that, in preparing this report, no performance-related or contingent fees 
have been agreed. 

f. The presumption is that a viability assessment should be published in full.  HDH has 
prepared this report on the assumption that it will be published in full. 

g. HDH confirms that a non-technical summary has been provided (in the form of Chapter 
12).  Viability in the plan-making process is a technical exercise that is undertaken 
specifically to demonstrate compliance (or otherwise) with the NPPF and PPG.  It is 
firmly recommended that this report only be published and read in full. 

h. HDH confirms that adequate time has been taken to allow engagement with 
stakeholders through this project.  Initially some concern was expressed by a consultee 
in this regard and the consultation period was extended by a week to five weeks.  One 
consultee1 still felt that this was insufficient time.  Due to the wider plan-making 
timetable it was not possible for the Council to extend the period further. 

i. This assessment incudes appropriate sensitivity testing in Chapter 10.  This includes 
the effect of different tenures, different Affordable Housing requirements against 
different levels of developer contributions, and the impact of price and cost change. 

j. The Guidance includes a requirement that, ‘all contributions to reports relating to 
assessments of viability, on behalf of both the applicants and authorities, must comply 
with these mandatory requirements.  Determining the competency of subcontractors is 
the responsibility of the RICS member or RICS-regulated firm’.  Much of the information 
that informed this Viability Assessment was provided by the Borough Council or its 
consultants.  This information was not provided in a subcontractor role and, in 
accordance with HDH’s instructions, this information has not been challenged nor 
independently verified. 

1.19 As this report was being completed in late March 2021 the RICS published a new Guidance 
Note, Assessing Viability in planning under the National Planning Policy Framework 2019 for 
England, 1st Edition (RICS, March 2021).  This is effective from the 1st July 2021 so does not 

 
 
1 John Maxey for undisclosed ‘various developers and development interests’. 
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apply to this report.  This new Guidance Note cancels Financial Viability in planning (1st 
edition), RICS guidance note 2012.  We confirm that this report is generally in accordance with 
this further draft guidance (in as far as it relates to plan-wide viability assessments). 

Metric or Imperial 

1.20 The property industry uses both imperial and metric data – often working out costings in metric 
(£/m2) and values in imperial (£/acre and £/sqft).  This is confusing so metric measurements 
are used throughout this report.  The following conversion rates may assist readers. 

1m  = 3.28ft (3' and 3.37")  1ft = 0.30m 

1m2 = 10.76 sqft    1sqft = 0.0929m² 

1ha = 2.471acres   1acre = 0.405ha 

1.21 A useful broad rule of thumb to convert m2 to sqft is simply to add a final zero. 
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2. Viability Testing 
2.1 Viability testing is an important part of the planning process.  The requirement to assess 

viability forms part of the National Planning Policy Framework (NPPF) and is a requirement of 
the CIL Regulations.  In each case the requirement is slightly different, but they have much in 
common. 

2019 National Planning Policy Framework 

2.2 Paragraph 34 of the 2019 NPPF says that Plans should set out what development is expected 
to provide, and that the requirement should not be so high as to undermine the delivery of the 
Plan. 

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. 

2.3 As in the 2012 NPPF (and 2018 NPPF), viability remains an important part of the plan-making 
process.  The 2019 NPPF does not include detail on the viability process, rather stresses the 
importance of viability.  The main change is a shift of viability testing from the development 
management stage to the plan-making stage. 

Where up-to-date policies have set out the contributions expected from development, planning 
applications that comply with them should be assumed to be viable. It is up to the applicant to 
demonstrate whether particular circumstances justify the need for a viability assessment at the 
application stage. The weight to be given to a viability assessment is a matter for the decision 
maker, having regard to all the circumstances in the case, including whether the plan and the 
viability evidence underpinning it is up to date, and any change in site circumstances since the 
plan was brought into force. 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. 

2019 NPPF Paragraph 57 

2.4 Consideration has been made to the updated PPG (see below).  This Viability Update will 
become the reference point for viability assessments submitted through the development 
management process. 

2.5 The effectiveness of plans was important under the 2012 NPPF, but a greater emphasis is put 
on deliverability in the 2019 NPPF which includes an updated definition: 

Deliverable: To be considered deliverable, sites for housing should be available now, offer a 
suitable location for development now, and be achievable with a realistic prospect that housing 
will be delivered on the site within five years. In particular: 

a) sites which do not involve major development and have planning permission, and all sites 
with detailed planning permission, should be considered deliverable until permission 
expires, unless there is clear evidence that homes will not be delivered within five years (for 
example because they are no longer viable, there is no longer a demand for the type of units 
or sites have long term phasing plans). 
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b) where a site has outline planning permission for major development, has been allocated in 
a development plan, has a grant of permission in principle, or is identified on a brownfield 
register, it should only be considered deliverable where there is clear evidence that housing 
completions will begin on site within five years. 

2019 NPPF Glossary 

2.6 Under the heading Identifying land for homes, the importance of viability is highlighted: 

Strategic policy-making authorities should have a clear understanding of the land available in 
their area through the preparation of a strategic housing land availability assessment. From 
this, planning policies should identify a sufficient supply and mix of sites, taking into account 
their availability, suitability and likely economic viability. Planning policies should identify a 
supply of:  

a) specific, deliverable sites for years one to five of the plan period32; and  

b) specific, developable sites or broad locations for growth, for years 6-10 and, where possible, 
for years 11-15 of the plan.  

2019 NPPF Paragraph 67 

2.7 Under the heading Making effective use of land, viability forms part of ensuring land is suitable 
for development: 

Local planning authorities, and other plan-making bodies, should take a proactive role in 
identifying and helping to bring forward land that may be suitable for meeting development 
needs, including suitable sites on brownfield registers or held in public ownership, using the full 
range of powers available to them. This should include identifying opportunities to facilitate land 
assembly, supported where necessary by compulsory purchase powers, where this can help 
to bring more land forward for meeting development needs and/or secure better development 
outcomes. 

2019 NPPF Paragraph 119 

2.8 The 2019 NPPF does not include technical guidance on undertaking viability work.  This is 
included within the Planning Practice Guidance (PPG), the viability sections of which were 
updated in July 2018 and again in May 2019.  The relevant CIL sections of the PPG were 
updated in September 2019. 

Planning Practice Guidance 

2.9 The viability sections of the PPG (Chapter 10) have been completely rewritten.  The changes 
provide clarity and confirm best practice, rather than prescribe a new approach or 
methodology.  Having said this, the underlying emphasis of viability testing has changed.  The, 
now superseded, requirements for viability testing were set out in paragraphs 173 and 174 of 
the 2012 NPPF which said: 

173 ... 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. 

174 ... the cumulative impact of these standards and policies should not put implementation of 
the plan at serious risk, and should facilitate development throughout the economic cycle... 
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2.10 The test was whether or not the policy requirements were so high that development was 
threatened.  Paragraphs 10-009-20190509 and 10-010-20180724 change this: 

... ensure policy compliance and optimal public benefits through economic cycles... 

PPG 10-009-20190509 

... and the aims of the planning system to secure maximum benefits in the public interest 
through the granting of planning permission. 

PPG 10-010-20180724 

2.11 The purpose of viability testing is now to ensure that ‘maximum benefits in the public interest’ 
has been secured.  This is a notable change in emphasis, albeit in the wider context of striking 
a balance between the aspirations of developers and landowners, in terms of returns against 
risk. 

2.12 The core requirement to consider viability links to paragraph 56 of the 2019 NPPF: 

Plans should be informed by evidence of infrastructure and affordable housing need, and a 
proportionate assessment of viability that takes into account all relevant policies, and local and 
national standards including the cost implications of the Community Infrastructure Levy (CIL) 
and planning obligations. Viability assessment should not compromise sustainable 
development but should be used to ensure that policies are realistic, and the total cumulative 
cost of all relevant policies will not undermine deliverability of the plan. 

PPG 23b-005-20190315 

2.13 This Viability Update takes a proportionate approach to considering the cumulative impact of 
policies and planning obligations.  

2.14 The updated PPG includes 4 main sections: 

Section 1 - Viability and plan making 

2.15 The overall requirement is that: 

...policy requirements should be informed by evidence of infrastructure and affordable housing 
need, and a proportionate assessment of viability that takes into account all relevant policies, 
and local and national standards, including the cost implications of the Community 
Infrastructure Levy (CIL) and section 106... 

PPG 10-001-20190509 

2.16 This Update takes a proportionate approach, building on the Council’s existing evidence, and 
considers all the local and national policies that will apply to new development. 

Viability assessment should not compromise sustainable development but should be used to 
ensure that policies are realistic, and that the total cumulative cost of all relevant policies will 
not undermine deliverability of the plan. ... Policy requirements, particularly for affordable 
housing, should be set at a level that takes account of affordable housing and infrastructure 
needs and allows for the planned types of sites and development to be deliverable, without the 
need for further viability assessment at the decision making stage. 

PPG 10-002-20190509 
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2.17 The policies in the emerging Plan are tested individually and cumulatively, to ensure that they 
are set at a realistic level. 

It is the responsibility of plan makers in collaboration with the local community, developers and 
other stakeholders, to create realistic, deliverable policies. Drafting of plan policies should be 
iterative and informed by engagement with developers, landowners, and infrastructure and 
affordable housing providers. 

PPG 10-002-20190509 

2.18 Consultation has formed part of this study. 

Policy requirements, particularly for affordable housing, should be set at a level that takes 
account of affordable housing and infrastructure needs and allows for the planned types of sites 
and development to be deliverable, without the need for further viability assessment at the 
decision making stage. 

PPG 10-002-20190509 

2.19 A range of levels of policy requirements have been tested against a range of levels of 
developer contributions (including CIL). 

It is the responsibility of site promoters to engage in plan making, take into account any costs 
including their own profit expectations and risks, and ensure that proposals for development 
are policy compliant. Policy compliant means development which fully complies with up to date 
plan policies. 

PPG 10-002-20190509 

2.20 The bulk of the development land in the new Local Plan will be carried forward from the 
adopted Site Allocations and Development Management Policies Plan, however new several 
additional sites will be included.  The unconsented Strategic Sites will be tested individually, 
and in due course, the Borough Council will specifically engage with the promoters of the 
Strategic Sites.  

2.21 The modelling in this assessment is based on the sites that are being considered for allocation.  
This is may be subject to further change so, in due course, it may be necessary to revisit this 
when the actual preferred allocations have been selected.  The purpose of this Viability 
Assessment is to ensure the deliverability of the overall Plan.  Once it is completed and the 
new Plan adopted, this Viability Assessment will then become the reference point for the 
consideration of viability at the development management stage. 

Assessing the viability of plans does not require individual testing of every site or assurance 
that individual sites are viable. Plan makers can use site typologies to determine viability at the 
plan making stage. Assessment of samples of sites may be helpful to support evidence. In 
some circumstances more detailed assessment may be necessary for particular areas or key 
sites on which the delivery of the plan relies. 

PPG 10-003-20180724 
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2.22 This study is based on typologies2 that have been developed by having regard to the potential 
development sites that are most likely to be identified through the emerging Plan. 

Average costs and values can then be used to make assumptions about how the viability of 
each type of site would be affected by all relevant policies. Plan makers may wish to consider 
different potential policy requirements and assess the viability impacts of these. Plan makers 
can then come to a view on what might be an appropriate benchmark land value and policy 
requirement for each typology. 

PPG 10-004-20190509 

2.23 This study draws on a wide range of data sources, including those collected through the 
development management process.  Outliers have been disregarded. 

It is important to consider the specific circumstances of strategic sites. Plan makers can 
undertake site specific viability assessment for sites that are critical to delivering the strategic 
priorities of the plan. This could include, for example, large sites, sites that provide a significant 
proportion of planned supply, sites that enable or unlock other development sites or sites within 
priority regeneration areas. Information from other evidence informing the plan (such as 
Strategic Housing Land Availability Assessments) can help inform viability assessment for 
strategic sites. 

PPG 10-005-20180724 

2.24 The unconsented Strategic Sites are considered individually.  For the purpose of this Viability 
Assessment, Strategic Sites are those which are considered key sites on which the delivery 
of the Plan relies or may rely. 

Plan makers should engage with landowners, developers, and infrastructure and affordable 
housing providers to secure evidence on costs and values to inform viability assessment at the 
plan making stage. 

It is the responsibility of site promoters to engage in plan making, take into account any costs 
including their own profit expectations and risks, and ensure that proposals for development 
are policy compliant. Policy compliant means development which fully complies with up to date 
plan policies. A decision maker can give appropriate weight to emerging policies. It is important 
for developers and other parties buying (or interested in buying) land to have regard to the total 
cumulative cost of all relevant policies when agreeing a price for the land. Under no 
circumstances will the price paid for land be a relevant justification for failing to accord with 
relevant policies in the plan. 

PPG 10-006-20190509 

2.25 Consultation has formed part of the preparation of this Update.  This study specifically 
considers the total cumulative cost of all relevant policies. 

 
 
2 The PPG provides further detail at 10-004-20190509: 

A typology approach is a process plan makers can follow to ensure that they are creating realistic, 
deliverable policies based on the type of sites that are likely to come forward for development over the 
plan period. 

In following this process plan makers can first group sites by shared characteristics such as location, 
whether brownfield or greenfield, size of site and current and proposed use or type of development. The 
characteristics used to group sites should reflect the nature of typical sites that may be developed within 
the plan area and the type of development proposed for allocation in the plan. 

https://www.gov.uk/guidance/viability#para002
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Section 2 - Viability and decision taking 

2.26 It is beyond the scope of this study to consider viability in decision making.  It is however 
important to note that this study will form the starting point for future development management 
consideration of viability. 

Section 3 - Standardised inputs to viability assessment 

2.27 The general principles of viability testing are set out under paragraph 10-010-20180724 of the 
PPG. 

Viability assessment is a process of assessing whether a site is financially viable, by looking at 
whether the value generated by a development is more than the cost of developing it. This 
includes looking at the key elements of gross development value, costs, land value, landowner 
premium, and developer return. 

This National Planning Guidance sets out the government’s recommended approach to viability 
assessment for planning. The approach supports accountability for communities by enabling 
them to understand the key inputs to and outcomes of viability assessment. 

Any viability assessment should be supported by appropriate available evidence informed by 
engagement with developers, landowners, and infrastructure and affordable housing providers. 
Any viability assessment should follow the government’s recommended approach to assessing 
viability as set out in this National Planning Guidance and be proportionate, simple, transparent 
and publicly available. Improving transparency of data associated with viability assessment will, 
over time, improve the data available for future assessment as well as provide more 
accountability regarding how viability informs decision making. 

In plan making and decision making viability helps to strike a balance between the aspirations 
of developers and landowners, in terms of returns against risk, and the aims of the planning 
system to secure maximum benefits in the public interest through the granting of planning 
permission. 

PPG 10-010-20180724 

2.28 This report sets out the approach, methodology and assumptions used.  These have been 
subject to consultation and have drawn on a range of data sources.  Ultimately, the Council 
will use this report to judge the appropriateness of the new policies in the emerging Local Plan 
and the deliverability of the allocations. 

Gross development value is an assessment of the value of development. For residential 
development, this may be total sales and/or capitalised net rental income from developments. 
Grant and other external sources of funding should be considered. For commercial 
development broad assessment of value in line with industry practice may be necessary. 

For broad area-wide or site typology assessment at the plan making stage, average figures can 
be used, with adjustment to take into account land use, form, scale, location, rents and yields, 
disregarding outliers in the data. For housing, historic information about delivery rates can be 
informative. 

PPG 10-011-20180724 

2.29 The residential values have been established using data from the Land Registry and other 
sources.  These have been averaged as suggested.  Non-residential values have been 
derived though consideration of capitalised rents as well as sales. 

2.30 PPG paragraph 10-012-20180724 lists a range of costs to be taken into account. 
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• build costs based on appropriate data, for example that of the Building Cost Information 
Service 

• 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, 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 

2.31 All these costs are taken into account. 

2.32 The PPG then sets out how land values should be considered, confirming the use of the 
Existing Use Value Plus (EUV+) approach. 

To define land value for any viability assessment, a benchmark land value should be 
established on the basis of the existing use value (EUV) of the land, plus a premium for the 
landowner. The premium for the landowner should reflect the minimum return at which it is 
considered a reasonable landowner would be willing to sell their land. The premium should 
provide a reasonable incentive, in comparison with other options available, for the landowner 
to sell land for development while allowing a sufficient contribution to comply with policy 
requirements. Landowners and site purchasers should consider policy requirements when 
agreeing land transactions. This approach is often called ‘existing use value plus’ (EUV+). 

PPG 10-013-20190509 

2.33 The PPG goes on to set out: 

Benchmark land value should: 

• be based upon existing use value  

• allow for a premium to landowners (including equity resulting from those building their own 
homes) 

• reflect the implications of abnormal costs; site-specific infrastructure costs; and 
professional site fees 

Viability assessments should be undertaken using benchmark land values derived in 
accordance with this guidance. Existing use value should be informed by market evidence of 
current uses, costs and values. Market evidence can also be used as a cross-check of 
benchmark land value but should not be used in place of benchmark land value. There may be 
a divergence between benchmark land values and market evidence; and plan makers should 
be aware that this could be due to different assumptions and methodologies used by individual 
developers, site promoters and landowners. 

https://www.gov.uk/guidance/viability#existing-use-value
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This evidence should be based on developments which are fully compliant with emerging or up 
to date plan policies, including affordable housing requirements at the relevant levels set out in 
the plan. Where this evidence is not available plan makers and applicants should identify and 
evidence any adjustments to reflect the cost of policy compliance. This is so that historic 
benchmark land values of non-policy compliant developments are not used to inflate values 
over time. 

In plan making, the landowner premium should be tested and balanced against emerging 
policies. In decision making, the cost implications of all relevant policy requirements, including 
planning obligations and, where relevant, any Community Infrastructure Levy (CIL) charge 
should be taken into account. 

PPG 10-014-20190509 

2.34 The approach adopted in this study is to start with the EUV.  The ‘plus’ element is informed by 
the price paid for policy compliant schemes to ensure an appropriate landowners’ premium. 

Existing use value (EUV) is the first component of calculating benchmark land value. EUV is 
the value of the land in its existing use. Existing use value is not the price paid and should 
disregard hope value. Existing use values will vary depending on the type of site and 
development types. EUV can be established in collaboration between plan makers, developers 
and landowners by assessing the value of the specific site or type of site using published 
sources of information such as agricultural or industrial land values, or if appropriate capitalised 
rental levels at an appropriate yield (excluding any hope value for development). 

Sources of data can include (but are not limited to): land registry records of transactions; real 
estate licensed software packages; real estate market reports; real estate research; estate 
agent websites; property auction results; valuation office agency data; public sector 
estate/property teams’ locally held evidence. 

PPG 10-015-20190509 

2.35 This report has applied this methodology to establish the EUV. 

2.36 The PPG sets out an approach to the developers’ return: 

Potential risk is accounted for in the assumed return for developers at the plan making stage. 
It is the role of developers, not plan makers or decision makers, to mitigate these risks. The 
cost of complying with policy requirements should be accounted for in benchmark land value. 
Under no circumstances will the price paid for land be relevant justification for failing to accord 
with relevant policies in the plan. 

For the purpose of plan making an assumption of 15-20% of gross development value (GDV) 
may be considered a suitable return to developers in order to establish the viability of plan 
policies. Plan makers may choose to apply alternative figures where there is evidence to 
support this according to the type, scale and risk profile of planned development. A lower figure 
may be more appropriate in consideration of delivery of affordable housing in circumstances 
where this guarantees an end sale at a known value and reduces risk. Alternative figures may 
also be appropriate for different development types. 

PPG 10-018-20190509 

2.37 As set out in Chapter 7 below, this approach is followed. 

Section 4 - Accountability 

2.38 This section in the PPG sets out requirements on reporting.  These are covered by the Council, 
outside this report. 
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2.39 In line with paragraph 10-020-20180724 of the PPG that says that ‘practitioners should ensure 
that the findings of a viability assessment are presented clearly.  An executive summary should 
be used to set out key findings of a viability assessment in a clear way’, Chapter 12 of this 
report is written as a standalone non-technical summary that brings the evidence together. 

Community Infrastructure Levy Regulations and Guidance 

2.40 The Council has adopted CIL, this study does not review CIL.  In any event, the CIL 
Regulations are broad, so it is necessary to have regard to them and the CIL Guidance (which 
is contained within the PPG) when undertaking any plan-wide viability assessment and 
considering the deliverability of development.  The CIL Regulations came into effect in April 
2010 and have been subject to several subsequent amendments3.   

2.41 From April 2015, councils were restricted in relation to pooling S106 contributions from more 
than five developments4.  These ‘pooling’ restrictions were lifted from 1st September 2019.  
Payments requested under the s106 regime must be (as set out in CIL Regulation 122): 

a. necessary to make the development acceptable in planning terms; 

b. directly related to the development; and 

c. fairly and reasonably related in scale and kind to the development. 

2.42 CIL, where introduced, is mandatory on all developments within the categories and areas 
where the levy applies.  This is unlike s106 agreements (including Affordable Housing) which 
are negotiated with developers on a site-by-site basis (subject to the restrictions in CIL 
Regulation 122 and within paragraphs 10-007 and 10-008 of the PPG).  This means that CIL 
must not prejudice the viability of most sites. 

 
 
3 SI 2010 No. 948.  The Community Infrastructure Levy Regulations 2010 Made 23rd March 2010, Coming into 
force 6th April 2010.  SI 2011 No. 987.  The Community Infrastructure Levy (Amendment) Regulations 2011 Made 
28th March 2011, Coming into force 6th April 2011.  SI 2011 No. 2918.  The Local Authorities (Contracting Out of 
Community Infrastructure Levy Functions) Order 2011. Made 6th December 2011, Coming into force 7th December 
2011.  SI 2012 No. 2975.  The Community Infrastructure Levy (Amendment) Regulations 2012. Made 28th 
November 2012, Coming into force 29th November 2012.  SI 2013 No. 982.  The Community Infrastructure Levy 
(Amendment) Regulations 2013. Made 24th April 2013, Coming into force 25th April 2013.  SI 2014 No. 385.  The 
Community Infrastructure Levy (Amendment) Regulations 2013. Made 24th February 2014, Coming into force 24th 
February 2014.  S1 2015 No. 836.  COMMUNITY INFRASTRUCTURE LEVY, ENGLAND AND WALES, The 
Community Infrastructure Levy (Amendment) Regulations 2015.  Made 20th March 2015.  SI 2018 No. 172 
COMMUNITY INFRASTRUCTURE LEVY, ENGLAND AND WALES. The Community Infrastructure Levy 
(Amendment) Regulations 2018. Made 8th February 2018. Coming into force in accordance with regulation 1.  SI 
2019 No. 966 COMMUNITY INFRASTRUCTURE LEVY, ENGLAND The Community Infrastructure Levy 
(Amendment) (England) Regulations 2019.  Made - 22nd May 2019. SI 2019 No. 1103 COMMUNITY 
INFRASTRUCTURE LEVY, ENGLAND AND WALES The Community Infrastructure Levy (Amendment) (No. 2) 
Regulations 2019 Made 9th July 2019.  Coming into Force 1st September 2019. SI 2020 No. 781 The Community 
Infrastructure Levy (Coronavirus) (Amendment) (England) Regulations 2020. Made 21st July 2020, Coming into 
force 22nd July 2020. SI 2020 No. 1226 COMMUNITY INFRASTRUCTURE LEVY, ENGLAND, The Community 
Infrastructure Levy (Amendment) (England) (No. 2) Regulations 2020. Made 5th November 2020. Coming into 
force 16th November 2020. 
4 CIL Regulations 123(3) 
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Wider Changes Impacting on Viability 

2.43 There have been a number of changes at a national level since BCKLWN’s existing viability 
work.  Paragraph 63 of the 2019 NPPF now sets out national thresholds for the provision of 
Affordable Housing: 

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.  

2.44 In this context, major development is as set out in the Glossary to the 2019 NPPF: 

Major development: For housing, development where 10 or more homes will be provided, or 
the site has an area of 0.5 hectares or more. For non-residential development it means 
additional floorspace of 1,000m2 or more, or a site of 1 hectare or more, or as otherwise 
provided in the Town and Country Planning (Development Management Procedure) (England) 
Order 2015.  

2.45 The rural areas of the Borough are defined as being within a Designated Rural Area.  A 
threshold of 6 units is assumed to apply within the Designated Rural Area5 and a threshold of 
10 units is assumed to apply elsewhere. 

Affordable Cost Home Ownership 

2.46 The amended CIL Regulations include provisions which exempt Starter Homes from CIL 
where the dwelling is sold to individuals whose total household annual income is no more than 
£80,000 (£90,000 in Greater London).  

2.47 The 2019 NPPF (paragraph 64) sets out a policy for a minimum of 10% affordable home 
ownership units on larger sites. 

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 
ownership6, 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. Exemptions to this 10% requirement should also be made where the site or proposed 
development:  

a) provides solely for Build to Rent homes;  

b) provides specialist accommodation for a group of people with specific needs (such as 
purpose-built accommodation for the elderly or students);  

c) is proposed to be developed by people who wish to build or commission their own homes; 
or  

 
 
5 In practice the Council normally accept a commuted sum on small site of 6 to 9 units. 
6 Footnote 29 of the 2018 NPPF clarifies as ‘As part of the overall affordable housing contribution from the site’. 
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d) is exclusively for affordable housing, an entry-level exception site or a rural exception site. 

Paragraph 64, 2019 NPPF 

2.48 This is tested, however the Council’s current position is that 10% Affordable Home Ownership 
would not enable the identified need for affordable housing. 

First Homes Consultation 

2.49 In February 2020, the Government launched a consultation on First Homes.  The 
Government’s Changes to the current planning system – Consultation on changes to planning 
policy and regulations (MHCLG, August 2020) has provided some clarity in this regard: 

48. The Government intends to set out in policy that a minimum of 25 per cent of all affordable 
housing units secured through developer contributions should be First Homes. This will be a 
national threshold, set out in planning policy.... 

59. The minimum discount for First Homes should be 30% from market price which will be set 
by an independent registered valuer. The valuation should assume the home is sold as an open 
market dwelling without restrictions. Local authorities will have discretion to increase the 
discount to 40% or 50%. This would need to be evidenced in the local plan making process. 

61. In line with other affordable housing tenures, we intend to introduce an exemption from the 
Community Infrastructure Levy (CIL) for First Homes. We intend to introduce this national 
exemption through regulations. 

2.50 This requirement has been tested. 

Environmental Standards 

2.51 Early in October 2019, the Government launched a consultation on ‘The Future Homes 
Standard’7.  This is linked to achieving the ‘net zero’ greenhouse gas emissions by 2050.  The 
outcome of the consultation was announced during January8 and is considered in Chapter 8 
below. 

Biodiversity 

2.52 In March 2019, the Government announced that new developments must deliver an overall 
increase in biodiversity.  Following a consultation, the Chancellor confirmed in the 2019 Spring 
Statement that the Government will use the forthcoming Environment Bill to mandate 
‘biodiversity net gain’.  Within the current iteration of the Bill, it is anticipated that all consented 
developments (with a few exceptions), will be mandated to deliver a biodiversity net gain of 
10%. 

2.53 The requirement is that developers ensure habitats for wildlife are enhanced and left in a 
measurably better state than they were pre-development.  They must assess the type of 

 
 
7 https://www.gov.uk/government/consultations/the-future-homes-standard-changes-to-part-l-and-part-f-of-the-
building-regulations-for-new-dwellings?utm_source=7711646e-e9bf-4b38-ab4f-
9ef9a8133f14&utm_medium=email&utm_campaign=govuk-notifications&utm_content=immediate 
8 The Future Buildings Standard - GOV.UK (www.gov.uk) 

https://www.gov.uk/government/consultations/the-future-buildings-standard?utm_medium=email&utm_campaign=govuk-notifications&utm_source=892b2c0c-13e2-4959-bb29-66ecc76fc8ee&utm_content=daily
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habitat and its condition before submitting plans, and then demonstrate how they are 
improving biodiversity – such as through the creation of green corridors, planting more trees, 
or forming local nature spaces. 

2.54 Green improvements on-site would be preferred (and expected), but in the rare circumstances 
where they are not possible, developers will need to pay a levy for habitat creation or 
improvement elsewhere.  The costs of this type of requirement are considered in Chapter 8 
below. 

Affordable Housing 

2.55 Prior to the Summer 2015 Budget, Affordable Rents were set at up to 80% of open market 
rent and generally went up, annually, by inflation (CPI) plus 1%, and Social Rents were set 
through a formula, again with an annual inflation plus 1% increase.  Under arrangements 
announced in 2013, these provisions were to prevail until 2023, and formed the basis of many 
housing associations’ and other providers’ business plans.  Housing associations knew their 
rents would go up and those people and organisations who invest in such properties (directly 
or indirectly) knew that the rents were going up year on year.  This made them attractive as 
each year the rent would always be a little more relative to inflation. 

2.56 In the 2015 Budget, it was announced that Social Rents and Affordable Rents would be 
reduced by 1% per year for 4 years.  This change reduced the value of Affordable Housing.  
In October 2017, the Government announced that Rents will rise by CPI +1% for five years 
from 2020.  The values of Affordable Housing have been re-considered in Chapter 4 below. 

White Paper: Planning for the Future (MHCLG, August 2020) 

2.57 The Government has consulted on White Paper: Planning for the Future (MHCLG, August 
2020) and various supporting documents.  In terms of viability the two key paragraphs are: 

Assessments of housing need, viability and environmental impacts are too complex and 
opaque: Land supply decisions are based on projections of household and business ‘need’ 
typically over 15- or 20-year periods. These figures are highly contested and do not provide a 
clear basis for the scale of development to be planned for. Assessments of environmental 
impacts and viability add complexity and bureaucracy but do not necessarily lead to environ 
improvements nor ensure sites are brought forward and delivered; 

Local Plans should be subject to a single statutory “sustainable development” test, and 
unnecessary assessments and requirements that cause delay and challenge in the current 
system should be abolished. This would mean replacing the existing tests of soundness, 
updating requirements for assessments (including on the environment and viability) and 
abolishing the Duty to Cooperate. 

2.58 Pillar Three of the White Paper then goes on to set out options around the requirements for 
infrastructure and how these may be funded.  The key proposal are: 

Proposal 19: The Community Infrastructure Levy should be reformed to be charged as a fixed 
proportion of the development value above a threshold, with a mandatory nationally- set rate 
or rates and the current system of planning obligations abolished. 

Proposal 21: The reformed Infrastructure Levy should deliver affordable housing provision 
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2.59 The above suggests a downgrading of viability in the planning system, however, as it stands, 
the proposals in the White Paper are options which may or may not come to be adopted so, 
at the time of this report (December 2020), a viability assessment is a requirement. 

NPPF and National Model Design Code: consultation proposals 

2.60 The Government announced a further consultation on the 31st January 2021, under the title 
National Planning Policy Framework and National Model Design Code: consultation 
proposals9.  This consultation does not alter the place of viability within the planning system 
or the approach to viability testing.  It does however seek views on the introduction a new 
National Design Code.   

2.61 The proposed National Design Code does not add to the cost of development.  Rather it sets 
out good practice in a consistent format.  It will provide a checklist of design principles to consider 
for new schemes, including street character, building type and requirements addressing wellbeing 
and environmental impact.  Local authorities can use the code to form their own local design codes. 

Viability Guidance 

2.62 There is no specific technical guidance on how to test viability in the 2019 NPPF or the updated 
PPG, although the updated PPG includes guidance in a number of specific areas.  There are 
several sources of guidance and appeal decisions10 that support the methodology HDH has 
developed.  This study follows the Viability Testing in Local Plans – Advice for planning 
practitioners (LGA/HBF – Sir John Harman) June 201211 (known as the Harman Guidance).  
This contains the following definition: 

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. 

2.63 The planning appeal decisions and the HCA good practice publication12 suggest that the most 
appropriate test of viability for planning policy purposes is to consider the Residual Value of 
schemes compared with the Existing Use Value (EUV), plus a premium.  The premium over 

 
 
9 National Planning Policy Framework and National Model Design Code: consultation proposals - GOV.UK 
(www.gov.uk) 
10 Barnet: APP/Q5300/ A/07/2043798/NWF, Bristol: APP/P0119/ A/08/2069226, Beckenham: APP/G5180/ 
A/08/2084559, Bishops Cleeve; APP/G1630/A/11/2146206 Burgess Farm: APP/U4230/A/11/2157433, CLAY 
FARM: APP/Q0505/A/09/2103599/NWF, Woodstock: APP/D3125/ A/09/2104658, Shinfield APP/X0360/ 
A/12/2179141, Oxenholme Road, APP/M0933/A/13/2193338, Former Territorial Army Centre, Parkhurst Road, 
Islington APP/V5570/W/16/3151698, Vannes: Court of Appeal 22 April 2010, [2010] EWHC 1092 (Admin) 2010 
WL 1608437. 
11 Viability Testing in Local Plans has been endorsed by the Local Government Association and forms the basis of 
advice given by the, CLG funded, Planning Advisory Service (PAS). 
12 Good Practice Guide.  Homes and Communities Agency (July 2009). 

https://www.gov.uk/government/consultations/national-planning-policy-framework-and-national-model-design-code-consultation-proposals?utm_medium=email&utm_campaign=govuk-notifications&utm_source=4527fe3b-fa20-494e-ac8e-2341be70afb8&utm_content=daily
https://www.gov.uk/government/consultations/national-planning-policy-framework-and-national-model-design-code-consultation-proposals?utm_medium=email&utm_campaign=govuk-notifications&utm_source=4527fe3b-fa20-494e-ac8e-2341be70afb8&utm_content=daily
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and above the EUV being set at a level to provide the landowner with an inducement to sell.  
This approach is now specified in the PPG. 

2.64 The Harman Guidance and Financial viability in planning, RICS guidance note, 1st edition (GN 
94/2012) which was published during August 2012 (known as the RICS Guidance) set out 
the principles of viability testing.  Additionally, the Planning Advisory Service (PAS) provides 
viability guidance and manuals for local authorities. 

  

2.65 There is common ground between the 2012 RICS Guidance and the Harman Guidance, but 
they are not consistent.  The RICS Guidance recommends against the ‘EUV plus a margin’ – 
which is the methodology recommended in the Harman Guidance and required by the updated 
PPG. 

One approach has been to exclusively adopt current use value (CUV) plus a margin or a variant 
of this, i.e. existing use value (EUV) plus a premium. The problem with this singular approach 
is that it does not reflect the workings of the market as land is not released at CUV or CUV plus 
a margin (EUV plus).…. 

Financial viability in planning, RICS guidance note, 1st edition (GN 94/2012) 

2.66 The Harman Guidance advocates an approach based on Threshold Land Value (Threshold 
Land Value is equivalent to Benchmark Land Value as referred to in the updated PPG): 

Consideration of an appropriate Threshold Land Value needs to take account of the fact that 
future plan policy requirements will have an impact on land values and landowner expectations. 
Therefore, using a market value approach as the starting point carries the risk of building-in 
assumptions of current policy costs rather than helping to inform the potential for future policy. 
Reference to market values can still provide a useful ‘sense check’ on the threshold values that 
are being used in the model (making use of cost-effective sources of local information), but it is 
not recommended that these are used as the basis for the input to a model. 

We recommend that the Threshold Land Value is based on a premium over current use values 
and credible alternative use values (noting the exceptions below). 

Viability Testing in Local Plans – Advice for planning practitioners. (June 2012) 

2.67 The RICS Guidance dismisses a Threshold Land Value approach as follows: 
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Threshold land value. A term developed by the Homes and Communities Agency (HCA) being 
essentially a land value at or above that which it is assumed a landowner would be prepared to 
sell. It is not a recognised valuation definition or approach. 

2.68 As set out in Chapter 1 above, Financial viability in planning, RICS guidance note, 1st edition 
(GN 94/2012) in not consistent with the 2019 NPPF and updated PPG so is subject to a full 
review.  Relatively little weight is given to this RICS Guidance.  As this report was being 
completed in late March 2021 the RICS published a new Guidance Note, Assessing Viability 
in planning under the National Planning Policy Framework 2019 for England, 1st Edition (RICS, 
March 2021).  This is effective from the 1st July 2021 so does not apply to this report.  This 
new Guidance Note cancels Financial Viability in planning (1st edition), RICS guidance note 
2012.  We confirm that this report is generally in accordance with this further draft guidance 
(in as far as it relates to plan-wide viability assessments). 

2.69 In line with the updated PPG, this study follows the EUV Plus (EUV+) methodology.  The 
methodology is to compare the Residual Value generated by the viability appraisals, with the 
EUV plus an appropriate uplift to incentivise a landowner to sell.  The amount of the uplift over 
and above the EUV must be set at a level to provide a return to the landowner.  To inform the 
judgement as to whether the uplift is set at the appropriate level, reference is made to the 
value of the land both with and without the benefit of planning.  This approach is in line with 
that recommended in the Harman Guidance (as endorsed by LGA and PAS). 

2.70 In September 2019, the House Builders Federation (HBF) produced further guidance in the 
form of HBF Local Plan Viability Guide (Version 1.2: Sept 2019).  This guidance draws on the 
Harman Guidance and the 2012 RICS Guidance, (which the RICS is updating as it is out of 
date), but not the more recent May 2019 RICS Guidance.  This HBF guidance stresses the 
importance of following the guidance in the PPG and of consultation, both of which this report 
has done.  We do have some concerns around this guidance as it does not reflect ‘the aims 
of the planning system to secure maximum benefits in the public interest through the granting 
of planning permission’ as set out in paragraph 10-009-20190509 of the PPG.  The HBF 
Guidance raises several ‘common concerns’.  Regard has been had to these under the 
appropriate headings through this report. 
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3. Methodology 
Viability Testing – Outline Methodology 

3.1 This report follows the Harman Guidance and was put to public consultation during December 
2020 and January 2021.  The availability and cost of land are matters at the core of viability 
for any property development.  The format of the typical valuation is: 

Gross Development Value 
(The combined value of the complete development) 

LESS 

Cost of creating the asset, including a profit margin 
(Construction + fees + finance charges) 

= 

RESIDUAL VALUE 

3.2 The result of the calculation indicates a land value, the Residual Value.  The Residual Value 
is the top limit of what a developer could offer for a site and still make a satisfactory return (i.e. 
profit).  

3.3 In the following graphic, the bar illustrates all the income from a scheme.  This is set by the 
market (rather than by the developer or local authority).  Beyond the economies of scale that 
larger developers can often enjoy, the developer has relatively little control over the costs of 
development, and whilst there is scope to build to different standards the costs are largely out 
of the developer’s direct control – they are what they are. 

 

3.4 The essential balance in viability testing is around the land value and whether or not land will 
come forward for development.  The more policy requirements and developer contributions a 
planning authority asks for, the less the developer can afford to pay for the land.  The purpose 
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of this assessment is to quantify the costs of the Council’s policies and to assess the effect of 
these and then make a judgement as to whether or not land prices are reduced to such an 
extent that the Plan is not deliverable.  It is necessary to take a cautious approach and ensure 
that policies are not set at the limits of viability. 

3.5 The land value is a difficult topic since a landowner is unlikely to be entirely frank about the 
price that would be acceptable, always seeking a higher one.  This is one of the areas where 
an informed assumption has to be made about the ‘uplift’ above the EUV which would make 
the landowner sell. 

3.6 This study is not trying to mirror any particular developer’s business model – rather it is making 
a broad assessment of viability in the context of plan-making and the requirements of the 2019 
NPPF and CIL Regulations.  The approach taken in this report is different from the approach 
taken by developers when making an assessment to inform commercial decision making, 
particularly on the largest sites to be delivered over many years.  At this stage of the planning 
process, it is necessary to work within the PPG and other relevant guidance.  As set out in 
Chapter 2 above, it will be necessary for the promoters of the Strategic Sites to engage in 
more detail as the plan-making process continues.  

3.7 The methodology is carried forward from the Borough’s earlier viability work.  Overall, there 
was a consensus that it is the appropriate and correct approach. 

Limitations of viability testing in the context of the NPPF 

3.8 High level viability testing does have limitations.  The assessment of viability is a largely 
quantitative process based on financial appraisals – there are however types of development 
where viability is not at the forefront of the developer’s mind and they will proceed even if a 
‘loss’ is shown in a conventional appraisal.  By way of example, an individual may want to fulfil 
a dream of building a house and may spend more than the finished home is actually worth, a 
community may extend a village hall even though the value of the facility in financial terms is 
not significantly enhanced, or the end user of an industrial or logistics building may build a 
new factory or depot that will improve its operational efficiency even if, as a property 
development, the resulting building may not seem to be viable. 

3.9 This is a challenge when considering policy proposals.  It is necessary to determine whether 
or not the impact of a policy requirement on a development type that may appear only to be 
marginally viable will have any material impact on the rates of development or whether the 
developments will proceed anyway.  Some development comes forward for operational 
reasons rather than for property development purposes. 

The meaning of Landowner Premium 

3.10 The phrase landowner premium is new in the updated PPG.  Under the 2012 NPPF, and the 
superseded PPG, the phrase competitive return was used.  The 2012 RICS Guidance included 
the following definition: 
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Competitive returns - A term used in paragraph 173 of the NPPF and applied to ‘a willing land 
owner and willing developer to enable development to be deliverable’. A ‘Competitive Return’ 
in the context of land and/or premises equates to the Site Value as defined by this guidance, 
i.e. the Market Value subject to the following assumption: that the value has regard to 
development plan policies and all other material planning considerations and disregards that 
which is contrary to the development plan. A ‘Competitive Return’ in the context of a developer 
bringing forward development should be in accordance with a ‘market risk adjusted return’ to 
the developer, as defined in this guidance, in viably delivering a project. 

3.11 Whilst this is useful it does not provide guidance as to the size of that return.  The updated 
PPG says: 

Benchmark land value should: 

• be based upon existing use value  

• allow for a premium to landowners (including equity resulting from those building their own 
homes) 

• reflect the implications of abnormal costs; site-specific infrastructure costs; and 
professional site fees and 

Viability assessments should be undertaken using benchmark land values derived in 
accordance with this guidance. Existing use value should be informed by market evidence of 
current uses, costs and values. Market evidence can also be used as a cross-check of 
benchmark land value but should not be used in place of benchmark land value. There may be 
a divergence between benchmark land values and market evidence; and plan makers should 
be aware that this could be due to different assumptions and methodologies used by individual 
developers, site promoters and landowners. 

This evidence should be based on developments which are fully compliant with emerging or up 
to date plan policies, including affordable housing requirements at the relevant levels set out in 
the plan. Where this evidence is not available plan makers and applicants should identify and 
evidence any adjustments to reflect the cost of policy compliance. This is so that historic 
benchmark land values of non-policy compliant developments are not used to inflate values 
over time. 

In plan making, the landowner premium should be tested and balanced against emerging 
policies. In decision making, the cost implications of all relevant policy requirements, including 
planning obligations and, where relevant, any Community Infrastructure Levy (CIL) charge 
should be taken into account. 

PPG 10-014-20190509 

3.12 The term landowner’s premium has not been defined through the appeal, Local Plan 
examination or legal processes.  Competitive return was considered at the Shinfield Appeal 
(January 2013)13 and the case is sometimes held up as a firm precedent, however, as 
confirmed in the Oxenholme Road Appeal (October 2013)14, the methodology set out in 
Shinfield is site specific and should only be given limited weight.  More recently, further 
clarification has been provided in the Territorial Army Centre, Parkhurst Road, Islington Appeal 

 
 
13 APP/X0360/A/12/2179141 (Land at The Manor, Shinfield, Reading RG2 9BX) 
14 APP/M0933/ A/13/ 2193338 (Land to the west of Oxenholme Road, Kendal, Cumbria) 

https://www.gov.uk/guidance/viability#existing-use-value
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(June 2017)15, which has subsequently been confirmed by the High Court16.  This also notes 
the importance of comparable data but stresses the importance of the quality of the 
comparable evidence.  The level of return to the landowner is discussed and the approach 
taken in this study is set out in the later parts of Chapter 6 below. 

3.13 This study is about the economics of development however, viability brings in a wider range 
than just financial factors.  The following graphic is taken from the Harman Guidance and 
illustrates some of the non-financial as well as financial factors that contribute to the 
assessment process.  Viability is an important factor in the plan-making process, but it is one 
of many factors. 

 

Existing Available Evidence 

3.14 The 2019 NPPF, the PPG, the CIL Regulations and CIL Guidance are clear that the 
assessment of viability should, wherever possible, be based on existing available evidence 
rather than new evidence.  The evidence that is available from the Council has been reviewed.  
This falls into three broad types: 

 
 
15  APP/V5570/W/16/3151698 (Former Territorial Army Centre, Parkhurst Road, Islington, London, N7 0LP) 
16 Parkhurst Road Limited v Secretary of State for Communities and Local Government and The Council of the 
London Borough of Islington [2018] EWHC 991 (Admin) 
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3.15 Firstly, is that which has been prepared earlier in the plan-making process and to inform the 
setting of CIL.  These studies were subject to consultation and include: 

a. Site Specific Allocations and Policies DPD, and Community Infrastructure Levy, 
Viability Study (HDH, November 2013) 

b. Community Infrastructure Levy (CIL), Post PDCS Viability Update (HDH, January 
2016). 

3.16 All of these assessments were subject to independent examination.  On this basis, it is clear 
that the existing viability evidence is sound and is the appropriate starting point for this update. 

3.17 Secondly, is that which the Council holds, in the form of development appraisals17 that have 
been submitted by developers in connection with specific developments – most often to 
support negotiations around the provision of Affordable Housing or s106 contributions.  The 
approach taken is to draw on this existing evidence and to consolidate it so that it can then be 
used as a sound base for setting the Affordable Housing target and the levels of CIL.  It is 
important to note that these figures are the figures submitted by developers for discussion at 
the start of the viability process, and are not necessarily the figures agreed between the 
parties. 

 
 
17 These are not referred to specifically in this report as some were submitted to the Council on a confidential basis. 
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Table 3.1  Review of Development Management Viability Appraisals. 

 
Source:  Review of appraisals submitted through Development Management. 

3.18 Thirdly, the Borough Council also holds evidence of what is being collected from developers 
under the s106 regime.  This is being collected by the Council outside this study18. 

Stakeholder Engagement 

3.19 The PPG and the CIL Guidance require stakeholder engagement.  The preparation of this 
viability assessment includes specific consultation and engagement with the industry.  A 
consultation process was conducted during December 2020 and January 2021 when a 
presentation was given, and an early draft of this report and a questionnaire were circulated.  
Residential and non-residential developers (including housing associations), landowners and 
planning professionals were invited to comment Appendix 2 includes a list of the consultees.  

 
 
18 Paragraphs 10-020-20180724 to 10-028-20180724 of the PPG introduce reporting requirements in this regard.  
In particular 10-027-20180724 says: 

How should monitoring and reporting inform plan reviews? 
The information in the infrastructure funding statement should feed back into reviews of plans to ensure 
that policy requirements for developer contributions remain realistic and do not undermine deliverability 
of the plan. 

Broad Area South West West Winch West Wisbech West West North

Date Aug-18 Apr-17 Jul-17 Dec-17 Feb-19 Mar-19 Jun-20
Units 9 17 17 12 30 70 16
GIA (m2) 1,002 1,946 1,066 1,136
Area (ha) 0.48 0.5 0.8 1.03 2.3

Greenfield Brownfield Brownfield Brownfield Mixed Brownfield

Value (proposed) £2,565 £2,292 £2,088 £2,102 £3,415
Affordable £1,937.93 AR=50% & 

SO=70%

Construction BCIS median BCIS median BCIS median £1,460 BCIS median BCIS median 1660

Services £4,000/unit
Fees 10% 10% 8% 8% 8% 10%
Contingency 5% 5% 5% 4% 4% 5%
CIL / s106 £0
Abnormals £292,500 £15,309
Abnormals/unit £32,500 £901 £71,056 £295,000 £100,000

Acquisition £713 1% 1%

Finanace 7% + 2% 7% + 2% 5.70% 7% ++ 6% 6% 7%
Marketing 3% + £1,000 3% + £1,001 1.5% + £600 3% + £1,001 3% + £500 3% + £500 2.50%

Developer's Return 20% 20% 17.5% / 6% 15% 17% 17% 17%

BLV (£/ha) £330,000 £185,000 £475,000 £500,000 EUV +20%
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Appendix 3 includes the consultation presentation and Appendix 4 the questionnaire 
circulated with the draft report.  Appendix 5 includes the notes taken at the consultation event. 

3.20 The comments of the consultees are reflected through this report and the assumptions 
adjusted where appropriate.  7 written responses were received.  Initially some concern was 
expressed by a consultee in this regard and the consultation period was extended by a week, 
to five weeks.  One consultee19 still felt that this was insufficient time.  Due to the wider plan-
making timetable it was not possible for the Council to extend the period further.  The main 
points from the consultation were: 

a) That the methodology was generally appropriate, being in line with the relevant 
guidance. 

b) That the approach to establishing the BLV may need to be revisited. 

c) The values attributed to affordable rent were a little high. 

3.21 In addition, several20 21 representations were received that addressed wider plan-making 
issues, rather than comments on the specifics of this assessment.  Whilst these are important, 
they do not lead to different assumptions being used in this technical report. 

3.22 The consultation process has been carried out in accordance with the requirements of the 
updated PPG, the Harman Guidance and the RICS Guidance.  The report will be published 
with the Regulation 19 publication draft, when there will be further opportunity to comment. 

Viability Process 

3.23 The assessment of viability as required under the 2019 NPPF and the CIL Regulations is a 
quantitative and qualitative process.  The updated PPG requires that (at PPG 10-001-
20190509) ‘...policy requirements should be informed by evidence of infrastructure and 
affordable housing need, and a proportionate assessment of viability that takes into account 
all relevant policies, and local and national standards, including the cost implications of the 
Community Infrastructure Levy (CIL) and section 106’. 

3.24 The basic viability methodology is summarised in the figure below.  It involves preparing 
financial development appraisals for a representative range of typologies, and using these to 
assess whether development, generally, is viable.  The typologies were modelled based on 
discussions with Council officers, the existing available evidence supplied to us by the Council, 
and on our own experience of development.  Details of the modelling are set out in Chapter 9 
below.  This process ensures that the appraisals are representative of typical development in 
the Council area over the plan-period. 

 
 
19 John Maxey for undisclosed ‘various developers and development interests’. 
20 Lynn Devereaux, Holme-next-the-Sea Parish Council 
21 Mr D Andrews 
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Figure 3.1 Viability Methodology 

 
Source: HDH 2020 

3.25 In addition to modelling a range of representative sites, the following unconsented Strategic 
Sites (taken to be sites larger than 250 units) are considered individually.   

Table 3.2  Potential Strategic Allocations 
Settlement Site Ref Area (Ha) Number 

Wisbech Fringe F3.1 1.2 550 

King's Lynn E1.5 Boal Quay 0.6 350 

King's Lynn E1.6 South of Parkway 0.3 260 
Source: BCKLWN (November 2020) 

3.26 The South of Parkway site is subject to a planning application for 379 units on a larger site, 
however, is assessed on the basis of the current allocation. 

3.27 Through the December 2020 consultation the promoter22 of a further site asked if it should be 
included as a Strategic Site (being an area within the South East King’s Lynn Growth Area).  
The delivery of this site was tested through the IPD for South East King’s Lynn Strategic 
Growth Area (Mott Macdonald, October 2018), so is not considered further here. 

 
 
22 Dale Robinson, Avison Young for Northern Trust 
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3.28 The local housing markets were surveyed to obtain a picture of sales values.  Land values 
were assessed to calibrate the appraisals and to assess EUVs.  Local development patterns 
were considered, to arrive at appropriate built form assumptions.  These in turn informed the 
appropriate build cost figures.  Several other technical assumptions were required before 
appraisals could be produced.  The appraisal results were in the form of £/ha ‘residual’ land 
values, showing the maximum value a developer could pay for the site and still make an 
appropriate return.  The Residual Value was compared to the EUV for each site.  Only if the 
Residual Value exceeded the EUV, and by a satisfactory margin (the Landowners’ Premium), 
could the scheme be judged to be viable.  The amount of margin is a difficult subject, it is 
discussed, and the approach taken in this study is set out, in the later parts of Chapter 6 below. 

3.29 The appraisals are based on existing and emerging policy options as summarised in Chapter 
8 below.  The preparation of draft policies within the Local Plan Review is still ongoing, so the 
policy topics used in this assessment may be subject to change.  For appropriate sensitivity 
testing, a range of options are tested.  If the Council allocates different types of site, or 
develops significantly different policies to those tested in this study, it may be necessary to 
revisit viability and consider the impact of any further or different requirements. 

3.30 A bespoke viability testing model designed and developed by HDH specifically for area wide 
viability testing is used, as required by the 2019 NPPF and CIL Regulations23.  The purpose 
of the viability model and testing is not to exactly mirror any particular business model used 
by those companies, organisations or people involved in property development.  The purpose 
is to capture the generality, and to provide high level advice to assist the Borough Council in 
assessing the deliverability of the Local Plan. 

  

 
 
23 This Viability Model is used as the basis for the Planning Advisory Service (PAS) Viability Workshops.  It is made 
available to Local Authorities, free of charge, by PAS and has been widely used by Councils across England.  The 
model includes a cashflow so that sales rates can be reflected. 
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4. Residential Market 
4.1 This chapter sets out an assessment of the housing market, providing the basis for the 

assumptions on house prices.  The study is concerned not just with the prices but the 
differences across different areas.  Market conditions will broadly reflect a combination of 
national economic circumstances, and local supply and demand factors, however, even within 
a town there will be particular localities, and ultimately, site-specific factors, that generate 
different values. 

The Residential Market 

4.2 The housing market across the Council area reflects national trends, but there are local factors 
that underpin the market including: 

a. A largely agricultural area that is focused on the Sub-Regional Centre of King’s Lynn 
and, to a lesser extent, the main towns of Hunstanton and Downham Market. 

b. A range of land types, from the low-lying Fens to the south and west of King’s Lynn, to 
the gently rolling landscapes in the north. 

c. Many attractive settlements, particularly in the north and coastal areas in a range of 
sizes containing buildings of character and heritage. 

d. Lower values in King’s Lynn and some of the Fenland villages. 

e. Generally poor transport connections with the A17 and A47 running west / east and 
the A10 to the south.  Regular, direct trains to London, taking less than 2 hours to 
King’s Cross. 

4.3 Overall, the market is perceived to be active, with a strong market for the right scheme in the 
right place.  Having said this, some areas remain challenging, the relatively low house prices 
in some areas do make the delivery of new housing less easy.  A local agent24 did not agree 
with this statement saying they ‘disagree with this fairly sweeping statement’.  For the sake of 
clarity, we are not suggesting that the whole of the market is strong, however it is clear that 
there is a good demand for the right product in the right place, but other sites are more 
challenging.  This is typical of almost all areas away from the very strong markets in and 
around London.  The uncertainties in the market due to Brexit and COVID-19 are material and 
covered below. 

National Trends and the relationship with the wider area 

4.4 The housing market peaked late in 2007 (see the following graph) and then fell considerably 
in the 2007/2008 recession during what became known as the ‘Credit Crunch’.  Average house 
prices in the Borough had not recovered to their pre-recession peak by the time that the 2013 
Viability Assessment was undertaken, but are now about 30% above the 2007 peak, and are 

 
 
24 John Maxey for undisclosed ‘various developers and development interests’. 
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22% higher than when the 2016 Viability Assessment was carried out.  These increases are 
substantial and are similar to those seen across Norfolk (30% increase since 2007 / 24% 
increase since 2016) and England and Wales (32% increase since 2007 / 31% increase since 
2016). 

4.5 In this context a local agent25 added: 

This paragraph quotes various figures for market levels variation. Whilst I agree that price levels 
are 32% higher in 2020 Q4 than in 2007 Q3, they are only 11% higher than 2016 Q4 
(Nationwide House price index for East England in Q4 2016 is 431.8 and in Q4 2020 is 479.8). 

Figure 4.1  Average House Prices (£) 

 
Source: Land Registry (November 2020) 

4.6 Up to the pre-recession peak of the market, the long-term rise in house prices had, at least in 
part, been enabled by the ready availability of credit to home buyers.  Prior to the increase in 
prices, mortgages were largely funded by the banks and building societies through deposits 
taken from savers.  During a process that became common in the 1990s, but took off in the 
early part of the 21st Century, many financial institutions changed their business model 
whereby, rather than lending money to mortgagees that they had collected through deposits, 
they entered into complex financial instruments and engineering through which, amongst other 
things, they borrowed money in the international money markets, to then lend on at a margin 
or profit.  They also ‘sold’ portfolios of mortgages that they had granted.  These portfolios also 
became the basis of complex financial instruments (mortgage backed securities and 
derivatives etc.). 

4.7 During 2007 and 2008, it became clear that some financial institutions were unsustainable, as 
the flow of money for them to borrow was not certain.  As a result, several failed and had to 
be rescued.  This was an international problem that affected countries across the world – but 

 
 
25 John Maxey for undisclosed ‘various developers and development interests’. 
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most particularly in North America and Europe.  In the UK, the high-profile institutions that 
were rescued included Royal Bank of Scotland, HBoS, Northern Rock and Bradford and 
Bingley.  The ramifications of the recession were an immediate and significant fall in house 
prices, and a complete reassessment of mortgage lending with financial organisations 
becoming averse to taking risks, lending only to borrowers who had the least risk of default 
and those with large deposits. 

4.8 It is important to note that, at the time of this report, the housing market is actively supported 
by the Government through products and initiatives such as Help-to-Buy and the Stamp Duty 
‘holiday’.  In addition, the historically low Bank of England’s base rates, have contributed to 
the wider economic recovery, including a rise in house prices. 

4.9 There is a degree of uncertainty in the housing market as reported by the RICS.  The October 
2020 RICS UK Residential Market Survey26 said: 

The October 2020 RICS UK Residential Survey results point to another strong month for 
housing market activity across the country. Moreover, with current guidelines permitting the 
market to stay open during the second lockdown, respondents expect this latest upturn to 
continue over the near term. However, the longer term outlook for sales remains subdued, with 
the difficult economic backdrop expected to weigh on activity once government support 
measures are withdrawn further down the line. 

Looking at new buyer enquiries, a net balance of +46% of respondents cited an increase in 
demand at the headline level during October. This marks the fifth consecutive positive monthly 
reading, following the lockdown induced slump seen earlier in the year. Although the most 
recent figure is a little more modest compared to those posted over the previous four months, 
it remains consistent with solid momentum behind buyer demand nonetheless. 

Meanwhile, the survey’s indicator tracking new instructions coming onto the sales market 
remained in positive territory for a fifth successive report, posting a net balance of +32% 
compared with +38% previously. As such, this represents the longest uninterrupted sequence 
of growth in fresh listings going back to 2013. Consequently, stock levels on estate agents 
books edged up slightly to average 43 homes per branch (from 42 last month). Despite the 
latest pick-up, it should be highlighted that the current level of inventories being reported 
remains relatively low when placed in a historical context. 

4.10 Based on data published by the Office for National Statistics (ONS), when ranked across 
England and Wales, the average house price for BCKLWN is 185th (out of 336) at £254,23427.  
To set this in context, the Council at the middle of the rank (167th – Rugby), has an average 
price of £271,785.  The BCKLWN median price is lower than the average at £222,50028. 

4.11 The figure above shows that prices in the Borough have seen a significant recovery since the 
bottom of the market in mid-2009.  A characteristic of the data is that the values of newbuild 
homes have increased faster than that for existing homes.  The Land Registry shows that the 
average price paid for newbuild homes in BCKLWN (£266,102) is £50,267 (or 23%) higher 
than the average price paid for existing homes (£215,835). 

 
 
26 https://www.rics.org/uk/news-insight/research/market-surveys/uk-residential-market-survey/ 
27 Mean house prices for administrative geographies: HPSSA dataset 12 (Release 4th November 2020). 
28 Median house prices for administrative geographies: HPSSA dataset 9 (Release 22nd July 2020) 
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Figure 4.2  Change in House Prices.  Existing v Newbuild – BCKLWN 

  
Source: Land Registry (November 2020) 

4.12 In relation to this data a local agent29 commented: 

....average values for new build homes are 23% higher in price than general housing. This does 
not necessarily mean there is a 23% new build premium. It is submitted that a range of factors 
could explain this. A disproportionate number of larger new build homes, given that activity over 
the last few years has been smaller sites and self-builds which tend to be larger rather than the 
bigger strategic sites, is likely to partly explain this. It also reflects that general housing stock 
contains a significant proportion that are in need of some amount of refurbishment; often this 
affects value by 10% or more. As such, we would consider that part of this difference is in 
relation to building condition as opposed to being solely new-build premium. 

4.13 This accepted.  Whilst, in some cases there may be a newbuild premium, the difference 
between new and existing properties is likely to be a factor of their relative attractiveness to 
the market (size, layout, EPC rating etc), rather than the simple fact the property is new.  This 
data does however highlight that the value of new homes are distinctly different to existing 
homes and that it is necessary to be cautious attributing the values of existing homes to 
newbuild homes. 

4.14 The rate of sales (i.e. sales per month) in the Borough is a little greater than the wider country, 
suggesting that the local market is an active market.  At the time of this report (November 
2020), the most recent data published by the Land Registry is that for July 2020.  Whilst this 
covers the first period of the coronavirus pandemic, it is recognised that the next data release 
will show more of the impact of COVID-19, so it will be necessary for the Council to monitor 
the longer-term trends in this regard. 

 
 
29 John Maxey for undisclosed ‘various developers and development interests’. 
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Figure 4.3  Sales per Quarter – Indexed to January 2006 

 
Source: Land Registry (November 2020) 

4.15 This report is being completed after the United Kingdom has left the European Union.  It is not 
possible to predict the impact of leaving the EU, beyond the fact that the UK and the UK 
economy is in a period of uncertainty.  Negotiations around the details of the future relationship 
with the EU are underway but not concluded, so the future of trade with the EU and wider 
world are not yet known. 

4.16 A further uncertainty is around the ongoing coronavirus pandemic.  There are real material 
uncertainties around the values of property that are a direct result of the COVID- 19 pandemic.  
It is not the purpose of this assessment to predict what the impact may be and how long the 
effect will be.  There is mixed feedback about the property market.  There is anecdotal 
evidence of an increased demand for larger units (with space for working from home) and with 
private outdoor space.  Conversely, employees in some sectors that have been particularly 
affected by the coronavirus and the Government’s restrictions, have found their ability to 
secure a loan restricted. 

4.17 At the time of this update there is no statistical evidence of a fall in house prices.  The economy 
is in a period of uncertainly and it is not the purpose of this assessment to forecast of how 
house prices and values may change in the future, it is necessary to set the report in the wider 
context and provide sensitivity testing.   

4.18 A range of views as to the impact on house prices have been expressed that cover nearly the 
whole spectrum of possibilities.  This report is carried out at current costs and values.  
Sensitivity testing has been carried out.  HM Treasury brings together some of the forecasts 
in its monthly Forecasts for the UK economy: a comparison of independent forecasts report. 
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Table 4.1  Consolidated House Price Forecasts 

 
Source: Forecasts for the UK economy: a comparison of independent forecasts No 394 (HM Treasury, May 2020.  

Table M9: Medium-term forecasts for house price inflation and the output gap 
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4.19 There is clearly uncertainty in the market, although, generally, the expectation is that house 
prices return to growth relatively quickly. 

4.20 Property agents Savills are forecasting the following changes in house prices: 

Table 4.2  Savills June 2020 Property Price Forecasts 

 2020 2021 2022 2023 2024 5 Year 

Mainstream UK -7.5% 5.0% 8.0% 5.0% 4.5% 15.1% 

South East and East -7.5% 8.0% 5.5% 2.5% 2.5% 10.7% 
Source: UK Residential – August 2020 UK Housing Market Update30 

4.21 In this context is relevant to note that the Nationwide Building Society reported an 
‘unexpectedly rapid’ recovery in the housing market with the increase in August being the 
highest since February 2004, when house prices rose by 2.7%.  As a result, annual house 
price growth accelerated to 3.7%, from 1.5% in July.  Similarly, the Halifax Building Society 
reported: 

The average UK house price now tops a quarter of a million pounds (£250,457) for the first time 
in history, as annual house price inflation rose to 7.5% in October, its highest rate since mid-
2016. Underlying the pace of recent price growth in the market is the 5.3% gain over the past 
four months, the strongest since 2006. 

Halifax House Price Index.  6th November 2020 

4.22 Through the December 2020 consultation the uncertainties were highlighted31 32 further. 

The Local Market 

4.23 A survey of asking prices across the Borough, was carried out in November 2020.  Through 
using online tools such as rightmove.co.uk and zoopla.co.uk, median asking prices were 
estimated, whilst not within the Borough, the data for Wisbech has been included (as 
development is planned for the Wisbech fringe, which is within the Borough). 

 
 
30 https://research.euro.savills.co.uk/united-kingdom/to-publish/pdfs/uk-housing-market-update-aug-2020.pdf 
31 Dale Robinson, Avison Young for Northern Trust 
32 John Maxey for undisclosed ‘various developers and development interests’. 



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

48 

Table 4.3  BCKLWN Settlement Hierarchy 

Tier Settlement 

Sub-Regional Centre King's Lynn (including West Lynn) 

Main Towns Hunstanton 
Downham Market 

Settlements adjacent to 
King’s Lynn and the 
main towns 

North Wootton 
South Wootton 
West Winch 
Wisbech Fringe (including Walsoken) 

Growth Key Rural 
Services Centres 

Marham 
Watlington 

Rural Areas Rural Northeast (North of A47) 
Rural Southeast (South of A47 / East of A10) 
Rural West (West of A10) 

Source: Policy LP02 Settlement Hierarchy (Local Plan Review Document (Version 2.2020) 

Figure 4.4  Median Asking Prices (£) 

 
Source: Rightmove.co.uk (November 2020) 

4.24 The above figures are asking prices which reflect the seller’s aspiration of value, rather than 
the actual value, they are however a useful indication of how prices vary across areas. 
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Figure 4.5  Residential Values 

 
Source: Zoopla.co.uk (November 2020) 

4.25 The Land Registry publishes raw data of all homes sold.  Across the BCKLWN area, 3,919 
home sales are recorded since the start of 201933.  These transactions (as recorded by the 
Land Registry) are summarised as follows – these are sorted by ‘post town’ as per the Land 
Registry dataset.  Whilst some of these post towns are outside the Borough, the sales 
analysed are within the Borough. 

 
 
33 The Land Registry makes all transactions available as and when they are registered via the ‘beta’ format tool at 
https://www.gov.uk/government/statistical-data-sets/price-paid-data-downloads. It does take some time for 
transactions to be registered – we estimate this to be about 4 to 6 months. 
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Table 4.4  Average Price Paid 

 Detached Flats 
Semi 

Detached Terraced All 

DOWNHAM MARKET 

Average £ £268,647 £125,493 £202,542 £175,038 £226,795 

Count 260 29 112 101 502 

FAKENHAM 

Average £ £601,250 £163,000 £214,333 £434,032 £437,803 

Count 10 1 6 5 22 

HUNSTANTON 

Average £ £432,330 £178,118 £255,280 £265,847 £297,159 

Count 122 104 66 43 335 

KING'S LYNN 

Average £ £331,429 £113,453 £213,293 £188,517 £250,702 

Count 1,034 131 750 602 2,517 

THETFORD 

Average £ £295,762 £100,000 £202,650 £191,500 £251,053 

Count 78 3 43 16 140 

WISBECH 

Average £ £275,938 £54,995 £185,485 £150,273 £242,718 

Count 265 1 115 22 403 

ALL 

Average £ £320,800 £139,568 £211,386 £191,556 £251,853 

Count 1,769 269 1,092 789 3,919 
Source: Land Registry (November 2020) Contains HM Land Registry data © Crown copyright and database 

2020. This data is licensed under the Open Government Licence v3.0 
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Figure 4.6  Land Registry Price Paid Data – All Sales 

 
Source: Land Registry (November 2020) Contains HM Land Registry data © Crown copyright and database 

2020.  This data is licensed under the Open Government Licence v3.0 

4.26 The above data can be presented at a finer gain, although the sample sizes become very 
small which can become misleading.  The disaggregated data is presented in Appendix 6.  
The above data can be mapped. 

4.27 The different types of dwelling have significantly different values.  The geographical 
differences in prices are illustrated in the following maps, the first being for all properties and 
the second just for newbuild. 
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Figure 4.7  Median Prices – All Properties 

 
Source: Land Registry (November 2020) Contains HM Land Registry data © Crown copyright and database 

2020. This data is licensed under the Open Government Licence v3.0 
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Figure 4.8 Median Prices – Newbuild Properties 

 
Source: Land Registry (November 2020) Contains HM Land Registry data © Crown copyright and database 

2020. This data is licensed under the Open Government Licence v3.0 
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4.28 Further maps are included within Appendix 7 that show the median prices, by house type 
(detached, semi-detached, terraced, flats).  In this context a local agent34 said that: 

This highlights the differences in values both absolute and on a £/sq m basis across the district 
with values around or under £2000 per sq m in the South and west of the district, £2000 - £2300 
in the central area in and around Kings Lynn and around £3000 in the northern areas. This 50% 
difference between south and north, which is one of the reasons differential CIL charging zones 
have been adopted, suggests that a similar approach is likely to be necessary with affordable 
housing levels. 

4.29 The difference in values was the reason for a varied rate of CIL.  It is important to note that 
CIL was set after all other extant policy costs were considered.  It does not follow that this 
would necessarily lead to a further varied affordable housing requirement, unless there was a 
move towards a single rate of CIL across the Borough (which there is not). 

Newbuild Sales Prices 

4.30 This study is concerned with new development, so the key input for the appraisals is the price 
of new units.  Recent newbuild sales prices from the Land Registry have been reviewed and 
a survey of new homes for sale was carried out. 

4.31 As set out above, the Land Registry publishes data of homes sold.  Across the BCKLWN area 
562 newbuild market home sales are recorded since the start of 2018 (of which 520 have an 
EPC).  These transactions are summarised in the following table and detailed in Appendix 8.  
Each dwelling sold requires an Energy Performance Certificate (EPC)35.  The EPC contains 
the floor area (the Gross Internal Area – GIA) as well as a wide range of other information 
about the construction and energy performance of the building.  This information is also 
included in Appendix 8. 

4.32 The price paid data from the Land Registry has been married with the floor area from the EPC 
Register.  The HBF Guidance raises concerns about the use of EPC data highlighting a 
discrepancy between unit sizes on the EPC Register saying: 

Internal areas obtained from Energy Performance Certificates are used in revenue / coverage 
calculations. However, these generally do not represent actual Gross Internal Area as the 
calculation methodology is different.  

4.33 We understand that this relates, at least in part, to internal garages for the purpose of this 
study (which is mainly concerned with houses rather than flats).  Internal garages are not 
included within the EPC area but can be included in the developers’ own records.  Whilst some 
new homes do have internal garages this is a minority (23 out of the 89 (25%) of those being 
advertised for sale at the time of this report).  Bearing in mind the need to establish the values 
on a £/m2 basis, this data can still be given weight. 

 
 
34 John Maxey for undisclosed ‘various developers and development interests’. 
35 https://www.epcregister.com/ 
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4.34 Further, the HBF Guidance suggests that the EPC information may not be reliable and 
understated the size of the buildings in question – with the consequence of overstating the 
value when considered on a £/m2 basis.  Whilst we note these concerns, we have checked 
the guidance for undertaking EPCs which states36: 

When undertaking internal dimensions measure between the inner surfaces of the external or 
party walls. Any internal elements (partitions, internal floors, walls, roofs) are disregarded. 

In general, rooms and other spaces, such as built in cupboards, should be included in the 
calculation of the floor area where these directly accessible from the occupied dwelling. 
However, unheated spaces clearly divided from the dwelling should not be included. 

4.35 The MHCLG guidance describes the floor area as follows37: 

The total useful floor area is the total area of all enclosed spaces measured to the internal face 
of the external walls, that is to say it is the gross floor area as measured in accordance with 
guidance issued to surveyors:  

a. the area of sloping surfaces such as staircases, galleries, raked auditoria, and tiered terraces 
should be taken as their area on the plan; and  

b. areas that are not enclosed, such as open floors, covered ways and balconies, are excluded. 

4.36 As set out in Chapters 2 and 3 above, the work in this study is based on existing available 
evidence and is proportionate.  It is our firm view that the use of EPC data is appropriate in a 
study of this type.  As with any dataset there are bound to be discrepancies and occasions 
where there is an element of human error, however the substantial sample size and use of 
averages should minimise this.  In spite of the comments made in this regard, no further data 
or alternative information was submitted that could be used as an alternative. 

4.37 The HBF Guidance suggests that the Land Registry was not a good source for newbuild 
homes saying that it does not show the incentives that were included (such as Stamp Duty 
contributions, flooring, white goods, turfing, costs/losses associated with part exchange 
transactions, mortgage subsidy schemes run by some developers, etc).  The prices recorded 
by the Land Registry is the Price Paid.  It is accepted that some developers offer incentives 
that are not reflected in the price recorded on the Land Registry.  As set out below, sales 
offices and agents were contacted to enquire about the price achieved relative to the asking 
prices, and the incentives available to buyers. 

4.38 The Land Registry data can be broken down by house type and is summarised as follows 
(excluding specialist older people’s housing). 

 
 
36 Page 6, Energy Performance Certificates for Existing Dwellings. RdSAP Manual. Version 8.0 
37 Improving the energy efficiency of our buildings. A guide to energy performance certificates for the marketing, 
sale and let of dwellings. April 2014, Department for Communities and Local Government. 
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Table 4.5  Prices Paid – Newbuild Homes from January 2018 

 
Detached Flats Semi 

Detached 
Terraced ALL 

DOWNHAM MARKET 
     

Count (EPC) 20 4 19 20 63 

Average £ £262,425 £137,250 £220,989 £194,163 £220,310 

Average £/m2 £2,862 £2,278 £2,785 £2,529 £2,696 

HUNSTANTON 
     

Count (EPC) 28 5 18 8 59 

Average £ £400,317 £172,995 £258,607 £260,996 £318,928 

Average £/m2 £3,056 £2,746 £3,118 £2,622 £2,990 

KING'S LYNN 
     

Count (EPC) 127 13 124 80 344 

Average £ £325,282 £137,202 £226,386 £231,700 £261,220 

Average £/m2 £2,680 £2,344 £2,583 £2,569 £2,606 

THETFORD 
     

Count (EPC) 1 0 4 1 6 

Average £ £245,000 £0 £194,000 £139,950 £193,492 

Average £/m2 £2,227 
 

£1,991 £2,153 £2,058 

WISBECH 
     

Count (EPC) 8 0 8 0 16 

Average £ £274,556 
 

£213,250 
 

£245,706 

Average £/m2 £1,984 
 

£1,887 
 

£1,936 

ALL 
     

Count (EPC) 184 22 173 109 488 

Average £ £326,915 £145,345 £227,781 £226,121 £261,539 

Average £/m2 £2,724 £2,424 £2,615 £2,561 £2,635 
Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 

and database 2020. This data is licensed under the Open Government Licence v3.0. 
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Figure 4.9  Average Newbuild Price Paid 

 

 
Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 

and database 2020. This data is licensed under the Open Government Licence v3.0. 

4.39 The average price paid is £2,635/m2, ranging from about than £1,300/m2 to about £6,500/m2.  
Care should be taken when considering the disaggregated data as many of the sample sizes 
are small.  Across the area, flats are approximately 10% less expensive than houses.  This 
unusual as flats are normally a little more expensive than housing. 

4.40 Through the December 2020 consultation it was suggested38 that sales that are more than a 
year old should be disregarded.  This is not accepted, whilst it would be preferable to have a 
very large and recent number of sales to analyse, this is simply not the case with the Land 
Registry recording just 206 sales during 2019, and 22 sales during 2020.  This data is mapped: 

 
 
38 Dale Robinson, Avison Young for Northern Trust 
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Figure 4.10  Land Registry, Newbuild Price Paid Data by Postcode 

 
Source: Land Registry (November 2020) Contains HM Land Registry data © Crown copyright and database 

2020. This data is licensed under the Open Government Licence v3.0 

4.41 The ONS provides data at ward level for median house prices.  This is presented below, 
although this also includes numerous gaps: 
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Table 4.6  Median Price Paid (Newly Built Dwellings) by Ward 
Year Ending March 2020 (£) 

 
All Detached Semi-

detached 
Terraced Flats 

Airfield 
     

Bircham with Rudhams 
     

Brancaster £749,950 
    

Burnham Market & Docking 
     

Clenchwarton 
     

Denver 
     

Dersingham 
     

Downham Old Town £200,000 
  

£200,000 
 

East Downham £200,000 
    

Emneth & Outwell 
     

Fairstead 
     

Feltwell 
     

Gayton & Grimston 
     

Gaywood Chase 
     

Gaywood Clock 
     

Gaywood North Bank £213,725 £279,950 £212,500 £198,750 
 

Heacham 
     

Hunstanton £282,450 
 

£277,495 £279,995 £282,450 
Massingham with Castle Acre 

     

Methwold 
     

North Downham 
     

North Lynn £210,000 £235,000 £207,000 £194,750 
 

St. Margaret's with St. Nicholas 
     

Snettisham 
     

South & West Lynn £210,000 
    

South Downham £171,000 
    

Springwood 
     

Terrington £252,500 £265,000 
   

The Woottons £294,995 £317,495 £264,995 
  

Tilney, Mershe Lande & 
Wiggenhall 

     

Upwell & Delph 
     

Walsoken, West Walton & 
Walpole 

     

Watlington 
     

West Winch 
     

Wissey 
     

Source: HPSSA Dataset 37 (Data Release 4th November 2020) 
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4.42 Following the December 2020 consultation further data became available from Landmark.  
This brings together data from the following sources: 

Table 4.7  Landmark Data Sources 

Attribute Source 

New Build HMLR Price Paid 

Property Type HMLR Price Paid 

Sale Date HMLR Price Paid 

Sale Value HMLR Price Paid 

Floor Area Size(m) 
Metropix 

EPC 

Bedroom Count 
Metropix 

LMA Listings (Property Heads) 

Price per square meter (Sale Value / Floor 
Area) 

HMLR Price Paid 

Metropix 

EPC 
Source:  Landmark 

4.43 This data includes the records of just under 8,700 sales since the start of 2017.  Of these, floor 
areas are available for about 7,500 sales and the number of bedrooms is available for about 
5,900 sales.  The data is available for newbuild and existing homes and by ward and is set 
out in Appendix 9 below and summarised as follows: 
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Figure 4.11  Landmark Data.  Average Price Paid, £/m2 

 
Source:  Landmark 
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4.44 A key feature of this Landmark data is that it shows that on average newbuild homes are about 
11% more expensive than existing homes when considered on a £/m2 basis. 

4.45 The data presented above is drawn from a range of data sources.  It is not consistent, and 
there are frequent gaps.  This is unavoidable, so it is necessary to being these differing 
sources together to build a set of residential value assumptions. 

4.46 The above data shows variance across the area, however it necessary to consider the reason 
for that variance.  An important driver of the differences is the situation rather than the location 
of a site, however the values in King’s Lynn and the southeast of the Borough are less than 
elsewhere.  Based on the existing data, the value will be more influenced by the specific site 
characteristics, the immediate neighbours and the environment, as well as where the scheme 
is located. 

4.47 At the time of this research there were 89 new homes for sale in the Borough.  The analysis 
of these shows that asking prices for newbuild homes vary very considerably, starting at 
£105,000 and going up to £925,000.  The average is £419,000.  These are summarised in the 
following table and set out in detail in Appendix 10. 
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Table 4.8  Summary of Newbuild Asking Prices 

 
Detached Flats Semi-

detached 
Terraced All 

Average £      

Downham Market   £235,000  £235,000 

Fincham £800,000    £800,000 

Heacham £850,000  £250,000  £550,000 

Hunstanton £431,818 £170,000 £237,625  £355,324 

Rural NE £521,615  £525,999 £675,000 £563,923 

Rural SE £385,000   £225,000 £362,143 

Rural West £372,067  £235,000  £335,997 

Wisbech £423,166 £105,000 £217,500 £185,000 £313,545 

ALL £446,902 £148,333 £317,690 £532,000 £414,830 

Average £/m2      
Downham Market   £2,566  £2,566 

Fincham £2,773    £2,773 

Heacham £3,050    £3,050 

Hunstanton £3,971  £3,640  £3,877 

Rural NE £3,152  £6,241 £4,499 £4,708 

Rural SE £2,612    £2,612 

Rural West £2,114  £2,102  £2,111 

Wisbech £2,515  £1,897  £2,338 

ALL £2,994  £3,853 £4,499 £3,419 
Source: Market Survey (December 2020) 

4.48 A local agent commented this was a very small sample.  This is not a sample, rather this the 
data of all the new homes that we could identify at the time of this assessment.  No further 
data was submitted.  It is accepted that this is a relatively small number from which to draw, 
and a larger number would be preferable.  As with all data sources, care must be taken when 
using them. 

4.49 During the course of the research, sales offices and agents were contacted to enquire about 
the price achieved relative to the asking prices, and the incentives available to buyers.  In most 
cases the feedback was that significant discounts are not available.  When pressed, it 
appeared that the discounts and incentives offered equate to about 2% of the asking prices.  
It would be prudent to assume that prices achieved, net of incentives offered to buyers, are 
2% less than the above asking prices. 
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4.50 Through the 2020 consultation a local39 agent suggested that a 5% discount would be more 
normal.  We have called around the sales offices and agents, who say that currently the 
discounts were very limited due to relatively high demand.  This may be a factor of the current 
SDLT holiday.  No change has been made in this regard. 

Price Assumptions for Financial Appraisals 

4.51 It is necessary to form a view about the appropriate prices for the schemes to be appraised in 
the study.  The preceding analysis does not reveal simple clear patterns with sharp 
boundaries.  It is necessary to relate this to the pattern of development expected to come 
forward in the future.  Bringing together the evidence above (which we acknowledge is varied) 
the following approach is taken.   

a) Brownfield Sites.  In terms of value, the prices of the new homes developed are likely 
to be driven by the specific situation of the scheme rather than the general location.  
The value will be more strongly influenced by the specific site characteristics, the 
immediate neighbours and environment, rather than in which particular ward or 
postcode sector the scheme is located.  Development is likely to be of a higher density 
than the greenfield sites and be based around schemes of flats, semi-detached 
housing and terraces with a low proportion of detached units.  

b) Flatted Schemes.  This is considered to be a separate development type that is only 
likely to take place in the town centres.  These are modelled as conventional 
development and on a Build to Rent basis (see below). 

c) Large Greenfield Sites.  These include the Strategic Sites, and large greenfield sites, 
over 100 units or so.  They are sufficiently large to generate their own sense of place, 
that may generate values that are different to those in the immediate locality. 

d) Medium Greenfield Sites.  These are the greenfield sites in the range of 10 to 200 units 
that are likely to be brought forward by a single developer. 

e) Small Greenfield Sites.  These areas are in the smaller settlements and villages in the 
countryside.  A premium value is applied to these. 

4.52 It is important to note that this is a broad brush, high level study to test BCKLWN’s emerging 
Plan as required by the NPPF.  The values between new developments and within new 
developments will vary considerably.  No single source of data should be used in isolation and 
it is necessary is draw on the widest possible sources of data.  In establishing the assumptions, 
the prices (paid and asking) of existing homes are given greater emphasis when establishing 
the pattern of price difference across the area and the data from newbuild homes (paid and 
asking) is given greater emphasis in the actual assumption.  Regard is given to the average 
values as per the PPG: 

 
 
39 John Maxey for undisclosed ‘various developers and development interests’. 
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For broad area-wide or site typology assessment at the plan making stage, average figures can 
be used, with adjustment to take into account land use, form, scale, location, rents and yields, 
disregarding outliers in the data. For housing, historic information about delivery rates can be 
informative. 

PPG 10-011-20180724 

4.53 Care is taken not to simply attribute the values of second hand / existing homes to new homes.  
As shown by the data above, new homes are, on average, 20% to 25% more expensive than 
existing homes. 

4.54 It is necessary to consider the impact of Help to Buy40 on the newbuild housing market.  The 
price paid reported in the Land Registry data set out above is the price paid to the developer, 
so this is the correct figure use, however Help to Buy may be having a market wide impact of 
bolstering the prices paid for newbuild homes.  Further, should Help to Buy be withdrawn, then 
some buyers that are able to access the housing market with Help to Buy may no longer be 
able to do so, and the resulting fall in demand could result is a drop in sales rates and/or a 
drop in values of newbuild houses.  As set out earlier in this chapter, newbuild values are, on 
average, about 23% higher than for existing homes. 

4.55 Based on the MHCLG data tables41 there were 113 properties purchased under Help to Buy 
in the area in the year to Q1 2020 (being the most recent data that is available), which 
averages at 28 per quarter. 

4.56 Based on prices paid, the asking prices from active developments, and informed by the 
general pattern of all house prices across the study area, and the wider data presented, the 
prices put to the consultation are as in the table below. 

 
 
40 With a Help to Buy: Equity Loan the Government lends the buyer up to 20% of the cost of a newly built home, 
so the buyer only needs a 5% cash deposit and a 75% mortgage to make up the rest.  Interest is not charged on 
the 20% loan for the first five years.  In the sixth year, the buyer is charged a fee of 1.75% of the loan’s value.  The 
fee then increases every year, according to the Retail Prices Index plus 1%. 
41 Help to Buy (equity loan scheme) statistics: data to 31 March 2020 - GOV.UK (www.gov.uk) 

http://www.ons.gov.uk/ons/taxonomy/index.html?nscl=Retail+Prices+Index
https://www.gov.uk/government/statistics/help-to-buy-equity-loan-scheme-statistics-data-to-31-march-2020
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Table 4.9  2020 Pre-consultation Residential Price Assumptions – £/m2 

  North East 
and East 

West and 
South 

King’s Lynn 

1 Large Greenfield £3,000 £2,700 £2,600 

2 Medium Greenfield £3,000 £2,700 £2,600 

3 Small Greenfield £3,200 £2,800 £2,600 

4 Larger Urban £3,000 £2,700 £2,600 

5 Flatted Development £3,000 £2400 £2,350 

6 Small PDL £3,000 £2700 £2,600 

Larger Sites £/m2 

 Boal Lane King’s Lynn £2,600 

 South of Parkway King’s Lynn £2,600 

 Wisbech Fringe Wisbech £2,500 
Source: HDH (December 2020) 

4.57 Through the December 2020 consultation the following comments were made: 

a. That a finer grained approach should be taken42, particularly in relation to the South 
East Kings Lynn Growth Area where an assumption of £2,700/m2 may be too high and 
that a figure of about £2,314/m2 may be more appropriate on this site. 

b. A local agent43 suggested the following bands should be used. 

Wisbech Fringe Band A  £2000-£2200 

South East Band B £2200-£2400 

Kings Lynn Band C £2400-£2600 

Villages west of Kings Lynn, Downham Market, A10 corridor Band D £2600-£2800 

Heacham Band E £2800 - £3000 

Hunstanton and the northern coast areas Band F £3000 plus 

They went on to highlight various inconsistencies in the various data sources being 
drawn on and how they are used to inform the assumptions used, before suggesting 
that on the Wisbech Fringe £2,000 to £2,200 should be used. 

It is to be expected that different data sources will generate different averages, 
particularly with the small sample sizes that are available in some areas.  It is important 
not to try to derive a fine grained approach as there is not sufficient data to justify this. 

4.58 In addition, the Council provided details of its own appraisals from its own sites in King’s Lynn. 

 
 
42 Dale Robinson, Avison Young for Northern Trust 
43 John Maxey for undisclosed ‘various developers and development interests’. 
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4.59 Following the consultation, the values were updated as follows: 

Table 4.10  2021 Residential Price Assumptions – £/m2 

  

North East 
and East 

Villages west 
of Kings 

Lynn, 
Downham 

Market, A10 
corridor 

Wisbech 
Fringe 

King’s Lynn 

1 Large Greenfield N/A £2,800 £2,500 £2,700 

2 Medium Greenfield £3,200 £2,800 £2,500 £2,700 

3 Small Greenfield £3,200 £2,800 £2,500 £2,700 

4 Brownfield £3,100 £2,600 £2,400 £2,500 

5 Flatted Development £3,000 £2,600 £2,400 £2,500 

6 Small PDL £3,000 £2,600 £2,400 £2,450 

Larger Sites £/m2 

1 Boal Lane King’s Lynn £2,700 

2 South of Parkway King’s Lynn £2,700 

3 Wisbech Fringe Wisbech £2,300 
Source: HDH (January 2021) 

4.60 In relation to the Strategic Sites a figure towards the top of the expected range is used.  These 
are large site that have the scope to deliver a particularly high quality environment and place 
that is distinctly different to the lower value development coming forward in that locality. 

4.61 A separate zone has not been used for the Wisbech fringe (beyond the potential Strategic 
Site), however the Council expecting limited other development in this area. 

4.62 There is a differentiation in value between Heacham and the Hunstanton and the northern 
seaside villages, there is not sufficient data to justify using different assumptions. 

Ground Rents 

4.63 Over the last 20 or so years many new homes have been sold subject to a ground rent.  Such 
ground rents have recently become a controversial and political topic.  In this study, no 
allowance is made for residential ground rents44. 

 
 
44 In October 2018 the Communities Secretary announced that majority of newbuild houses should be sold as 
freehold and new leases to be capped at £10. https://www.gov.uk/government/news/communities-secretary-
signals-end-to-unfair-leasehold-practices 
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Build to Rent 

4.64 The Council has not seen Build to Rent schemes coming forward however this is a growing 
development format (and one the Council is considering for its own schemes).  The Build to 
Rent sector is a different sector to mainstream housing. 

4.65 The value of housing that is restricted to being Private Rented Sector (PRS) housing is 
different to that of unrestricted market housing.  The value of the units in the PRS (where their 
use is restricted to PRS and they cannot be used in other tenures) is, in large part, the worth 
of the income that the completed let unit will produce.  This is the amount an investor would 
pay for the completed unit or scheme.  This will depend on the amount of the rent and the cost 
of managing the property (letting, voids, rent collection, repairs etc.).  This is well summarised 
in Unlocking the Benefits and Potential of Built to Rent, A British Property Federation report 
commissioned from Savills, academically reviewed by LSE, and sponsored by Barclays 
(February 2017): 

A common comment from BTR players is that BTR schemes tend to put a lower value on 
development sites than for sale appraisals. Residential development is different to commercial 
in that it has two potential end users - owners and renters. Where developers can sell on a 
retail basis to owners (or investors paying retail prices - i.e. buy to let investors) this has been 
the preferred route to market as values tend to exceed institutional investment pricing, which is 
based on a multiple of the rental income. This was described as “BTR is very much a yield-
based pricing model. 

4.66 In estimating the likely level of rent, we have undertaken a survey of market rents across the 
Council area (Wisbech has been included as development is planned within BCKLWN that is 
adjacent to Wisbech).  The Rural Northeast is the area north of A47, Rural Southeast is the 
area south of the A47 and east of the A10, and Rural West is the area west of the A10. 
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Table 4.11 Rents Reported by Rightmove (£/month) 

 1 bed 2 beds 3 beds 4 beds 

King’s Lynn £550 £650 £825 £1,100 

Hunstanton  £675   
Downham Market £550 £600 £725  
North Wootton  £735 £900 £1,100 

South Wootton  £700 £850 £1,100 

West Winch £595 £695   
Marham £725  £1,100  
Watlington   £775  

Rural Northeast (North of 
A47) 

£700 £735 £1,000 £1,050 

Rural Southeast (South of 
A47 / East of A10) £725 £880 £1,100 £995 

Rural West (West of A10) £600 £650 £750 - 

Wisbech £485 £650 £850 £850 

 
Source: Rightmove.co.uk (November 2020) 
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Table 4.12 Median Asking Rents Reported by Zoopla (£/month) 

 1 bed 2 beds 3 beds 4 beds 

King's Lynn £522 £664 £809 £1,920 

Hunstanton £897 £637   

Downham Market £550 £656 £726  

Wisbech £479 £639 £776 £849 

 
Source: Zoopla.co.uk (November 2020) 

4.67 The Council is undertaking its own Build to Rent schemes and is achieving rents well above 
the average rents suggested above.  This is reflected in the assumptions used.  This data was 
supplemented by a local agent45 who suggested the following as being typical rents: 

• 1 bed £550  

• 2 bed £650  

• 3 bed £775  

• 4 bed £1000. 

4.68 Additionally, the Council’s housing team provided detail of recent lettings made of its own 
purpose built for rent homes. 

4.69 In calculating the value of PRS units it is necessary to consider the yields.  Several sources of 
information have been reviewed. 

4.70 Savills in its Investing in Private Rent (Savills, 2018) reports a North-South divide: 

 
 
45 John Maxey for undisclosed ‘various developers and development interests’. 
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Net initial yields on BTR deals averaged 4.3 per cent between 2015 and 2017. But that hides 
substantial regional variation. While half that investment took place in London, where yields 
averaged 3.8 per cent, across Scotland and the north of England the average yield was 4.9 per 
cent. In London and the South, the income returns from funding deals are higher than on 
standing investments, as you might expect. In the North, this is not necessarily the case, given 
issues over the quality of some of the existing rental stock and the rental covenant attached to 
it, all limited by the fact that we’re yet to see any of the purpose-built kit trade yet. As investors 
focus more on the potential growth of the income stream and less on the track record of local 
house price growth, we expect yields from purpose-built assets to show less regional variation. 

4.71 Knight Frank in its Residential Yield Guide (February 2018) reported a 4.0% to 4.24% yield in 
Prime Regional Cites and 5.0% to 5.25% in Secondary Regional Cities. 

4.72 Having considered a range of sources, a gross yield of 5% has been assumed.  It is also 
assumed that such development will be flatted and in or close to the town centres.  In 
considering the rents to use in this assessment it is necessary to appreciate that much of the 
exiting rental stock is relatively poor, so new PRS units are likely to have rental values that 
are well in excess of the averages, with yields that are below the averages. 

Table 4.13 Capitalisation of Private Rents 

  1 bed 2 bed 3 bed 4 bed 

Gross Rent (£/month) £615 £750 £825 £1,200 

Gross Rent (£/annum) £7,380 £9,000 £9,900 £14,400 

Value £147,600 £180,000 £198,000 £288,000 

m2 50 70 84 97 

£/m2 £2,952 £2,571 £2,357 £2,969 
Source: HDH (January 2021) 

4.73 This approach derives a value for private rent, of £2,450/m2. 

4.74 Through the December 2020 consultation concern was expressed46 about the evidence 
behind the 5% yield and that this should be based on local evidence.  This is accepted, 
however there is little local evidence available to draw on, Build to Rent not being a common 
development model in the Borough at present. 

Affordable Housing 

4.75 A core output of this study is advice as to the level of the Affordable Housing requirement, so 
it is necessary to estimate the value of such housing.  In this study it is assumed that affordable 
housing is constructed by the site developer and then sold to a Registered Provider (RP). 

 
 
46 Dale Robinson, Avison Young for Northern Trust 
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Affordable Housing Values 

4.76 Prior to the Summer 2015 Budget, Affordable Rents were set at up to 80% of open market 
rent and generally went up, annually, by inflation (CPI) plus 1%, and Social Rents were set 
through a formula, again with an annual inflation plus 1% increase.  Under arrangements 
announced in 2013, these provisions were to prevail until 2023, and formed the basis of many 
housing associations’ and other providers’ business plans.  Housing associations knew their 
rents would go up and those people and organisations who invest in such properties (directly 
or indirectly) knew that the rents were going up year on year.  This made them attractive as 
each year the rent would always be a little more relative to inflation. 

4.77 In the 2015 Budget, it was announced that Social Rents and Affordable Rents would be 
reduced by 1% per year for 4 years.  This change reduced the value of Affordable Housing.  
In October 2017, the Government announced that Rents will rise by CPI +1% for five years 
from 2020.  The values of Affordable Housing have been re-considered.   

Social Rent 

4.78 The value of social rented property is a factor of the rent – although the condition and demand 
for the units also have an impact.  Social Rents are set through a national formula that smooths 
the differences between individual properties and ensures properties of a similar type pay a 
similar rent: 
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Table 4.14 General needs (Social Rent) – King’s Lynn and West Norfolk 

Average weekly net rent (£ 
per week) by unit size for 
Stroud - Large PRPs    £ per week  
Unit Size Net Social Service Gross Unit 
  rent rent rate charge rent count 

Non-self-contained £0.00 £0.00 £0.00 £0.00 0 

Bedsit £55.35 £55.56 £4.37 £58.63 48 

1 Bedroom £71.83 £71.75 £7.50 £75.98 1,639 

2 Bedroom £82.28 £82.07 £3.04 £83.27 3,205 

3 Bedroom £90.26 £90.57 £2.03 £90.67 2,724 

4 Bedroom £101.73 £102.67 £2.09 £102.33 147 

5 Bedroom £107.38 £108.76 £1.69 £107.50 15 

6+ Bedroom £105.61 £115.20 £0.00 £105.61 3 

All self-contained £83.13 £83.16 £4.39 £84.59 7,781 

All stock sizes £83.13 £83.16 £4.39 £84.59 7,781 

Owned stock.  Large PRPs only - unweighted.  Excludes Affordable Rent and intermediate rent, but 
includes other units with an absolute exception for the WRWA 2016.  Stock outside England is 
excluded.   

Source: Table 9, RSH SDR 2019 – Data Tool47 

4.79 This study concerns only the value of newly built homes.  There seems to be relatively little 
difference in the amounts paid by RPs for such units across the area.  In this study, the value 
of Social Rents is assessed assuming 10% management costs, 4% voids and bad debts and 
6% repairs.  These are capitalised at 4.5%. 

Table 4.15  Capitalisation of Social Rents 

  1 Bedroom 2 Bedrooms 3 Bedrooms 4 Bedrooms 

Rent (£/week) £71.83 £82.28 £90.26 £101.73 

Rent (£/annum) £3,735 £4,279 £4,694 £5,290 

Net Rent £2,988 £3,423 £3,755 £4,232 

Value £66,403 £76,063 £83,440 £94,044 

m2 50 70 84 97 

£/m2 £1,328 £1,087 £993 £970 
Source: HDH (November 2020) 

4.80 On this basis, a value of £1,050/m2 across the study area would be assumed, although the 
affordable housing provided is under the Affordable Rent tenure (see below). 

 
 
47 https://www.gov.uk/government/statistics/statistical-data-return-2018-to-2019 
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Affordable Rent 

4.81 The Government introduced Affordable Rent in 2010 as a ‘new’ type of Affordable Housing.  
Under Affordable Rent, a rent of no more than 80% of the market rent for that unit can be 
charged.  In the development of Affordable Housing for rent, the value of the units is, in large 
part, the worth of the income that the completed let unit will produce.  This is the amount an 
investor (or another RP) would pay for the completed unit.  

4.82 In estimating the likely level of Affordable Rent, a survey of market rents across the BCKLWN 
area has been undertaken and is set out under the Build to Rent heading above. 

4.83 As part of the reforms to the social security system, housing benefit /local housing allowance 
is capped at the 3rd decile of open market rents for that property type, so in practice Affordable 
Rents are unlikely to be set above these levels.  The cap is set by the Valuation Office Agency 
(VOA) by Broad Rental Market Area (BRMA).  Where this is below the level of Affordable Rent 
at 80% of the median rent, it is assumed that the Affordable Rent is set at the LHA Cap.  The 
majority of the Borough, and all the settlements, are in the King’s Lynn BRMA 

Table 4.16  BRMA LHA Caps (£/week)  

 

Bury St 
Edmunds 

BRMA 

King’s Lynn 
BRMA 

Shared Accommodation £82.85 £65.59 

One Bedroom £120.82 £103.56 

Two Bedrooms £149.59 £132.33 

Three Bedrooms £184.11 £155.34 

Four Bedrooms £276.16 £195.62 
Source: VOA (November 2020) 

4.84 These caps are generally similar to the Affordable Rents being charged as reported in the 
most recent HCA data release (although this data covers both newbuild and existing homes). 
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Table 4.17  Affordable Rent General Needs - King’s Lynn and West Norfolk 

Average weekly gross rent (£ per week) and unit counts by 
unit size for BCKLWN area   £ per week   

Unit Size    Gross Unit 
     rent count 

Non-self-contained    £0.00 0 

Bedsit    £79.42 3 

1 Bedroom    £82.50 95 

2 Bedroom    £100.53 261 

3 Bedroom    £111.35 271 

4 Bedroom    £131.75 19 

5 Bedroom    £136.97 3 

6+ Bedroom    £0.00 0 

All self-contained    £103.38 652 

All stock sizes    £103.38 652 

Owned stock.  All PRPs owning Affordable Rent units - unweighted.  Stock outside England is 
excluded. 

Source: Table11, RSH SDR 2019 – Data Tool48 

4.85 The rents can be summarised as follows. 

Figure 4.12  Rents by Tenure – £/Month 

 
Source: Market Survey, HCA Statistical Return and VOA (November 2020)  

4.86 In calculating the value of Affordable Rent, we have allowed for 10% management costs, 4% 
voids and bad debts and 6% repairs, and capitalised the income at 4.5%.  It is assumed that 

 
 
48 https://www.gov.uk/government/statistics/statistical-data-return-2018-to-2019 
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the Affordable Rent is no more than the LHA cap.  On this basis affordable rented property 
has the following worth. 

4.87 A local agent49 suggested that a 5% yield may be more typical.  We have checked this with 
the Council’s housing department and local housing association who confirmed the 
assumption used. 

Table 4.18  Capitalisation of Affordable Rents 

  1 Bedroom 2 Bedrooms 3 Bedrooms 4 Bedrooms 

Gross Rent (£/month) £440 £540 £648 £880 

Gross Rent (£/annum) £5,280 £6,480 £7,776 £10,560 

Net Rent £4,224 £5,184 £6,221 £8,448 

Value £93,867 £115,200 £138,240 £187,733 

m2 50 70 84 97 

£/m2 £1,877 £1,646 £1,646 £1,935 
Source: HDH (November 2020) 

4.88 Using this method to assess the value of Affordable Housing, under the Affordable Rent 
tenure, a value of £1,650/m2 across all areas is derived. 

4.89 A housing association50 commented that, having capped the rent at the LHA cap, and allowed 
for a £5/week service charge they would expect values of  

• 2 bed  £104,000  £1,368/m2 

• 3 bed  £128,000  £1,347/m2 

• 4 bed  £180,000  £1,714/m2 

4.90 Another housing association51 provided the following indicative values: 

 Affordable Rent Social Rent 

1 bed £76,000 £63,000 

2 bed £93,000 £75,000 

3 bed £109,000 £84,000 

4 bed £131,000 £97,000 
 

 
 
49 John Maxey for undisclosed ‘various developers and development interests’. 
50 Information provided in confidence. 
51 Information provided in confidence. 
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4.91 The following specific examples were provided 

King’s Lynn £88,800 Affordable Rent 2 bed 76sqm 

 £108,200 Affordable Rent 3 bed 88sqm 

 £88,800 Affordable Rent 2 bed 

 £108,200 Affordable Rent 3 bed 

 £88,800 Affordable Rent 2 bed  

 £108,200 Affordable Rent 3 bed 
 

4.92 Feedback from the Council’s housing team suggested that the pre-consultation values were 
at the top pf the expected range, with a typical (76m2) unit having a value of £85,000 to 
£95,000, although these predate the recent increase in LHA rates.   

4.93 Having considered this feedback a value of £1,300/m2 is used. 

Intermediate Products for Sale 

4.94 Intermediate products for sale include Shared Ownership and shared equity products52.  We 
have assumed a value of 70% of open market value for these units.  These values were based 
on purchasers buying an initial 30% share of a property and a 2.75%53 per annum rent payable 
on the equity retained.  The rental income is capitalised at 4% having made a 2% management 
allowance. 

4.95 The following table shows ‘typical’ values for Shared Ownership housing at a range of 
proportions sold: 

Table 4.19  Value of Shared Ownership Housing at 30% to 80% of Proportion Sold 

 
Source:  HDH 2020 

4.96 In November 2020, the Government started a consultation to alter the standard shared 
ownership model to reduce initial share to 10%, and to require the housing association to 
repair the unit for the first ten years. 

 
 
52 For the purpose of this assessment it is assumed that the ‘affordable home ownership’ products, as referred to 
in paragraph 64 of the 2019 NPPF, fall into this definition, 
53 A rent of up to 3% may be charged – although we understand that in this area 2.75% is more usual. 

m2 £/m2 £ % £ % £/year £ £ £/m2 % OMV
95 2,650 251,750 30% 75,525 2.75% 4,846 118,732 194,257 2,045 77.16%
95 2,650 251,750 40% 100,700 2.75% 4,154 101,770 202,470 2,131 80.43%
95 2,650 251,750 50% 125,875 2.75% 3,462 84,808 210,683 2,218 83.69%
95 2,650 251,750 60% 151,050 2.75% 2,769 67,847 218,897 2,304 86.95%
95 2,650 251,750 70% 176,225 2.75% 2,077 50,885 227,110 2,391 90.21%
95 2,650 251,750 80% 201,400 2.75% 1,385 33,923 235,323 2,477 93.48%

Market Value % Sold Rent Value
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4.97 It is difficult to predict how this may work in a relatively low value area, such as BCKLWN.  If 
one considers a 3 bed house in the wider King’s Lynn area with a value of £2,600 x 84m2 = 
£218,000.  A 10% share would be £21,800.  The costs of purchase (mortgage fees, valuation, 
solicitor etc) are the same for any Shared Ownership house – and could easily be 20% or 
more of the purchase price (at least £5,000) – making the prospect unattractive to both buyers 
and mortgage lenders.  We do see this product playing a useful place in higher value markets 
where a 10% share may have a substantially higher value. 

4.98 Through the December 2020 consultation it was questioned54 why a lower yield was used for 
the retained portion.  Shared Ownership, retained portions are quite different to social or 
affordable rents, being more akin to a ground rent (although they are not ground rents).  As 
such they have different investment characteristics.  The yield tends to be somewhat less as 
the landlord does not have the same repairing obligations as under a social or affordable rent 
tenancy. 

4.99 A housing association55 suggested that in King’s Lynn they would expect to pay about 65% to 
68% of market value. 

4.100  The Council’s housing team suggested that 70% may be at the top of the expected range and 
that 65% would be a more appropriate assumption.  This has been used. 

Grant Funding 

4.101 It is assumed that grant is not available. 

Older People’s Housing 

4.102 Housing for older people is generally a growing sector due to the demographic changes and 
the aging population.  The sector brings forward two main types of product that are defined in 
paragraph 63-010-20190626 of the PPG: 

Retirement living or sheltered housing: This usually consists of purpose-built flats or 
bungalows with limited communal facilities such as a lounge, laundry room and guest room. It 
does not generally provide care services, but provides some support to enable residents to live 
independently. This can include 24 hour on-site assistance (alarm) and a warden or house 
manager. 

Extra care housing or housing-with-care: This usually consists of purpose-built or adapted 
flats or bungalows with a medium to high level of care available if required, through an onsite 
care agency registered through the Care Quality Commission (CQC). Residents are able to live 
independently with 24 hour access to support services and staff, and meals are also available. 
There are often extensive communal areas, such as space to socialise or a wellbeing centre. 
In some cases, these developments are known as retirement communities or villages - the 
intention is for residents to benefit from varying levels of care as time progresses. 

 
 
54 Dale Robinson, Avison Young for Northern Trust 
55 Information provided in confidence. 
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4.103 HDH has received representations from the Retirement Housing Group (RHG) a trade group 
representing private sector developers and operators of retirement, care and extracare 
homes.  They have set out a case that Sheltered Housing and Extracare Housing should be 
tested separately.  The RHG representations assume the price of a 1 bed Sheltered unit is 
about 75% of the price of existing 3 bed semi-detached houses and a 2 bed Sheltered property 
is about equal to the price of an existing 3 bed semi-detached house.  In addition, it assumes 
Extracare Housing is 25% more expensive than Sheltered Housing.  

4.104 A typical price of a 3 bed semi-detached home has been taken as a starting point.  On this 
basis it is assumed Sheltered and Extracare Housing has the following worth: 

Table 4.20  Worth of Sheltered and Extracare 

King's Lynn Area (m2) £ £/m2 

3 bed semi-detached  £213,293  
1 bed Sheltered 50 £159,970 £3,199 

2 bed Sheltered 75 £213,293 £2,844 

1 bed Extracare 65 £199,962 £3,076 

2 bed Extracare 80 £266,616 £3,333 

Hunstanton Area (m2) £ £/m2 

3 bed semi-detached  £255,280  
1 bed Sheltered 50 £191,460 £3,829 

2 bed Sheltered 75 £255,280 £3,404 

1 bed Extracare 65 £239,325 £3,682 

2 bed Extracare 80 £319,100 £3,989 

Downham Market Area (m2) £ £/m2 

3 bed semi-detached  £202,542  
1 bed Sheltered 50 £151,907 £3,038 

2 bed Sheltered 75 £202,542 £2,701 

1 bed Extracare 65 £189,883 £2,921 

2 bed Extracare 80 £253,178 £3,165 
Source: HDH (November 2020) 

4.105 We have undertaken a review of older people’s schemes within the BCKLWN area, however 
there is very little data available.  McCarthy & Stone has undertaken two schemes in 
Hunstanton.  The Land Registry reports an average value of £227,000 (ranging from 
£1584,500 to £309,450) or £3,614/m2 (ranging from £2,062/m2 to £6,447/m2 of the scheme at 
Hamon Court.  On the Valentine Road scheme the values average £203,500 (ranging from 
£131,600 to £307,450), however the £/m2 values are not available.  No additional data 
emerged through the December 2020 consultation.  
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4.106 Through the December 2020 consultation56 the range of specialist older people’s housing 
products was noted, in particular around the amount of care and other services that may or 
may not be provided.  This is agreed (and reflected in the PPG57). 

4.107 Based on the above, a value of £3,600/m2 is assumed for Sheltered Housing and for 
Extracare.  Extracare is likely to have a higher value, however we have been unable to 
evidence this. 

4.108 No allowance is made for ground rents. 

4.109 The value of units as Affordable Housing has also been considered.  It has not been possible 
to find any directly comparable schemes where housing associations have purchased social 
units in a market led extracare development.  Private sector developers have been consulted.  
They have indicated that, whilst they have never disposed of any units in this way, they would 
expect the value to be in line with other Affordable Housing – however they stressed that the 
buyer (be that the local authority or housing association) would need to undertake to meet the 
full service and care charges. 

 

 
 
56 Rob Snowling for Pigeon Investment Management Ltd 
57 PPG Paragraph 63-010-20190626 
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5. Non-Residential Market 
5.1 This chapter sets out an assessment of the markets for non-residential property, providing a 

basis for the assumptions of prices to be used in financial appraisals for the sites tested in the 
study.  There is no need to consider all types of development in all situations – and certainly 
no point in testing the types of scheme that are unlikely to come forward as planned 
development.  In this study we have considered the larger format office and industrial use and 
retail uses and hotel uses. 

5.2 Across BCKLWN, market conditions broadly reflect a combination of national economic 
circumstances and local supply and demand factors.  However, even within the Borough, there 
will be particular localities, and ultimately, site-specific factors, that generate different values 
and costs. 

5.3 A local agent58 questioned why retail development is not modelled.  This is not necessary as 
the emerging plan is not allocating land for retail development. 

National Overview 

5.4 The various non-residential markets in the BCKLWN area reflect national trends.  The retail 
markets are particularly challenging: 

Outlook deeply negative for retail and office rents, while industrials set to see a solid recovery. 

The Q3 2020 RICS UK Commercial Property Survey results point to a highly varied near term 
outlook across different market segments. While offices and retail units continue to struggle 
against the challenges posed by the ongoing pandemic, the industrial sector is already showing 
solid signs of recovery. 

On the occupier side of the market, a net balance of -33% of respondents reported a decline in 
tenant demand at the all property level in Q3. Although still firmly negative, the latest reading is 
somewhat less downbeat than -55% returned in Q2. The sector breakdown shows a net 
balance of -73% of contributors saw a continued drop in occupier demand for retail space, while 
the corresponding net balance for offices came in at -66%. By way of contrast, occupier demand 
increased across the industrial sector, evidenced by a net balance of +22% of respondents 
noting a pick-up (improving sharply from a figure of -13% last time). 

As a result, feedback continues to signal retail vacancies are rising sharply, with standard 
shops, shopping centres and department stores all seeing a significant increase since the onset 
of the pandemic. Likewise, across the office sector, availability is picking up at the strongest 
pace (in net balance terms) since 2009. 

On the back of this, rental growth projections remain entrenched in negative territory for both 
of these market segments. Over the next twelve months, a net balance of -52% of respondents 
envisage prime office rents falling, while the latest reading stands at -64% for secondary. On 
the same basis, prime retail rents are envisaged falling by a net balance of -82% of contributors, 
with rental expectations across secondary retail locations returning a virtual identical figure of -
81%. At the other end of the spectrum, survey participants now anticipate prime industrial rents 

 
 
58 John Maxey for undisclosed ‘various developers and development interests’ 
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rising firmly over the year to come (net balance +51%). Meanwhile the outlook is also positive, 
albeit modestly so, for secondary industrial rents. 

Q3 2020 RICS UK Commercial Property Survey 

Non-Residential Market 

5.5 The BCKLWN Employment Land Review (BCKLWN, September 2019) included a detailed 
assessment of the local employment markets so that will not be repeated here.  The study 
identifies the main employment centres at The Near Ouse Business Park, Saddlebow 
Industrial Estate, Hardwick Employment Park at King’s Lynn and the Bexwell Business Park 
to the east of Downham Market.  There are numerous other major employment sites such as 
the Wissington Sugar Beet Processing Plant in the south of the Borough, RAF Marham, and 
The National Construction College in the north of the Borough.  It is important to note that 
most of the area is under agricultural production, much of it being intensively farmed, the 
Norfolk Fens being some of the most productive land in England.  This food production 
supports a diverse rural economy. 

5.6 BCKLWN has significant commercial property portfolio around King’s Lynn that is 
commercially managed and let. 

5.7 This study is concerned with new property that is likely to be purpose built.  There is little 
evidence of a significant variance in price for newer premises more suited to modern business, 
although very local factors (such as the access to transport network) are important. 

5.8 Various sources of market information have been analysed, the principal sources being the 
local agents, research published by national agents, and through the Estates Gazette’s 
Property Link website (a commercial equivalent to Rightmove.co.uk).  In addition, information 
from CoStar (a property industry intelligence subscription service) has been used.  Much of 
this commercial space is ‘second hand’ and not of the configuration, type and condition of new 
space that may come forward in the future, so is likely to command a lower rent than new 
property in a convenient well accessed location with car parking and that is well suited to the 
modern business environment.  Appendix 11 includes market data from CoStar. 

Offices 

5.9 The King’s Lynn market is a local market.  To a large extent it does not compete with the more 
established, substantial markets of Peterborough and Norwich.  Historically, office demand is 
predominately local, and for premises of less than 500m2.  On the whole, office uses are 
concentrated in the town centres.  Limited, purpose-built space has come forward on the 
business parks. 

5.10 CoStar data shows little change in rents over the last 5 years, and low levels of vacancies. 
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Figure 5.1  Offices. Vacancy Rates v Rent (£/sqft) 

 
Source: CoStar (December 2020) 

5.11 CoStar is currently reporting rents (for all types of office) of about £130/m2/year (£12sqft/year).  
On the whole, these buildings are not modern offices that are best suited to current work 
practices.  Newer offices, with adequate parking and with a flexible layout, are most likely to 
be between around £150/m2/year (£14sqft/year), although there is little such development. 

5.12 There is very little office space being advertised, but older units in the town centres are typically 
seeking rents in excess of £100/m2/year (£9.30/sqft/year). 

5.13 CoStar reports a yield of 7.2% across all the transactions (although the sample is small).  We 
would expect new units (or groups of units) to achieve a yield of less than 7% or so, with 
smaller units (being a little less attractive to investors) achieving a yield of 8% or so.  

5.14 On this basis new office development would have a value of £2,100/m22 (£195/sqft) on larger 
schemes, and about £1,750/m2 (£162/sqft) on smaller schemes (having allowed for a rent free 
/ void period of 12 months). 

5.15 CoStar reports average sales prices varying from about £500/m2 to over £1,900/m2, however 
the sample is dominated by older units, with less good facilities. 
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5.16 Bearing in mind the nature of the new development that this study is concerned with, office 
development is assumed to have a value of £2,100/m2 for larger units and £1,750/m2 for 
smaller units. 

5.17 Rents do vary across the Borough, however this tends to be due to location specific factors, 
such as some attractive rural locations attract premium rents.  Bearing in mind that new office 
development is most likely to come forward in the larger settlements no variance is made in 
this regard. 

Industrial and Distribution 

5.18 Industrial space is concentrated in and around King’s Lynn, but is also found more widely.  
CoStar data also shows a steady increase in rents over the last five years in the industrial 
sector, and very low vacancies: 

Figure 5.2  Industrial. Vacancy Rates v Rent (£/sqft) 

 
Source: CoStar (November 2020) 

5.19 CoStar is currently reporting average rents (for all types of industrial space) of about 
£76/m2/year (£7/sqft/year).  More modern buildings that are well located and with adequate 
parking are securing rents that are a little higher.   
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5.20 Whilst there is little differentiation of rents relative to the size of the units, and King’s Lynn is 
unlikely to be major logistics hub, we have considered very large units in more detail.  Costar 
went on to observe that due to the lack of local comparables, national data should be drawn 
on.  We have reviewed several sources. 

a. Savills, in Big Shed Briefing (Savills, July 2020), reports prime investment yields, on a 
national basis, of about 4.25% for multi let units and 4.5% for distribution units. 

b. CBRE, in UK Logistics Market Summary H1 2020, reports the following for prime ‘Big 
Box’ rent in the South East submarket of £172/m2pa  (£16 per sq. ft pa) (4% NIY) and 
in the more representative East Midlands, Birmingham submarket of £73/m2pa (£6.80 
per sq. ft pa) (4.50% NIY). 

c. Knight Frank, in Midlands Industrial Market Research, Q2 2020, reports prime rents of 
£91.40/m2pa (£8.50/sqft) and yields of 4.5%. 

d. Knight Frank, in South West Industrial Market Research, Q1 2020, reports prime rents 
of £78.04/m2pa (£7.25/sqft) and yields of 5%. 

e. Nationally, CoStar reports average rents of £71.69/m2pa (£6.66/sqft) for logistics, 
£71.47/m2pa (£6.64/sqft) for industrial, and £99.46/m2pa (£9.24/sqft) for light industrial 
uses. 

5.21 CoStar does report a local yield, but this is based on a very small sample.  Informed by the 
above, we would expect larger units (or groups of units) to achieve a yield of less than 5% or 
so, with smaller units achieving a yield of 8% or so.  

5.22 On this basis, new industrial development would have a value of £1,430/m2 (£132/sqft) on 
larger schemes, and £900/m2 (83/sqft) on smaller schemes (having allowed for a rent free / 
void period of 12 months).  Large logistics sheds would have a value of £1,700/m2 (£160/sqft). 

Appraisal Assumptions 

5.23 The following values have been used: 

Table 5.1  Commercial Values £/m2 2020 

  Rent £/m2 Yield Rent free 
period 

 
Assumption 

Offices - Large £150 6.75% 1.0 £2,082 £2,100 

Offices - Small £150 8.00% 1.0 £1,736 £1,750 

Industrial - Large £75 5.00% 1.0 £1,429 £1,430 

Industrial - Small £75 8.00% 1.0 £868 £900 

Large Logistics £70 4.00% 1.0 £1,683 £1,700 
Source: HDH (November 2020) 
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6. Land Values 
6.1 Chapters 2 and 3 set out the background to, and the methodology used, in this study to assess 

viability.  An important element of the assessment is the value of the land.  Under the method 
set out in the updated PPG and recommended in the Harman Guidance, the worth of the land 
before consideration of any increase in value, from a use that may be permitted through a 
planning consent, is the Existing Use Value (EUV).  This is used as the starting point for the 
assessment. 

6.2 In this chapter, the values of different types of land are considered.  The value of land relates 
closely its use, and will range considerably from site to site.  As this is a high-level study, the 
three main uses, being agricultural, residential and industrial, have been researched.  The 
amount of uplift that may be required to ensure that land will come forward and be released 
for development has then been considered. 

6.3 In this context it is important to note that the PPG says (at 10-016-20180724) that the ‘Plan 
makers should establish a reasonable premium to the landowner for the purpose of assessing 
the viability of their plan. This will be an iterative process informed by professional judgement 
and must be based upon the best available evidence informed by cross sector collaboration. 
For any viability assessment data sources to inform the establishment the landowner premium 
should include market evidence and can include benchmark land values from other viability 
assessments’.  It is therefore necessary to consider the EUV as a starting point. 

6.4 In the earlier viability work the following assumptions were used: 

a. Agricultural Land £25,000/ha 

b. Paddock Land  £50,000/ha 

c. Garden Land   £100,000/ha 

d. Industrial Land  £380,000/ha. 

6.5 In addition, residential land was taken to have a value of £600,000/ net ha and £350,000/gross 
ha. 

6.6 The earlier viability assessments were prepared before the updated PPG was released so 
does not explicitly follow the ‘EUV plus’ approach, as now set out in the PPG, however they 
are in general conformity with the updated PPG. 

Existing Use Values 

6.7 To assess development viability, it is necessary to analyse Existing and Alternative Use 
Values.  EUV refers to the value of the land in its current use before planning consent is 
granted, for example, as agricultural land.  AUV refers to any other potential use for the site, 
for example, a brownfield site may have an alternative use as industrial land. 

6.8 The updated PPG includes a definition of land value as follows: 
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How should land value be defined for the purpose of viability assessment? 

To define land value for any viability assessment, a benchmark land value should be 
established on the basis of the existing use value (EUV) of the land, plus a premium for the 
landowner. The premium for the landowner should reflect the minimum return at which it is 
considered a reasonable landowner would be willing to sell their land. The premium should 
provide a reasonable incentive, in comparison with other options available, for the landowner 
to sell land for development while allowing a sufficient contribution to comply with policy 
requirements. This approach is often called ‘existing use value plus’ (EUV+). 

In order to establish benchmark land value, plan makers, landowners, developers, 
infrastructure and affordable housing providers should engage and provide evidence to inform 
this iterative and collaborative process. 

PPG: 10-013-20190509 

What is meant by existing use value in viability assessment? 

Existing use value (EUV) is the first component of calculating benchmark land value. EUV is 
the value of the land in its existing use. Existing use value is not the price paid and should 
disregard hope value. Existing use values will vary depending on the type of site and 
development types. EUV can be established in collaboration between plan makers, developers 
and landowners by assessing the value of the specific site or type of site using published 
sources of information such as agricultural or industrial land values, or if appropriate capitalised 
rental levels at an appropriate yield (excluding any hope value for development). 

Sources of data can include (but are not limited to): land registry records of transactions; real 
estate licensed software packages; real estate market reports; real estate research; estate 
agent websites; property auction results; valuation office agency data; public sector 
estate/property teams’ locally held evidence. 

PPG: 10-015-20190509 

6.9 The land value should reflect emerging policy requirements and planning obligations.  The 
value of the land for a particular typology (or site) needs to be compared with the EUV.  If the 
Residual Value does not exceed the EUV, plus the Landowner’s Premium, then the 
development is not viable; if there is a surplus (i.e. profit) over and above the ‘normal’ 
developer’s profit/return having paid for the land, then there is scope to make developer 
contributions.  For the purpose of the present study, it is necessary to take a comparatively 
simplistic approach to determining the EUV.  In practice, a wide range of considerations could 
influence the precise value that should apply in each case, and at the end of extensive 
analysis, the outcome might still be contentious.   

6.10 The ‘model’ approach is outlined below: 

i. For sites in agricultural use, then agricultural land represents the EUV.  It is assumed 
that greenfield sites of 1ha or more fall into this category. 

ii. For paddock and garden land on the edge of or in a smaller settlement, a ‘paddock’ 
value is adopted.  This is assumed for greenfield sites of less than 1ha.  In line with a 
comment made by a local agent59 through the December 2020 consultation the 
paddock threshold has been increased from 0.5ha to 1ha. 

 
 
59 John Maxey for undisclosed ‘various developers and development interests’ 

https://www.gov.uk/guidance/viability#existing-use-value


Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

89 

iii. Where the development is on brownfield land or previously developed land (PDL), we 
have assumed an industrial value.  In the town centres a higher value is considered. 

Residential Land 

6.11 In August 2020, MHCLG published Land value estimates for policy appraisal 201960.  This 
was prepared by the Valuation Office Agency (VOA) and sets out land values at April 2019.  
The BCKLWN figure is £1,150,000/ha.  This figure assumes nil Affordable Housing.  The VOA 
assumed that each site is 1 hectare in area, without contamination or abnormal development 
costs, not in an underground mining area, with road frontage, without risk of flooding, with 
planning permission granted and that no grant funding is available; the site will have a net 
developable area equal to 80% of the gross area.  For those local authorities outside London, 
the hypothetical scheme is for a development of 35 two storeys, 2/3/4 bed dwellings with a 
total floor area of 3,150 square metres. 

6.12 There are few larger development sites being publicly marketed in the area at the time of this 
assessment, however there are a number of small development sites being marketed in the 
area: 

 
 
60 https://www.gov.uk/government/publications/land-value-estimates-for-policy-appraisal-2019 

https://www.gov.uk/government/publications/land-value-estimates-for-policy-appraisal-2019
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Table 6.1  Building Sites for Sale 

 
Source: Market Survey (December 2020) 

6.13 A local agent provided the following further examples: 
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Market evidence includes a site at Elm Road Wisbech (within BCKLWN) sold in 2019 14.5 A 
with consent for 117 units (20% affordable) realised a figure of around £20000 per market unit. 
Price per market units is the customary analysis the market makes to adjust for differing 
affordable housing requirements. This is situated in the lowest value area within the district. 
This level reflects BLV suggested in 6.31  

In other higher value areas the land value achieved is greater. There is land at South Wootton 
being offered at an asking price equivalent to around £40000 per market unit. A large site at 
Hunstanton was recently offered on the market and sold(both of these by Cruso Wilkin). 

6.14 The above prices are asking prices – so reflect the landowner’s aspiration.  In setting the BLV 
the important point is the minimum amount a landowner will accept, rather than their 
aspiration. 

6.15 Recent transactions based on planning consents over the last few years and price paid 
information from the Land Registry have been researched and are set out in Appendix 12.  
The data is summarised in the following table, the amount of Affordable Housing in the scheme 
is shown, being the key indicator of policy compliance (as required by the PPG). 
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Table 6.2  Price Paid for Consented Development Land 

Site Date 
approved 

ha All 
Units 

Aff 
Units 

Affordable 
% 

£/ha £/unit 

Former Granaries 
Station Road Docking 
Norfolk, Docking 

21-Aug-19 1.629 77 15 19.48% £1,658,686 £35,091 

Land E of Rosemary 
Lane W of Hills 
Crescent and S of 
Rampant Horse Cottage 
Lynn Road Gayton 
Norfolk, Gayton 

06-Nov-19 9.144 24 5 20.83% £26,028 £9,917 

Land east of Cromer 
Road, Hunstanton F2.2  

15-Oct-18 7.05 120 24 20.00% £712,738 £41,873 

Land East of 11 To 
37Elm High Road 
Emneth 

06/03/2019 5.5811 117 23 19.66% £349,393 £16,667 

Hillgate Nurseries 
Terrington St Clement  

28/10/2016 1.8796 41 8 19.51% £585,231 £26,829 

Land S of 1 To 44 
Herbert Drive and W 59 
Hythe Road Methwold 

06-Jun-19 2.3909 44 9 20.45% £280,229 £15,227 

Playing Field School 
Road Terrington St John 

19-Oct-18 3.1885 35 7 20.00% £313,627 £28,571 

Marsh Lane King's Lynn  21-Jan-16 5.36 130 20 15.38%   
Alive Lynnsport 
Greenpark Avenue 
King's Lynn 

10-Aug-17 3.9655 82 13 15.85%   

Land South of 
Hunstanton Norfolk, 
Hunstanton 

10-Dec-16 11.59 166 33 19.88% £285,269 £19,917 

Land On The South 
Side of the Road 
Methwold 

05-Oct-18 1.2047 24 5 20.83% £388,478 £19,500 

Whitleys Stationers 
Press 19 - 21 Church 
Street Hunstanton 

07-Mar-19 0.1806 16 Com 
sum 

0.00%   

Valmes13 Wretton Road 
Stoke Ferry 

11-May-18 0.7809 15 3 20.00%   

Land on The North West 
Side of Old Church 
Road Terrington St John 

13/09/2019 2.2777 46 9 19.57% £329,280 £16,304 

Land Between 102 And 
116Nursery Lane South 
Wootton 

05/07/2017 3.5575 26 5 19.23% £271,258 £37,115 

Land on The South Side 
of Hall Road Outwel 

26/03/2019 2.5329 20 4 20.00% £177,662 £22,500 

Source:  BCKLWN and Land Registry (November 2019) 

6.16 These values are on a whole site basis (gross area) and range considerably.  The average is 
about £448,000/ha (£24,000/unit). 
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6.17 In considering the above, the PPG 10-014-20190509 says: 

Viability assessments should be undertaken using benchmark land values derived in 
accordance with this guidance. Existing use value should be informed by market evidence of 
current uses, costs and values. Market evidence can also be used as a cross-check of 
benchmark land value but should not be used in place of benchmark land value. There may be 
a divergence between benchmark land values and market evidence; and plan makers should 
be aware that this could be due to different assumptions and methodologies used by individual 
developers, site promoters and landowners. 

This evidence should be based on developments which are fully compliant with emerging or up 
to date plan policies, including affordable housing requirements at the relevant levels set out in 
the plan. Where this evidence is not available plan makers and applicants should identify and 
evidence any adjustments to reflect the cost of policy compliance. This is so that historic 
benchmark land values of non-policy compliant developments are not used to inflate values 
over time. 

In plan making, the landowner premium should be tested and balanced against emerging 
policies. In decision making, the cost implications of all relevant policy requirements, including 
planning obligations and, where relevant, any Community Infrastructure Levy (CIL) charge 
should be taken into account. 

6.18 The price paid is the maximum the landowner could achieve.  The landowner is unlikely to 
suggest a buyer may be paying an unrealistic amount.  The BLV is not the price paid (nor the 
average of prices paid). 

6.19 In relation to larger sites, and, in particular, larger greenfield sites, these have their own 
characteristics and are often subject to significant infrastructure costs and open space 
requirements which result in lower values.  In the case of non-residential uses we have taken 
a similar approach to that taken with residential land except in cases where there is no change 
of use.  Where industrial land is being developed for industrial purposes, we have assumed a 
BLV of the value of industrial land. 

6.20 It is necessary to make an assumption about the value of residential land.  In this assessment 
a value of £450,000/ha is assumed. 

Previously Developed Land 

6.21 Land value estimates for policy appraisal provides the following values: 

Table 6.3  Industrial Land Values 

 

 
Norwich Peterborough 

 

Industrial Land £/ha £450,000 

£/acre £182,000 

Commercial Land: Office Edge 
of City Centre 

£/ha £865,000 £865,000  

£/acre £350,000 £350,000  

Commercial Land: Office Out 
of Town – Business Park 

£/ha £600,000 £800,000  

£/acre £243,000 £324,000  
Source:  Land value estimates for policy appraisal (DCLG, August 2020) 
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6.22 CoStar (a property market data service) includes details of industrial land.  These are 
summarised in Appendix 13.  The average for BCKLWN is about £450,000/ha 
(£182,000/acre) although the sample is small.  A figure of £450,000/ha is assumed. 

Agricultural and Paddocks 

6.23 Land value estimates for policy appraisal (MHCLG, August 2020) provides a value figure for 
agricultural land in the area of £21,000/ha. 

6.24 There are several relatively small parcels of land for sale at the time of this assessment. 

Table 6.4  Agricultural Land for Sale 
 

Asking 
Price 

ha £/ha 

Gedney Drove End £1,375,000 219.22 £6,272 

Goredike Bank, Gorefield, Wisbech £1,125,000 57.87 £19,440 

Foxhall Farm, Harp's Hall Road, Wisbech £275,000 2.1 £130,952 

Main Road Tichwell £250,000 1.98 £126,263 

Branches Lane, Fleet Hargate £110,000 3 £36,667 
Source: Market Survey (December 2020) 

6.25 For agricultural land, a value of £25,000/ha is assumed to apply here.  Sites on the edge of a 
town or village may be used for an agricultural or grazing use but have a value over and above 
that of agricultural land due to their amenity use.  They are attractive to neighbouring 
households for pony paddocks or simply to own to provide some protection and privacy.  A 
higher value of £50,000/ha was initially used for sites on the edge of the built-up area. 

6.26 We have checked this assumption: 

a. Savills GB Farmland61 reports that at ‘a national level the picture is similar at both 
country and regional levels. The average value of prime arable and grade 3 grassland 
across GB is around £8,700 (£21,500/ha) and £5,500 per acre £13,600/ha) 
respectively’. 

b. Strutt and Parker’s English Estates & Farmland Market Review Winter 2019/202062 
states ’that average arable values remain unchanged from 12 months ago at 
£9,200/acre’. 

c. Carter Jonas Farmland Market Update63 reports ’average arable land values shifted 
down slightly to end the year on £8,539 per acre (£21,100/ha)’. 

 
 
61 savills-mim-ukfarmland2019.pdf 
62 S&P%20EEFM-Review-Q4-2019-WEB.pdf 
63 https://www.carterjonas.co.uk/property-publications/ 

https://www.carterjonas.co.uk/property-publications/
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6.27 Through the December 2020 consultation two further examples were provided64 and it was 
suggested that this assumption to be increased to £28,500/ha. 

• Lot 1 where 459.75 acres at Uphall Grange Farm, Ashill. Asking Price is £5,575,000, 
which equates to £12,126 per acre (£29,964 per hectare). 

• Two grade 1 arable fields providing 49.66 acres, Wissington at an asking price of 
£550,000, which equates to £11,075 per acre (£27,367 per hectare). 

6.28 It is important to note that these are asking prices.  Whilst some land may transact for more 
than £25,000/ha, bearing in mind the other evidence drawn on, no change has been made. 

Existing Use Value Assumptions 

6.29 In this assessment the following Existing Use Value (EUV) assumptions are used.  These are 
applied to the gross site area. 

Table 6.5  Existing Use Value Land Prices £/ha - 2020 

PDL £450,000 

Agricultural £25,000 

Paddock £50,000 
Source: HDH (December 2020) 

Benchmark Land Values 

6.30 The setting of the Benchmark Land Values (BLV) is one of the more challenging parts of a 
plan-wide viability assessment.  The updated PPG makes specific reference to BLV, so it is 
necessary to address this.  As set out in Chapter 2 above, the updated PPG says: 

Benchmark land value should: 

• be based upon existing use value  

• allow for a premium to landowners (including equity resulting from those building their own 
homes) 

• reflect the implications of abnormal costs; site-specific infrastructure costs; and professional 
site fees and 

Viability assessments should be undertaken using benchmark land values derived in 
accordance with this guidance. Existing use value should be informed by market evidence of 
current uses, costs and values. Market evidence can also be used as a cross-check of 
benchmark land value but should not be used in place of benchmark land value. There may be 
a divergence between benchmark land values and market evidence; and plan makers should 
be aware that this could be due to different assumptions and methodologies used by individual 
developers, site promoters and landowners. 

This evidence should be based on developments which are fully compliant with emerging or up 
to date plan policies, including affordable housing requirements at the relevant levels set out in 
the plan. Where this evidence is not available plan makers and applicants should identify and 

 
 
64 Dale Robinson, Avison Young for Northern Trust 

https://www.gov.uk/guidance/viability#existing-use-value
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evidence any adjustments to reflect the cost of policy compliance. This is so that historic 
benchmark land values of non-policy compliant developments are not used to inflate values 
over time. 

In plan making, the landowner premium should be tested and balanced against emerging 
policies. In decision making, the cost implications of all relevant policy requirements, including 
planning obligations and, where relevant, any Community Infrastructure Levy (CIL) charge 
should be taken into account. 

Where viability assessment is used to inform decision making under no circumstances will the 
price paid for land be a relevant justification for failing to accord with relevant policies in the 
plan. Local authorities can request data on the price paid for land (or the price expected to be 
paid through an option agreement). 

PPG 10-014-20190509 

6.31 With regard to the landowner’s premium, the PPG says: 

How should the premium to the landowner be defined for viability assessment? 

The premium (or the ‘plus’ in EUV+) is the second component of benchmark land value. It is 
the amount above existing use value (EUV) that goes to the landowner. The premium should 
provide a reasonable incentive for a land owner to bring forward land for development while 
allowing a sufficient contribution to comply with policy requirements. 

Plan makers should establish a reasonable premium to the landowner for the purpose of 
assessing the viability of their plan. This will be an iterative process informed by professional 
judgement and must be based upon the best available evidence informed by cross sector 
collaboration. Market evidence can include benchmark land values from other viability 
assessments. Land transactions can be used but only as a cross check to the other evidence. 
Any data used should reasonably identify any adjustments necessary to reflect the cost of policy 
compliance (including for affordable housing), or differences in the quality of land, site scale, 
market performance of different building use types and reasonable expectations of local 
landowners. Policy compliance means that the development complies fully with up to date plan 
policies including any policy requirements for contributions towards affordable housing 
requirements at the relevant levels set out in the plan. A decision maker can give appropriate 
weight to emerging policies. Local authorities can request data on the price paid for land (or the 
price expected to be paid through an option or promotion agreement). 

PPG 10-016-20190509 

6.32 In the pre-consultation iteration of this Viability Update, the following Benchmark Land Value 
assumptions are used (these are applied on a gross site area): 

Brownfield/Urban Sites: EUV Plus 20%. 

Greenfield Sites:  EUV Plus £300,000/ha. 

6.33 Through the December 2020 consultation the following comments were made.  A site 
promoter65 noted as follows: 

Pigeon query whether the use of EUV plus £300,000 per hectare is appropriate for the purposes 
of the viability update. The market values referred to in the draft report are considerably higher 
than this proposed BLV and the report provides no explanation as to why £300,000 per hectare 
is deemed to be a suitable uplift to incentivise landowners to bring sites forward.  

 
 
65 Rob Snowling for Pigeon Investment Management Ltd 
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We also wish to query the use of gross development values within the viability study, as 
opposed to looking at £ per net developable hectare, which is a more appropriate basis from 
which to derive the average price paid per hectare for consented land. The use of gross 
development areas is potentially misleading and risks undermining the validity of the study.  

6.34 The agent66 of part of the South East King’s Lynn Growth Area said, drawing on the HCA (now 
Homes England) document, The HCA Area Wide Viability Model - Annex 1 Transparent 
Viability Assumptions: 

An uplift of x 20 should be used for large strategic sites and x15 for all other agricultural sites. 
At an EUV of £11,500 per acre (£28,500 per hectare) this equates to a Greenfield Benchmark 
of £230,000 per acre (£575,000 per hectare). 

6.35 A local agent67 commented: 

For bulk land sites, on the basis of the evidence available to us, we support the BLV values 
suggested within 6.31, subject to the variation that EUV adopts in Table 6.5 £50000 per hectare 
for land up to 1 hectare rather than 0.5 hectare.  

Small sites without the infrastructure costs of adoptable roads and below the threshold for 
affordable housing will typically realise £40,000 - £80,000 per unit or more in the higher value 
areas. These figures are in line with the levels recorded by HDH in Tables 6.1 and 6.2. Many 
of these sites are below the affordable housing threshold.  

Individual plots and self-build sites generally have little requirement for infrastructure or 
affordable housing and as such are a distinct price level from bulk development land. 

6.36 Having considered the representation and the wider evidence (including that submitted 
through the development management process), no change has been made beyond applying 
the paddock value to sites under 1ha (rather than 0.5ha). 

  

 
 
66 Dale Robinson, Avison Young for Northern Trust 
67 John Maxey for undisclosed ‘various developers and development interests’ 
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7. Development Costs 
7.1 This chapter considers the costs and other assumptions required to produce financial 

appraisals for the development typologies.  These assumptions were presented to 
stakeholders through the summer 2020 consultation.  Whilst there was a general consensus 
in relation to the approach taken, it was noted68 that costs are subject to change.  This is 
accepted and sensitivity testing is carried out. 

Development Costs 

Construction costs: baseline costs 

7.2 The cost assumptions are derived from the Building Cost Information Service (BCIS) data – 
using the figures re-based for Norfolk.  The cost figure for ‘Estate Housing – Generally’ is 
£1,167/m2 at the time of this study.  This is about 25% higher than the equivalent figure of 
£922/m2 used in the 2016 CIL Viability Update69.  The use of the BCIS data is suggested in 
the PPG (paragraph 10-012-20180724), however it is necessary to appreciate that the volume 
housebuilders are likely to be able to achieve significant saving due to their economies of 
scale. 

7.3 The base assumption in this report is that homes are built to the basic Building Regulation 
Part L 2013 Standards (as amended in 2016) but not to higher environmental standards.  As 
set out in Chapter 2 above, the Government recently announced the outcome of its 
consultation on ‘The Future Homes Standard’70.  This is linked to achieving the ‘net zero’ 
greenhouse gas emissions by 2050.  This is considered in Chapter 8 below. 

 
 
68 Andrew Watton, Hawkins Watton for various (un-named) clients. 
69 Based on July 2015. 
70 https://www.gov.uk/government/consultations/the-future-homes-standard-changes-to-part-l-and-part-f-of-the-
building-regulations-for-new-dwellings?utm_source=7711646e-e9bf-4b38-ab4f-
9ef9a8133f14&utm_medium=email&utm_campaign=govuk-notifications&utm_content=immediate 
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Table 7.1  BCIS Costs- £/m² gross internal floor area 

Rebased to Norfolk (96; sample 121) 

£/m2 study 

Description: Rate per m2 gross internal floor area for the building Cost including prelims.  

Last updated: 16th Jan-2021 00:38 

 £/m² gross internal floor area 

(Maximum age of 
projects) 

Mean Lowest Lower 
quartiles 

Median Upper 
quartiles 

Highest 

810.1  Estate housing  

Generally (15) 1,210 585 1,034 1,167 1,324 4,239 

Single storey (15) 1,359 773 1,148 1,311 1,528 4,239 

2-storey (15) 1,171 585 1,019 1,140 1,278 2,538 

3-storey (15) 1,243 755 1,016 1,192 1,392 2,507 

4-storey or above (15) 2,547 1,236 2,046 2,285 3,401 3,765 

810.11 Estate housing 
detached (15) 1,567 902 1,171 1,334 1,561 4,239 

810.12  Estate housing semi detached  

Generally (15) 1,206 716 1,041 1,182 1,326 2,211 

Single storey (15) 1,340 860 1,143 1,326 1,491 2,211 

2-storey (15) 1,174 716 1,038 1,154 1,288 2,021 

3-storey (15) 1,149 868 916 1,126 1,243 1,754 

810.13  Estate housing terraced  

Generally (15) 1,243 755 1,020 1,175 1,368 3,765 

Single storey (15) 1,389 927 1,183 1,314 1,601 1,985 

2-storey (15) 1,202 761 1,015 1,155 1,327 2,538 

3-storey (15) 1,246 755 1,003 1,171 1,370 2,507 

816.  Flats (apartments)  

Generally (15) 1,422 705 1,182 1,350 1,607 4,892 

1-2 storey (15) 1,351 825 1,150 1,294 1,494 2,462 

3-5 storey (15) 1,399 705 1,176 1,343 1,578 2,974 

6+ storey (15) 1,712 1,045 1,393 1,599 1,848 4,892 
Source: BCIS (January 2021) 

7.4 The appropriate build cost is applied to each house type, with the cost of Estate Housing 
Detached being applied to detached housing, the costs of flats being applied to flats and so 
on.  Appropriate costs for non-residential uses are also applied.  In the pre -consultation 
iteration of this update, the median BCIS costs are used across the typologies, with the lower 
quartile costs being used for the Strategic Sites. 



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

101 

7.5 Through the December 2020 consultation the use of lower quartile costs on the Strategic Sites 
was challenged71 by a land promoter, but confirmed by a local agent72. 

Other normal development costs  

7.6 In addition to the BCIS £/m2 build cost figures described above, allowance needs to be made 
for a range of site costs (roads, drainage and services within the site, parking, footpaths, 
landscaping and other external costs).  Many of these items will depend on individual site 
circumstances and can only properly be estimated following a detailed assessment of each 
site.  This is not practical within this broad-brush study and the approach taken is in line with 
the PPG and the Harman Guidance. 

7.7 Nevertheless, it is possible to generalise.  Drawing on experience and the comments of 
stakeholders, it is possible to determine an allowance related to total build costs.  This is 
normally lower for higher density than for lower density schemes since there is a smaller area 
of external works, and services can be used more efficiently – larger greenfield sites tend to 
have lower net developable areas, so more land requires work.  Rural sites would also be 
more likely to need mains services to brought to the site.  

7.8 A scale of allowances for site costs has been developed for the residential sites, ranging from 
5% of build costs for the smaller sites and flatted schemes, to 15% for the larger greenfield 
schemes.  The costs used on individual typologies can be seen in appraisals included in 
Appendix 14. 

7.9 Through the December 2020 consultation, a local agent73 suggested 15% was not sufficient 
and that £410,000/ha / £18,600 per plot was more representative, before going on to say 
£500,000/ha or 20% should be used.  On the larger greenfield sites the assumption used is 
equivalent to £435,000/gross ha or £17,650/unit. 

7.10 As the assumption is broadly in line with the experience stated, no change is made (although 
further allowances are made for strategic infrastructure and biodiversity net gain, see Chapter 
8 below). 

7.11 A local agent74 raised the inclusion of garages, suggesting £1,000 per detached dwelling be 
allowed for.  These were not included in at the pre-consultation stage.  The modelling has 
been adjusted to allow for garages, on the greenfield sites, as suggested, however £1,000/ 
garage is less than we would anticipate.  We have allowed for a 3m x 5.4m garage (16.2m2) 
at £7,000. 

 
 
71 Dale Robinson, Avison Young for Northern Trust 
72 John Maxey for undisclosed ‘various developers and development interests’ 
73 John Maxey for undisclosed ‘various developers and development interests’ 
74 John Maxey for undisclosed ‘various developers and development interests 
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Abnormal development costs and brownfield sites 

7.12 With regard to abnormals, paragraph 10-012-20180724 of the PPG says: 

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 

7.13 This needs to be read with paragraph 10-014-20180724 of the PPG that says that: 

Benchmark land value should: ... reflect the implications of abnormal costs; site-specific 
infrastructure costs; and professional site fees and ... 

7.14 The consequence of this, when considering viability in the planning, is that abnormal costs 
should be added to the cost side of the viability assessment, but also reflected in (i.e. deducted 
from) the BLV.  This has the result of balancing the abnormal costs on both elements of the 
appraisal. 

7.15 This approach is consistent with the treatment of abnormals that was considered at Gedling 
Council’s Examination in Public.  As set out in Gedling, it may not be appropriate for abnormals 
to be built into appraisals in a high-level assessment of this type.  Councils should not plan for 
the worst-case option – rather for the norm.  For example, if two similar sites were offered to 
the market and one was previously in industrial use with significant contamination, and one 
was ‘clean’ then the landowner of the contaminated site would have to take a lower land receipt 
for the same form of development due to the condition of the land.  The Inspector said: 

… demolition, abnormal costs and off site works are excluded from the VA, as the threshold 
land values assume sites are ready to develop, with no significant off site secondary 
infrastructure required. While there may be some sites where there are significant abnormal 
construction costs, these are unlikely to be typical and this would, in any case, be reflected in 
a lower threshold land value for a specific site. In addition such costs could, at least to some 
degree, be covered by the sum allowed for contingencies. 

7.16 In some cases, where the site involves redevelopment of land which was previously 
developed, there is the potential for abnormal costs to be incurred.  Abnormal development 
costs might include demolition of substantial existing structures; flood prevention measures at 
waterside locations; remediation of any land contamination; remodelling of land levels; and so 
on.  An additional allowance is made for abnormal costs associated with brownfield sites of 
5% of the BCIS costs. 

7.17 In summary, abnormal costs will be reflected in land value.  Those sites that are less expensive 
to develop will command a premium price over and above those that have exceptional or 
abnormal costs.   

7.18 Through the December 2021 consultation the following was noted75: 

 
 
75 Dale Robinson, Avison Young for Northern Trust 
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An allowance has been allowed for abnormal costs on Brownfield sites at 5% of the build costs. 
This seems a rather arbitrary allowance which will invariably be down to the specific issues 
associated with the site. Whilst the assessment has included ‘urban typologies’ it is not clear if 
these are all subject to the additional 5% allowance. Why also has abnormal costs not been 
included for large strategic sites which may have to fund significant reinforcement works to 
existing statutory services such as electricity sub stations, new sewage treatment 
works/upgrades etc. 

7.19 It is agreed that all sites are different and that abnormal costs are likely to vary.  It is accepted 
that strategic sites are more likely to have abnormal costs of the type suggested.  An allowance 
of 2.5% has been made. 

7.20 It was noted that the lower lying Fen areas ‘normally’ require special foundations.  A local 
agent76 suggested that these may add £50/m2 to the costs of development.  An allowance of 
4% is applied in this area. 

Fees 

7.21 For residential and non-residential development, we have assumed professional fees amount 
to 8% of build costs.  Separate allowances are made for planning fees, acquisition, sales and 
fees.  This approach was confirmed77 through the December 2020 consultation. 

Contingencies 

7.22 Initially, for previously undeveloped and otherwise straightforward sites, a contingency of 2.5% 
(calculated on the total build costs, including abnormal costs) has been allowed for, with a 
higher figure of 5% on more risky types of development, previously developed land.  So, the 
5% figure was used on the brownfield sites, and the 2.5% figure on the remainder. 

7.23 A suggestion78 made through the December 2020 consultation, that  the greenfield 
assumption be increased to 3%.  The Council generally agrees 2.5% where viability is 
considered at the development management stage. 

S106 Contributions and the costs of strategic infrastructure 

7.24 BCKLWN seeks payments from developers to mitigate the impact of the development through 
improvements to the local infrastructure.  The Council’s principal source of funding in this 
regard is CIL.  

7.25 At the consultation stage an additional allowance of £2,000/unit was assumed (applying to 
major development sites, but excluding the Strategic Sites).  A local agent79 confirmed this 
approach, provided there are ‘no significant on-site infrastructure costs’.  Having said this, this 

 
 
76 John Maxey for undisclosed ‘various developers and development interests’ 
77 Dale Robinson, Avison Young for Northern Trust 
78 Dale Robinson, Avison Young for Northern Trust 
79 John Maxey for undisclosed ‘various developers and development interests’ 



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

104 

assumption was questioned80 through the December 2020 consultation.  We have reverted to 
the Council on this, they have confirmed that CIL remains its preferred and main mechanism 
for raising funds for strategic infrastructure and mitigation and that it is inappropriate to assume 
a general £2,000/unit s106 cost, as s106 costs are so rarely sought (or paid). 

7.26 In 2016 the following assumptions were used for the Strategic Sites.  The Council has 
confirmed that these should be carried into this update: 

Table 7.2  Developer Contribution Assumptions 

Settlement Site Ref Number Infrastructure £/unit 

Wisbech Fringe F3.1 550 £4,615,832 £8,392 

King's Lynn E1.5 Boal Quay 50 £105,684 £2,114 

King's Lynn E1.6 South of Parkway 260 £104,222 £401 
Source: Table 7.3 King’s Lynn and West Norfolk Borough Council, CIL - Post PDCS Viability Update (HDH, 

January 2016) 

7.27 S106 costs are discussed further in Chapter 8 below. 

Financial and Other Appraisal Assumptions 

VAT 

7.28 It has been assumed throughout, that either VAT does not arise, or that it can be recovered in 
full81. 

Interest rates 

7.29 The appraisals assume 6.5% p.a. for total debit balances, we have made no allowance for 
any equity provided by the developer.  This does not reflect the current working of the market 
nor the actual business models used by developers.  In most cases the smaller (non-plc) 
developers are required to provide between 30% and 40% of the funds themselves, from their 
own resources, so as to reduce the risk to which the lender is exposed.  The larger plc 
developers tend to be funded through longer term rolling arrangements across multiple sites. 

7.30 The 6.5% assumption may seem high given the very low base rate figure (0.01% December 
2020).  Developers that have a strong balance sheet, and good track record, can undoubtedly 
borrow less expensively than this, but this reflects banks’ view of risk for housing developers 
in the present situation.  In the residential appraisals, a simple cashflow is used to calculate 
interest.  

 
 
80 Dale Robinson, Avison Young for Northern Trust 
81 VAT is a complex area.  Sales of new residential buildings are usually zero-rated supplies for VAT purposes 
(subject to various conditions).  VAT incurred as part of the development can normally be recovered.  Where an 
appropriate ‘election’ is made, VAT can also be recovered in relation to commercial development – although VAT 
must then be charged on the income from the development. 
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7.31 The assumption of the 6.5%, is an ‘all-in cost’ to cover interest rate and associated finance 
fees, and the assumption that interest is chargeable on all the funds employed, has the effect 
of overstating the total cost of interest, particularly on the larger schemes, as most developers 
are required to put some equity into most projects.  In this study a cautious approach is being 
taken.  This approach was confirmed82 83 through the December 2020 consultation. 

Developers’ return 

7.32 An allowance needs to be made for developers’ return and to reflect the risk of development.  
As set out in Chapter 2 above, this is an area of significant change since the Council’s earlier 
viability work that was used to support CIL.  Paragraph 10-018-20190509 of the updated PPG 
now sets out the approach to be taken and says: 

How should a return to developers be defined for the purpose of viability assessment? 

Potential risk is accounted for in the assumed return for developers at the plan making stage. 
It is the role of developers, not plan makers or decision makers, to mitigate these risks. The 
cost of fully complying with policy requirements should be accounted for in benchmark land 
value. Under no circumstances will the price paid for land be relevant justification for failing to 
accord with relevant policies in the plan. 

For the purpose of plan making an assumption of 15-20% of gross development value (GDV) 
may be considered a suitable return to developers in order to establish the viability of plan 
policies. Plan makers may choose to apply alternative figures where there is evidence to 
support this according to the type, scale and risk profile of planned development. A lower figure 
may be more appropriate in consideration of delivery of affordable housing in circumstances 
where this guarantees an end sale at a known value and reduces risk. Alternative figures may 
also be appropriate for different development types. 

7.33 The purpose of including a developers’ return figure is not to mirror a particular business 
model, but to reflect the risk a developer is taking in buying a piece of land, and then expending 
the costs of construction before selling the property.  The use of developers’ return in the 
context of area wide viability testing of the type required by the NPPF and CIL Regulation 14, 
is to reflect that level of risk. 

7.34 Broadly there are four different approaches that could be taken: 

a. To set a different rate of return on each site to reflect the risk associated with the 
development of that site. This would result in a lower rate on the smaller and simpler 
sites – such as the greenfield sites, and a higher rate on the brownfield sites. 

b. To set a rate for the different types of unit produced – say 20% for market housing and 
6% for Affordable Housing, as suggested by the HCA. 

c. To set the rate relative to costs – and thus reflect the risks of development. 

d. To set the rate relative to the gross development value. 

 
 
82 Dale Robinson, Avison Young for Northern Trust 
83 John Maxey for undisclosed ‘various developers and development interests’ 
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7.35 In deciding which option to adopt, it is important to note that the intention is not to recreate 
any particular developer’s business model.  Different developers will always adopt different 
models and have different approaches to risk. 

7.36 The argument is sometimes made that financial institutions require a 20% return on 
development value and if that is not shown they will not provide development funding.  In the 
pre-Credit Crunch era there were some lenders who did take a relatively simplistic view to risk 
analysis but that is no longer the case.  Most financial institutions now base their decisions 
behind providing development finance on sophisticated financial modelling that it is not 
possible to replicate in a study of this type.  They require a developer to demonstrate a 
sufficient margin, to protect the lender in the case of changes in prices or development costs.  
They will also consider a wide range of other factors, including the amount of equity the 
developer is contributing (both on a loan-to-value and loan-to-cost basis), the nature of 
development and the development risks that may arise due to demolition works or similar, the 
warranties offered by the professional team, whether or not the directors will provide personal 
guarantees, and the number of pre-sold units. 

7.37 This is a high-level study where it is necessary and proportionate to take a relatively simplistic 
approach, so, rather than apply a differential return (i.e. site-by-site or split), it is appropriate 
to make some broad assumptions and, as set out above, the updated PPG says ‘For the 
purpose of plan making an assumption of 15-20% of gross development value (GDV) may be 
considered a suitable return to developers in order to establish the viability of plan policies ... 
A lower figure may be more appropriate in consideration of delivery of affordable housing’. 

7.38 In this initial iteration of this assessment, the developers’ return is assessed as 17.5% of the 
value of market housing and 6% of the value of Affordable Housing.  17.5% is the middle of 
the range suggested in the PPG. 

7.39 In this regard, like other aspects of the planning system, it is necessary to work within the 
NPPF and the PPG.  We would expect to use a figure near the bottom of the specified 15% 
to 20% range in the strongest markets (for example close to London) and to use a figure near 
the top of the range in the weaker markets (for example some areas of the northeast).  We 
would consider BCKLWN to be in the mid-market, so it is appropriate to use an assumption 
near the middle of the specified range.  In addition, it is accepted that the coronavirus 
pandemic has introduced particular uncertainty at the present time.  15% is used for both Build 
to Rent and non-residential development. 

7.40 This approach was questioned 84 through the December 2020 consultation. 

The assessment has applied a profit of 17.5% of GDV on the assumption that BCKLWN is a 
mid-tier market. Profit should reflect risk both sales and cost over-runs. Given this is a strategic 
assessment based on hypothetical typologies with some rather arbitrary assumptions on 
infrastructure and abnormal costs the profit should be at least 20% of GDV. The higher profit 
should also be used in recognition of the uncertainty introduced by the Covid pandemic, which 

 
 
84 Dale Robinson, Avison Young for Northern Trust 
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the consultants recognise stating a “higher degree of caution should be attached to their report 
than would normally be the case”. 

7.41 In this iteration of this updates an assumption of 17.5% across tenures is assumed. 

Voids 

7.42 On a scheme comprising mainly individual houses, one would normally assume only a nominal 
void period as the housing would not be progressed if there was no demand.  In the case of 
apartments in blocks, this flexibility is reduced.  Whilst these may provide scope for early 
marketing, the ability to tailor construction pace to market demand is more limited.  

7.43 For the purpose of the present study, a three-month void period is assumed for residential 
developments.  

Phasing and timetable 

7.44 A pre-construction period of six months (from site acquisition, following the grant of planning 
consent) is assumed for all of the sites.  Each dwelling is assumed to be built over a nine-
month period.  The phasing programme for an individual site will reflect market take-up and 
would, in practice, be carefully estimated taking into account the site characteristics and, in 
particular, the size and the expected level of market demand.  The rate of delivery will be an 
important factor when considering the allocation of sites so as to manage the delivery of 
housing and infrastructure.  Two aspects are relevant, firstly the number of outlets that a 
development site may have, and secondly the number of units that an outlet may deliver. 

7.45 It is assumed a maximum, per outlet, delivery rate of 50 units per year.  On a site with 30% 
Affordable Housing this equates to around 35 market units per year.  On the smaller sites, we 
have assumed much slower rates to reflect the nature of the developer that is likely to be 
bringing smaller sites forward.  The higher density flatted schemes are assumed to come 
forward more quickly.  These assumptions are conservative and do, properly, reflect current 
practice.  This is the appropriate assumption to make to be in line with the PPG and the 
Harman Guidance. 

Site Acquisition and Disposal Costs 

Site holding costs and receipts 

7.46 Each site is assumed to proceed immediately (following a 6 month mobilisation period) and 
so, other than interest on the site cost during construction, there is no allowance for holding 
costs, or indeed income, arising from ownership of the site. 
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Acquisition costs 

7.47 A simplistic approach is taken, it is assumed an allowance 1% for acquisition agents’ and 0.5% 
legal fees.  This approach was confirmed85 through the December 2020 consultation. 

7.48 Stamp duty is calculated at the prevailing rates. 

Disposal costs 

7.49 For market and for Affordable Housing, sales and promotion and legal fees are assumed to 
amount to 2.5% of receipts of market and affordable housing.  This is a reduction from the 
initial assumption of 3.5%, to reflect the figure normally agreed at the development 
management stage.  For disposals of Affordable Housing, these figures can be reduced 
significantly depending on the category, so in fact the marketing and disposal of the affordable 
element is probably less expensive than this. 

7.50 This approach was confirmed86 through the December 2020 consultation, however the 
Council’s housing team suggested that 2% to 2,5% was more normal for sales costs, plus 
£700-£1,000/unit for legal costs. 

 
 
85 Dale Robinson, Avison Young for Northern Trust 
86 Dale Robinson, Avison Young for Northern Trust 
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8. Local Plan Policy Requirements 
8.1 The specific purpose of this study is to consider and inform the development of the emerging 

Local Plan and then, in due course, to assess the cumulative impact of the policies in the new 
Local Plan.  

8.2 The new Local Plan will replace the adopted 2011 Core Strategy, and the 2016 Site Allocations 
and Development Management Policies Plan.  The policy areas that add to the costs of 
development over and above the normal costs of development, are set out below.  In addition, 
recent changes that may be introduced at a national level are also considered, although at 
this stage, some of these are simply options that may or may not be progressed into the new 
Local Plan. 

8.3 Many of the policies are either general enabling policies or policies that restrict development 
to particular areas or situations.  These do not directly impact on viability.  Only those policies 
that add to the costs of development over and above the normal costs of development are 
mentioned. 

Spatial Strategy 

8.4 The majority of the policies in this section are generally enabling policies that direct the 
distribution and pattern of development.  On the whole they do not add to the costs of 
development, beyond the costs covered in under the BCIS costs and the base assumptions 
set out in Chapter 7 above. 

LP05 - Implementation Policy 

8.5 This policy concerns the timely provision of the infrastructure required to facilitate and enable 
development to come forward.  These high-level requirements are expanded on later in the 
plan. 

8.6 The principal sources of funding are Community Infrastructure Levy (CIL) and the s106 
regime.  CIL is taken to be a cost of development, as set out towards the end of this chapter. 

8.7 At the consultation stage an additional allowance of £2,000/unit was assumed (applying to 
major development sites, but excluding the Strategic Sites). As set out in Chapter 7, we have 
reverted to the Council on this, they have confirmed that CIL remains its preferred and main 
mechanism for raising funds for strategic infrastructure and mitigation and that it is 
inappropriate to assume a general £2,000/unit s106 cost, as s106 costs are so rarely sought 
(or paid). 

8.8 The precise level of developer contributions to provide strategic infrastructure and mitigation 
is an area of uncertainty.  We have carried out sensitivity testing in this regard. 
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8.9 The policy goes on to mention affordable housing, Sustainable Drainage Systems (SuDS), 
and other more detailed matters that are covered in more detail under specific policies.  See 
below. 

LP06- Climate Change Policy 

8.10 This is a broad policy with the aim of ‘minimising and reducing carbon emissions’ and sets out 
a range of requirements and objectives, those of importance to this study (in that they add 
costs) are considered further below. 

8.11 Supporting the development of sustainable transport systems is a key part of the policy.  
It is assumed that this will be achieved through the use of developer contributions (see 
LP05 – Implementation Policy).  A range of costs have been tested.  

8.12 The policy also seeks the provision of electric vehicle charging points.  A cost of £976/unit87 
has been modelled, although it is important to note that this is for a full installation.  The fitting 
of a 33amp fused spur, to a convenient location for the later installation of a charger by the 
householder would be a minimal cost88. 

8.13 The policy seeks on site 10% on-site energy provision. 

All new development will be required to follow the ‘Merton Rule’, whereby 10% of all energy will 
come from onsite renewable sources for new domestic development of 10 units or more, and 
new commercial developments over 1000m2; proposals which exceed these CO2 reduction 
targets will be encouraged and supported; including developments over 100 dwellings providing 
a 20% reduction of CO2 emissions (in accordance with LP18, 23)  

8.14 Building to increased standards would require construction to increased standards and thus 
higher costs89.  The approach taken by the Council (at this stage) is different to that being 
taken at a national level.  The Government launched a consultation on ‘The Future Homes 
Standard’90 towards the end of 2019.  This is linked to achieving ‘net zero’ greenhouse gas 
emissions by 2050. 

8.15 There are a wide range of ways of lowering the greenhouse gas emissions on a scheme, 
although these do alter depending on the nature of the specific project.  As recognised in the 
draft Plan, these can include simple measures around the orientation of the building, and 
measures to enable natural ventilation, through to altering the fundamental design and 

 
 
87 Paragraph 9 Electric Vehicle Charging in Residential and Non-Residential Buildings (DfT, July 2019). 
88 We take this opportunity to comment in relation to EV charging points.  This is an area where there is not industry 
standardisation (Audi cannot use a Tesla point etc), so we would suggest that rather than requiring developers to 
install charging points, a more pragmatic approach would be to require a 33amp fused spur to be provided to a 
convenient point for the householder to install the appropriate unit in due course. 
89 The Merton Rule is a term used to describe planning requirements to incorporate a minimum level of renewable 
energy within development, the concept was first popularised by its introduction in, and advocacy by, the London 
Borough of Merton. 
90 https://www.gov.uk/government/consultations/the-future-homes-standard-changes-to-part-l-and-part-f-of-the-
building-regulations-for-new-dwellings?utm_source=7711646e-e9bf-4b38-ab4f-
9ef9a8133f14&utm_medium=email&utm_campaign=govuk-notifications&utm_content=immediate 
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construction.  The costs will depend on the specific changes made and are considered in 
Chapter 3 of the Government consultation91: 

3.9. Following discussion with our technical working group and assessment of the modelling 
analysis, two options for the 2020 CO2 and primary energy targets are proposed for 
consultation. The options below are presented in terms of CO2 reduction to aid 
comparison with current standards. We plan to use either option 1 or option 2 as the 
basis of the new primary energy and CO2 targets for new dwellings, with option 2 as the 
government’s preferred option:  

a. Option 1 - ‘Future Homes Fabric’. This would be a 20% reduction in CO2 from new 
dwellings, compared to the current standards. This performance standard is based 
on the energy and carbon performance of a home with: 

i. Very high fabric standards to minimise heat loss from windows, walls, floors 
and roofs (typically with triple glazing). This would be the same fabric 
requirement as we currently anticipate for the Future Homes Standard 

ii. A gas boiler 

iii. A waste water heat recovery system  

This would add £2557 to the build-cost of a new home and would save households £59 
a year on energy bills. The estimated impact on housebuilding is discussed in the impact 
assessment. 

b. Option 2 - ‘Fabric plus technology’. This would be a 31% reduction in CO2 from 
new dwellings, compared to the current standards. This option is likely to encourage 
the use of low-carbon heating and/or renewables. The performance standard is 
based on the energy and carbon performance of a home with:  

i. an increase in fabric standards (but not as high an increase as in Option 1, 
likely to have double rather than triple glazing) 

ii. a gas boiler 

iii. a waste water heat recovery system. 

iv. iv. Photovoltaic panels 

Meeting the same specification would add £4847 to the build-cost of a new home and 
would save households £257 a year on energy bills. The estimated impact on 
housebuilding is discussed in the impact assessment.  

3.10.  The option 2 specification would give a CO2 saving of only 22% for flats due to the 
standard including solar panels and flats having a smaller roof area per home. The 
additional cost per flat is also less at £2256.  

3.11.  In practice, we expect that some developers would choose less costly ways of meeting 
the option 2 standard, such as putting in low-carbon heating now. This would cost less 
than the full specification, at £3134 for a semi-detached house.  

8.16 In line with a comment made through the 2020 viability consultation these costs have been 
indexed.  Approximately, Option 1 would add about 2.3%92 to the base cost of construction, 
and Option 2 would add about 2.8%93 to the base cost of construction.  In January 2021, the 

 
 
91  The Future Homes Standard 2019 Consultation on changes to Part L (conservation of fuel and power) and Part 
F (ventilation) of the Building Regulations for new dwellings (MHCLG, October 2019). 
92 £2,557 x 0.75% = £2,576.  £2,576/93m2 = £27.70/m2.  £27.70/m2 / £1,204 = 2.3% 
93 £3,134 x 0.75% = £3,158.  £3158/93m2 = £33.96/m2.  £33.96/m2 / £1,204 = 2.8% 
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Government announced its preference to pursue Option 2 through a change in Part L of the 
Building Regulations, thus making it mandatory.  Option 2 is assumed to apply. 

8.17 The requirement for 10% on-site generation is taking a different approach.  The Government 
consultation and is informed by the Centre for Sustainable Energy Cost of carbon reduction in 
new buildings (Currie & Brown, December 2018).  This report suggests94 the costs of reducing 
emissions by 10% on-site with no requirement for energy efficiency beyond the Part L 2013 
(assuming gas heating), to be less than 1% of the build costs with a 20% reduction to add 
about 2% to the costs of construction. 

8.18 In this assessment the requirements of the proposed 10% / 20% Merton Rule are tested, as 
well as Option 2 of the Future Homes Standard consultation. 

8.19 The above relates to residential development.  The performance of non-residential 
development is normally assessed using the BREEAM system95.  The additional cost of 
building to BREEAM Very Good standard is negligible as outlined in research96 by BRE.  The 
additional costs of BREEAM Excellent standard ranges from just under 1% and 5.5%, 
depending on the nature of the scheme with offices being a little under 2%.  It is assumed that 
new non-residential development will be to BREEAM Excellent and this increases the 
construction costs by 2% or so. 

8.20 It is timely to note that building to higher standards that result in lower running costs does 
result in higher values97. 

8.21 The policy concludes by requiring that developments of 5 dwellings or over (including 
apartments) and all non-residential developments over 500 square metres gross internal 
floor space, must provide a sustainability and climate change statement as part of a 
planning application.  The intention of this is to nudge developers into thinking about 
sustainability and climate change from the outset.  This statement will be a brief section 
of the overall design and access statement and will respond the six key questions outlined 
in the Council’s Sustainability and Climate Change Statement Guidance: 

1) What are the intended characteristics of the development as a whole which will 
contribute to climate adaptation and mitigation?  

 
 
94 Figure 4.10. 
95 Building Research Establishment Environmental Assessment Method (BREEAM) was first published by the 
Building Research Establishment (BRE) in 1990 as a method of assessing, rating, and certifying the sustainability 
of buildings. 
96 Delivering sustainable buildings: Savings and payback.  Yetunde Abdul, BRE and Richard Quartermaine, Sweett 
Group.  Published by IHS BRE Press, 7 August 2014. 
97 See EPCs & Mortgages, Demonstrating the link between fuel affordability and mortgage lending as prepared for 
Constructing Excellence in Wales and Grwp Carbon Isel / Digarbon Cymru (funded by the Welsh Government) and 
completed by BRE and An investigation of the effect of EPC ratings on house prices for Department of Energy & 
Climate Change (June 2013.) 
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2) How will the development contribute to the importance of sustainable and accessible 
transport options within West Norfolk, and help reduce the C02 emissions in the 
borough particularly from transport?  

3) How will the development integrate high quality design which addresses our obligation 
to move towards being carbon neutral by 2050? 

4) How will the development protect and enhance West Norfolk’s natural environment 
and assets?  

5) How will the development support the local economy in West Norfolk?  

6) How will the development support local neighbourhoods and the community needs 
when adapting and mitigating to the local impacts of climate change?  

8.22 Whilst this is an additional requirement, it is a very modest cost and is little more than what 
environmentally aware developers and designers are doing anyway.  It is assumed that the 
overall cost allowance for professional fees  is sufficient to cover this. 

Economy and Transport 

8.23 The majority of the policies in this section are generally enabling policies that direct the 
distribution and pattern of development.  On the whole they do not add to the costs of 
development, beyond the costs covered under the BCIS costs and the base assumptions set 
out in Chapter 7 above. 

LP14 - Parking Provision in New Development Policy 

8.24 This policy requires the following parking provision: 

a. One bedroomed unit – 1 space per dwelling;  

b. Two or three bedroomed unit – 2 spaces per dwelling;  

c. Four or more bedroomed unit – 3 spaces per dwelling.  

8.25 There is some flexibility within this, with lesser amounts being permitted in central locations.  
In discussion with the Council, it assumed that these requirements can be met with the density 
/ site capacity assumptions when determining the capacity of the sites. 

8.26 Each dwelling will also be required to provide a minimum of one secure and covered cycle 
space per dwelling.  These costs (including the costs of parking) are covered in the base 
assumptions for external works so do not add to the costs of development, over and above 
the normal costs of development. 

8.27 Finally, the policy encouraged the provision of one secure electric vehicle charging point 
wherever is possible on-site.  The cost of this is considered under LP06 above. 
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Environment 

8.28 These are policies that seek to conserve and enhance the environment.  The majority of the 
policies are enabling policies, rather than adding to the costs of development. 

8.29 Additionally, the policies restrict development that is in areas that may be subject to flooding.  
The draft Plan does not rely on the delivery of developments in areas subject to the higher 
risks of flooding so the additional costs that may be associated with such development are not 
considered further.  In the event of such development being promoted, such costs should be 
treated as abnormal costs as set out in Chapter 7 above. 

LP18 - Design and Sustainable Development Policy 

8.30 This is a broad policy that seeks high quality design that is appropriate for West Norfolk.  On 
the whole they do not add to the costs of development, beyond the costs covered in under the 
BCIS costs and the base assumptions set out in Chapter 7 above.  There are however several 
specific requirements that are tested, that are not tested elsewhere. 

a. It is assumed that measures to reduce the use of water, in line with the enhanced 
building regulations, will be introduced.  The costs are modest, likely to be less than 
£5/dwelling98.  This cost was based in 2014 so has been indexed99 to £6/dwelling. 

b. The costs of non-residential development meeting BREAM very good is tested.  See 
LP06 above. 

c. The policy seeks water reuse and recycling and rainwater and stormwater 
harvesting ’wherever feasible’.  The costs of such measures vary greatly depending 
on what is proposed, but typically include the installation of underground tanks and 
simple pumping systems.  Having said this the costs can be substantial, as it is 
necessary to separate the harvested water (which is not potable) and the mains 
water supplies.  In the past this was relatively simple, however with the prevalence 
of sealed systems that rely on mains pressure, rather than cold water tanks in the 
roof space, it requires the duplication of pipe work and extra tanks.  The UK 
Rainwater Management Association suggests that a quality domestic system should 
cost an average of £2,000 to £3,000.  A cost of £2,500 per unit has been tested. 

d. This policy requires the application of the Nationally Described Space Standard 
(NDSS) technical requirements.  This specifies the following unit sizes100: 

 
 
98 Paragraph 285 Housing Standards Review, Final Implementation Impact Assessment, March 2015. Department 
for Communities and Local Government.  
99 BCIS Index 1Q 2014, Q2 2020. 
100 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/524531/160519_Nationally_Descri
bed_Space_Standard____Final_Web_version.pdf 
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Table 8.1 National Space Standards. Minimum gross internal floor areas and 
storage (m2) 

number of 
bedrooms 

number of 
bed spaces 

1 storey 
dwellings 

2 storey 
dwellings 

3 storey 
dwellings 

built-in 
storage 

1b 1p 39 (37)*   1 

2p 50 58  1.5 

2b  3p 61 70  2 

4p 70 79  
3b 4p 74 84 90 2.5 

5p 86 93 99 

6p 95 102 108 

4b 5p 90 97 103 3 

6p 99 106 112 

7p 108 115 121 

8p 117 124 130 

5b 6p 103 110 116 3.5 

7p 112 119 125 

8p 121 128 134 

6b 7p 116 123 129 4 

8p 125 132 138 
Source: Table 1, Technical housing standards – nationally described space standard (March 2015) 

In this study the units are assumed to be in line with the NDSS or larger. 

e. The policy refers to Sustainable Urban Drainage Systems (SUDS).  SUDS aim to limit 
the waste of water, reduce water pollution and flood risk relative to conventional 
drainage systems.  In this study, it is anticipated that new development will be required 
to incorporate Sustainable Urban Drainage Schemes (SUDS).  SUDS and the like can 
add to the costs of a scheme – although in larger projects these can be incorporated 
into public open space.  It is assumed that the costs of SUDS are included within the 
additional costs on brownfield sites, however on the larger greenfield sites it is 
assumed that SUDS will be incorporated into the green spaces (subject to local ground 
conditions), and be delivered through soft landscaping within the wider site costs. 

LP19 - Environmental Assets - Green Infrastructure, Landscape Character, Biodiversity and 
Geodiversity Policy 

8.31 This is a broad policy, on the whole it does not add to the costs of development, beyond the 
costs covered in under the BCIS costs and the base assumptions set out in Chapter 7 above.  
It is however timely to consider biodiversity. 
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8.32 In March 2019, the Government announced that new developments must deliver an overall 
increase in biodiversity.  Following a consultation, the Chancellor confirmed in the 2019 Spring 
Statement that the Government will use the forthcoming Environment Bill to mandate 
‘biodiversity net gain’.  The Environment Bill has been delayed due to the coronavirus 
pandemic.  Within the current iteration of the Bill, it is anticipated that all consented 
developments (with a few exceptions), will be mandated to deliver a biodiversity net gain of 
10% as against the measured baseline position using the evolving Defra metric. 

8.33 The requirement is that developers ensure habitats for wildlife are enhanced and left in a 
measurably better state than they were pre-development.  They must assess the type of 
habitat and its condition before submitting plans, and then demonstrate how they are 
improving biodiversity – such as through the creation of green corridors, planting more trees, 
or forming local nature spaces. 

8.34 Green improvements on-site would be preferred (and expected), but in the rare circumstances 
where they are not possible, developers will need to pay a levy for habitat creation or 
improvement elsewhere. 

8.35 The costs of this type of intervention are modest and will be achieved through the use of more 
mixed planting plans, that use more locally appropriate native plants.  To a large extent the 
costs of grass seeds and plantings will be unchanged.  More thought and care will however 
go into the planning of the landscaping.  There will be an additional cost of establishing the 
base line ‘pre-development’ situation as a survey will need to be carried out.   

8.36 The Government’s impact assessment101 suggests an average cost in the region of 
£22,000/ha, (including fees) for residential development and £15,000/ha (including fees) for 
non-residential development.  This would represent an increase in the site costs of about 5%.  
We have increased the site cost assumption to reflect this102. 

LP21 - Provision of Recreational Open Space for Residential Developments Policy 

8.37 This policy requires that: 

b. Schemes of 20 units or greater will provide 2.4 hectares of open space per 1,000 
population comprising approximately:  

i. 70% for either amenity, outdoor sport, and allotments (see below) and  

ii. 30% for suitably equipped children’s play space  

c. Developments of 20 – 99 dwellings will be expected to meet the requirement for suitably 
equipped children’s play space only.  

 
 
101 Table 14 and 15 Biodiversity net gain and local nature recovery strategies: impact Assessment. 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/839610/net-
gain-ia.pdf  
102 A Local agent suggested that this cost covered LEAP and Public Open Space costs.  This is not correct, 
£22,000/ha is the estimated additional costs due to requirements for Biodiversity Net Gain only. 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/839610/net-gain-ia.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/839610/net-gain-ia.pdf
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d. Developments of 100 dwellings and above will be expected to meet the whole 
requirement.  

8.38 These requirements (assuming 2.3 occupants per dwelling) are incorporated into the 
modelling, informing the net area / gross area assumptions. 

8.39 In terms of the ‘suitably equipped play area’ we have had regard to the Fields in Trust’s 
Guidance for Outdoor Sport and Play: Beyond the Six Acre Standard103.  In line with the above 
we have assumed  

• Local Equipped Area for Play (LEAP) – 20+ dwellings 

• Neighbourhood Equipped Area for Play (NEAP) – 100+ dwellings 

• Multi Use Games Area (MUGA) – 500+ dwellings. 

8.40 The following assumptions and costs are used: 

LEAP 1 area with grass playing spaces and five types of play equipment = £24,000 

NEAP Including 8 types of play equipment and a hard surfaced area for ball games = 
£120,000 

8.41 The dwelling capacity of the emerging allocations has been assessed on a site-by-site basis, 
having regard to the specific characteristics of each site (including constraints) through the 
SHLAA process.  The capacity has been estimated having taken into account the 
requirements for open space. 

LP22 - Green Infrastructure  

8.42 Whilst this is a general enabling policy, this does include the provision that ‘all development 
will contribute proportionally to the delivery of green infrastructure’.  A range of developer 
contributions have been tested. 

LP24 - Sites in Areas of Flood Risk Policy 

8.43 Development is restricted in areas that may be subject to flooding.  The draft Plan does not 
rely on the delivery of developments in areas subject to the higher risks of flooding so the 
additional costs that may be associated with such development are not considered further.  In 
the event of such development being promoted, such costs should be treated as abnormal 
costs as set out in Chapter 7 above. 

LP26 - Habitats Regulations Assessment (HRA) Policy 

8.44 This policy covers several designated sites in the area. 

 
 
103 http://www.fieldsintrust.org/Upload/file/guidance/Guidance-for-Outdoor-Sport-and-Play-England-Apr18.pdf 
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Table 8.2  Designated Areas 

SPA SAC Ramsar Marine sites 

Breckland Breckland (adjacent to 
Breckland Council) 

Dersingham Bog The Greater Wash 
Special Protection Area 
(SPA) 

The North Norfolk 
Coast 

Norfolk Valley Fens North Norfolk Coast Inner Dowsing, Race 
Bank and North Ridge 
Marine Protected Area 
(MPA) Special Area of 
Conservation (SAC) 

The Ouse Washes Ouse Washes Ouse Washes Cromer Shoal Chalk 
Beds Marine 
Conservation Zone 
(MCZ) 

The Wash Roydon Common and 
Dersingham Bog 

Roydon Common North Norfolk 
Sandbanks and Saturn 
Reef SAC 

 The Wash and North 
Norfolk Coast 

The Wash Southern North Sea 
MPA (candidate SAC) 

 River Wensum  Haisborough, 
Hammond and 
Winterton MPA SAC 

   Outer Thames Estuary 
SPA 

 

8.45 The Council does not seek a standard, per unit, payment in relation to mitigating the impact of 
development on these sites, rather it seeks, where it is necessary, site specific habitat 
protection measures, and anticipates using CIL receipts for contributing to green infrastructure 
provision across the Plan area.  Notwithstanding this, the Borough Council will levy an interim 
Habitat Mitigation Payment of £50 per house to cover monitoring/small scale mitigation at the 
protected sites (at the time of this report this amount is under review).  It is assumed that this 
will be included in the developer contributions.  A range of developer contributions have 
been tested. 

Social and Community 

8.46 The key policies (for this study) in this section relate to affordable housing and those 
concerning accessible and adaptable homes. 

LP25 - Affordable Housing 

8.47 This policy seeks the following affordable housing provision: 

7. Affordable housing provision may come forward as a percentage of allocated or other 
permitted sites, or as exception sites in suitable locations.  The percentage which will be 
sought for affordable housing provision on qualifying sites is: 

a. 15% within the built-up area of King’s Lynn  
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b. 20% in all other areas  

8. The thresholds over which affordable housing provision will be sought are: 

a. King’s Lynn, Downham Market and Hunstanton - Sites of 0.33 ha or 10 or more 
dwellings. 

b. Rural areas - Sites of 0.165 of ha or 5 or more dwellings 

8.48 The Council’s preferred tenure mix is 70:30 Rented to Shared Ownership.  In this context both 
Affordable Cost Home Ownership, as envisaged by paragraph 64 of the 2019 NPPF (minimum 
10% affordable home ownership units on larger sites) and First Homes, as envisaged in the 
Government’s Changes to the current planning system – Consultation on changes to planning 
policy and regulations (MHCLG, August 2020) have been tested.  In addition, the effect of the 
Government’s proposals around changes to the standard Shared Ownership model is 
reviewed. 

LP XX - Housing for the elderly and specialist care  

8.49 This is a general enabling policy.  The delivery of Sheltered housing and Extracare housing 
schemes has been tested. 

LP27 - Adaptable & Accessible Homes  

8.50 This policy seeks that: 

New homes must be built to meet requirement M4(2) of Part M of the Building Regulations: 
Category 2 for accessible and adaptable dwellings where practical.  

X% of dwellings on schemes involving major development being provided as wheelchair 
adaptable dwellings in accordance with the Building Regulations M4(3) standard: Category 3.  

8.51 In this context it is timely to note that the Lifetime Homes Standards have been superseded 
and the scope for councils to introduce additional standards are constrained to those within 
the optional Building Regulations.  The additional costs of the further standards (as set out in 
the draft Approved Document M amendments included at Appendix B4104) are set out below.  
The key features of the 3 level standard (as summarised in the DCLG publication Housing 
Standards Review – Final Implementation Impact Assessment (DCLG, March 2015)105, reflect 
accessibility as follows: 

• Category 1 – Dwellings which provide reasonable accessibility 

• Category 2 – Dwellings which provide enhanced accessibility and adaptability 

• Category 3 – Dwellings which are accessible and adaptable for occupants who 
use a wheelchair. 

 
 
104 https://www.gov.uk/government/publications/access-to-and-use-of-buildings-approved-document-m 
105 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/418414/15032
7_-_HSR_IA_Final_Web_Version.pdf 
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8.52 The cost of a wheelchair adaptable dwelling, based on the Wheelchair Housing Design Guide 
for a 3 bed house, is taken to be £10,111 per dwelling106.  The cost of Category 2 is taken to 
be £521107 (this compares with the £1,097 cost for the Lifetime Homes Standard).  These 
costs have been indexed108 by 14.5% to £11,577/dwelling and £597/dwelling respectively. 

8.53 These requirements have been tested. 

Community Infrastructure Levy 

8.54 BCKLWN implemented CIL from February 2017.  The current rates, having been indexed, are 
as follows. 

Table 8.3  Rates of CIL 

 Adopted CIL rate - 
2017 

Indexed CIL rate 
from 1 January 2021 

Residential development   

North East and East areas of the Borough 
(East of the Great Ouse and north of A1122/A134) 

£60m2 £69.86m2 

South and West of the Borough 
(West of the Great Ouse and south of A1122/A134, 
including Downham Market) 

£40m2 £46.57m2 

Retail development 
 

 

Supermarkets (including discount supermarkets) 
Retail warehouses 
All other retail development 

£100m2 
£100m2 
£0m2 

£116.43m2 

£116.43m2 

£0m2 

All other development £0m2 £0m2 
Source: Charging schedule | Charging schedule | Borough Council of King's Lynn & West Norfolk (west-

norfolk.gov.uk) 

8.55 These rates apply to the following CIL Zones. 

 
 
106 Paragraph 153 Housing Standards Review – Final Implementation Impact Assessment (DCLG, March 2015). 
107 Paragraph 157 Housing Standards Review – Final Implementation Impact Assessment (DCLG, March 2015). 
108 BCIS Index 1Q 2014, Q2 2020. 

https://www.west-norfolk.gov.uk/info/20201/cil_charges_and_payments/543/charging_schedule
https://www.west-norfolk.gov.uk/info/20201/cil_charges_and_payments/543/charging_schedule
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Figure 8.1  CIL Zones 

 
Source: Charging schedule | Charging schedule | Borough Council of King's Lynn & West Norfolk (west-

norfolk.gov.uk) 

https://www.west-norfolk.gov.uk/info/20201/cil_charges_and_payments/543/charging_schedule
https://www.west-norfolk.gov.uk/info/20201/cil_charges_and_payments/543/charging_schedule
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8.56 These have been included in the base appraisals as a cost.  The Council has an adopted 
Instalment Policy that is assumed to apply: 

Table 8.4  CIL Charging Schedule 

Total CIL liability Number of 
instalments 

Payment period and amount 

Residential development 

Where the chargeable amount 
is less than 
£50,000 

1 Full payment will be required within 60 days of the 
commencement date 

Where the chargeable amount 
is £50,001 - 
£250,000 

3 (over 2 
years) 

First instalment representing 25% of the 
chargeable amount will be required within 60 days 
of commencement date; and 
Second instalment representing 25% of 
chargeable amount will be required within 365 
days of the commencement date; and 
Third and final instalment representing  50% of the 
chargeable amount will be required within 730 
days of the commencement date 
But 
The full balance is payable on occupation/opening 
of the development if this is earlier than the due 
instalment dates set out above. 

Where the chargeable amount 
is between £250,001 and £1m 

4 (over 3 
years) 

First instalment representing 20% of the 
chargeable amount will be required within 60 days 
of commencement date; 
Second instalment representing 20% of the 
chargeable amount will be required within 365 
days of the commencement date; and 
Third instalment representing 20% of the 
chargeable amount will be within 548 days of the 
commencement date; and 
Fourth instalment representing 20% of the 
chargeable amount will be required within 730 
days of the commencement date; and 
Fifth and final instalment representing 20% of the 
chargeable amount will be required within 1095 
days of the commencement date. 
But: 
The full balance is payable on occupation/opening 
of the development if this is earlier than the due 
instalment dates set out above. 

Where the chargeable amount 
is over £1m 

4, but with 
the potential 
for a longer 
negotiated 

period. 

In principal, as set out above for amounts over 
£250,001, but instalments for this scale of 
development will be open to negotiation on an 
individual basis. 
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Commercial development 

Where the chargeable amount 
is less than 
£50,000; 

 Full payment will be required within 60 days of the 
commencement date 

8.57 Where the chargeable 
amount is £50,001 - 
£250,000 

2 First instalment representing 50% of the 
chargeable amount will be required within 60 days 
of the commencement date; and 
Second and final instalment representing 50% of 
the chargeable amount will be required prior to the 
opening of any part of the development 

Where the chargeable amount 
is over £250,000; 

3 (over 1 
year) 

First instalment representing 25% of the 
chargeable amount will be required within 60 days 
of the commencement date; and 
Second instalment representing 25% of the 
chargeable amount will be required within 120 
days of the commencement date; and 
Third and final instalment representing 50% of the 
chargeable amount will be required within 365 
days of the commencement date, or prior to the 
opening of any part of the development, whichever 
is sooner. 

Source: Charging schedule | Charging schedule | Borough Council of King's Lynn & West Norfolk (west-
norfolk.gov.uk) 

8.58 In this regard a local agent commented: 

It is noted that the existing CIL levels are carried forward in the modelling on the assumption 
that the CIL Charging Schedules are unchanged. This approach is challenged. With a reviewed 
viability report, this should be seeking a balance between affordable housing and other S106 
provision and CIL levels. The study should seek to ascertain a balance between affordable 
housing levels and CIL levels that makes development in the District deliverable and viable, not 
assume at this stage that CIL is an impregnable amount and as a result affordable housing 
levels and other site specific S106 costs must suffer. 

8.59 The Council is planning to review (or cancel) CIL so whilst this is noted, it is beyond our 
instructions to review CIL. 

Developer Contributions 

8.60 As set out above, BCKLWN seeks payments from developers to mitigate the impact of the 
development through improvements to the local infrastructure.  Based on discussions with the 
Council an assumption is that the main source of funding is CIL.  As set out in Chapter 7 
above, separate assumptions are used for the unconsented Strategic Sites. 

8.61 The precise level of developer contributions to provide strategic infrastructure and mitigation 
is an area of uncertainty.  We have carried out sensitivity testing in this regard. 

8.62 It is timely to consider the Norfolk County Council Planning Obligations Standards (March 
2020), although at the outset we stress that these are not sought from all sites. 

https://www.west-norfolk.gov.uk/info/20201/cil_charges_and_payments/543/charging_schedule
https://www.west-norfolk.gov.uk/info/20201/cil_charges_and_payments/543/charging_schedule
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Table 8.5  NCC Developer Contributions 

Education Standard Charge per dwelling (providing 
there is no unfilled capacity at the local 

school) (January 2013) (£) 

Early Education (2- 4) £1,360 

Infant (4 - 7) £1,809 

Junior (7 - 11) £2,131 

Primary Sector (4-11) £3,940 

High School Sector (11 - 16) £2,271 

Sixth Form (16 -18) £235 

Total £7,806 

  

Type of Library Provision  Standard Charge per dwelling (£) 

A new library and stock  To be negotiated 

Library extension and fitting out  £244 

Major Capital Project to existing library  £244 

Upgrading of existing library facilities and/or 
fitting out extension  

£75-100 

Equipment and/or stock  £75 

Fire Hydrant £843 (per 50 dwellings) 
Source:  Norfolk County Council Planning Obligations Standards (March 2020) 

8.63 As these only apply where there is a local deficit in provision in the locality of a scheme, and 
are most likely to be funded through CIL, rather than incorporate these costs into all the 
appraisals, we have carried out sensitivity testing in this regard. 
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9. Modelling 
 In the previous chapters, the general assumptions to be inputted into the development 

appraisals are set out.  In this chapter, the modelling is set out.  It is stressed that this is a 
high-level study that is seeking to capture the generality rather than the specific.  The purpose 
is to establish the cumulative impact of the policies set out in the draft Local Plan Review 
document, on development viability. 

 The approach is to model a set of development sites that are broadly representative of the 
type of development that is likely to come forward under the new Local Plan. 

Residential Development 

 The Council has provided a long list of potential allocations which have formed the basis of 
the modelling.  These sites are largely the unconsented sites from the 2016 Site Allocations 
and Development Management Policies Plan. 
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Table 9.1  Proposed Allocations 
 

Settlement Site Ref Area 
(Ha) 

Number Density 
units/ha 

Use 

KL King's Lynn E1.10 Wisbech Road 3.8 50 13.16 Green (Urban) 

KL King's Lynn E1.11 Southgates 0.2 20 100.00 Industrial 

KL West Lynn E1.15 Bankside 2.6 120 46.15 Green (Urban) 

KL King's Lynn E1.5 Boal Quay 4.1 50 12.20 Car Park 

KL King's Lynn E1.6 South of Parkway 8.8 260 29.55 Green (Urban) 

KL King's Lynn E1.8 South Quay 0.5 50 100.00 Industrial 

KL King's Lynn E1.9 Columbia Way 3.3 100 30.30 Green (Urban) 

WF Wisbech 
Fringe 

F3.1 25.3 550 21.74 Greenfield 

KRSC Upwell G104.3 (renamed A1 to 
reflect Upwell 
Neighbourhood plan 
allocation which 
extended the site 
allocation G104.3) 

1.7 20 11.76 Greenfield 

GKRSC Watlington G112.1 1.8 32 17.78 Greenfield 

RV Welney G113.1 0.25 7 28.00 Greenfield 

RV Denver G28.1 0.6 8 13.33 Greenfield 

KRSC East 
Rudham 

G31.1 0.4 10 25.00 Greenfield 

KRSC Emneth  G34.1 1.1 36 32.73 Greenfield 

GKRSC Marham G56.1 3.6 50 13.89 Greenfield 
Source: BCKLWN (November 2020)109 

   It is important to note that most of these sites have not yet come forward as they have some 
underlying challenges, that impact on their deliverability.  Both South of Parkway and 
Columbia Way are being delivered by the Council with the assistance of Homes England 
funding.  The Council will continue to intervene in the market to enable the delivery of 
challenging sites. 

 The sites of 250 units and larger have been modelled as ‘Strategic Sites’.  A set of typologies 
has been developed to be representative of the smaller allocations and windfall development. 

 In practice it is anticipated that most future development will be on smaller windfall sites, that 
are most likely to be greenfield sites. 

 
 
109 The gross site densities have been added to this table following a request made through the December 2020 
consultation (Dale Robinson, Avison Young for Northern Trust) 



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

127 

 We have based the densities used in the site modelling on the expected density that is likely 
to come forward in current market conditions.  These follow the densities used in the SHLAA 
and HELAA, including the open space assumptions and densities: 

Table 9.2  Site Density Assumptions (per net ha) 

 Density (units/ha) 

King’s Lynn (Sub-Regional Centre) 39 

Downham Market, Hunstanton and Wisbech Fringe (Main Town) 36 

Key Rural Service Centres 24 

Rural Villages 24 
Source: BCKLWN 

Table 9.3  Net / Gross Area Assumptions 

Site Size (ha) Development Ratio (Net 
Developable Area) 

< 0.4 ha 100% 

0.4 – 2 ha 90% 

>2 ha 75% 
Source: BCKLWN 

 As noted through the December 2020 consultation110, the actual densities of some sites in the 
Plan is not consistent with those from the SHLAA.  The densities shown in Table 9.1 are ‘gross’ 
being over the whole site and are based on more detailed knowledge of the sites in question.  
The figures in Tables 9.2 and 9.3 are brought together to produce a realistic number of units 
for plan-making purposes. 

 In addition to the above, whilst it is not a policy requirement, we have had regard to the housing 
mix set out in the Council’s SHMA: 

 
 
110 Dale Robinson, Avison Young for Northern Trust 
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Figure 9.1 Requirement for all new housing in King’s Lynn & West Norfolk over the 
plan period 

Tenure split 

 

Size profile 

 
 
 

 

*Discount market housing/ Starter homes figures represent potential demand rather than a requirement 
Source:  Figure 7.1 King’s Lynn & West Norfolk, Housing Needs Assessment – March 2020 

 The above information was used to develop model development assumptions.  We have set 
out the main characteristics of the modelled sites in the tables below.   

 It is important to note that the modelled sites are not actual sites.  These modelled typologies 
have been informed by the sites included in the Plan and in the SHLAA, both in terms of scale 
and location.  A proportion of the housing to come forward over the plan-period will be on 
smaller sites, therefore several smaller sites have been included.  

 Following the December 2020 consultation111 the modelling has been updated to include 
bungalows.  A higher value is attributed to bungalows.  It was also ‘suggested, the market is 
unlikely to build 2 and 3 bed semi-detached and terraced units’.  The following unit sizes were 
suggested: 

• 2 bed terraces should be assumed to 70 m²  

• 3 bed terraced units should be assumed to be 84 m²  

• 2 bed semi detached units should be assumed to be 70s m²  

• 3 bed semi detached houses should be assumed to be 90 m²  

• There should be a provision of 3 bed detached units at around 95 m² which form a 
stable house type on most new developments 

 We are a little surprised by this comment as the market is bringing such units forward: 

 
 
111 John Maxey for undisclosed ‘various developers and development interests’ 
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Table 9.4 Newbuild Homes For Sale 

Count 

Beds 1 2 3 4 5 ALL 

Detached 0 0 11 15 5 31 

Flats 0 0 0 0 0 0 

Semi-detached 0 4 9 0 0 13 

Terraced 0 1 3 3 0 7 

All 0 5 23 18 5 51 

Average Size (m2) 

Beds 1 2 3 4 5 ALL 

Detached   110.0 219.9 253.1 186.2 

Flats       

Semi-detached  63.9 113.4   98.2 

Terraced  92.0 135.4 185.7  150.7 

All  69.5 114.6 214.2 253.1 158.9 
Source: Survey of newbuild homes for sale (December 2020) 

Table 9.5 Newbuild Sales. Average size (m2) 

 Count m2 

Detached 184 120.13 

Flats 22 60.64 

Semi-detached 173 87.21 

Terraced 109 88.06 

All 488 98.61 
Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 

and database 2020. This data is licensed under the Open Government Licence v3.0. 

 Whilst this is a relatively small number of units, this data does show that, with the exception 2 
bedroom semi-detached homes, almost all new homes are well above the NDSS. 

 The details of the larger sites are set out in the following table: 
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Table 9.6 BCKLWN Large Sites 

Site Details Notes  

Boal Quay KL2 Units 50 Brownfield site with river frontage.  Assume mainly 
flatted development.  No open space allowed. 
Allow for raised floors and additional works. 
Estimated s106 payments of £105,684. 

King’s Lynn Area (Gross ha) 4.1ha 

 Density (units/ha) 85 

South of Parkway KL3 Units 260 Playing fields in King’s Lynn.  Mix of family housing 
and flats in higher density development.  25% 
openspace to give net developable area of 6.6ha. 
Estimated s106 payments of £2,734,576. 

King’s Lynn Area (Gross ha) 8.8ha 

 Density (units/ha) 30 

Wisbech Fringe  Units 550 This site is assumed to accommodate 550 units, 
when being developed with an adjacent allocation 
from the Fenland Local Plan. 
Assume 25% open space, 19ha net developable. 
A master plan for the whole site is required 
Mix of family housing 
Estimated s106 payments of £4,616,000. 

Wisbech Area (Gross ha) 25.3 

 Density (units/ha) 21.74 

Source: HDH / BCKLWN (September 2015) Note density calculated on gross area 

 The details of the typologies are summarised in the following table: 
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Table 9.7  Summary of Modelled Sites 

 
Source: HDH (December 2020) (PRS = Private Rented Sector – being modelled as Built to Rent) 
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Older People’s Housing 

 A private Sheltered/retirement and an Extracare scheme have been modelled, each on a 
0.5ha site as follows. 

a. A private Sheltered/retirement scheme of 30 x 1 bed units of 50m2 and 30 x 2 bed units 
of 75m2 to give a net saleable area of 3,750m2.  We have assumed a further 20% non-
saleable service and common areas to give a scheme GIA of 4,500m2. 

b. An Extracare scheme of 36 x 1 bed units of 65m2 and 24 x 2 bed units of 80m2 to give 
a net saleable area of 4,260m2.  We have assumed a further 30% non-saleable service 
and common areas to give a scheme GIA of 5,538m2. 

Employment Uses  

 The Council is planning to allocate Strategic Employment Sites.  These sites will not be 
modelled individually, rather the type of development that they are most likely to deliver is 
modelled. 

 In line with the CIL Regulations, we have only assessed developments of over 100m2.  There 
are other types of development (such as petrol filling stations and garden centres etc).  We 
have not included these in this high-level study due to the great diversity of project that may 
arise. 

 For this study, we have assessed a number of development types.  We have based our 
modelling on the following development types: 

a. Offices.  These are more than 250m2, will be of steel frame construction, be over 
several floors and will be located on larger business parks.  Typical larger units are 
around 2,000m2 – we will use this as the basis of our modelling.  

We have made assumptions about the site coverage and density of development on 
the sites.  We have assumed 50% coverage on the office sites in the urban situation 
and 25% elsewhere.  We assumed two storey construction in the business park 
situation, and three-storey construction in the urban situation.   

b. Large Industrial.  Modern industrial units of over 4,000m2.  There is little new space 
being constructed.  This is used as the basis of the modelling.  We have assumed 40% 
coverage which is based on the single storey construction. 

c. Small Industrial.  Modern industrial units of 400m2.  We have assumed 40% coverage 
which is based on the single storey construction. 

 We have not looked at the plethora of other types of commercial and employment 
development beyond office and industrial/storage uses in this study. 
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10. Residential Appraisals 
 At the start of this chapter it is important to stress that the results of the appraisals do not, in 

themselves, determine policy.  The results of this study are one of a number of factors that 
BCKLWN will consider, including the track record in delivering affordable housing and 
collecting payments under s106. 

 The appraisals use the residual valuation approach, they assess the value of a site after taking 
into account the costs of development, the likely income from sales and/or rents and a 
developers’ return.  The Residual Value represents the maximum bid for the site where the 
payment is made in a single tranche on the acquisition of a site.  In order for the proposed 
development to be viable, it is necessary for this Residual Value to exceed the EUV by a 
satisfactory margin, being the Benchmark Land Value (BLV). 

 Several sets of appraisals have been run based on the assumptions provided in the previous 
chapters of this report, including the affordable housing requirement and developer 
contributions.  Development appraisals are sensitive to changes in price, so appraisals have 
been run with various changes in the cost of construction and an increase and decrease in 
prices.  

 As set out above, for each development type the Residual Value is calculated.  The results 
are set out and presented for each site and per gross hectare to allow comparison between 
sites.   In the tables in this chapter, the results are colour coded using a traffic light system: 

a. Green Viable – where the Residual Value per hectare exceeds the BLV per hectare 
(being the EUV plus the appropriate uplift to provide a landowners’ premium). 

b. Amber Marginal – where the Residual Value per hectare exceeds the EUV but not the 
BLV per hectare.  These sites should not be considered as viable when 
measured against the test set out – however, depending on the nature of the 
site and the owner, they may come forward. 

c. Red Non-viable – where the Residual Value does not exceed the EUV. 

 A report of this type applies relatively simple assumptions that are broadly reflective of an area 
to make an assessment of viability.  The fact that a site is shown as viable does not necessarily 
mean that it will come forward and vice versa.  An important part of any final consideration of 
viability will be relating the results of this study to what is actually happening on the ground in 
terms of development. 

Base Appraisals 

 A set of draft results were presented in the pre-consultation draft and several consultees made 
comments on the results.  These are not responded to as the assumptions for the appraisals 
have been substantially altered to reflect to comments made through the consultation. 
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 The initial appraisals are based on the full policy-on scenario with all the policy requirements, 
unless stated, being following assumptions. 

a. Affordable Housing 20% / 15% on sites of 4 and larger (Intermediate Housing 
30%, Affordable Rent 70%). 

b. Design 50% Accessible and Adaptable – Category 2 

Water efficiency 

10% Biodiversity Net Gain 

Openspace facilities 

Future Homes Standard Option 2. 

c. Developer Contributions CIL – as per Charging Schedule (£69.89/m2 /£46.57/m2 
/£0/m2) 

s106 – Strategic Sites as estimated. 

 The base appraisals are included in Appendix 14. 
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Table 10.1a  Residential Typologies, – Residual Values 
North East and East  

 
Source: HDH (February 2021) 
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Table 10.1b  Residential Typologies, – Residual Values 
West of King’s Lynn, Downham Market, A10 Corridor 

 
Source: HDH (February 2021) 
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Table 10.1c  Residential Typologies, – Residual Values 
King’s Lynn 

 
Source: HDH (February 2021) 
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Table 10.1d  Residential Typologies, – Residual Values 
Wisbech Fringe 

 
Source: HDH (February 2021) 

 The results vary across the typologies and Strategic Sites, although this is largely due to the 
different assumptions around the nature of each typology.  The higher density sites generally 
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have higher Residual Values, and additional costs associated with brownfield sites result in 
lower values. 

 The Residual Value is not an indication of viability by itself, simply being the maximum price a 
developer may bid for a parcel of land, and still make an adequate return.  In the following 
tables the Residual Value is compared with the BLV.  The Benchmark Land Value being an 
amount over and above the Existing Use Value that is sufficient to provide the willing 
landowner with a premium, and induce them to sell the land for development as set out in 
Chapter 6 above. 

Table 10.2a  Residual Value v BLV 
North East and East 

      Existing 
Use Value 

Benchmark 
Land Value 

Residual 
Value 

Site 1 Greenfield 150 North 25,000 325,000 837,833 

Site 2 Greenfield 100 North 25,000 325,000 846,121 

Site 3 Medium Green 80 North 25,000 325,000 885,872 

Site 4 Medium Green 40 North 25,000 325,000 965,087 

Site 5 Medium Green 20 North 50,000 350,000 1,119,673 

Site 6 Medium Green 20 LD North 50,000 350,000 760,744 

Site 7 Small Green 12 North 50,000 350,000 1,649,913 

Site 8 Small Green 8 North 50,000 350,000 1,615,009 

Site 9 Small 6 North 50,000 350,000 1,517,902 

Site 10 Small 3 North 50,000 350,000 2,284,053 

Site 11 PDL 100 North 450,000 540,000 832,259 

Site 12 PDL 50 North 450,000 540,000 953,114 

Site 13 PDL 20 North 450,000 540,000 937,732 

Site 14 PDL 14 North 450,000 540,000 1,227,878 

Site 15 PDL 10 North 450,000 540,000 1,290,111 

Site 16 PDL 7 North 450,000 540,000 1,653,330 

Site 17 PDL 3 North 450,000 540,000 1,772,613 

Site 18 PDL 50 HD North 450,000 540,000 269,505 

Site 19 PDL 20 HD North 450,000 540,000 266,651 

Site 20 PDL 12 HD North 450,000 540,000 314,566 

Site 21 PRS 50 North 450,000 540,000 531,422 

Site 22 PRS 50 HD North 450,000 540,000 -558,680 

Site 23 PRS 20 HD North 450,000 540,000 -750,338 
Source: HDH (February 2021) 
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Table 10.2b  Residual Value v BLV 
West of King’s Lynn, Downham Market, A10 Corridor 

      Existing 
Use Value 

Benchmark 
Land Value 

Residual 
Value 

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 399,932 

Site 2 Greenfield 100 A10 Corridor 25,000 325,000 395,834 

Site 3 Medium Green 80 A10 Corridor 25,000 325,000 426,647 

Site 4 Medium Green 40 A10 Corridor 25,000 325,000 460,801 

Site 5 Medium Green 20 A10 Corridor 50,000 350,000 612,509 

Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 305,125 

Site 7 Small Green 12 A10 Corridor 50,000 350,000 828,542 

Site 8 Small Green 8 A10 Corridor 50,000 350,000 786,516 

Site 9 Small 6 A10 Corridor 50,000 350,000 821,245 

Site 10 Small 3 A10 Corridor 50,000 350,000 1,320,968 

Site 11 PDL 100 A10 Corridor 450,000 540,000 -23,384 

Site 12 PDL 50 A10 Corridor 450,000 540,000 -1,012 

Site 13 PDL 20 A10 Corridor 450,000 540,000 -40,524 

Site 14 PDL 14 A10 Corridor 450,000 540,000 286,071 

Site 15 PDL 10 A10 Corridor 450,000 540,000 273,761 

Site 16 PDL 7 A10 Corridor 450,000 540,000 609,706 

Site 17 PDL 3 A10 Corridor 450,000 540,000 850,053 

Site 18 PDL 50 HD A10 Corridor 450,000 540,000 -640,486 

Site 19 PDL 20 HD A10 Corridor 450,000 540,000 -749,412 

Site 20 PDL 12 HD A10 Corridor 450,000 540,000 -702,956 

Site 21 PRS 50 A10 Corridor 450,000 540,000 439,197 

Site 22 PRS 50 HD A10 Corridor 450,000 540,000 -685,903 

Site 23 PRS 20 HD A10 Corridor 450,000 540,000 -912,674 
Source: HDH (February 2021) 
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Table 10.2c  Residual Value v BLV 
King’s Lynn 

      Existing 
Use Value 

Benchmark 
Land Value 

Residual 
Value 

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 427,762 

Site 2 Greenfield 100 Kings Lynn 25,000 325,000 421,881 

Site 3 Medium Green 80 Kings Lynn 25,000 325,000 454,495 

Site 4 Medium Green 40 Kings Lynn 25,000 325,000 491,364 

Site 5 Medium Green 20 Kings Lynn 50,000 350,000 633,116 

Site 6 Medium Green 20 LD Kings Lynn 50,000 350,000 332,013 

Site 7 Small Green 12 Kings Lynn 50,000 350,000 857,461 

Site 8 Small Green 8 Kings Lynn 50,000 350,000 822,081 

Site 9 Small 6 Kings Lynn 50,000 350,000 851,435 

Site 10 Small 3 Kings Lynn 50,000 350,000 1,207,389 

Site 11 PDL 100 Kings Lynn 450,000 540,000 72,252 

Site 12 PDL 50 Kings Lynn 450,000 540,000 99,977 

Site 13 PDL 20 Kings Lynn 450,000 540,000 61,759 

Site 14 PDL 14 Kings Lynn 450,000 540,000 385,585 

Site 15 PDL 10 Kings Lynn 450,000 540,000 397,239 

Site 16 PDL 7 Kings Lynn 450,000 540,000 604,631 

Site 17 PDL 3 Kings Lynn 450,000 540,000 837,823 

Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -728,285 

Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -846,809 

Site 20 PDL 12 HD Kings Lynn 450,000 540,000 -796,266 

Site 21 PRS 50 Kings Lynn 450,000 540,000 746,047 

Site 22 PRS 50 HD Kings Lynn 450,000 540,000 -318,367 

Site 23 PRS 20 HD Kings Lynn 450,000 540,000 -443,698 

Site 25 Boal Quay Kings Lynn 400,000 480,000 2,293,690 

Site 26 South of Parkway King's Lynn 400,000 480,000 820,041 
Source: HDH (February 2021) 
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Table 10.2d  Residual Value v BLV 
Wisbech Fringe 

      Existing 
Use Value 

Benchmark 
Land Value 

Residual 
Value 

Site 1 Greenfield 150 West 25,000 325,000 36,368 

Site 2 Greenfield 100 West 25,000 325,000 21,738 

Site 3 Medium Green 80 West 25,000 325,000 46,368 

Site 4 Medium Green 40 West 25,000 325,000 38,223 

Site 5 Medium Green 20 West 50,000 350,000 181,457 

Site 6 Medium Green 20 LD West 50,000 350,000 -87,914 

Site 7 Small Green 12 West 50,000 350,000 277,163 

Site 8 Small Green 8 West 50,000 350,000 224,116 

Site 9 Small 6 West 50,000 350,000 348,339 

Site 10 Small 3 West 50,000 350,000 659,340 

Site 11 PDL 100 West 450,000 540,000 -182,628 

Site 12 PDL 50 West 450,000 540,000 -178,143 

Site 13 PDL 20 West 450,000 540,000 -220,055 

Site 14 PDL 14 West 450,000 540,000 110,337 

Site 15 PDL 10 West 450,000 540,000 46,738 

Site 16 PDL 7 West 450,000 540,000 368,013 

Site 17 PDL 3 West 450,000 540,000 639,980 

Site 18 PDL 50 HD West 450,000 540,000 -1,034,077 

Site 19 PDL 20 HD West 450,000 540,000 -1,186,477 

Site 20 PDL 12 HD West 450,000 540,000 -1,143,197 

Site 21 PRS 50 West 450,000 540,000 439,197 

Site 22 PRS 50 HD West 450,000 540,000 -685,903 

Site 23 PRS 20 HD West 450,000 540,000 -912,674 

Site 24 Wisbech Fringe Wisbech 25,000 325,000 48,712 
Source: HDH (February 2021) 

 The above appraisals indicate the difference across the areas and in particular between green 
and brownfield sites.  Before considering these, it is necessary to consider the costs of each 
policy and then the cumulative cost. 

 The above tables set out all the results for all the typologies for completeness.  In the remaining 
tables in this report, only the relevant typologies are presented for each area. 
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Table 10.3  Distribution of Expected Development - Units 

    

North East 
and East 

West of 
King’s Lynn, 

Downham 
Market, A10 

corridor 

Wisbech 
Fringe 

Kings’ Lynn 

Site 1 Greenfield 150  500  2,038 

Site 2 Greenfield 100 260 280 234 200 

Site 3 Medium Green 80    378 

Site 4 Medium Green 40 454 272 186 232 

Site 5 Medium Green 20 172 102 72  

Site 6 Medium Green 20 LD 242 404   

Site 7 Small Green 12 206 114   

Site 8 Small Green 8 136 212 36 20 

Site 9 Small 6 50 26  26 

Site 10 Small 3 265 304 15 11 

Site 11 PDL 100    240 

Site 12 PDL 50  152  100 

Site 13 PDL 20  48 48 80 

Site 14 PDL 14 32 38   

Site 15 PDL 10  20  20 

Site 16 PDL 7 60 48 16 30 

Site 17 PDL 3 216 264 58 196 

Site 18 PDL 50 HD    100 

Site 19 PDL 20 HD 66   40 

Site 20 PDL 12 HD     

Site 21 PRS 50     

Site 22 PRS 50 HD     

Site 23 PRS 20 HD     

Site 24 Wisbech Fringe   1,100  

Site 25 Boal Quay    100 

Site 26 South of Parkway    520 

    2,159 2,784 1,765 4,331 
Source: BCKLWN (February 2021) 
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Table 10.4  Distribution of Expected Development - % 

    

North East 
and East 

West of 
King’s Lynn, 

Downham 
Market, A10 

corridor 

Wisbech 
Fringe 

Kings’ Lynn 

Site 1 Greenfield 150  4.53%  18.46% 

Site 2 Greenfield 100 2.36% 2.54% 2.12% 1.81% 

Site 3 Medium Green 80    3.42% 

Site 4 Medium Green 40 4.11% 2.46% 1.68% 2.10% 

Site 5 Medium Green 20 1.56% 0.92% 0.65%  

Site 6 Medium Green 20 LD 2.19% 3.66%   

Site 7 Small Green 12 1.87% 1.03%   

Site 8 Small Green 8 1.23% 1.92% 0.33% 0.18% 

Site 9 Small 6 0.45% 0.24%  0.24% 

Site 10 Small 3 2.40% 2.75% 0.14% 0.10% 

Site 11 PDL 100    2.17% 

Site 12 PDL 50  1.38%  0.91% 

Site 13 PDL 20  0.43% 0.43% 0.72% 

Site 14 PDL 14 0.29% 0.34%   

Site 15 PDL 10  0.18%  0.18% 

Site 16 PDL 7 0.54% 0.43% 0.14% 0.27% 

Site 17 PDL 3 1.96% 2.39% 0.53% 1.78% 

Site 18 PDL 50 HD    0.91% 

Site 19 PDL 20 HD 0.60%   0.36% 

Site 20 PDL 12 HD     

Site 21 PRS 50     

Site 22 PRS 50 HD     

Site 23 PRS 20 HD     

Site 24 Wisbech Fringe   9.96%  

Site 25 Boal Quay    0.91% 

Site 26 South of Parkway    4.71% 

  19.56% 25.22% 15.99% 39.23% 
Source: BCKLWN (February 2021) 

 Following the consultation, a range of further policy options were tested: 
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Cost of Individual Policies 

 Each policy requirement that adds to the cost of development results in a reduction of the 
Residual Value.  This results in the developer being able to pay the landowner less for the 
land.  A set of appraisals has been run with each individual policy requirement. 

Table 10.5a  Cost of Individual Policies in £/ha 
North East and East 

  Greenfield Brownfield All 

Water 158 204 173 

Biodiversity Net Gain 21,402 28,660 23,822 

FHS 2 90,798 121,588 101,062 

FHS2 +Merton 10% 123,227 165,012 137,155 

FHS2 +Merton 20% 155,655 208,437 173,249 

EV Charging 27,864 36,061 30,596 

District Heating 71,421 92,431 78,424 

A&A Pt2M 50% 8,543 11,056 9,381 

A&A Pt2M 100% 17,086 22,113 18,762 

A&A 90% + 10% 48,420 62,664 53,168 

Open Space Facilities 12,155 14,167 12,826 
Source: HDH (February 2021) 

Table 10.5b  Cost of Individual Policies in £/ha 
West of King’s Lynn, Downham Market, A10 Corridor 

  Greenfield Brownfield All 

Water 161 211 181 

Biodiversity Net Gain 21,804 27,943 24,259 

FHS 2 92,500 118,544 102,918 

FHS2 +Merton 10% 125,536 160,939 139,697 

FHS2 +Merton 20% 158,618 203,522 176,580 

EV Charging 28,390 37,267 31,941 

District Heating 72,769 95,523 81,870 

A&A Pt2M 50% 8,704 11,426 9,793 

A&A Pt2M 100% 17,409 22,852 19,586 

A&A 90% + 10% 49,334 64,760 55,504 

Open Space Facilities 12,692 8,589 11,051 
Source: HDH (February 2021) 
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Table 10.5c  Cost of Individual Policies in £/ha 
King’s Lynn 

  Greenfield Brownfield All 

Water 155 207 187 

Biodiversity Net Gain 20,905 30,098 26,523 

FHS 2 88,837 127,949 112,739 

FHS2 +Merton 10% 120,641 173,715 153,075 

FHS2 +Merton 20% 152,445 219,579 193,471 

EV Charging 27,386 36,652 33,049 

District Heating 70,276 94,079 84,822 

A&A Pt2M 50% 8,397 11,238 10,133 

A&A Pt2M 100% 16,793 22,476 20,266 

A&A 90% + 10% 47,590 63,731 57,454 

Open Space Facilities 11,058 23,737 18,806 
Source: HDH (February 2021) 

Table 10.5d  Cost of Individual Policies in £/ha 
Wisbech Fringe 

  Greenfield Brownfield All 

Water 166 220 184 

Biodiversity Net Gain 166 209 182 

FHS 2 22,489 27,647 24,423 

FHS2 +Merton 10% 95,850 117,815 104,087 

FHS2 +Merton 20% 130,131 160,237 141,421 

EV Charging 29,360 37,080 32,255 

District Heating 75,470 95,194 82,866 

A&A Pt2M 50% 8,983 11,317 9,858 

A&A Pt2M 100% 17,965 22,701 19,741 

A&A 90% + 10% 51,121 64,506 56,140 

Open Space Facilities 14,155 12,296 13,458 
Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 

 The cost of some requirements such as the increased water standard or 50% of the homes to 
be built to the Accessible and Adaptable Standard (Part M2) is modest, at about than 
£10,000/ha.  The costs of other requirements are very much more.  The higher density 
typologies, which are the brownfield typologies, are subject to a greater impact of each policy 
than the lower density, greenfield typologies. 

 When considering the policies to be included in the new Local Plan, the cumulative cost is the 
important factor. 
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Cumulative Cost of Policies 

 For illustrative purposes, further sets of appraisals have been run, with different combinations 
of policies.  These results have been used as part of the iterative process of refining policy 
recommendations, in discussion with the Council. 

Table 10.6a  Cumulative Impact of Policies as £/ha 
North East and East 

  Greenfield Brownfield All 

Water, BNG, FHS2 112,359 150,452 125,057 

+ A&A Pt2M 50% 120,902 161,509 134,437 

+ A&A Pt2M 100% 129,445 172,565 143,818 

+ A&A 90% + 10% 160,779 213,116 178,225 

+ Merton 10% 232,159 305,588 256,635 

+ Merton 20% 265,047 349,439 293,178 

+ EV Charging 293,307 385,855 324,156 

+ District Heating 365,744 479,220 403,569 

+ Open Space Facilities 378,023 493,525 416,524 
Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 

Table 10.6b  Cumulative Impact of Policies as £/ha 
West of King’s Lynn, Downham Market, A10 Corridor 

  Greenfield Brownfield All 

Water, BNG, FHS2 114,464 146,698 127,358 

+ A&A Pt2M 50% 123,169 158,164 137,167 

+ A&A Pt2M 100% 131,873 169,656 146,986 

+ A&A 90% + 10% 163,860 211,804 183,037 

+ Merton 10% 236,728 304,454 263,819 

+ Merton 20% 270,183 347,769 301,218 

+ EV Charging 298,975 385,924 333,754 

+ District Heating 372,908 483,830 417,277 

+ Open Space Facilities 385,729 492,807 428,560 
Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 
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Table 10.6c  Cumulative Impact of Policies as £/ha 
King’s Lynn 

  Greenfield Brownfield All 

Water, BNG, FHS2 103,535 151,678 132,956 

+ A&A Pt2M 50% 111,464 162,713 142,783 

+ A&A Pt2M 100% 119,393 173,763 152,619 

+ A&A 90% + 10% 148,474 214,336 188,723 

+ Merton 10% 214,697 308,299 271,898 

+ Merton 20% 244,942 352,731 310,813 

+ EV Charging 271,063 389,365 343,359 

+ District Heating 338,127 483,462 426,943 

+ Open Space Facilities 351,749 502,221 443,704 
Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 

Table 10.6d  Cumulative Impact of Policies as £/ha 
Wisbech Fringe 

  Greenfield Brownfield All 

Water, BNG, FHS2 118,642 146,026 128,911 

+ A&A Pt2M 50% 127,686 157,527 138,877 

+ A&A Pt2M 100% 136,730 169,029 148,842 

+ A&A 90% + 10% 169,900 211,214 185,393 

+ Merton 10% 245,143 303,435 267,003 

+ Merton 20% 279,768 346,549 304,810 

+ EV Charging 309,560 384,671 337,726 

+ District Heating 386,176 482,385 422,254 

+ Open Space Facilities 400,474 495,414 436,076 
Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 

 When considered against a BLV assumption of £350,000/ha or so, it is evident that, when the 
full list of the Council’s policy aspirations are considered, the impact is significant at over 
£450,000/ha. 

 The above analysis does not consider either affordable housing or developer contributions, 
both of which are a requirement for a sound Local Plan.  These are considered below with two 
sets of further appraisals being run with higher and lower policy requirements: 

a. Higher Policy Requirements. 

 Additional Water Standard 

 10% Biodiversity Net Gain 

 Future Homes Standard 2 +20% Merton Rule 
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 Climate Statement, A&A PtM2 90% / PtM3 10% 

 CIL 

b. Lower Policy Requirements 

 Additional Water Standard 

 10% Biodiversity Net Gain 

 Future Homes Standard 2 

 50% of dwellings to Accessible and Adaptable Standard (Part M2) 

 CIL 

Impact of Developer Contributions 

 The national approach to developer contributions is under review at the time of this report, as 
set out in Chapter 2 above.  It is however clear that strategic infrastructure and mitigation 
measures must be funded in order to make development acceptable.  Under the current 
system developer contributions may be secured through the s106/s278 regimes or through 
CIL.  The Council has adopted CIL and the principal mechanism to secure infrastructure 
funding.  Initially the overall scope for developer contributions is considered under both the 
higher and lower policy requirements.  The appraisal results are set out in Appendix 15 below. 

 The results show that a £2,000 per unit increase in developer contributions, on average across 
the typologies, leads to a fall in the Residual Value of a little under £60,000/ha, although this 
does vary across the typologies (largely being a factor of the density assumptions).  The 
significance of this is that for each £2,000 increase in the overall developer contributions, the 
developer can affordable to pay the landowner about £60,000/ha less. 

 Without affordable housing, most greenfield development can bear at least £25,000/unit in 
developer contributions, other than in the West of the Borough where the capacity is somewhat 
less, as a result of the lower values.   

 Without affordable housing, brownfield development can bear significant levels of developer 
contributions in the higher value Northeast and Eastern areas but elsewhere the capacity is 
limited.  This is a result of the lower values in these areas and the higher costs associated 
with the development of brownfield sites. 

Standardised Infrastructure Tariff 

 As set out in Chapter 2 above, as this report was being concluded the Government published 
White Paper: Planning for the Future (MHCLG, August 2020) as various supporting 
documents.  The key proposals are: 

Proposal 19: The Community Infrastructure Levy should be reformed to be charged as a fixed 
proportion of the development value above a threshold, with a mandatory nationally- set rate 
or rates and the current system of planning obligations abolished. 

Proposal 21: The reformed Infrastructure Levy should deliver affordable housing provision. 
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 A further set of appraisals have been run, based on the Higher Policy requirements, both with 
and without affordable housing.  The developer contributions are calculated as a proportion of 
the Gross Development Value (GDV).  The results are included in Appendix 16 below. 

 The brownfield sites have less capacity to bear an infrastructure tariff than greenfield sites. 

Table 10.7  Maximum ‘Standardised’ Infrastructure Tariff at Varied Affordable 
Housing – as a Percentage of GDV  

  Affordable % 

  0% 15% 20% 

North East and East Greenfield 15% - 10% 

Brownfield 10% - 8& 

KL Villages and A10 
Corridor 

Greenfield 6% - 2% 

Brownfield 2% -  

King’s Lynn Greenfield 4%  - 

Brownfield   - 

Wisbech Fringe Greenfield 2%  - 

Brownfield   - 
Source: HDH (February 2021) 

 The above analysis should be given limited weight as the outcome of the Government’s 
consultation is not yet known. 

Impact of Affordable Housing 

 The Council has identified a need for affordable housing.  A range of options have been tested, 
including the overall requirement for affordable housing, the impact of Affordable Home 
Ownership, the impact of Starter Homes and the impact of different tenure mixes. 

Overall Requirements for Affordable Housing 

 Appendix 17 includes the appraisal results with varied levels of affordable housing, but not 
other policy requirements.  This analysis is based on the Councils preferred 70% Affordable 
Rent, 30% Intermediate Housing tenure mix. 

 The results show that a 5% increase in amount of affordable housing, on average across the 
typologies, leads to a fall in the Residual Value of about £105,000/ha, although this does vary 
across the typologies (largely being a factor of the density assumptions) and the areas. 
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Table 10.8  Impact of Varied Affordable Housing 
Average Fall in Residual Value (£/ha), Across Typologies, per 5% Increase in Affordable 

Housing 

  Greenfield Brownfield All 

North East and East 135,403 148,511 138,316 

KL Villages and A10 Corridor 104,569 108,301 105,813 

King’s Lynn 88,868 89,751 89,276 

Wisbech Fringe 82,500 93,107 84,621 
Source: HDH (February 2021) 

 The significance of this is that for each 5% increase in amount of affordable housing the 
developer can affordable to pay the landowner about £105,000/ha less. 

 The tenure of affordable housing is also has an impact on the results. 

Impact of Varied Tenure Mixes 

 The above analysis is based on the Council’s preferred 70% Affordable Rent, 30% 
Intermediate Housing tenure mix.  Appendix 18 includes the appraisal results for the Higher 
Policy requirements, with varied affordable housing mixes.  These have been run at 20% 
affordable housing and the results vary depending on the level of affordable housing sought, 
as well as the area and the nature of the site. 

Table 10.9  Impact of Affordable Rent v Social Rent at 20% Affordable 
Average Fall in Residual Value (£/ha), Across Typologies 

  Greenfield Brownfield 

North East and East 46,422 58,819 

KL Villages and A10 Corridor 46,285 59,243 

King’s Lynn 45,257 58,563 

Wisbech Fringe 47,562 60,857 
Source: HDH (February 2021) 

 Where the affordable housing for rent is sought as Social Rent rather than Affordable Rent the 
Residual Value is less.  The above table summarise the appraisal results.  At 20% affordable 
housing, the Residual Value is about £52,000/ha less where the affordable housing is for rent 
is Social Rent rather than Affordable Rent.  If the Council were to require affordable housing 
to be provided as Social Rent, this would have an adverse impact on viability.  Having 
discussed this with the Council, through the iterative viability process, it is understood that it 
will continue to be flexible in this regard. 

 The mix of affordable housing for rent / shared ownership also impacts on viability.  At 20% 
affordable housing, a 10% increase in the level of Affordable Rent (for example from 80%:20% 
mix to 70%;30% mix) results in a fall in the Residual Value of a little under £13,3000/ha. 
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 When it comes to the decision-making process and determining planning applications, on sites 
where viability is challenging, it is recommended that consideration is given to adjusting the 
affordable housing mix as this can have a marked impact on the value of a site. 

Impact of 10% Affordable Home Ownership 

 As set out in Chapter 2 above, the 2019 NPPF (paragraph 64) sets out a policy for a minimum 
of 10% Affordable Home Ownership units on larger sites.  This has been tested with a further 
set of appraisals as set out in Appendix 19.  In these the first 10% of the housing on the site 
is assumed to be Intermediate Housing sold at 65% of market value.  The Government’s 
consultation112 in January 2021, amongst other things, clarified that that the 10% relates to all 
the homes on a site rather than being 10% of the affordable housing. 

 When considering the results, it is necessary to appreciate that with a 30% affordable housing 
requirement, 10% Affordable Home Ownership would be a 66.6% / 33.3% mix, and with a 
20% affordable housing requirement, 10% Affordable Home Ownership would be a 50% / 50% 
mix.  

 When compared at both 10% and 20% affordable housing the results with 10% Affordable 
Home Ownership are broadly similar to those based on the 70% / 30% affordable mix.   

Impact of First Homes 

 In February 2020, the Government launched a consultation on First Homes.  The 
Government’s Changes to the current planning system – Consultation on changes to planning 
policy and regulations (MHCLG, August 2020) has provided some clarity in this regard.  A 
further set of appraisals has been run at 10%, 20%, and 30% affordable housing, where 25% 
of the affordable housing is as a First Home.  The consequence of seeking First Homes to be 
delivered with a greater discount than the minimum 30% discount is tested.  Appendix 20 
includes the appraisal results.  

 The consequence of seeking the First Homes to be sold at a greater discount than 30% is 
significant.  Based on a 20% affordable housing target, each 10% increase in the discount (i.e. 
from 30% to 40% or 40% to 50%) results in a fall in the Residual Value of about £19,500/ha. 

Affordable Housing v Developer Contributions 

 The critical balance in the plan-making process is the balance between affordable housing 
and developer contributions.  A further set of appraisals has been run with varied levels of 
developer contribution at different levels of affordable housing.   

 Appendix 21 includes the appraisal results for both the Lower and the Higher Policy 
requirements, with varied affordable housing and varied levels of developer contributions, 

 
 
112 29th January 2021. NPPF draft for consultation (publishing.service.gov.uk) 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/957295/Draft_NPPF_for_consultation.pdf


Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

153 

where of the affordable housing is provided as 70% Affordable Rent and 30% Affordable Home 
Ownership.   

 Rather than discussing these results here, they are considered under the recommendations 
below. 

Policy Recommendations 

 Having discussed the emerging results with the Council, the following factors have been taken 
into account. 

a. It is necessary to take a high-level approach and derive a relatively simple policy 
framework.  It is accepted that values do vary within the price zones used, however 
there is insufficient robust data to disaggregate the values further, in a robust way. 

b. That it should be assumed that the following national requirements are introduced and 
will apply. 

• 10% Biodiversity Net Gain is a requirement as per the Environment Bill that is 
currently before Parliament. 

• That the extra standards under the Future Homes Standard Option 2 (i.e. 31% 
CO2 saving) apply. 

• The additional standard for water usage is a requirement. 

c. The requirements of an aging population mean that Accessible and Adaptable housing 
is required. 

d. The Council’s principal source of funding infrastructure and mitigation measures is CIL.  
The Council is not reviewing CIL now so CIL is assumed to apply at the current rates.  
The Strategic Sites are assumed to make additional contributions as set out in Chapter 
7 above. 

e. In terms of allocations, the remaining unconsented sites that are being carried forward 
from the adopted Local Plan are those few that are not yet consented.  On the whole, 
this is because they are subject to challenges that are frustrating their delivery.  The 
Council believes that these can be overcome, and this is evidenced through the direct 
interventions it (i.e. the Council) is making in the market and working with Homes 
England, to bring sites forward.  The vast majority of new development under the new 
Local Plan will be on small sites, rather than larger allocations. 

 The results earlier in this chapter show that development is unlikely to be able to bear all the 
Council’s policy aspirations.  With this in mind, and having discussed this with the Council, 
through an iterative process, a final set of appraisals has been run based on a reduced policy 
requirement, with limited standards over and above national standards and in terms of Part M 
of Building Regulations: 

a. Affordable Housing 20% / 15% on sites of 4 and larger (Intermediate Housing 
30%, Affordable Rent 70%). 
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b. Design 50% Accessible and Adaptable – Category 2. 

Water efficiency. 

10% Biodiversity Net Gain. 

Future Homes Standard Option 2. 

c. Developer Contributions CIL – as indexed and as per the adopted CIL Charging 
Schedule (£69.89/m2 /£46.57/m2 /£0/m2). 

 For the Strategic Sites, an allowance is made for strategic infrastructure costs as follows: 

Table 10.10  Developer Contribution Assumptions 

Settlement Site Ref Number Infrastructure £/unit 

Wisbech Fringe F3.1 550 £4,615,832 £8,392 

King's Lynn E1.5 Boal Quay 50 £105,684 £2,114 

King's Lynn E1.6 South of Parkway 260 £104,222 £401 
Source: Table 7.3 King’s Lynn and West Norfolk Borough Council, CIL - Post PDCS Viability Update (HDH, 

January 2016) 

 These requirements to not include additional environmental requirements (for example the 
Merton Rule).  A further set of appraisals have been run based on the above recommendation. 
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Table 10.11  Residual Value v BLV 
Recommended Policies 

 
Source: HDH (March 2021) 

 On this basis most development is shown as viable so the Council can be confident that the 
emerging Plan will be deliverable.  Having said this, whilst brownfield sites are coming forward 
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they are generally shown as being unviable so the Council must be cautious in relying on 
these to deliver its housing requirements, and only count on such sites where there is a high 
likely hood of delivery, for example where there is a recent planning consent113. 

 Through the appraisals the typologies representing Built to Rent Development are shown as 
being unviable.  These are however coming forward.  In part this is because of the different 
priorities of the developers.  The PPG anticipates, at paragraph 10-007-20190509, that the 
viability of such schemes, and the requirements to bear developer contributions, may be 
considered at the development management stage of the planning process. 

Where up-to-date policies have set out the contributions expected from development, planning 
applications that fully comply with them should be assumed to be viable. It is up to the applicant 
to demonstrate whether particular circumstances justify the need for a viability assessment at 
the application stage. ... Such circumstances could include, for example where development is 
proposed on unallocated sites of a wholly different type to those used in viability assessment 
that informed the plan; where further information on infrastructure or site costs is required; 
where particular types of development are proposed which may significantly vary from standard 
models of development for sale (for example build to rent or housing for older people); or where 
a recession or similar significant economic changes have occurred since the plan was brought 
into force. 

 The delivery of strategic sites is always challenging so it is recommended that that the Council 
engages with the owners in line with the advice set out in the Harman Guidance (page 23): 

Landowners and site promoters should be prepared to provide sufficient and good quality 
information at an early stage, rather than waiting until the development management stage. 
This will allow an informed judgement by the planning authority regarding the inclusion or 
otherwise of sites based on their potential viability. 

 In this context we particularly highlight paragraph 10-006 of the PPG: 

... It is the responsibility of site promoters to engage in plan making, take into account any costs 
including their own profit expectations and risks, and ensure that proposals for development 
are policy compliant. It is important for developers and other parties buying (or interested in 
buying) land to have regard to the total cumulative cost of all relevant policies when agreeing a 
price for the land. Under no circumstances will the price paid for land be a relevant justification 
for failing to accord with relevant policies in the plan.... 

PPG 10-006-20180724 

 
 
113 In this regard the Glossary of the NPPF includes the following definition of ‘Deliverable’: 

To be considered deliverable, sites for housing should be available now, offer a suitable location for 
development now, and be achievable with a realistic prospect that housing will be delivered on the site 
within 5 years. In particular: 
a) sites which do not involve major development and have planning permission, and all sites with detailed 

planning permission should be considered deliverable until permission expires, unless there is clear 
evidence that homes will not be delivered within 5 years (for example because they are no longer 
viable, there is no longer a demand for the type of units or sites have long term phasing plans). 

b) where a site has outline planning permission for major development, has been allocated in a 
development plan, has a grant of permission in principle, or is identified on a brownfield register, it 
should only be considered deliverable where there is clear evidence that housing completions will 
begin on site within 5 years. 
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Sensitivity Testing 

 Whatever policies are adopted, the Plan should not be unduly sensitive to future changes in 
prices and costs.  In this report, the analysis is based on the build costs produced by BCIS. 
As well as producing estimates of build costs, BCIS also produces various indices and 
forecasts to track and predict how build costs may change over time.  The BCIS forecasts an 
increase in prices of 9.8% over the next 3 years114.  We have tested a range of scenarios with 
varied increases in build costs. 

 As set out in Chapter 4, we are in a current period of uncertainty in the property market. It is 
not the purpose of this report to predict the future of the market.  We have tested several price 
change scenarios.  In this analysis, we have assumed all other matters in the base appraisals 
remain unchanged.  It is important to note that in the tables (that are set out in Appendix 22), 
only the costs of construction and the value of the market housing are altered. 

 The analysis demonstrates that a relatively small increase in build costs will adversely impact 
on viability, although this is unlikely to be sufficient to impact on the deliverability of the Plan.  
Conversely a modest increase in value could have a significant impact in improving viability. 

Review 

 The direction of the market, as set out in Chapter 4 above, is improving, and there is an 
improved sentiment that the economy and property markets are improving.  There is however 
some level of uncertainty.  Bearing in mind the Council’s wish to develop housing, and the 
requirements to fund infrastructure, it is recommended that the Council keeps viability under 
review; should the economics of development change significantly it should consider 
undertaking a limited review of the Plan to adjust the affordable housing requirements or levels 
of developer contribution. 

 In this regard it is timely to highlight paragraph 10-009-20180724 of the PPG. 

How should viability be reviewed during the lifetime of a project? 

Plans should set out circumstances where review mechanisms may be appropriate, as well as 
clear process and terms of engagement regarding how and when viability will be reassessed 
over the lifetime of the development to ensure policy compliance and optimal public benefits 
through economic cycles. 

Where contributions are reduced below the requirements set out in policies to provide flexibility 
in the early stages of a development, there should be a clear agreement of how policy 
compliance can be achieved over time. As the potential risk to developers is already accounted 
for in the assumptions for developer return in viability assessment, realisation of risk does not 
in itself necessitate further viability assessment or trigger a review mechanism. Review 
mechanisms are not a tool to protect a return to the developer, but to strengthen local 
authorities’ ability to seek compliance with relevant policies over the lifetime of the project. 

PPG 10-009-20180724 

 
 
114 BCIS General Build Cost Index February 2021 = 369.6, February 2014 = 406.1 (updated 25th February 2021) 
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 It is recommended that, on sites where the policy requirements are flexed, the Council includes 
review mechanisms. 

Commuted Sums 

 BCKLWN’s preference is for Affordable Housing to be delivered on-site.  This approach is in 
line with Paragraph 62 of the 2019 NPPF that says: 

Where a need for affordable housing is identified, planning policies should specify the type of 
affordable housing required, and expect it to be met on-site unless:  

a) off-site provision or an appropriate financial contribution in lieu can be robustly justified; 
and  

b) the agreed approach contributes to the objective of creating mixed and balanced 
communities.  

Paragraph 62, 2019 NPPF 

 It is sensible for councils to set out guidance as to how a commuted sum would be calculated 
so as to provide transparency, and to avoid the undue delays that might arise during s106 
negotiations if details of a payment had to be developed from first principles on each occasion.  
The analysis provides a basis on which it would be possible to formulate appropriate 
arrangements for calculating the commuted sum.  Across the country different councils have 
taken different approaches, sometimes calculating contributions on a site-by-site basis, other 
times setting out a predetermined ‘commuted sum’. 

Review of plan policy formulae 

 Some time ago we researched the nature of commuted sum formulations in then approved or 
emerging local planning policies.  Whilst some relied on generalities, the vast majority which 
had developed a specific formula, had used one which derived from the Housing 
Corporation’s115 Total Cost Indicator (TCI) system.  This system was designed to provide cost 
discipline, so as to ensure that Affordable Housing was procured by Registered Social 
Landlords on terms which produced value for money for the public subsidy, Social Housing 
Grant (SHG), which had been the normal funding basis through which it was provided. 

 Given that this was its purpose, the TCI was useful in providing a basis for calculating 
commuted sums. It was designed to provide cost guidance specifically related to each local 
council area; contained such guidance for each of a large number of different dwelling size 
bands; and was updated through indexing and readjustment each year, so remained current.  

 Unfortunately, the Housing Corporation replaced the TCI system with an approach which does 
not provide these benefits.  This reflected, to some extent, the move towards a more targeted 

 
 
115 The Housing Corporation was the non-departmental public body that funded new affordable housing and 
regulated housing associations in England. It was abolished in 2008 with its responsibilities being split between the 
Homes and Communities Agency and the Tenant Services Authority.  In January 2018 Homes and Communities 
Agency was replaced by Homes England and Regulator of Social Housing. 
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use of SHG and a greater reliance on developer subsidy.  However, from the viewpoint of 
commuted sum formulation, the change is, in some respects, to be regretted.  

Alternative approach 

 We have adopted an approach to the calculation of the developer contribution, utilising the 
site viability analysis.  It is based upon the contribution that the developer would have made if 
an on-site affordable contribution were delivered. 

 The calculation works as follows: 

a. Estimate the value of the site with 100% market housing. 

b. Estimate the Residual Value of the site with the target level (i.e. the 20%) of Affordable 
Housing. 

 The difference between (a) and (b) is the reduction in site value due to the Affordable Housing 
policy contribution.  This is set out in the following table: 
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Table 10.12  Affordable Housing Contribution: Calculations 

 
Source: HDH (February 2021) 

 Taking the appraisal for Typology 5 in the Northern area as an example, the Residual Value 
with no Affordable Housing, i.e. 20 market dwellings, is £1,154,223.  With 20% Affordable 
Housing, the Residual Value falls to £823,407.  The developer’s contribution is £330,816 
(£1,154,223 - £823,407); divided by 4 affordable dwellings (20% of 20), this gives a cost of 
£82,704 per affordable dwelling. 

 The calculated contributions in the tables above vary, but the average is about £71,000/unit. 

Units
All Affordable No 

Affordable
With 

Affordable
Site Per 

Affordable
Site 2 Greenfield 100 North Green Agricultural 100.00 20.00 5,200,811 3,525,504 1,675,307 83,765
Site 4 Medium Green 40 North Green Agricultural 40.00 8.00 2,085,571 1,419,451 666,121 83,265
Site 5 Medium Green 20 North Green Agricultural 20.00 4.00 1,154,223 823,407 330,816 82,704
Site 6 Medium Green 20 LD North Green Agricultural 20.00 4.00 960,130 627,375 332,755 83,189
Site 7 Small Green 12 North Green Paddock 12.00 2.40 851,273 618,718 232,555 96,898
Site 8 Small Green 8 North Green Paddock 8.00 1.60 595,921 430,669 165,252 103,282
Site 9 Small 6 North Green Paddock 6.00 1.20 409,476 303,580 105,896 88,247
Site 14 PDL 14 North PDL Industrial 14.00 2.80 759,389 524,648 234,742 83,836
Site 19 PDL 20 HD North PDL Industrial 20.00 4.00 322,114 106,660 215,454 53,863

Units
All Affordable No 

Affordable
With 

Affordable
Site Per 

Affordable
Site 1 Greenfield 150 A10 Corridor Green Agricultural 150.00 30.00 4,521,986 2,499,573 2,022,412 67,414
Site 2 Greenfield 100 A10 Corridor Green Agricultural 100.00 20.00 3,023,650 1,649,310 1,374,340 68,717
Site 4 Medium Green 40 A10 Corridor Green Agricultural 40.00 8.00 1,225,921 677,745 548,175 68,522
Site 5 Medium Green 20 A10 Corridor Green Agricultural 20.00 4.00 717,006 450,439 266,567 66,642
Site 6 Medium Green 20 LD A10 Corridor Green Agricultural 20.00 4.00 523,773 251,632 272,141 68,035
Site 7 Small Green 12 A10 Corridor Green Paddock 12.00 2.40 489,445 310,703 178,742 74,476
Site 8 Small Green 8 A10 Corridor Green Paddock 8.00 1.60 337,921 209,738 128,184 80,115
Site 9 Small 6 A10 Corridor Green Paddock 6.00 1.20 249,048 164,249 84,799 70,666
Site 12 PDL 50 A10 Corridor PDL Industrial 50.00 10.00 551,573 -1,544 553,117 55,312
Site 13 PDL 20 A10 Corridor PDL Industrial 20.00 4.00 203,322 -24,736 228,058 57,015
Site 14 PDL 14 A10 Corridor PDL Industrial 14.00 2.80 291,218 122,233 168,985 60,352
Site 15 PDL 10 A10 Corridor PDL Industrial 10.00 2.00 188,309 68,440 119,869 59,934

Units
All Affordable No 

Affordable
With 

Affordable
Site Per 

Affordable
Site 1 Greenfield 150 Kings Lynn Green Agricultural 150.00 22.50 4,077,820 2,205,411 1,872,408 83,218
Site 2 Greenfield 100 Kings Lynn Green Agricultural 100.00 15.00 2,710,462 1,440,295 1,270,167 84,678
Site 3 Medium Green 80 Kings Lynn Green Agricultural 80.00 12.00 2,310,818 1,249,707 1,061,111 88,426
Site 4 Medium Green 40 Kings Lynn Green Agricultural 40.00 6.00 1,102,901 595,964 506,937 84,489
Site 5 Medium Green 20 Kings Lynn Green Agricultural 20.00 3.00 650,420 403,985 246,435 82,145
Site 8 Small Green 8 Kings Lynn Green Paddock 8.00 1.20 308,342 188,951 119,390 99,492
Site 9 Small 6 Kings Lynn Green Paddock 6.00 0.90 229,304 150,615 78,689 87,432
Site 11 PDL 100 Kings Lynn PDL Industrial 100.00 15.00 1,031,395 -33,780 1,065,176 71,012
Site 12 PDL 50 Kings Lynn PDL Industrial 50.00 7.50 543,664 16,786 526,877 70,250
Site 13 PDL 20 Kings Lynn PDL Industrial 20.00 3.00 200,523 -16,909 217,432 72,477
Site 15 PDL 10 Kings Lynn PDL Industrial 10.00 1.50 184,957 70,531 114,426 76,284
Site 18 PDL 50 HD Kings Lynn PDL Industrial 50.00 7.50 -564,718 -890,701 325,982 43,464
Site 19 PDL 20 HD Kings Lynn PDL Industrial 20.00 3.00 -241,004 -371,297 130,293 43,431

Units
All Affordable No 

Affordable
With 

Affordable
Site Per 

Affordable
Site 2 Greenfield 100 West Green Agricultural 100.00 20.00 1,151,938 90,575 1,061,362 53,068
Site 4 Medium Green 40 West Green Agricultural 40.00 8.00 486,049 56,218 429,831 53,729
Site 5 Medium Green 20 West Green Agricultural 20.00 4.00 337,539 133,443 204,096 51,024
Site 8 Small Green 8 West Green Paddock 8.00 1.60 161,572 59,764 101,808 63,630
Site 13 PDL 20 West PDL Industrial 20.00 4.00 72,170 -134,322 206,491 51,623
Site 19 PDL 20 HD West PDL Industrial 20.00 4.00 -355,025 -474,591 119,566 29,891

Residual Value Difference

Residual Value Difference

Residual Value Difference

Residual Value Difference
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Suggested guidance 

 Paragraph 62 of the 2019 NPPF is clear that off-site provision or financial contribution in lieu 
‘can be robustly justified’.  On this basis, the above calculations provide a sound basis for 
determining a commuted sum figure.  There are two alternatives open to the Council.  The 
first is to work to a published ‘standard commuted sum payment’.  If BCKLWN were to take 
this option, we would recommend a £71,000/unit payment per affordable unit not delivered 
on-site. 

 The Council is currently preparing a new Local Plan.  This document will be long lived and is 
likely to be in place across several economic cycles.  We would therefore recommend that it 
prepares separate guidance setting out the amount of the payment, and to allow a simple 
review should viability change. 

 Alternatively, the Council may prefer to calculate the commuted sum scheme-by-scheme as it 
does now.  This has the advantage of being an up-to-date figure, but the disadvantage of a 
lack of clarity for developers.  The methodology used is to assess the Open Market Value of 
the units that would be affordable units, and then deduct from that the amount that a housing 
association would pay for those units as affordable units – the difference being the commuted 
sum. 

Older People’s Housing 

 As well as mainstream housing, we have considered the Sheltered and Extracare sectors 
separately.  Appraisals were run for a range of Affordable Housing requirements.  The results 
of these are summarised as follows.  CIL is assumed to apply at the residential rates.  The full 
appraisals are set out in Appendix 23 below: 
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Table 10.13  Sheltered Housing, Appraisal Results (£/ha) 

    
 

EUV BLV Residual 
Value 

North East and East areas of the Borough (East of the Great Ouse and north of A1122/A134) 

Site 1 Green 0% 25,000 325,000 2,574,276 

Site 2 Green 5% 25,000 325,000 2,101,317 

Site 3 Green 10% 25,000 325,000 1,560,792 

Site 4 Green 15% 25,000 325,000 1,087,833 

Site 5 Green 20% 25,000 325,000 547,308 

South and West of the Borough (West of the Great Ouse and south of A1122/A134, including 
Downham Market) 

Site 6 Green 0% 25,000 325,000 2,740,357 

Site 7 Green 5% 25,000 325,000 2,259,647 

Site 8 Green 10% 25,000 325,000 1,710,265 

Site 9 Green 15% 25,000 325,000 1,229,555 

Site 10 Green 20% 25,000 325,000 680,172 

North East and East areas of the Borough (East of the Great Ouse and north of A1122/A134) 

Site 11 Brown 0% 450,000 540,000 1,569,914 

Site 12 Brown 5% 450,000 540,000 1,096,955 

Site 13 Brown 10% 450,000 540,000 556,430 

Site 14 Brown 15% 450,000 540,000 66,892 

Site 15 Brown 20% 450,000 540,000 -500,259 

South and West of the Borough (West of the Great Ouse and south of A1122/A134, including 
Downham Market) 

Site 16 Brown 0% 450,000 540,000 1,735,995 

Site 17 Brown 5% 450,000 540,000 1,255,285 

Site 18 Brown 10% 450,000 540,000 705,902 

Site 19 Brown 15% 450,000 540,000 215,596 

Site 20 Brown 20% 450,000 540,000 -360,850 

King’s Lynn 

Site 21 Brown 0% 450,000 540,000 2,068,085 

Site 22 Brown 5% 450,000 540,000 1,571,878 

Site 23 Brown 10% 450,000 540,000 1,004,784 

Site 24 Brown 15% 450,000 540,000 1,411,393 

Site 25 Brown 20% 450,000 540,000 467,768 
Source: HDH (February 2021) 
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Table 10.14  Extracare Housing, Appraisal Results (£/ha) 

    
 

EUV BLV Residual 
Value 

North East and East areas of the Borough (East of the Great Ouse and north of A1122/A134) 

Site 1 Green 0% 25,000 325,000 1,640,646 

Site 2 Green 5% 25,000 325,000 1,073,095 

Site 3 Green 10% 25,000 325,000 505,544 

Site 4 Green 15% 25,000 325,000 -128,288 

Site 5 Green 20% 25,000 325,000 -723,798 

South and West of the Borough (West of the Great Ouse and south of A1122/A134, including 
Downham Market) 

Site 6 Green 0% 25,000 325,000 1,829,314 

Site 7 Green 5% 25,000 325,000 1,252,462 

Site 8 Green 10% 25,000 325,000 675,610 

Site 9 Green 15% 25,000 325,000 39,700 

Site 10 Green 20% 25,000 325,000 -565,568 

North East and East areas of the Borough (East of the Great Ouse and north of A1122/A134) 

Site 11 Brown 0% 450,000 540,000 399,317 

Site 12 Brown 5% 450,000 540,000 1,073,095 

Site 13 Brown 10% 450,000 540,000 -789,745 

Site 14 Brown 15% 450,000 540,000 -1,446,753 

Site 15 Brown 20% 450,000 540,000 -2,061,811 

South and West of the Borough (West of the Great Ouse and south of A1122/A134, including 
Downham Market) 

Site 16 Brown 0% 450,000 540,000 590,821 

Site 17 Brown 5% 450,000 540,000 -6,033 

Site 18 Brown 10% 450,000 540,000 -611,301 

Site 19 Brown 15% 450,000 540,000 -1,273,477 

Site 20 Brown 20% 450,000 540,000 -1,898,602 

King’s Lynn 

Site 21 Brown 0% 450,000 540,000 968,075 

Site 22 Brown 5% 450,000 540,000 368,935 

Site 23 Brown 10% 450,000 540,000 -254,488 

Site 24 Brown 15% 450,000 540,000 -927,001 

Site 25 Brown 20% 450,000 540,000 -1,572,253 
Source: HDH (February 2021) 

 In the case of Sheltered housing, the appraisals produce a residual value that is over the BLV 
at 20% Affordable Housing on greenfield sites, but only 10% on brownfield sites.  The zero 
rate of CIL in King’s Lynn improves the Residual Value in that area. 
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 In the case of Extracare housing, the Residual Value does not exceed the BLV, even without 
Affordable Housing on brownfield sites. 

 When considering the above, it is important to note that paragraph 10-007-20180724 of the 
updated PPG specifically anticipates that the viability of specialist older people’s housing will 
be considered at the development management stage.  It is therefore not necessary to develop 
a specific Affordable Housing policy for Sheltered and Extracare Housing. 
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11. Non-Residential Appraisals 
11.1 Based on the assumptions set out previously, we have run a set of development financial 

appraisals for the non-residential development types.  The detailed appraisal results are set 
out in Appendix 24 and summarised in the table below. 

11.2 As with the residential appraisals, we have used the Residual Valuation approach.  We have 
run appraisals to assess the value of the site after taking into account the costs of 
development, the likely income from sales and/or rents, and an appropriate amount of 
developers’ profit.  The payment would represent the sum paid in a single tranche on the 
acquisition of a site.  In order for the proposed development to be described as viable, it is 
necessary for this value to exceed the value from an alternative use. To assess viability, we 
have used the same methodology with regard to the Benchmark Land Value (EUV ‘plus’). 

11.3 It is important to note that a report of this type applies relatively simple assumptions that are 
broadly reflective of an area to make an assessment of viability.  The fact that a site is shown 
as viable does not necessarily mean that it will come forward and vice versa.  An important 
part of any final consideration of viability will be relating the results of this study to what is 
actually happening on the ground in terms of development and what planning applications are 
being determined – and on what basis. 

Employment uses 

11.4 Firstly, the main employment uses are considered. 

Table 11.2  Employment Uses, Appraisal Results 

    Offices - 
Central 

Offices - 
Park 

Larger 
Industrial 

Smaller 
Industrial 

Distribution 

Greenfield             

RESIDUAL 
VALUE 

Site -1,689,225 -1,822,178 560,648 -230,689 2,295,501 

Existing Use Value £/ha 25,000 25,000 25,000 25,000 25,000 

Viability Threshold £/ha 325,000 325,000 325,000 325,000 325,000 

Residual Value £/ha -12,669,184 -13,666,332 560,648 -2,306,888 2,008,563 

BROWNFIELD             

    Offices - 
Central 

Offices - 
Park 

Larger 
Industrial 

Smaller 
Industrial 

Distribution 

RESIDUAL 
VALUE 

Site -1,933,833 -2,060,536 360,865 -257,215 1,336,872 

Existing Use Value £/ha 450,000 450,000 450,000 450,000 450,000 

Viability Threshold £/ha 540,000 540,000 540,000 540,000 540,000 

Residual Value £/ha -4,834,583 -2,575,671 360,865 -2,572,148 1,169,763 
Source: HDH (February 2021) 
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11.5 To a large extent the above results are reflective of the current market.  Office development 
and smaller industrial uses are is shown as being unviable, however this is not just an issue 
here, a finding supported by the fact that such development is only being brought forward to 
a limited extent on a speculative basis by the development industry.  Where development is 
coming forward, it tends to be from existing businesses for operational reasons. 

11.6 The large format industrial and distribution uses are is shown as being viable, again a finding 
supported by the fact that such development is also coming forward, particularly near King’s 
Lynn. 

11.7 It is important to note that the analysis in this report is carried out in line with the Harman 
Guidance and in the context of the NPPF and PPG.  It assumes that development takes place 
for its own sake and is a goal in its own right.  It assumes that a developer buys land, develops 
it and then disposes of it, in a series of steps with the sole aim of making a profit from the 
development.  As set out in Chapters 2 and 3 above, the Guidance does not reflect the broad 
range of business models under which developers and landowners operate.  Some developers 
have owned land for many years and are building a broad income stream over multiple 
properties over the long term.  Such developers are able to release land for development at 
less than the arms-length value at which it may be released to third parties and take a long 
term view as to the direction of the market based on the prospects of an area and wider 
economic factors.  The limited development that is coming forward in the area is largely user-
led, being brought forward by businesses that will use the eventual space for operational uses, 
rather than for investment purposes. 
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12. Findings and Recommendations 
12.1 This chapter provides a non-technical summary of the overall assessment that can be read 

on a standalone basis.  Having said this, a viability assessment of this type is, by its very 
nature, a technical document that is prepared to address the very specific requirements of the 
National Planning Policy Framework.  As this is a summary chapter, some of the content of 
earlier chapters is repeated. 

12.2 This Viability Assessment sets out the methodology used, the key assumptions adopted, and 
the results.  It has been prepared to assist the Council with the assessment of the viability of 
the emerging Local Plan.  The 2019 National Planning Policy Framework (2019 NPPF), the 
updated Planning Practice Guidance (PPG) and the Harman Viability Guidance require 
stakeholder engagement – particularly with members of the development industry.  
Consultation has taken place and, whilst there was not universal agreement, a broad 
consensus was achieved. 

12.3 The Borough Council of King’s Lynn and West Norfolk (BCKLWN / the Council) is undertaking 
a Local Plan Review.  As part of the Site Allocations and Development Management Polices 
Plan (SADMP) examination and adoption process, the Council committed to an early review 
of the Local Plan.  This means reviewing both the Core Strategy (CS) and the SADMP to 
create a single Local Plan document.  This commitment is in Policy ‘DM2A – Early Review of 
Local Plan' of the SADMP.  The review will ensure a set of deliverable and achievable housing 
sites for the duration of the Plan period (2016 -2036), with the most up to date policy 
framework, to secure continuity for the longer term. 

12.4 HDH Planning & Development Ltd has been appointed to update the viability elements of the 
evidence base as required by the 2019 NPPF and relevant guidance. 

Compliance 

12.5 HDH Planning & Development Ltd is a firm regulated by the Royal Institution of Chartered 
Surveyors (RICS).  As such it is necessary to have regard to RICS Professional Standards 
and Guidance.  It is confirmed that this study has been carried out in line with Financial viability 
in planning: conduct and reporting RICS professional statement, England (1st Edition, May 
2019). 

12.6 In December 2019 the RICS published draft technical guidance in the form of RICS draft 
guidance note - Assessing financial viability in planning under the National Planning Policy 
Framework for England, 1st edition for consultation.  Whilst this is a draft document, we confirm 
that this report is generally in accordance with this further draft guidance (in as far as it relates 
to plan-wide viability assessments). 

COVID 19 

12.7 This update is being carried out during the coronavirus pandemic.  There are real material 
uncertainties around the values of property and the costs of construction that are a direct result 
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of the Covid 19 pandemic.  It is not the purpose of this assessment to predict what the impact 
may be and how long the effect will be.  This assessment is conducted at August 2020 costs 
and values. 

Viability Testing under the 2019 NPPF and Updated PPG 

12.8 The effectiveness of plans was important under the 2012 NPPF, but a greater emphasis is put 
on deliverability in the 2019 NPPF.  The overall requirement is that ‘policy requirements should 
be informed by evidence of infrastructure and Affordable Housing need, and a proportionate 
assessment of viability that takes into account all relevant policies, and local and national 
standards, including the cost implications of the Community Infrastructure Levy (CIL) and 
section 106.’ 

12.9 This study is based on typologies that are representative of the sites to be allocated in the new 
Local Plan.  Several potential Strategic Sites are also tested. 

12.10 The updated PPG sets out that viability should be tested using the Existing Use Value Plus 
(EUV+) approach: 

To define land value for any viability assessment, a benchmark land value should be 
established on the basis of the existing use value (EUV) of the land, plus a premium for the 
landowner. The premium for the landowner should reflect the minimum return at which it is 
considered a reasonable landowner would be willing to sell their land. The premium should 
provide a reasonable incentive, in comparison with other options available, for the landowner 
to sell land for development while allowing a sufficient contribution to comply with policy 
requirements. Landowners and site purchasers should consider policy requirements when 
agreeing land transactions. This approach is often called ‘existing use value plus’ (EUV+). 

12.11 The Benchmark Land Value (BLV) is the amount the Residual Value must exceed for the 
development to be considered viable. 

Viability Guidance 

12.12 There is no specific technical guidance on how to test viability in the 2019 NPPF or the updated 
PPG, although the updated PPG includes guidance in a number of specific areas.  There are 
several sources of guidance and appeal decisions that support the methodology HDH has 
developed.  This study follows the Harman Guidance.  In line with the updated PPG, this study 
follows the EUV Plus (EUV+) methodology, that is to compare the Residual Value generated 
by the viability appraisals, with the EUV plus an appropriate uplift to incentivise a landowner 
to sell.  The amount of the uplift over and above the EUV is central to the assessment of 
viability.  It must be set at a level to provide a return to the landowner.  To inform the judgement 
as to whether the uplift is set at the appropriate level, reference is made to the market value 
of the land both with and without the benefit of planning. 

12.13 The availability and cost of land are matters at the core of viability for any property 
development.  The format of the typical valuation is: 
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Gross Development Value 
(The combined value of the complete development) 

LESS 
Cost of creating the asset, including a profit margin 

(Construction + fees + finance charges) 
= 

RESIDUAL VALUE 

12.14 The result of the calculation indicates a land value, the Residual Value.  The Residual Value 
is the top limit of what a developer could offer for a site and still make a satisfactory return (i.e. 
profit).  

12.15 The 2019 NPPF, the PPG, are clear that the assessment of viability should, wherever possible, 
be based on existing available evidence rather than new evidence.  The evidence that is 
available from BCKLWN has been reviewed.  This includes that which has been prepared 
earlier in the plan-making process, and that which the Council holds, in the form of 
development appraisals that have been submitted by developers in connection with specific 
developments – most often to support negotiations around the provision of affordable housing 
or s106 contributions. 

1.22 Consultation formed part of the preparation of this study.  A process was held during 
December 2020 / January 2021.  Representatives of the main developers, development site 
landowners, their agents, planning agents and consultants working in the area and housing 
associations were invited to comment on an early draft of this report. 

Residential Market 

12.16 An assessment of the housing market was undertaken.  The study is concerned not just with 
the prices but the differences across different areas. 

12.17 When ranked across England and Wales, the average house price for BCKLWN is 185th (out 
of 336) at £254,234.  To set this in context, the Council at the middle of the rank has an 
average price of £271,785.  The BCKLWN median price is lower than the average at £222,500.  
The average price paid for newbuild homes in BCKLWN (£266,102) is £50,267 (or 23%) higher 
than the average price paid for existing homes (£215,835). 

12.18 The housing market peaked late in 2007 (see the following graph) and then fell considerably 
in the 2007/2008 recession during what became known as the ‘Credit Crunch’.  Average house 
prices in the Borough had not recovered to their pre-recession peak by the time that the 2013 
Viability Assessment was undertaken, but are now about 30% above the 2007 peak, and are 
22% higher than when the 2016 Viability Assessment was carried out.  These increases are 
substantial and are similar to those seen across Norfolk (30% increase since 2007 / 24% 
increase since 2016) and England and Wales (32% increase since 2007 / 31% increase since 
2016). 
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Figure 12.1  Average House Prices (£) 

 
Source: Land Registry (November 2020) 

12.19 This report is being completed after the United Kingdom has left the European Union.  It is not 
possible to predict the impact of leaving the EU, beyond the fact that the UK and the UK 
economy is in a period of uncertainty.  Negotiations around the details of the future relationship 
with the EU are underway but not concluded, so the future of trade with the EU and wider 
world are not yet known. 

12.20 A further uncertainty is around the coronavirus pandemic.  This project is being completed 
during the coronavirus pandemic.  There are uncertainties around the values of property that 
are a result of the Covid 19 pandemic.  

12.21 A range of views as to the impact on house prices have been expressed that cover nearly the 
whole spectrum of possibilities.  This report is carried out at current costs and values.  
Sensitivity testing has been carried out. 

The Local Market 

12.22 A survey of asking prices across the Borough was carried out.  Through using online tools 
such as rightmove.co.uk and zoopla.co.uk, median asking prices were estimated, whilst not 
within the Borough, the data for Wisbech has been included (as development is planned for 
the Wisbech fringe, which is within the Borough).  The Land Registry publishes raw data of all 
homes sold.  Across the BCKLWN area, 3,919 home sales are recorded since the start of 
2019.  These transactions (as recorded by the Land Registry) are summarised as follows – 
these are sorted by ‘post town’ as per the Land Registry dataset.  Whilst some of these post 
towns are outside the Borough, the sales analysed are within the Borough. 

£0

£50,000

£100,000

£150,000

£200,000

£250,000

£300,000
20

06
-0

1
20

06
-0

7
20

07
-0

1
20

07
-0

7
20

08
-0

1
20

08
-0

7
20

09
-0

1
20

09
-0

7
20

10
-0

1
20

10
-0

7
20

11
-0

1
20

11
-0

7
20

12
-0

1
20

12
-0

7
20

13
-0

1
20

13
-0

7
20

14
-0

1
20

14
-0

7
20

15
-0

1
20

15
-0

7
20

16
-0

1
20

16
-0

7
20

17
-0

1
20

17
-0

7
20

18
-0

1
20

18
-0

7
20

19
-0

1
20

19
-0

7
20

20
-0

1
20

20
-0

7

Kings Lynn & West Norfolk Norfolk East of England England & Wales



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

171 

Figure 12.2  Land Registry Price Paid Data – All Sales 

 
Source: Land Registry (November 2020) Contains HM Land Registry data © Crown copyright and database 

2020.  This data is licensed under the Open Government Licence v3.0 

12.23 The 562 newbuild home sales have been further analysed.  Each dwelling sold requires an 
Energy Performance Certificate (EPC).  The EPC contains the floor area (the Gross Internal 
Area – GIA).  The price paid data from the Land Registry has been married with the floor area 
from the EPC Register.   

Figure 12.3  Average Newbuild Price Paid 

 
Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 

and database 2020. This data is licensed under the Open Government Licence v3.0. 

4.110 Bringing together the evidence above (which we acknowledge is varied) the following 
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a. Brownfield Sites.  In terms of value, the prices of the new homes developed are likely 
to be driven by the specific situation of the scheme rather than the general location.  
The value will be more strongly influenced by the specific site characteristics, the 
immediate neighbours and environment, rather than in which particular ward or 
postcode sector the scheme is located.  Development is likely to be of a higher density 
than the greenfield sites and be based around schemes of flats, semi-detached 
housing and terraces with a low proportion of detached units.  

b. Flatted Schemes.  This is considered to be a separate development type that is only 
likely to take place in the town centres.  These are modelled as conventional 
development and on a Build to Rent basis (see below). 

c. Large Greenfield Sites.  These include the Strategic Sites, and large greenfield sites, 
over 100 units or so.  They are sufficiently large to generate their own sense of place, 
that may generate values that are different to those in the immediate locality. 

d. Medium Greenfield Sites.  These are the greenfield sites in the range of 10 to 200 units 
that are likely to be brought forward by a single developer. 

e. Small Greenfield Sites.  These areas are in the smaller settlements and villages in the 
countryside.  A premium value is applied to these. 

12.24 Following the consultation process, the values were adopted as follows: 

Table 12.1  2021 Residential Price Assumptions – £/m2 

  

North East 
and East 

Villages west 
of Kings 

Lynn, 
Downham 

Market, A10 
corridor 

Wisbech 
Fringe 

King’s Lynn 

1 Large Greenfield N/A £2,800 £2,500 £2,700 

2 Medium Greenfield £3,200 £2,800 £2,500 £2,700 

3 Small Greenfield £3,200 £2,800 £2,500 £2,700 

4 Brownfield £3,100 £2,600 £2,400 £2,500 

5 Flatted Development £3,000 £2,600 £2,400 £2,500 

6 Small PDL £3,000 £2,600 £2,400 £2,450 

Larger Sites £/m2 

1 Boal Lane King’s Lynn £2,700 

2 South of Parkway King’s Lynn £2,700 

3 Wisbech Fringe Wisbech £2,300 
Source: HDH (January 2021) 

Build to Rent 

12.25 Build to Rent schemes are a growing development format.  The value of housing that is 
restricted to being Private Rented Sector (PRS) housing is different to that of unrestricted 
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market housing.  The value of the units in the PRS (where their use is restricted to PRS and 
they cannot be used in other tenures) is, in large part, the worth of the income that the 
completed let unit will produce.   

12.26 We have undertaken a survey of market rents across the Borough and having considered a 
range of sources a gross yield of 5% has been assumed.  It is also assumed that such 
development will be flatted and in or close to the City / town centres.  We have assumed a 
value for private rent, across the Borough, of £2,450/m2. 

Affordable Housing 

12.27 In this study, it is assumed that affordable housing is constructed by the site developer and 
then sold to a Registered Provider (RP).  The following values are used across the area: 

a. Social Rent    £1,050/m2. 

b. Affordable Rent   £1,300/m2. 

c. Intermediate Products for Sale 65% of Open Market Value. 

Non-Residential Market 

12.28 The following values have been used: 

Table 12.2  Commercial Values £/m2 2020 

  Rent £/m2 Yield Rent free 
period 

 
Assumption 

Offices - Large £150 6.75% 1.0 £2,082 £2,100 

Offices - Small £150 8.00% 1.0 £1,736 £1,750 

Industrial - Large £75 5.00% 1.0 £1,429 £1,430 

Industrial - Small £75 8.00% 1.0 £868 £900 

Large Logistics £70 4.00% 1.0 £1,683 £1,700 
Source: HDH (November 2020) 

Land Values 

12.29 In this assessment the following Existing Use Value (EUV) assumptions are used. 

Table 12.3  Existing Use Value Land Prices £/ha 

PDL £450,000 

Agricultural £25,000 

Paddock £50,000 
Source: HDH (December 2020) 

12.30 The updated PPG makes specific reference to Benchmark Land Values (BLV) so it is 
necessary to address this.  The following Benchmark Land Value assumptions are used: 
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a. Brownfield Sites: EUV Plus 20%. 

b. Greenfield Sites: EUV Plus £300,000/ha. 

Development Costs 

12.31 These are the costs and other assumptions required to produce the financial appraisals. 

Construction costs: baseline costs 

12.32 The cost assumptions are derived from the Building Cost Information Service (BCIS) data – 
using the figures re-based for Norfolk.  The cost figure for ‘Estate Housing – Generally’ is 
£1,167/m2 at the time of this study.  This is about 25% higher than the equivalent figure of 
£922/m2 used in the 2016 CIL Viability Update.  The appropriate cost is used for the relevant 
building type, so the figure for flatted development (of the appropriate height) is used for flatted 
development, the figure used for terraced development is that for terraced housing and so on.  
Likewise, the appropriate figures are used for non-residential development types. 

Other normal development costs  

12.33 In addition to the BCIS £/m2 build cost figures described above, allowance needs to be made 
for a range of site costs (roads, drainage and services within the site, parking, footpaths, 
landscaping and other external costs).  A scale of allowances has been developed for the 
residential sites, ranging from 5% of build costs for flatted schemes, to 15% for the larger 
greenfield schemes. 

Abnormal development costs and brownfield sites 

12.34 An additional allowance is made for abnormal costs associated with brownfield sites of 5% of 
the BCIS costs.  Abnormal costs will be reflected in land value.  Those sites that are less 
expensive to develop will command a premium price over and above those that have 
exceptional or abnormal costs. 

Fees 

12.35 For residential development we have assumed professional fees amount to 8% of build costs, 
for non-residential development we have assumed professional fees amount to 8% of build 
costs. 

Contingencies 

12.36 For previously undeveloped and otherwise straightforward (greenfield) sites, a contingency of 
2.5% has been allowed for, with a higher figure of 5% on more risky types of development, 
previously developed land.  



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

175 

S106 Contributions and the costs of infrastructure 

12.37 The Council’s principal source of funding in this regard is CIL.  At the consultation stage an 
additional allowance of £2,000/unit s106 allowance was assumed (applying to major 
development sites, but excluding the Strategic Sites).  The Council have confirmed that CIL 
remains its preferred and main mechanism for raising funds for strategic infrastructure and 
mitigation, and that it is inappropriate to assume a general £2,000/unit s106 cost, as s106 
costs are so rarely sought (or paid). 

12.38 In 2016 the following assumptions were used for the Strategic Sites.  The Council has 
confirmed that these should be carried into this update: 

Table 12.4  Developer Contribution Assumptions 

Settlement Site Ref Number Infrastructure £/unit 

Wisbech Fringe F3.1 550 £4,615,832 £8,392 

King's Lynn E1.5 Boal Quay 50 £105,684 £2,114 

King's Lynn E1.6 South of Parkway 260 £104,222 £401 
Source: Table 7.3 King’s Lynn and West Norfolk Borough Council, CIL - Post PDCS Viability Update (HDH, 

January 2016) 

Financial and Other Appraisal Assumptions 

12.39 Our appraisals assume interest of 6.5% p.a. for total debit balances, we have made no 
allowance for any equity provided by the developer.   

Developers’ return 

12.40 This is a high-level study where it is necessary and proportionate to take a relatively simplistic 
approach, so, rather than apply a differential return (i.e. site-by-site or split), it is appropriate 
to make some broad assumptions.  The updated PPG says ‘For the purpose of plan making 
an assumption of 15-20% of gross development value (GDV) may be considered a suitable 
return to developers in order to establish the viability of plan policies’.  An assumption of 17.5% 
is used across market and affordable housing. 

Site Acquisition and Disposal Costs 

12.41 An allowance 1.5% for acquisition agents’ and legal fees.  Stamp duty is calculated at the 
prevailing rates.  For market and for affordable housing, sales and promotion and legal fees 
are assumed to amount to 3.5% of receipts.  

Local Plan Policy Requirements 

12.42 The specific purpose of this study is to consider and inform the development of the emerging 
Local Plan and then, in due course, to assess the cumulative impact of the policies in the new 
Local Plan.  
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12.43 The new Local Plan will replace the adopted 2011 Core Strategy, and the 2016 Site Allocations 
and Development Management Policies Plan.  The policy areas that add to the costs of 
development over and above the normal costs of development, tested.  In addition, recent 
changes that may be introduced at a national level are also considered. 

Modelling 

12.44 The approach is to model a set of development sites (typologies) that are broadly 
representative of the type of development that is likely to come forward under the new Local 
Plan as set out in the following table.  The emerging Plan also includes several Strategic Sites.  
These are modelled individually. 

Table 12.5  Distribution of Expected Development - % 

    

North East 
and East 

West of 
King’s Lynn, 

Downham 
Market, A10 

corridor 

Wisbech 
Fringe 

Kings’ Lynn 

Site 1 Greenfield 150  4.53%  18.46% 
Site 2 Greenfield 100 2.36% 2.54% 2.12% 1.81% 
Site 3 Medium Green 80    3.42% 
Site 4 Medium Green 40 4.11% 2.46% 1.68% 2.10% 
Site 5 Medium Green 20 1.56% 0.92% 0.65%  
Site 6 Medium Green 20 LD 2.19% 3.66%   
Site 7 Small Green 12 1.87% 1.03%   
Site 8 Small Green 8 1.23% 1.92% 0.33% 0.18% 
Site 9 Small 6 0.45% 0.24%  0.24% 
Site 10 Small 3 2.40% 2.75% 0.14% 0.10% 
Site 11 PDL 100    2.17% 
Site 12 PDL 50  1.38%  0.91% 
Site 13 PDL 20  0.43% 0.43% 0.72% 
Site 14 PDL 14 0.29% 0.34%   
Site 15 PDL 10  0.18%  0.18% 
Site 16 PDL 7 0.54% 0.43% 0.14% 0.27% 
Site 17 PDL 3 1.96% 2.39% 0.53% 1.78% 
Site 18 PDL 50 HD    0.91% 
Site 19 PDL 20 HD 0.60%   0.36% 
Site 20 PDL 12 HD     
Site 21 PRS 50     
Site 22 PRS 50 HD     
Site 23 PRS 20 HD     
Site 24 Wisbech Fringe   9.96%  
Site 25 Boal Quay    0.91% 
Site 26 South of Parkway    4.71% 
  19.56% 25.22% 15.99% 39.23% 

Source: BCKLWN (February 2021) 

12.45 A range of employment uses are also modelled. 
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Residential Development 

12.46 The appraisals use the residual valuation approach – they assess the value of a site after 
taking into account the costs of development, the likely income from sales and/or rents and a 
developers’ return.  The Residual Value represents the maximum bid for the site where the 
payment is made in a single tranche on the acquisition of a site.  In order for the proposed 
development to be viable, it is necessary for this Residual Value to exceed the EUV by a 
satisfactory margin, being the Benchmark Land Value (BLV). 

12.47 Several sets of appraisals have been run, including with varied levels of affordable housing 
and developer contributions.  These base appraisals are based on the following assumptions. 

a. Affordable Housing 20% / 15% on sites of 4 and larger (Intermediate Housing 30%, 
Affordable Rent 70%). 

b. Design 50% Accessible and Adaptable – Category 2 

Water efficiency 

10% Biodiversity Net Gain 

Openspace facilities 

Future Homes Standard Option 2. 

c. Developer Contributions CIL – as per Charging Schedule (£69.89/m2 /£46.57/m2 
/£0/m2) 

s106 – Strategic Sites as estimated. 

12.48 The results vary across the typologies and Strategic Sites, although this is largely due to the 
different assumptions around the nature of each typology.  The higher density sites generally 
have higher Residual Values, and additional costs associated with brownfield sites result in 
lower values. 

12.49 In the following tables the Residual Value is compared with the BLV.  The BLV being an 
amount over the Existing Use Value that is sufficient to provide the landowner with a premium, 
and induce them to sell the land for development, as set out in Chapter 6 above. 
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Table 12.6a  Residual Value v BLV 
North East and East 

      Existing 
Use Value 

Benchmark 
Land Value 

Residual 
Value 

Site 2 Greenfield 100 North 25,000 325,000 846,121 
Site 4 Medium Green 40 North 25,000 325,000 965,087 
Site 5 Medium Green 20 North 50,000 350,000 1,119,673 
Site 6 Medium Green 20 LD North 50,000 350,000 760,744 
Site 7 Small Green 12 North 50,000 350,000 1,649,913 
Site 8 Small Green 8 North 50,000 350,000 1,615,009 
Site 9 Small 6 North 50,000 350,000 1,517,902 
Site 10 Small 3 North 50,000 350,000 2,284,053 
Site 14 PDL 14 North 450,000 540,000 1,227,878 
Site 16 PDL 7 North 450,000 540,000 1,653,330 
Site 17 PDL 3 North 450,000 540,000 1,772,613 
Site 19 PDL 20 HD North 450,000 540,000 266,651 

Source: HDH (February 2021) 

Table 12.6b  Residual Value v BLV 
West of King’s Lynn, Downham Market, A10 Corridor 

      Existing 
Use Value 

Benchmark 
Land Value 

Residual 
Value 

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 399,932 
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 395,834 
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 460,801 
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 612,509 
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 305,125 
Site 7 Small Green 12 A10 Corridor 50,000 350,000 828,542 
Site 8 Small Green 8 A10 Corridor 50,000 350,000 786,516 
Site 9 Small 6 A10 Corridor 50,000 350,000 821,245 
Site 10 Small 3 A10 Corridor 50,000 350,000 1,320,968 
Site 12 PDL 50 A10 Corridor 450,000 540,000 -1,012 
Site 13 PDL 20 A10 Corridor 450,000 540,000 -40,524 
Site 14 PDL 14 A10 Corridor 450,000 540,000 286,071 
Site 15 PDL 10 A10 Corridor 450,000 540,000 273,761 
Site 16 PDL 7 A10 Corridor 450,000 540,000 609,706 
Site 17 PDL 3 A10 Corridor 450,000 540,000 850,053 

Source: HDH (February 2021) 
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Table 12.6c  Residual Value v BLV 
King’s Lynn 

      Existing 
Use Value 

Benchmark 
Land Value 

Residual 
Value 

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 427,762 
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 421,881 
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 454,495 
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 491,364 
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 633,116 
Site 9 Small 6 Kings Lynn 50,000 350,000 851,435 
Site 10 Small 3 Kings Lynn 50,000 350,000 1,207,389 
Site 11 PDL 100 Kings Lynn 450,000 540,000 72,252 
Site 12 PDL 50 Kings Lynn 450,000 540,000 99,977 
Site 13 PDL 20 Kings Lynn 450,000 540,000 61,759 
Site 15 PDL 10 Kings Lynn 450,000 540,000 397,239 
Site 16 PDL 7 Kings Lynn 450,000 540,000 604,631 
Site 17 PDL 3 Kings Lynn 450,000 540,000 837,823 
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -728,285 
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -846,809 
Site 21 PRS 50 Kings Lynn 450,000 540,000 746,047 
Site 22 PRS 50 HD Kings Lynn 450,000 540,000 -318,367 
Site 23 PRS 20 HD Kings Lynn 450,000 540,000 -443,698 
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,293,690 
Site 26 South of Parkway King's Lynn 400,000 480,000 820,041 

Source: HDH (February 2021) 

Table 12.6d  Residual Value v BLV 
Wisbech Fringe 

      Existing 
Use Value 

Benchmark 
Land Value 

Residual 
Value 

Site 2 Greenfield 100 West 25,000 325,000 21,738 
Site 4 Medium Green 40 West 25,000 325,000 38,223 
Site 5 Medium Green 20 West 50,000 350,000 181,457 
Site 8 Small Green 8 West 50,000 350,000 224,116 
Site 10 Small 3 West 50,000 350,000 659,340 
Site 13 PDL 20 West 450,000 540,000 -220,055 
Site 16 PDL 7 West 450,000 540,000 368,013 
Site 17 PDL 3 West 450,000 540,000 639,980 
Site 24 Wisbech Fringe Wisbech 25,000 325,000 48,712 

Source: HDH (February 2021) 
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12.50 The above appraisals indicate the difference across the areas and in particular between green 
and brownfield sites.  Before considering these, it is necessary to consider the costs of each 
policy and then the cumulative cost. 

Cost of Individual Policies 

12.51 Each policy requirement that adds to the cost of development results in a reduction of the 
Residual Value.  This results in the developer being able to pay the landowner less for the 
land.  A set of appraisals has been run with each individual policy requirement.  The cost of 
some requirements such as the increased water standard or 50% of the homes to be built to 
the Accessible and Adaptable Standard (Part M2) is modest, at about than £10,000/ha.  The 
costs of other requirements are very much more.  The higher density typologies, which are 
the brownfield typologies, are subject to a greater impact of each policy than the lower density, 
greenfield typologies. 

12.52 For illustrative purposes, further sets of appraisals have been run, with different combinations 
of policies.  These results have been used as part of the iterative process of refining policy 
recommendations, in discussion with the Council. 

Table 12.7a  Cumulative Impact of Policies as £/ha 
North East and East 

  Greenfield Brownfield All 
Water, BNG, FHS2 112,359 150,452 125,057 
+ A&A Pt2M 50% 120,902 161,509 134,437 
+ A&A Pt2M 100% 129,445 172,565 143,818 
+ A&A 90% + 10% 160,779 213,116 178,225 
+ Merton 10% 232,159 305,588 256,635 
+ Merton 20% 265,047 349,439 293,178 
+ EV Charging 293,307 385,855 324,156 
+ District Heating 365,744 479,220 403,569 
+ Open Space Facilities 378,023 493,525 416,524 

Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 
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Table 12.7b  Cumulative Impact of Policies as £/ha 
West of King’s Lynn, Downham Market, A10 Corridor 

  Greenfield Brownfield All 
Water, BNG, FHS2 114,464 146,698 127,358 
+ A&A Pt2M 50% 123,169 158,164 137,167 
+ A&A Pt2M 100% 131,873 169,656 146,986 
+ A&A 90% + 10% 163,860 211,804 183,037 
+ Merton 10% 236,728 304,454 263,819 
+ Merton 20% 270,183 347,769 301,218 
+ EV Charging 298,975 385,924 333,754 
+ District Heating 372,908 483,830 417,277 
+ Open Space Facilities 385,729 492,807 428,560 

Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 

Table 12.7c  Cumulative Impact of Policies as £/ha 
King’s Lynn 

  Greenfield Brownfield All 
Water, BNG, FHS2 103,535 151,678 132,956 
+ A&A Pt2M 50% 111,464 162,713 142,783 
+ A&A Pt2M 100% 119,393 173,763 152,619 
+ A&A 90% + 10% 148,474 214,336 188,723 
+ Merton 10% 214,697 308,299 271,898 
+ Merton 20% 244,942 352,731 310,813 
+ EV Charging 271,063 389,365 343,359 
+ District Heating 338,127 483,462 426,943 
+ Open Space Facilities 351,749 502,221 443,704 

Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 

Table 12.7d  Cumulative Impact of Policies as £/ha 
Wisbech Fringe 

  Greenfield Brownfield All 
Water, BNG, FHS2 118,642 146,026 128,911 
+ A&A Pt2M 50% 127,686 157,527 138,877 
+ A&A Pt2M 100% 136,730 169,029 148,842 
+ A&A 90% + 10% 169,900 211,214 185,393 
+ Merton 10% 245,143 303,435 267,003 
+ Merton 20% 279,768 346,549 304,810 
+ EV Charging 309,560 384,671 337,726 
+ District Heating 386,176 482,385 422,254 
+ Open Space Facilities 400,474 495,414 436,076 

Source: HDH (February 2021)  BNG = Biodiversity Net Gain. FHS = Future Homes Standard 
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12.53 When considered against a BLV assumption of £350,000/ha or so, it is evident that, when the 
full list of the Council’s policy aspirations are considered, the impact is significant at over 
£450,000/ha. 

12.54 The above analysis does not consider either affordable housing or developer contributions, 
both of which are a requirement for a sound Local Plan.  These are considered below with two 
sets of further appraisals being run with higher and lower policy requirements: 

a. Higher Policy Requirements. 

 Additional Water Standard 

 10% Biodiversity Net Gain 

 Future Homes Standard 2 +20% Merton Rule 

 Climate Statement, A&A PtM2 90% / PtM3 10% 

 CIL 

b. Lower Policy Requirements 

 Additional Water Standard 

 10% Biodiversity Net Gain 

 Future Homes Standard 2 

 50% of dwellings to Accessible and Adaptable Standard (Part M2) 

 CIL 

Impact of Developer Contributions 

12.55 The national approach to developer contributions is under review at the time of this report.  It 
is however clear that strategic infrastructure and mitigation measures must be funded in order 
to make development acceptable.  Under the current system developer contributions may be 
secured through the s106/s278 regimes or through CIL.  The Council has adopted CIL and 
the principal mechanism to secure infrastructure funding.  Initially the overall scope for 
developer contributions is considered under both the higher and lower policy requirements.   

12.56 The results show that a £2,000 per unit increase in developer contributions, on average across 
the typologies, leads to a fall in the Residual Value of a little under £60,000/ha, although this 
does vary across the typologies (largely being a factor of the density assumptions).  The 
significance of this is that for each £2,000 increase in the overall developer contributions, the 
developer can affordable to pay the landowner about £60,000/ha less. 

12.57 Without affordable housing, most greenfield development can bear at least £25,000/unit in 
developer contributions, other than in the West of the Borough where the capacity is somewhat 
less, as a result of the lower values.   

12.58 Without affordable housing, brownfield development can bear significant levels of developer 
contributions in the higher value Northeast and Eastern areas but elsewhere the capacity is 
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limited.  This is a result of the lower values in these areas and the higher costs associated 
with the development of brownfield sites. 

Impact of Affordable Housing 

12.59 The Council has identified a need for affordable housing.  A range of options have been tested, 
including the overall requirement for affordable housing, the impact of Affordable Home 
Ownership, the impact of Starter Homes and the impact of different tenure mixes. 

12.60 Initially appraisals with varied levels of affordable housing, but not other policy requirements 
were run (based on the Councils preferred 70% Affordable Rent, 30% Intermediate Housing 
tenure mix).  The results show that a 5% increase in amount of affordable housing, on average 
across the typologies, leads to a fall in the Residual Value of about £105,000/ha, although this 
does vary across the typologies (largely being a factor of the density assumptions) and the 
areas. 

12.61 The significance of this is that for each 5% increase in amount of affordable housing the 
developer can affordable to pay the landowner about £105,000/ha less. 

12.62 Further appraisals have been run for the Higher Policy requirements, with varied affordable 
housing mixes.  These have been run at 20% affordable housing and the results vary 
depending on the level of affordable housing sought, as well as the area and the nature of the 
site. 

12.63 Where the affordable housing for rent is sought as Social Rent rather than Affordable Rent the 
Residual Value is less.  At 20% affordable housing, the Residual Value is about £52,000/ha 
less where the affordable housing is for rent is Social Rent rather than Affordable Rent.  If the 
Council were to require affordable housing to be provided as Social Rent, this would have an 
adverse impact on viability.  Having discussed this with the Council, through the iterative 
viability process, it is understood that it will continue to be flexible in this regard. 

12.64 The mix of affordable housing for rent / shared ownership also impacts on viability.  At 20% 
affordable housing, a 10% increase in the level of Affordable Rent (for example from 80%:20% 
mix to 70%;30% mix) results in a fall in the Residual Value of a little under £13,3000/ha. 

12.65 When it comes to the decision-making process and determining planning applications, on sites 
where viability is challenging, it is recommended that consideration is given to adjusting the 
affordable housing mix as this can have a marked impact on the value of a site. 

12.66 The 2019 NPPF (paragraph 64) sets out a policy for a minimum of 10% Affordable Home 
Ownership units on larger sites.  This has also been tested.  In these the first 10% of the 
housing on the site is assumed to be Intermediate Housing sold at 65% of market value.  When 
considering the results, it is necessary to appreciate that with a 30% affordable housing 
requirement, 10% Affordable Home Ownership would be a 66.6% / 33.3% mix, and with a 
20% affordable housing requirement, 10% Affordable Home Ownership would be a 50% / 50% 
mix.  
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12.67 When compared at both 10% and 20% affordable housing the results with 10% Affordable 
Home Ownership are broadly similar to those based on the 70% / 30% affordable mix.   

12.68 In February 2020, the Government launched a consultation on First Homes.  A further set of 
appraisals has been run at 10%, 20%, and 30% affordable housing, where 25% of the 
affordable housing is as a First Home.  The consequence of seeking First Homes to be 
delivered with a greater discount than the minimum 30% discount is tested.  

12.69 The consequence of seeking the First Homes to be sold at a greater discount than 30% is 
significant.  Based on a 20% affordable housing target, each 10% increase in the discount (i.e. 
from 30% to 40% or 40% to 50%) results in a fall in the Residual Value of about £19,500/ha. 

Policy Recommendations 

12.70 Having discussed the emerging results with the Council, the following factors have been taken 
into account. 

a. It is necessary to take a high-level approach and derive a relatively simple policy 
framework.  It is accepted that values do vary within the price zones used, however 
there is insufficient robust data to disaggregate the values further, in a robust way. 

b. That it should be assumed that the following national requirements are introduced and 
will apply. 

• 10% Biodiversity Net Gain is a requirement as per the Environment Bill that is 
currently before Parliament. 

• That the extra standards under the Future Homes Standard Option 2 (i.e. 31% 
CO2 saving) apply. 

• The additional standard for water usage is a requirement. 

c. The requirements of an aging population mean that Accessible and Adaptable housing 
is required. 

d. The Council’s principal source of funding infrastructure and mitigation measures is CIL.  
The Council is not reviewing CIL now so CIL is assumed to apply at the current rates.  
The Strategic Sites are assumed to make additional contributions as set out in Chapter 
7 above. 

e. In terms of allocations, the remaining unconsented sites that are being carried forward 
from the adopted Local Plan are those few that are not yet consented.  On the whole, 
this is because they are subject to challenges that are frustrating their delivery.  The 
Council believes that these can be overcome, and this is evidenced through the direct 
interventions it (i.e. the Council) is making in the market and working with Homes 
England, to bring sites forward.  The vast majority of new development under the new 
Local Plan will be on small sites, rather than larger allocations. 

12.71 The results show that development is unlikely to be able to bear all the Council’s policy 
aspirations.  With this in mind, and having discussed this with the Council, through an iterative 
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process, a final set of appraisals has been run based on a reduced policy requirement, with 
limited standards over and above national standards and in terms of Part M of Building 
Regulations: 

a. Affordable Housing 20% / 15% on sites of 4 and larger (Intermediate Housing 
30%, Affordable Rent 70%). 

b. Design 50% Accessible and Adaptable – Category 2 

Water efficiency 

10% Biodiversity Net Gain 

Future Homes Standard Option 2. 

c. Developer Contributions CIL – as indexed and as per the adopted CIL Charging 
Schedule (£69.89/m2 /£46.57/m2 /£0/m2) 

12.72 For the Strategic Sites, an allowance is made for the known site specific strategic infrastructure 
costs. 

12.73 These requirements to not include additional environmental requirements (for example the 
Merton Rule).  A further set of appraisals have been run based on the above recommendation. 
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Table 12.8  Residual Value v BLV 
Recommended Policies 

 
Source: HDH (March 2021) 

12.74 On this basis most development is shown as viable so the Council can be confident that the 
emerging Plan will be deliverable.  Having said this, whilst brownfield sites are coming forward 
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they are generally shown as being unviable so the Council must be cautious in relying on 
these to deliver its housing requirements, and only count on such sites where there is a high 
likely hood of delivery, for example where there is a recent planning consent. 

12.75 Through the appraisals the typologies representing Built to Rent Development are shown as 
being unviable.  These are however coming forward.  In part this is because of the different 
priorities of the developers.  The PPG anticipates, at paragraph 10-007-20190509, that the 
viability of such schemes, and the requirements to bear developer contributions, may be 
considered at the development management stage of the planning process. 

Where up-to-date policies have set out the contributions expected from development, planning 
applications that fully comply with them should be assumed to be viable. It is up to the applicant 
to demonstrate whether particular circumstances justify the need for a viability assessment at 
the application stage. ... Such circumstances could include, for example where development is 
proposed on unallocated sites of a wholly different type to those used in viability assessment 
that informed the plan; where further information on infrastructure or site costs is required; 
where particular types of development are proposed which may significantly vary from standard 
models of development for sale (for example build to rent or housing for older people); or where 
a recession or similar significant economic changes have occurred since the plan was brought 
into force. 

12.76 The delivery of strategic sites is always challenging so it is recommended that that the Council 
engages with the owners in line with the advice set out in the Harman Guidance (page 23): 

Landowners and site promoters should be prepared to provide sufficient and good quality 
information at an early stage, rather than waiting until the development management stage. 
This will allow an informed judgement by the planning authority regarding the inclusion or 
otherwise of sites based on their potential viability. 

12.77 In this context we particularly highlight paragraph 10-006 of the PPG: 

... It is the responsibility of site promoters to engage in plan making, take into account any costs 
including their own profit expectations and risks, and ensure that proposals for development 
are policy compliant. It is important for developers and other parties buying (or interested in 
buying) land to have regard to the total cumulative cost of all relevant policies when agreeing a 
price for the land. Under no circumstances will the price paid for land be a relevant justification 
for failing to accord with relevant policies in the plan.... 

PPG 10-006-20180724 

Older People’s Housing 

12.78 As well as mainstream housing, we have considered the Sheltered and Extracare sectors 
separately.  Appraisals were run for a range of Affordable Housing requirements.   

12.79 In the case of Sheltered housing, the appraisals produce a residual value that is over the BLV 
at 20% Affordable Housing on greenfield sites, but only 10% on brownfield sites.  The zero 
rate of CIL in King’s Lynn improves the Residual Value in that area.  In the case of Extracare 
housing, the Residual Value does not exceed the BLV, even without Affordable Housing on 
brownfield sites. 

12.80 When considering the above, it is important to note that paragraph 10-007-20180724 of the 
updated PPG specifically anticipates that the viability of specialist older people’s housing will 
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be considered at the development management stage.  It is therefore not necessary to develop 
a specific Affordable Housing policy for Sheltered and Extracare Housing. 

Non-Residential Appraisals 

12.81 As with the residential appraisals, we have used the Residual Valuation approach.  We have 
run appraisals to assess the value of the site after taking into account the costs of 
development, the likely income from sales and/or rents, and an appropriate amount of 
developers’ profit.  The payment would represent the sum paid in a single tranche on the 
acquisition of a site.  In order for the proposed development to be described as viable, it is 
necessary for this value to exceed the value from an alternative use. To assess viability, we 
have used the same methodology with regard to the Benchmark Land Value (EUV ‘plus’). 

12.82 It is important to note that a report of this type applies relatively simple assumptions that are 
broadly reflective of an area to make an assessment of viability.  The fact that a site is shown 
as viable does not necessarily mean that it will come forward and vice versa.  An important 
part of any final consideration of viability will be relating the results of this study to what is 
actually happening on the ground in terms of development and what planning applications are 
being determined – and on what basis. 

Employment uses 

12.83 To a large extent the above results are reflective of the current market.  Office development 
and smaller industrial uses are is shown as being unviable, however this is not just an issue 
here, a finding supported by the fact that such development is only being brought forward to 
a limited extent on a speculative basis by the development industry.  Where development is 
coming forward, it tends to be from existing businesses for operational reasons. 

12.84 The large format industrial and distribution uses are is shown as being viable, again a finding 
supported by the fact that such development is also coming forward, particularly near King’s 
Lynn. 

12.85 It is important to note that the analysis in this report is carried out in line with the Harman 
Guidance and in the context of the NPPF and PPG.  It assumes that development takes place 
for its own sake and is a goal in its own right.  It assumes that a developer buys land, develops 
it and then disposes of it, in a series of steps with the sole aim of making a profit from the 
development.  As set out in Chapters 2 and 3 above, the Guidance does not reflect the broad 
range of business models under which developers and landowners operate.  Some developers 
have owned land for many years and are building a broad income stream over multiple 
properties over the long term.  Such developers are able to release land for development at 
less than the arms-length value at which it may be released to third parties and take a long 
term view as to the direction of the market based on the prospects of an area and wider 
economic factors.  The limited development that is coming forward in the area is largely user-
led, being brought forward by businesses that will use the eventual space for operational uses, 
rather than for investment purposes. 
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Conclusions 

12.86 The Borough Council of King’s Lyn and West Norfolk area has an attractive and active property 
market, although some areas, particularly those associated with the town of Wisbech and 
within the lower value parts of King’s Lynn town, do have challenges.  All types of residential 
and non-residential development are coming forward and only in a few cases they are not 
delivering the full policy requirements for affordable housing (which are relatively low when 
considered against other Councils.  Viability testing is a quantitative and a qualitative process, 
and one that involves judgment.   

12.87 It is our recommendation that the Council is cautious about introducing new standards and 
requirements, over and above the existing policy requirements as this may impact on viability 
and the ability for developers to deliver development. 

12.88 The Council can be confident that the emerging Plan will be deliverable.  Having said this, 
whilst brownfield sites are coming forward, they are generally shown as being unviable so the 
Council must be cautious in relying on these to deliver its housing requirements, and only 
count on such sites where there is a high likely hood of delivery, for example where there is a 
recent planning consent. 

12.89 The delivery of strategic sites is always challenging so it is recommended that that the Council 
engages with the owners in line with the advice set out in the Harman Guidance (page 23): 

12.90 Whilst some of the non-residential uses are not viable, they are not rendered unviable by the 
cumulative impact of the Council’s policies, rather by the general market conditions.  The 
employment uses (office and industrial) are coming forward. 

12.91 There is uncertainty around the impact of Covid 19 and Brexit on the economy.  It is important 
that the Council monitors these changes as they occur and if necessary, makes any required 
changes. 
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Appendix 1 – Project Specification 
Dear ### 
 
Local Plan Review – Viability Assessment 
 
### kindly sent through various papers the papers last week.  I am setting out our proposal to 
update your viability evidence below.  I am keeping this brief, so if you need any further 
information please do not hesitate to come back to me. 
As you will be aware viability is one of the areas which is under review in the White Paper: 
Planning for the Future (MHCLG, August 2020).  The two key paragraphs are: 

• Assessments of housing need, viability and environmental impacts are too complex 
and opaque: Land supply decisions are based on projections of household and 
business ‘need’ typically over 15- or 20-year periods. These figures are highly 
contested and do not provide a clear basis for the scale of development to be planned 
for. Assessments of environmental impacts and viability add complexity and 
bureaucracy but do not necessarily lead to environ improvements nor ensure sites are 
brought forward and delivered; 

• Local Plans should be subject to a single statutory “sustainable development” test, 
and unnecessary assessments and requirements that cause delay and challenge in the 
current system should be abolished. This would mean replacing the existing tests of 
soundness, updating requirements for assessments (including on the environment and 
viability) and abolishing the Duty to Cooperate. 

Pillar Three of the White Paper then goes on to talk about the requirements for infrastructure 
and how these may be funded.  The key proposal are: 

Proposal 19: The Community Infrastructure Levy should be reformed to be charged 
as a fixed proportion of the development value above a threshold, with a mandatory 
nationally- set rate or rates and the current system of planning obligations abolished. 
Proposal 21: The reformed Infrastructure Levy should deliver affordable housing 
provision 

The above suggests a downgrading of viability in the planning system.  This may be the case, 
however in defining areas of Growth, Renewal or Protected I would expect the deliverability 
of development be an important factor.  There would be little point in a Council zoning land 
that has little prospect of being deliverable on viability grounds, perhaps due high IDP costs 
or low values.  It is difficult to imagine how ‘deliverability’ could be demonstrated without 
some regard to viability.  I see paragraph 2.26 as being key when it comes to the examination 
of the new plan: 

The standard method would make it the responsibility of individual authorities to 
allocate land suitable for housing to meet the requirement, and they would continue to 
have choices about how to do so: for example through more effective use of existing 
residential land, greater densification, infilling and brownfield redevelopment, 
extensions to existing urban areas, or new settlements. ....  

As it stands the proposals in the White Paper are just options and may or may not come to be 
adopted so, at the moment you need a viability assessment.  In the future you may need 
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something different.  I think we can be pretty sure that nothing happens very fast in planning, 
so to move forward you need to cover all the bases. 
As a way forward I would suggest that a project is broken into a number of distinct ‘modules’ 
that can be updated separately and then combined at the end.  This would ensure that you do 
not get stuck with a report from us that is the wrong report and make changes as easy (and 
inexpensive) as possible. 

1. Context.  It is important that viability work is set in the right context of the NPPF and 
PPG.  This section is likely to change if the proposals in the White Paper are adopted 
and as this is going to be an area of change this context is an important starting point. 

2. Method.  Viability work is essentially adding up property values and taking away 
costs.  This chapter would set out methodology for undertaking viability appraisals 
and the theory behind the Residual Valuation approach.  This is unlikely to change 
very much. 

3. Evidence Base.  In any form of viability testing is needed then a good understanding 
of costs and values would be required.  So long as viability testing is required then 
this is unlikely to change very much – costs are costs and values are values.  At the 
moment we make relatively little use of the ONS’s published data at ward level (as it 
is quite difficult to rationalise with what is happening on the ground), but with the 
government’s move to increased transparency, I suspect that these types of ‘look up’ 
data may become more important.  
This section would form the body of the report and be supported by the appropriate 
evidence (in appendices).  There would be several parts: 

a. Residential values, including market housing, build to rent, First Homes, 
Affordable Rent, Social Rent and Intermediate Housing etc. 

b. Non-residential values.  This would concentrate on the main employment uses.  
We could include retail uses, but you are not allocating land for retail, so I 
doubt this is necessary. 

c. Land Values.  Current land values inform the important benchmark for 
viability testing – the principle being that a development must generate a value 
that is over the base value (the Existing Use Value) of the land if a landowner 
is going to be induced to sell it.  This section draws on local and wider data.  
The main component is a review of recent planning consents from which we 
can look up the price paid on the Land Registry. 

d. Development Costs.  All the current costs of development (construction, fees 
interest etc, etc).  These are unlikely to change very much. 

4. Policy Costs.  Initially we would assess the local and national policies that will apply 
to new development.  The White Paper suggests that there will be a rationalisation and 
standardisation of policies, so this is likely to be an area of significant change. 

5. Modelling.  It is important that any viability testing is rooted in the local reality.  This 
section will review the local patterns of development in the context of the emerging 
Plan and the SHLAA and the emerging allocations and set out the typologies to be 
modelled.  This would include details of any strategic sites. 
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6. Appraisals.  The residential and non-residential appraisals would be set out under the 
appropriate scenarios.  This is the section that is most likely to change which changing 
national requirements. 
In this regard our model can look at a reformed Levy as a proportion of GDV (a hang 
over from the Local Infrastructure Tariff that fizzled out). 

7. Conclusions and summary.  This would bring it all together. 
This follows much the same format of our more recent studies (such as Fenland’s that we 
finished in December 2029 - https://www.fenland.gov.uk/media/16705/FDC-Viability-
Assessment--HDH-2019-12-19-/pdf/FDC_Viability_Assessment_(HDH_19-12-19).pdf).  
The main difference would be how the data is recorded and presented so that there is more 
flexibility to bend to changes and allow parts to be updated as and when required. 
It is important to note that the PPG and the RICS Guidance both require consultation.  I 
would suggest that a consultation process is undertaken early on.  This should acknowledge 
the possible changes – but concentrate on the base assumptions (costs and values).  We are 
doing things a little differently as a result of Covid 19.  We are generally suggesting sending 
out a Pre-consultation Draft Report that sets out the main assumptions, and a questionnaire.  
If we can allow a 5 week period we can then do a ‘Covid Safe’ on-line presentation at week 
3.  We have just done these for Dover and Sunderland, both went very well (but neither have 
John Maxey). 
I have had a quick look through the policies that you sent me.  These are fine, although a 
cynic may think that the ‘Five Key Questions’ in the new Climate Change Policy is just going 
to generate a lot of paper stating what is happening anyway.  We would pick up the Future 
Homes Standard, Biodiversity Net Gain, Accessible and Adaptable Standards (part M of the 
Building Regulations) and any other national or local policy  
Looking at the SADMP Allocations file you sent me, it looks like many of the sites are being 
carried forward from the current plan.  That is fine, I would need a bit more information 
(greenfield/brownfield, net/gross area etc) to develop a robust set of typologies.  The PPG 
requires us to test strategic sites individually but does not say what a strategic site is.  I would 
have thought that if we drew the line at 250 units, that would be appropriate in this case (we 
would need the s106 costs for these sites). 
For Fenland we tendered a price of £##,### for a full Local Plan and CIL Viability 
Assessment.  This was starting from a clean sheet.  We have a substantial amount of 
BCKLWN data, both from the SHMA, but also from the last round of viability work.  I 
would not recommend a CIL review – rather CIL should, for now be treated as a policy cost 
at the indexed rates.  I think a sensible budget to produce a full Local Plan Viability Update, 
in line with the requirements of the current NPPF and PPG and in line with the RICS’s 
Guidance would be £##,###.  This assumes that meeting would be via MS Teams for now, 
but so long as we can tie actual meeting in with other meetings in your part of the world then 
there would be no additional cost.  VAT would be in addition. 
I have set out some further information on the attached sheets: 
Please let me know if you need any further information. 
 
Yours ever 
  

https://www.fenland.gov.uk/media/16705/FDC-Viability-Assessment--HDH-2019-12-19-/pdf/FDC_Viability_Assessment_(HDH_19-12-19).pdf
https://www.fenland.gov.uk/media/16705/FDC-Viability-Assessment--HDH-2019-12-19-/pdf/FDC_Viability_Assessment_(HDH_19-12-19).pdf
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Appendix 2 – Consultees 
 
Table 1- Consultees who took part in the Local Plan Review Viability Consultation 
The below consultees accepted/expressed Interest in the invitation to join in at the LPR 
Viability Consultation/Workshop Presentation. The documentation following the consultation 
(Draft Viability Report & Appendices, Questionnaire and presentation slides) were sent to the 
following. 

Name of Consultee Organisation/Expressed Interest 
Alex Munro Armstrong Rigg Planning 
Graham Woodcock Trundley Design  
Chris Dawson  Hereward Services and Lydson Developments 
Andy Brand  Abbey Group 
Julian Kerkham Land Owner 
Philip Atkinson Lan Pro Services 
Ian Reilly Lan Pro Services 
Henry Isotta-Day  Clayland - developers/architects/landowners 
Melanie Tilley Clayland - developers/architects/landowners 
Chris Tilley Clayland - developers/architects/landowners 
Abby Gretton Clayland - developers/architects/landowners 
Adam Scott Clayland - developers/architects/landowners 
John Maxey Maxey Grounds 
Polly Stokes Maxey Grounds 
Nick Seaton Anglia Building Consultants 
Sheryl Millard Land owner 
Alistair Beale Gayton Estate 
Kerry Smith Bennett Homes 
David and Yvonne Howard Kirklea Estate 
Dale Robinson Avison Young 
Lynn Bassendine/ A Giles Land Owner 
Daniel Read Clarion 
David Andrews Interested Party 
Chris Burgess Hansells 
Sheila Jones and 3 colleagues Abbey Land Clients 
Peter Ramsdale Freebridge 
Andy Scales NPS NPS Group 
Ed Mumford-Smith Broadland Group 
Stewart Riddick  Land owner 
Paul Newbold Freebridge 
David Goddard Interest party- did not attend but expressed interest in watching 

the recording 
Kim Bramham  Owner of the site – did not attend but expressed interest in 

watching the recording 
Lynn Devereux  Interested Party- Holne Next The Sea Parish Council 
Paul Bland  Interested Party- South Wooton Parish Council 
Mike Brozowski Interested party 
Errin Marshall Savills 
Rob Snowling Pigeon Ltd 
James Bromhead Pigeon Ltd 
Christine Steele Longhurst Group 

 
Table 2 - Consultees who were sent an email invitation to join the LPR Presentation. 
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The information below was taken from a variety of reports including call for sites database 
and agents reports.  
*Note: May be duplicate entries of names below* 

Matthew  Henry Other - Local Authority  
Jeremy Dearling Local Resident 
Kenneth Hill Local Resident 
Sallyann Conning Owner of the site 
Sunday Ngantu Owner of the site 
David lawrence Owner of the site 
Clifford Fuller Owner of the site 
Michael Williams Owner of the site 
Joyce Spooner Owner of the site 
Geoffrey Brinton Land Agent 
Alice Lake Land Agent 
Nicola Thompson Owner of the site 
Leonard Sinclair Owner of the site 
Christopher Manning Owner of the site 
andrew barratt Owner of the site 
Christopher Hesketh-Harvey Local Resident 
SCOTT BROWN Planning Consultant 
Hazel Crawford Owner of the site 
J C Jaques Planning Consultant 
David Clark Owner of the site 
J C Jaques Planning Consultant 
N Brett Owner of the site 
Steven Wade Other, Architectural Designer 
Ben Ridgwell Other, Agent 
Jackie  Crawford Owner of the site 
Mid Term 
TEST  

Mid Term TEST  Other, Mid Term TEST  

Michael WILLIAMSON Local Resident 
John Kidman Owner of the site 
Stewart Riddick Owner of the site 
IAN BIX Planning Consultant 
Michael Huggins Owner of the site 
frank cahill Owner of the site 
Eileen Dowsing Owner of the site 
Lesley  Morton Owner of the site, This is a test  
SUZANNE STATHAM Owner of the site 
Michael Dorey Other, Son-in-Law of owner 
Mark Shirley Other, Architectural consultant 
Richard Dix Owner of the site 
Michael Dix Owner of the site 
eileen cottam Owner of the site 
Richard  Brown  Local Resident 
Carolyn Coates Owner of the site 
Peter Jackson Owner of the site 
Hilary Keightley Owner of the site 
Sandra Clarke Owner of the site 
Jeffrey  Hazel  Land Agent 
Michael Carman Land Agent 
Janice Parsons Planning Consultant 
Mark Philpot Planning Consultant 
Andrew Melton Owner of the site 
Julian Kerkham Owner of the site 
Michael Williamson Parish Town Council 
Graham Reader Local Resident 
Paul Sturgess Planning Consultant 
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Andrew Melton Owner of the site 
COLIN NEEDHAM Other, Joint owner with Mrs CE Needham (spouse) 
Jonathon Green Planning Consultant 
Tracy Hubbard Planning Consultant 
Jonathon Green Planning Consultant 
Gordon Smith Planning Consultant 
SIMON LEMMON Planning Consultant 
Tony Crane Owner of the site 
Jane  Hayman Owner of the site 
Anthony Leach Other, The site is owned entirely by members of my family 
Peter Humphrey Planning Consultant 
David Russell Planning Consultant 
Andy Scales Planning Consultant 
Janice Parsons Planning Consultant 
Will Wright Land Agent 
joxy Olakkengil Developer 
Russell de Beer Land Agent 
Daniel Parton Local Resident 
J C  Jaques Planning Consultant 
Kevin Crompton Owner of the site 
Mervyn Hodgson Owner of the site 
Gary Doughty Owner of the site 
Tim and Mrs 
susan 

Burgess Owner of the site 

Nick Seaton Planning Consultant 
Andy  Scales Planning Consultant 
Robin Covell Owner of the site 
james collister Planning Consultant 
kevin 
charles 

mackender Owner of the site 

Will Wright Land Agent 
Nick Seaton Planning Consultant 
Daniel Wallage Other, Agent 
Richard Moore Owner of the site 
Michael Carman Land Agent 
David Marsham Owner of the site 
Sophie Adams Owner of the site 
Sophie Adams Owner of the site 
Christopher Dawson Planning Consultant 
David Marsham Owner of the site 
Adam Case Owner of the site, Land Agent, Community Group 
David Marsham Owner of the site 
Leonard Ringwood Owner of the site 
Nick Seaton Planning Consultant 
Bryan Wolsey Planning Consultant 
Fiona Hamer-Philip Land Agent 
Ian  Cable Planning Consultant 
Stephen Ward Owner of the site 
Bryan Bebe Owner of the site 
Ben Ridgwell Other, Agent 
Bryan Bebe Owner of the site 
FIONA HAMER-PHILIP Land Agent 
Richard Smith Planning Consultant 
Susan Elsey Owner of the site 
Holly Smith Local Resident, Other, Family of owner 
Janice Parsons Planning Consultant 
Adam Case Owner of the site, Land Agent 
Caroline Kerss Owner of the site 
Peter Doe Planning Consultant 
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Keith Ives Local Resident 
Nick Pooley Other, Clerk to the charity  
Janice Parsons Planning Consultant 
Mike Hastings Planning Consultant 
Adrian Parker Planning Consultant 
RACHEL HODGKINSON Owner of the site 
Nick Pooley Other, Clerk to the charity 
christopherD Dawson Planning Consultant 
Daniel Wallage Other, Agent 
Adrian Parker Planning Consultant 
Simon Chalwin Planning Consultant 
Richard Brown Planning Consultant 
Gordon Smith Planning Consultant 
Jane Crichton Planning Consultant 
James Hill Land Agent 
Adam Case Land Agent 
Ben Ridgwell Other, Agent 
Susan Mallett Owner of the site 
David Andrews Owner of the site 
Beryl Batson Owner of the site 
margaret williams Owner of the site 
Nick Seaton Planning Consultant 
James Hill Land Agent 
SIMON LEMMON Planning Consultant 
Michael Carman Land Agent, Planning Consultant, Architectural Designer 
Emma Bateman Parish Town Council 
Daniel Wallage Other, Agent 
Michael Carman Land Agent, Planning Consultant, Architectural Designer 
Christopher Dawson Planning Consultant 
MICHAEL CHAPMAN Planning Consultant 
Ben Ridgwell Other, Agent 
Alexander  Ison Land Agent 
christopher dawson Planning Consultant 
Henry Isotta-Day Planning Consultant 
Paul Clarke Planning Consultant 
Pamela Bottom Owner of the site 
Jennifer Hadland Planning Consultant 
Kim Taylor Owner of the site 
Michael Smith Owner of the site 
Ben Ridgwell Other, Agent 
Paul Clarke Planning Consultant 
Jonathan Fryer Land Agent 
Patrick Clabon Owner of the site 
Megan Scourfield Land Agent 
Mike Hastings Planning Consultant 
Megan Scourfield Land Agent 
Jonathan  Fryer Land Agent 
James Hill Land Agent 
Matt Gosling Planning Consultant 
Helen Addison Other, Joint owner with brother 
SCOTT BROWN Planning Consultant 
sharon holmes Owner of the site 
Tom Phillips Land Agent 
Suzanne Nugent Planning Consultant 
Jonathan Fryer Land Agent 
Suzanne Nugent Planning Consultant 
Jonathan Fryer Land Agent 
Rob Sewards Other, Architect 
SIMON LEMMON Planning Consultant 
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Jon Jennings Planning Consultant 
Suzanne Nugent Planning Consultant 
Allen Rix Owner of the site 
Janice Parsons Planning Consultant 
Alexander Dalton Planning Consultant 
David Howard Owner of the site 
Paul Belton  Planning Consultant 
Richard Brown Planning Consultant 
Alexander Dalton Planning Consultant 
Geoff Armstrong Planning Consultant 
James Burton Land Agent 
Mike Sibthorp Planning Consultant 
Andrew Hodgson Planning Consultant 
Roland Thomas Planning Consultant 
Gareth Edwards Land Agent, Planning Consultant 
Paul Clarke Planning Consultant 
Derek Wing Owner of the site 
Mark  Brown Planning Consultant 
Gareth Edwards Land Agent, Planning Consultant 
christopher dawson Planning Consultant 
Anthony White Owner of the site, Developer, Local Resident, Borough and 

County councillor 
Jeff Clarke Planning Consultant 
Gordon Smith Planning Consultant 
Simon Engledow Other, Family member of owners 
Peter Humphrey Planning Consultant 
J LAW Planning Consultant 
Neil Burton  Other, Representative of owners (son and solicitor) 
Barry Thrower Owner of the site, Other, rep of 2 other parties 
Mark Bocking Owner of the site 
Jamie Bird Developer 
Andrew Wille Owner of the site 
Brian Cunningham Owner of the site 
Allan Giles Owner of the site 
Philip de Whalley Owner of the site 
John Holman Other, Grandson 
Kevin Holman Owner of the site 
Greg Garland Planning Consultant 
Shaun Claxton Other, Son acting for my mother 
David Mead Land Agent 
Matt Gosling Planning Consultant 
Rob Snowling Other, Site promoter 
Daniel Corcoran Planning Consultant 
Mark Brown Planning Consultant 
Jordan Trundle Planning Consultant 
Rhys Govier Planning Consultant 
Andrew Hiorns Planning Consultant 
Emily Plumb Land Agent 
Kenny Durrant Planning Consultant 
Andrew Brand Owner of the site 
christine wyman Owner of the site 
Jennifer Islip Planning Consultant 
Terry Wilsoncroft Owner of the site 
James Delafield Planning Consultant 
Will Wright Land Agent 
Graham Nourse Planning Consultant 
Sarah Hornbrook Planning Consultant 
Jon Jennings Planning Consultant 
Darren French Other, Architect 
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Jeff Clarke Planning Consultant 
Graham Woodcock Other, Owners representative 
John Currey Owner of the site 
Darren French Other, Architect 
Jonathan  Barrett Owner of the site 
John Currey Owner of the site 
William  Lusty Planning Consultant 
Stuart Williamson Planning Consultant 
Lydia  Voyias Planning Consultant 
Kris Baxter Planning Consultant 
TOMAS NELLIST Other, ARCHITECT 
Stuart  Field  Planning Consultant 
Tom Phillips Land Agent 
Kris Baxter Owner of the site 
Lydia  Voyias  Planning Consultant 
Mark Loake Planning Consultant 
Lydia Voyias Planning Consultant 
Shelley Coffey Planning Consultant 
Ed Blundy Land Agent 
Charles Mocatta Owner of the site 
Darren French Other, Architect 
Shelley Coffey Planning Consultant 
PAUL CLAXTON Other, AGENT ACTING FOR CLIENT 
Darren French Other, Architect 
William  Lusty  Planning Consultant 
Shelley Coffey Planning Consultant 
Caroline Keane Planning Consultant 
Peter Gidney Other, Architectural Consultant 
Mark Loake Planning Consultant 
Tom Phillips Land Agent 
Hollie Howe Owner of the site, Acting on behalf of the land owner (Kier 

Group) 
Stuart Williamson Planning Consultant 
Nicole Wright  Planning Consultant 
Megan Wilmott Planning Consultant 
Kenny Durrant Planning Consultant 
Gareth Wilson Planning Consultant 
David TAYLOR Planning Consultant 
Nicole Wright Planning Consultant 
Norman Paske Land Agent 
Ian Deverell Planning Consultant 
Megan Wilmott Planning Consultant 
Thomas Fairbrother Land Agent 
Tamara Rowson Other, Natural England 
John Hammond Owner of the site 
Patricia Hammond Owner of the site 
Julian Kerkham Owner of the site 
PAUL CARTER Owner of the site 
IAN TRUNDLEY Planning Consultant 
Timothy Holt-Wilson Community Group, Other, Geoconservation partnership 

organisation 
Alexander Dalton Planning Consultant 
Geoff Simmons I am one owner of the site 
Janice Parsons Planning Consultant 
Jamie Bird Developer 
James Ellis Land Agent 
Philip Atkinson Land Agent 
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Agents & Registered Providers 

Sam Richardson D L P Consultants Ltd 
Mr John Coxon Emery Planning Partnership 
Mr Chris Butt The Planning Bureau Ltd 
Mr Paul Belton Carter Jonas 
Mr Adrian Parker Adrian Parker Planning 
Mary Ralph Brown & Co (King's Lynn) 
Sean McGrath Indigo Planning Ltd 
Mrs Linda Sumner 

 

Mr Robert Hopwood Bidwells (Cambridge) 
Mr Nigel Walter Arch:Angel 
Mr Paul Foster Barton Willmore (Cambridge) 
Mr Nick Woolley Woolley 
Miss M Whitehead Bidwells (Cambridge) 
nicholas Bullock Homes 
Chris Cowper Cowper Griffith Architects 
David Taylor David Taylor Associates 
David Broker David Broker Design Services 
David Futter David Futter Associates 
David Trundley David Trundley Design Services 
English Brothers Ltd. 

 

Mr D Wadlow 
 

Geoff Place 
 

Greg Saberton Greg Saberton Designs 
Ian Bix Ian H Bix & Associates 
John Retchless 

 

John Stephenson 
 

Matthew Gosling 
 

Michael Nobbs 
 

Michael Yarham 
 

Peter Gidney 
 

Philip Gurr 
 

Richard Powles 
 

 
SJA Design 

Mr Stuart Williamson (Neil Hall) AMEC 
Mr Jonathon Green NPS Property Consultants Ltd 
Mr David Shaw 

 

Mrs Rachel Whaley GVA Humberts Leisure 
Mr Peter Widdrington Alan Baxter & Associates Llp 
Mr Andrew Campbell Campbell Planning 
Mr Simon Wheatman Wheatman Planning Ltd 
Miss Nichola Traverse-Healy Barton Willmore (Cambridge) 
Mr Stephen Ottewell Capita Symonds 
Mr Peter Frampton Framptons 
Mr David Mead Partners In Planning 
Mr Roland Thomas Acorus 
Mr Andrew Gibbs Art Architecture Limited 
Mr Andrew Bateman Bateman Farms 
Mr Edward Blundy Brown & Co (King's Lynn) 
Mr Simon Lemmon Distinct Designs UK Ltd 
Mr SJ Hickling The Estate Office 
Mr Stewart Bradley SB.Associates 
N F Saffell, FRICS Brown & Co (Norwich) 
Mr Jamieson Bird Blubird Land & Planning Ltd 
Miss Valerie Coleby John Martin Associates 
Mr Trevor Dennington Land Planning Associates 
Mr Chris Purllant Brown & Co (King's Lynn) 
Mr Michael Wellock Kirkwells 
Mr Nick Seaton Anglia Building Consultants 
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Julie Jaques 
 

Mr Mike Hastings Mike Hastings Building Design 
Mr Nick Fairman New Hall Properties Ltd 
Linda Garner Metcalfe Copeman & pettefar 
Gabrielle Rowan Pegasus Planning Group 
Mr Greg Garland 

 

Miss Sheila Jones Abbey Land Clients 
Mr David Russell David Russell Associates 
Mr Chris Tivey CTA Planning 
Mr K Hutchinson (Hutchinsons) Hutchinsons 
Michael JL Sadd Mirador Associates 
Ben Pycroft Emery Planning Partnership 
Andrew Wilford Barton Willmore (Kent) 
Karen Hazell Strutt & Parker (Chelmsford)  

CLH Pipeline System Ltd 
Mrs Catherine Martinelli 

 

Mr Philip Atkinson Lan Pro Services 
Miss Hollie Howe Kier Living 
Mr Kevin Coleman Phase 2 Planning & Development 
Anglia Building Consultants 

 

MR IAN TRUNDLEY TRUNDLEY DESIGN 
Mr John Maxey Maxey Ground & Co. 
Ms Polly Stokes Maxey Ground & Co. 
Mr Martin Bagshaw MHB Planning 
Mr Graham Wright La Ronde Wright 
Design and Drawings 

 

James Firth Strutt & Parker (Chelmsford) 
Richard Windsor Windsor Architectural 
Mr Scott Brown holt architectural ltd 
Melanie Stephan Clayland Estates Limited 
Paul Sutton Cheffins Planning & Development 
Max Plotnek Maddox Associates 
David Sweeting GVA Humberts Leisure 
Mrs Emily Plumb Brown & Co (King's Lynn) 
Mr Andrew Brand The Abbey Group 
Mr Ian Cable Ian J M Cable Architectural Design 
Mr Russell Swann Swann Edwards Architecture 
David J Coleby Mark Liell 
Mr Darren Fowler 

 

Mr Tom Phillips 
 

Mr Robert Oxley 
 

Mr James Lewis 
 

James Morgan 
 

Mr Simon Henry Bidwells (Norwich) 
Mr Rawdon Gascoigne Emery Planning Partnership 
Paul Galgey Planning Potential Ltd 
Mr Lee Turner LJT Architects 
Rob Snowling Pigeon Ltd 
James Ellis Rural Solutions 
Mr Mark Batchelor Peacock & Smith 
Adam Case Cruso & Wilkin 
Neil Goldsmith Nathaniel Lichfield and Partners 
Mr Richard High 

 

Mrs Kristina Mead Barton Willmore (Cambridge) 
Mr Tom Collins Fisher German LLP 
Rowan Easter La Ronde Wright 
A Ward rg+p Ltd 
Mr Jeremy Sawtell Strutt and Parker (London) 
Miss Nissa Shahid Indigo Planning 
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John Goddard Associates 

Mr Anthony Foster 
 

Chris Primett Malcolm Scott Consultants 
Mr Niall McNevin 

 

Mr Geoff Armstrong Armstrong Rigg Planning 
Dr Tom Wright La Ronde Wright 
Dr Andrew Golland Andrew Golland Associates 
Abigail Jones Savills Ltd (Cambridge) 
Ms Megan Wilmott 

 

David Bell JLL 
Mr Ian Reilly Lan Pro Services 
Megan Wilmott Knight Frank 
Mr Garry Collins 

 

Lydia Voyias Savills 
MR Howard MARSHALL 

 

Dr Fred Keer 
 

Mrs J C Jacques JCJ Planning 
Erica Whettingsteel 

 

Mr Bryan Wolsey Wolsey Planning 
Mr Gordon Smith 

 

Mr Michael Carman Ian H Bix & Associates 
Mr Steven Wade Steven Wade Architects 
One Planning One Planning 
Mr Paul Sturgess Caldecotte Group 
Ms Tracy Hubbard Malcolm Scott Consultants 
Mr Will Wright Savills 
Mr Russell de Beer Strutt and Parker 
Mr James Collister Parker Planning Services Ltd. 
Mr Bryan Gillery Hansells 
Mr Mark Brown La Ronde Wright Ltd 
Mrs Suzanne Nugent PlanSurv 
Mr James Burton 

 

Miss Jennifer Islip Carter Jonas 
Mr Michael Chapman MJC Architectural Design Ltd 
Mr Kenny Durrant 

 

Mr Mike Sibthorp Mike Sibthorp Planning 
Ms Caroline Keane Gerald Eve LLP 
Miss Fiona Hamer-Philip Maxey Grounds and Co 
Mr Kris Baxter Studio 11 Architecture 
Mr Philip Jones 

 

Mr Paul Clarke Brown & Co (Norwich) 
Mr Christopher Dawson Hereward Services Ltd 
Mr Henry Isotta-Day Clayland Group 
Mr Ian Deverell Pegasus Planning Group 
Mr Andrew Hodgson Barton Willmore 
Mr Paul Claxton Claxton Hall Architectural Ltd 
Mr Graham Nourse Graham Nourse Planning Consultants Ltd. 
Mr Alexander Dalton Howard Sharp and Partners LLP 
Mrs Jane Crichton Lanpro Services 
Mrs Shelley Coffey Rural Solutions Ltd 
Mr James Delafield JB Planning Associates 
Mr Simon Chalwin Gerald Eve LLP 
Mr Gareth Wilson Barton Willmore 
Mr Andrew Barton Axis 
Mr Mitchell Barnes 

 

Mr Steven Wade 
 

Mr Gordon Smith Matrix Planning Ltd. 
Mr Brian Flynn 

 

Miss Ella Murfet Turley 
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mrs Amber Slater 
 

Mrs Helen Steele 
 

 
Tetlow King Planning 

Mr Aaron Smith Fowler Architecture & Planning 
Mr Philip Atkinson 

 

Mrs Helen Steele East Winch Parish Council 
Mr Ed Durrant Pegasus Group 
Mr Andrew Hiorns Andrew Hiornes Ltd 
Steven Fidgett Union 4 Planning 
Mr Harry Ramsey Bidwells (Norwich) 
Mrs Catherine O'Toole Pegasus Group 
Mr Gareth Watts Savills (Peterborough) 
Mr Jim Major Brown & Co (King's Lynn) 
Ms Lois Partridge Sworders 
Miss Laura Precious 

 

Mr Nick Moys Brown & Co 
Miss Emma Griffiths Brown & Co 
Mr Jamie Campbell 

 

Ed Mumford-Smith Broadland Housing Group 
Andrew Savage 
Sophie Sadler 
Fiona Coulson Clarion 
Helen Tuohy 
Mark Burghall Flagship 
Suzanne Newman 
Carla Ridgeway 
Paul Newbold Freebridge Community Housing 
Jeremy Mason 
Isobel Wright Hastoe Housing Association 
Ulrike Maccariello 
Andy Parker Platform Housing 
Christine Steele Longhurst Homes 
Tracey Pearson 
Sam Richardson D L P Consultants Ltd 
Mr John Coxon Emery Planning Partnership 
Mr Chris Butt The Planning Bureau Ltd 
Mr Paul Belton Carter Jonas 
Mr Adrian Parker Adrian Parker Planning 
Mary Ralph Brown & Co (King's Lynn) 
Sean McGrath Indigo Planning Ltd 
Mrs Linda Sumner 

 

Mr David Williams 
 

Mr Robert Hopwood Bidwells (Cambridge) 
Mr Nigel Walter Arch:Angel 
Mr Paul Foster Barton Willmore (Cambridge) 
Mr Nick Woolley Woolley 
Miss M Whitehead Bidwells (Cambridge) 
Barry L Hawkins 

 

nicholas Bullock Homes 
Chris Cowper Cowper Griffith Architects 
David Taylor David Taylor Associates 
David Broker David Broker Design Services 
David Futter David Futter Associates 
David Trundley David Trundley Design Services 
 English Brothers Ltd. 
Mr D Wadlow 

 

Geoff Place 
 

Mr David Barnes Star Planning & Development 
Greg Saberton Greg Saberton Designs 
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Harold Sellors 
 

 
 

John Retchless 
 

John Stephenson 
 

 
 

M A Loake 
 

Matthew Gosling 
 

Michael Nobbs 
 

Michael Yarham 
 

Morton Morton Consultants 
Philip Gurr 

 

Richard Powles 
 

Paul White Russen & Turner 
Mr Stuart Williamson (Neil Hall) AMEC 
Mr Jonathon Green NPS Property Consultants Ltd 
Mr Michael Fearn Shireconsulting 
Mr David Shaw 

 

Mrs Rachel Whaley GVA Humberts Leisure 
Mr Peter Widdrington Alan Baxter & Associates Llp 
Mr Andrew Campbell Campbell Planning 
Mr Simon Wheatman Wheatman Planning Ltd 
Mr Richard Brown Richard Brown Planning 
Miss Nichola Traverse-Healy Barton Willmore (Cambridge) 
Mr Stephen Ottewell Capita Symonds 
Mr Martin Robeson Martin Robeson Planning Practice 
Mr John Long Bidwells (Norwich) 
Mr Peter Frampton Framptons 
Mr David Mead Partners In Planning 
Mr Roland Thomas Acorus 
Mr Andrew Gibbs Art Architecture Limited 
Mr Andrew Bateman Bateman Farms 
Mr Edward Blundy Brown & Co (King's Lynn) 
Mr Simon Lemmon Distinct Designs UK Ltd 
 Spearing Waite Solicitors 
 

 

Mr SJ Hickling The Estate Office 
Mr Peter Humphrey Peter Humphrey Associates Ltd 
Mr TJ Jackson Brown & Co (Holt) 
Mr David Churchill Iceni Projects Ltd 
Mr Tom Goodley Strutt & Parker (Norwich) 
Mr Stewart Bradley SB.Associates 
Mr Jon Jennings Strutt & Parker (Cambridge) 
Mr James Alflatt Bidwells (Norwich) 
Mr Jonathan Fryer Cruso & Wilkin 
N F Saffell, FRICS Brown & Co (Norwich) 
Mr David Staveley William H Brown 
Miss Valerie Coleby John Martin Associates 
Mr Trevor Dennington Land Planning Associates 
Mr Richard Waite Richard C.F. Waite 
Mr Chris Purllant Brown & Co (King's Lynn) 
Mr Michael Wellock Kirkwells 
Jason Law STRATA architectural 
Mr Nick Seaton Anglia Building Consultants 
Alex Ison Cruso & Wilkin 
Julie Jaques 

 

Mr Mike Hastings Mike Hastings Building Design 
Mr Nick Fairman New Hall Properties Ltd 
Cllr Mrs JJ Rowe 

 

Linda Garner Metcalfe Copeman & pettefar 
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Gabrielle Rowan Pegasus Planning Group 
Mr Greg Garland 

 

Mr David Russell David Russell Associates 
Mr Alan Irvine 

 

Mr Chris Tivey CTA Planning 
Mr K Hutchinson (Hutchinsons) Hutchinsons 
Michael JL Sadd Mirador Associates 
Ben Pycroft Emery Planning Partnership 
Andrew Wilford Barton Willmore (Kent) 
Karen Hazell Strutt & Parker (Chelmsford) 
Rapleys Rapleys LLP 
Mrs Catherine Martinelli 

 

Mr Philip Atkinson Lan Pro Services 
Mr Graeme Warriner Turley Associates 
Miss Hollie Howe Kier Living 
Mr Kevin Coleman Phase 2 Planning & Development 
Anglia Building Consultants 

 

MR IAN TRUNDLEY TRUNDLEY DESIGN 
Mr Jeff Clarke Embleton Associates Ltd 
Maxey Ground & Co. 

 

Mr Jeffrey Hazel Geoffery Collings & Co 
Mr Martin Bagshaw MHB Planning 
Gareth Edwards Swann Edwards Architecture 
Mr Graham Wright La Ronde Wright 
Mr Robert Woolston RG & P Ltd 
mr jamie wallace 

 

Design and Drawings 
 

Colin Bailey Fraser Dawbarns LLP 
Harvey Siggs Consultancy Harvey Siggs Consultancy 
James Firth Strutt & Parker (Chelmsford) 
Middle Level Comissioners Middle Level Commissioners 
Richard Windsor Windsor Architectural 
Dr Robert Wickham Howard Sharp and Partners LLP 
Mr Scott Brown holt architectural ltd 
Sarah Evans Alliance Planning 
Melanie Stephan Clayland Estates Limited 
Paul Sutton Cheffins Planning & Development 
Max Plotnek Maddox Associates 
Bernard Matthews Cruso & Wilkin 
Mark McGovern 

 

Darren Cogman Bidwells (Norwich) 
David Sweeting GVA Humberts Leisure 
Mr Richard Start R LONGSTAFF & CO 
Mrs Emily Plumb Brown & Co (King's Lynn) 
Ron Larby 

 

Freda Swaby John Goddard Associates 
 Martin Hall Associates 
Francis Marshall Norfolk Architectural Design 
Janice Parsons Parsons + Whittley Architects 
Laura Eyles Brown and Co (CIL) 
Shaun Gayton Calvert Brain & Fraulo 
R L Associates R L Associates 

 

Darren French Richard C.F. Waite 
Daniel Wallage Richard C.F. Waite 
Gareth Mower Russen & Turner 
Your Space Studio Your Space 
Studio 

 

Mr Andrew Brand The Abbey Group 
Mrs Maxine Thorne 
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Mr Ian Cable Ian J M Cable Architectural Design 
Mr Russell Swann Swann Edwards Architecture 
Mr Mark Vawser Vawser & Co 
Mr Henry Cockerton 

 

David J Coleby Mark Liell 
Mr David Maddox 

 

Mr Darren Fowler 
 

Mr Tom Phillips 
 

Mr Robert Oxley 
 

Mr James Lewis 
 

James Morgan 
 

Mr Simon Henry Bidwells (Norwich) 
Fergus Bootman La Ronde Wright 
Mr Paul Derry Barton Willmore (Cambridge) 
Mrs Beccy Rejzek Bidwells (Norwich) 
Mr Rawdon Gascoigne Emery Planning Partnership 
Paul Galgey Planning Potential Ltd 
Mr Lee Turner LJT Architects 
Rob Snowling 

 

John Bowles Porta Planning LLP 
James Ellis Rural Solutions 
Mr Mark Batchelor Peacock & Smith 
Adam Case Cruso & Wilkin 
Neil Goldsmith Nathaniel Lichfield and Partners 
Mr Richard High 

 

Mrs Kristina Mead Barton Willmore (Cambridge) 
Mr Tom Collins Fisher German LLP 
Rowan Easter La Ronde Wright 
A Ward rg+p Ltd 
Mr David Clarke Richard Jackson Ltd 
Mr Gerald Allison Stoke Ferry IDB 
Mr Jeremy Sawtell Strutt and Parker (London) 
Miss Nissa Shahid Indigo Planning 
 John Goddard Associates 
Mr Anthony Foster 

 

Mrs Amanda Driver 
 

Chris Meek Cnoclee 
Chris Primett Malcolm Scott Consultants 
Mr Niall McNevin 

 

Councillor jacqueline westrop 
 

Mr Geoff Armstrong Armstrong Rigg Planning 
Dr Tom Wright La Ronde Wright 
Mrs Nicole Wright 

 

Dr Andrew Golland Andrew Golland Associates 
Abigail Jones Savills Ltd (Cambridge) 
Claire Newbury Turley Associates 
Ms Megan Wilmott 

 

David Bell JLL 
Mr Stuart Field Bilfinger GVA 
Mr Ian Reilly Lanpr 
Megan Wilmott Knight Frank 
Mr Garry Collins 

 

Lydia Voyias Savills 
Mr Graeme Warriner Barton Willmore 
MR Howard MARSHALL 

 

Dr Fred Keer 
 

Mrs J C Jacques JCJ Planning 
Mrs Alice Lake Cruso & Wilkin 
Erica Whettingsteel 
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Mr Bryan Wolsey Wolsey Planning 
Mr Gordon Smith 

 

Mr Michael Carman Ian H Bix & Associates 
Ms Megan Scourfield Cruso & Wilkin 
Mr Geoffrey Brinton Brinton & Brinton 
Mr Steven Wade Steven Wade Architects 
Mr Ben Ridgwell Russen and Turner 
Mr Mark Shirley MWS Architectural LTD 
One Planning One Planning 
Mr Paul Sturgess Caldecotte Group 
Ms Tracy Hubbard Malcolm Scott Consultants 
Mr Will Wright Savills 
Mr Russell de Beer Strutt and Parker 
Mr James Collister Parker Planning Services Ltd. 
Miss Jennifer Hadland Savills 
Mr Mark Flood Insight Town Planning 
Mr Bryan Gillery Hansells 
Mr Mark Brown La Ronde Wright Ltd 
Mrs Suzanne Nugent PlanSurv 
Mr James Burton 

 

Miss Jennifer Islip Carter Jonas 
Mr Michael Chapman MJC Architectural Design Ltd 
Mr Kenny Durrant 

 

Mr Mike Sibthorp Mike Sibthorp Planning 
Ms Caroline Keane Gerald Eve LLP 
Miss Fiona Hamer-Philip Maxey Grounds and Co 
Mr Kris Baxter Studio 11 Architecture 
Mr Philip Jones 

 

Mr James Hill Cruso & Wilkin 
Mr Rob Sewards Anglia Design LLP 
Mr Paul Clarke Brown & Co (Norwich) 
Mr Rhys Govier Savills 
Mr Christopher Dawson Hereward Services Ltd 
Mr Henry Isotta-Day Clayland Group 
Mr Ian Deverell Pegasus Planning Group 
Mr Andrew Hodgson Barton Willmore 
Mr Paul Claxton Claxton Hall Architectural Ltd 
Mr Graham Nourse Graham Nourse Planning Consultants Ltd. 
Mr Alexander Dalton Howard Sharp and Partners LLP 
Mrs Jane Crichton Lanpro Services 
Mrs Shelley Coffey Rural Solutions Ltd 
Mr James Delafield JB Planning Associates 
Mr Simon Chalwin Gerald Eve LLP 
Mr Gareth Wilson Barton Willmore 
Mrs Sarah Hornbrook Ingleton Wood LLP 
Mr Andrew Barton Axis 
Mr Mitchell Barnes 

 

Miss Kate Green Avison Young 
mrs shirley pollard maxey grounds & co 
Miss Raveen Matharu Savills (Uk ) Ltd - London 
Ms Katherine Green Avison Young 
Mr Mark Page Norfolk and Waveney Sustainability and Transformation 

Partnership 
Mr Steven Wade 

 

Mrs Suzanne Nugent PlanSurv Ltd 
Mr Gordon Smith Matrix Planning Ltd. 
Mr Brian Flynn 

 

Miss Ella Murfet Turley 
mrs Amber Slater 
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Mrs Helen Steele 
 

 Tetlow King Planning 
Mr Aaron Smith Fowler Architecture & Planning 
Mr Philip Atkinson 

 

Mrs Helen Steele East Winch Parish Council 
Mr Ed Durrant Pegasus Group 
Mr Andrew Hiorns Andrew Hiornes Ltd 
Steven Fidgett Union 4 Planning 
Pink Planning Pink Planning 
Mr Harry Ramsey Bidwells (Norwich) 
Mrs Catherine O'Toole Pegasus Group 
Mr Gareth Watts Savills (Peterborough) 
Mr Paul Sutton Strutt & Parker (Norwich) 
Mr Jim Major Brown & Co (King's Lynn) 
Ms Lois Partridge Sworders 
Mr Neil Burton Mills and Reeve LLP 
Miss Laura Precious 

 

Sarah Roberts Roberts Molloy 
Mr Nick Moys Brown & Co 
Miss Emma Griffiths Brown & Co 
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Local Plan Review - Viability Update
Consultation Event
16th December 2020

1

To avoid sound interference 
please mute your microphone Please use the Chat icon to ask 

questions. 

Agenda
2019 NPPF, PPG and Guidance
Methodology

– Harman Guidance / RICS Guidance / PPG
Main Assumptions

– Prices
– Costs
– Commercial prices
– Modelling

The Viability Test
Moving Forward

Key issue

• Delivery of the new Local Plan
• Reduced scope for viability testing at 

Development Management stage.
– Based on ‘changes since the plan was brought into 

force’ and ‘should be based upon and refer back to 
the viability assessment that informed the plan’

The Old

1 2

3 4



15/12/2020

2

NPPF / PPG Consultation 
(March 2018) The new ...

... and newer The Future .......... ?

5 6
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2020 White Paper

• New updated ‘Standard Method’
• Reform of developer contributions
• First Homes

– Options not specifics
– Don’t directly impact on viability (yet)

2020 White Paper - Viability
Assessments of housing need, viability and environmental impacts are
too complex and opaque: Land supply decisions are based on projections of
household and business ‘need’ typically over 15- or 20-year periods. These
figures are highly contested and do not provide a clear basis for the scale of
development to be planned for. Assessments of environmental impacts and 
viability add complexity and bureaucracy but do not necessarily lead to 
environ improvements nor ensure sites are brought forward and delivered;

Local Plans should be subject to a single statutory “sustainable
development” test, and unnecessary assessments and requirements that
cause delay and challenge in the current system should be abolished. This 
would mean replacing the existing tests of soundness, updating requirements 
for assessments (including on the environment and viability) and abolishing
the Duty to Cooperate.

2020 White Paper – Pillar Three
• Proposal 19: The Community Infrastructure

Levy should be reformed to be charged as a
fixed proportion of the development value
above a threshold, with a mandatory nationally-
set rate or rates and the current system of
planning obligations abolished.

• Proposal 21: The reformed Infrastructure Levy
should deliver affordable housing provision

The big change...
2012 NPPF

173
... 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.

174
the cumulative impact of these standards 
and policies should not put implementation 
of the plan at serious risk, and should 
facilitate development throughout the 
economic cycle

PPG 2018 / 2019

10-009-20190509
... ensure policy compliance and 
optimal public benefits through 
economic cycles...

10-010-20180724
and the aims of the planning system 
to secure maximum benefits in the 
public interest through the granting of 
planning permission.

9 10
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2012 NPPF – Footnote 11
11 To be considered deliverable, sites 
should be available now, offer a suitable 
location for development now, and be 
achievable with a realistic prospect that 
housing will be delivered on the site within 
five years and in particular that 
development of the site is viable. Sites 
with planning permission should be 
considered deliverable until permission 
expires, unless there is clear evidence that 
schemes will not be implemented within 
five years, for example they will not be 
viable, there is no longer a demand for the 
type of units or sites have long term 
phasing plans.

2019 NPPF – glossary
Deliverable: To be considered deliverable, sites 
for housing should be available now, offer a 
suitable location for development now, and be 
achievable with a realistic prospect that housing 
will be delivered on the site within five years. In 
particular:
• a) sites which do not involve major 

development and have planning permission, 
and all sites with detailed planning 
permission, should be considered 
deliverable until permission expires, unless 
there is clear evidence that homes will not 
be delivered within five years (for example 
because they are no longer viable, there is 
no longer a demand for the type of units or 
sites have long term phasing plans).

• b) where a site has outline planning 
permission for major development, has been 
allocated in a development plan, has a grant 
of permission in principle, or is identified on 
a brownfield register, it should only be 
considered deliverable where there is clear 
evidence that housing completions will begin 
on site within five years.

2014 PPG 10-001
... plans should be deliverable and that the 
sites and scale of development identified 
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....

2019 PPG 10-001
...policy requirements should be informed 
by evidence of infrastructure and 
affordable housing need, and a 
proportionate assessment of viability that 
takes into account all relevant policies, 
and local and national standards, including 
the cost implications of the Community 
Infrastructure Levy (CIL) and section 106...

2019 PPG 10-002
It is the responsibility of plan makers in 
collaboration with the local community, 
developers and other stakeholders, to 
create realistic, deliverable policies. 
Drafting of plan policies should be iterative 
and informed by engagement with 
developers, landowners, and infrastructure 
and affordable housing providers.

PPG Viability in plan making

• 10-003 – based on ‘Typologies’
• 10-004 – use average costs and values
• 10-005 – strategic sites individually
• 10-006 – consultation 

PPG Standardised inputs

• 10-010
– viability helps to strike a balance between the aspirations of 

developers and landowners, in terms of returns against risk, and 
the aims of the planning system to secure maximum benefits in 
the public interest through the granting of planning permission

• 10-011 – GDV
– average figures can be used, with adjustment to take into 

account land use, form, scale, location, rents and yields, 
disregarding outliers in the data

13 14

15 16



15/12/2020

5

PPG Land Value 10-013

Benchmark Land Value (BLV)
=

Existing Use Value (EUV) ‘plus a premium 
for the landowner’

PPG BLV – 10-014

• Based on EUV
• Allow for a premium to the landowner
• Reflect abnormal costs, site specific 

infrastructure and fees
• Be informed by market evidence from 

policy compliant schemes
– In plan making, the landowner premium 

should be tested and balanced against 
emerging policies.

PPG Landowners’ Premium

10-016
• The premium should provide a reasonable 

incentive for a land owner to bring forward 
land for development while allowing a 
sufficient contribution to comply with policy 
requirements.

PPG Developer’s Return

• 10-018
– For the purpose of plan making an 

assumption of 15-20% of gross development 
value (GDV) may be considered a suitable 
return to developers in order to establish the 
viability of plan policies. … A lower figure may 
be more appropriate in consideration of 
delivery of affordable housing …

17 18
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Abnormal and IDP Costs

• Normal abnormals v abnormal abnormals
• Site Infrastructure Costs

‘These costs should be taken into account 
when defining benchmark land value’.

Are reflected in a lower land price, but when 
is it too low?

‘New’ / Current issues – for this 
project

• Cumulative impact of policy
• Greater emphasis on plan making stage –

only include deliverable sites
• Reduced scope for viability at application 

stage
• Greater transparency

Harman / RICS New 
Mandatory 

RICS 
Guidance

21 22
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RICS Guidance – so what?
• mandatory for Chartered Surveyors
• with objectivity, impartially and without interference and with 

reference to all appropriate available sources of information
• include instructions
• no performance-related or contingent fees
• presumption is that a viability assessment should be 

published in full
• a non-technical summary
• incudes appropriate sensitivity testing
• responsible for sub-contractors / specialists
• (value engineering)

Engagement Phases

Methodology

• Modelling
– Typologies
– Residential, employment, retail

• Appraisals
– Residual Value v EUV Plus

27

Standard Viability Test -
Residual Value 

STEP 1
Gross Development Value

(The combined value of the complete development)
LESS

Cost of creating the asset, including PROFIT 
(Construction + fees + finance charges)

=
RESIDUAL VALUE

STEP 2
Residual Value v Existing Use Value Plus

28

25 26

27 28
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Key Assumptions
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Median Asking Prices

33
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Newbuild Asking Prices
Table 4.7  Summary of Newbuild Asking Prices

Detached Flats Semi-
detached

Terraced All

Average £
Downham Market £235,000 £235,000
Fincham £800,000 £800,000
Heacham £850,000 £250,000 £550,000
Hunstanton £431,818 £170,000 £237,625 £355,324
Rural NE £521,615 £525,999 £675,000 £563,923
Rural SE £385,000 £225,000 £362,143
Rural West £372,067 £235,000 £335,997
Wisbech £423,166 £105,000 £217,500 £185,000 £313,545
ALL £446,902 £148,333 £317,690 £532,000 £414,830
Average £/m2

Downham Market £2,566 £2,566
Fincham £2,773 £2,773
Heacham £3,050 £3,050
Hunstanton £3,971 £3,640 £3,877
Rural NE £3,152 £6,241 £4,499 £4,708
Rural SE £2,612 £2,612
Rural West £2,114 £2,102 £2,111
Wisbech £2,515 £1,897 £2,338
ALL £2,994 £3,853 £4,499 £3,419

33 34
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Price Assumptions (£/m2)

Table 4.8.  2020 Residential Price Assumptions – £/m2

North East 
and East

West and 
South

King’s Lynn

1 Large Greenfield £3,000 £2,700 £2,600
2 Medium Greenfield £3,000 £2,700 £2,600
3 Small Greenfield £3,200 £2,800 £2,600
4 Larger Urban £3,000 £2,700 £2,600
5 Flatted Development £3,000 £2400 £2,350
6 Small PDL £3,000 £2700 £2,600
Larger Sites £/m2
1 Boal Lane King’s Lynn £2,600
2 South of Parkway King’s Lynn £2,600
9 Wisbech Fringe Wisbech £2,500

Build to Rent

Table 4.11 Capitalisation of Private Rents
1 bed 2 bed 3 bed 4 bed

Gross Rent (£/month) £550 £675 £810 £1,100
Gross Rent (£/annum) £6,600 £8,100 £9,720 £13,200
Value £132,000 £162,000 £194,400 £264,000
m2 50 70 84 97
£/m2 £2,640 £2,314 £2,314 £2,722

Affordable Housing
• Affordable Rent

LHA CAP; Management 10%; Voids & bad debts 4%; Repairs 6%; Yield 
4.5%

= £1,650/m2

• Social Rent
Management 10%; Voids & bad debts 4%; Repairs 6%; Yield 4.5%

= £1,050/m2

• Intermediate
50% Share; Rent 2.75%

= 70% OMV

Older Peoples Housing
Table 4.18  Worth of Sheltered and Extracare

King's Lynn Area (m2) £ £/m2

3 bed semi-detached £213,293
1 bed Sheltered 50 £159,970 £3,199
2 bed Sheltered 75 £213,293 £2,844
1 bed Extracare 65 £199,962 £3,076
2 bed Extracare 80 £266,616 £3,333

Hunstanton Area (m2) £ £/m2

3 bed semi-detached £255,280
1 bed Sheltered 50 £191,460 £3,829
2 bed Sheltered 75 £255,280 £3,404
1 bed Extracare 65 £239,325 £3,682
2 bed Extracare 80 £319,100 £3,989

Downham Market Area (m2) £ £/m2

3 bed semi-detached £202,542
1 bed Sheltered 50 £151,907 £3,038
2 bed Sheltered 75 £202,542 £2,701
1 bed Extracare 65 £189,883 £2,921
2 bed Extracare 80 £253,178 £3,165

37 38
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Non-Residential

Table 5.1  Commercial Values £/m2 2020
Rent £/m2 Yield Rent free 

period
Assumption

Offices - Large £150 6.75% 1.0 £2,082 £2,100
Offices - Small £150 8.00% 1.0 £1,736 £1,750
Industrial - Large £75 5.00% 1.0 £1,429 £1,430
Industrial - Small £75 8.00% 1.0 £868 £900
Large Logistics 70 4.00% 1.0 £1,683 £1,700

Land Registry 
Prices Paid

• Recently 
consented sites

Table 6.2  Price Paid for Consented Development Land 
Site Date 

approved 
ha All 

Units 
Aff Units Affordable 

% 
£/ha £/unit

Former Granaries 
Station Road 
Docking Norfolk, 
Docking 

21-Aug-19 1.629 77 15 19.48% £1,658,686 £35,09

Land E of Rosemary 
Lane W of Hills 
Cresent And S of 
Rampant Horse 
Cottage Lynn Road 
Gayton Norfolk, 
Gayton 

06-Nov-19 9.144 24 5 20.83% £26,028 £9,917

Land east of Cromer 
Road, Hunstanton 
F2.2  

15-Oct-18 7.05 120 24 20.00% £712,738 £41,87

Land East of 11 To 
37Elm High Road 
Emneth 

06/03/2019 5.5811 117 23 19.66% £349,393 £16,66

Hillgate Nurseries 
Terrington St 
Clement  

28/10/2016 1.8796 41 8 19.51% £585,231 £26,82

Land S of 1 To 44 
Herbert Drive And W 
59 Hythe Road 
Methwold 

06-Jun-19 2.3909 44 9 20.45% £280,229 £15,22

Playing Field School 
Road Terrington St 
John 

19-Oct-18 3.1885 35 7 20.00% £313,627 £28,57

Marsh Lane King's 
Lynn  

21-Jan-16 5.36 130 20 15.38%   

Alive Lynnsport 
Greenpark Avenue 
King's Lynn 

10-Aug-17 3.9655 82 13 15.85%   

Land South of 
Hunstanton Norfolk, 
Hunstanton 

10-Dec-16 11.59 166 33 19.88% £285,269 £19,9

Land On The South 
Side of the Road 
Methwold 

05-Oct-18 1.2047 24 5 20.83% £388,478 £19,50

Whitleys Stationers 
Press 19 - 21 Church 
Street Hunstanton 

07-Mar-19 0.1806 16 Financial 
cont due 
to VBC 

0.00%   

Valmes13 Wretton 
Road Stoke Ferry 

11-May-18 0.7809 15 3 20.00%   

Land On The North 
West Side of Old 
Church Road 
Terrington St John 

13/09/2019 2.2777 46 9 19.57% £329,280 £16,30

Land Between 102 
And 116Nursery 
Lane South Wootton 

05/07/2017 3.5575 26 5 19.23% £271,258 £37,1

Land On The South 
Side of Hall Road 
Outwel 

26/03/2019 2.5329 20 4 20.00% £177,662 £22,50

Existing Use Value £/ha

• Agricultural Land £25,000/ha

• Paddock Land £50,000/ha

• Industrial Land £450,000/ha

43

Development Costs 1

44

• Construction BCIS
– Typologies Median
– Strategic LQ

• Site Costs 5% to 15% (+Bio gain)
• Brownfield +5%
• Fees 8%
• Contingencies 2.5% / 5%

41 42

43 44
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Development Costs 2

• Interest 6.5%
• Developer's Return 17.5% Market Housing 

6% Affordable
• Sales 2.5% + 1%

Base Policies
Affordable Housing 20% / 15% on sites of 4 and larger (Intermediate

Housing 30%, Affordable Rent 70%)

Design 90% Accessible and Adaptable – Category 2

10% Wheelchair Accessible

NDSS

Water efficiency

10% Biodiversity Net Gain

Future Homes Standard Option 1.

Developer ContributionsCIL – As per Charging Schedule (£69.89/m2 /
£0/m2)

s106 – Typologies £2,000/unit and Strategic Sites
as estimated.46

Modelling – based on allocations
Table 9.1  Proposed Allocations

SH Settlement Site Ref Area 
(Ha)

Number Use

KL King's Lynn E1.10 Wisbech Road 3.8 50 Green (Urban)
KL King's Lynn E1.11 Southgates 0.2 20 Industrial
KL West Lynn E1.15 Bankside 2.6 120 Green (Urban)
KL King's Lynn E1.5 Boal Quay 4.1 50 Car Park
KL King's Lynn E1.6 South of Parkway 8.8 260 Green (Urban)
KL King's Lynn E1.8 South Quay 0.5 50 Industrial
KL King's Lynn E1.9 Columbia Way 3.3 100 Green (Urban)
WF Wisbech Fringe F3.1 25.3 550 Greenfield
KRSC Upwell G104.3 (renamed A1 to 

reflect Upwell 
Neighbourhood plan 
allocation which extended 
the site allocation G104.3)

1.7 20 Greenfield

GKRSC Watlington G112.1 1.8 32 Greenfield
RV Welney G113.1 0.25 7 Greenfield
RV Denver G28.1 0.6 8 Greenfield
KRSC East Rudham G31.1 0.4 10 Greenfield
KRSC Emneth G34.1 1.1 36 Greenfield
GKRSC Marham G56.1 3.6 50 Greenfield

Typologies
Current 
Use Units Area Ha Density Units/ha Density

Gross Net Ratio Gross Net m2/ha
1 Greenfield 150 Green Agricultural 150 6.25 4.69 75.00% 24.00 32.00 2,924
2 Greenfield 100 Green Agricultural 100 4.17 3.13 75.00% 24.00 32.00 2,918
3 Medium Green 80 Green Agricultural 80 3.33 2.50 75.00% 24.00 32.00 2,958
4 Medium Green 40 Green Agricultural 40 1.47 1.25 84.99% 27.20 32.00 2,907
5 Medium Green 20 Green Agricultural 20 0.74 0.63 84.99% 27.20 32.00 2,899
6 Medium Green 20 LD Green Agricultural 20 0.82 0.71 86.61% 24.25 28.00 2,723
7 Small Green 12 Green Paddock 12 0.38 0.38 100.00% 32.00 32.00 3,128
8 Small Green 8 Green Paddock 8 0.27 0.27 100.00% 30.00 30.00 3,019
9 Small 6 Green Paddock 6 0.20 0.20 100.00% 30.00 30.00 2,640
10 Small 3 Green Paddock 3 0.10 0.10 100.00% 30.00 30.00 3,160
11 PDL 100 PDL Industrial 100 3.33 2.50 75.00% 30.00 40.00 3,566
12 PDL 50 PDL Industrial 50 1.53 1.25 81.91% 32.77 40.00 3,539
13 PDL 20 PDL Industrial 20 0.61 0.50 81.91% 32.77 40.00 3,508
14 PDL 14 PDL Industrial 14 0.43 0.35 81.91% 32.77 40.00 3,523
15 PDL 10 PDL Industrial 10 0.25 0.25 100.00% 40.00 40.00 3,704
16 PDL 7 PDL Industrial 7 0.20 0.20 100.00% 35.00 35.00 3,430
17 PDL 3 PDL Industrial 3 0.09 0.09 100.00% 35.00 35.00 3,010
18 PDL 50 HD PDL Industrial 50 1.11 1.00 90.00% 45.00 50.00 3,400
19 PDL 20 HD PDL Industrial 20 0.40 0.40 100.00% 50.00 50.00 3,400
20 PDL 12 HD PDL Industrial 12 0.24 0.24 100.00% 50.00 50.00 3,438
21 PRS 50 PDL Industrial 50 1.53 1.25 81.91% 32.77 40.00 3,480
22 PRS 50 HD PDL Industrial 50 1.28 1.00 78.37% 39.18 50.00 3,400
23 PRS 20 HD PDL Industrial 20 0.40 0.40 100.00% 50.00 50.00 3,400
24 Wisbech Fringe Green Agricultural 550 25.30 17.19 67.93% 21.74 32.00 2,919
25 Boal Quay PDL Industrial 350 4.10 10.94 266.77% 85.37 32.00 2,961
26 South of Parkway PDL Industrial 260 8.80 8.13 92.33% 29.55 32.00 2,951

45 46
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A Pragmatic Viability Test
We are NOT trying to replicate a particular business model
Test should be broadly representative

‘Existing use value plus’
– reality checked against market value

• Will EUV Plus provide landowner’s premiums?
• Land owner’s have expectations (life changing?)
• Will land come forward?

Benchmark Land Value?

• Brownfield Site
– EUV (£450,000/ha) + 20%

• Greenfield Sites
– EUV (£25,000/ha / £50,000/ha) + £300,000/ha

Early Results

• Subject to change as a result of this 
consultation

• Should be given little weight
• For illustrative purposes

North East and East
Area (ha) Units Residual Value (£)

Gross Net Gross ha Net ha Site
Site 1 Greenfield 150 North East and East Green Agricultural 6.25 4.69 150 747,105 996,140 4,669,407
Site 2 Greenfield 100 North East and East Green Agricultural 4.17 3.13 100 753,447 1,004,596 3,139,363
Site 3 Medium Green 80 North East and East Green Agricultural 3.33 2.50 80 797,043 1,062,724 2,656,811
Site 4 Medium Green 40 North East and East Green Agricultural 1.47 1.25 40 862,661 1,015,042 1,268,802
Site 5 Medium Green 20 North East and East Green Agricultural 0.74 0.63 20 1,002,245 1,179,281 737,051
Site 6 Medium Green 20 LD North East and East Green Agricultural 0.82 0.71 20 941,764 1,087,324 776,660
Site 7 Small Green 12 North East and East Green Paddock 0.38 0.38 12 1,343,896 1,343,896 503,961
Site 8 Small Green 8 North East and East Green Paddock 0.27 0.27 8 1,676,724 1,676,724 447,126
Site 9 Small 6 North East and East Green Paddock 0.20 0.20 6 1,536,541 1,536,541 307,308
Site 10 Small 3 North East and East Green Paddock 0.10 0.10 3 2,149,705 2,149,705 214,970
Site 11 PDL 100 North East and East PDL Industrial 3.33 2.50 100 701,351 935,135 2,337,837
Site 12 PDL 50 North East and East PDL Industrial 1.53 1.25 50 802,425 979,600 1,224,500
Site 13 PDL 20 North East and East PDL Industrial 0.61 0.50 20 785,009 958,340 479,170
Site 14 PDL 14 North East and East PDL Industrial 0.43 0.35 14 1,080,381 1,318,929 461,625
Site 15 PDL 10 North East and East PDL Industrial 0.25 0.25 10 1,284,412 1,284,412 321,103
Site 16 PDL 7 North East and East PDL Industrial 0.20 0.20 7 1,501,501 1,501,501 300,300
Site 17 PDL 3 North East and East PDL Industrial 0.09 0.09 3 1,567,686 1,567,686 134,373
Site 18 PDL 50 HD North East and East PDL Industrial 1.11 1.00 50 200,250 222,500 222,500
Site 19 PDL 20 HD North East and East PDL Industrial 0.40 0.40 20 186,410 186,410 74,564
Site 20 PDL 12 HD North East and East PDL Industrial 0.24 0.24 12 235,334 235,334 56,480
Site 21 PRS 50 North East and East PDL Industrial 1.53 1.25 50 116,134 141,777 177,221
Site 22 PRS 50 HD North East and East PDL Industrial 1.28 1.00 50 -920,941 -1,175,121 -1,175,121
Site 23 PRS 20 HD North East and East PDL Industrial 0.40 0.40 20 -1,212,938 -1,212,938 -485,175

49 50
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West and South
Area (ha) Units Residual Value (£)

Gross Net Gross ha Net ha Site
Site 1 Greenfield 150 West and South Green Agricultural 6.25 4.69 150 385,226 513,634 2,407,661
Site 2 Greenfield 100 West and South Green Agricultural 4.17 3.13 100 382,330 509,773 1,593,041
Site 3 Medium Green 80 West and South Green Agricultural 3.33 2.50 80 419,080 558,773 1,396,933
Site 4 Medium Green 40 West and South Green Agricultural 1.47 1.25 40 446,769 525,686 657,107
Site 5 Medium Green 20 West and South Green Agricultural 0.74 0.63 20 578,378 680,543 425,339
Site 6 Medium Green 20 LD West and South Green Agricultural 0.82 0.71 20 538,193 621,376 443,840
Site 7 Small Green 12 West and South Green Paddock 0.38 0.38 12 808,322 808,322 303,121
Site 8 Small Green 8 West and South Green Paddock 0.27 0.27 8 959,763 959,763 255,937
Site 9 Small 6 West and South Green Paddock 0.20 0.20 6 927,332 927,332 185,466
Site 10 Small 3 West and South Green Paddock 0.10 0.10 3 1,291,287 1,291,287 129,129
Site 11 PDL 100 West and South PDL Industrial 3.33 2.50 100 248,027 330,703 826,757
Site 12 PDL 50 West and South PDL Industrial 1.53 1.25 50 298,346 364,220 455,276
Site 13 PDL 20 West and South PDL Industrial 0.61 0.50 20 270,553 330,291 165,146
Site 14 PDL 14 West and South PDL Industrial 0.43 0.35 14 579,798 707,817 247,736
Site 15 PDL 10 West and South PDL Industrial 0.25 0.25 10 627,998 627,998 156,999
Site 16 PDL 7 West and South PDL Industrial 0.20 0.20 7 806,586 806,586 161,317
Site 17 PDL 3 West and South PDL Industrial 0.09 0.09 3 945,288 945,288 81,025
Site 18 PDL 50 HD West and South PDL Industrial 1.11 1.00 50 -956,820 -1,063,134 -1,063,134
Site 19 PDL 20 HD West and South PDL Industrial 0.40 0.40 20 -1,101,063 -1,101,063 -440,425
Site 20 PDL 12 HD West and South PDL Industrial 0.24 0.24 12 -1,057,700 -1,057,700 -253,848
Site 21 PRS 50 West and South PDL Industrial 1.53 1.25 50 116,134 141,777 177,221
Site 22 PRS 50 HD West and South PDL Industrial 1.28 1.00 50 -920,941 -1,175,121 -1,175,121
Site 23 PRS 20 HD West and South PDL Industrial 0.40 0.40 20 -1,212,938 -1,212,938 -485,175
Site 24 Wisbech Fringe Wisbech Green Agricultural 25.30 17.19 550 342,066 503,522 8,654,279

King’s Lynn
Area (ha) Units Residual Value (£)

Gross Net Gross ha Net ha Site
Site 1 Greenfield 150 Kings Lynn Green Agricultural 6.25 4.69 150 431,020 574,693 2,693,873
Site 2 Greenfield 100 Kings Lynn Green Agricultural 4.17 3.13 100 425,623 567,497 1,773,427
Site 3 Medium Green 80 Kings Lynn Green Agricultural 3.33 2.50 80 462,220 616,294 1,540,735
Site 4 Medium Green 40 Kings Lynn Green Agricultural 1.47 1.25 40 496,424 584,112 730,140
Site 5 Medium Green 20 Kings Lynn Green Agricultural 0.74 0.63 20 630,361 741,708 463,568
Site 6 Medium Green 20 LD Kings Lynn Green Agricultural 0.82 0.71 20 587,516 678,322 484,516
Site 7 Small Green 12 Kings Lynn Green Paddock 0.38 0.38 12 871,636 871,636 326,864
Site 8 Small Green 8 Kings Lynn Green Paddock 0.27 0.27 8 846,808 846,808 225,816
Site 9 Small 6 Kings Lynn Green Paddock 0.20 0.20 6 836,859 836,859 167,372
Site 10 Small 3 Kings Lynn Green Paddock 0.10 0.10 3 1,088,959 1,088,959 108,896
Site 11 PDL 100 Kings Lynn PDL Industrial 3.33 2.50 100 298,303 397,737 994,342
Site 12 PDL 50 Kings Lynn PDL Industrial 1.53 1.25 50 349,803 427,039 533,799
Site 13 PDL 20 Kings Lynn PDL Industrial 0.61 0.50 20 323,788 395,280 197,640
Site 14 PDL 14 Kings Lynn PDL Industrial 0.43 0.35 14 635,648 775,999 271,600
Site 15 PDL 10 Kings Lynn PDL Industrial 0.25 0.25 10 699,927 699,927 174,982
Site 16 PDL 7 Kings Lynn PDL Industrial 0.20 0.20 7 820,838 820,838 164,168
Site 17 PDL 3 Kings Lynn PDL Industrial 0.09 0.09 3 960,030 960,030 82,288
Site 18 PDL 50 HD Kings Lynn PDL Industrial 1.11 1.00 50 -838,383 -931,537 -931,537
Site 19 PDL 20 HD Kings Lynn PDL Industrial 0.40 0.40 20 -969,449 -969,449 -387,779
Site 20 PDL 12 HD Kings Lynn PDL Industrial 0.24 0.24 12 -918,407 -918,407 -220,418
Site 21 PRS 50 Kings Lynn PDL Industrial 1.53 1.25 50 324,382 396,005 495,006
Site 22 PRS 50 HD Kings Lynn PDL Industrial 1.28 1.00 50 -715,022 -912,368 -912,368
Site 23 PRS 20 HD Kings Lynn PDL Industrial 0.40 0.40 20 -950,185 -950,185 -380,074
Site 25 Boal Quay Kings Lynn PDL Industrial 4.10 10.94 350 2,443,832 916,088 10,019,710
Site 26 South of Parkway King's Lynn PDL Industrial 8.80 8.13 260 875,573 948,313 7,705,041

Table 10.2a  Residual Value v BLV

North East and East
Existing Use 

Value
Benchmark 
Land Value

Residual 
Value

Site 1 Greenfield 150 North East and East 25,000 325,000 747,105
Site 2 Greenfield 100 North East and East 25,000 325,000 753,447
Site 3 Medium Green 80 North East and East 25,000 325,000 797,043
Site 4 Medium Green 40 North East and East 25,000 325,000 862,661
Site 5 Medium Green 20 North East and East 25,000 325,000 1,002,245
Site 6 Medium Green 20 LD North East and East 25,000 325,000 941,764
Site 7 Small Green 12 North East and East 50,000 350,000 1,343,896
Site 8 Small Green 8 North East and East 50,000 350,000 1,676,724
Site 9 Small 6 North East and East 50,000 350,000 1,536,541
Site 10 Small 3 North East and East 50,000 350,000 2,149,705
Site 11 PDL 100 North East and East 450,000 540,000 701,351
Site 12 PDL 50 North East and East 450,000 540,000 802,425
Site 13 PDL 20 North East and East 450,000 540,000 785,009
Site 14 PDL 14 North East and East 450,000 540,000 1,080,381
Site 15 PDL 10 North East and East 450,000 540,000 1,284,412
Site 16 PDL 7 North East and East 450,000 540,000 1,501,501
Site 17 PDL 3 North East and East 450,000 540,000 1,567,686
Site 18 PDL 50 HD North East and East 450,000 540,000 200,250
Site 19 PDL 20 HD North East and East 450,000 540,000 186,410
Site 20 PDL 12 HD North East and East 450,000 540,000 235,334
Site 21 PRS 50 North East and East 450,000 540,000 116,134
Site 22 PRS 50 HD North East and East 450,000 540,000 -920,941
Site 23 PRS 20 HD North East and East 450,000 540,000 -1,212,938

Table 10.2b  Residual Value v BLV

West and South
Existing Use 

Value
Benchmark 
Land Value

Residual 
Value

Site 1 Greenfield 150 West and South 25,000 325,000 385,226
Site 2 Greenfield 100 West and South 25,000 325,000 382,330
Site 3 Medium Green 80 West and South 25,000 325,000 419,080
Site 4 Medium Green 40 West and South 25,000 325,000 446,769
Site 5 Medium Green 20 West and South 25,000 325,000 578,378
Site 6 Medium Green 20 LD West and South 25,000 325,000 538,193
Site 7 Small Green 12 West and South 50,000 350,000 808,322
Site 8 Small Green 8 West and South 50,000 350,000 959,763
Site 9 Small 6 West and South 50,000 350,000 927,332
Site 10 Small 3 West and South 50,000 350,000 1,291,287
Site 11 PDL 100 West and South 450,000 540,000 248,027
Site 12 PDL 50 West and South 450,000 540,000 298,346
Site 13 PDL 20 West and South 450,000 540,000 270,553
Site 14 PDL 14 West and South 450,000 540,000 579,798
Site 15 PDL 10 West and South 450,000 540,000 627,998
Site 16 PDL 7 West and South 450,000 540,000 806,586
Site 17 PDL 3 West and South 450,000 540,000 945,288
Site 18 PDL 50 HD West and South 450,000 540,000 -956,820
Site 19 PDL 20 HD West and South 450,000 540,000 -1,101,063
Site 20 PDL 12 HD West and South 450,000 540,000 -1,057,700
Site 21 PRS 50 West and South 450,000 540,000 116,134
Site 22 PRS 50 HD West and South 450,000 540,000 -920,941
Site 23 PRS 20 HD West and South 450,000 540,000 -1,212,938
Site 24 Wisbech Fringe Wisbech 25,000 325,000 342,066
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Table 10.2c  Residual Value v BLV

King’s Lynn
Existing Use 

Value
Benchmark 
Land Value

Residual 
Value

Site 1 Greenfield 150 King’s Lynn 25,000 325,000 431,020
Site 2 Greenfield 100 King’s Lynn 25,000 325,000 425,623
Site 3 Medium Green 80 King’s Lynn 25,000 325,000 462,220
Site 4 Medium Green 40 King’s Lynn 25,000 325,000 496,424
Site 5 Medium Green 20 King’s Lynn 25,000 325,000 630,361
Site 6 Medium Green 20 LD King’s Lynn 25,000 325,000 587,516
Site 7 Small Green 12 King’s Lynn 50,000 350,000 871,636
Site 8 Small Green 8 King’s Lynn 50,000 350,000 846,808
Site 9 Small 6 King’s Lynn 50,000 350,000 836,859
Site 10 Small 3 King’s Lynn 50,000 350,000 1,088,959
Site 11 PDL 100 King’s Lynn 450,000 540,000 298,303
Site 12 PDL 50 King’s Lynn 450,000 540,000 349,803
Site 13 PDL 20 King’s Lynn 450,000 540,000 323,788
Site 14 PDL 14 King’s Lynn 450,000 540,000 635,648
Site 15 PDL 10 King’s Lynn 450,000 540,000 699,927
Site 16 PDL 7 King’s Lynn 450,000 540,000 820,838
Site 17 PDL 3 King’s Lynn 450,000 540,000 960,030
Site 18 PDL 50 HD King’s Lynn 450,000 540,000 -838,383
Site 19 PDL 20 HD King’s Lynn 450,000 540,000 -969,449
Site 20 PDL 12 HD King’s Lynn 450,000 540,000 -918,407
Site 21 PRS 50 King’s Lynn 450,000 540,000 324,382
Site 22 PRS 50 HD King’s Lynn 450,000 540,000 -715,022
Site 23 PRS 20 HD King’s Lynn 450,000 540,000 -950,185
Site 25 Boal Quay King’s Lynn 400,000 480,000 2,443,832
Site 26 South of Parkway King's Lynn 400,000 480,000 875,573

To Follow

• Specialist Older People’s Housing
• Non Residential
• Cumulative Impact of Policies

Policy Options
– Varied developer contributions

– Future Homes Standard Option 1 
and Option 2

– Merton Rule, 10% and 20%

– Sustainability and Climate Change 
Statements

– Parking Provision

– Electric Vehicle Charging

– Water Standard

– Rain Water Harvesting

– Biodiversity Net Gain

– Play Areas

– Contributions towards Green 
Infrastructure

– Affordable Housing

– Affordable Mix

– 10% Low Cost Home Ownership

– First Homes

– Low initial portion shared ownership

– Accessible and Adaptable 
Standards.

Moving Forward

• Circulate presentation
• Circulate rough and ready first draft of 

report 

• Comments by midday 14th January 2021
• To planning.policy@West-Norfolk.gov.uk
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Appendix 4 – Consultation Questionnaire 
The pages in this appendix are not numbered. 
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Local Plan Review Viability Update - December 2020 Consultation 

 
 

Name  

Firm / Developer  

On behalf of  

Site  

Date  

Borough Council King’s Lynn & West Norfolk 
Local Plan Review Viability Update - December 2020 

Consultation 

1. As part of the Site Allocations and Development Management Polices Plan (SADMP) 
examination and adoption process, the Council committed to an early review of the Local Plan. 
This means reviewing both the Core Strategy (CS) and the SADMP to create a single Local 
Plan document.  The review will ensure a set of deliverable and achievable housing sites for 
the duration of the Plan period (2016 -2036), with the most up to date policy framework to 
secure continuity for the longer term.  HDH Planning & Development Ltd has been appointed 
to update the viability elements of the evidence base as required by the 2019 NPPF and 
relevant guidance. 

2. A pre-consultation draft report has been prepared for comment.  It is an early working draft 
setting out the proposed methodology, modelling and assumptions.  It is inevitable that some 
of these will change as a result of the consultation.  This early draft report does not include 
results or recommendations, these will be included following feedback on the base 
assumptions – and thus ensure that the analysis is firmly based and robust. 

3. This questionnaire is being circulated to landowners, site promoters, developers, housing 
associations, agents and others involved in the local development markets.  Consultees are 
invited to comment on any aspect of this draft report.  This questionnaire has been prepared 
to facilitate comments, however there is no specific need to use the questionnaire form, or to 
limit the responses to the particular questions or topics. 

4. The pre-consultation draft report sets out the evidence as collated by HDH.  It draws on a wide 
range of sources.  It is important that responses submitted through this consultation are 
supported by evidence.  Comments that simply observe a particular assumption is too low are 
too high are not helpful in establishing the correct assumption.  Responses need to be 
supported by evidence, or alternatively point to sources of evidence that HDH can draw on 
and use to evidence the changes made in the next iteration of this viability assessment. 

5. Please do not feel that you need to comment to all aspects of the report – please comment of 
those areas where you have expertise.  Where there are areas of agreement it is useful for 
these to be acknowledged. 

6. Please return to planning.policy@west-nofolk.gov.uk by midday on 14tth January 2021. 

7. The pre-consultation report is set out in Chapters as follows: 

  

mailto:planning.policy@west-nofolk.gov.uk
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Chapter 1 

9. This chapter sets out the context to this report. 

10. It is important to note that the HDH is a firm of Chartered Surveyors and is therefore regulated 
by the RICS.  The report is prepared in line with the requirements of Financial viability in 
planning: conduct and reporting.  1st edition, May 2019.  It is mandatory for Chartered 
Surveyors to follow this guidance, including surveyors responding to this consultation. 

11. Please provide any comments on the context and scope of the project. 

Context 

Response. 
 
 
 

 

Chapter 2 

12. This chapter sets out the approach to viability testing, including a review of the requirements 
of the 2019 NPPF the updated PPG and the CIL Regulations. 

13. Please provide any comments on the overall approach taken. 

Regulation and Framework. 

Response. 
 
 
 

 

Chapter 3 

14. This chapter sets out the methodology used. 

15. Please provide any comments with regard to the methodology used, including the use of the 
‘Existing Use Value Plus’ approach. 

Methodology 

Response. 
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16. This chapter sets out an assessment of the housing market, including market and affordable 
housing, with the purpose of establishing the worth of different types of housing in different 
geographical areas.  Please provide any comments on the assumptions proposed, providing 
evidence to support the comments made: 

17. The market housing assumptions are set out in Table 4.8. 

Market Housing Values - Typologies 

Response. 
 
 
 

 

18. The value assumptions for the Build to Rent sector are set out in paragraph 4.57. 

Build to Rent Housing Values 

Response. 
 
 
 

 

19. The affordable housing assumptions are set out in paragraphs 4.63, 4.70 and 4.71. 

Affordable Housing Values 

Response. 
 
 
 

 

20. The assumptions for specialist older peoples housing are set out in paragraph 4.79. 

Older Peoples Housing Values 

Response. 
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Chapter 5 

21. This chapter includes an assessment of the non-residential market.  The assumptions for non-
residential uses are set out in Table 5.1.  Are these in line with your understanding of the 
market? 

Non-Residential Values 

Response. 
 
 
 

 

Chapter 6 

22. This chapter includes an assessment of the approach to Existing Use Value and to 
establishing Benchmark Land Value. 

23. The EUV assumptions are set out in Table 6.5.  Are these in line with the current market? 

EUV Assumptions 

Response. 
 
 
 

 

24. The BLV assumptions are set out in Paragraph 6.31.  Does the BLV provide an adequate 
landowner’s premium?  If not, why not, and what assumption should be used – and why? 

BLV Assumptions 

Response. 
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Chapter 7 

25. The cost and general development assumptions to be used in the development appraisals are 
set out through this chapter.  Do the assumptions used reflect current development costs in 
the District? 

Construction and Development Costs 

Response. 
 
 
 

 

Chapter 8 

26. This chapter includes a summary of the policy options that apply to new development, together 
with our understanding of how they may be implemented and whether they add to the costs 
of development. 

27. Does this correspond to the working of the policies on the ground? 

Current local policy requirements 

Response. 
 
 
 

 

28. The government is consulting on several new areas of policy (such as the move towards zero 
carbon, bio-diversity net gain, First Homes).  Are there other emerging areas of national policy 
that should be taken into account? 

Emerging national policy requirements 

Response. 
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Chapter 9 

29. The modelling is based on the expected development over the period until the Local Plan is 
reviewed. 

30. Do the typologies reflect the expected range of residential development? 

Typologies 

Response. 
 
 
 

 

31. The assessment includes the modelling of the strategic sites, based on high level information.  
Is this a sound approach, if not why not? 

Strategic Sites 

Response. 
 
 
 

 

32. Do the assumptions (such as gross/net and density) reflect local practice? 

Modelling Assumptions 

Response. 
 
 
 

 

33. Several non-residential uses have been modelled, do others need to be included? 

Non-residential development modelling assumptions 

Response. 
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Chapter 10 

34. In due course this chapter will set the results of the appraisals and consideration of residential 
development.  It is planned to test the following scenarios: 

a. Impact of changes in costs and values. 

b. Varied developer contributions 

c. Future Homes Standard Option 1 and Option 2 

d. Merton Rule, 10% and 20% 

e. Sustainability and Climate Change Statements 

f. Parking Provision 

g. Electric Vehicle Charging 

h. Water Standard 

i. Rain Water Harvesting 

j. Biodiversity Net Gain 

k. Play Areas 

l. Contributions towards Green Infrastructure 

m. Affordable Housing 

n. Affordable Mix 

o. 10% Low Cost Home Ownership 

p. First Homes 

q. Low initial portion shared ownership 

r. Accessible and Adaptable Standards. 

35. Should further sensitivity testing be carried out? 

Development Scenarios and Sensitivity Testing 

Response. 
 
 
 

 

Chapter 11 

36. In due course this chapter will set the results of the appraisals and consideration of residential 
development. 
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Chapter 12 

37. In due course this chapter will set out the findings and recommendations.  

38. Thank you for your assistance with this consultation.  Please return this questionnaire (or other 
response to regenerationdelivery@dover.gov.uk by midday Friday 28tth August  2020. 
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Appendix 5 – Consultation Notes 
Viability presentation- 16/12/2020 - Notes 

 Time Question Answer 
 

John Maxey 2.31pm would you accept that in the low-
lying parts of West Norfolk that 
floor risk floor level build up and 
enhanced foundation requirements 
are normal abnormal costs 

Not going to agree that at this point, but there 
are certainly foundation issues in bits of West 
Norfolk, particularly on the lower lying areas 
and those would be if there were land being 
allocated in those areas that should be 
reflected in the costs.  

James 
Bromhead 

2.41pm When determining the Residual 
Value do you allow for a 5% 
Contingency Cost? 

SDH said we are going on to contingency cost 
in due course 

John Maxey 2.43pm presumably existing stock contains 
an element with disrepair 

Yes 

John Maxey 2.48pm your slide of £/sq m graph showed 
under £2000 / sq m for Wisbech - 
why now £2500 on this table (table 
4.8) 

What we have done is brought together with a 
whole range of data sources set out in this 
report, they may need to be changed in the 
process 

SDH asked if 
anyone is 
involved in 
build to rent at 
the moment? 
 

14:51pm Is anyone involved in build to rent 
at the moment? 

Graham Woodcock answered we are involved 
in build to rent, we are working with an RP on 
that and they are here today (confidential) 

John Maxey 14.53pm Offers are being made based on 5-
5.5% yields 
 
(this comment was made on the 
page where discussion was made 
on older peoples housing) 

SDH asked: is the 5-5.5% yields in regards to 
affordable rent? 
 
John Maxey said: it was on the basis of 
affordable rent and shared ownership schemes 
which we are involved in where they are being 
delivered and we are getting offers from our 
piece 

SDH 14:56pm Is anyone involved in non-
residential development? 

Confirmed he is involved in this. 

Graham 
Woodcock 

14:58pm Are non-residential values based 
on gross on net floor areas? 

Yes 

John Maxey 15:02pm In the BCIS can you explain 
rationale between Median and LQ? 

The median costs are the middle of the range.  
We know the national house builders are 
building at somewhat below the median costs 
and we have yet to undertake for this area a 
review of the development management 
appraisals which have been submitted to the 
planning department. 
We frequently find and often agreed through 
the consultation process to use a lower cost on 
strategic sites because there are economies of 
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scale, that sometimes derive from larger 
strategic sites. 

James 
Bromhead 

15.04pm Referred back to the Question 
raised by James on allowing 5% 
contingency rate  

linked to the development costs slide 1- 
(contingencies 2.5% on greenfield sites/ 5% 
brownfield sites) 
Yes we have, you may or may not agree with it 
but that is the assumption we have made at 
this stage. 

SDH 15.08pm Discussed the (%) which reflect the 
costs on the developments costs 
slides and SDH asked if anyone 
has any comments on the costs 
used on this slide 

No answer at this stage 

John Maxey 15.09pm Why a threshold of 4 rather than 5 
or or 10 in urban areas given the 
exemption of sites of 9 or lower? 

I will check this, I thought the policies were 
sites of 4 and larger as drafted, and it is 10 in 
the larger areas which we will look at aswell 
 

James 
Bromhead 

3:10pm Are there many national house 
builders operating on a 17.5% 
Developer's Return. I thought the 
benchmark was low 20%. 

I think this is tricky, the PPG is clear the 
assumption should be between 15% and 20%, 
the implication is that within the strongest 
housing markets you would use a figure at the 
bottom end of that range and in the most 
challenging you would use a figure at the top 
end of that range.  

Mr Brand 3.11pm Have you assumed 10% 
biodiversity net gain on site (so 
lower density) or an off-site credit 
payment? 

The council preference is that biodiversity net 
gain should be delivered on site and this is 
how we are modelling it. 
It is accepted that it is more expensive to have 
a biodiversity net gain off site, you have to buy 
a piece of site and provide the biodiversity net 
gain elsewhere.  

John Maxey 3.12pm You have 2 CIL levels at present is 
it proposed that the lower level will 
disappear, 20% is often required by 
banks particularly at present. 

At this stage there is no proposal to alter CIL at 
this time, this needs to be put right at the next 
literation of the study, and I note the comment 
made on developments return. 

John Maxey 3.19pm You surely need to model larger 
typologies than 150. 
So you will model strategic sites as 
well as typologies ? 
 

There are no sites planned for of more than 
that beyond the strategic sites, we modelled 
the south of parkway as a strategic site. If you 
have any sites up your sleeves, we can 
discuss this with the council. But there are no 
larger schemes than that 
 So yes, we are modelling the typologies 1-23 
and strategic sites 23-24-25.. 

John Maxey 3.25pm How have you modelled for 
garages in your typologies this time 

No not yet, but if you feel that we should we 
are happy to do so in the appropriate situation. 

Sheila Jones 3.26pm i ask as a layman but how many 
acres is considered a large site? 
 

200-250 units considered big site- generally 
work on 30 units per ha (anything over 6 or 7 
ha) which is over about 15 acres 

SDH 15:28pm Can anyone think of any other 
areas we should consider testing? 
Even if we test it and then remove 
it from the final report? 

No answer at this point 
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Lynn Devereux 15:29pm have you considered mitigation 
costs re HRA 

Alan Gomm: Its monitoring and mitigation 
SDH: we need to talk about this about more 

Andy Brand 15:31pm Principal residency restricted 
housing which is in some of the 
draft Neighbourhood Plans 

this is a tricky one, we could look at this. We 
can talk to the council about whether this is 
something which could be done. I assume 
within the viability testing of the NPs this is 
dealt with separately 
Alex Munro: Neighbourhood Plans rarely 
undertake viability testing in my experience. 
3:34pm 

Alex Munro 15:31pm Agree with Andy. We are dealing 
with a number of sites where 
principal residency housing is 
being requested by PCs. Inevitably 
these properties will not command 
the same price as true open market 
housing - we estimate 
approximately 20% less. 

Noted 

John Maxey 3.33pm A period to 14th January with 
Xmas in the middle is not sufficient 
. To provide the detail of evidence 
you ask for we need at least 4 
weeks after Xmas 
We all have deadlines and most, 
will be out the office between 23rd 
Dec to 4th Jan and if you want a 
meaningful evidence, we need time 
to do this.  
This will give us grounds to object 
on if not. 

We will talk to the council about this, but the 
best part of 4 working weeks are from now 
until the 14th of Jan. we can talk about this and 
if we can change this. 
Point is noted. 

Andy Brand  15.36pm Totally agree with John's 
comments on timing 

Noted 

David Andrews 15:39pm No mention is made of schools, 
doctors, surgery, traffic, particularly 
with larger development 

CIL and through developer contributions, 
typically we will test up to 20,000-30,000 per 
unit we usually test about twice as high as 
what you possibly could need. 
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Appendix 6 – Land Registry Price Paid Data by 
Locality 
Mainstream Housing 

Count (EPC) 

Count of £/m2 Column Labels    
Row Labels D F S T Grand Total 
BRANCASTER STAITHE 2  3 3 8 
BURNHAM MARKET 4    4 
DOCKING 2   5 7 
DOWNHAM MARKET 18 4 19 20 61 
EAST WINCH   6  6 
FELTWELL 1  2 1 4 
GREAT BIRCHAM   1  1 
GRIMSTON 2   6 8 
HEACHAM 8  3 2 13 
HUNSTANTON 28 5 18 8 59 
KING'S LYNN 11  28 12 51 
KING'S LYNN NE 25  55 21 101 
KING'S LYNN SW 2 5  10 17 
MARSHLAND ST JAMES 1    1 
METHWOLD   2  2 
SNETTISHAM 12 8 7 8 35 
SOUTH WOOTTON 11  7  18 
SOUTHERY 2    2 
STOKE FERRY 6    6 
TERRINGTON ST 
CLEMENT 37  6 5 48 
TILNEY ST LAWRENCE   2  2 
WALPOLE HIGHWAY 5  2  7 
WALTON HIGHWAY 2  5  7 
WEST LYNN 1  6  7 
WEST WALTON   1  1 
WEST WINCH 4    4 
WHITTINGTON    8 8 
Grand Total 184 22 173 109 488 

Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 
and database 2020. This data is licensed under the Open Government Licence v3.0. 
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Average £ 

Average of Price Paid Column Labels    
Row Labels D F S T Grand Total 
BRANCASTER STAITHE £1,084,998  £773,317 £544,983 £765,612 
BURNHAM MARKET £1,001,750    £1,001,750 
DOCKING £496,667   £571,590 £543,494 
DOWNHAM MARKET £253,528 £137,250 £220,989 £194,163 £216,304 
EAST WINCH   £219,167  £219,167 
FELTWELL £245,000  £175,500 £139,950 £183,988 
GREAT BIRCHAM   £445,000  £445,000 
GRIMSTON £226,500   £206,167 £211,250 
HEACHAM £305,623  £195,000 £227,500 £268,075 
HUNSTANTON £400,317 £172,995 £258,607 £260,996 £318,928 
KING'S LYNN £239,579  £203,428 £204,125 £211,771 
KING'S LYNN NE £260,960  £204,699 £196,840 £216,991 
KING'S LYNN SW £225,000 £121,400  £182,100 £169,294 
MARSHLAND ST JAMES £285,500    £285,500 
METHWOLD   £212,500  £212,500 
SNETTISHAM £379,164 £147,078 £266,424 £216,246 £266,330 
SOUTH WOOTTON £352,270  £265,709  £318,608 
SOUTHERY £342,500    £342,500 
STOKE FERRY £398,658    £398,658 
TERRINGTON ST 
CLEMENT £254,297  £189,414 £168,797 £237,628 
TILNEY ST LAWRENCE   £195,500  £195,500 
WALPOLE HIGHWAY £275,000  £194,500  £252,000 
WALTON HIGHWAY £262,500  £223,400  £234,571 
WEST LYNN £232,500  £203,833  £207,929 
WEST WALTON   £200,000  £200,000 
WEST WINCH £289,999    £289,999 
WHITTINGTON    £171,625 £171,625 
Grand Total £326,915 £145,345 £227,781 £226,121 £261,539 

Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 
and database 2020. This data is licensed under the Open Government Licence v3.0. 
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Average £/m2 

Average of £/m2 Column Labels    
Row Labels D F S T Grand Total 
BRANCASTER STAITHE £4,955  £4,954 £5,152 £5,029 
BURNHAM MARKET £4,743    £4,743 
DOCKING £3,545   £3,863 £3,772 
DOWNHAM MARKET £2,896 £2,278 £2,785 £2,529 £2,700 
EAST WINCH   £2,192  £2,192 
FELTWELL £2,227  £1,722 £2,153 £1,956 
GREAT BIRCHAM   £3,225  £3,225 
GRIMSTON £2,282   £2,179 £2,205 
HEACHAM £2,851  £2,698 £2,431 £2,751 
HUNSTANTON £3,056 £2,746 £3,118 £2,622 £2,990 
KING'S LYNN £2,538  £2,424 £2,491 £2,464 
KING'S LYNN NE £2,429  £2,520 £2,557 £2,505 
KING'S LYNN SW £2,018 £1,926  £1,705 £1,807 
MARSHLAND ST JAMES £2,176    £2,176 
METHWOLD   £2,261  £2,261 
SNETTISHAM £2,790 £2,605 £2,765 £2,772 £2,739 
SOUTH WOOTTON £3,012  £3,136  £3,061 
SOUTHERY £2,556    £2,556 
STOKE FERRY £2,276    £2,276 
TERRINGTON ST 
CLEMENT £2,481  £2,550 £2,476 £2,489 
TILNEY ST LAWRENCE   £2,411  £2,411 
WALPOLE HIGHWAY £1,950  £2,114  £1,997 
WALTON HIGHWAY £1,974  £1,774  £1,831 
WEST LYNN £2,447  £2,168  £2,208 
WEST WALTON   £2,000  £2,000 
WEST WINCH £2,445    £2,445 
WHITTINGTON    £2,200 £2,200 
Grand Total £2,724 £2,424 £2,615 £2,561 £2,635 

Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 
and database 2020. This data is licensed under the Open Government Licence v3.0. 

Older People’s Housing 

Count (EPC) 

Count of Price Paid Column Labels  
Row Labels F Grand Total 
HUNSTANTON 68 68 
Grand Total 68 68 

Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 
and database 2020. This data is licensed under the Open Government Licence v3.0. 
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Average £ 

Average of Price Paid Column Labels  
Row Labels F Grand Total 
HUNSTANTON £213,191 £213,191 
Grand Total £213,191 £213,191 

Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 
and database 2020. This data is licensed under the Open Government Licence v3.0. 

Average £/m2 

Average of £/m2 Column Labels  
Row Labels F Grand Total 
HUNSTANTON £3,548 £3,548 
Grand Total £3,548 £3,548 

Source: Land Registry and EPC Register (November 2020) Contains HM Land Registry data © Crown copyright 
and database 2020. This data is licensed under the Open Government Licence v3.0. 
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Appendix 7 – Price Maps 
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Appendix 8 – Land Registry PPD and EPC Data 
Date Price Paid Type SAON PAON Street Locality Town Postcode m2 £/m2 
07/04/2017 £245,000 D  4 OLD SCHOOL CLOSE FELTWELL THETFORD IP26 4EE 110 £2,227 
10/07/2017 £139,950 T  8 OLD SCHOOL CLOSE FELTWELL THETFORD IP26 4EE 65 £2,153 
07/03/2017 £176,000 S  12 OLD SCHOOL CLOSE FELTWELL THETFORD IP26 4EE 99 £1,778 
05/04/2017 £175,000 S  1 OLD SCHOOL CLOSE FELTWELL THETFORD IP26 4EE 105 £1,667 
20/12/2019 £215,000 S  99 HYTHE ROAD METHWOLD THETFORD IP26 4PX 94 £2,287 
24/02/2020 £210,000 S  97 HYTHE ROAD METHWOLD THETFORD IP26 4PX 94 £2,234 
10/10/2018 £265,000 D  153 SCHOOL ROAD WALTON HIGHWAY WISBECH PE14 7DS 133 £1,992 
31/05/2019 £260,000 D  151 SCHOOL ROAD WALTON HIGHWAY WISBECH PE14 7DS 133 £1,955 
23/11/2018 £197,000 S  149A SCHOOL ROAD WALTON HIGHWAY WISBECH PE14 7DS 101 £1,950 
28/08/2018 £230,000 S  155A SCHOOL ROAD WALTON HIGHWAY WISBECH PE14 7DS 133 £1,729 
31/08/2018 £230,000 S  155B SCHOOL ROAD WALTON HIGHWAY WISBECH PE14 7DS 133 £1,729 
07/09/2018 £230,000 S  157A SCHOOL ROAD WALTON HIGHWAY WISBECH PE14 7DS 133 £1,729 
08/03/2019 £230,000 S  157B SCHOOL ROAD WALTON HIGHWAY WISBECH PE14 7DS 133 £1,729 
19/10/2018 £200,000 S  149B SCHOOL ROAD WEST WALTON WISBECH PE14 7HA 100 £2,000 
29/03/2019 £195,000 S  24 HALL ROAD WALPOLE HIGHWAY WISBECH PE14 7QD 92 £2,120 
17/05/2019 £194,000 S  26 HALL ROAD WALPOLE HIGHWAY WISBECH PE14 7QD 92 £2,109 
01/03/2019 £280,000 D  32 HALL ROAD WALPOLE HIGHWAY WISBECH PE14 7QD 141 £1,986 
01/03/2019 £280,000 D  34 HALL ROAD WALPOLE HIGHWAY WISBECH PE14 7QD 141 £1,986 
22/02/2019 £275,000 D  30 HALL ROAD WALPOLE HIGHWAY WISBECH PE14 7QD 141 £1,950 
05/07/2019 £270,000 D  28 HALL ROAD WALPOLE HIGHWAY WISBECH PE14 7QD 141 £1,915 
19/12/2018 £270,000 D  36 HALL ROAD WALPOLE HIGHWAY WISBECH PE14 7QD 141 £1,915 
21/10/2019 £446,000 D  4 WALTON ROAD MARSHLAND ST JAMES WISBECH PE14 8DP 205 £2,176 
14/02/2020 £125,000 D  30 SCHOOL ROAD MARSHLAND ST JAMES WISBECH PE14 8EY   
23/08/2019 £177,500 S  24 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 64 £2,773 
11/10/2019 £170,000 T  13 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 64 £2,656 
27/09/2019 £170,000 T  16 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 64 £2,656 
26/07/2019 £225,000 D  8 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 85 £2,647 
06/09/2019 £182,500 T  18 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 69 £2,645 
05/07/2019 £182,500 S  20 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 69 £2,645 
07/01/2020 £220,000 S  4 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 85 £2,588 
23/08/2019 £177,500 T  11 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 71 £2,500 
15/03/2019 £177,500 T  15 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 71 £2,500 
31/10/2019 £210,000 S  30 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 85 £2,471 
18/10/2019 £267,500 D  14 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 109 £2,454 
14/12/2018 £207,000 S  17 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 85 £2,435 
03/05/2019 £207,000 S  26 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 85 £2,435 
06/12/2019 £207,000 T  28 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 85 £2,435 
06/06/2019 £255,000 T  34 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 115 £2,217 
31/05/2019 £255,000 T  36 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 115 £2,217 
26/07/2019 £250,000 S  32 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB 115 £2,174 
31/01/2020 £240,000 D  2 COLUMBIA WAY KING'S LYNN KING'S LYNN PE30 2NB   
20/12/2019 £210,000 S  22 GREENPARK AVENUE KING'S LYNN KING'S LYNN PE30 2NB   
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13/12/2018 £215,000 T  4 WISSEY CLOSE KING'S LYNN KING'S LYNN PE30 2RA 85 £2,529 
14/12/2018 £215,000 T  5 WISSEY CLOSE KING'S LYNN KING'S LYNN PE30 2RA 85 £2,529 
29/03/2019 £210,000 D  1 WISSEY CLOSE KING'S LYNN KING'S LYNN PE30 2RA 85 £2,471 
29/03/2019 £210,000 S  3 WISSEY CLOSE KING'S LYNN KING'S LYNN PE30 2RA 85 £2,471 
12/08/2019 £267,500 D  2 WISSEY CLOSE KING'S LYNN KING'S LYNN PE30 2RA 109 £2,454 
20/09/2019 £270,000 D  6 YARE CRESCENT KING'S LYNN KING'S LYNN PE30 2RB 109 £2,477 
27/09/2019 £210,000 T  8 YARE CRESCENT KING'S LYNN KING'S LYNN PE30 2RB 85 £2,471 
29/03/2019 £267,500 D  7 YARE CRESCENT KING'S LYNN KING'S LYNN PE30 2RB 109 £2,454 
30/09/2019 £255,000 S  4 YARE CRESCENT KING'S LYNN KING'S LYNN PE30 2RB 115 £2,217 
31/01/2020 £225,000 D  4 BAYS CLOSE KING'S LYNN KING'S LYNN PE30 2RG 85 £2,647 
14/06/2019 £230,000 D  7 BABINGLEY DRIVE KING'S LYNN KING'S LYNN PE30 2RH 85 £2,706 
25/04/2019 £182,500 D  1 BABINGLEY DRIVE KING'S LYNN KING'S LYNN PE30 2RH 69 £2,645 
24/05/2019 £182,500 S  3 BABINGLEY DRIVE KING'S LYNN KING'S LYNN PE30 2RH 69 £2,645 
26/07/2019 £215,000 S  5 BABINGLEY DRIVE KING'S LYNN KING'S LYNN PE30 2RH 85 £2,529 
19/07/2019 £177,000 S  2 STIFFKEY COURT KING'S LYNN KING'S LYNN PE30 2RJ 64 £2,766 
29/03/2019 £175,000 S  1 STIFFKEY COURT KING'S LYNN KING'S LYNN PE30 2RJ 64 £2,734 
02/03/2019 £230,000 D  4 STIFFKEY COURT KING'S LYNN KING'S LYNN PE30 2RJ 85 £2,706 
07/06/2019 £267,500 S  3 STIFFKEY COURT KING'S LYNN KING'S LYNN PE30 2RJ 109 £2,454 
12/07/2019 £207,000 S  5 STIFFKEY COURT KING'S LYNN KING'S LYNN PE30 2RJ 85 £2,435 
08/03/2019 £215,000 S  2 BAWSEY COURT KING'S LYNN KING'S LYNN PE30 2RL 85 £2,529 
22/02/2019 £215,000 T  5 BAWSEY COURT KING'S LYNN KING'S LYNN PE30 2RL 85 £2,529 
14/02/2019 £215,000 S  6 BAWSEY COURT KING'S LYNN KING'S LYNN PE30 2RL 85 £2,529 
29/03/2019 £210,000 S  4 BAWSEY COURT KING'S LYNN KING'S LYNN PE30 2RL 85 £2,471 
31/05/2019 £207,000 S  1 BAWSEY COURT KING'S LYNN KING'S LYNN PE30 2RL 85 £2,435 
17/05/2019 £207,000 S  3 BAWSEY COURT KING'S LYNN KING'S LYNN PE30 2RL 85 £2,435 
23/02/2018 £212,500 S  64 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 88 £2,415 
20/02/2018 £209,950 S  66 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 88 £2,386 
23/02/2018 £259,950 D  68 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 115 £2,260 
07/07/2017 £179,995 S  54 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 83 £2,169 
02/06/2017 £179,995 S  56 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 83 £2,169 
23/06/2017 £177,495 S  52 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 83 £2,138 
28/07/2017 £177,495 S  58 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 83 £2,138 
24/08/2017 £177,495 S  60 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 83 £2,138 
31/08/2017 £177,495 S  62 MARSH LANE KING'S LYNN KING'S LYNN PE30 3AE 83 £2,138 
03/08/2018 £229,950 D  10 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 84 £2,738 
10/08/2018 £174,950 S  8 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 65 £2,692 
29/06/2018 £174,950 S  9 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 65 £2,692 
12/07/2018 £209,950 S  15 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 81 £2,592 
20/08/2018 £207,950 S  7 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 81 £2,567 
30/04/2018 £204,950 S  21 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 81 £2,530 
27/07/2018 £279,950 D  12 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 113 £2,477 
02/11/2018 £217,950 S  1 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 88 £2,477 
05/10/2018 £277,500 D  4 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 113 £2,456 
02/11/2018 £214,950 S  2 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 88 £2,443 
31/05/2018 £214,950 S  16 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 88 £2,443 
31/05/2018 £214,950 S  17 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 88 £2,443 
12/07/2018 £274,950 D  13 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 113 £2,433 
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31/05/2018 £274,950 D  18 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 113 £2,433 
31/08/2018 £209,950 S  6 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 88 £2,386 
18/05/2018 £264,950 D  19 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 113 £2,345 
20/07/2018 £239,950 S  14 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 108 £2,222 
27/04/2018 £239,950 S  22 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 108 £2,222 
26/10/2018 £272,950 D  5 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 123 £2,219 
26/10/2018 £269,950 D  3 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 123 £2,195 
09/08/2018 £269,950 D  11 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 123 £2,195 
11/05/2018 £264,950 D  20 ORCHARD CRESCENT KING'S LYNN NE KING'S LYNN PE30 3BB 123 £2,154 
28/09/2018 £209,950 S  5 MORELLO COURT KING'S LYNN NE KING'S LYNN PE30 3BE 81 £2,592 
31/08/2018 £207,950 S  6 MORELLO COURT KING'S LYNN NE KING'S LYNN PE30 3BE 81 £2,567 
29/11/2018 £282,950 D  4 MORELLO COURT KING'S LYNN NE KING'S LYNN PE30 3BE 113 £2,504 
08/11/2018 £212,950 T  1 MORELLO COURT KING'S LYNN NE KING'S LYNN PE30 3BE 88 £2,420 
28/09/2018 £209,950 T  3 MORELLO COURT KING'S LYNN NE KING'S LYNN PE30 3BE 88 £2,386 
19/10/2018 £204,950 T  2 MORELLO COURT KING'S LYNN NE KING'S LYNN PE30 3BE 88 £2,329 
12/10/2018 £277,950 D  7 MORELLO COURT KING'S LYNN NE KING'S LYNN PE30 3BE 123 £2,260 
20/12/2019 £220,000 S  12 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,651 
21/06/2019 £215,000 S  10 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,590 
16/08/2019 £215,000 S  15 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,590 
16/08/2019 £210,000 S  17 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,530 
14/06/2018 £205,000 S  1 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,470 
08/06/2018 £205,000 S  2 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,470 
25/05/2018 £205,000 S  4 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,470 
30/07/2018 £205,000 S  5 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,470 
21/09/2018 £205,000 S  6 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,470 
27/04/2018 £205,000 S  8 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,470 
26/01/2018 £187,500 S  3 MAGNOLIA DRIVE KING'S LYNN NE KING'S LYNN PE30 3FA 83 £2,259 
17/12/2019 £240,000 D  8 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 84 £2,857 
20/12/2018 £232,500 D  32 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 84 £2,768 
13/12/2019 £187,500 T  2 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,757 
22/02/2019 £229,950 D  26 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 84 £2,738 
06/12/2019 £185,000 T  9 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,721 
15/11/2019 £185,000 T  11 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,721 
25/10/2019 £185,000 T  17 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,721 
16/08/2019 £185,000 S  27 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,721 
21/02/2019 £227,950 D  24 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 84 £2,714 
30/01/2020 £182,500 T  1 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,684 
31/01/2020 £182,500 T  29 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,684 
23/01/2020 £180,000 T  19 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,647 
28/11/2019 £179,000 S  12 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,632 
08/11/2019 £179,000 S  14 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 68 £2,632 
15/03/2019 £212,500 S  53 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 81 £2,623 
18/01/2019 £209,950 S  28 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 81 £2,592 
04/01/2019 £209,950 S  30 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 81 £2,592 
01/11/2019 £220,000 S  13 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,500 
21/11/2019 £220,000 S  15 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,500 
23/08/2019 £279,950 D  45 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 113 £2,477 
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15/03/2019 £277,500 D  49 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 113 £2,456 
13/12/2019 £215,000 T  5 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,443 
13/12/2019 £215,000 T  6 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,443 
13/12/2019 £215,000 T  7 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,443 
20/09/2019 £215,000 T  21 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,443 
23/08/2019 £215,000 S  23 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,443 
22/02/2019 £214,950 S  20 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,443 
22/02/2019 £214,950 S  22 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,443 
12/07/2019 £214,950 T  33 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,443 
04/10/2019 £212,500 S  10 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,415 
27/09/2019 £212,500 S  16 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 88 £2,415 
14/08/2019 £242,500 S  55 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 108 £2,245 
29/03/2019 £269,950 D  43 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 123 £2,195 
15/03/2019 £269,950 D  47 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 123 £2,195 
15/03/2019 £269,950 D  51 WINTER NELIS WAY KING'S LYNN NE KING'S LYNN PE30 3FD 123 £2,195 
18/04/2019 £179,950 S  12 BRAEBURN CLOSE KING'S LYNN NE KING'S LYNN PE30 3FE 65 £2,768 
28/03/2019 £177,500 S  4 BRAEBURN CLOSE KING'S LYNN NE KING'S LYNN PE30 3FE 65 £2,731 
18/04/2019 £177,500 S  10 BRAEBURN CLOSE KING'S LYNN NE KING'S LYNN PE30 3FE 65 £2,731 
05/07/2019 £174,950 S  2 BRAEBURN CLOSE KING'S LYNN NE KING'S LYNN PE30 3FE 65 £2,692 
29/03/2019 £214,950 S  6 BRAEBURN CLOSE KING'S LYNN NE KING'S LYNN PE30 3FE 81 £2,654 
29/03/2019 £214,950 S  8 BRAEBURN CLOSE KING'S LYNN NE KING'S LYNN PE30 3FE 81 £2,654 
05/07/2019 £235,000 D  17 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 84 £2,798 
14/11/2019 £185,000 S  1 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 68 £2,721 
30/08/2019 £185,000 S  3 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 68 £2,721 
19/07/2019 £215,000 S  9 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 81 £2,654 
02/08/2019 £210,000 T  11 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 81 £2,593 
09/08/2019 £282,500 D  7 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 113 £2,500 
05/07/2019 £282,500 D  15 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 116 £2,435 
12/07/2019 £245,000 T  13 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 108 £2,269 
30/09/2019 £275,000 D  5 VICTORIA CLOSE HEACHAM KING'S LYNN PE30 3FF 123 £2,236 
01/02/2019 £274,995 S  5 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 82 £3,354 
15/03/2019 £234,995 S  6 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 73 £3,219 
30/04/2019 £234,995 S  8 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 73 £3,219 
22/11/2019 £249,995 S  3 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 82 £3,049 
21/02/2020 £349,995 D  4 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 117 £2,991 
23/08/2019 £299,995 S  10 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 102 £2,941 
16/12/2019 £289,995 D  1 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 102 £2,843 
31/07/2019 £285,000 D  12 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 102 £2,794 
26/04/2019 £280,000 D  2 SANDBACH ROAD SOUTH WOOTTON KING'S LYNN PE30 3FG 102 £2,745 
13/09/2019 £264,995 S  5 LEONARD CLOSE SOUTH WOOTTON KING'S LYNN PE30 3FH 82 £3,232 
02/08/2019 £299,995 S  2 LEONARD CLOSE SOUTH WOOTTON KING'S LYNN PE30 3FH 102 £2,941 
29/11/2019 £292,000 D  3 LEONARD CLOSE SOUTH WOOTTON KING'S LYNN PE30 3FH 102 £2,863 
15/08/2019 £465,000 D  1 LEONARD CLOSE SOUTH WOOTTON KING'S LYNN PE30 3FH 165 £2,818 
10/05/2019 £294,995 D  104 NURSERY LANE SOUTH WOOTTON KING'S LYNN PE30 3NB 74 £3,986 
27/09/2018 £389,995 D  106 NURSERY LANE SOUTH WOOTTON KING'S LYNN PE30 3NB 113 £3,451 
25/10/2019 £424,995 D  110 NURSERY LANE SOUTH WOOTTON KING'S LYNN PE30 3NB 145 £2,931 
18/04/2019 £339,995 D  108 NURSERY LANE SOUTH WOOTTON KING'S LYNN PE30 3NB 117 £2,906 
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28/02/2020 £463,000 D  112A NURSERY LANE SOUTH WOOTTON KING'S LYNN PE30 3NB 165 £2,806 
30/11/2018 £232,500 D  24 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 84 £2,768 
07/12/2018 £182,500 T  22 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 68 £2,684 
07/12/2018 £177,500 T  20 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 68 £2,610 
20/12/2018 £209,950 S  26 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 81 £2,592 
21/12/2017 £169,950 S  30 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 66 £2,575 
21/12/2017 £169,950 S  32 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 66 £2,575 
21/12/2017 £176,950 S  34 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 69 £2,564 
21/12/2017 £176,950 S  36 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 69 £2,564 
05/12/2018 £207,950 T  18 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 88 £2,363 
20/12/2018 £242,500 S  28 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WA 108 £2,245 
23/11/2018 £184,950 T  19 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 68 £2,720 
29/03/2018 £219,950 D  31 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 84 £2,618 
23/11/2018 £177,500 T  21 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 68 £2,610 
20/04/2018 £204,950 S  25 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 81 £2,530 
13/04/2018 £204,950 S  27 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 81 £2,530 
20/12/2018 £212,950 T  23 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 88 £2,420 
29/03/2018 £207,950 S  35 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 88 £2,363 
29/03/2018 £205,950 S  33 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 88 £2,340 
07/12/2018 £272,950 D  17 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 123 £2,219 
29/03/2018 £259,950 D  29 SEGRAVE ROAD KING'S LYNN NE KING'S LYNN PE30 3WG 123 £2,113 
10/02/2017 £240,000 D  104 SANDPIPER WAY KING'S LYNN SW KING'S LYNN PE30 5DH 119 £2,017 
13/04/2017 £172,000 T  34 SANDPIPER WAY KING'S LYNN SW KING'S LYNN PE30 5DH 89 £1,933 
09/02/2017 £155,000 T  28 SANDPIPER WAY KING'S LYNN SW KING'S LYNN PE30 5DH 81 £1,914 
27/06/2017 £155,000 T  38 SANDPIPER WAY KING'S LYNN SW KING'S LYNN PE30 5DH 81 £1,914 
08/02/2017 £184,000 T  36 SANDPIPER WAY KING'S LYNN SW KING'S LYNN PE30 5DH 113 £1,628 
03/03/2017 £210,000 D  2 HERON LANE KING'S LYNN SW KING'S LYNN PE30 5EA 104 £2,019 
07/07/2017 £170,000 T  4 HERON LANE KING'S LYNN SW KING'S LYNN PE30 5EA 89 £1,910 
26/01/2017 £200,000 T  14 HERON LANE KING'S LYNN SW KING'S LYNN PE30 5EA 127 £1,575 
20/02/2017 £200,000 T  16 HERON LANE KING'S LYNN SW KING'S LYNN PE30 5EA 127 £1,575 
15/03/2017 £195,000 T  6 HERON LANE KING'S LYNN SW KING'S LYNN PE30 5EA 127 £1,535 
01/03/2017 £195,000 T  8 HERON LANE KING'S LYNN SW KING'S LYNN PE30 5EA 127 £1,535 
10/02/2017 £195,000 T  10 HERON LANE KING'S LYNN SW KING'S LYNN PE30 5EA 127 £1,535 
18/10/2018 £107,500 F FLAT D HARVEST HOUSE WISBECH ROAD KING'S LYNN SW KING'S LYNN PE30 5JL 50 £2,150 
27/10/2017 £132,500 F FLAT C HARVEST HOUSE WISBECH ROAD KING'S LYNN SW KING'S LYNN PE30 5JL 66 £2,008 
24/11/2017 £140,000 F FLAT A HARVEST HOUSE WISBECH ROAD KING'S LYNN SW KING'S LYNN PE30 5JL 74 £1,892 
15/06/2018 £115,000 F FLAT B HARVEST HOUSE WISBECH ROAD KING'S LYNN SW KING'S LYNN PE30 5JL 61 £1,885 
08/11/2018 £112,000 F FLAT E HARVEST HOUSE WISBECH ROAD KING'S LYNN SW KING'S LYNN PE30 5JL 66 £1,697 
31/01/2020 £445,000 S  8 LONGMEADOW CLOSE GREAT BIRCHAM KING'S LYNN PE31 6SY 138 £3,225 
27/10/2017 £384,995 D  22 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 120 £3,208 
17/11/2017 £264,995 S  3 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 83 £3,193 
30/03/2017 £259,995 S  4 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 83 £3,132 
30/11/2017 £254,995 S  1 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 83 £3,072 
18/08/2017 £254,995 S  6 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 83 £3,072 
03/02/2017 £349,995 D  16 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 115 £3,043 
30/05/2017 £299,995 D  8 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 101 £2,970 
23/06/2017 £244,995 T  10 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 83 £2,952 
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27/10/2017 £299,995 D  17 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 102 £2,941 
18/12/2017 £349,995 D  24 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 120 £2,917 
09/06/2017 £425,000 D  18 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 146 £2,911 
26/07/2017 £239,995 T  12 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 83 £2,892 
22/09/2017 £344,995 S  5 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 120 £2,875 
02/03/2017 £289,995 D  14 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 101 £2,871 
31/03/2017 £385,000 D  20 TAPPING CLOSE SNETTISHAM KING'S LYNN PE31 7FF 135 £2,852 
30/08/2019 £299,995 D  7 BLACKTHORN CLOSE HEACHAM KING'S LYNN PE31 7FG 87 £3,448 
23/07/2019 £299,995 D  9 BLACKTHORN CLOSE HEACHAM KING'S LYNN PE31 7FG 87 £3,448 
29/01/2020 £369,995 D  6 BLACKTHORN CLOSE HEACHAM KING'S LYNN PE31 7FG 124 £2,984 
05/09/2019 £399,995 D  5 BLACKTHORN CLOSE HEACHAM KING'S LYNN PE31 7FG 135 £2,963 
30/03/2017 £270,000 T  2A COMMON ROAD SNETTISHAM KING'S LYNN PE31 7PE 97 £2,784 
20/04/2018 £225,000 T  2C COMMON ROAD SNETTISHAM KING'S LYNN PE31 7PE 83 £2,711 
01/08/2017 £429,000 D  4 GOLDEN PHEASANT DRIVE SNETTISHAM KING'S LYNN PE31 7TL 150 £2,860 
27/06/2017 £439,000 D  1 GOLDEN PHEASANT DRIVE SNETTISHAM KING'S LYNN PE31 7TL 186 £2,360 
05/10/2017 £438,000 D  3 GOLDEN PHEASANT DRIVE SNETTISHAM KING'S LYNN PE31 7TL 186 £2,355 
16/06/2017 £459,000 D  8 GOLDEN PHEASANT DRIVE SNETTISHAM KING'S LYNN PE31 7TL 209 £2,196 
15/05/2017 £184,995 T  5 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 62 £2,984 
03/08/2017 £184,995 T  8 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 62 £2,984 
18/12/2018 £159,995 F FLAT H 9 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 57 £2,807 
01/11/2018 £144,995 F FLAT B 9 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 53 £2,736 
25/02/2019 £140,000 F FLAT E 9 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 53 £2,642 
19/10/2018 £147,495 F FLAT G 9 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 57 £2,588 
18/12/2018 £149,995 F FLAT A 9 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 58 £2,586 
30/10/2018 £149,995 F FLAT C 9 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 58 £2,586 
26/10/2018 £148,000 F FLAT D 9 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 58 £2,552 
10/08/2017 £189,995 T  6 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 78 £2,436 
27/09/2018 £189,995 T  7 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 78 £2,436 
10/10/2018 £136,149 F FLAT F 9 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 58 £2,347 
18/10/2017 £249,995 S  11 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 121 £2,066 
06/07/2018 £235,000 S  10 RAILWAY SIDINGS YARD SNETTISHAM KING'S LYNN PE31 7TR 121 £1,942 
17/01/2020 £490,000 T  42 THE CLOSE BRANCASTER STAITHE KING'S LYNN PE31 8BS 93 £5,269 
25/10/2019 £549,950 T  40 THE CLOSE BRANCASTER STAITHE KING'S LYNN PE31 8BS 106 £5,188 
29/10/2019 £695,000 S  44 THE CLOSE BRANCASTER STAITHE KING'S LYNN PE31 8BS 135 £5,148 
28/02/2020 £1,100,000 D  35 THE CLOSE BRANCASTER STAITHE KING'S LYNN PE31 8BS 218 £5,046 
31/10/2019 £595,000 T  38 THE CLOSE BRANCASTER STAITHE KING'S LYNN PE31 8BS 119 £5,000 
16/12/2019 £749,950 S  46 THE CLOSE BRANCASTER STAITHE KING'S LYNN PE31 8BS 152 £4,934 
28/02/2020 £1,069,995 D  33 THE CLOSE BRANCASTER STAITHE KING'S LYNN PE31 8BS 220 £4,864 
31/03/2020 £875,000 S  41 THE CLOSE BRANCASTER STAITHE KING'S LYNN PE31 8BS 183 £4,781 
17/02/2017 £1,050,000 D  1 SANDELLS WALK BURNHAM MARKET KING'S LYNN PE31 8LB 219 £4,795 
15/06/2017 £995,000 D  9 ST EDMUNDS LANE BURNHAM MARKET KING'S LYNN PE31 8LE 185 £5,378 
25/04/2017 £1,067,000 D  10 ST EDMUNDS LANE BURNHAM MARKET KING'S LYNN PE31 8LE 223 £4,785 
06/01/2017 £895,000 D  8 ST EDMUNDS LANE BURNHAM MARKET KING'S LYNN PE31 8LE 223 £4,013 
01/12/2017 £100,000 D  THE FARTHINGS STATION ROAD DOCKING KING'S LYNN PE31 8LT   
03/11/2017 £379,950 T 4 COURTYARD BARNS STATION ROAD DOCKING KING'S LYNN PE31 8NZ 75 £5,066 
01/12/2017 £398,000 T 3 COURTYARD BARNS STATION ROAD DOCKING KING'S LYNN PE31 8NZ 103 £3,864 
03/04/2018 £615,000 D 1 COURTYARD BARNS STATION ROAD DOCKING KING'S LYNN PE31 8NZ 166 £3,705 
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26/04/2017 £640,000 T 6 COURTYARD BARNS STATION ROAD DOCKING KING'S LYNN PE31 8NZ 179 £3,575 
22/06/2017 £690,000 T 7 COURTYARD BARNS STATION ROAD DOCKING KING'S LYNN PE31 8NZ 196 £3,520 
17/03/2017 £775,000 D 9 COURTYARD BARNS STATION ROAD DOCKING KING'S LYNN PE31 8NZ 229 £3,384 
15/09/2017 £750,000 T 2 COURTYARD BARNS STATION ROAD DOCKING KING'S LYNN PE31 8NZ 228 £3,289 
10/11/2017 £220,000 T  74A LYNN ROAD GRIMSTON KING'S LYNN PE32 1AD 96 £2,292 
13/10/2017 £210,000 T  74B LYNN ROAD GRIMSTON KING'S LYNN PE32 1AD 96 £2,188 
07/02/2018 £190,000 T  74C LYNN ROAD GRIMSTON KING'S LYNN PE32 1AD 96 £1,979 
30/05/2017 £180,000 D  72 LYNN ROAD GRIMSTON KING'S LYNN PE32 1AD 137 £1,314 
28/06/2019 £273,000 D  4 TONY SCASE COURT GRIMSTON KING'S LYNN PE32 1AY 84 £3,250 
03/08/2018 £200,000 T  2 TONY SCASE COURT GRIMSTON KING'S LYNN PE32 1AY 88 £2,273 
07/09/2018 £212,000 T  3 TONY SCASE COURT GRIMSTON KING'S LYNN PE32 1AY 96 £2,208 
09/08/2018 £205,000 T  1 TONY SCASE COURT GRIMSTON KING'S LYNN PE32 1AY 96 £2,135 
29/11/2017 £220,000 S  1 STATION TERRACE EAST WINCH KING'S LYNN PE32 1ND 100 £2,200 
24/11/2017 £220,000 S  2 STATION TERRACE EAST WINCH KING'S LYNN PE32 1ND 100 £2,200 
13/10/2017 £220,000 S  3 STATION TERRACE EAST WINCH KING'S LYNN PE32 1ND 100 £2,200 
12/01/2018 £220,000 S  4 STATION TERRACE EAST WINCH KING'S LYNN PE32 1ND 100 £2,200 
29/09/2017 £220,000 S  6 STATION TERRACE EAST WINCH KING'S LYNN PE32 1ND 100 £2,200 
27/11/2017 £215,000 S  5 STATION TERRACE EAST WINCH KING'S LYNN PE32 1ND 100 £2,150 
26/05/2017 £305,000 D  25 CHAPEL LANE WEST WINCH KING'S LYNN PE33 0LH 107 £2,850 
31/03/2017 £315,000 D  21 CHAPEL LANE WEST WINCH KING'S LYNN PE33 0LH 126 £2,500 
23/03/2017 £270,000 D  23 CHAPEL LANE WEST WINCH KING'S LYNN PE33 0LH 118 £2,288 
22/06/2017 £269,995 D  17 CHAPEL LANE WEST WINCH KING'S LYNN PE33 0LH 126 £2,143 
03/05/2019 £389,950 D  67 OXBOROUGH ROAD STOKE FERRY KING'S LYNN PE33 9TA 164 £2,378 
23/07/2018 £382,500 D  57 OXBOROUGH ROAD STOKE FERRY KING'S LYNN PE33 9TA 164 £2,332 
21/09/2018 £429,500 D  61 OXBOROUGH ROAD STOKE FERRY KING'S LYNN PE33 9TA 187 £2,297 
12/07/2018 £395,000 D  59 OXBOROUGH ROAD STOKE FERRY KING'S LYNN PE33 9TA 175 £2,257 
08/02/2019 £390,000 D  65 OXBOROUGH ROAD STOKE FERRY KING'S LYNN PE33 9TA 175 £2,229 
20/07/2018 £405,000 D  63 OXBOROUGH ROAD STOKE FERRY KING'S LYNN PE33 9TA 187 £2,166 
05/09/2018 £175,500 T  10 OLD MILL CLOSE WHITTINGTON KING'S LYNN PE33 9TR 79 £2,222 
20/04/2018 £175,000 T  13 OLD MILL CLOSE WHITTINGTON KING'S LYNN PE33 9TR 79 £2,215 
24/08/2018 £175,000 T  15 OLD MILL CLOSE WHITTINGTON KING'S LYNN PE33 9TR 79 £2,215 
30/08/2018 £170,000 T  11 OLD MILL CLOSE WHITTINGTON KING'S LYNN PE33 9TR 77 £2,208 
01/08/2018 £170,000 T  12 OLD MILL CLOSE WHITTINGTON KING'S LYNN PE33 9TR 77 £2,208 
01/08/2018 £170,000 T  16 OLD MILL CLOSE WHITTINGTON KING'S LYNN PE33 9TR 77 £2,208 
29/03/2018 £172,000 T  18 OLD MILL CLOSE WHITTINGTON KING'S LYNN PE33 9TR 79 £2,177 
18/05/2018 £165,500 T  17 OLD MILL CLOSE WHITTINGTON KING'S LYNN PE33 9TR 77 £2,149 
21/10/2019 £232,500 D  23 BANKSIDE WEST LYNN KING'S LYNN PE34 3JP 95 £2,447 
13/11/2019 £215,000 S  25 BANKSIDE WEST LYNN KING'S LYNN PE34 3JP 94 £2,287 
17/01/2020 £210,000 S  27 BANKSIDE WEST LYNN KING'S LYNN PE34 3JP 94 £2,234 
25/10/2019 £207,000 S  17 BANKSIDE WEST LYNN KING'S LYNN PE34 3JP 94 £2,202 
06/09/2019 £201,000 S  21 BANKSIDE WEST LYNN KING'S LYNN PE34 3JP 94 £2,138 
01/10/2019 £195,000 S  15 BANKSIDE WEST LYNN KING'S LYNN PE34 3JP 94 £2,074 
01/10/2019 £195,000 S  19 BANKSIDE WEST LYNN KING'S LYNN PE34 3JP 94 £2,074 
12/12/2019 £209,000 S  12 ORCHARD CLOSE TILNEY ST LAWRENCE KING'S LYNN PE34 4FH 84 £2,488 
06/09/2019 £182,000 S  1 ORCHARD CLOSE TILNEY ST LAWRENCE KING'S LYNN PE34 4FH 78 £2,333 
31/01/2020 £260,000 D  6 SAXON CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4FJ 109 £2,385 
27/08/2019 £225,000 S  7 SAXON CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4FJ 95 £2,368 
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05/12/2019 £252,500 D  4 SAXON CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4FJ 109 £2,317 
29/11/2019 £265,000 D  2 SAXON CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4FJ 117 £2,265 
06/09/2019 £175,000 T  3 SAXON CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4FJ 80 £2,188 
27/08/2019 £200,000 T  1 SAXON CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4FJ 95 £2,105 
19/11/2019 £222,500 S  9 SAXON CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4FJ 106 £2,099 
31/03/2020 £270,000 D  11 SAXON CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4FJ 149 £1,812 
22/06/2018 £257,995 D  8 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH   
29/09/2017 £219,995 D  5 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 69 £3,188 
17/08/2018 £209,995 D  7 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 69 £3,043 
06/10/2017 £265,950 D  1 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 89 £2,988 
13/12/2018 £195,995 D  11 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 69 £2,841 
03/12/2018 £240,000 D  2 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 86 £2,791 
21/06/2018 £239,995 D  3 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 86 £2,791 
13/04/2018 £239,995 D  9 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 86 £2,791 
20/12/2018 £156,995 T  31 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 58 £2,707 
14/12/2018 £155,995 T  27 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 58 £2,690 
14/12/2018 £155,995 T  29 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 58 £2,690 
20/12/2018 £155,000 S  28 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 58 £2,672 
19/12/2018 £153,995 S  26 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 58 £2,655 
21/12/2017 £274,995 D  13 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 112 £2,455 
30/11/2018 £215,995 D  25 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 88 £2,454 
30/11/2018 £215,995 D  30 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 88 £2,454 
18/09/2018 £261,995 D  17 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 112 £2,339 
31/01/2018 £259,995 D  6 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 112 £2,321 
11/05/2018 £259,995 D  14 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 112 £2,321 
13/10/2017 £257,000 D  4 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 112 £2,295 
29/06/2018 £249,995 D  10 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 109 £2,294 
22/06/2018 £249,995 D  12 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 109 £2,294 
27/04/2018 £248,995 D  15 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 109 £2,284 
29/11/2018 £287,995 D  23 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 129 £2,233 
28/09/2018 £318,995 D  21 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 144 £2,215 
28/09/2018 £316,995 D  19 POACHERS WAY TERRINGTON ST CLEMENT KING'S LYNN PE34 4RH 144 £2,201 
04/06/2019 £215,995 D  1 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 79 £2,734 
24/05/2019 £285,995 D  5 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 109 £2,624 
29/03/2019 £262,995 D  3 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 109 £2,413 
29/03/2018 £262,995 D  6 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 112 £2,348 
29/03/2019 £260,995 D  2 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 112 £2,330 
24/05/2019 £288,995 D  4 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 129 £2,240 
30/04/2018 £286,995 D  8 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 129 £2,225 
29/03/2018 £285,995 D  7 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 129 £2,217 
23/03/2018 £314,995 D  9 NURSERY CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RL 144 £2,187 
30/04/2018 £205,995 D  10 VICARAGE CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RN 69 £2,985 
18/01/2019 £190,995 D  9 VICARAGE CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RN 69 £2,768 
05/04/2018 £237,995 D  11 VICARAGE CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RN 86 £2,767 
29/09/2017 £189,995 S  2 VICARAGE CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RN 69 £2,754 
29/09/2017 £189,995 S  3 VICARAGE CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RN 69 £2,754 
30/10/2017 £225,995 D  1 VICARAGE CLOSE TERRINGTON ST CLEMENT KING'S LYNN PE34 4RN 88 £2,568 
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23/02/2017 £309,450 F FLAT 25 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 48 £6,447 
22/02/2017 £307,450 F FLAT 29 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 50 £6,149 
28/02/2017 £307,250 F FLAT 19 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 50 £6,145 
28/02/2017 £235,723 F FLAT 15 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 48 £4,911 
28/02/2017 £236,501 F FLAT 17 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 51 £4,637 
28/02/2017 £230,274 F FLAT 8 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 50 £4,605 
28/02/2017 £229,402 F FLAT 27 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 51 £4,498 
28/02/2017 £227,939 F FLAT 5 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 52 £4,383 
24/02/2017 £218,950 F FLAT 6 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 51 £4,293 
20/02/2017 £224,950 F FLAT 24 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 53 £4,244 
21/02/2017 £212,450 F FLAT 14 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 53 £4,008 
23/02/2017 £245,450 F FLAT 13 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 63 £3,896 
27/02/2017 £222,450 F FLAT 26 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 63 £3,531 
28/02/2017 £220,450 F FLAT 16 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 63 £3,499 
28/02/2017 £247,450 F FLAT 23 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 78 £3,172 
28/02/2017 £233,388 F FLAT 18 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 76 £3,071 
28/02/2017 £233,388 F FLAT 28 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 76 £3,071 
28/02/2017 £227,939 F FLAT 7 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 76 £2,999 
28/02/2017 £227,067 F FLAT 9 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 76 £2,988 
28/02/2017 £222,490 F FLAT 20 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 76 £2,928 
28/02/2017 £154,378 F FLAT 4 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 53 £2,913 
28/02/2017 £222,490 F FLAT 10 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 77 £2,889 
28/02/2017 £214,705 F FLAT 1 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 77 £2,788 
28/02/2017 £213,450 F FLAT 21 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 77 £2,772 
28/02/2017 £201,083 F FLAT 30 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 76 £2,646 
28/02/2017 £187,950 F FLAT 12 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 78 £2,410 
28/02/2017 £234,851 F FLAT 31 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 105 £2,237 
27/02/2017 £203,450 F FLAT 2 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 96 £2,119 
28/02/2017 £164,793 F FLAT 3 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 78 £2,113 
20/02/2017 £197,950 F FLAT 11 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 96 £2,062 
28/02/2017 £150,486 F FLAT 22 HAMON COURT, 1 ST EDMUNDS TERRACE HUNSTANTON HUNSTANTON PE36 5EH 96 £1,568 
23/08/2019 £297,450 F FLAT 1 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £155,384 F FLAT 11 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
13/05/2019 £227,450 F FLAT 13 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/05/2019 £292,450 F FLAT 14 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £166,869 F FLAT 15 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
14/05/2019 £232,950 F FLAT 17 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/05/2019 £289,950 F FLAT 19 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 20 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 21 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 22 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 23 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £147,963 F FLAT 26 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £192,962 F FLAT 27 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £151,369 F FLAT 29 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £151,369 F FLAT 30 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
26/07/2019 £199,950 F FLAT 32 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
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05/07/2019 £131,608 F FLAT 33 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £140,401 F FLAT 35 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £144,182 F FLAT 36 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/05/2019 £287,450 F FLAT 37 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 38 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £213,494 F FLAT 4 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
25/10/2019 £294,950 F FLAT 41 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 42 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 43 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 44 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 45 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
30/05/2019 £287,450 F FLAT 46 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
28/06/2019 £282,450 F FLAT 47 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £178,212 F FLAT 48 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/05/2019 £282,450 F FLAT 50 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
16/05/2019 £307,450 F FLAT 52 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £159,306 F FLAT 53 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/05/2019 £224,950 F FLAT 55 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £216,023 F FLAT 6 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/10/2019 £143,288 F FLAT 7 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
31/05/2019 £297,450 F FLAT 8 EASTLAND GRANGE, 16 VALENTINE ROAD HUNSTANTON HUNSTANTON PE36 5FA   
30/04/2019 £199,995 T  25 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 61 £3,279 
17/05/2019 £194,995 T  15 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 61 £3,197 
29/03/2018 £414,995 D  18 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 135 £3,074 
09/03/2018 £374,995 D  20 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 123 £3,049 
27/04/2018 £374,995 D  22 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 123 £3,049 
01/03/2019 £409,995 D  24 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 135 £3,037 
08/02/2019 £364,995 D  27 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 123 £2,967 
06/02/2019 £364,995 D  29 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 123 £2,967 
12/07/2019 £282,995 T  17 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 126 £2,246 
19/07/2019 £279,995 T  19 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 126 £2,222 
19/07/2019 £279,995 T  21 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 126 £2,222 
15/08/2019 £279,995 T  23 CHALK RIVER ROAD HUNSTANTON HUNSTANTON PE36 5NT 126 £2,222 
19/03/2018 £314,995 D  4 HERON VALE HUNSTANTON HUNSTANTON PE36 5PR 102 £3,088 
23/05/2018 £449,995 D  2 HERON VALE HUNSTANTON HUNSTANTON PE36 5PR 154 £2,922 
29/06/2018 £280,000 D  3 HERON VALE HUNSTANTON HUNSTANTON PE36 5PR 102 £2,745 
19/12/2017 £499,995 D  4 KINGFISHER LANE HUNSTANTON HUNSTANTON PE36 5PS 154 £3,247 
25/01/2018 £474,995 D  5 KINGFISHER LANE HUNSTANTON HUNSTANTON PE36 5PS 154 £3,084 
19/12/2017 £374,995 D  3 KINGFISHER LANE HUNSTANTON HUNSTANTON PE36 5PS 123 £3,049 
01/12/2017 £409,995 D  2 KINGFISHER LANE HUNSTANTON HUNSTANTON PE36 5PS 135 £3,037 
20/08/2018 £460,000 D  1 KINGFISHER LANE HUNSTANTON HUNSTANTON PE36 5PS 154 £2,987 
11/05/2018 £499,995 D  7 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 154 £3,247 
27/04/2018 £493,995 D  15 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 154 £3,208 
10/10/2018 £384,995 D  9 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 126 £3,056 
28/09/2018 £384,995 D  11 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 126 £3,056 
11/05/2018 £374,995 D  13 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 123 £3,049 
29/06/2018 £309,995 D  1 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 102 £3,039 
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15/02/2019 £299,995 D  8 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 102 £2,941 
23/11/2018 £549,995 D  16 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 190 £2,895 
30/11/2018 £399,995 D  5 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 141 £2,837 
26/02/2019 £399,995 D  10 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 141 £2,837 
07/02/2020 £182,995 F FLAT G 2 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 65 £2,815 
19/10/2018 £285,000 T  3 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 102 £2,794 
02/08/2019 £285,000 T  6 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 102 £2,794 
17/12/2019 £152,995 F FLAT E 2 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 61 £2,508 
13/12/2019 £144,995 F FLAT C 2 CURLEW CLOSE HUNSTANTON HUNSTANTON PE36 5PT 58 £2,500 
13/09/2019 £249,995 S  18 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 62 £4,032 
30/07/2018 £199,995 S  23 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 61 £3,279 
31/05/2018 £199,995 S  25 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 61 £3,279 
24/05/2019 £264,995 S  11 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 83 £3,193 
05/10/2018 £229,995 S  19 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 73 £3,151 
27/07/2018 £229,995 S  21 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 73 £3,151 
17/05/2019 £414,995 D  1 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 135 £3,074 
23/11/2018 £255,000 S  15 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 83 £3,072 
12/07/2019 £254,995 S  17 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 83 £3,072 
26/10/2018 £249,995 S  29 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 83 £3,012 
10/08/2018 £249,995 S  31 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 83 £3,012 
15/11/2019 £369,995 D  8 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 123 £3,008 
25/10/2019 £369,995 D  10 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 123 £3,008 
24/05/2019 £306,000 S  3 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 102 £3,000 
31/05/2019 £304,000 S  5 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 102 £2,980 
30/08/2019 £299,995 S  7 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 102 £2,941 
05/10/2018 £189,995 F  13 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 65 £2,923 
09/12/2019 £334,995 S  14 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 116 £2,888 
13/09/2019 £289,995 S  9 BUTTERFIELD RISE HUNSTANTON HUNSTANTON PE36 5PU 102 £2,843 
17/12/2019 £384,995 D  14 AVOCET AVENUE HUNSTANTON HUNSTANTON PE36 5PX 96 £4,010 
16/12/2019 £259,995 S  17 AVOCET AVENUE HUNSTANTON HUNSTANTON PE36 5PX 83 £3,132 
13/09/2019 £224,995 S  27 AVOCET AVENUE HUNSTANTON HUNSTANTON PE36 5PX 73 £3,082 
29/11/2019 £250,000 S  15 AVOCET AVENUE HUNSTANTON HUNSTANTON PE36 5PX 83 £3,012 
16/12/2019 £193,995 F  19 AVOCET AVENUE HUNSTANTON HUNSTANTON PE36 5PX 65 £2,985 
31/10/2019 £345,000 D  33H FELTWELL ROAD SOUTHERY DOWNHAM MARKET PE38 0NR 134 £2,575 
26/09/2019 £340,000 D  33G FELTWELL ROAD SOUTHERY DOWNHAM MARKET PE38 0NR 134 £2,537 
01/03/2019 £199,000 T  88 LONDON ROAD DOWNHAM MARKET DOWNHAM MARKET PE38 9AT 80 £2,488 
30/08/2019 £125,000 F FLAT B 92 LONDON ROAD DOWNHAM MARKET DOWNHAM MARKET PE38 9BP 45 £2,778 
22/02/2019 £205,000 T  90 LONDON ROAD DOWNHAM MARKET DOWNHAM MARKET PE38 9BP 80 £2,563 
18/04/2019 £140,000 F FLAT C 92 LONDON ROAD DOWNHAM MARKET DOWNHAM MARKET PE38 9BP 60 £2,333 
12/04/2019 £139,000 F FLAT A 92 LONDON ROAD DOWNHAM MARKET DOWNHAM MARKET PE38 9BP 60 £2,317 
03/02/2020 £145,000 F FLAT D 92 LONDON ROAD DOWNHAM MARKET DOWNHAM MARKET PE38 9BP 86 £1,686 
15/11/2019 £110,000 T  49 BRIDGE STREET DOWNHAM MARKET DOWNHAM MARKET PE38 9DW 58 £1,897 
29/11/2017 £264,750 D  50 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9EU 96 £2,758 
28/07/2017 £257,000 D  52 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9EU 96 £2,677 
20/01/2017 £220,000 S  56 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9EU 84 £2,619 
10/03/2017 £249,500 D  54 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9EU 96 £2,599 
19/05/2017 £235,000 S  51 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 67 £3,507 
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31/01/2019 £261,250 D  41 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 75 £3,483 
25/08/2017 £257,500 D  53 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 75 £3,433 
21/03/2019 £255,000 D  45 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 75 £3,400 
31/05/2019 £255,000 D  47 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 75 £3,400 
31/10/2018 £250,000 D  73 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 74 £3,378 
11/04/2019 £248,500 D  39 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 75 £3,313 
27/02/2017 £245,000 D  55 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 75 £3,267 
18/04/2019 £265,000 D  43 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 83 £3,193 
18/07/2018 £190,000 S  37 PRIMROSE AVENUE DOWNHAM MARKET DOWNHAM MARKET PE38 9GF 65 £2,923 
26/09/2018 £220,000 S  9 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 77 £2,857 
26/09/2018 £205,000 S  8 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 77 £2,662 
14/02/2019 £202,000 T  12 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 77 £2,623 
30/07/2019 £200,000 T  5 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 77 £2,597 
14/06/2019 £200,000 T  7 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 77 £2,597 
30/01/2019 £198,000 T  10 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 77 £2,571 
15/02/2019 £218,000 S  13 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 85 £2,565 
31/07/2019 £225,000 T  6 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 88 £2,557 
18/03/2019 £185,000 T  11 ORCHID CLOSE DOWNHAM MARKET DOWNHAM MARKET PE38 9GQ 77 £2,403 
29/03/2018 £300,000 D  7 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 104 £2,885 
31/10/2017 £233,400 S  3 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,779 
28/09/2017 £233,400 S  15 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,779 
28/09/2017 £235,600 S  9 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 85 £2,772 
30/08/2017 £208,000 T  6 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 77 £2,701 
13/10/2017 £226,600 S  5 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,698 
26/05/2017 £226,600 S  22 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,698 
28/09/2017 £226,600 S  24 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,698 
31/03/2017 £226,600 S  28 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,698 
25/08/2017 £257,000 D  1 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 96 £2,677 
01/08/2018 £223,250 S  16 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,658 
11/09/2018 £223,250 S  18 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,658 
30/11/2018 £204,250 T  2 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 77 £2,653 
17/02/2017 £220,000 S  26 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,619 
14/09/2018 £218,500 S  14 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 84 £2,601 
26/07/2019 £197,000 T  4 SNOWDROP GROVE DOWNHAM MARKET DOWNHAM MARKET PE38 9GS 88 £2,239 
30/05/2019 £210,000 S  2 HAYLETT MEWS DOWNHAM MARKET DOWNHAM MARKET PE38 9JX 64 £3,281 
12/04/2019 £215,000 T  9 HAYLETT MEWS DOWNHAM MARKET DOWNHAM MARKET PE38 9JX 66 £3,258 
16/04/2019 £207,000 S  3 HAYLETT MEWS DOWNHAM MARKET DOWNHAM MARKET PE38 9JX 73 £2,836 
10/05/2019 £160,000 T  7 HAYLETT MEWS DOWNHAM MARKET DOWNHAM MARKET PE38 9JX 64 £2,500 
10/05/2019 £160,000 T  8 HAYLETT MEWS DOWNHAM MARKET DOWNHAM MARKET PE38 9JX 64 £2,500 
24/02/2017 £215,000 T  2F PARK LANE DOWNHAM MARKET DOWNHAM MARKET PE38 9RN 99 £2,172 
24/03/2017 £249,995 D  98 GRIMSHOE ROAD DOWNHAM MARKET DOWNHAM MARKET PE38 9WF 121 £2,066 
07/06/2019 £135,000 D  8 LEVERET GARDENS DOWNHAM MARKET DOWNHAM MARKET PE38 9WG 49 £2,755 
14/02/2020 £205,000 T  1 LEVERET GARDENS DOWNHAM MARKET DOWNHAM MARKET PE38 9WG 78 £2,628 
18/01/2019 £205,000 T  2 LEVERET GARDENS DOWNHAM MARKET DOWNHAM MARKET PE38 9WG 78 £2,628 
20/09/2019 £278,000 D  11 LEVERET GARDENS DOWNHAM MARKET DOWNHAM MARKET PE38 9WG 109 £2,550 
16/08/2019 £275,000 D  12 LEVERET GARDENS DOWNHAM MARKET DOWNHAM MARKET PE38 9WG 109 £2,523 
14/11/2019 £195,000 T  4 LEVERET GARDENS DOWNHAM MARKET DOWNHAM MARKET PE38 9WG 78 £2,500 
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30/09/2019 £195,000 T  6 LEVERET GARDENS DOWNHAM MARKET DOWNHAM MARKET PE38 9WG 78 £2,500 
19/12/2018 £260,000 D  10 LEVERET GARDENS DOWNHAM MARKET DOWNHAM MARKET PE38 9WG 147 £1,769 
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Appendix 9 – Landmark Analysis of Residential 
Price Paid Data 
Existing Homes 

Average Price Paid 

Average of Sale Value 
Column 
Labels           

Row Labels 1 2 3 4 5 Grand Total 
Airfield £150,000 £191,371 £226,908 £337,690 £435,286 £249,252 
Bircham with Rudhams   £255,473 £305,290 £467,572 £497,600 £327,916 
Brancaster £544,667 £338,934 £426,847 £677,029 £777,500 £498,889 
Burnham Market & Docking £115,000 £341,810 £383,996 £543,957 £462,500 £397,627 
Clenchwarton £139,000 £172,458 £206,282 £305,824 £621,250 £229,103 
Denver   £159,500 £237,492 £331,350 £329,100 £245,894 
Dersingham £124,125 £197,915 £261,702 £324,625 £468,000 £246,165 
Downham Old Town £111,688 £149,996 £219,304 £259,008 £422,333 £198,371 
East Downham £72,000 £200,317 £192,027 £262,886 £266,375 £220,052 
Emneth & Outwell £81,000 £162,627 £205,033 £268,542 £355,778 £208,765 
Fairstead £89,382 £127,727 £154,661 £191,222 £142,000 £142,483 
Feltwell £82,500 £172,485 £220,406 £316,372 £376,250 £225,689 
Gayton & Grimston   £192,703 £229,895 £362,164 £505,868 £292,098 
Gaywood Chase £86,300 £142,557 £190,764 £257,781 £311,667 £179,112 
Gaywood Clock   £142,912 £168,518 £214,571 £221,625 £169,881 
Gaywood North Bank £117,625 £159,177 £196,823 £253,705 £271,313 £194,761 
Heacham £141,496 £198,729 £258,064 £345,159 £398,000 £248,996 
Hunstanton £131,461 £199,420 £276,069 £335,645 £384,500 £245,174 
Massingham with Castle Acre £151,750 £207,233 £266,453 £361,639 £511,250 £284,803 
Methwold £145,000 £167,168 £246,155 £344,944 £314,200 £252,358 
North Downham £125,000 £185,526 £224,450 £260,083 £331,100 £220,577 
North Lynn £76,563 £114,861 £139,431 £144,800   £127,165 
Snettisham £139,750 £204,323 £254,528 £379,200 £601,667 £260,289 
South & West Lynn £84,067 £124,932 £152,674 £225,476 £172,500 £149,565 
South Downham £166,833 £210,991 £257,109 £330,343 £400,000 £242,632 
Springwood £90,200 £167,535 £239,311 £319,000 £346,250 £246,341 
St. Margaret's with St. Nicholas £92,298 £136,881 £175,154 £224,071 £185,000 £140,496 
Terrington £450,000 £163,043 £218,625 £296,275 £442,417 £232,664 
The Woottons £165,000 £199,329 £256,629 £330,854 £368,714 £284,413 
Tilney, Mershe Lande & Wiggenhall £101,740 £168,232 £228,176 £315,641 £460,688 £249,764 
Upwell & Delph £84,667 £178,398 £218,083 £302,991 £390,382 £239,701 
Walsoken, West Walton & Walpole £80,000 £166,698 £213,244 £298,167 £408,077 £235,568 
Watlington £109,500 £148,231 £213,611 £235,696 £240,000 £200,047 
West Winch £159,167 £202,257 £235,111 £296,105 £398,423 £259,451 
Wissey £88,000 £176,086 £238,571 £350,204 £331,813 £257,656 
Grand Total £116,646 £180,098 £227,973 £322,774 £409,857 £235,629 
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Average Price Paid per m2 

Average of Price per sq/m 
Column 
Labels           

Row Labels 1 2 3 4 5 Grand Total 
Airfield £3,061 £2,626 £2,371 £2,230 £1,972 £2,411 
Bircham with Rudhams   £3,600 £2,834 £2,694 £2,549 £3,026 
Brancaster £3,960 £4,205 £3,872 £3,843 £3,149 £3,903 
Burnham Market & Docking £3,178 £3,935 £3,863 £3,521 £3,400 £3,809 
Clenchwarton   £2,256 £2,185 £2,075 £1,502 £2,173 
Denver   £2,476 £2,364 £2,136 £1,947 £2,320 
Dersingham £2,961 £2,964 £2,803 £2,357 £2,061 £2,792 
Downham Old Town £2,371 £2,512 £2,345 £2,051 £2,382 £2,351 
East Downham £1,714 £3,417 £2,295 £2,299 £1,847 £2,489 
Emneth & Outwell £1,473 £2,246 £2,036 £1,861 £2,072 £2,075 
Fairstead £2,281 £2,191 £1,924 £1,736 £1,511 £2,025 
Feltwell £2,293 £2,385 £2,334 £2,101 £1,528 £2,287 
Gayton & Grimston   £2,671 £2,403 £2,401 £1,960 £2,436 
Gaywood Chase £2,255 £2,086 £1,943 £1,899 £1,818 £2,006 
Gaywood Clock   £1,957 £1,883 £1,884 £1,851 £1,902 
Gaywood North Bank £2,572 £2,622 £2,381 £2,237 £1,922 £2,415 
Heacham £3,387 £3,165 £2,774 £2,525 £2,399 £2,883 
Hunstanton £2,571 £2,854 £2,733 £2,218 £2,045 £2,676 
Massingham with Castle Acre £3,191 £3,260 £2,399 £2,516 £2,318 £2,692 
Methwold £2,788 £2,262 £2,661 £2,184 £2,072 £2,402 
North Downham £3,665 £2,894 £2,501 £2,122 £1,648 £2,550 
North Lynn £1,846 £1,627 £1,646 £1,480   £1,639 
Snettisham £3,318 £3,131 £2,702 £2,094 £2,363 £2,793 
South & West Lynn £2,096 £1,774 £1,793 £1,798   £1,793 
South Downham £3,243 £3,148 £2,704 £2,193 £1,476 £2,821 
Springwood £2,197 £2,420 £2,315 £2,252 £2,498 £2,321 
St. Margaret's with St. Nicholas £2,046 £2,003 £1,781 £1,693 £984 £1,924 
Terrington £1,861 £2,353 £2,283 £2,025 £2,437 £2,243 
The Woottons   £2,699 £2,612 £2,449 £2,335 £2,542 
Tilney, Mershe Lande & Wiggenhall £2,225 £2,283 £2,197 £1,886 £2,008 £2,129 
Upwell & Delph £1,656 £2,272 £2,243 £2,099 £1,765 £2,165 
Walsoken, West Walton & Walpole £1,569 £2,124 £2,082 £1,922 £1,738 £2,023 
Watlington £2,825 £2,531 £2,395 £1,933 £1,818 £2,292 
West Winch £2,255 £2,407 £2,326 £2,114 £1,775 £2,234 
Wissey £2,200 £2,461 £2,128 £1,937 £1,879 £2,156 
Grand Total £2,452 £2,599 £2,389 £2,227 £2,014 £2,409 
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Average Price Paid per Bedroom 

New Build 
Non New 
Build      

Years (All)             

Average of £/Bedroom 
Column 
Labels           

Row Labels 1 2 3 4 5 Grand Total 
Airfield £150,000 £95,686 £75,636 £84,422 £87,057 £84,165 
Bircham with Rudhams   £127,737 £101,763 £116,893 £99,520 £112,063 
Brancaster £544,667 £169,467 £142,282 £169,257 £155,500 £167,197 
Burnham Market & Docking £115,000 £170,905 £127,999 £135,989 £92,500 £141,098 
Clenchwarton £139,000 £86,229 £68,761 £76,456 £124,250 £78,917 
Denver   £79,750 £79,164 £82,838 £65,820 £79,394 
Dersingham £124,125 £98,958 £87,234 £81,156 £93,600 £92,065 
Downham Old Town £111,688 £74,998 £73,101 £64,752 £84,467 £76,119 
East Downham £72,000 £100,159 £64,009 £65,722 £53,275 £70,287 
Emneth & Outwell £81,000 £81,314 £68,344 £67,135 £71,156 £72,751 
Fairstead £89,382 £63,863 £51,554 £47,806 £28,400 £58,483 
Feltwell £82,500 £86,242 £73,469 £79,093 £75,250 £78,665 
Gayton & Grimston   £96,351 £76,632 £90,541 £101,174 £87,632 
Gaywood Chase £86,300 £71,279 £63,588 £64,445 £62,333 £68,516 
Gaywood Clock   £71,456 £56,173 £53,643 £44,325 £58,840 
Gaywood North Bank £117,625 £79,589 £65,608 £63,426 £54,263 £69,472 
Heacham £141,496 £99,364 £86,021 £86,290 £79,600 £92,670 
Hunstanton £131,461 £99,710 £92,023 £83,911 £76,900 £97,013 
Massingham with Castle Acre £151,750 £103,616 £88,818 £90,410 £102,250 £96,170 
Methwold £145,000 £83,584 £82,052 £86,236 £62,840 £83,148 
North Downham £125,000 £92,763 £74,817 £65,021 £66,220 £79,114 
North Lynn £76,563 £57,431 £46,477 £36,200   £51,801 
Snettisham £139,750 £102,162 £84,843 £94,800 £120,333 £94,128 
South & West Lynn £84,067 £62,466 £50,891 £56,369 £34,500 £55,881 
South Downham £166,833 £105,495 £85,703 £82,586 £80,000 £98,020 
Springwood £90,200 £83,768 £79,770 £79,750 £69,250 £80,647 
St. Margaret's with St. Nicholas £92,298 £68,441 £58,385 £56,018 £37,000 £70,439 
Terrington £450,000 £81,522 £72,875 £74,069 £88,483 £77,814 
The Woottons £165,000 £99,665 £85,543 £82,713 £73,743 £86,287 
Tilney, Mershe Lande & Wiggenhall £101,740 £84,116 £76,059 £78,910 £92,138 £80,829 
Upwell & Delph £84,667 £89,199 £72,694 £75,748 £78,076 £78,646 
Walsoken, West Walton & Walpole £80,000 £83,349 £71,081 £74,542 £81,615 £75,215 
Watlington £109,500 £74,115 £71,204 £58,924 £48,000 £68,581 
West Winch £159,167 £101,128 £78,370 £74,026 £79,685 £82,444 
Wissey £88,000 £88,043 £79,524 £87,551 £66,363 £82,807 
Grand Total £116,646 £90,049 £75,991 £80,694 £81,971 £82,690 
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New Homes 

Average Price Paid 

Average of Sale Value 
Column 
Labels         

Row Labels 2 3 4 (blank) Grand Total 
Bircham with Rudhams       £445,000 £445,000 
Brancaster       £791,237 £791,237 
Burnham Market & Docking   £398,000   £785,695 £750,450 
Downham Old Town £207,000     £193,200 £194,063 
Feltwell £139,950 £175,500   £342,500 £235,190 
Gayton & Grimston   £239,750   £245,400 £241,923 
Gaywood North Bank £177,500 £205,000   £217,895 £217,219 
Heacham       £347,995 £347,995 
Hunstanton £263,859 £308,197 £353,328 £305,597 £305,454 
Methwold   £175,000   £220,118 £215,368 
North Downham   £205,000 £249,995 £219,357 £219,550 
North Lynn       £218,237 £218,237 
Snettisham £162,911   £367,333 £299,565 £266,330 
South & West Lynn £151,250 £184,000 £240,000 £201,050 £189,026 
South Downham £140,000 £216,000   £228,631 £224,765 
Terrington       £238,036 £238,036 
The Woottons       £315,576 £315,576 
Tilney, Mershe Lande & Wiggenhall   £283,500   £363,750 £337,000 
Walsoken, West Walton & Walpole       £241,615 £241,615 
West Winch       £285,838 £285,838 
Wissey       £398,658 £398,658 
Grand Total £179,727 £234,848 £331,498 £269,450 £264,507 

 

Average Price Paid per m2 

Average of Price per sq/m 
Column 
Labels         

Row Labels 2 3 4 (blank) Grand Total 
Bircham with Rudhams       £3,225 £3,225 
Brancaster       £4,944 £4,944 
Burnham Market & Docking   £3,864   £4,151 £4,125 
Downham Old Town £2,836     £2,653 £2,664 
Feltwell £2,153 £1,765   £2,556 £2,159 
Gayton & Grimston   £2,429   £2,185 £2,335 
Gaywood North Bank £2,731 £2,470   £2,490 £2,491 
Heacham       £3,165 £3,165 
Hunstanton £3,361 £2,814 £3,021 £3,184 £3,162 
Methwold   £2,215   £2,120 £2,130 
North Downham   £2,628 £2,073 £2,447 £2,446 
North Lynn       £2,509 £2,509 
Snettisham £2,651   £2,334 £2,827 £2,746 
South & West Lynn £1,839 £1,873 £2,017 £1,944 £1,915 
South Downham £2,333 £2,743   £2,818 £2,796 
Terrington       £2,486 £2,486 
The Woottons       £3,067 £3,067 
Tilney, Mershe Lande & Wiggenhall   £2,106   £2,142 £2,130 
Walsoken, West Walton & Walpole       £1,908 £1,908 
West Winch       £2,465 £2,465 
Wissey       £2,276 £2,276 
Grand Total £2,644 £2,445 £2,546 £2,687 £2,668 
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Average Price Paid per Bedroom 

Average of £/Bedroom 
Column 
Labels         

Row Labels 2 3 4 (blank) Grand Total 
Bircham with Rudhams           
Brancaster           
Burnham Market & Docking   £132,667     £132,667 
Downham Old Town £103,500       £103,500 
Feltwell £69,975 £58,500     £62,325 
Gayton & Grimston   £79,917     £79,917 
Gaywood North Bank £88,750 £68,333     £73,438 
Heacham           
Hunstanton £131,929 £102,732 £88,332   £108,865 
Methwold   £58,333     £58,333 
North Downham   £68,333 £62,499   £66,388 
North Lynn           
Snettisham £81,456   £91,833   £83,851 
South & West Lynn £75,625 £61,333 £60,000   £67,537 
South Downham £70,000 £72,000     £71,600 
Terrington           
The Woottons           
Tilney, Mershe Lande & Wiggenhall   £94,500     £94,500 
Walsoken, West Walton & Walpole           
West Winch           
Wissey           
Grand Total £89,864 £78,283 £82,874   £82,910 
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Appendix 10 – Residential  Newbuild Asking Prices (April 2020) 
Table Development Address Address Product Beds Type m2 Asking 

Price 
£/m2 

Hunstanton St Edmunds Park Cromer Road Hunstanton Boston 3 D 
 

£500,000 
 

Heacham Sunset View Hunstanton road Heacham 
 

5 D 279 £850,000 £3,050 
Hunstanton St Edmunds Park Cromer Road Hunstanton Kelling 4 D 96 £420,000 £4,389 
Hunstanton St Edmunds Park Cromer Road Hunstanton Beyton 4 D 201 £540,000 £2,687 
Hunstanton St Edmunds Park Cromer Road Hunstanton Flixton 4 D 126 £460,000 £3,651 
Hunstanton St Edmunds Park Cromer Road Hunstanton Flixton 4 D 126 £460,000 £3,651 
Hunstanton St Edmunds Park Cromer Road Hunstanton Ellingham 3 D 91 £325,000 £3,564 
Hunstanton St Edmunds Park Cromer Road Hunstanton Ellingham 3 D 91 £325,000 £3,564 
Hunstanton St Edmunds Park Cromer Road Hunstanton Walsingham 3 D 79 £430,000 £5,436 
Hunstanton St Edmunds Park Cromer Road Hunstanton Glemsford 3 D 101 £430,000 £4,257 
Hunstanton St Edmunds Park Cromer Road Hunstanton Glemsford 3 D 101 £430,000 £4,257 
Hunstanton St Edmunds Park Cromer Road Hunstanton Glemsford 3 D 101 £430,000 £4,257 
Heacham The Paddock Station Road Heacham Plot 9 3 S 

 
£250,000 

 

Hunstanton Butterfeilds Meddow Redgate Hill Hunstanton Kingfisher 3 S 82 £265,000 £3,236 
Hunstanton Butterfeilds Meddow Redgate Hill Hunstanton Shrike 2 F 

 
£170,000 

 

Hunstanton Butterfeilds Meddow Redgate Hill Hunstanton Shrike 2 F 
 

£170,000 
 

Hunstanton Butterfeilds Meddow Redgate Hill Hunstanton Woodpecker 2 S 60 £240,000 £3,987 
Hunstanton Butterfeilds Meddow Redgate Hill Hunstanton Swan 2 S 64 £237,500 £3,728 
Hunstanton Butterfeilds Meddow Redgate Hill Hunstanton Grebe 2 S 58 £208,000 £3,611 
Downham Market 

 
Downham Road Salters Lode Plot 2 3 S 99 £255,000 £2,566 

Downham Market Clover Lane Clover Lane Downham Market 
 

3 S 
 

£225,000 
 

Downham Market Clover Lane Clover Lane Downham Market Plot 10 2 S 
 

£225,000 
 

Fincham 
 

Lynn Road Fincham 
 

4 D 289 £800,000 £2,773 
Rural NE 

 
High street  Thornham Plot 2 4 T 173 £925,000 £5,347 

Rural NE 
 

High street  Thornham Plot 1 4 T 159 £875,000 £5,503 
Rural NE Sunset View Hunstanton road Heachan 

 
5 d 279 £850,000 £3,050 

Rural NE Four Miles Choseley Road Docking Plot 20 4 T 225 £825,000 £3,667 
Rural NE Longmeadow Close Great Bircham King’s Lynn 

 
5 D 195 £659,000 £3,378 

Rural NE The Hides Main Road Titchwell Plot 2 3 S 93 £645,000 £6,922 
Rural NE The Hides Main Road Titchwell Plot 3 3 S 93 £645,000 £6,922 
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Rural NE The Hides Main Road Titchwell Plot 1 3 S 93 £645,000 £6,922 
Rural NE Four Miles Choseley Road Docking Plot 21 3 T 146 £625,000 £4,281 
Rural NE Four Miles Choseley Road Docking Plot 19 3 S 137 £575,000 £4,197 
Rural NE Harleys Yard Docking road Sedgeford   4 D 182 £550,000 £3,029 
Rural NE 

 
Station Road Docking Plot 3 3 T 130 £535,000 £4,113 

Rural NE 
 

Station Road Docking Plot 2 3 T 130 £515,000 £3,960 
Rural NE Hill View Close Lynn Road Ingoldisthorpe The Sandringham 4 D 

 
£485,000 

 

Rural NE 
 

Common Road Snettisham Plot 1 4 D 
 

£475,000 
 

Rural NE 
 

Common Road Snettisham Plot 2 4 D 
 

£475,000 
 

Rural NE 
 

Common Road Snettisham Plot 3 4 D 
 

£475,000 
 

Rural NE 
 

Common Road Snettisham Plot 4 4 D 
 

£475,000 
 

Rural NE 
 

Common Road Snettisham Plot 5 4 D 
 

£475,000 
 

Rural NE 
 

Common Road Snettisham Plot 6 4 D 
 

£475,000 
 

Rural NE Four Miles Choseley Road Docking Plot 1 2 T 92 £425,000 £4,620 
Rural NE Hill View Close Lynn Road Ingoldisthorpe the wealden 3 D 

 
£395,995 

 

Rural NE Hill View Close Lynn Road Ingoldisthorpe The Poppy 3 S 
 

£395,995 
 

Rural NE Hill View Close Lynn Road Ingoldisthorpe the Peddar 3 D 
 

£395,995 
 

Rural NE The Paddocks Station Road  Heachman Plot 8 3 S 
 

£250,000 
 

Rural NE 
 

Little Lane Docking Lavender House 4 d 
 

£595,000 
 

Rural SE 
 

Lynn Road Fincham 
 

4 D 289 £800,000 £2,773 
Rural SE Jensons way Methwold Road Whittington Plot 4 4 D 700 £350,000 £500 
Rural SE Hares Leap Hythe Road Methwold 

 
3 D 

 
£300,000 

 

Rural SE Hares Leap Hythe Road Methwold 
 

3 D 
 

£300,000 
 

Rural SE Herbert Drive Earlsfield Lane Methwold 
 

3 D 78 £280,000 £3,588 
Rural SE Herbert Drive Earlsfield Lane Methwold 

 
3 D 78 £280,000 £3,588 

Rural SE Whittington Mill Old Mill Close Whittington 
 

2 T 
 

£225,000 
 

Rural West 
 

Hallroad Outwell 
 

4 D 185 £495,000 £2,676 
Rural West Orchard Gardens Orchard Gardens Upwell 

 
4 D 210 £490,000 £2,333 

Rural West Walton View Common Road Walton Highway 
 

4 D 200 £425,000 £2,125 
Rural West 

 
Sutton Road Terrington st Clement 

 
4 D 164 £400,000 £2,439 

Rural West The Drove Barroway Drove Downham Market 
 

4 D 
 

£400,000 
 

Rural West Medina Close Tilney all saints King’s Lynn Plot 1 4 D 
 

£375,000 
 

Rural West Medina Close Tilney all saints King’s Lynn Plot 2 4 D 
 

£375,000 
 

Rural West Walpole Close Sutton Road Walpole Cross Keys 
 

4 D 175 £369,950 £2,114 
Rural West Saxton Way Churchgate Way Terrington st Clement Plot 8 4 D 

 
£350,000 

 

Rural West Saxton Way Churchgate Way Terrington st Clement Plot 9 4 D 
 

£350,000 
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Rural West 
 

Nonnets Lane Mashland st James 
 

4 D 
 

£300,000 
 

Rural West 
 

Upwell Road Christchurch Plot 1 3 D 193 £299,995 £1,554 
Rural West 

 
Upwell Road Christchurch Plot 6 3 D 193 £299,995 £1,554 

Rural West Ladys Drove Emneth Wisbech 6A 3 D 
 

£279,000 
 

Rural West Median Close Tilney all saints King’s Lynn Plot 4 3 S 
 

£265,000 
 

Rural West 
 

Downham Road Salters Lode Plot 2 3 S 101 £255,000 £2,525 
Rural West Primrose Cottage Main Road Three Holes 5 3 S 140 £235,000 £1,679 
Rural West 

 
Spice Chase Tilney St Lawrence 

 
3 S 

 
£210,000 

 

Rural West 
 

Spice Chase Tilney St Lawrence 
 

3 S 
 

£210,000 
 

Wisbech 
 

Barton Road  Wisbech 141 Plot 2 5 D 161 £525,000 £3,261 
Wisbech 

 
Leverington road Wisbech 

 
4 D 194 £435,000 £2,243 

Wisbech Rockcliffe Gardens Elm Road Wisbech Plot 10 4 D 163 £400,000 £2,454 
Wisbech Rockcliffe Gardens Elm Road Wisbech Plot 7 3 S 182 £260,000 £1,429 
Wisbech 

 
Staithe Road Wisbech 

 
2 S 74 £175,000 £2,365 

Wisbech 
 

Ladys Drove Wisbech 
 

3 d 
 

£279,000 
 

Wisbech 
  

Elm 
 

5 d 352 £600,000 £1,704 
Wisbech 

 
Upwell Road Christchurch 

 
3 d 103 £299,995 £2,913 

Wisbech 
 

Lerowe Road Wisbech plot 30 3 t 
 

£187,500 
 

Wisbech 
 

Lerowe Road Wisbech plot 32 3 t 
 

£182,500 
 

Wisbech 
 

Lerowe Road Wisbech 
 

1 f 
 

£105,000 
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Lease Comps Summary
Lease Comps Report

33 £10.50 £13.29 14
Deals Asking Rent Per SF Achieved Rent Per SF Avg. Months On Market

LEASE COMPARABLES

SUMMARY STATISTICS

Rent Deals Low Average Median High

Asking Rent Per SF

Achieved Rent Per SF

Net Effective Rent Per SF

Asking Rent Discount

TI Allowance

Rent Free Months

27

15

4

9

-

5

£5.08

£6.07

£5.70

-97.1%

-

0

£10.50

£13.29

£8.71

-17.2%

-

2

£9.67

£15.15

£9.21

-2.2%

-

0

8.2%

-

6

£21.86

£24.93

£13.30

Lease Attributes Deals Low Average Median High

Months on Market

Deal Size

Lease Deal in Months

Floor Number

27

33

13

33

3

120

6.0

GRND

14

613

25.0

GRND

15

450

12.0

1 2

39

1,830

120.0

05/12/2020
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Lease Comps Summary
Lease Comps Report

Property Name - Address Rating SF Leased Floor Sign Date Rent Rent Type

Lease

Type

Rents

-1 St Anns House
361 1st 28/02/2020 £10.80 Asking

St Anns St
New

-1 St Anns House
322 1st 28/02/2020 £9.30 Asking

St Anns St
New

-1 St Anns House
462 1st 28/02/2020 £9.00 Asking

St Anns St
New

-1 St Anns House
240 1st 28/02/2020 £12.50 Asking

St Anns St
New

-1 St Anns House
750 1st 28/02/2020 £6.60 Asking

St Anns St
New

-1 St Anns House
304 1st 28/02/2020 £12.80 Asking

St Anns St
New

-2 Greenland Fishery
1,236 GRND,1 01/02/2020 £5.70 Effective

30 Bridge St
New

-3 Nelson House
500 GRND 08/01/2020 £6.00 Asking

Edward Benefer Way
New

-3 Nelson House
1,305 2nd 08/01/2020 £9.20 Asking

Edward Benefer Way
New

-4 2 Hardwick Rd
1,830 1st 16/12/2019 £21.86 AskingNew

-3 Nelson House
702 2nd 01/07/2019 £7.12 Asking

Edward Benefer Way
New

-5 43 Lynn Rd
392 1st 04/02/2019 £9.18/fri EffectiveNew

-6 2 Northgate
425 2nd 19/11/2018 £14.04/iri AchievedNew

-7 North Lynn Industrial Es…
762 GRND 11/09/2018 £12.65/fri Achieved

3 Dundee Ct
New

-7 North Lynn Industrial Es…
779 1st 11/09/2018 £24.93/fri Achieved

3 Dundee Ct
New

-8 Anglia House
231 GRND 01/05/2018 £15.15/iri Achieved

Hamburg Way @ Bryggen…
New

-8 Anglia House
322 GRND 01/05/2018 £15.15/iri Achieved

Hamburg Way @ Bryggen…
New

-9 Bishops Lynn House
230 GRND 01/05/2018 £17.40/iri Achieved

18 Tuesday Market Pl
New

-9 Bishops Lynn House
450 GRND 01/05/2018 £17.12/iri Achieved

18 Tuesday Market Pl
New

-10 Manor Farm Units C-F
120 GRND 01/04/2018 £7.91 Asking

Watlington Rd
New

-10 Manor Farm Units C-F
970 GRND 01/04/2018 £5.92 Asking

Watlington Rd
New

-
Bishops Lynn House

145 1st 23/02/2018 £24.83 Achieved-

05/12/2020
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Lease Comps Summary
Lease Comps Report

Property Name - Address Rating SF Leased Floor Sign Date Rent Rent Type

Lease

Type

Rents

-9 Bishops Lynn House
145 1st 23/02/2018 £24.83 Achieved

18 Tuesday Market Pl
-

-11 The Granaries
403 2nd 08/01/2018 £9.67/fri Asking

21 Nelson St
New

-9 Bishops Lynn House
566 2nd 14/12/2017 £13.07/iri Achieved

18 Tuesday Market Pl
-

-1 St Anns House
300 GRND 05/12/2017 £10.00 Asking

St Anns St
New

-9 Bishops Lynn House
276 GRND 01/11/2017 £17.40 Achieved

18 Tuesday Market Pl
New

-12 11 Portland St
1,573 GRND,1-2 01/10/2017 £5.08/fri AskingNew

-11 The Granaries
755 1st 01/09/2017 £9.67/fri Asking

21 Nelson St
New

-11 The Granaries
407 2nd 01/09/2017 £9.67/fri Asking

21 Nelson St
New

-13 27-28 Tuesday Market Pl
183 1st 01/06/2017 £16.39 AchievedNew

-14 22-28 Blackfriars St
614 1st 10/05/2017 £13.30/fri EffectiveNew

-15 27-29 Bridge St
1,414 GRND,1 30/04/2017 £9.23/fri EffectiveNew

-16 2 King St
915 GRND,1 23/01/2017 £13.66 AskingNew

05/12/2020
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Mar 2020

New DirectNelson Developments Ltd

361

St Anns House

St Anns St

Kings Lynn, PE30 1LT

King's Lynn & West Norfolk Submark…

1

Mar 2020

New DirectNelson Developments Ltd

322

St Anns House

St Anns St

Kings Lynn, PE30 1LT

King's Lynn & West Norfolk Submark…

2

Mar 2020

New DirectNelson Developments Ltd

462

St Anns House

St Anns St

Kings Lynn, PE30 1LT

King's Lynn & West Norfolk Submark…

3

Mar 2020

New DirectNelson Developments Ltd

240

St Anns House

St Anns St

Kings Lynn, PE30 1LT

King's Lynn & West Norfolk Submark…

4

Mar 2020

New DirectNelson Developments Ltd

750

St Anns House

St Anns St

Kings Lynn, PE30 1LT

King's Lynn & West Norfolk Submark…

5

Mar 2020

New DirectNelson Developments Ltd

304

St Anns House

St Anns St

Kings Lynn, PE30 1LT

King's Lynn & West Norfolk Submark…

6

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews

Copyrighted report licensed to HDH Planning & Development Ltd - 701359.
Page 1

Page 4



Feb 2020 2 Mos at Start

New Direct

£6.07/SF

3 Years £5.70/SFKings Lynn Preservation Trust

1,236

Greenland Fishery

30 Bridge St

Kings Lynn, PE30 5AB

King's Lynn & West Norfolk Submark…

7

Feb 2020

New DirectBelton Duffey

Scarlette Centre 500

Nelson House

Edward Benefer Way

Kings Lynn, PE30 2JG

King's Lynn & West Norfolk Submark…

8

Feb 2020

New DirectBelton Duffey

1,305

Nelson House

Edward Benefer Way

Kings Lynn, PE30 2JG

King's Lynn & West Norfolk Submark…

9

Jan 2020

New DirectClydesdale Bank

1,8302 Hardwick Rd

Kings Lynn, PE30 4YB

King's Lynn & West Norfolk Ret Sub…

10

Jul 2019

New DirectBelton Duffey

702

Nelson House

Edward Benefer Way

Kings Lynn, PE30 2JG

King's Lynn & West Norfolk Submark…

11

Feb 2019

New Direct

£9.18/SF

1 Year £9.18/SF

39243 Lynn Rd

Kings Lynn, PE31 7LR

King's Lynn & West Norfolk Ret Sub…

£3.32/SF

12

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews
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Nov 2018

New Direct

£14.04/SF

Select Developments (Lincoln)
Limi…

4252 Northgate

Hunstanton, PE36 6BA

King's Lynn & West Norfolk Submark…

£3.34/SF

13

Oct 2018

New Direct

£12.65/SF762

North Lynn Industrial Estate

3 Dundee Ct

Kings Lynn, PE30 2ND

King's Lynn & West Norfolk Submark…

£5.56/SF

14

Oct 2018

New Direct

£24.93/SF779

North Lynn Industrial Estate

3 Dundee Ct

Kings Lynn, PE30 2ND

King's Lynn & West Norfolk Submark…

£5.56/SF

15

May 2018

New Direct

£15.15/SF231

Anglia House

Hamburg Way @ Bryggen Road

Kings Lynn, PE30 2ND

King's Lynn & West Norfolk Ind Sub…

£3.18/SF

16

May 2018

New Direct

£15.15/SF322

Anglia House

Hamburg Way @ Bryggen Road

Kings Lynn, PE30 2ND

King's Lynn & West Norfolk Ind Sub…

£3.14/SF

17

May 2018

New Direct

£17.40/SF

1 YearMA 3 Bolton

LMW Training and Research 230

Bishops Lynn House

18 Tuesday Market Pl

Kings Lynn, PE30 1JW

King's Lynn & West Norfolk Submark…

18

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews
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May 2018

New Direct

£17.12/SF

1 YearMA 3 Bolton

Intelligene Ltd 450

Bishops Lynn House

18 Tuesday Market Pl

Kings Lynn, PE30 1JW

King's Lynn & West Norfolk Submark…

19

Apr 2018 0 Mos

New DirectCoates Bros Contractors Ltd

120

Manor Farm Units C-F

Watlington Rd

Kings Lynn, PE33 0EJ

King's Lynn & West Norfolk Ind Sub…

20

Apr 2018 0 Mos

New DirectCoates Bros Contractors Ltd

970

Manor Farm Units C-F

Watlington Rd

Kings Lynn, PE33 0EJ

King's Lynn & West Norfolk Ind Sub…

21

Feb 2018 £24.83/SF

1 YearMA 3 Bolton

Vitalija Fussell 145

Bishops Lynn House

18 Tuesday Market Pl

Kings Lynn, PE30 1JW

King's Lynn & West Norfolk Submark…

22

Jan 2018

New Direct 1 Year

403

The Granaries

21 Nelson St

Kings Lynn, PE30 5DY

King's Lynn & West Norfolk Submark…

23

Dec 2017

Direct

£13.07/SF

1 YearMA 3 Bolton

CCW Solicitors 566

Bishops Lynn House

18 Tuesday Market Pl

Kings Lynn, PE30 1JW

King's Lynn & West Norfolk Submark…

24

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews
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Dec 2017

New DirectNelson Developments Ltd

300

St Anns House

St Anns St

Kings Lynn, PE30 1LT

King's Lynn & West Norfolk Submark…

25

Nov 2017

New Direct

£17.40/SF

1 YearMA 3 Bolton

Plumstudy 276

Bishops Lynn House

18 Tuesday Market Pl

Kings Lynn, PE30 1JW

King's Lynn & West Norfolk Submark…

26

Oct 2017

New DirectRegard Partnership Ltd

1,5733-15 Portland St

Kings Lynn, PE30 1PB

King's Lynn & West Norfolk Submark…

£7.64/SF

27

Sep 2017

New Direct 1 Year

755

The Granaries

21 Nelson St

Kings Lynn, PE30 5DY

King's Lynn & West Norfolk Submark…

£2.73/SF

28

Sep 2017

New Direct 1 Year

407

The Granaries

21 Nelson St

Kings Lynn, PE30 5DY

King's Lynn & West Norfolk Submark…

£4.52/SF

29

Jun 2017 0 Mos

New Direct

£16.39/SF

6 MonthsMorden College

18327-28 Tuesday Market Pl

Kings Lynn, PE30 1LB

King's Lynn & West Norfolk Submark…

30

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews

Copyrighted report licensed to HDH Planning & Development Ltd - 701359.
Page 5

Page 8



May 2017

New Direct

£13.30/SF

5 Years £13.30/SFLumill Property Limited

Mr M Harper & Mr R Lopez 61422-28 Blackfriars St

Kings Lynn, PE30 1NN

King's Lynn & West Norfolk Submark…

£9.42/SF

31

Apr 2017 Spread Over
Te…New Direct

£9.54/SF

10 Years £9.23/SF

1,41427-29 Bridge St

Downham Market, PE38 9DW

King's Lynn & West Norfolk Submark…

Apr 2022

Apr 2022£3.13/SF

32

Feb 2017

New Direct

Belvoir 9152 King St

Kings Lynn, PE30 1ES

King's Lynn & West Norfolk Submark…

£4.73/SF

33

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews
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Rents
Lease Comps Report

£10.50 £13.29 £8.71 1.6
Asking Rent Per SF Achieved Rent Per SF Net Effective Rent Per SF Avg. Rent Free Months

DEALS BY ASKING, ACHIEVED, AND NET EFFECTIVE RENT

DEALS BY RENT FREE MONTHSDEALS BY ASKING RENT DISCOUNT

05/12/2020
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6Sale Price

NIA

Price per SF

Net Initial Yield

Days on Market

Sale Price to Asking Price Ratio 77.14%

£90,000

906 SF

£47.01

7.03%

15

£176,292

6,133 SF

£72.55

8.74%

204

91.41%

£175,000

2,706 SF

£68.91

7.21%

138

94.59%

£280,000

41,992 SF

£178.57

11.98%

944

105.88%

17

6

3

16

5

Totals

Sold Transactions £1,057,749 Total Sales Transactions:Total Sales Volume: 17

Survey Criteria

basic criteria:  Type of Property - Office; Sale Date - from 05/12/2016; Sale Status - Sold, Under Offer;  -
Exclude All Bulk Portfolio Sales; Return and Search on Portfolio Sales as Individual Properties - Yes; Exclude
Non-Arms Length Comps - Yes

geography criteria:  Submarket - King's Lynn & West Norfolk (Norwich)

Comps Statistics

CountHighMedianAverageLow

Quick Stats Report
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Post Office, Baxters Plain1 Sold:  -Kings Lynn 41,992 SF Office

5-8 Bergen Way2 Sold:  -Kings Lynn 1,271 SF Office

5-8 Bergen Way3 Sold: £175,000 (£137.69/SF)Kings Lynn 1,271 SF Office

Office and Land, Bircham Newton4 Sold:  -Kings Lynn 7,707 SF Office

5-9 Chapel St5 Sold: £202,500 (£47.01/SF)Kings Lynn 4,308 SF Office

The Pink House, Estuary Rd6 Sold:  -Kings Lynn 1,050 SF Office

London Road Veterinary Centre,
Hospital Walk

7 Sold:  -Kings Lynn 906 SF Office/Office/Residential

The Chapel, Middle Drove (Part of
Multi-Property Sale)

8 Sold: £135,249 (£72.64/SF)Wisbech 1,862 SF Office

The Chapel, Middle Drove9 Sold: £0 (£0/SF)Wisbech 1,862 SF Office

The Chapel, Middle Drove10 Sold: £90,000 (£48.34/SF)Wisbech 1,862 SF Office

128-132 Norfolk St11 Sold:  -Kings Lynn 11,331 SF Office

Former Norfolk Probation Service,
Purfleet Quay

12 Sold:  -Kings Lynn 13,272 SF Office

33-39 Tower St13 Sold: £280,000 (£65.18/SF)Kings Lynn 4,296 SF Office

Address City Property Info Sale Info

Copyrighted report licensed to HDH Planning & Development Ltd - 701359. 05/12/2020
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Bishops Lynn House, 18 Tuesday
Market Pl, 1st Floor (Part of Multi-
Unit Sale)

14
Sold:  -Kings Lynn 3,762 SF Office

Bishops Lynn House, 18 Tuesday
Market Pl, 3rd Floor (Part of Multi-
Unit Sale)

15
Sold:  -Kings Lynn 3,823 SF Office

Bishops Lynn House, 18 Tuesday
Market Pl, Ground (Part of Multi-
Unit Sale)

16
Sold:  -Kings Lynn 2,706 SF Office

72 Westgate17 Sold: £175,000 (£178.57/SF)Hunstanton 980 SF Office
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1 Post Office - Baxters Plain SOLD

Kings Lynn, PE30 1YB

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
01/01/2019 (944 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Research Complete

Office
Built 1925 Age: 94
41,992 SF

Norfolk County

Research Status:
Sale Conditions: Redevelopment ProjectComp ID: 4782147

2 Office Unit, Unit 5 - 5-8 Bergen Way SOLD

Kings Lynn, PE30 2JG

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£137.69
£175,000 - Confirmed
04/02/2018 (55 days on mkt) Unit Type:

Year Built/Age:
NIA:

-
-

Confirmed

1,271 SF Office Unit
Built 1999 Age: 19
1,271 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4254217

3 Office Unit, Unit 8 - 5-8 Bergen Way SOLD

Kings Lynn, PE30 2JG

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
23/03/2017 Unit Type:

Year Built/Age:
NIA:

-
-

1,271 SF Office Unit
Built 1999 Age: 18
1,271 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 3901028

4 Office and Land - Bircham Newton SOLD

Kings Lynn, PE31 6RH

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
15/01/2020 (363 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Research Complete

Office
Built 1990 Age: 30
7,707 SF

Norfolk County

Research Status:
Sale Conditions: Redevelopment ProjectComp ID: 5084649

5 5-9 Chapel St SOLD

Kings Lynn, PE30 1EG

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£47.01
£202,500 - Confirmed
10/07/2017 (18 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
11.98%

Confirmed

Office
Built 1976 Renov 2011 Age: 41
4,308 SF

Norfolk County

Research Status:
Sale Conditions: Auction SaleComp ID: 3952275

6 The Pink House - Estuary Rd SOLD

Kings Lynn, PE30 2HJ

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
01/03/2020 (206 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Research Complete

Office
Built 1921 Age: 99
1,050 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 5084647
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7 London Road Veterinary Centre - Hospital Walk SOLD

Kings Lynn, PE30 5QA

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
05/06/2017 (193 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Public Record

OfficeOffice/Residential
Built 1800 Age: 217
906 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 3948897

8 The Chapel - Middle Drove (Part of Multi-Property) SOLD

Wisbech, PE14 8JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£72.64
£135,249 - Allocated
01/02/2017 (83 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Allocated

Office
Built 1890 Age: 126
1,862 SF

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 3959176

9 The Chapel - Middle Drove SOLD

Wisbech, PE14 8JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£48.34
£90,000 - Confirmed
19/06/2020 (79 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Confirmed

Office
Built 1890 Age: 130
1,862 SF

Cambridgeshire County

Research Status:
Sale Conditions: Redevelopment ProjectComp ID: 5206234

10 The Chapel - Middle Drove SOLD

Wisbech, PE14 8JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£0.00
-
01/06/2018 (287 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Research Complete

Office
Built 1890 Age: 128
1,862 SF

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 4289164

11 128-132 Norfolk St SOLD

Kings Lynn, PE30 1AP

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
27/03/2019 (15 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
7.21%

Research Complete

Office
-
11,331 SF

Norfolk County

Research Status:
Sale Conditions: Auction SaleComp ID: 4714982

12 Former Norfolk Probation Service - Purfleet Quay SOLD

Kings Lynn, PE30 1HP

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
22/05/2018 (252 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Research Complete

Office
Built 1750 Age: 267
13,272 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4269761
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13 33-39 Tower St SOLD

Kings Lynn, PE30 1EJ

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£65.18
£280,000 - Confirmed
21/02/2020 (459 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Confirmed

Office
Built 1930 Age: 90
4,296 SF

Norfolk County

Research Status:
Sale Conditions: Redevelopment ProjectComp ID: 5160351

14 Bishops Lynn House - 18 Tuesday Market Pl (Part of Multi-Unit) SOLD

Kings Lynn, PE30 1JW

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
16/10/2018 (22 days on mkt) Unit Type:

Year Built/Age:
NIA:

-
-

Research Complete

2,706 SF Office Unit
Built 1849 Age: 169
2,706 SF

Norfolk County

Research Status:
Sale Conditions: Auction SaleComp ID: 4553185

15 Bishops Lynn House - 18 Tuesday Market Pl (Part of Multi-Unit) SOLD

Kings Lynn, PE30 1JW

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
16/10/2018 (22 days on mkt) Unit Type:

Year Built/Age:
NIA:

-
-

Research Complete

3,762 SF Office Unit
Built 1849 Age: 169
3,762 SF

Norfolk County

Research Status:
Sale Conditions: Auction SaleComp ID: 4553185

16 Bishops Lynn House - 18 Tuesday Market Pl (Part of Multi-Unit) SOLD

Kings Lynn, PE30 1JW

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
16/10/2018 (22 days on mkt) Unit Type:

Year Built/Age:
NIA:

-
-

Research Complete

3,823 SF Office Unit
Built 1849 Age: 169
3,823 SF

Norfolk County

Research Status:
Sale Conditions: Auction SaleComp ID: 4553185

17 72 Westgate SOLD

Hunstanton, PE36 5EP

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£178.57
£175,000
25/09/2019 (240 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
7.03%

Research Complete

Office
Built 1996 Age: 23
980 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4894007
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Lease Comps Summary
Lease Comps Report

23 £3.27 £4.07 5
Deals Asking Rent Per SF Achieved Rent Per SF Avg. Months On Market

LEASE COMPARABLES

SUMMARY STATISTICS

Rent Deals Low Average Median High

Asking Rent Per SF

Achieved Rent Per SF

Net Effective Rent Per SF

Asking Rent Discount

TI Allowance

Rent Free Months

21

7

4

6

-

1

£1.59

£1.59

£4.22

-363.6%

-

0

£3.27

£4.07

£4.41

-16.1%

-

0

£5.25

£5.00

£4.95

0.0%

-

0

3.8%

-

0

£10.73

£49.74

£6.11

Lease Attributes Deals Low Average Median High

Months on Market

Deal Size

Lease Deal in Months

Floor Number

20

23

11

23

1

132

12.0

GRND

5

4,452

45.0

GRND

4

1,071

36.0

GRND MEZZ

18

25,000

120.0

05/12/2020
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Lease Comps Summary
Lease Comps Report

Property Name - Address Rating SF Leased Floor Sign Date Rent Rent Type

Lease

Type

Rents

-1 Acer Rd
2,490 GRND 01/03/2020 £5.60 AskingNew

-2 Denney Rd
3,857 GRND,1 05/01/2020 £6.22 AskingNew

-3 Enterpise Works
132 GRND 30/12/2019 £9.32 Asking

Bergen Way
New

-3 Enterpise Works
142 GRND 06/11/2019 £49.74/fri Achieved

Bergen Way
New

-4 Timber Services
15,877 GRND 27/09/2019 £4.22 Effective

Oldmedow Rd
New

-5 Manor Farm Units C-F
970 GRND 01/06/2019 £6.11/iri Effective

Manor Farm
New

-6 Barn 10
966 GRND 18/03/2019 £5.00/iri Effective

Park Farm
New

-7 Wicken Farm
23,961 GRND 19/02/2019 £1.88/fri Asking

Tattersett Rd
New

-8 Sovereign Way
1,000 GRND 01/12/2018 £6.00/fri AskingNew

-8 Sovereign Way
1,000 GRND 01/11/2018 - -New

-9 The Old Rifle Range
1,071 GRND 01/10/2018 £7.28/fri Asking

Church Rd
New

-5 Manor Farm Units C-F
1,530 GRND 13/01/2018 £4.90 Effective

Watlington Rd
New

-10 East Coast Business Park
3,855 GRND 01/12/2017 £5.84/fri Asking

Clenchwarton Rd
New

-11 Warehouse with Secure…
25,000 GRND 15/11/2017 £2.50/iri Asking

Larch Rd
New

-12 Admirals Dr
227 GRND 07/08/2017 £6.61/fri AskingNew

-13 19 Denney Rd
6,376 GRND,… 07/08/2017 £4.63 AskingNew

-12 Admirals Dr
634 GRND 01/07/2017 £4.73/fri AskingNew

-12 Admirals Dr
990 GRND 10/05/2017 £4.04/fri AskingNew

-14 24 Hamlin Way
1,025 MEZZ 02/05/2017 £4.10/fri AskingNew

-15 Barn 2
5,632 GRND 09/03/2017 £1.59 Achieved

Park Farm
New

-5 Manor Farm Units C-F
1,550 GRND 09/03/2017 £5.51/fri Asking

Manor Farm
New

-
Watlington Rd

800 GRND 01/03/2017 £5.25 AchievedNew

05/12/2020
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Lease Comps Summary
Lease Comps Report

Property Name - Address Rating SF Leased Floor Sign Date Rent Rent Type

Lease

Type

Rents

-16 Watlington Rd
800 GRND 01/03/2017 £5.25 AchievedNew

-17 1-2 Market Ln
3,324 GRND 23/01/2017 £3.82 AskingNew
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Mar 2020

New Direct 3 YearsRowanmoor

2,490Acer Rd

Kings Lynn, PE34 3HN

King's Lynn & West Norfolk Ind Sub…

1

Jan 2020

New Direct 3 YearsM7 Real Estate Ltd

3,857Denney Rd

Kings Lynn, PE30 4HG

King's Lynn & West Norfolk Ind Sub…

2

Dec 2019

New DirectBorough Council of King's Lynn & …

4 Way Refrigeration 132

Enterpise Works

Bergen Way @ Edward Benefer Way

Kings Lynn, PE30 2JG

King's Lynn & West Norfolk Ind Sub…

3

Nov 2019

New Direct

£49.74/SF

3 YearsBorough Council of King's Lynn & …

Environmental Health 142

Enterpise Works

Bergen Way @ Edward Benefer Way

Kings Lynn, PE30 2JG

King's Lynn & West Norfolk Ind Sub…

4

Sep 2019 0 Mos

New Direct

£4.22/SF

10 Years £4.22/SFThe Back Foundation Pension Sch…

Timber Services 15,877

Timber Services

Oldmedow Rd

Kings Lynn, PE30 4LD

King's Lynn & West Norfolk Ind Sub…

5

Jun 2019

New Direct

£6.11/SF

3 Years £6.11/SFCoates Bros Contractors Ltd

970

Manor Farm Units C-F

Watlington Rd

Kings Lynn, PE33 0EJ

King's Lynn & West Norfolk Ind Sub…

6

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews
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Mar 2019

New Direct

£5.00/SF

2 Years £5.00/SFTharros Limited

Dean Featherby 966

Barn 10

Park Farm

Kings Lynn, PE33 0SH

King's Lynn & West Norfolk Ind Sub…

7

Mar 2019

New Direct

23,961

Wicken Farm

Tattersett Rd

Kings Lynn, PE31 8SA

King's Lynn & West Norfolk Ind Sub…

8

Dec 2018

New Direct 3 Years

John McCabe 1,000Sovereign Way

Downham Market, PE38 9SW

King's Lynn & West Norfolk Ind Sub…

9

Nov 2018

New Direct 3 Years

POS Engineering Norfolk ltd 1,000Sovereign Way

Downham Market, PE38 9SW

King's Lynn & West Norfolk Ind Sub…

10

Oct 2018

New Direct

1,071

The Old Rifle Range

Church Rd

Kings Lynn, PE31 6BU

King's Lynn & West Norfolk Ind Sub…

11

Feb 2018

New Direct

£4.90/SF

1 Year £4.90/SFCoates Bros Contractors Ltd

1,530

Manor Farm Units C-F

Watlington Rd

Kings Lynn, PE33 0EJ

King's Lynn & West Norfolk Ind Sub…

12

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews
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Dec 2017

New DirectEast Coast Storage (Handling) Ltd

3,855

East Coast Business Park

Clenchwarton Rd

Kings Lynn, PE34 3LW

King's Lynn & West Norfolk Ind Sub…

£2.09/SF

13

Feb 2018

New DirectBSA Mouldings

25,000

Warehouse with Secure Yard

Larch Rd

Kings Lynn, PE34 3HW

King's Lynn & West Norfolk Ind Sub…

14

Aug 2017

New Direct

227Admirals Dr

Sandringham, PE35 6EN

King's Lynn & West Norfolk Ind Sub…

15

Oct 2017

New Direct 10 YearsSnap-On UK Holdings Ltd

6,37617 Denney Rd

Kings Lynn, PE30 4HG

King's Lynn & West Norfolk Ind Sub…

16

Jul 2017

New Direct

634Admirals Dr

Sandringham, PE35 6EN

King's Lynn & West Norfolk Ind Sub…

17

May 2017

New Direct

990Admirals Dr

Sandringham, PE35 6EN

King's Lynn & West Norfolk Ind Sub…

18

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews
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Jun 2017

New Direct

Eagles Gymnastics 1,02524 Hamlin Way

Kings Lynn, PE30 4NG

King's Lynn & West Norfolk Ind Sub…

£2.09/SF

19

May 2017

New Direct

£1.59/SF

Tharros Limited

5,632

Barn 2

Park Farm

Kings Lynn, PE33 0SH

King's Lynn & West Norfolk Ind Sub…

£0.00/SF

20

Apr 2017

New DirectCoates Bros Contractors Ltd

1,550

Manor Farm Units C-F

Watlington Rd

Kings Lynn, PE33 0EJ

King's Lynn & West Norfolk Ind Sub…

21

Mar 2017

New Direct

£5.25/SF

1 Year

800Watlington Rd

Kings Lynn, PE33 0EJ

King's Lynn & West Norfolk Ind Sub…

22

Feb 2017

New Direct

3,3241-2 Market Ln

Kings Lynn, PE34 4HR

King's Lynn & West Norfolk Ind Sub…

23

Lease Comparables
Address Tenant

Landlord

SF Leased

Type

StartDate

Term

Starting Rent

Effective Rent

Free Rent

Rates

Breaks

Reviews
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Rents
Lease Comps Report

£3.27 £4.07 £4.41 -
Asking Rent Per SF Achieved Rent Per SF Net Effective Rent Per SF Avg. Rent Free Months

DEALS BY ASKING, ACHIEVED, AND NET EFFECTIVE RENT

DEALS BY RENT FREE MONTHSDEALS BY ASKING RENT DISCOUNT

05/12/2020
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9Sale Price

NIA

Price per SF

Net Initial Yield

Days on Market

Sale Price to Asking Price Ratio 95.83%

£30,483

2,007 SF

£1.10

7.00%

257

£265,384

24,591 SF

£9.07

7.00%

465

95.83%

£140,000

17,517 SF

£10.96

7.00%

444

95.83%

£1,050,000

58,403 SF

£59.94

7.00%

716

95.83%

11

9

1

4

1

Totals

Sold Transactions £2,388,458 Total Sales Transactions:Total Sales Volume: 11

Survey Criteria

basic criteria:  Type of Property - Industrial, Light Industrial; Sale Date - from 05/12/2017; Sale Status - Sold,
Under Offer; Return and Search on Portfolio Sales as Individual Properties - Yes; Exclude Non-Arms Length
Comps - Yes

geography criteria:  Submarket - King's Lynn & West Norfolk (Norwich)

Comps Statistics

CountHighMedianAverageLow

Quick Stats Report
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27 Bryggen Rd1 Sold:  -Kings Lynn 2,007 SF Industrial/Warehouse

7-9 Denney Rd2 Sold: £1,050,000 (£59.94/SF)Kings Lynn 17,517 SF Industrial/Warehouse

Unit 2, Estuary Rd (Part of Multi-
Property Sale)

3 Sold: £42,703 (£1.10/SF)Kings Lynn 38,926 SF Industrial/Service

Unit 3, Estuary Rd (Part of Multi-
Property Sale)

4 Sold: £58,703 (£1.10/SF)Kings Lynn 53,511 SF Industrial

Unit 4, Estuary Rd (Part of Multi-
Property Sale)

5 Sold: £64,069 (£1.10/SF)Kings Lynn 58,403 SF Industrial

Unit 5, Estuary Rd (Part of Multi-
Property Sale)

6 Sold: £30,483 (£1.10/SF)Kings Lynn 27,787 SF Industrial

Car Shop ARM, 2 Garage Ln7 Sold:  -Kings Lynn 5,076 SF Industrial/Service

Merchants Clos @ Oldmeadow
Road

8 Sold: £300,000 (£42.94/SF)Kings Lynn 6,986 SF Industrial/Warehouse

Middle Drov9 Sold: £140,000 (£21.12/SF)Wisbech 6,630 SF Industrial/Service

Middle Drove10 Sold: £172,500 (£32.41/SF)Wisbech 5,323 SF Industrial/Warehouse

Hope Farm, Mill Drov
11

Sold: £530,000 (£10.96/SF)Downham
Market

48,339 SF
Industrial/Refrigeration/Cold
Storage

Address City Property Info Sale Info
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1 Industrial Unit, Unit 27 - 27 Bryggen Rd SOLD

Kings Lynn, PE30 2HZ

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
28/02/2020 (716 days on mkt) Unit Type:

Year Built/Age:
NIA:

-
-

Research Complete

2,007 SF Industrial Unit
Built 1985 Age: 35
2,007 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 5156467

2 Hardwick Industrial Estate - 7-9 Denney Rd SOLD

Kings Lynn, PE30 4HG

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£59.94
£1,050,000 - Confirmed
11/03/2019 Bldg Type:

Year Built/Age:
NIA:

-
7.00%

Confirmed

IndustrialWarehouse
Built 1992 Age: 26
17,517 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4755478

3 Unit 4 - Estuary Rd (Part of Multi-Property) SOLD

Kings Lynn, PE30 2JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£1.10
£64,069 - Allocated
01/12/2018 Bldg Type:

Year Built/Age:
NIA:

-
-

Allocated

Industrial
-
58,403 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4858170

4 Unit 3 - Estuary Rd (Part of Multi-Property) SOLD

Kings Lynn, PE30 2JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£1.10
£58,703 - Allocated
01/12/2018 Bldg Type:

Year Built/Age:
NIA:

-
-

Allocated

Industrial
-
53,511 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4858170

5 Unit 2 - Estuary Rd (Part of Multi-Property) SOLD

Kings Lynn, PE30 2JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£1.10
£42,703 - Allocated
01/12/2018 Bldg Type:

Year Built/Age:
NIA:

-
-

Allocated

IndustrialService
-
38,926 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4858170

6 Unit 5 - Estuary Rd (Part of Multi-Property) SOLD

Kings Lynn, PE30 2JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£1.10
£30,483 - Allocated
01/12/2018 Bldg Type:

Year Built/Age:
NIA:

-
-

Allocated

Industrial
-
27,787 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4858170
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7 Car Shop ARM - 2 Garage Ln SOLD

Kings Lynn, PE33 0BE

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

-
-
01/02/2019 (410 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Research Complete

IndustrialService
-
5,076 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4675566

8 Units 3-8 - Industrial Unit, Unit 7 & 8 - Merchants Clos @ Oldmeadow Road SOLD

Kings Lynn, PE30 4JX

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£42.94
£300,000 - Full Value
05/01/2018 Unit Type:

Year Built/Age:
NIA:

-
-

Full Value

6,986 SF Industrial Unit
Built 1995 Age: 23
6,986 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 5257946

9 Unit 1 - Middle Drov SOLD

Wisbech, PE14 8JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£21.12
£140,000 - Confirmed
01/09/2018 Bldg Type:

Year Built/Age:
NIA:

-
-

Confirmed

IndustrialService
Built 1985 Age: 33
6,630 SF

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 4836455

10 Industrial Unit, Unit 2 - Middle Drove SOLD

Wisbech, PE14 8JT

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£32.41
£172,500 - Confirmed
23/09/2019 (257 days on mkt) Unit Type:

Year Built/Age:
NIA:

-
-

Confirmed

5,323 SF Industrial Unit
Built 2000 Age: 19
5,323 SF

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 5084642

11 Hope Farm - Mill Drov SOLD

Downham Market, PE38 0PJ

Sale Date:

Reversionary Yield:

Price/SF:
Sale Price:

Net Initial Yield:

£10.96
£530,000 - Confirmed
01/09/2019 (478 days on mkt) Bldg Type:

Year Built/Age:
NIA:

-
-

Confirmed

IndustrialRefrigeration/Cold Storage
-
48,339 SF

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 5043506
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Appendix 12 – Land Registry Development Land Data 

 

Planning Ref Site Date 
approved

Brief Description ha All Units Aff Units Affordable % Other 
development

s106 
contribution (£)

Commenced £/ha £/unit LR Title Date Sold Price Paid Notes

19/01065/F Former GranariesStation 
RoadDockingNorfolk, Docking

21-Aug-19 New residential building 1.629 77 15 19.48% no CIL 
contribution

no AH 
contribution 

29/08/2019 £1,658,686 £35,091 NK249862/114953/
248935

10/05/2019 £2,702,000

19/01046/RMM Land E of Rosemary Lane W of Hills 
Cresent And S of Rampant Horse 
CottageLynn RoadGaytonNorfolk, Gayton

06-Nov-19 New residential building 9.144 24 5 20.83% no CIL 
contribution

no AH 
contribution 

n/a £26,028 £9,917 NK301439/NK1339
56

18/11/2003 and 
26/09/2013

£238,000

18/00418/RMM Land east of cromer road, Hunstanton F2.2 15-Oct-18 Reserved Matters Application: 
construction of 120 dwellings with 
associated landscaping, open space, car 
parking

7.05 120 24 20.00% no CIL 
contribution

no AH 
contribution 

18/11/2019 £712,738 £41,873 NK469150 30/05/2017 £5,024,800

18/01464/RMM Land East of 11 To 37Elm High 
RoadEmnethNorfolk, Emneth

06/03/2019 RESERVED MATTERS: For construction of 
117 dwellings

5.5811 117 23 19.66% no CIL 
contribution

no AH 
contribution 

n/a £349,393 £16,667 NK493812 04/07/2019 £1,950,000

16/00471/RMM Hillgate NurseriesHillgate 
StreetTerrington St ClementKing's 
LynnNorfolkPE34 4NS, Terrington St. 
Clement

28/10/2016 construction of 41 dwellings and 
associated works

1.8796 41 8 19.51% no CIL 
contribution

no AH 
contribution 

01/01/2018 £585,231 £26,829 NK411104 and 
other property

22/01/2016 £1,100,000

19/00029/RMM Land S of 1 To 44 Herbert Drive And W 
59Hythe 
RoadMethwoldThetfordNorfolkIP26 4PS, 
Methwold

06-Jun-19 Residential development of 44 
dwellings

2.3909 44 9 20.45% no CIL 
contribution

no AH 
contribution 

n/a £280,229 £15,227 NK486223 13-Nov-18 £670,000.00

17/02335/RMM Playing FieldSchool RoadTerrington St 
JohnNorfolk, Terrington St. John

19-Oct-18 Residential development for 35 
dwellings

3.1885 35 7 20.00% no CIL 
contribution

no AH 
contribution 

n/a £313,627 £28,571 NK471754 15-Aug-17 £1,000,000

15/00828/FM Marsh Lane King's Lynn Norfolk, King's 
Lynn

21-Jan-16 Construction of 130 dwellings, 
associated access roads, footways and 
new areas of public open space and 
associated external works

5.36 130 20 15.38% no CIL 
contribution

no AH 
contribution 

31/03/2016 NK361138 13-Jul-07 was stated to be un  NA - Councxil owned 
site

16/02227/FM Alive Lynnsport Greenpark Avenue King's 
Lynn Norfolk PE30 2NB, King's Lynn

10-Aug-17 Construction of 82 dwellings, associated 
access roads, footways and new areas of 
public open space and associated 
external works

3.9655 82 13 15.85% no CIL 
contribution

no AH 
contribution 

Site being 
redesigned

NK438245 28-May-14  was stated to be be    NA Council owned 
site

14/01022/FM Land South of Hunstanton Norfolk, 
Hunstanton

10-Dec-16 Erection of 166 dwellings, including 
construction of a new access road, 
landscaping works and public open 
space

11.59 166 33 19.88% no CIL 
contribution

no AH 
contribution 

01/03/2018 £285,269 £19,917 NK458632 29-Apr-16 £3,306,268

18/00829/RMM Land On The South Side ofHythe 
RoadMethwoldNorfolk, Methwold

05-Oct-18 Reserved Matters Application for the 
construction of 24 dwellings

1.2047 24 5 20.83% no CIL 
contribution

no AH 
contribution 

06/03/2019 £388,478 £19,500 NK476538 13-Dec-17 £468,000

18/01142/FM Whitleys Stationers Press 19 - 21 Church 
StreetHunstantonNorfolkPE36 5HA, 
Hunstanton

07-Mar-19 Demolition of old print works and the 
construction of 15 number 2 bed flats 
and 1 number 1 bed flat with associated 
car parking (Resubmission of 
17/00025/FM)

0.1806 16 Financial cont 
due to VBC

no CIL 
contribution

no AH 
contribution 

n/a NK354454/NK20725 No dates No data

18/00300/RMM Valmes13 Wretton RoadStoke FerryKing's 
LynnNorfolkPE33 9SQ, Stoke Ferry

11-May-18 RESERVED MATTERS: Construction of 15 
Dwellings

0.7809 15 3 20.00% no CIL 
contribution

no AH 
contribution 

n/a NK151399 No dates No data

18/02176/RMM Land On The North West Side ofOld 
Church RoadTerrington St JohnNorfolk, 
Terrington St. John

13/09/2019 Reserved Matters Application for 
construction of 46 dwellings

2.2777 46 9 19.57% no CIL 
contribution

no AH 
contribution 

n/a £329,280 £16,304 NK244697 23-Nov-18 £750,000

16/01937/FM Land Between 102 And 116Nursery 
LaneSouth WoottonNorfolk, South 
Wootton

05/07/2017 Residential development to provide 26 dw         3.5575 26 5 19.23% no CIL 
contribution

no AH 
contribution 

n/a £271,258 £37,115 NK400129 22-Aug-17 £965,000

18/01463/RMM Land On The South Side ofHall 
RoadOutwellNorfolk, Outwell

26/03/2019 Reserved Matters Application: Proposed 
20 dwellings

2.5329 20 4 20.00% no CIL 
contribution

no AH 
contribution 

31/10/2017 £177,662 £22,500 NK251850/NK25049 16-Sep-19 £450,000
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Appendix 13 – CoStar Industrial Land 
The pages in this appendix are not numbered. 
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2

Parcel Size

Price per Acre

Days on Market

Sale Price to Asking Price Ratio

50.00%

£249,950

0.50 AC

£205,628

450

£599,975

2.71 AC

£234,365

1,251

94.74%

£599,975

3.02 AC

£352,764

585

90.48%

£950,000

4.62 AC

£499,900

2,717

155.20%

3

45

2

Price

For Sale & UC/Pending

Sold Transactions £5,000 £1,594,719 £233,750 £21,000,000 16

For Sale & UC/Pending

Sold Transactions 0.20 AC 3.83 AC 2.10 AC 43 AC

£5,000 £334,279 16£102,448 £29,461,821

For Sale & UC/Pending

Sold Transactions

For Sale & UC/Pending

Sold Transactions

Sold Transactions

9 772 592 2,560

3

33

13

Total Included in Analysis:

Totals

Asking Price Total: Total For Sale Transactions:

Total Sales Volume: Total Sales Transactions:

Total Included in Analysis:

For Sale & UC/Pending

Sold Transactions

£1,199,950

£25,515,500

£26,715,450 50

3

47

Survey Criteria

basic criteria:  Type of Property - Land; Sale Status - Sold, Under Offer; Return and Search on Portfolio Sales
as Individual Properties - Yes; Exclude Non-Arms Length Comps - Yes

geography criteria:  Geography - User Defined Polygon Search

Comps Statistics

CountHighMedianAverageLow

Quick Stats Report
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Land at, Albion St1 Sold: £500,000 (£141,643.06/AC)Spalding 3.53 AC Land

Land At, Boleness Rd2 Sold: £190,000 (£96,938.78/AC)Wisbech 1.96 AC Land

Re-Development Site, Boston Rd3
Pending: w/Asking Price of £249,950
(£499,900/AC)

Kirton 0.50 AC Land

Industrial Land, Broadend Rd4 Sold:  -Wisbech 11 AC Land

Caulton's Field5 Sold: £1,035,000 (£131,345.18/AC)Spalding 7.88 AC Land

Land At, Centenary Way6 Sold: £21,000,000 (£29,577,464.79/AC)Spalding 0.71 AC Land

Clenchwarton Rd7 Sold: £277,500 (£6,453.49/AC)Kings Lynn 43 AC Land

Plot 2, Clipbush Ln8 Sold:  -Fakenham 0.43 AC Land

Land, Cow Ln9 Sold:  -Denver 15 AC Land

Vacant Land, Cromwell Rd10 Pending: w/Asking Price of  -Wisbech 3.02 AC Land

Development Land, Cromwell Rd11 Sold:  -Wisbech 7.05 AC Land

Cromwell Rd12 Sold: £475,000 (£190,000/AC)Wisbech 8.50 AC Land

Front Rd13 Sold: £100,000 (£100,000/AC)Murrow 1 AC Land

Land at, Gordon Ave14 Sold:  -March 0.70 AC Land

Address City Property Info Sale Info
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Land, Hale Rd15 Sold:  -Thetford  Land

Land off Herne Lane, Herne Ln16 Sold:  -Kings Lynn 6 AC Land

Land opposite Valley View, Hoe Rd17 Sold:  -Dereham 0.28 AC Land

Honeyhill Rd18 Sold: £95,000 (£45,238.10/AC)Wisbech 2.10 AC Land

Land west of Corner Lodge,
Knights End Rd

19 Sold: £35,000 (£175,000/AC)March 0.20 AC Land

Magellan Way20 Sold:  -Spalding 0.78 AC Land

Residential Development Land,
Milestone Ln

21
Pending: w/Asking Price of £950,000
(£205,627.71/AC)

Spalding 4.62 AC Land

New Drove22 Sold: £100,000 (£43,103.45/AC)Wisbech 2.32 AC Land

Tramways, Outwell Rd23 Sold: £130,000 (£65,000/AC)Wisbech 2 AC Land

Land, Parker Dr24 Sold:  -Fakenham 3.30 AC Land

Plot Of Land, Rollesby Rd25 Sold:  -Kings Lynn 1.26 AC Land

Roman Bank26 Sold: £625,000 (£625,000/AC)Spalding 1 AC Land

Commercial Site, Sandall Rd27 Sold: £150,000 (£104,895.10/AC)Wisbech 1.43 AC Land

Land At, Seagate Rd28 Sold:  -Spalding 10 AC Land

Development Land, St Andrews Rd29 Sold:  -Kings Lynn 0.79 AC Land

Development Site, Station Rd30 Sold: £388,000 (£77,600/AC)Boston 5 AC Land

Development Land, The Street31 Sold: £410,000 (£585,714.29/AC)Dereham 0.70 AC Land

Wardentree Ln32 Sold:  -Spalding 3.11 AC Land

Wardentree Ln33 Sold:  -Spalding 3.11 AC Land

Wardentree Ln34 Sold:  -Spalding 3.11 AC Land

Wardentree Ln35 Sold:  -Spalding 3.11 AC Land

Land, Wardentree Ln36 Sold:  -Spalding 2 AC Land

Land, Wardentree Ln37 Sold:  -Spalding 0.94 AC Land

Wardentree Ln38 Sold:  -Spalding 2.10 AC Land

Land, Wardentree Ln39 Sold:  -Spalding 2 AC Land

Wardentree Ln40 Sold:  -Spalding 3.52 AC Land

Plot Dp-01b, Wash Rd41 Sold:  -Boston 4 AC Land

Wash Rd42 Sold:  -Boston 2.27 AC Land

Wash Rd43 Sold:  -Boston 2.74 AC Land

Wash Rd44 Sold:  -Boston 9.42 AC Land

Plot Dp-02a, Wash Rd45 Sold:  -Boston 1.40 AC Land

Wash Rd46 Sold:  -Boston 4 AC Land

Wash Rd47 Sold:  -Boston 2 AC Land

Land At Former Horse & Jockey,
Whittlesey Rd

48 Sold:  -March 2 AC Land

Land At East Side, Wisbech Rd49 Sold: £5,000 (£5,000/AC)Wisbech 1 AC Land

Land, Wisbech Rd50 Sold:  -March 0.40 AC Land
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1 Land at - Albion St SOLD

Spalding, PE11 2AY

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£141,642.88 (£3.25/SF)
£500,000 - Confirmed
25/01/2018 (253 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

3.53 AC (153,767 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 4122996

2 Land At - Boleness Rd SOLD

Wisbech, PE13 2RB

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£96,939.46 (£2.23/SF)
£190,000 - Confirmed
31/01/2012 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

1.96 AC (85,378 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 2339986

3 Re-Development Site - Boston Rd PENDING

Kirton, PE20 1DR

Asking Price:

Parcel No:

Days on Market:
£/AC Land Gross:

585
£499,900.00 (£11.48/SF)
£249,950

Land Area:
Lot Dimensions:

Proposed Use:

0081-2212, 0081-2228 [Partial List]

0.50 AC (21,780 SF)
-
-

Lincolnshire County

Sales Condition: Development Sale

PendingSale Status:

InvestmentSale Type:

4 Industrial Land - Broadend Rd SOLD

Wisbech, PE14 7BQ

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/09/2014 (1,404 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

2.59 AC (112,820 SF)
-
Warehouse

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 3336443

5 Caulton's Field SOLD

Spalding, PE11 3EN

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£131,345.10 (£3.02/SF)
£1,035,000 - Confirmed
18/04/2018 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

7.88 AC (343,253 SF)
-
Single Family Development [Partial List]

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 4237741

6 Land At - Centenary Way SOLD

Spalding, PE12 9TD

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£29,461,820.92 (£676.35/SF)
£21,000,000 - Confirmed
01/12/2006 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

0.71 AC (30,928 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 2337550
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7 Clenchwarton Rd SOLD

Kings Lynn, PE34 3LD

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£6,453.49 (£0.15/SF)
£277,500 - Confirmed
01/03/2019 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

43 AC (1,873,080 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4943982

8 Plot 2 - Clipbush Ln SOLD

Fakenham, NR21 8SW

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
04/05/2016 Land Area:

Lot Dimensions:
Proposed Use:

0.43 AC (18,731 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 3808822

9 Land - Cow Ln SOLD

Denver, PE38 0DX

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
25/07/2014 (46 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

15 AC (653,400 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: Auction SaleComp ID: 3255046

10 Cromwell Rd SOLD

Wisbech, PE14 0SD

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£190,000.00 (£4.36/SF)
£475,000 - Confirmed
15/11/2017 (482 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

2.50 AC (108,900 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 4070862

11 Vacant Land - Cromwell Rd PENDING

Wisbech, PE14 0SD

Asking Price:

Parcel No:

Days on Market:
£/AC Land Gross:

2717
-
-

Land Area:
Lot Dimensions:

Proposed Use:

3.02 AC (131,551 SF)
-
-

Cambridgeshire County

Sales Condition: -

PendingSale Status:

InvestmentSale Type:

12 Development Land - Cromwell Rd SOLD

Wisbech, PE14 0SG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/02/2016 (2,560 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

7.05 AC (307,098 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 3524342
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13 Building plot - Front Rd SOLD

Murrow, PE13 4HU

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£100,000.00 (£2.30/SF)
£100,000 - Confirmed
17/01/2015 (64 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

1 AC (43,560 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: Auction SaleComp ID: 3396262

14 Land at - Gordon Ave SOLD

March, PE15 8AJ

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/01/2015 Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

0.70 AC (30,492 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 3311878

15 Land - Hale Rd SOLD

Thetford, IP25 7BL

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
07/07/2006 (17 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

-
-
-

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 2345597

16 Land off Herne Lane - Herne Ln SOLD

Kings Lynn, PE32 2NB

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
24/07/2017 (38 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Public Record

6 AC (261,360 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: Auction SaleComp ID: 3961490

17 Land opposite Valley View - Hoe Rd SOLD

Dereham, NR19 2RP

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
21/07/2020 (14 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

0.28 AC (12,197 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: Auction SaleComp ID: 5186671

18 Honeyhill Rd SOLD

Wisbech, PE13 4QA

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£45,238.10 (£1.04/SF)
£95,000 - Confirmed
23/02/2015 (101 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

2.10 AC (91,476 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: Auction SaleComp ID: 3396263
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19 Land west of Corner Lodge - Knights End Rd SOLD

March, PE15 0YJ

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£175,000.00 (£4.02/SF)
£35,000 - Confirmed
29/09/2015 (204 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

0.20 AC (8,712 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 3529430

20 Lot 1 - Magellan Way SOLD

Spalding, PE11 2FG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
04/03/2015 (313 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

0.78 AC (33,977 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3899482

21 Residential Development Land - Milestone Ln PENDING

Spalding, PE11 3XX

Asking Price:

Parcel No:

Days on Market:
£/AC Land Gross:

450
£205,627.71 (£4.72/SF)
£950,000

Land Area:
Lot Dimensions:

Proposed Use:

4.62 AC (201,247 SF)
-
-

Lincolnshire County

Sales Condition: -

PendingSale Status:

InvestmentSale Type:

22 New Drove SOLD

Wisbech, PE13 2XQ

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£43,103.53 (£0.99/SF)
£100,000 - Confirmed
31/12/2014 (47 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

2.32 AC (101,059 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: Auction SaleComp ID: 3396676

23 Tramways - Outwell Rd SOLD

Wisbech, PE14 0DU

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£65,000.00 (£1.49/SF)
£130,000
01/03/2019 (592 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

2 AC (87,120 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 4800161

24 Land - Parker Dr SOLD

Fakenham, NR21 8HW

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
20/09/2017 (594 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

3.30 AC (143,748 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4060051

Copyrighted report licensed to HDH Planning & Development Ltd - 701359. 05/12/2020
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25 Plot Of Land - Rollesby Rd SOLD

Kings Lynn, PE30 4JJ

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
27/09/2012 (913 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

1.26 AC (54,886 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 2564029

26 Roman Bank SOLD

Spalding, PE12 6EU

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£625,000.00 (£14.35/SF)
£625,000 - Confirmed
18/04/2018 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

1 AC (43,560 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 4237734

27 Commercial Site - Sandall Rd SOLD

Wisbech, PE13 2QZ

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£104,896.45 (£2.41/SF)
£150,000 - Confirmed
22/06/2011 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

1.43 AC (62,291 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 2457457

28 Land At - Seagate Rd SOLD

Spalding, PE12 9AD

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/10/2010 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

10 AC (435,600 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 2320731

29 Development Land - St Andrews Rd SOLD

Kings Lynn, PE30 4BF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
28/11/2012 (863 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

0.79 AC (34,412 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 3764670

30 Rear of Holly House - Development Site - Station Rd SOLD

Boston, PE20 2JX

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£77,600.00 (£1.78/SF)
£388,000 - Confirmed
01/06/2015 (1,025 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

5 AC (217,800 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3324831

Copyrighted report licensed to HDH Planning & Development Ltd - 701359. 05/12/2020
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31 Development Land - The Street SOLD

Dereham, NR20 4QW

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£585,714.29 (£13.45/SF)
£410,000
07/06/2018 (9 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

0.70 AC (30,492 SF)
-
-

Norfolk County

Research Status:
Sale Conditions: -Comp ID: 4285606

32 Plot 11 - Wardentree Ln SOLD

Spalding, PE11 3UF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/02/2016 (581 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

2.10 AC (91,476 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3646389

33 2 Acre development land - Land - Wardentree Ln SOLD

Spalding, PE11 3UF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
27/08/2016 (614 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

2 AC (87,120 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3692984

34 Wardentree Ln SOLD

Spalding, PE11 3UY

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/12/2016 (2,211 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Unconfirmed

-
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3800388

35 Plot 12 - The Business Park - Wardentree Ln SOLD

Spalding, PE11 3UF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/04/2007 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

3.11 AC (135,472 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 2322426

36 2 Acre development land - Land - Wardentree Ln SOLD

Spalding, PE11 3UF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
12/12/2011 (413 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

2 AC (87,120 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 2665910
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37 Land - Wardentree Ln SOLD

Spalding, PE11 3BB

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
12/12/2011 (374 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

0.94 AC (40,946 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 2691188

38 Plot 12 - The Business Park - Wardentree Ln SOLD

Spalding, PE11 3UF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/07/2008 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

3.11 AC (135,472 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 2406356

39 Plot 12 - The Business Park - Wardentree Ln SOLD

Spalding, PE11 3UF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
02/07/2008 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

3.11 AC (135,472 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 2406376

40 Plot 12 - The Business Park - Wardentree Ln SOLD

Spalding, PE11 3UF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
03/07/2008 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

3.11 AC (135,472 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 2406406

41 Plot Dp-01b - Wash Rd SOLD

Boston, PE20 1QG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/04/2016 (634 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

4 AC (174,240 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3720289

42 Plot Dp-07 - Kirton Distribution Park - Wash Rd SOLD

Boston, PE20 1QG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/04/2016 (1,809 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

2.27 AC (98,881 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3720290
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43 Plot Dp-06 - Kirton Distribution Park - Wash Rd SOLD

Boston, PE20 1QG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/04/2016 (1,809 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

2.74 AC (119,354 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3720293

44 Plot Dp-03,04 & 05 - Kirton Distribution Park - Wash Rd SOLD

Boston, PE20 1QG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/04/2016 (1,809 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

9.42 AC (410,335 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3720294

45 Plot Dp-02a - Wash Rd SOLD

Boston, PE20 1QG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/04/2016 (634 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

1.40 AC (60,984 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3720295

46 Plot Dp-01a - Kirton Distribution Park - Wash Rd SOLD

Boston, PE20 1QG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/04/2016 (1,809 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

4 AC (174,240 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3720296

47 Plot Dp-02b - Kirton Distribution Park - Wash Rd SOLD

Boston, PE20 1QG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/04/2016 (1,809 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

2 AC (87,120 SF)
-
-

Lincolnshire County

Research Status:
Sale Conditions: -Comp ID: 3720297

48 Land At Former Horse & Jockey - Whittlesey Rd SOLD

March, PE15 0AG

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
31/08/2018 (324 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

2 AC (87,120 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 4527203
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49 Land At East Side - Wisbech Rd SOLD

Wisbech, PE14 9QA

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

£5,000.00 (£0.11/SF)
£5,000 - Confirmed
01/09/2011 Land Area:

Lot Dimensions:
Proposed Use:

Confirmed

1 AC (43,560 SF)
-
-

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 2334474

50 Land - Wisbech Rd SOLD

March, PE15 0DF

Sale Date:

Parcel No:

£/AC Land Gross:
Sale Price:

-
-
01/10/2014 (1,120 days on mkt) Land Area:

Lot Dimensions:
Proposed Use:

Research Complete

0.40 AC (17,424 SF)
-
Restaurant [Partial List]

Cambridgeshire County

Research Status:
Sale Conditions: -Comp ID: 3166326

Copyrighted report licensed to HDH Planning & Development Ltd - 701359. 05/12/2020
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Appendix
Site make up

Number 2 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Greenfield 100 100 3.13 32.00 91 9,118 2,918 11,235,952 1,232.28 North Green Agricultural

Beds No m2 Total BCIS COST Area Gross 4.167
Market 0 Net 3.125
Flat 1 4 40.00 160.00 10% 1,294 227,744

2 0 65.00 0.00 10% 1,294 0
Terrace 2 12 73.00 876.00 1,155 1,011,780

3 12 86.00 1,032.00 1,155 1,191,960
Semi 2 12 81.00 972.00 1,154 1,121,688

3 12 98.00 1,176.00 1,154 1,357,104
4 0 115.00 0.00 1,334 0

Det 4 20 120.00 2,400.00 1,334 3,201,600
5 8 130.00 1,040.00 1,334 1,387,360

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 3 39.00 117.00 10% 1,294 166,538

2 0 61.00 0.00 10% 1,294 0
Terrace 2 6 70.00 420.00 1,155 485,100

3 2 84.00 168.00 1,155 194,040
Semi 2 6 79.00 474.00 1,154 546,996

3 2 93.00 186.00 1,154 214,644
4 1 97.00 97.00 1,334 129,398

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\North\Appendix
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Appendix
Site make up

Number 4 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 40 40 1.25 32.00 91 3,634 2,907 4,469,714 1,229.97 North Green Agricultural

Beds No m2 Total BCIS COST Area Gross 1.471
Market 0 Net 1.250
Flat 1 2 40.00 80.00 10% 1,294 113,872

2 0 65.00 0.00 10% 1,294 0
Terrace 2 5 73.00 365.00 1,155 421,575

3 5 86.00 430.00 1,155 496,650
Semi 2 5 81.00 405.00 1,154 467,370

3 5 98.00 490.00 1,154 565,460
4 0 115.00 0.00 1,334 0

Det 4 8 120.00 960.00 1,334 1,280,640
5 3 130.00 390.00 1,334 520,260

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 1 84.00 84.00 1,155 97,020
Semi 2 2 79.00 158.00 1,154 182,332

3 1 93.00 93.00 1,154 107,322
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\North\Appendix
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Appendix
Site make up

Number 5 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 20 20 0.63 32.00 91 1,812 2,899 2,245,989 1,239.51 North Green Agricultural

Beds No m2 Total BCIS COST Area Gross 0.735
Market 0 Net 0.625
Flat 1 1 40.00 40.00 10% 1,294 56,936

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2 86.00 172.00 1,155 198,660
Semi 2 2 81.00 162.00 1,154 186,948

3 3 98.00 294.00 1,154 339,276
4 0 115.00 0.00 1,334 0

Det 4 4 120.00 480.00 1,334 640,320
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 0 84.00 0.00 1,155 0
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 6 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 20 LD 20 0.71 28.00 91 1,824 2,554 2,363,121 1,295.57 North Green Agricultural

Beds No m2 Total BCIS COST Area Gross 0.825
Market 0 Net 0.714
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Bungalow 2 5 73.00 365.00 1,311 478,515

3 5 86.00 430.00 1,311 563,730
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 4 120.00 480.00 1,334 640,320
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 3 70.00 210.00 1,155 242,550

3 0 84.00 0.00 1,155 0
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\North\Appendix
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Appendix
Site make up

Number 7 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small Green 12 12 0.38 32.00 98 1,173 3,128 1,442,071 1,229.39 North Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.375
Market 0 Net 0.375
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 3 98.00 294.00 1,154 339,276
4 0 115.00 0.00 1,334 0

Det 4 3 120.00 360.00 1,334 480,240
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 1 70.00 70.00 1,155 80,850

3 0 84.00 0.00 1,155 0
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 8 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small Green 8 8 0.27 30.00 101 805 3,019 995,570 1,236.73 North Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.267
Market 0 Net 0.267
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 2 79.00 158.00 1,154 182,332

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\North\Appendix
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Appendix
Site make up

Number 9 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small 6 6 0.20 30.00 88 528 2,640 631,141 1,195.34 North Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.200
Market 0 Net 0.200
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 1 98.00 98.00 1,154 113,092
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 1 70.00 70.00 1,155 80,850

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 10 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small 3 3 0.10 30.00 105 316 3,160 386,264 1,222.35 North Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.100
Market 0 Net 0.100
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 0 81.00 0.00 1,154 0

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Appendix
Site make up

Number 14 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 14 14 0.35 40.00 88 1,233 3,523 1,466,540 1,189.41 North PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.427
Market 0 Net 0.350
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2 86.00 172.00 1,155 198,660
Semi 2 2.0 81.00 162.00 1,154 186,948

3 3.0 98.00 294.00 1,154 339,276
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 0 84.00 0.00 1,155 0
Semi 2 1.0 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\North\Appendix
20/04/2021



Appendix
Site make up

Number 16 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 7 7 0.20 35.00 98 686 3,430 836,803 1,219.83 North PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.200
Market 0 Net 0.200
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Site make up

Number 17 Units NET Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
Units/ha m2 m2 m2/ha £/m2

PDL 3 3 0.09 35.00 86 258 3,010 297,990 1,155.00 North PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.086
Market 0 Net 0.086
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 3 86.00 258.00 1,155 297,990
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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For Apps

Site 2 Site 4 Site 5 Site 6 Site 7 Site 8 Site 9 Site 10 Site 14 Site 16 Site 17 Site 19
Greenfield 100 Medium Green 

40
Medium Green 

20
Medium Green 

20 LD
Small Green 12 Small Green 8 Small 6 Small 3 PDL 14 PDL 7 PDL 3 PDL 20 HD

Green/brown field Green Green Green Green Green Green Green Green PDL PDL PDL PDL
Use Agricultural Agricultural Agricultural Agricultural Paddock Paddock Paddock Paddock Industrial Industrial Industrial Industrial
Locality North North North North North North North North North North North North

Site Area Gross ha 4.17 1.47 0.74 0.82 0.38 0.27 0.20 0.10 0.43 0.20 0.09 0.40
Net ha 3.13 1.25 0.63 0.71 0.38 0.27 0.20 0.10 0.35 0.20 0.09 0.40

Units 100 40 20 20 12 8 6 3 14 7 3 20

Average Unit  Size m2 91.18 90.85 90.60 91.20 97.75 100.63 88.00 105.33 88.07 98.00 86.00 68.00

Mix Intermediate to Buy 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00%
Affordable Rent 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Price Market £/m2 3,100 3,100 3,100 3,100 3,200 3,200 3,200 3,200 3,100 3,000 3,000 3,000
Intermediate to Buy £/m2 2,015 2,015 2,015 2,015 2,080 2,080 2,080 2,080 2,015 1,950 1,950 1,950
Affordable Rent £/m2 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300
Social Rent £/m2 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050

Grant and SubsidIntermediate to Buy £/unit
Affordable Rent £/unit
Social Rent £/unit

Sales per Quarter
Unit Build Time 3 3 3 3 3 3 3 3 3 3 3 3

Existing Use Value £/ha 25,000 25,000 50,000 50,000 50,000 50,000 50,000 50,000 450,000 450,000 450,000 450,000
Up Lift % % 20% 20% 20% 20%
Additional Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000

Easements etc £ 0 0 0 0 0 0 0 0 0 0 0 0
Legals / Acquisition % land 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5%

Planning Fee <50 £/unit 462 462 462 462 462 462 462 462 462 462 462 462
>50 £/unit 138 138 138 138 138 138 138 138 138 138 138 138

Architects % 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00%
QS / PM % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Planning Consultants % 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Other Professional % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%

BCIS £/m2 1,232 1,230 1,240 1,296 1,229 1,237 1,195 1,222 1,189 1,220 1,155 1,504
FHS % 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80%
Energy £/m2 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Design £/m2 0 0 0 0 0 0 0 0 0 0 0 0
Acc & Adpt £/m2 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3
Water £/m2 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06
Small Sites %
Site Costs % 15.66% 15.66% 10.66% 10.66% 10.66% 10.66% 10.66% 10.66% 10.66% 10.66% 10.66% 5.66%
Pre CIL s106 £/Unit 0 0 0 0 0 0 0
Post CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0 0 0

£/m2 69.86 69.86 69.86 69.86 69.86 69.86 69.86 69.86 69.86 69.86 69.86 69.86
Inf Tariff % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Contingency % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 5.00% 5.00% 5.00% 5.00%
Abnormals % 5.00% 5.00% 5.00% 5.00%

£/site 316,000 101,000 66,000 136,000 28,000 21,000 7,000 7,000 14,000 14,000 0 24,000

FINANCE Fees £
Interest % 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50%
Legal and Valuation £

SALES Agents % 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Legals % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Misc. £ 0 0 0 0 0 0 0 0 0 0 0 0

Developers Profi Market Housing 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
Affordable Housing 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
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Site 2 Site 4 Site 5 Site 6 Site 7 Site 8 Site 9 Site 10 Site 14 Site 16 Site 17 Site 19

Greenfield 
100

Medium 
Green 40

Medium 
Green 20

Medium 
Green 20 LD

Small Green 
12

Small Green 
8 Small 6 Small 3 PDL 14 PDL 7 PDL 3 PDL 20 HD

Green/brown field Green Green Green Green Green Green Green Green PDL PDL PDL PDL
Use Agricultural Agricultural Agricultural Agricultural Paddock Paddock Paddock Paddock Industrial Industrial Industrial Industrial

Site Are Gross ha 4.17 1.47 0.74 0.82 0.38 0.27 0.20 0.10 0.43 0.20 0.09 0.40
Net ha 3.13 1.25 0.63 0.71 0.38 0.27 0.20 0.10 0.35 0.20 0.09 0.40

Units 100 40 20 20 12 8 6 3 14 7 3 20

Mix Market 80.00% 80.00% 80.00% 80.00% 80.00% 80.00% 80.00% 100.00% 80.00% 100.00% 100.00% 80.00%
Intermediate to Buy 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 0.00% 6.00% 0.00% 0.00% 6.00%
Affordable Rent 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 0.00% 14.00% 0.00% 0.00% 14.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Existing Use Value £/ha 25,000 25,000 50,000 50,000 50,000 50,000 50,000 50,000 450,000 450,000 450,000 450,000
£ site 104,167 36,770 36,770 41,234 18,750 13,333 10,000 5,000 192,276 90,000 38,571 180,000

Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 90,000 90,000 90,000 90,000
£ site 1,250,000 441,240 220,620 247,406 112,500 80,000 60,000 30,000 38,455 18,000 7,714 36,000

Benchmark Land Value £/ha 325,000 325,000 350,000 350,000 350,000 350,000 350,000 350,000 540,000 540,000 540,000 540,000
£ site 1,354,167 478,010 257,390 288,640 131,250 93,333 70,000 35,000 230,731 108,000 46,286 216,000

Residua  Gross £/ha 846,121 965,087 1,119,673 760,744 1,649,913 1,615,009 1,517,902 2,284,053 1,227,878 1,653,330 1,772,613 266,651
Net £/ha 1,128,161 1,135,560 1,317,452 878,325 1,649,913 1,615,009 1,517,902 2,284,053 1,498,993 1,653,330 1,772,613 266,651

£ site 3,525,504 1,419,451 823,407 627,375 618,718 430,669 303,580 228,405 524,648 330,666 151,938 106,660

Additional Profit £ site 4,874,836 1,234,717 623,050 634,752 584,682 421,262 350,079 162,477 -1,063,948 -735,335 1,107,200 356,332
£/m2 637 408 401 414 595 610 796 514 -1,031 -1,072 4,291 307



Appendix
Site 2

SITE NAME Site 2 Greenfield 100

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,232

LAND /unit or m2 Total No dwgs 100 FHS 35 2.80%
Market Housing 95.7 80% 80 3,100 23,733,600 7,656 Land 35,255 3,525,504 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 165,775 No dwgs over 5 50 138 6,900 Design 0
Shared Ownership 73.1 6% 6 2,015 883,779 439 Easements etc. 0 Total 30,000 Acc & Adpt 3

Legals Acquisition 1.50% 52,883 218,658 Water 0
Affordable Rent 73.1 14% 14 1,300 1,330,420 1,023 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 73.1 0% 0 1,050 0 0 Planning Fee 30,000 Stamp duty calc - Residual 1,463

Architects 4.00% 581,004 Land payment 3,525,504
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 72,626

Affordable Rent 0 0 Planning Consultants 1.00% 145,251
Social Rent 0 0 Other Professional 2.50% 363,128 1,192,009

SITE AREA - Net 3.13 ha 32 /ha 25,947,799 9,118 CONSTRUCTION
SITE AREA - Gross 4.17 ha 24 /ha Build Cost - BCIS Based 1,463 13,340,745 Total 165,775

s106 / CIL 534,848
Contingency 2.50% 333,519 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 316,000 14,525,112 Land payment 1,354,167
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 3,525,504 1,128,161 846,121 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 104,167 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = -1,759,492 Total 67,708

Plus /ha 300,000 1,250,000 300,000 SALES
Viability Threshold 1,354,167 325,000 Check on phasing dwgs nos Agents 2.0% 518,956 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 129,739 Total 0 0.00% 0
£/m2 Misc. 0 648,695 20,109,978

Additional Profit 4,874,836 637 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 534,848

Market Housing 17.50% 4,153,380 Total 534,848
Affordable Housing 17.50% 387,485 45408.64825

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 12 13 12 13 12 13 12 13
Market Housing 0 0 0 2,848,032 3,085,368 2,848,032 3,085,368 2,848,032 3,085,368 2,848,032 3,085,368 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 106,053 114,891 106,053 114,891 106,053 114,891 106,053 114,891 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 159,650 172,955 159,650 172,955 159,650 172,955 159,650 172,955 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 3,113,736 3,373,214 3,113,736 3,373,214 3,113,736 3,373,214 3,113,736 3,373,214 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 165,775
Easements etc. 0
Legals Acquisition 52,883

Planning Fee 30,000
Architects 290,502 290,502
QS 36,313 36,313
Planning Consultants 72,626 72,626
Other Professional 181,564 181,564

Build Cost - BCIS Base 0 533,630 1,111,729 1,645,359 1,689,828 1,645,359 1,689,828 1,645,359 1,689,828 1,111,729 578,099 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 106,970 0 106,970 0 106,970 0 106,970 0 106,970 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 13,341 27,793 41,134 42,246 41,134 42,246 41,134 42,246 27,793 14,452 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 12,640 26,333 38,973 40,027 38,973 40,027 38,973 40,027 26,333 13,693 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 62,275 67,464 62,275 67,464 62,275 67,464 62,275 67,464 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 15,569 16,866 15,569 16,866 15,569 16,866 15,569 16,866 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 829,662 106,970 1,140,615 1,272,825 1,725,466 1,879,070 1,803,309 1,963,400 1,803,309 1,963,400 1,243,699 690,575 77,843 84,330 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 3,525,504
Interest 70,771 73,660 93,392 115,593 145,510 178,409 160,014 139,705 120,681 99,732 70,965 28,525 0 0 0 0 0 0 0 0 0 0 0

Market Housing 4,153,380
Affordable Housing 387,485

Cash Flow -4,355,167 -177,741 -1,214,275 -1,366,217 -1,841,059 -2,024,580 1,132,017 1,249,800 1,170,722 1,289,133 1,770,305 2,611,674 3,007,367 3,288,884 0 0 0 0 0 0 0 0 0 -4,540,865
Opening Balanc 0
Closing Balance -4,355,167 -4,532,908 -5,747,182 -7,113,399 -8,954,458 -10,979,037 -9,847,020 -8,597,220 -7,426,498 -6,137,365 -4,367,060 -1,755,386 1,251,981 4,540,865 4,540,865 4,540,865 4,540,865 4,540,865 4,540,865 4,540,865 4,540,865 4,540,865 4,540,865 0

correct
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Site 4

SITE NAME Site 4 Medium Green 40

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 40 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,230

LAND /unit or m2 Total No dwgs 40 FHS 34 2.80%
Market Housing 94.5 80% 32 3,100 9,378,909 3,025 Land 35,486 1,419,451 No dwgs under 40 462 18,480 Energy 0

Stamp Duty 60,473 No dwgs over 5 0 138 0 Design 0
Shared Ownership 73.4 6% 2 2,015 355,101 176 Easements etc. 0 Total 18,480 Acc & Adpt 3

Legals Acquisition 1.50% 21,292 81,764 Water 0
Affordable Rent 73.4 14% 6 1,300 534,560 411 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 73.4 0% 0 1,050 0 0 Planning Fee 18,480 Stamp duty calc - Residual 1,460

Architects 4.00% 228,818 Land payment 1,419,451
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 28,602

Affordable Rent 0 0 Planning Consultants 1.00% 57,205
Social Rent 0 0 Other Professional 2.50% 143,011 476,117

SITE AREA - Net 1.25 ha 32 /ha 10,268,570 3,613 CONSTRUCTION
SITE AREA - Gross 1.47 ha 27 /ha Build Cost - BCIS Based 1,460 5,276,194 Total 60,473

s106 / CIL 211,358
Contingency 2.50% 131,905 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 101,000 5,720,457 Land payment 478,010
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 1,419,451 1,135,560 965,087 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 36,770 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = 292,484 Total 23,901

Plus /ha 300,000 441,240 300,000 SALES
Viability Threshold 478,010 325,000 Check on phasing dwgs nos Agents 2.0% 205,371 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 51,343 Total 0 0.00% 0
£/m2 Misc. 0 256,714 7,954,503

Additional Profit 1,234,717 408 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 211,358

Market Housing 17.50% 1,641,309 Total 211,358
Affordable Housing 17.50% 155,691 44924.99227

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 5 5 5 5 5 5 5 5
Market Housing 0 0 0 1,172,364 1,172,364 1,172,364 1,172,364 1,172,364 1,172,364 1,172,364 1,172,364 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 44,388 44,388 44,388 44,388 44,388 44,388 44,388 44,388 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 66,820 66,820 66,820 66,820 66,820 66,820 66,820 66,820 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,283,571 1,283,571 1,283,571 1,283,571 1,283,571 1,283,571 1,283,571 1,283,571 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 60,473
Easements etc. 0
Legals Acquisition 21,292

Planning Fee 18,480
Architects 114,409 114,409
QS 14,301 14,301
Planning Consultants 28,602 28,602
Other Professional 71,506 71,506

Build Cost - BCIS Base 0 219,841 439,683 659,524 659,524 659,524 659,524 659,524 659,524 439,683 219,841 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 52,840 0 52,840 0 0 0 105,679 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 5,496 10,992 16,488 16,488 16,488 16,488 16,488 16,488 10,992 5,496 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 4,208 8,417 12,625 12,625 12,625 12,625 12,625 12,625 8,417 4,208 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 25,671 25,671 25,671 25,671 25,671 25,671 25,671 25,671 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 6,418 6,418 6,418 6,418 6,418 6,418 6,418 6,418 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 329,063 52,840 458,364 511,931 688,637 688,637 720,727 826,406 720,727 720,727 491,181 261,635 32,089 32,089 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 1,419,451
Interest 28,413 29,734 37,665 46,596 58,544 70,685 62,688 56,278 48,046 39,680 27,449 11,288 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,641,309
Affordable Housing 155,691

Cash Flow -1,748,513 -81,253 -488,098 -549,596 -735,234 -747,181 492,159 394,478 506,567 514,799 752,710 994,487 1,240,193 1,251,482 0 0 0 0 0 0 0 0 0 -1,797,000
Opening Balanc 0
Closing Balance -1,748,513 -1,829,766 -2,317,864 -2,867,460 -3,602,694 -4,349,875 -3,857,716 -3,463,238 -2,956,671 -2,441,873 -1,689,163 -694,676 545,518 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000 0

correct

20/04/202115:32



Appendix
Site 5

SITE NAME Site 5 Medium Green 20

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,240

LAND /unit or m2 Total No dwgs 20 FHS 35 2.80%
Market Housing 97.1 80% 16 3,100 4,817,400 1,554 Land 41,170 823,407 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 30,670 No dwgs over 5 0 138 0 Design 0
Shared Ownership 64.5 6% 1 2,015 155,961 77 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% 12,351 43,021 Water 0
Affordable Rent 64.5 14% 3 1,300 234,780 181 Small Sites 0 0%

PLANNING Site Costs 132 11%
Social Rent 64.5 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,410

Architects 4.00% 111,712 Land payment 823,407
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 13,964

Affordable Rent 0 0 Planning Consultants 1.00% 27,928
Social Rent 0 0 Other Professional 2.50% 69,820 232,665

SITE AREA - Net 0.63 ha 32 /ha 5,208,141 1,812 CONSTRUCTION
SITE AREA - Gross 0.74 ha 27 /ha Build Cost - BCIS Based 1,410 2,554,387 Total 30,670

s106 / CIL 108,562
Contingency 2.50% 63,860 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 66,000 2,792,809 Land payment 257,390
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 823,407 1,317,452 1,119,673 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 36,770 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 4%
Uplift 0% 0 0 Closing balance = 294,319 Total 10,296

Plus /ha 300,000 220,620 300,000 SALES
Viability Threshold 257,390 350,000 Check on phasing dwgs nos Agents 2.0% 104,163 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 26,041 Total 0 0.00% 0
£/m2 Misc. 0 130,204 4,022,106

Additional Profit 623,050 401 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 108,562

Market Housing 17.50% 843,045 Total 108,562
Affordable Housing 17.50% 68,380 45571.23375

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 2 3 2 3 2 3
Market Housing 0 0 0 481,740 722,610 481,740 722,610 481,740 722,610 481,740 722,610 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 15,596 23,394 15,596 23,394 15,596 23,394 15,596 23,394 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 23,478 35,217 23,478 35,217 23,478 35,217 23,478 35,217 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 520,814 781,221 520,814 781,221 520,814 781,221 520,814 781,221 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 30,670
Easements etc. 0
Legals Acquisition 12,351

Planning Fee 9,240
Architects 55,856 55,856
QS 6,982 6,982
Planning Consultants 13,964 13,964
Other Professional 34,910 34,910

Build Cost - BCIS Base 0 85,146 212,866 298,012 340,585 298,012 340,585 298,012 340,585 212,866 127,719 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 27,141 0 27,141 0 0 0 54,281 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,129 5,322 7,450 8,515 7,450 8,515 7,450 8,515 5,322 3,193 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 2,200 5,500 7,700 8,800 7,700 8,800 7,700 8,800 5,500 3,300 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 10,416 15,624 10,416 15,624 10,416 15,624 10,416 15,624 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,604 3,906 2,604 3,906 2,604 3,906 2,604 3,906 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 163,974 27,141 201,187 250,828 313,162 357,900 326,182 431,711 326,182 377,430 236,708 153,743 13,020 19,531 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 823,407
Interest 16,045 16,747 20,288 24,694 30,184 36,490 33,920 28,792 26,097 19,960 15,667 5,725 0 0 0 0 0 0 0 0 0 0 0

Market Housing 843,045
Affordable Housing 68,380

Cash Flow -987,381 -43,186 -217,934 -271,116 -337,856 -388,083 158,141 315,589 165,839 377,694 264,147 611,811 502,068 761,691 0 0 0 0 0 0 0 0 0 -911,425
Opening Balanc 0
Closing Balance -987,381 -1,030,567 -1,248,501 -1,519,617 -1,857,472 -2,245,556 -2,087,415 -1,771,825 -1,605,986 -1,228,292 -964,145 -352,334 149,734 911,425 911,425 911,425 911,425 911,425 911,425 911,425 911,425 911,425 911,425 0

correct

20/04/202115:32



Appendix
Site 6

SITE NAME Site 6 Medium Green 20 LD

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,296

LAND /unit or m2 Total No dwgs 20 FHS 36 2.80%
Market Housing 95.9 80% 16 3,100 4,758,500 1,535 Land 31,369 627,375 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 20,869 No dwgs over 5 0 138 0 Design 0
Shared Ownership 72.3 6% 1 2,015 174,701 87 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% 9,411 30,279 Water 0
Affordable Rent 72.3 14% 3 1,300 262,990 202 Small Sites 0 0%

PLANNING Site Costs 138 11%
Social Rent 72.3 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,473

Architects 4.00% 119,910 Land payment 627,375
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 14,989

Affordable Rent 0 0 Planning Consultants 1.00% 29,977
Social Rent 0 0 Other Professional 2.50% 74,944 249,060

SITE AREA - Net 0.71 ha 28 /ha 5,196,191 1,824 CONSTRUCTION
SITE AREA - Gross 0.82 ha 24 /ha Build Cost - BCIS Based 1,473 2,687,326 Total 20,869

s106 / CIL 107,235
Contingency 2.50% 67,183 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 136,000 2,997,744 Land payment 288,640
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 627,375 878,325 760,744 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 41,234 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 4%
Uplift 0% 0 0 Closing balance = -71,047 Total 11,546

Plus /ha 300,000 247,406 300,000 SALES
Viability Threshold 288,640 350,000 Check on phasing dwgs nos Agents 2.0% 103,924 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 25,981 Total 0 0.00% 0
£/m2 Misc. 0 129,905 4,034,363

Additional Profit 634,752 414 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 107,235

Market Housing 17.50% 832,738 Total 107,235
Affordable Housing 17.50% 76,596 45466.66688

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 2 3 2 3 2 3
Market Housing 0 0 0 475,850 713,775 475,850 713,775 475,850 713,775 475,850 713,775 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 17,470 26,205 17,470 26,205 17,470 26,205 17,470 26,205 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 26,299 39,449 26,299 39,449 26,299 39,449 26,299 39,449 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 519,619 779,429 519,619 779,429 519,619 779,429 519,619 779,429 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 20,869
Easements etc. 0
Legals Acquisition 9,411

Planning Fee 9,240
Architects 59,955 59,955
QS 7,494 7,494
Planning Consultants 14,989 14,989
Other Professional 37,472 37,472

Build Cost - BCIS Base 0 89,578 223,944 313,521 358,310 313,521 358,310 313,521 358,310 223,944 134,366 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 26,809 0 26,809 0 0 0 53,618 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,239 5,599 7,838 8,958 7,838 8,958 7,838 8,958 5,599 3,359 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 4,533 11,333 15,867 18,133 15,867 18,133 15,867 18,133 11,333 6,800 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 10,392 15,589 10,392 15,589 10,392 15,589 10,392 15,589 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,598 3,897 2,598 3,897 2,598 3,897 2,598 3,897 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 159,429 26,809 216,260 267,685 337,226 385,401 350,217 458,504 350,217 404,887 253,866 164,011 12,990 19,486 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 627,375
Interest 12,786 13,429 17,161 21,790 27,624 34,336 32,141 27,448 25,142 19,464 15,462 5,712 0 0 0 0 0 0 0 0 0 0 0

Market Housing 832,738
Affordable Housing 76,596

Cash Flow -786,804 -39,594 -229,689 -284,846 -359,016 -413,025 135,067 288,783 141,954 349,400 246,289 599,956 500,916 759,943 0 0 0 0 0 0 0 0 0 -909,333
Opening Balanc 0
Closing Balance -786,804 -826,398 -1,056,087 -1,340,933 -1,699,950 -2,112,975 -1,977,908 -1,689,125 -1,547,171 -1,197,771 -951,482 -351,526 149,390 909,333 909,333 909,333 909,333 909,333 909,333 909,333 909,333 909,333 909,333 0

correct

20/04/202115:32



Appendix
Site 7

SITE NAME Site 7 Small Green 12

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 12 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,229

LAND /unit or m2 Total No dwgs 12 FHS 34 2.80%
Market Housing 102.4 80% 10 3,200 3,145,728 983 Land 51,560 618,718 No dwgs under 12 462 5,544 Energy 0

Stamp Duty 20,436 No dwgs over 5 0 138 0 Design 0
Shared Ownership 74.5 6% 1 2,080 111,571 54 Easements etc. 0 Total 5,544 Acc & Adpt 3

Legals Acquisition 1.50% 9,281 29,717 Water 0
Affordable Rent 74.5 14% 2 1,300 162,708 125 Small Sites 0 0%

PLANNING Site Costs 131 11%
Social Rent 74.5 0% 0 1,050 0 0 Planning Fee 5,544 Stamp duty calc - Residual 1,398

Architects 4.00% 70,472 Land payment 618,718
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 8,809

Affordable Rent 0 0 Planning Consultants 1.00% 17,618
Social Rent 0 0 Other Professional 2.50% 44,045 146,488

SITE AREA - Net 0.38 ha 32 /ha 3,420,007 1,162 CONSTRUCTION
SITE AREA - Gross 0.38 ha 32 /ha Build Cost - BCIS Based 1,398 1,624,511 Total 20,436

s106 / CIL 68,675
Contingency 2.50% 40,613 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 28,000 1,761,799 Land payment 131,250
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 618,718 1,649,913 1,649,913 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 18,750 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 4%
Uplift 0% 0 0 Closing balance = 111,956 Total 5,250

Plus /ha 300,000 112,500 300,000 SALES
Viability Threshold 131,250 350,000 Check on phasing dwgs nos Agents 2.0% 68,400 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 17,100 Total 0 0.00% 0
£/m2 Misc. 0 85,500 2,642,221

Additional Profit 584,682 595 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 68,675

Market Housing 17.50% 550,502 Total 68,675
Affordable Housing 17.50% 47,999 49875.105

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 2 2 2 2 2
Market Housing 0 0 0 524,288 524,288 524,288 524,288 524,288 524,288 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 18,595 18,595 18,595 18,595 18,595 18,595 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 27,118 27,118 27,118 27,118 27,118 27,118 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 570,001 570,001 570,001 570,001 570,001 570,001 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 20,436
Easements etc. 0
Legals Acquisition 9,281

Planning Fee 5,544
Architects 35,236 35,236
QS 4,404 4,404
Planning Consultants 8,809 8,809
Other Professional 22,022 22,022

Build Cost - BCIS Base 0 90,251 180,501 270,752 270,752 270,752 270,752 180,501 90,251 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 17,169 0 17,169 0 0 0 34,338 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,256 4,513 6,769 6,769 6,769 6,769 4,513 2,256 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 1,556 3,111 4,667 4,667 4,667 4,667 3,111 1,556 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 11,400 11,400 11,400 11,400 11,400 11,400 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,850 2,850 2,850 2,850 2,850 2,850 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 105,733 17,169 164,534 205,294 282,187 282,187 296,437 330,775 202,375 108,312 14,250 14,250 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 618,718
Interest 11,772 12,243 15,115 18,697 23,586 28,555 24,574 21,086 15,454 8,203 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 550,502
Affordable Housing 47,999

Cash Flow -724,450 -28,941 -176,777 -220,409 -300,884 -305,774 245,009 214,653 346,541 446,234 547,548 555,751 0 0 0 0 0 0 0 0 0 0 0 -598,501
Opening Balanc 0
Closing Balance -724,450 -753,391 -930,168 -1,150,577 -1,451,461 -1,757,235 -1,512,226 -1,297,573 -951,033 -504,798 42,750 598,501 598,501 598,501 598,501 598,501 598,501 598,501 598,501 598,501 598,501 598,501 598,501 0

correct

20/04/202115:32



Appendix
Site 8

SITE NAME Site 8 Small Green 8

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 8 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,237

LAND /unit or m2 Total No dwgs 8 FHS 35 2.80%
Market Housing 107.8 80% 6 3,200 2,208,427 690 Land 53,834 430,669 No dwgs under 8 462 3,696 Energy 0

Stamp Duty 11,033 No dwgs over 5 0 138 0 Design 0
Shared Ownership 79.0 6% 0 2,080 78,874 38 Easements etc. 0 Total 3,696 Acc & Adpt 3

Legals Acquisition 1.50% 6,460 17,493 Water 0
Affordable Rent 79.0 14% 1 1,300 115,024 88 Small Sites 0 0%

PLANNING Site Costs 132 11%
Social Rent 79.0 0% 0 1,050 0 0 Planning Fee 3,696 Stamp duty calc - Residual 1,407

Architects 4.00% 49,857 Land payment 430,669
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 6,232

Affordable Rent 0 0 Planning Consultants 1.00% 12,464
Social Rent 0 0 Other Professional 2.50% 31,161 103,410

SITE AREA - Net 0.27 ha 30 /ha 2,402,324 817 CONSTRUCTION
SITE AREA - Gross 0.27 ha 30 /ha Build Cost - BCIS Based 1,407 1,148,501 Total 11,033

s106 / CIL 48,213
Contingency 2.50% 28,713 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 21,000 1,246,426 Land payment 93,333
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 430,669 1,615,009 1,615,009 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 13,333 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 3%
Uplift 0% 0 0 Closing balance = 46,212 Total 2,800

Plus /ha 300,000 80,000 300,000 SALES
Viability Threshold 93,333 350,000 Check on phasing dwgs nos Agents 2.0% 48,046 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 12,012 Total 0 0.00% 0
£/m2 Misc. 0 60,058 1,858,057

Additional Profit 421,262 610 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 48,213

Market Housing 17.50% 386,475 Total 48,213
Affordable Housing 17.50% 33,932 52550.84333

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 3
Market Housing 0 0 0 552,107 828,160 828,160 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 19,718 29,578 29,578 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 28,756 43,134 43,134 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 600,581 900,872 900,872 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 11,033
Easements etc. 0
Legals Acquisition 6,460

Planning Fee 3,696
Architects 24,929 24,929
QS 3,116 3,116
Planning Consultants 6,232 6,232
Other Professional 15,580 15,580

Build Cost - BCIS Base 0 95,708 239,271 382,834 287,125 143,563 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 48,213 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,393 5,982 9,571 7,178 3,589 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 1,750 4,375 7,000 5,250 2,625 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 12,012 18,017 18,017 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 3,003 4,504 4,504 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 71,047 48,213 149,708 249,628 399,404 299,553 164,791 22,522 22,522 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 430,669
Interest 8,153 9,069 11,649 15,895 22,643 27,879 21,250 7,323 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 386,475
Affordable Housing 33,932

Cash Flow -501,716 -56,366 -158,777 -261,277 -415,299 -322,197 407,911 857,099 871,027 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -420,407
Opening Balanc 0
Closing Balance -501,716 -558,081 -716,858 -978,135 -1,393,434 -1,715,631 -1,307,720 -450,620 420,407 420,407 420,407 420,407 420,407 420,407 420,407 420,407 420,407 420,407 420,407 420,407 420,407 420,407 420,407 0

correct

20/04/202115:32



Appendix
Site 9

SITE NAME Site 9 Small 6

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 6 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,195

LAND /unit or m2 Total No dwgs 6 FHS 33 2.80%
Market Housing 91.6 80% 5 3,200 1,406,976 440 Land 50,597 303,580 No dwgs under 6 462 2,772 Energy 0

Stamp Duty 4,679 No dwgs over 5 0 138 0 Design 0
Shared Ownership 70.0 6% 0 2,080 52,416 25 Easements etc. 0 Total 2,772 Acc & Adpt 3

Legals Acquisition 1.50% 4,554 9,233 Water 0
Affordable Rent 70.0 14% 1 1,300 76,440 59 Small Sites 0 0%

PLANNING Site Costs 127 11%
Social Rent 70.0 0% 0 1,050 0 0 Planning Fee 2,772 Stamp duty calc - Residual 1,360

Architects 4.00% 30,700 Land payment 303,580
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 3,838

Affordable Rent 0 0 Planning Consultants 1.00% 7,675
Social Rent 0 0 Other Professional 2.50% 19,188 64,173

SITE AREA - Net 0.20 ha 30 /ha 1,535,832 524 CONSTRUCTION
SITE AREA - Gross 0.20 ha 30 /ha Build Cost - BCIS Based 1,360 711,993 Total 4,679

s106 / CIL 30,716
Contingency 2.50% 17,800 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 7,000 767,509 Land payment 70,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 303,580 1,517,902 1,517,902 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 10,000 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 3%
Uplift 0% 0 0 Closing balance = -47,304 Total 2,100

Plus /ha 300,000 60,000 300,000 SALES
Viability Threshold 70,000 350,000 Check on phasing dwgs nos Agents 2.0% 30,717 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 7,679 Total 0 0.00% 0
£/m2 Misc. 0 38,396 1,182,891

Additional Profit 350,079 796 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 30,716

Market Housing 17.50% 246,221 Total 30,716
Affordable Housing 17.50% 22,550 44795.1

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1 1 1 1
Market Housing 0 0 0 234,496 234,496 234,496 234,496 234,496 234,496 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 8,736 8,736 8,736 8,736 8,736 8,736 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 12,740 12,740 12,740 12,740 12,740 12,740 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 255,972 255,972 255,972 255,972 255,972 255,972 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 4,679
Easements etc. 0
Legals Acquisition 4,554

Planning Fee 2,772
Architects 15,350 15,350
QS 1,919 1,919
Planning Consultants 3,838 3,838
Other Professional 9,594 9,594

Build Cost - BCIS Base 0 39,555 79,110 118,666 118,666 118,666 118,666 79,110 39,555 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 30,716 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 989 1,978 2,967 2,967 2,967 2,967 1,978 989 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 389 778 1,167 1,167 1,167 1,167 778 389 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 5,119 5,119 5,119 5,119 5,119 5,119 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,280 1,280 1,280 1,280 1,280 1,280 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 42,705 30,716 71,633 81,866 122,799 122,799 129,198 129,198 88,265 47,332 6,399 6,399 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 303,580
Interest 5,627 6,218 7,483 8,935 11,075 13,251 11,406 9,531 6,961 3,684 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 246,221
Affordable Housing 22,550

Cash Flow -346,285 -36,343 -77,851 -89,349 -131,734 -133,874 113,523 115,368 158,175 201,679 245,889 249,573 0 0 0 0 0 0 0 0 0 0 0 -268,771
Opening Balanc 0
Closing Balance -346,285 -382,629 -460,480 -549,828 -681,562 -815,436 -701,913 -586,545 -428,370 -226,691 19,198 268,771 268,771 268,771 268,771 268,771 268,771 268,771 268,771 268,771 268,771 268,771 268,771 0

correct

20/04/202115:32



Appendix
Site 10

SITE NAME Site 10 Small 3

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 3 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,222

LAND /unit or m2 Total No dwgs 3 FHS 34 2.80%
Market Housing 105.3 100% 3 3,200 1,011,200 316 Land 76,135 228,405 No dwgs under 3 462 1,386 Energy 0

Stamp Duty 1,568 No dwgs over 5 0 138 0 Design 0
Shared Ownership 105.3 0% 0 2,080 0 0 Easements etc. 0 Total 1,386 Acc & Adpt 3

Legals Acquisition 1.50% 3,426 4,994 Water 0
Affordable Rent 105.3 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 105.3 0% 0 1,050 0 0 Planning Fee 1,386 Stamp duty calc - Residual 1,390

Architects 4.00% 19,175 Land payment 228,405
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 2,397

Affordable Rent 0 0 Planning Consultants 1.00% 4,794
Social Rent 0 0 Other Professional 2.50% 11,984 39,736

SITE AREA - Net 0.10 ha 30 /ha 1,011,200 316 CONSTRUCTION
SITE AREA - Gross 0.10 ha 30 /ha Build Cost - BCIS Based 1,390 439,317 Total 1,568

s106 / CIL 22,076
Contingency 2.50% 10,983 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 7,000 479,376 Land payment 35,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 228,405 2,284,053 2,284,053 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 5,000 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 0% 0 0 Closing balance = 126,539 Total 350

Plus /ha 300,000 30,000 300,000 SALES
Viability Threshold 35,000 350,000 Check on phasing dwgs nos Agents 2.0% 20,224 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 5,056 Total 0 0.00% 0
£/m2 Misc. 0 25,280 777,791

Additional Profit 162,477 514 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 22,076

Market Housing 17.50% 176,960 Total 22,076
Affordable Housing 17.50% 0 58986.66667

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1
Market Housing 0 0 0 337,067 0 337,067 0 337,067 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 337,067 0 337,067 0 337,067 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 1,568
Easements etc. 0
Legals Acquisition 3,426

Planning Fee 1,386
Architects 9,588 9,588
QS 1,198 1,198
Planning Consultants 2,397 2,397
Other Professional 5,992 5,992

Build Cost - BCIS Base 0 48,813 48,813 97,626 48,813 97,626 48,813 48,813 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 22,076 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,220 1,220 2,441 1,220 2,441 1,220 1,220 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 778 778 1,556 778 1,556 778 778 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 6,741 0 6,741 0 6,741 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,685 0 1,685 0 1,685 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 25,555 22,076 69,986 50,811 101,622 50,811 110,049 50,811 59,238 0 8,427 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 228,405
Interest 4,127 4,553 5,764 6,683 8,443 9,406 5,870 6,791 2,387 2,425 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 176,960
Affordable Housing 0

Cash Flow -253,961 -26,203 -74,539 -56,575 -108,305 -59,254 217,612 -56,681 271,038 -2,387 326,215 0 0 0 0 0 0 0 0 0 0 0 0 -176,960
Opening Balanc 0
Closing Balance -253,961 -280,163 -354,702 -411,277 -519,582 -578,837 -361,225 -417,906 -146,868 -149,255 176,960 176,960 176,960 176,960 176,960 176,960 176,960 176,960 176,960 176,960 176,960 176,960 176,960 0

correct
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Appendix
Site 14

SITE NAME Site 14 PDL 14

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 14 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,189

LAND /unit or m2 Total No dwgs 14 FHS 33 2.80%
Market Housing 92.2 80% 11 3,100 3,200,553 1,032 Land 37,475 524,648 No dwgs under 14 462 6,468 Energy 0

Stamp Duty 15,732 No dwgs over 5 0 138 0 Design 0
Shared Ownership 73.0 6% 1 2,015 123,560 61 Easements etc. 0 Total 6,468 Acc & Adpt 3

Legals Acquisition 1.50% 7,870 23,602 Water 0
Affordable Rent 73.0 14% 2 1,300 186,004 143 Small Sites 0 0%

PLANNING Site Costs 127 11%
Social Rent 73.0 0% 0 1,050 0 0 Planning Fee 6,468 Stamp duty calc - Residual 1,353

Architects 4.00% 77,069 Land payment 524,648
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 9,634

Affordable Rent 0 0 Planning Consultants 1.00% 19,267
Social Rent 0 0 Other Professional 2.50% 48,168 160,606

SITE AREA - Net 0.35 ha 40 /ha 3,510,117 1,237 CONSTRUCTION
SITE AREA - Gross 0.43 ha 33 /ha Build Cost - BCIS Based 1,353 1,673,269 Total 15,732

s106 / CIL 72,126
Contingency 5.00% 83,663 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 97,663 1,926,722 Land payment 230,731
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 524,648 1,498,993 1,227,878 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 192,276 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 4%
Uplift 20% 38,455 90,000 Closing balance = 1,896,191 Total 9,229

Plus /ha 0 0 0 SALES
Viability Threshold 230,731 540,000 Check on phasing dwgs nos Agents 2.0% 70,202 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 17,551 Total 0 0.00% 0
£/m2 Misc. 0 87,753 2,723,331

Additional Profit -1,063,948 -1,031 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 72,126

Market Housing 17.50% 560,097 Total 72,126
Affordable Housing 17.50% 54,174

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 3 3 4 4
Market Housing 0 0 0 685,833 685,833 914,444 914,444 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 26,477 26,477 35,303 35,303 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 39,858 39,858 53,144 53,144 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 752,168 752,168 1,002,890 1,002,890 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 15,732
Easements etc. 0
Legals Acquisition 7,870

Planning Fee 6,468
Architects 38,534 38,534
QS 4,817 4,817
Planning Consultants 9,634 9,634
Other Professional 24,084 24,084

Build Cost - BCIS Base 0 119,519 239,038 398,397 438,237 318,718 159,359 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 18,032 0 18,032 0 0 0 36,063 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 5,976 11,952 19,920 21,912 15,936 7,968 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 6,976 13,952 23,253 25,579 18,603 9,301 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 15,043 15,043 20,058 20,058 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 3,761 3,761 5,014 5,014 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 107,139 18,032 209,540 282,974 441,571 485,728 372,061 231,495 25,072 25,072 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 524,648
Interest 10,267 10,726 14,306 19,136 26,623 34,949 29,340 21,356 5,813 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 560,097
Affordable Housing 54,174

Cash Flow -631,787 -28,298 -220,266 -297,280 -460,707 -512,351 345,159 491,333 956,462 972,005 0 0 0 0 0 0 0 0 0 0 0 0 0 -614,270
Opening Balanc 0
Closing Balance -631,787 -660,085 -880,351 -1,177,631 -1,638,338 -2,150,688 -1,805,530 -1,314,197 -357,735 614,270 614,270 614,270 614,270 614,270 614,270 614,270 614,270 614,270 614,270 614,270 614,270 614,270 614,270 0

correct
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Appendix
Site 16

SITE NAME Site 16 PDL 7

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 7 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,220

LAND /unit or m2 Total No dwgs 7 FHS 34 2.80%
Market Housing 98.0 100% 7 3,000 2,058,000 686 Land 47,238 330,666 No dwgs under 7 462 3,234 Energy 0

Stamp Duty 6,033 No dwgs over 5 0 138 0 Design 0
Shared Ownership 98.0 0% 0 1,950 0 0 Easements etc. 0 Total 3,234 Acc & Adpt 3

Legals Acquisition 1.50% 4,960 10,993 Water 0
Affordable Rent 98.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 98.0 0% 0 1,050 0 0 Planning Fee 3,234 Stamp duty calc - Residual 1,387

Architects 4.00% 44,354 Land payment 330,666
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 5,544

Affordable Rent 0 0 Planning Consultants 1.00% 11,088
Social Rent 0 0 Other Professional 2.50% 27,721 91,941

SITE AREA - Net 0.20 ha 35 /ha 2,058,000 686 CONSTRUCTION
SITE AREA - Gross 0.20 ha 35 /ha Build Cost - BCIS Based 1,387 951,742 Total 6,033

s106 / CIL 47,924
Contingency 5.00% 47,587 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 61,587 1,108,840 Land payment 108,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 330,666 1,653,330 1,653,330 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 90,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 3%
Uplift 20% 18,000 90,000 Closing balance = 1,341,104 Total 3,240

Plus /ha 0 0 0 SALES
Viability Threshold 108,000 540,000 Check on phasing dwgs nos Agents 2.0% 41,160 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 10,290 Total 0 0.00% 0
£/m2 Misc. 0 51,450 1,593,890

Additional Profit -735,335 -1,072 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 47,924

Market Housing 17.50% 360,150 Total 47,924
Affordable Housing 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 2 3
Market Housing 0 0 0 588,000 588,000 882,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 588,000 588,000 882,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 6,033
Easements etc. 0
Legals Acquisition 4,960

Planning Fee 3,234
Architects 22,177 22,177
QS 2,772 2,772
Planning Consultants 5,544 5,544
Other Professional 13,860 13,860

Build Cost - BCIS Base 0 90,642 181,284 317,247 226,605 135,963 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 47,924 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 4,532 9,064 15,862 11,330 6,798 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 5,865 11,731 20,529 14,664 8,798 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 11,760 11,760 17,640 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,940 2,940 4,410 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 58,581 47,924 145,393 202,079 353,639 252,599 166,259 14,700 22,050 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 330,666
Interest 6,325 7,207 9,687 13,128 19,088 23,503 17,031 7,992 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 360,150
Affordable Housing 0

Cash Flow -389,247 -54,249 -152,600 -211,766 -366,766 -271,687 398,238 556,269 851,958 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -360,150
Opening Balanc 0
Closing Balance -389,247 -443,496 -596,096 -807,862 -1,174,628 -1,446,315 -1,048,077 -491,808 360,150 360,150 360,150 360,150 360,150 360,150 360,150 360,150 360,150 360,150 360,150 360,150 360,150 360,150 360,150 0

correct
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Appendix
Site 17

SITE NAME Site 17 PDL 3

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 3 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,155

LAND /unit or m2 Total No dwgs 3 FHS 32 2.80%
Market Housing 86.0 100% 3 3,000 774,000 258 Land 50,646 151,938 No dwgs under 3 462 1,386 Energy 0

Stamp Duty 39 No dwgs over 5 0 138 0 Design 0
Shared Ownership 86.0 0% 0 1,950 0 0 Easements etc. 0 Total 1,386 Acc & Adpt 3

Legals Acquisition 1.50% 2,279 2,318 Water 0
Affordable Rent 86.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 123 11%
Social Rent 86.0 0% 0 1,050 0 0 Planning Fee 1,386 Stamp duty calc - Residual 1,314

Architects 4.00% 15,635 Land payment 151,938
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 1,954

Affordable Rent 0 0 Planning Consultants 1.00% 3,909
Social Rent 0 0 Other Professional 2.50% 9,772 32,657

SITE AREA - Net 0.09 ha 35 /ha 774,000 258 CONSTRUCTION
SITE AREA - Gross 0.09 ha 35 /ha Build Cost - BCIS Based 1,314 338,966 Total 39

s106 / CIL 18,024
Contingency 5.00% 16,948 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 16,948 390,887 Land payment 46,286
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 151,938 1,772,613 1,772,613 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 38,571 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 20% 7,714 90,000 Closing balance = -1,421,393 Total 463

Plus /ha 0 0 0 SALES
Viability Threshold 46,286 540,000 Check on phasing dwgs nos Agents 2.0% 15,480 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 3,870 Total 0 0.00% 0
£/m2 Misc. 0 19,350 597,150

Additional Profit 1,107,200 4,291 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 18,024

Market Housing 17.50% 135,450 Total 18,024
Affordable Housing 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1
Market Housing 0 0 0 258,000 0 258,000 0 258,000 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 258,000 0 258,000 0 258,000 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 39
Easements etc. 0
Legals Acquisition 2,279

Planning Fee 1,386
Architects 7,818 7,818
QS 977 977
Planning Consultants 1,954 1,954
Other Professional 4,886 4,886

Build Cost - BCIS Base 0 37,663 37,663 75,326 37,663 75,326 37,663 37,663 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 18,024 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,883 1,883 3,766 1,883 3,766 1,883 1,883 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 1,883 1,883 3,766 1,883 3,766 1,883 1,883 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 5,160 0 5,160 0 5,160 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,290 0 1,290 0 1,290 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 19,339 18,024 57,065 41,429 82,858 41,429 89,308 41,429 47,879 0 6,450 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 151,938
Interest 2,783 3,121 4,099 4,839 6,264 7,039 4,412 5,157 1,827 1,856 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 135,450
Affordable Housing 0

Cash Flow -171,278 -20,807 -60,186 -45,529 -87,698 -47,694 161,652 -45,842 204,963 -1,827 249,694 0 0 0 0 0 0 0 0 0 0 0 0 -135,450
Opening Balanc 0
Closing Balance -171,278 -192,085 -252,271 -297,799 -385,497 -433,191 -271,538 -317,380 -112,417 -114,244 135,450 135,450 135,450 135,450 135,450 135,450 135,450 135,450 135,450 135,450 135,450 135,450 135,450 0
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Site 19

SITE NAME Site 19 PDL 20 HD

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,504

LAND /unit or m2 Total No dwgs 20 FHS 42 2.80%
Market Housing 72.5 80% 16 3,000 3,480,000 1,160 Land 5,333 106,660 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 50.0 6% 1 1,950 117,000 60 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% 1,600 1,600 Water 0
Affordable Rent 50.0 14% 3 1,300 182,000 140 Small Sites 0 0%

PLANNING Site Costs 85 6%
Social Rent 50.0 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,635

Architects 4.00% 102,026 Land payment 106,660
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 12,753

Affordable Rent 0 0 Planning Consultants 1.00% 25,507
Social Rent 0 0 Other Professional 2.50% 63,766 213,293

SITE AREA - Net 0.40 ha 50 /ha 3,779,000 1,360 CONSTRUCTION
SITE AREA - Gross 0.40 ha 50 /ha Build Cost - BCIS Based 1,635 2,223,290 Total 0

s106 / CIL 81,038
Contingency 5.00% 111,164 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 135,164 2,550,656 Land payment 216,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 106,660 266,651 266,651 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 180,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 36,000 90,000 Closing balance = -404,481 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 216,000 540,000 Check on phasing dwgs nos Agents 2.0% 75,580 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 18,895 Total 0 0.00% 0
£/m2 Misc. 0 94,475 2,966,684

Additional Profit 356,332 307 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 81,038

Market Housing 17.50% 609,000 Total 81,038
Affordable Housing 17.50% 52,325

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 6 7 7
Market Housing 0 0 0 1,044,000 1,218,000 1,218,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 35,100 40,950 40,950 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 54,600 63,700 63,700 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,133,700 1,322,650 1,322,650 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,600

Planning Fee 9,240
Architects 51,013 51,013
QS 6,377 6,377
Planning Consultants 12,753 12,753
Other Professional 31,883 31,883

Build Cost - BCIS Base 0 222,329 481,713 741,097 518,768 259,384 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 20,259 0 20,259 0 0 0 40,519 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 11,116 24,086 37,055 25,938 12,969 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 13,516 29,286 45,055 31,538 15,769 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 22,674 26,453 26,453 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,669 6,613 6,613 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 112,866 20,259 348,988 555,343 823,206 576,244 316,465 73,585 33,066 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 106,660
Interest 3,567 3,954 9,690 18,872 32,555 42,448 29,858 10,046 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 609,000
Affordable Housing 52,325

Cash Flow -219,526 -23,827 -352,943 -565,033 -842,078 -608,800 774,787 1,219,207 1,279,538 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -661,325
Opening Balanc 0
Closing Balance -219,526 -243,353 -596,296 -1,161,329 -2,003,407 -2,612,207 -1,837,420 -618,213 661,325 661,325 661,325 661,325 661,325 661,325 661,325 661,325 661,325 661,325 661,325 661,325 661,325 661,325 661,325 0

correct
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Appendix
Site make up

Number 1 Units NET Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
Units/ha m2 m2 m2/ha £/m2

Greenfield 150 150 4.69 32.00 91 13,706 2,924 16,890,870 1,232.37 A10 Corridor Green Agricultural

Beds No m2 Total BCIS COST Area Gross 6.250
Market 0 Net 4.688
Flat 1 6 40.00 240.00 10% 1,294 341,616

2 0 65.00 0.00 10% 1,294 0
Terrace 2 18 73.00 1,314.00 1,155 1,517,670

3 18 86.00 1,548.00 1,155 1,787,940
Semi 2 18 81.00 1,458.00 1,154 1,682,532

3 18 98.00 1,764.00 1,154 2,035,656
4 0 115.00 0.00 1,334 0

Det 4 30 120.00 3,600.00 1,334 4,802,400
5 12 130.00 1,560.00 1,334 2,081,040

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 4 39.00 156.00 10% 1,294 222,050

2 0 61.00 0.00 10% 1,294 0
Terrace 2 9 70.00 630.00 1,155 727,650

3 3 84.00 252.00 1,155 291,060
Semi 2 9 79.00 711.00 1,154 820,494

3 3 93.00 279.00 1,154 321,966
4 2 97.00 194.00 1,334 258,796

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 2 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Greenfield 100 100 3.13 32.00 91 9,118 2,918 11,235,952 1,232.28 A10 Corridor Green Agricultural

Beds No m2 Total BCIS COST Area Gross 4.167
Market 0 Net 3.125
Flat 1 4 40.00 160.00 10% 1,294 227,744

2 0 65.00 0.00 10% 1,294 0
Terrace 2 12 73.00 876.00 1,155 1,011,780

3 12 86.00 1,032.00 1,155 1,191,960
Semi 2 12 81.00 972.00 1,154 1,121,688

3 12 98.00 1,176.00 1,154 1,357,104
4 0 115.00 0.00 1,334 0

Det 4 20 120.00 2,400.00 1,334 3,201,600
5 8 130.00 1,040.00 1,334 1,387,360

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 3 39.00 117.00 10% 1,294 166,538

2 0 61.00 0.00 10% 1,294 0
Terrace 2 6 70.00 420.00 1,155 485,100

3 2 84.00 168.00 1,155 194,040
Semi 2 6 79.00 474.00 1,154 546,996

3 2 93.00 186.00 1,154 214,644
4 1 97.00 97.00 1,334 129,398

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Number 3 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 80 80 2.50 32.00 92 7,395 2,958 9,071,457 1,226.70 A10 Corridor Green Agricultural

Beds No m2 Total BCIS COST Area Gross 3.333
Market 0 Net 2.500
Flat 1 2 40.00 80.00 10% 1,294 113,872

2 0 65.00 0.00 10% 1,294 0
Terrace 2 10 73.00 730.00 1,155 843,150

3 10 86.00 860.00 1,155 993,300
Semi 2 10 81.00 810.00 1,154 934,740

3 10 98.00 980.00 1,154 1,130,920
4 0 115.00 0.00 1,334 0

Det 4 16 120.00 1,920.00 1,334 2,561,280
5 6 130.00 780.00 1,334 1,040,520

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 5 70.00 350.00 1,155 404,250

3 2 84.00 168.00 1,155 194,040
Semi 2 5 79.00 395.00 1,154 455,830

3 2 93.00 186.00 1,154 214,644
4 1 97.00 97.00 1,334 129,398

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 4 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 40 40 1.25 32.00 91 3,634 2,907 4,469,714 1,229.97 A10 Corridor Green Agricultural

Beds No m2 Total BCIS COST Area Gross 1.471
Market 0 Net 1.250
Flat 1 2 40.00 80.00 10% 1,294 113,872

2 0 65.00 0.00 10% 1,294 0
Terrace 2 5 73.00 365.00 1,155 421,575

3 5 86.00 430.00 1,155 496,650
Semi 2 5 81.00 405.00 1,154 467,370

3 5 98.00 490.00 1,154 565,460
4 0 115.00 0.00 1,334 0

Det 4 8 120.00 960.00 1,334 1,280,640
5 3 130.00 390.00 1,334 520,260

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 1 84.00 84.00 1,155 97,020
Semi 2 2 79.00 158.00 1,154 182,332

3 1 93.00 93.00 1,154 107,322
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Number 5 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 20 20 0.63 32.00 91 1,812 2,899 2,245,989 1,239.51 A10 Corridor Green Agricultural

Beds No m2 Total BCIS COST Area Gross 0.735
Market 0 Net 0.625
Flat 1 1 40.00 40.00 10% 1,294 56,936

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2 86.00 172.00 1,155 198,660
Semi 2 2 81.00 162.00 1,154 186,948

3 3 98.00 294.00 1,154 339,276
4 0 115.00 0.00 1,334 0

Det 4 4 120.00 480.00 1,334 640,320
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 0 84.00 0.00 1,155 0
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 6 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 20 LD 20 0.71 28.00 91 1,824 2,554 2,363,121 1,295.57 A10 Corridor Green Agricultural

Beds No m2 Total BCIS COST Area Gross 0.825
Market 0 Net 0.714
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Bungalow 2 5 73.00 365.00 1,311 478,515

3 5 86.00 430.00 1,311 563,730
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 4 120.00 480.00 1,334 640,320
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 3 70.00 210.00 1,155 242,550

3 0 84.00 0.00 1,155 0
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\W of KL and A10\Appendix
20/04/2021



Appendix
Site make up

Number 7 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small Green 12 12 0.38 32.00 98 1,173 3,128 1,442,071 1,229.39 A10 Corridor Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.375
Market 0 Net 0.375
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 3 98.00 294.00 1,154 339,276
4 0 115.00 0.00 1,334 0

Det 4 3 120.00 360.00 1,334 480,240
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 1 70.00 70.00 1,155 80,850

3 0 84.00 0.00 1,155 0
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 8 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small Green 8 8 0.27 30.00 101 805 3,019 995,570 1,236.73 A10 Corridor Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.267
Market 0 Net 0.267
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 2 79.00 158.00 1,154 182,332

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Number 9 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small 6 6 0.20 30.00 88 528 2,640 631,141 1,195.34 A10 Corridor Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.200
Market 0 Net 0.200
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 1 98.00 98.00 1,154 113,092
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 1 70.00 70.00 1,155 80,850

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 10 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small 3 3 0.10 30.00 105 316 3,160 386,264 1,222.35 A10 Corridor Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.100
Market 0 Net 0.100
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 0 81.00 0.00 1,154 0

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Number 12 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 50 50 1.25 40.00 88 4,424 3,539 5,372,463 1,214.39 A10 Corridor PDL Industrial

Beds No m2 Total BCIS COST Area Gross 1.526
Market 0 Net 1.250
Flat 1 2 40.00 80.00 10% 1,294 113,872

2 0 65.00 0.00 10% 1,294 0
Terrace 2 6 73.00 438.00 1,155 505,890

3 6 86.00 516.00 1,155 595,980
Semi 2 6 81.00 486.00 1,154 560,844

3 10 98.00 980.00 1,154 1,130,920
4 0 115.00 0.00 1,334 0

Det 4 6 120.00 720.00 1,334 960,480
5 4 130.00 520.00 1,334 693,680

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 2 39.00 78.00 10% 1,294 111,025

2 0 61.00 0.00 10% 1,294 0
Terrace 2 4 70.00 280.00 1,155 323,400

3 2 84.00 168.00 1,155 194,040
Semi 2 2 79.00 158.00 1,154 182,332

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Number 13 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 20 20 0.50 40.00 88 1,754 3,508 2,135,941 1,217.75 A10 Corridor PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.610
Market 0 Net 0.500
Flat 1 1 40.00 40.00 10% 1,294 56,936

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2.0 86.00 172.00 1,155 198,660
Semi 2 2 81.00 162.00 1,154 186,948

3 4 98.00 392.00 1,154 452,368
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2.0 70.00 140.00 1,155 161,700

3 1 84.00 84.00 1,155 97,020
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 14 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 14 14 0.35 40.00 88 1,233 3,523 1,466,540 1,189.41 A10 Corridor PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.427
Market 0 Net 0.350
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2 86.00 172.00 1,155 198,660
Semi 2 2.0 81.00 162.00 1,154 186,948

3 3.0 98.00 294.00 1,154 339,276
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 0 84.00 0.00 1,155 0
Semi 2 1.0 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\W of KL and A10\Appendix
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Appendix
Site make up

Number 15 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 10 10 0.25 40.00 93 926 3,704 1,131,903 1,222.36 A10 Corridor PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.250
Market 0 Net 0.250
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 2 115.00 230.00 1,334 306,820

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 16 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 7 7 0.20 35.00 98 686 3,430 836,803 1,219.83 A10 Corridor PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.200
Market 0 Net 0.200
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\W of KL and A10\Appendix
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Appendix
Site make up

Number 17 Units NET Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
Units/ha m2 m2 m2/ha £/m2

PDL 3 3 0.09 35.00 86 258 3,010 297,990 1,155.00 A10 Corridor PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.086
Market 0 Net 0.086
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 3 86.00 258.00 1,155 297,990
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\W of KL and A10\Appendix
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Appendix
For Apps

Site 1 Site 2 Site 4 Site 5 Site 6 Site 7 Site 8 Site 9 Site 10 Site 12 Site 13 Site 14 Site 15 Site 16 Site 17
Greenfield 150 Greenfield 100 Medium Green 

40
Medium Green 

20
Medium Green 

20 LD
Small Green 12 Small Green 8 Small 6 Small 3 PDL 50 PDL 20 PDL 14 PDL 10 PDL 7 PDL 3

Green/brown field Green Green Green Green Green Green Green Green Green PDL PDL PDL PDL PDL PDL
Use Agricultural Agricultural Agricultural Agricultural Agricultural Paddock Paddock Paddock Paddock Industrial Industrial Industrial Industrial Industrial Industrial
Locality A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor A10 Corridor

Site Area Gross ha 6.25 4.17 1.47 0.74 0.82 0.38 0.27 0.20 0.10 1.53 0.61 0.43 0.25 0.20 0.09
Net ha 4.69 3.13 1.25 0.63 0.71 0.38 0.27 0.20 0.10 1.25 0.50 0.35 0.25 0.20 0.09

Units 150 100 40 20 20 12 8 6 3 50 20 14 10 7 3

Average Unit  Size m2 91.37 91.18 90.85 90.60 91.20 97.75 100.63 88.00 105.33 88.48 87.70 88.07 92.60 98.00 86.00

Mix Intermediate to Buy 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00%
Affordable Rent 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Price Market £/m2 2,800 2,800 2,800 2,800 2,800 2,800 2,800 2,800 2,800 2,600 2,600 2,600 2,600 2,600 2,600
Intermediate to Buy £/m2 1,820 1,820 1,820 1,820 1,820 1,820 1,820 1,820 1,820 1,690 1,690 1,690 1,690 1,690 1,690
Affordable Rent £/m2 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300
Social Rent £/m2 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050

Grant and SubsidIntermediate to Buy £/unit
Affordable Rent £/unit
Social Rent £/unit

Sales per Quarter
Unit Build Time 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3

Existing Use Value £/ha 25,000 25,000 25,000 50,000 50,000 50,000 50,000 50,000 50,000 450,000 450,000 450,000 450,000 450,000 450,000
Up Lift % % 20% 20% 20% 20% 20% 20%
Additional Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000

Easements etc £ 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals / Acquisition % land 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5%

Planning Fee <50 £/unit 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462
>50 £/unit 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138

Architects % 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00%
QS / PM % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Planning Consultants % 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Other Professional % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%

BCIS £/m2 1,232 1,232 1,230 1,240 1,296 1,229 1,237 1,195 1,222 1,214 1,218 1,189 1,222 1,220 1,155
FHS % 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80%
Energy £/m2 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Design £/m2 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Acc & Adpt £/m2 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3
Water £/m2 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06
Small Sites %
Site Costs % 15.66% 15.66% 15.66% 10.66% 10.66% 10.66% 10.66% 10.66% 10.66% 15.66% 15.66% 10.66% 10.66% 10.66% 10.66%
Pre CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0
Post CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

£/m2 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57
Inf Tariff % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Contingency % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
Abnormals % 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 9.00% 9.00% 9.00% 9.00% 9.00% 9.00%

£/site 414,000 316,000 101,000 66,000 136,000 28,000 21,000 7,000 7,000 94,000 52,000 14,000 7,000 14,000 0

FINANCE Fees £
Interest % 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50%
Legal and Valuation £

SALES Agents % 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Legals % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Misc. £ 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Developers Profi Market Housing 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
Affordable Housing 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
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Site 1 Site 2 Site 4 Site 5 Site 6 Site 7 Site 8 Site 9 Site 10 Site 12 Site 13 Site 14 Site 15 Site 16 Site 17

Greenfield 
150

Greenfield 
100

Medium 
Green 40

Medium 
Green 20

Medium 
Green 20 LD

Small Green 
12

Small Green 
8 Small 6 Small 3 PDL 50 PDL 20 PDL 14 PDL 10 PDL 7 PDL 3

Green/brown field Green Green Green Green Green Green Green Green Green PDL PDL PDL PDL PDL PDL
Use Agricultural Agricultural Agricultural Agricultural Agricultural Paddock Paddock Paddock Paddock Industrial Industrial Industrial Industrial Industrial Industrial

Site Are Gross ha 6.25 4.17 1.47 0.74 0.82 0.38 0.27 0.20 0.10 1.53 0.61 0.43 0.25 0.20 0.09
Net ha 4.69 3.13 1.25 0.63 0.71 0.38 0.27 0.20 0.10 1.25 0.50 0.35 0.25 0.20 0.09

Units 150 100 40 20 20 12 8 6 3 50 20 14 10 7 3

Mix Market 80.00% 80.00% 80.00% 80.00% 80.00% 80.00% 80.00% 80.00% 100.00% 80.00% 80.00% 80.00% 80.00% 100.00% 100.00%
Intermediate to Buy 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 0.00% 6.00% 6.00% 6.00% 6.00% 0.00% 0.00%
Affordable Rent 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 14.00% 0.00% 14.00% 14.00% 14.00% 14.00% 0.00% 0.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Existing Use Value £/ha 25,000 25,000 25,000 50,000 50,000 50,000 50,000 50,000 50,000 450,000 450,000 450,000 450,000 450,000 450,000
£ site 156,250 104,167 36,770 36,770 41,234 18,750 13,333 10,000 5,000 686,700 274,680 192,276 112,500 90,000 38,571

Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 90,000 90,000 90,000 90,000 90,000 90,000
£ site 1,875,000 1,250,000 441,240 220,620 247,406 112,500 80,000 60,000 30,000 137,340 54,936 38,455 22,500 18,000 7,714

Benchmark Land Value £/ha 325,000 325,000 325,000 350,000 350,000 350,000 350,000 350,000 350,000 540,000 540,000 540,000 540,000 540,000 540,000
£ site 2,031,250 1,354,167 478,010 257,390 288,640 131,250 93,333 70,000 35,000 824,040 329,616 230,731 135,000 108,000 46,286

Residua  Gross £/ha 399,932 395,834 460,801 612,509 305,125 828,542 786,516 821,245 1,320,968 -1,012 -40,524 286,071 273,761 609,706 850,053
Net £/ha 533,242 527,779 542,196 720,702 352,285 828,542 786,516 821,245 1,320,968 -1,235 -49,472 349,236 273,761 609,706 850,053

£ site 2,499,573 1,649,310 677,745 450,439 251,632 310,703 209,738 164,249 132,097 -1,544 -24,736 122,233 68,440 121,941 72,862

Additional Profit £ site 9,568,283 4,874,836 1,234,717 623,050 634,752 584,682 421,262 350,079 162,477 -2,956,911 -2,066,562 -1,063,948 3,960,010 -735,335 1,107,200
£/m2 833 637 408 401 414 595 610 796 514 -791 -1,372 -1,031 5,038 -1,072 4,291



Appendix
Site 1

SITE NAME Site 1 Greenfield 150

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 150 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,232

LAND /unit or m2 Total No dwgs 150 FHS 35 2.80%
Market Housing 95.7 80% 120 2,800 32,155,200 11,484 Land 16,664 2,499,573 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 114,479 No dwgs over 5 100 138 13,800 Design 0
Shared Ownership 74.1 6% 9 1,820 1,213,212 667 Easements etc. 0 Total 36,900 Acc & Adpt 3

Legals Acquisition 1.50% 37,494 151,972 Water 0
Affordable Rent 74.1 14% 21 1,300 2,022,020 1,555 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 74.1 0% 0 1,050 0 0 Planning Fee 36,900 Stamp duty calc - Residual 1,463

Architects 4.00% 892,294 Land payment 2,499,573
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 111,537

Affordable Rent 0 0 Planning Consultants 1.00% 223,074
Social Rent 0 0 Other Professional 2.50% 557,684 1,821,489

SITE AREA - Net 4.69 ha 32 /ha 35,390,432 13,706 CONSTRUCTION
SITE AREA - Gross 6.25 ha 24 /ha Build Cost - BCIS Based 1,463 20,054,977 Total 114,479

s106 / CIL 534,810
Contingency 2.50% 501,374 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 1,216,199 22,307,361 Land payment 2,031,250
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 2,499,573 533,242 399,932 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 156,250 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = -10,519,605 Total 101,563

Plus /ha 300,000 1,875,000 300,000 SALES
Viability Threshold 2,031,250 325,000 Check on phasing dwgs nos Agents 2.0% 707,809 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 176,952 Total 0 0.00% 0
£/m2 Misc. 0 884,761 27,665,156

Additional Profit 9,568,283 833 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 534,810

Market Housing 17.50% 5,627,160 Total 534,810
Affordable Housing 17.50% 566,166 41288.83733

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 12 13 12 13 12 13 12 13 12 13 12 13
Market Housing 0 0 0 2,572,416 2,786,784 2,572,416 2,786,784 2,572,416 2,786,784 2,572,416 2,786,784 2,572,416 2,786,784 2,572,416 2,786,784 0 0 0 0 0 0
Shared Ownership 0 0 0 97,057 105,145 97,057 105,145 97,057 105,145 97,057 105,145 97,057 105,145 97,057 105,145 0 0 0 0 0 0
Affordable Rent 0 0 0 161,762 175,242 161,762 175,242 161,762 175,242 161,762 175,242 161,762 175,242 161,762 175,242 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,831,235 3,067,171 2,831,235 3,067,171 2,831,235 3,067,171 2,831,235 3,067,171 2,831,235 3,067,171 2,831,235 3,067,171 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 114,479
Easements etc. 0
Legals Acquisition 37,494

Planning Fee 36,900
Architects 446,147 446,147
QS 55,768 55,768
Planning Consultants 111,537 111,537
Other Professional 278,842 278,842

Build Cost - BCIS Base 0 534,799 1,114,165 1,648,965 1,693,531 1,648,965 1,693,531 1,648,965 1,693,531 1,648,965 1,693,531 1,648,965 1,693,531 1,114,165 579,366 0 0 0 0 0 0 0 0
s106/CIL/IT 106,962 0 106,962 0 106,962 0 106,962 0 106,962 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 13,370 27,854 41,224 42,338 41,224 42,338 41,224 42,338 41,224 42,338 41,224 42,338 27,854 14,484 0 0 0 0 0 0 0 0
Abnormals 0 32,432 67,567 99,999 102,701 99,999 102,701 99,999 102,701 99,999 102,701 99,999 102,701 67,567 35,135 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 56,625 61,343 56,625 61,343 56,625 61,343 56,625 61,343 56,625 61,343 56,625 61,343 0 0 0 0 0 0
Legals 0 0 0 0 0 0 14,156 15,336 14,156 15,336 14,156 15,336 14,156 15,336 14,156 15,336 14,156 15,336 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 1,081,167 106,962 1,472,896 1,316,548 1,790,188 1,945,533 1,860,968 2,022,212 1,860,968 2,022,212 1,860,968 1,915,250 1,860,968 1,915,250 1,280,367 705,664 70,781 76,679 0 0 0 0 0 0

For Residual Valuation Land 2,499,573
Interest 58,187 60,871 85,794 108,582 139,437 173,318 160,368 145,993 132,599 117,773 103,920 86,890 72,535 54,995 30,687 0 0 0 0 0 0 0 0

Market Housing 5,627,160
Affordable Housing 566,166

Cash Flow -3,580,740 -165,149 -1,533,766 -1,402,343 -1,898,770 -2,084,970 796,948 884,591 824,273 912,360 852,493 1,048,001 883,376 1,079,385 1,495,872 2,330,820 2,760,454 2,990,492 0 0 0 0 0 -6,193,326
Opening Balanc 0
Closing Balance -3,580,740 -3,745,889 -5,279,656 -6,681,998 -8,580,768 -10,665,739 -9,868,791 -8,984,200 -8,159,927 -7,247,567 -6,395,074 -5,347,073 -4,463,697 -3,384,312 -1,888,439 442,380 3,202,834 6,193,326 6,193,326 6,193,326 6,193,326 6,193,326 6,193,326 0

correct

20/04/202115:38



Appendix
Site 2

SITE NAME Site 2 Greenfield 100

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,232

LAND /unit or m2 Total No dwgs 100 FHS 35 2.80%
Market Housing 95.7 80% 80 2,800 21,436,800 7,656 Land 16,493 1,649,310 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 71,966 No dwgs over 5 50 138 6,900 Design 0
Shared Ownership 73.1 6% 6 1,820 798,252 439 Easements etc. 0 Total 30,000 Acc & Adpt 3

Legals Acquisition 1.50% 24,740 96,705 Water 0
Affordable Rent 73.1 14% 14 1,300 1,330,420 1,023 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 73.1 0% 0 1,050 0 0 Planning Fee 30,000 Stamp duty calc - Residual 1,463

Architects 4.00% 595,217 Land payment 1,649,310
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 74,402

Affordable Rent 0 0 Planning Consultants 1.00% 148,804
Social Rent 0 0 Other Professional 2.50% 372,011 1,220,435

SITE AREA - Net 3.13 ha 32 /ha 23,565,472 9,118 CONSTRUCTION
SITE AREA - Gross 4.17 ha 24 /ha Build Cost - BCIS Based 1,463 13,340,745 Total 71,966

s106 / CIL 356,540
Contingency 2.50% 333,519 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 849,630 14,880,433 Land payment 1,354,167
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 1,649,310 527,779 395,834 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 104,167 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = -5,020,047 Total 67,708

Plus /ha 300,000 1,250,000 300,000 SALES
Viability Threshold 1,354,167 325,000 Check on phasing dwgs nos Agents 2.0% 471,309 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 117,827 Total 0 0.00% 0
£/m2 Misc. 0 589,137 18,436,020

Additional Profit 4,874,836 637 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 356,540

Market Housing 17.50% 3,751,440 Total 356,540
Affordable Housing 17.50% 372,518 41239.576

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 12 13 12 13 12 13 12 13
Market Housing 0 0 0 2,572,416 2,786,784 2,572,416 2,786,784 2,572,416 2,786,784 2,572,416 2,786,784 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 95,790 103,773 95,790 103,773 95,790 103,773 95,790 103,773 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 159,650 172,955 159,650 172,955 159,650 172,955 159,650 172,955 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,827,857 3,063,511 2,827,857 3,063,511 2,827,857 3,063,511 2,827,857 3,063,511 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 71,966
Easements etc. 0
Legals Acquisition 24,740

Planning Fee 30,000
Architects 297,609 297,609
QS 37,201 37,201
Planning Consultants 74,402 74,402
Other Professional 186,005 186,005

Build Cost - BCIS Base 0 533,630 1,111,729 1,645,359 1,689,828 1,645,359 1,689,828 1,645,359 1,689,828 1,111,729 578,099 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 71,308 0 71,308 0 71,308 0 71,308 0 71,308 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 13,341 27,793 41,134 42,246 41,134 42,246 41,134 42,246 27,793 14,452 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 33,985 70,802 104,788 107,620 104,788 107,620 104,788 107,620 70,802 36,817 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 56,557 61,270 56,557 61,270 56,557 61,270 56,557 61,270 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 14,139 15,318 14,139 15,318 14,139 15,318 14,139 15,318 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 721,923 71,308 1,176,173 1,281,632 1,791,280 1,911,001 1,861,977 1,987,589 1,861,977 1,987,589 1,281,021 705,956 70,696 76,588 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 1,649,310
Interest 38,533 40,317 60,085 81,888 112,327 145,206 131,870 116,530 102,728 86,913 63,190 25,906 0 0 0 0 0 0 0 0 0 0 0

Market Housing 3,751,440
Affordable Housing 372,518

Cash Flow -2,371,233 -109,841 -1,216,491 -1,341,718 -1,873,169 -2,023,328 820,674 944,052 849,350 973,195 1,459,923 2,294,365 2,731,254 2,986,924 0 0 0 0 0 0 0 0 0 -4,123,958
Opening Balanc 0
Closing Balance -2,371,233 -2,481,073 -3,697,564 -5,039,282 -6,912,450 -8,935,779 -8,115,105 -7,171,053 -6,321,703 -5,348,508 -3,888,585 -1,594,220 1,137,034 4,123,958 4,123,958 4,123,958 4,123,958 4,123,958 4,123,958 4,123,958 4,123,958 4,123,958 4,123,958 0

correct

20/04/202115:38



Appendix
Site 4

SITE NAME Site 4 Medium Green 40

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 40 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,230

LAND /unit or m2 Total No dwgs 40 FHS 34 2.80%
Market Housing 94.5 80% 32 2,800 8,471,273 3,025 Land 16,944 677,745 No dwgs under 40 462 18,480 Energy 0

Stamp Duty 23,387 No dwgs over 5 0 138 0 Design 0
Shared Ownership 73.4 6% 2 1,820 320,736 176 Easements etc. 0 Total 18,480 Acc & Adpt 3

Legals Acquisition 1.50% 10,166 33,553 Water 0
Affordable Rent 73.4 14% 6 1,300 534,560 411 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 73.4 0% 0 1,050 0 0 Planning Fee 18,480 Stamp duty calc - Residual 1,460

Architects 4.00% 234,442 Land payment 677,745
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 29,305

Affordable Rent 0 0 Planning Consultants 1.00% 58,610
Social Rent 0 0 Other Professional 2.50% 146,526 487,363

SITE AREA - Net 1.25 ha 32 /ha 9,326,569 3,613 CONSTRUCTION
SITE AREA - Gross 1.47 ha 27 /ha Build Cost - BCIS Based 1,460 5,276,194 Total 23,387

s106 / CIL 140,895
Contingency 2.50% 131,905 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 312,048 5,861,042 Land payment 478,010
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 677,745 542,196 460,801 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 36,770 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 4%
Uplift 0% 0 0 Closing balance = -940,506 Total 19,120

Plus /ha 300,000 441,240 300,000 SALES
Viability Threshold 478,010 325,000 Check on phasing dwgs nos Agents 2.0% 186,531 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 46,633 Total 0 0.00% 0
£/m2 Misc. 0 233,164 7,292,869

Additional Profit 1,234,717 408 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 140,895

Market Housing 17.50% 1,482,473 Total 140,895
Affordable Housing 17.50% 149,677 40803.73818

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 5 5 5 5 5 5 5 5
Market Housing 0 0 0 1,058,909 1,058,909 1,058,909 1,058,909 1,058,909 1,058,909 1,058,909 1,058,909 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 40,092 40,092 40,092 40,092 40,092 40,092 40,092 40,092 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 66,820 66,820 66,820 66,820 66,820 66,820 66,820 66,820 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,165,821 1,165,821 1,165,821 1,165,821 1,165,821 1,165,821 1,165,821 1,165,821 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 23,387
Easements etc. 0
Legals Acquisition 10,166

Planning Fee 18,480
Architects 117,221 117,221
QS 14,653 14,653
Planning Consultants 29,305 29,305
Other Professional 73,263 73,263

Build Cost - BCIS Base 0 219,841 439,683 659,524 659,524 659,524 659,524 659,524 659,524 439,683 219,841 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 35,224 0 35,224 0 0 0 70,448 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 5,496 10,992 16,488 16,488 16,488 16,488 16,488 16,488 10,992 5,496 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 13,002 26,004 39,006 39,006 39,006 39,006 39,006 39,006 26,004 13,002 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 23,316 23,316 23,316 23,316 23,316 23,316 23,316 23,316 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,829 5,829 5,829 5,829 5,829 5,829 5,829 5,829 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 286,475 35,224 472,781 511,903 715,018 715,018 744,164 814,612 744,164 744,164 505,824 267,485 29,146 29,146 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 677,745
Interest 15,669 16,496 24,446 33,162 45,320 57,675 51,761 46,895 40,805 34,616 24,454 10,253 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,482,473
Affordable Housing 149,677

Cash Flow -964,221 -50,892 -489,277 -536,349 -748,180 -760,338 363,982 299,449 374,763 380,852 625,381 873,883 1,126,423 1,136,676 0 0 0 0 0 0 0 0 0 -1,632,150
Opening Balanc 0
Closing Balance -964,221 -1,015,113 -1,504,390 -2,040,739 -2,788,919 -3,549,257 -3,185,276 -2,885,827 -2,511,064 -2,130,212 -1,504,831 -630,949 495,474 1,632,150 1,632,150 1,632,150 1,632,150 1,632,150 1,632,150 1,632,150 1,632,150 1,632,150 1,632,150 0

correct

20/04/202115:38



Appendix
Site 5

SITE NAME Site 5 Medium Green 20

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,240

LAND /unit or m2 Total No dwgs 20 FHS 35 2.80%
Market Housing 97.1 80% 16 2,800 4,351,200 1,554 Land 22,522 450,439 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 12,022 No dwgs over 5 0 138 0 Design 0
Shared Ownership 64.5 6% 1 1,820 140,868 77 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% 6,757 18,779 Water 0
Affordable Rent 64.5 14% 3 1,300 234,780 181 Small Sites 0 0%

PLANNING Site Costs 132 11%
Social Rent 64.5 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,410

Architects 4.00% 114,352 Land payment 450,439
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 14,294

Affordable Rent 0 0 Planning Consultants 1.00% 28,588
Social Rent 0 0 Other Professional 2.50% 71,470 237,943

SITE AREA - Net 0.63 ha 32 /ha 4,726,848 1,812 CONSTRUCTION
SITE AREA - Gross 0.74 ha 27 /ha Build Cost - BCIS Based 1,410 2,554,387 Total 12,022

s106 / CIL 72,370
Contingency 2.50% 63,860 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 168,175 2,858,792 Land payment 257,390
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 450,439 720,702 612,509 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 36,770 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 3%
Uplift 0% 0 0 Closing balance = -327,195 Total 7,722

Plus /ha 300,000 220,620 300,000 SALES
Viability Threshold 257,390 350,000 Check on phasing dwgs nos Agents 2.0% 94,537 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 23,634 Total 0 0.00% 0
£/m2 Misc. 0 118,171 3,684,124

Additional Profit 623,050 401 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 72,370

Market Housing 17.50% 761,460 Total 72,370
Affordable Housing 17.50% 65,738 41359.92

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 2 3 2 3 2 3
Market Housing 0 0 0 435,120 652,680 435,120 652,680 435,120 652,680 435,120 652,680 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 14,087 21,130 14,087 21,130 14,087 21,130 14,087 21,130 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 23,478 35,217 23,478 35,217 23,478 35,217 23,478 35,217 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 472,685 709,027 472,685 709,027 472,685 709,027 472,685 709,027 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 12,022
Easements etc. 0
Legals Acquisition 6,757

Planning Fee 9,240
Architects 57,176 57,176
QS 7,147 7,147
Planning Consultants 14,294 14,294
Other Professional 35,735 35,735

Build Cost - BCIS Base 0 85,146 212,866 298,012 340,585 298,012 340,585 298,012 340,585 212,866 127,719 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 18,092 0 18,092 0 0 0 36,185 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,129 5,322 7,450 8,515 7,450 8,515 7,450 8,515 5,322 3,193 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 5,606 14,015 19,620 22,423 19,620 22,423 19,620 22,423 14,015 8,409 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 9,454 14,181 9,454 14,181 9,454 14,181 9,454 14,181 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,363 3,545 2,363 3,545 2,363 3,545 2,363 3,545 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 142,370 18,092 207,232 250,294 325,083 371,523 336,900 425,434 336,900 389,249 244,019 157,047 11,817 17,726 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 450,439
Interest 9,633 10,084 13,615 17,904 23,477 29,896 28,175 24,025 22,209 17,373 13,939 5,196 0 0 0 0 0 0 0 0 0 0 0

Market Housing 761,460
Affordable Housing 65,738

Cash Flow -592,809 -27,726 -217,316 -263,909 -342,986 -395,000 105,889 255,418 111,760 297,570 211,293 538,041 455,671 691,302 0 0 0 0 0 0 0 0 0 -827,198
Opening Balanc 0
Closing Balance -592,809 -620,535 -837,851 -1,101,760 -1,444,746 -1,839,746 -1,733,857 -1,478,439 -1,366,678 -1,069,108 -857,815 -319,774 135,897 827,198 827,198 827,198 827,198 827,198 827,198 827,198 827,198 827,198 827,198 0

correct

20/04/202115:38



Appendix
Site 6

SITE NAME Site 6 Medium Green 20 LD

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,296

LAND /unit or m2 Total No dwgs 20 FHS 36 2.80%
Market Housing 95.9 80% 16 2,800 4,298,000 1,535 Land 12,582 251,632 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 2,082 No dwgs over 5 0 138 0 Design 0
Shared Ownership 72.3 6% 1 1,820 157,794 87 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% 3,774 5,856 Water 0
Affordable Rent 72.3 14% 3 1,300 262,990 202 Small Sites 0 0%

PLANNING Site Costs 138 11%
Social Rent 72.3 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,473

Architects 4.00% 122,779 Land payment 251,632
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 15,347

Affordable Rent 0 0 Planning Consultants 1.00% 30,695
Social Rent 0 0 Other Professional 2.50% 76,737 254,799

SITE AREA - Net 0.71 ha 28 /ha 4,718,784 1,824 CONSTRUCTION
SITE AREA - Gross 0.82 ha 24 /ha Build Cost - BCIS Based 1,473 2,687,326 Total 2,082

s106 / CIL 71,485
Contingency 2.50% 67,183 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 243,493 3,069,487 Land payment 288,640
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 251,632 352,285 305,125 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 41,234 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 3%
Uplift 0% 0 0 Closing balance = -700,011 Total 8,659

Plus /ha 300,000 247,406 300,000 SALES
Viability Threshold 288,640 350,000 Check on phasing dwgs nos Agents 2.0% 94,376 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 23,594 Total 0 0.00% 0
£/m2 Misc. 0 117,970 3,699,744

Additional Profit 634,752 414 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 71,485

Market Housing 17.50% 752,150 Total 71,485
Affordable Housing 17.50% 73,637 41289.36

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 2 3 2 3 2 3
Market Housing 0 0 0 429,800 644,700 429,800 644,700 429,800 644,700 429,800 644,700 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 15,779 23,669 15,779 23,669 15,779 23,669 15,779 23,669 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 26,299 39,449 26,299 39,449 26,299 39,449 26,299 39,449 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 471,878 707,818 471,878 707,818 471,878 707,818 471,878 707,818 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 2,082
Easements etc. 0
Legals Acquisition 3,774

Planning Fee 9,240
Architects 61,390 61,390
QS 7,674 7,674
Planning Consultants 15,347 15,347
Other Professional 38,369 38,369

Build Cost - BCIS Base 0 89,578 223,944 313,521 358,310 313,521 358,310 313,521 358,310 223,944 134,366 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 17,871 0 17,871 0 0 0 35,742 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,239 5,599 7,838 8,958 7,838 8,958 7,838 8,958 5,599 3,359 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 8,116 20,291 28,408 32,466 28,408 32,466 28,408 32,466 20,291 12,175 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 9,438 14,156 9,438 14,156 9,438 14,156 9,438 14,156 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,359 3,539 2,359 3,539 2,359 3,539 2,359 3,539 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 137,876 17,871 222,713 267,705 349,767 399,734 361,564 453,172 361,564 417,429 261,630 167,596 11,797 17,695 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 251,632
Interest 6,330 6,723 10,451 14,971 20,898 27,733 26,391 22,682 21,258 16,885 13,743 5,187 0 0 0 0 0 0 0 0 0 0 0

Market Housing 752,150
Affordable Housing 73,637

Cash Flow -389,508 -24,201 -229,436 -278,156 -364,738 -420,632 82,581 228,255 87,632 269,130 193,363 526,479 454,894 690,122 0 0 0 0 0 0 0 0 0 -825,787
Opening Balanc 0
Closing Balance -389,508 -413,708 -643,144 -921,300 -1,286,038 -1,706,670 -1,624,088 -1,395,834 -1,308,202 -1,039,071 -845,708 -319,229 135,665 825,787 825,787 825,787 825,787 825,787 825,787 825,787 825,787 825,787 825,787 0

correct

20/04/202115:38



Appendix
Site 7

SITE NAME Site 7 Small Green 12

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 12 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,229

LAND /unit or m2 Total No dwgs 12 FHS 34 2.80%
Market Housing 102.4 80% 10 2,800 2,752,512 983 Land 25,892 310,703 No dwgs under 12 462 5,544 Energy 0

Stamp Duty 5,035 No dwgs over 5 0 138 0 Design 0
Shared Ownership 74.5 6% 1 1,820 97,625 54 Easements etc. 0 Total 5,544 Acc & Adpt 3

Legals Acquisition 1.50% 4,661 9,696 Water 0
Affordable Rent 74.5 14% 2 1,300 162,708 125 Small Sites 0 0%

PLANNING Site Costs 131 11%
Social Rent 74.5 0% 0 1,050 0 0 Planning Fee 5,544 Stamp duty calc - Residual 1,398

Architects 4.00% 72,155 Land payment 310,703
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 9,019

Affordable Rent 0 0 Planning Consultants 1.00% 18,039
Social Rent 0 0 Other Professional 2.50% 45,097 149,855

SITE AREA - Net 0.38 ha 32 /ha 3,012,845 1,162 CONSTRUCTION
SITE AREA - Gross 0.38 ha 32 /ha Build Cost - BCIS Based 1,398 1,624,511 Total 5,035

s106 / CIL 45,780
Contingency 2.50% 40,613 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 92,980 1,803,884 Land payment 131,250
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 310,703 828,542 828,542 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 18,750 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 3%
Uplift 0% 0 0 Closing balance = -381,345 Total 3,938

Plus /ha 300,000 112,500 300,000 SALES
Viability Threshold 131,250 350,000 Check on phasing dwgs nos Agents 2.0% 60,257 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 15,064 Total 0 0.00% 0
£/m2 Misc. 0 75,321 2,349,459

Additional Profit 584,682 595 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 45,780

Market Housing 17.50% 481,690 Total 45,780
Affordable Housing 17.50% 45,558 43937.32

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 2 2 2 2 2
Market Housing 0 0 0 458,752 458,752 458,752 458,752 458,752 458,752 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 16,271 16,271 16,271 16,271 16,271 16,271 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 27,118 27,118 27,118 27,118 27,118 27,118 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 502,141 502,141 502,141 502,141 502,141 502,141 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 5,035
Easements etc. 0
Legals Acquisition 4,661

Planning Fee 5,544
Architects 36,078 36,078
QS 4,510 4,510
Planning Consultants 9,019 9,019
Other Professional 22,549 22,549

Build Cost - BCIS Base 0 90,251 180,501 270,752 270,752 270,752 270,752 180,501 90,251 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 11,445 0 11,445 0 0 0 22,890 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,256 4,513 6,769 6,769 6,769 6,769 4,513 2,256 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 5,166 10,331 15,497 15,497 15,497 15,497 10,331 5,166 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 10,043 10,043 10,043 10,043 10,043 10,043 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,511 2,511 2,511 2,511 2,511 2,511 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 87,395 11,445 169,828 206,790 293,017 293,017 305,571 328,461 207,898 110,226 12,554 12,554 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 310,703
Interest 6,469 6,760 9,630 13,147 18,122 23,178 20,360 17,869 13,378 7,226 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 481,690
Affordable Housing 45,558

Cash Flow -398,098 -17,914 -176,588 -216,420 -306,164 -311,139 173,392 153,320 276,374 378,537 482,361 489,587 0 0 0 0 0 0 0 0 0 0 0 -527,248
Opening Balanc 0
Closing Balance -398,098 -416,012 -592,600 -809,020 -1,115,184 -1,426,323 -1,252,931 -1,099,611 -823,238 -444,700 37,661 527,248 527,248 527,248 527,248 527,248 527,248 527,248 527,248 527,248 527,248 527,248 527,248 0

correct
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Appendix
Site 8

SITE NAME Site 8 Small Green 8

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 8 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,237

LAND /unit or m2 Total No dwgs 8 FHS 35 2.80%
Market Housing 107.8 80% 6 2,800 1,932,373 690 Land 26,217 209,738 No dwgs under 8 462 3,696 Energy 0

Stamp Duty 1,195 No dwgs over 5 0 138 0 Design 0
Shared Ownership 79.0 6% 0 1,820 69,014 38 Easements etc. 0 Total 3,696 Acc & Adpt 3

Legals Acquisition 1.50% 3,146 4,341 Water 0
Affordable Rent 79.0 14% 1 1,300 115,024 88 Small Sites 0 0%

PLANNING Site Costs 132 11%
Social Rent 79.0 0% 0 1,050 0 0 Planning Fee 3,696 Stamp duty calc - Residual 1,407

Architects 4.00% 51,052 Land payment 209,738
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 6,381

Affordable Rent 0 0 Planning Consultants 1.00% 12,763
Social Rent 0 0 Other Professional 2.50% 31,907 105,799

SITE AREA - Net 0.27 ha 30 /ha 2,116,412 817 CONSTRUCTION
SITE AREA - Gross 0.27 ha 30 /ha Build Cost - BCIS Based 1,407 1,148,501 Total 1,195

s106 / CIL 32,140
Contingency 2.50% 28,713 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 66,940 1,276,293 Land payment 93,333
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 209,738 786,516 786,516 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 13,333 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 0% 0 0 Closing balance = -291,150 Total 933

Plus /ha 300,000 80,000 300,000 SALES
Viability Threshold 93,333 350,000 Check on phasing dwgs nos Agents 2.0% 42,328 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 10,582 Total 0 0.00% 0
£/m2 Misc. 0 52,910 1,649,081

Additional Profit 421,262 610 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 32,140

Market Housing 17.50% 338,165 Total 32,140
Affordable Housing 17.50% 32,207 46296.50667

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 3
Market Housing 0 0 0 483,093 724,640 724,640 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 17,254 25,880 25,880 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 28,756 43,134 43,134 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 529,103 793,654 793,654 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 1,195
Easements etc. 0
Legals Acquisition 3,146

Planning Fee 3,696
Architects 25,526 25,526
QS 3,191 3,191
Planning Consultants 6,381 6,381
Other Professional 15,954 15,954

Build Cost - BCIS Base 0 95,708 239,271 382,834 287,125 143,563 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 32,140 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,393 5,982 9,571 7,178 3,589 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 5,578 13,946 22,313 16,735 8,368 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 10,582 15,873 15,873 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,646 3,968 3,968 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 59,089 32,140 154,731 259,199 414,718 311,038 168,747 19,841 19,841 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 209,738
Interest 4,368 4,962 7,557 11,891 18,824 24,184 18,721 6,451 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 338,165
Affordable Housing 32,207

Cash Flow -268,826 -36,508 -159,693 -266,755 -426,609 -329,862 336,172 755,092 767,362 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -370,372
Opening Balanc 0
Closing Balance -268,826 -305,334 -465,027 -731,782 -1,158,391 -1,488,254 -1,152,082 -396,990 370,372 370,372 370,372 370,372 370,372 370,372 370,372 370,372 370,372 370,372 370,372 370,372 370,372 370,372 370,372 0
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Appendix
Site 9

SITE NAME Site 9 Small 6

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 6 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,195

LAND /unit or m2 Total No dwgs 6 FHS 33 2.80%
Market Housing 91.6 80% 5 2,800 1,231,104 440 Land 27,375 164,249 No dwgs under 6 462 2,772 Energy 0

Stamp Duty 285 No dwgs over 5 0 138 0 Design 0
Shared Ownership 70.0 6% 0 1,820 45,864 25 Easements etc. 0 Total 2,772 Acc & Adpt 3

Legals Acquisition 1.50% 2,464 2,749 Water 0
Affordable Rent 70.0 14% 1 1,300 76,440 59 Small Sites 0 0%

PLANNING Site Costs 127 11%
Social Rent 70.0 0% 0 1,050 0 0 Planning Fee 2,772 Stamp duty calc - Residual 1,360

Architects 4.00% 31,430 Land payment 164,249
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 3,929

Affordable Rent 0 0 Planning Consultants 1.00% 7,857
Social Rent 0 0 Other Professional 2.50% 19,644 65,632

SITE AREA - Net 0.20 ha 30 /ha 1,353,408 524 CONSTRUCTION
SITE AREA - Gross 0.20 ha 30 /ha Build Cost - BCIS Based 1,360 711,993 Total 285

s106 / CIL 20,476
Contingency 2.50% 17,800 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 35,480 785,749 Land payment 70,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 164,249 821,245 821,245 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 10,000 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 0% 0 0 Closing balance = -271,095 Total 700

Plus /ha 300,000 60,000 300,000 SALES
Viability Threshold 70,000 350,000 Check on phasing dwgs nos Agents 2.0% 27,068 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 6,767 Total 0 0.00% 0
£/m2 Misc. 0 33,835 1,052,214

Additional Profit 350,079 796 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 20,476

Market Housing 17.50% 215,443 Total 20,476
Affordable Housing 17.50% 21,403 39474.4

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1 1 1 1
Market Housing 0 0 0 205,184 205,184 205,184 205,184 205,184 205,184 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 7,644 7,644 7,644 7,644 7,644 7,644 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 12,740 12,740 12,740 12,740 12,740 12,740 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 225,568 225,568 225,568 225,568 225,568 225,568 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 285
Easements etc. 0
Legals Acquisition 2,464

Planning Fee 2,772
Architects 15,715 15,715
QS 1,964 1,964
Planning Consultants 3,929 3,929
Other Professional 9,822 9,822

Build Cost - BCIS Base 0 39,555 79,110 118,666 118,666 118,666 118,666 79,110 39,555 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 20,476 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 989 1,978 2,967 2,967 2,967 2,967 1,978 989 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 1,971 3,942 5,913 5,913 5,913 5,913 3,942 1,971 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 4,511 4,511 4,511 4,511 4,511 4,511 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,128 1,128 1,128 1,128 1,128 1,128 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 36,951 20,476 73,945 85,030 127,545 127,545 133,185 133,185 90,670 48,154 5,639 5,639 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 164,249
Interest 3,269 3,655 4,916 6,378 8,554 10,766 9,440 8,092 6,031 3,246 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 215,443
Affordable Housing 21,403

Cash Flow -201,200 -23,745 -77,600 -89,947 -133,923 -136,100 81,617 82,944 126,807 171,382 216,683 219,929 0 0 0 0 0 0 0 0 0 0 0 -236,846
Opening Balanc 0
Closing Balance -201,200 -224,945 -302,546 -392,492 -526,416 -662,515 -580,898 -497,954 -371,148 -199,765 16,918 236,846 236,846 236,846 236,846 236,846 236,846 236,846 236,846 236,846 236,846 236,846 236,846 0

correct
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Appendix
Site 10

SITE NAME Site 10 Small 3

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 3 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,222

LAND /unit or m2 Total No dwgs 3 FHS 34 2.80%
Market Housing 105.3 100% 3 2,800 884,800 316 Land 44,032 132,097 No dwgs under 3 462 1,386 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 105.3 0% 0 1,820 0 0 Easements etc. 0 Total 1,386 Acc & Adpt 3

Legals Acquisition 1.50% 1,981 1,981 Water 0
Affordable Rent 105.3 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 105.3 0% 0 1,050 0 0 Planning Fee 1,386 Stamp duty calc - Residual 1,390

Architects 4.00% 19,584 Land payment 132,097
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 2,448

Affordable Rent 0 0 Planning Consultants 1.00% 4,896
Social Rent 0 0 Other Professional 2.50% 12,240 40,553

SITE AREA - Net 0.10 ha 30 /ha 884,800 316 CONSTRUCTION
SITE AREA - Gross 0.10 ha 30 /ha Build Cost - BCIS Based 1,390 439,317 Total 0

s106 / CIL 14,716
Contingency 2.50% 10,983 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 24,573 489,589 Land payment 35,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 132,097 1,320,968 1,320,968 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 5,000 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 0% 0 0 Closing balance = -23,448 Total 350

Plus /ha 300,000 30,000 300,000 SALES
Viability Threshold 35,000 350,000 Check on phasing dwgs nos Agents 2.0% 17,696 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 4,424 Total 0 0.00% 0
£/m2 Misc. 0 22,120 686,340

Additional Profit 162,477 514 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 14,716

Market Housing 17.50% 154,840 Total 14,716
Affordable Housing 17.50% 0 51613.33333

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1
Market Housing 0 0 0 294,933 0 294,933 0 294,933 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 294,933 0 294,933 0 294,933 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,981

Planning Fee 1,386
Architects 9,792 9,792
QS 1,224 1,224
Planning Consultants 2,448 2,448
Other Professional 6,120 6,120

Build Cost - BCIS Base 0 48,813 48,813 97,626 48,813 97,626 48,813 48,813 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 14,716 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,220 1,220 2,441 1,220 2,441 1,220 1,220 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 2,730 2,730 5,461 2,730 5,461 2,730 2,730 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 5,899 0 5,899 0 5,899 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,475 0 1,475 0 1,475 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 22,951 14,716 72,347 52,764 105,527 52,764 112,901 52,764 60,137 0 7,373 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 132,097
Interest 2,520 2,800 4,021 4,943 6,739 7,706 4,873 5,809 2,088 2,122 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 154,840
Affordable Housing 0

Cash Flow -155,048 -17,236 -75,147 -56,784 -110,471 -59,502 174,327 -57,636 228,987 -2,088 285,438 0 0 0 0 0 0 0 0 0 0 0 0 -154,840
Opening Balanc 0
Closing Balance -155,048 -172,283 -247,430 -304,215 -414,685 -474,187 -299,860 -357,497 -128,510 -130,598 154,840 154,840 154,840 154,840 154,840 154,840 154,840 154,840 154,840 154,840 154,840 154,840 154,840 0

correct

20/04/202115:38



Appendix
Site 12

SITE NAME Site 12 PDL 50

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 50 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,214

LAND /unit or m2 Total No dwgs 50 FHS 34 2.80%
Market Housing 93.5 80% 40 2,600 9,724,000 3,740 Land -31 -1,544 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 68.4 6% 3 1,690 346,788 205 Easements etc. 0 Total 23,100 Acc & Adpt 3

Legals Acquisition 1.50% -23 -23 Water 0
Affordable Rent 68.4 14% 7 1,300 622,440 479 Small Sites 0 0%

PLANNING Site Costs 190 16%
Social Rent 68.4 0% 0 1,050 0 0 Planning Fee 23,100 Stamp duty calc - Residual 1,442

Architects 4.00% 301,613 Land payment -1,544
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 37,702

Affordable Rent 0 0 Planning Consultants 1.00% 75,403
Social Rent 0 0 Other Professional 2.50% 188,508 626,326

SITE AREA - Net 1.25 ha 40 /ha 10,693,228 4,424 CONSTRUCTION
SITE AREA - Gross 1.53 ha 33 /ha Build Cost - BCIS Based 1,442 6,379,085 Total 0

s106 / CIL 174,172
Contingency 5.00% 318,954 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 668,118 7,540,328 Land payment 824,040
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value -1,544 -1,235 -1,012 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 686,700 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 137,340 90,000 Closing balance = 2,943,824 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 824,040 540,000 Check on phasing dwgs nos Agents 2.0% 213,865 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 53,466 Total 0 0.00% 0
£/m2 Misc. 0 267,331 8,432,418

Additional Profit -2,956,911 -791 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 174,172

Market Housing 17.50% 1,701,700 Total 174,172
Affordable Housing 17.50% 169,615 37426.298

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 10 10 10 10 10
Market Housing 0 0 0 1,944,800 1,944,800 1,944,800 1,944,800 1,944,800 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 69,358 69,358 69,358 69,358 69,358 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 124,488 124,488 124,488 124,488 124,488 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,138,646 2,138,646 2,138,646 2,138,646 2,138,646 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition -23

Planning Fee 23,100
Architects 150,807 150,807
QS 18,851 18,851
Planning Consultants 37,702 37,702
Other Professional 94,254 94,254

Build Cost - BCIS Base 0 425,272 850,545 1,275,817 1,275,817 1,275,817 850,545 425,272 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 34,834 0 34,834 0 34,834 0 34,834 0 34,834 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 21,264 42,527 63,791 63,791 63,791 42,527 21,264 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 44,541 89,082 133,624 133,624 133,624 89,082 44,541 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 42,773 42,773 42,773 42,773 42,773 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 10,693 10,693 10,693 10,693 10,693 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 324,690 34,834 792,690 1,016,989 1,473,231 1,508,066 1,526,697 1,070,455 544,543 88,301 53,466 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land -1,544
Interest 5,251 5,903 18,880 35,713 60,233 85,718 77,166 61,062 36,150 3,420 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,701,700
Affordable Housing 169,615

Cash Flow -323,146 -40,085 -798,593 -1,035,868 -1,508,944 -1,568,298 526,230 991,024 1,533,040 2,014,195 2,081,760 0 0 0 0 0 0 0 0 0 0 0 0 -1,871,315
Opening Balanc 0
Closing Balance -323,146 -363,231 -1,161,824 -2,197,692 -3,706,636 -5,274,935 -4,748,704 -3,757,680 -2,224,640 -210,445 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 1,871,315 0

correct

20/04/202115:38



Appendix
Site 13

SITE NAME Site 13 PDL 20

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,218

LAND /unit or m2 Total No dwgs 20 FHS 34 2.80%
Market Housing 94.1 80% 16 2,600 3,915,947 1,506 Land -1,237 -24,736 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 68.4 6% 1 1,690 138,715 82 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% -371 -371 Water 0
Affordable Rent 68.4 14% 3 1,300 248,976 192 Small Sites 0 0%

PLANNING Site Costs 191 16%
Social Rent 68.4 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,446

Architects 4.00% 122,230 Land payment -24,736
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 15,279

Affordable Rent 0 0 Planning Consultants 1.00% 30,557
Social Rent 0 0 Other Professional 2.50% 76,394 253,700

SITE AREA - Net 0.50 ha 40 /ha 4,303,638 1,780 CONSTRUCTION
SITE AREA - Gross 0.61 ha 33 /ha Build Cost - BCIS Based 1,446 2,573,337 Total 0

s106 / CIL 70,141
Contingency 5.00% 128,667 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 283,600 3,055,745 Land payment 329,616
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value -24,736 -49,472 -40,524 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 274,680 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 54,936 90,000 Closing balance = 2,211,546 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 329,616 540,000 Check on phasing dwgs nos Agents 2.0% 86,073 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 21,518 Total 0 0.00% 0
£/m2 Misc. 0 107,591 3,391,928

Additional Profit -2,066,562 -1,372 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 70,141

Market Housing 17.50% 685,291 Total 70,141
Affordable Housing 17.50% 67,846 37656.83133

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 5 5 5 5
Market Housing 0 0 0 978,987 978,987 978,987 978,987 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 34,679 34,679 34,679 34,679 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 62,244 62,244 62,244 62,244 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,075,909 1,075,909 1,075,909 1,075,909 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition -371

Planning Fee 9,240
Architects 61,115 61,115
QS 7,639 7,639
Planning Consultants 15,279 15,279
Other Professional 38,197 38,197

Build Cost - BCIS Base 0 214,445 428,889 643,334 643,334 428,889 214,445 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 17,535 0 17,535 0 0 0 35,070 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 10,722 21,444 32,167 32,167 21,444 10,722 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 23,633 47,267 70,900 70,900 47,267 23,633 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 21,518 21,518 21,518 21,518 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,380 5,380 5,380 5,380 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 131,099 17,535 371,030 515,136 746,401 746,401 524,498 310,768 26,898 26,898 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land -24,736
Interest 1,728 2,041 8,104 16,606 29,005 41,606 33,321 21,429 4,731 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 685,291
Affordable Housing 67,846

Cash Flow -106,363 -19,264 -373,072 -523,240 -763,007 -775,406 509,805 731,820 1,027,582 1,044,281 0 0 0 0 0 0 0 0 0 0 0 0 0 -753,137
Opening Balanc 0
Closing Balance -106,363 -125,626 -498,698 -1,021,938 -1,784,945 -2,560,352 -2,050,546 -1,318,726 -291,144 753,137 753,137 753,137 753,137 753,137 753,137 753,137 753,137 753,137 753,137 753,137 753,137 753,137 753,137 0

correct

20/04/202115:38



Appendix
Site 15

SITE NAME Site 15 PDL 10

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 10 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,222

LAND /unit or m2 Total No dwgs 10 FHS 34 2.80%
Market Housing 98.3 80% 8 2,600 2,043,600 786 Land 6,844 68,440 No dwgs under 10 462 4,620 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 70.0 6% 1 1,690 70,980 42 Easements etc. 0 Total 4,620 Acc & Adpt 3

Legals Acquisition 1.50% 1,027 1,027 Water 0
Affordable Rent 70.0 14% 1 1,300 127,400 98 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 70.0 0% 0 1,050 0 0 Planning Fee 4,620 Stamp duty calc - Residual 1,390

Architects 4.00% 60,448 Land payment 68,440
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 7,556

Affordable Rent 0 0 Planning Consultants 1.00% 15,112
Social Rent 0 0 Other Professional 2.50% 37,780 125,516

SITE AREA - Net 0.25 ha 40 /ha 2,241,980 926 CONSTRUCTION
SITE AREA - Gross 0.25 ha 40 /ha Build Cost - BCIS Based 1,390 1,287,369 Total 0

s106 / CIL 36,604
Contingency 5.00% 64,368 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 122,863 1,511,204 Land payment 135,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 68,440 273,761 273,761 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 112,500 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 22,500 90,000 Closing balance = -5,986,692 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 135,000 540,000 Check on phasing dwgs nos Agents 2.0% 44,840 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 11,210 Total 0 0.00% 0
£/m2 Misc. 0 56,050 1,762,237

Additional Profit 3,960,010 5,038 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 36,604

Market Housing 17.50% 357,630 Total 36,604
Affordable Housing 17.50% 34,717

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 2 2 2 2
Market Housing 0 0 0 408,720 408,720 408,720 408,720 408,720 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 14,196 14,196 14,196 14,196 14,196 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 25,480 25,480 25,480 25,480 25,480 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 448,396 448,396 448,396 448,396 448,396 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,027

Planning Fee 4,620
Architects 30,224 30,224
QS 3,778 3,778
Planning Consultants 7,556 7,556
Other Professional 18,890 18,890

Build Cost - BCIS Base 0 85,825 171,649 257,474 257,474 257,474 171,649 85,825 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 9,151 0 9,151 0 0 0 18,302 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 4,291 8,582 12,874 12,874 12,874 8,582 4,291 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 8,191 16,382 24,573 24,573 24,573 16,382 8,191 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 8,968 8,968 8,968 8,968 8,968 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,242 2,242 2,242 2,242 2,242 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 66,095 9,151 158,755 205,764 294,920 294,920 306,130 226,125 109,517 11,210 11,210 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 68,440
Interest 2,186 2,370 4,989 8,413 13,343 18,352 16,338 12,992 7,696 717 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 357,630
Affordable Housing 34,717

Cash Flow -134,535 -11,337 -161,125 -210,753 -303,333 -308,263 123,914 205,932 325,888 429,490 436,469 0 0 0 0 0 0 0 0 0 0 0 0 -392,347
Opening Balanc 0
Closing Balance -134,535 -145,872 -306,998 -517,751 -821,084 -1,129,347 -1,005,433 -799,500 -473,613 -44,123 392,347 392,347 392,347 392,347 392,347 392,347 392,347 392,347 392,347 392,347 392,347 392,347 392,347 0

correct

20/04/202115:38



Appendix
Site 14

SITE NAME Site 14 PDL 14

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 14 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,189

LAND /unit or m2 Total No dwgs 14 FHS 33 2.80%
Market Housing 92.2 80% 11 2,600 2,684,335 1,032 Land 8,731 122,233 No dwgs under 14 462 6,468 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 73.0 6% 1 1,690 103,631 61 Easements etc. 0 Total 6,468 Acc & Adpt 3

Legals Acquisition 1.50% 1,833 1,833 Water 0
Affordable Rent 73.0 14% 2 1,300 186,004 143 Small Sites 0 0%

PLANNING Site Costs 127 11%
Social Rent 73.0 0% 0 1,050 0 0 Planning Fee 6,468 Stamp duty calc - Residual 1,353

Architects 4.00% 78,784 Land payment 122,233
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 9,848

Affordable Rent 0 0 Planning Consultants 1.00% 19,696
Social Rent 0 0 Other Professional 2.50% 49,240 164,037

SITE AREA - Net 0.35 ha 40 /ha 2,973,969 1,237 CONSTRUCTION
SITE AREA - Gross 0.43 ha 33 /ha Build Cost - BCIS Based 1,353 1,673,269 Total 0

s106 / CIL 48,081
Contingency 5.00% 83,663 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 164,594 1,969,607 Land payment 230,731
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 122,233 349,236 286,071 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 192,276 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 38,455 90,000 Closing balance = 1,302,642 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 230,731 540,000 Check on phasing dwgs nos Agents 2.0% 59,479 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 14,870 Total 0 0.00% 0
£/m2 Misc. 0 74,349 2,332,059

Additional Profit -1,063,948 -1,031 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 48,081

Market Housing 17.50% 469,759 Total 48,081
Affordable Housing 17.50% 50,686

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 3 3 4 4
Market Housing 0 0 0 575,215 575,215 766,953 766,953 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 22,207 22,207 29,609 29,609 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 39,858 39,858 53,144 53,144 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 637,279 637,279 849,706 849,706 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,833

Planning Fee 6,468
Architects 39,392 39,392
QS 4,924 4,924
Planning Consultants 9,848 9,848
Other Professional 24,620 24,620

Build Cost - BCIS Base 0 119,519 239,038 398,397 438,237 318,718 159,359 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 12,020 0 12,020 0 0 0 24,040 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 5,976 11,952 19,920 21,912 15,936 7,968 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 11,757 23,513 39,189 43,108 31,351 15,676 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 12,746 12,746 16,994 16,994 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 3,186 3,186 4,249 4,249 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 87,086 12,020 216,036 286,524 457,506 503,257 381,937 222,975 21,243 21,243 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 122,233
Interest 3,401 3,652 7,222 11,995 19,625 28,122 24,429 18,094 4,925 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 469,759
Affordable Housing 50,686

Cash Flow -209,318 -15,422 -219,688 -293,746 -469,502 -522,882 227,220 389,875 810,369 823,538 0 0 0 0 0 0 0 0 0 0 0 0 0 -520,445
Opening Balanc 0
Closing Balance -209,318 -224,740 -444,428 -738,174 -1,207,676 -1,730,558 -1,503,337 -1,113,462 -303,093 520,445 520,445 520,445 520,445 520,445 520,445 520,445 520,445 520,445 520,445 520,445 520,445 520,445 520,445 0

correct
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Appendix
Site 16

SITE NAME Site 16 PDL 7

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 7 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,220

LAND /unit or m2 Total No dwgs 7 FHS 34 2.80%
Market Housing 98.0 100% 7 2,600 1,783,600 686 Land 17,420 121,941 No dwgs under 7 462 3,234 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 98.0 0% 0 1,690 0 0 Easements etc. 0 Total 3,234 Acc & Adpt 3

Legals Acquisition 1.50% 1,829 1,829 Water 0
Affordable Rent 98.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 98.0 0% 0 1,050 0 0 Planning Fee 3,234 Stamp duty calc - Residual 1,387

Architects 4.00% 45,237 Land payment 121,941
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 5,655

Affordable Rent 0 0 Planning Consultants 1.00% 11,309
Social Rent 0 0 Other Professional 2.50% 28,273 93,709

SITE AREA - Net 0.20 ha 35 /ha 1,783,600 686 CONSTRUCTION
SITE AREA - Gross 0.20 ha 35 /ha Build Cost - BCIS Based 1,387 951,742 Total 0

s106 / CIL 31,947
Contingency 5.00% 47,587 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 99,657 1,130,932 Land payment 108,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 121,941 609,706 609,706 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 90,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 18,000 90,000 Closing balance = 1,028,926 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 108,000 540,000 Check on phasing dwgs nos Agents 2.0% 35,672 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 8,918 Total 0 0.00% 0
£/m2 Misc. 0 44,590 1,393,001

Additional Profit -735,335 -1,072 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 31,947

Market Housing 17.50% 312,130 Total 31,947
Affordable Housing 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 2 3
Market Housing 0 0 0 509,600 509,600 764,400 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 509,600 509,600 764,400 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,829

Planning Fee 3,234
Architects 22,619 22,619
QS 2,827 2,827
Planning Consultants 5,655 5,655
Other Professional 14,137 14,137

Build Cost - BCIS Base 0 90,642 181,284 317,247 226,605 135,963 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 31,947 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 4,532 9,064 15,862 11,330 6,798 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 9,491 18,982 33,219 23,728 14,237 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 10,192 10,192 15,288 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,548 2,548 3,822 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 50,300 31,947 149,903 209,331 366,328 261,663 169,738 12,740 19,110 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 121,941
Interest 2,799 3,364 5,854 9,351 15,456 19,959 14,760 6,926 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 312,130
Affordable Housing 0

Cash Flow -172,242 -34,746 -153,266 -215,185 -375,679 -277,119 319,903 482,100 738,364 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -312,130
Opening Balanc 0
Closing Balance -172,242 -206,987 -360,254 -575,438 -951,118 -1,228,237 -908,333 -426,234 312,130 312,130 312,130 312,130 312,130 312,130 312,130 312,130 312,130 312,130 312,130 312,130 312,130 312,130 312,130 0

correct
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Appendix
Site 17

SITE NAME Site 17 PDL 3

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 3 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,155

LAND /unit or m2 Total No dwgs 3 FHS 32 2.80%
Market Housing 86.0 100% 3 2,600 670,800 258 Land 24,287 72,862 No dwgs under 3 462 1,386 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 86.0 0% 0 1,690 0 0 Easements etc. 0 Total 1,386 Acc & Adpt 3

Legals Acquisition 1.50% 1,093 1,093 Water 0
Affordable Rent 86.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 123 11%
Social Rent 86.0 0% 0 1,050 0 0 Planning Fee 1,386 Stamp duty calc - Residual 1,314

Architects 4.00% 15,937 Land payment 72,862
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 1,992

Affordable Rent 0 0 Planning Consultants 1.00% 3,984
Social Rent 0 0 Other Professional 2.50% 9,961 33,261

SITE AREA - Net 0.09 ha 35 /ha 670,800 258 CONSTRUCTION
SITE AREA - Gross 0.09 ha 35 /ha Build Cost - BCIS Based 1,314 338,966 Total 0

s106 / CIL 12,015
Contingency 5.00% 16,948 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 30,507 398,437 Land payment 46,286
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 72,862 850,053 850,053 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 38,571 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 7,714 90,000 Closing balance = -1,569,847 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 46,286 540,000 Check on phasing dwgs nos Agents 2.0% 13,416 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 3,354 Total 0 0.00% 0
£/m2 Misc. 0 16,770 522,422

Additional Profit 1,107,200 4,291 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 12,015

Market Housing 17.50% 117,390 Total 12,015
Affordable Housing 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1
Market Housing 0 0 0 223,600 0 223,600 0 223,600 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 223,600 0 223,600 0 223,600 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,093

Planning Fee 1,386
Architects 7,969 7,969
QS 996 996
Planning Consultants 1,992 1,992
Other Professional 4,980 4,980

Build Cost - BCIS Base 0 37,663 37,663 75,326 37,663 75,326 37,663 37,663 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 12,015 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,883 1,883 3,766 1,883 3,766 1,883 1,883 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 3,390 3,390 6,779 3,390 6,779 3,390 3,390 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 4,472 0 4,472 0 4,472 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,118 0 1,118 0 1,118 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 18,416 12,015 58,873 42,936 85,871 42,936 91,461 42,936 48,526 0 5,590 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 72,862
Interest 1,483 1,703 2,687 3,428 4,879 5,656 3,601 4,357 1,583 1,609 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 117,390
Affordable Housing 0

Cash Flow -91,278 -13,498 -60,576 -45,623 -89,300 -47,815 126,482 -46,537 170,717 -1,583 216,401 0 0 0 0 0 0 0 0 0 0 0 0 -117,390
Opening Balanc 0
Closing Balance -91,278 -104,776 -165,352 -210,975 -300,275 -348,090 -221,608 -268,145 -97,428 -99,011 117,390 117,390 117,390 117,390 117,390 117,390 117,390 117,390 117,390 117,390 117,390 117,390 117,390 0
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Appendix
Site make up

Number 1 Units NET Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
Units/ha m2 m2 m2/ha £/m2

Greenfield 150 150 4.69 32.00 91 13,706 2,924 16,890,870 1,232.37 Kings Lynn Green Agricultural

Beds No m2 Total BCIS COST Area Gross 6.250
Market 0 Net 4.688
Flat 1 6 40.00 240.00 10% 1,294 341,616

2 0 65.00 0.00 10% 1,294 0
Terrace 2 18 73.00 1,314.00 1,155 1,517,670

3 18 86.00 1,548.00 1,155 1,787,940
Semi 2 18 81.00 1,458.00 1,154 1,682,532

3 18 98.00 1,764.00 1,154 2,035,656
4 0 115.00 0.00 1,334 0

Det 4 30 120.00 3,600.00 1,334 4,802,400
5 12 130.00 1,560.00 1,334 2,081,040

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 4 39.00 156.00 10% 1,294 222,050

2 0 61.00 0.00 10% 1,294 0
Terrace 2 9 70.00 630.00 1,155 727,650

3 3 84.00 252.00 1,155 291,060
Semi 2 9 79.00 711.00 1,154 820,494

3 3 93.00 279.00 1,154 321,966
4 2 97.00 194.00 1,334 258,796

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 2 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Greenfield 100 100 3.13 32.00 91 9,118 2,918 11,235,952 1,232.28 Kings Lynn Green Agricultural

Beds No m2 Total BCIS COST Area Gross 4.167
Market 0 Net 3.125
Flat 1 4 40.00 160.00 10% 1,294 227,744

2 0 65.00 0.00 10% 1,294 0
Terrace 2 12 73.00 876.00 1,155 1,011,780

3 12 86.00 1,032.00 1,155 1,191,960
Semi 2 12 81.00 972.00 1,154 1,121,688

3 12 98.00 1,176.00 1,154 1,357,104
4 0 115.00 0.00 1,334 0

Det 4 20 120.00 2,400.00 1,334 3,201,600
5 8 130.00 1,040.00 1,334 1,387,360

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 3 39.00 117.00 10% 1,294 166,538

2 0 61.00 0.00 10% 1,294 0
Terrace 2 6 70.00 420.00 1,155 485,100

3 2 84.00 168.00 1,155 194,040
Semi 2 6 79.00 474.00 1,154 546,996

3 2 93.00 186.00 1,154 214,644
4 1 97.00 97.00 1,334 129,398

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\Kings Lynn\Appendix
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Appendix
Site make up

Number 3 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 80 80 2.50 32.00 92 7,395 2,958 9,071,457 1,226.70 Kings Lynn Green Agricultural

Beds No m2 Total BCIS COST Area Gross 3.333
Market 0 Net 2.500
Flat 1 2 40.00 80.00 10% 1,294 113,872

2 0 65.00 0.00 10% 1,294 0
Terrace 2 10 73.00 730.00 1,155 843,150

3 10 86.00 860.00 1,155 993,300
Semi 2 10 81.00 810.00 1,154 934,740

3 10 98.00 980.00 1,154 1,130,920
4 0 115.00 0.00 1,334 0

Det 4 16 120.00 1,920.00 1,334 2,561,280
5 6 130.00 780.00 1,334 1,040,520

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 5 70.00 350.00 1,155 404,250

3 2 84.00 168.00 1,155 194,040
Semi 2 5 79.00 395.00 1,154 455,830

3 2 93.00 186.00 1,154 214,644
4 1 97.00 97.00 1,334 129,398

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 4 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 40 40 1.25 32.00 91 3,634 2,907 4,469,714 1,229.97 Kings Lynn Green Agricultural

Beds No m2 Total BCIS COST Area Gross 1.471
Market 0 Net 1.250
Flat 1 2 40.00 80.00 10% 1,294 113,872

2 0 65.00 0.00 10% 1,294 0
Terrace 2 5 73.00 365.00 1,155 421,575

3 5 86.00 430.00 1,155 496,650
Semi 2 5 81.00 405.00 1,154 467,370

3 5 98.00 490.00 1,154 565,460
4 0 115.00 0.00 1,334 0

Det 4 8 120.00 960.00 1,334 1,280,640
5 3 130.00 390.00 1,334 520,260

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 1 84.00 84.00 1,155 97,020
Semi 2 2 79.00 158.00 1,154 182,332

3 1 93.00 93.00 1,154 107,322
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\Kings Lynn\Appendix
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Site make up

Number 5 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 20 20 0.63 32.00 91 1,812 2,899 2,245,989 1,239.51 Kings Lynn Green Agricultural

Beds No m2 Total BCIS COST Area Gross 0.735
Market 0 Net 0.625
Flat 1 1 40.00 40.00 10% 1,294 56,936

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2 86.00 172.00 1,155 198,660
Semi 2 2 81.00 162.00 1,154 186,948

3 3 98.00 294.00 1,154 339,276
4 0 115.00 0.00 1,334 0

Det 4 4 120.00 480.00 1,334 640,320
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 0 84.00 0.00 1,155 0
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\Kings Lynn\Appendix
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Site make up

Number 8 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small Green 8 8 0.27 30.00 101 805 3,019 995,570 1,236.73 Kings Lynn Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.267
Market 0 Net 0.267
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 2 79.00 158.00 1,154 182,332

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\Kings Lynn\Appendix
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Site make up

Number 9 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small 6 6 0.20 30.00 88 528 2,640 631,141 1,195.34 Kings Lynn Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.200
Market 0 Net 0.200
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 1 98.00 98.00 1,154 113,092
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 1 70.00 70.00 1,155 80,850

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 10 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small 3 3 0.10 30.00 105 316 3,160 386,264 1,222.35 Kings Lynn Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.100
Market 0 Net 0.100
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 0 81.00 0.00 1,154 0

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Site make up

Number 11 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 100 100 2.50 40.00 89 8,915 3,566 10,829,114 1,214.71 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 3.333
Market 0 Net 2.500
Flat 1 4 40.00 160.00 10% 1,294 227,744

2 0 65.00 0.00 10% 1,294 0
Terrace 2 12 73.00 876.00 1,155 1,011,780

3 12 86.00 1,032.00 1,155 1,191,960
Semi 2 12 81.00 972.00 1,154 1,121,688

3 20 98.00 1,960.00 1,154 2,261,840
4 0 115.00 0.00 1,334 0

Det 4 12 120.00 1,440.00 1,334 1,920,960
5 8 130.00 1,040.00 1,334 1,387,360

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 3 39.00 117.00 10% 1,294 166,538

2 0 61.00 0.00 10% 1,294 0
Terrace 2 8 70.00 560.00 1,155 646,800

3 3 84.00 252.00 1,155 291,060
Semi 2 4 79.00 316.00 1,154 364,664

3 1 93.00 93.00 1,154 107,322
4 1 97.00 97.00 1,334 129,398

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 12 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 50 50 1.25 40.00 88 4,424 3,539 5,372,463 1,214.39 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 1.526
Market 0 Net 1.250
Flat 1 2 40.00 80.00 10% 1,294 113,872

2 0 65.00 0.00 10% 1,294 0
Terrace 2 6 73.00 438.00 1,155 505,890

3 6 86.00 516.00 1,155 595,980
Semi 2 6 81.00 486.00 1,154 560,844

3 10 98.00 980.00 1,154 1,130,920
4 0 115.00 0.00 1,334 0

Det 4 6 120.00 720.00 1,334 960,480
5 4 130.00 520.00 1,334 693,680

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 2 39.00 78.00 10% 1,294 111,025

2 0 61.00 0.00 10% 1,294 0
Terrace 2 4 70.00 280.00 1,155 323,400

3 2 84.00 168.00 1,155 194,040
Semi 2 2 79.00 158.00 1,154 182,332

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\Kings Lynn\Appendix
20/04/2021



Appendix
Site make up

Number 13 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 20 20 0.50 40.00 88 1,754 3,508 2,135,941 1,217.75 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.610
Market 0 Net 0.500
Flat 1 1 40.00 40.00 10% 1,294 56,936

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2.0 86.00 172.00 1,155 198,660
Semi 2 2 81.00 162.00 1,154 186,948

3 4 98.00 392.00 1,154 452,368
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2.0 70.00 140.00 1,155 161,700

3 1 84.00 84.00 1,155 97,020
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\Kings Lynn\Appendix
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Number 15 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 10 10 0.25 40.00 93 926 3,704 1,131,903 1,222.36 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.250
Market 0 Net 0.250
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 2 115.00 230.00 1,334 306,820

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 16 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 7 7 0.20 35.00 98 686 3,430 836,803 1,219.83 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.200
Market 0 Net 0.200
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Number 17 Units NET Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
Units/ha m2 m2 m2/ha £/m2

PDL 3 3 0.09 35.00 86 258 3,010 297,990 1,155.00 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.086
Market 0 Net 0.086
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 3 86.00 258.00 1,155 297,990
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 18 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 50 HD 50 1.00 50.00 68 3,400 3,400 5,114,144 1,504.16 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 1.111
Market 0 Net 1.000
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 20 65.00 1,300.00 12% 1,343 1,955,408
Flat 3 High* 3 20 80.00 1,600.00 12% 1,343 2,406,656
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 5 39.00 195.00 12% 1,343 293,311
Flat 2 High* 2 5 61.00 305.00 12% 1,343 458,769
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Appendix
Site make up

Number 19 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 20 HD 20 0.40 50.00 68 1,360 3,400 2,045,658 1,504.16 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.400
Market 0 Net 0.400
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 8 65.00 520.00 12% 1,343 782,163
Flat 3 High* 3 8 80.00 640.00 12% 1,343 962,662
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 2 39.00 78.00 12% 1,343 117,324
Flat 2 High* 2 2 61.00 122.00 12% 1,343 183,508
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Appendix
Site make up

Number 21 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PRS 50 50 1.25 40.00 87 4,350 3,480 5,020,670 1,154.18 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 1.526
Market 0 Net 1.250
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 20 81.00 1,620.00 1,154 1,869,480

3 20 98.00 1,960.00 1,154 2,261,840
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 5 70.00 350.00 1,155 404,250

3 5 84.00 420.00 1,155 485,100
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 22 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PRS 50 HD 50 1.00 50.00 68 3,400 3,400 5,114,144 1,504.16 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 1.276
Market 0 Net 1.000
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 20 65.00 1,300.00 12% 1,343 1,955,408
Flat 3 High* 3 20 80.00 1,600.00 12% 1,343 2,406,656
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 5 39.00 195.00 12% 1,343 293,311
Flat 2 High* 2 5 61.00 305.00 12% 1,343 458,769
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Appendix
Site make up

Number 23 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PRS 20 HD 20 0.40 50.00 68 1,360 3,400 2,045,658 1,504.16 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.400
Market 0 Net 0.400
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 8 65.00 520.00 12% 1,343 782,163
Flat 3 High* 3 8 80.00 640.00 12% 1,343 962,662
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 2 39.00 78.00 12% 1,343 117,324
Flat 2 High* 2 2 61.00 122.00 12% 1,343 183,508
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Appendix
Site make up

Number 25 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Boal Quay 350 10.94 32.00 93 32,383 2,961 35,341,103 1,091.35 Kings Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 4.100
Market 0 Net 10.938
Flat 1 14 40.00 560.00 10% 1,150 708,400

2 0 65.00 0.00 10% 1,150 0
Terrace 2 45 73.00 3,285.00 1,015 3,334,275

3 45 86.00 3,870.00 1,015 3,928,050
Semi 2 45 81.00 3,645.00 1,038 3,783,510

3 45 98.00 4,410.00 1,038 4,577,580
4 0 115.00 0.00 1,171 0

Det 4 74 120.00 8,880.00 1,171 10,398,480
5 30 130.00 3,900.00 1,171 4,566,900

Flat 1 High* 1 0 40.00 0.00 12% 1,176 0
Flat 2 High* 2 0 65.00 0.00 12% 1,176 0
Flat 3 High* 3 0 80.00 0.00 12% 1,176 0
Affordable
Flat 1 7 39.00 273.00 10% 1,150 345,345

2 0 61.00 0.00 10% 1,150 0
Terrace 2 16 70.00 1,120.00 1,015 1,136,800

3 5 84.00 420.00 1,015 426,300
Semi 2 16 79.00 1,264.00 1,038 1,312,032

3 5 93.00 465.00 1,038 482,670
4 3 97.00 291.00 1,171 340,761

Det 4 0 106.00 0.00 1,171 0
5 0 110.00 0.00 1,171 0

Flat 1 High* 1 0 39.00 0.00 12% 1,176 0
Flat 2 High* 2 0 61.00 0.00 12% 1,176 0
Flat 3 High* 3 0 74.00 0.00 12% 1,176 0

Number 26 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

South of Parkway 260 8.13 32.00 92 23,978 2,951 26,178,415 1,091.77 King's Lynn PDL Industrial

Beds No m2 Total BCIS COST Area Gross 8.800
Market 0 Net 8.125
Flat 1 11 40.00 440.00 10% 1,150 556,600

2 0 65.00 0.00 10% 1,150 0
Terrace 2 33 73.00 2,409.00 1,015 2,445,135

3 33 86.00 2,838.00 1,015 2,880,570
Semi 2 33 81.00 2,673.00 1,038 2,774,574

3 33 98.00 3,234.00 1,038 3,356,892
4 0 115.00 0.00 1,171 0

Det 4 55 120.00 6,600.00 1,171 7,728,600
5 22 130.00 2,860.00 1,171 3,349,060

Flat 1 High* 1 0 40.00 0.00 12% 1,176 0
Flat 2 High* 2 0 65.00 0.00 12% 1,176 0
Flat 3 High* 3 0 80.00 0.00 12% 1,176 0
Affordable
Flat 1 6 39.00 234.00 10% 1,150 296,010

2 0 61.00 0.00 10% 1,150 0
Terrace 2 12 70.00 840.00 1,015 852,600

3 4 84.00 336.00 1,015 341,040
Semi 2 12 79.00 948.00 1,038 984,024

3 4 93.00 372.00 1,038 386,136
4 2 97.00 194.00 1,171 227,174

Det 4 0 106.00 0.00 1,171 0
5 0 110.00 0.00 1,171 0

Flat 1 High* 1 0 39.00 0.00 12% 1,176 0
Flat 2 High* 2 0 61.00 0.00 12% 1,176 0
Flat 3 High* 3 0 74.00 0.00 12% 1,176 0
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Appendix
For Apps

Site 1 Site 2 Site 3 Site 4 Site 5 Site 8 Site 9 Site 10 Site 11 Site 12 Site 13 Site 15 Site 16 Site 17 Site 18 Site 19 Site 21 Site 22 Site 23 Site 25 Site 26
Greenfield 150 Greenfield 100 Medium Green 

80
Medium Green 

40
Medium Green 

20
Small Green 8 Small 6 Small 3 PDL 100 PDL 50 PDL 20 PDL 10 PDL 7 PDL 3 PDL 50 HD PDL 20 HD PRS 50 PRS 50 HD PRS 20 HD Boal Quay South of 

Parkway

Green/brown field Green Green Green Green Green Green Green Green PDL PDL PDL PDL PDL PDL PDL PDL PDL PDL PDL PDL PDL
Use Agricultural Agricultural Agricultural Agricultural Agricultural Paddock Paddock Paddock Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial
Locality Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn Kings Lynn King's Lynn

Site Area Gross ha 6.25 4.17 3.33 1.47 0.74 0.27 0.20 0.10 3.33 1.53 0.61 0.25 0.20 0.09 1.11 0.40 1.53 1.28 0.40 4.10 8.80
Net ha 4.69 3.13 2.50 1.25 0.63 0.27 0.20 0.10 2.50 1.25 0.50 0.25 0.20 0.09 1.00 0.40 1.25 1.00 0.40 10.94 8.13

Units 150 100 80 40 20 8 6 3 100 50 20 10 7 3 50 20 50 50 20 350 260

Average Unit  Size m2 91.37 91.18 92.44 90.85 90.60 100.63 88.00 105.33 89.15 88.48 87.70 92.60 98.00 86.00 68.00 68.00 87.00 68.00 68.00 92.52 92.22

Mix Intermediate to Buy 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50%
Affordable Rent 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Price Market £/m2 2,600 2,600 2,600 2,600 2,600 2,600 2,600 2,600 2,450 2,450 2,450 2,450 2,450 2,450 2,350 2,350 2,450 2,450 2,450 2,600 2,600
Intermediate to Buy £/m2 1,690 1,690 1,690 1,690 1,690 1,690 1,690 1,690 1,593 1,593 1,593 1,593 1,593 1,593 1,528 1,528 1,593 1,593 1,593 1,690 1,690
Affordable Rent £/m2 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,960 1,300 1,300 1,300 1,300
Social Rent £/m2 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050

Grant and SubsidIntermediate to Buy £/unit
Affordable Rent £/unit
Social Rent £/unit

Sales per Quarter
Unit Build Time 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3

Existing Use Value £/ha 25,000 25,000 25,000 25,000 50,000 50,000 50,000 50,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 400,000 400,000
Up Lift % % 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20%
Additional Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000

Easements etc £ 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals / Acquisition % land 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5%

Planning Fee <50 £/unit 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462
>50 £/unit 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138

Architects % 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00%
QS / PM % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Planning Consultants % 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Other Professional % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%

BCIS £/m2 1,232 1,232 1,227 1,230 1,240 1,237 1,195 1,222 1,215 1,214 1,218 1,222 1,220 1,155 1,504 1,504 1,154 1,504 1,504 1,091 1,092
FHS % 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80%
Energy £/m2 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Design £/m2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Acc & Adpt £/m2 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3
Water £/m2 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06
Small Sites %
Site Costs % 15.66% 15.66% 15.66% 15.66% 10.66% 10.66% 10.66% 10.66% 15.66% 15.66% 15.66% 10.66% 10.66% 10.66% 5.66% 5.66% 10.66% 5.66% 5.66% 15.66% 15.66%
Pre CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 302 401
Post CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 302 401

£/m2 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Inf Tariff % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Contingency % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
Abnormals % 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%

£/site 414,000 316,000 178,000 101,000 66,000 21,000 7,000 7,000 260,000 94,000 52,000 7,000 14,000 0 24,000 24,000 24,000 24,000 24,000 848,000 659,000

FINANCE Fees £
Interest % 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50%
Legal and Valuation £

SALES Agents % 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Legals % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Misc. £ 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Developers Profi Market Housing 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 15.00% 15.00% 15.00% 17.50% 17.50%
Affordable Housing 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 15.00% 15.00% 15.00% 17.50% 17.50%
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Site 1 Site 2 Site 3 Site 4 Site 5 Site 8 Site 9 Site 10 Site 11 Site 12 Site 13 Site 15 Site 16 Site 17 Site 18 Site 19 Site 21 Site 22 Site 23 Site 25 Site 26

Greenfield 
150

Greenfield 
100

Medium 
Green 80

Medium 
Green 40

Medium 
Green 20

Small Green 
8 Small 6 Small 3 PDL 100 PDL 50 PDL 20 PDL 10 PDL 7 PDL 3 PDL 50 HD PDL 20 HD PRS 50 PRS 50 HD PRS 20 HD Boal Quay South of 

Parkway

Green/brown field Green Green Green Green Green Green Green Green PDL PDL PDL PDL PDL PDL PDL PDL PDL PDL PDL PDL PDL
Use Agricultural Agricultural Agricultural Agricultural Agricultural Paddock Paddock Paddock Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial

Site Are Gross ha 6.25 4.17 3.33 1.47 0.74 0.27 0.20 0.10 3.33 1.53 0.61 0.25 0.20 0.09 1.11 0.40 1.53 1.28 0.40 4.10 8.80
Net ha 4.69 3.13 2.50 1.25 0.63 0.27 0.20 0.10 2.50 1.25 0.50 0.25 0.20 0.09 1.00 0.40 1.25 1.00 0.40 10.94 8.13

Units 150 100 80 40 20 8 6 3 100 50 20 10 7 3 50 20 50 50 20 350 260

Mix Market 85.00% 85.00% 85.00% 85.00% 85.00% 85.00% 85.00% 100.00% 85.00% 85.00% 85.00% 85.00% 100.00% 100.00% 85.00% 85.00% 85.00% 85.00% 85.00% 85.00% 85.00%
Intermediate to Buy 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 0.00% 4.50% 4.50% 4.50% 4.50% 0.00% 0.00% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% 4.50%
Affordable Rent 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 0.00% 10.50% 10.50% 10.50% 10.50% 0.00% 0.00% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50% 10.50%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Existing Use Value £/ha 25,000 25,000 25,000 25,000 50,000 50,000 50,000 50,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 400,000 400,000
£ site 156,250 104,167 83,333 36,770 36,770 13,333 10,000 5,000 1,500,000 686,700 274,680 112,500 90,000 38,571 500,000 180,000 686,700 574,200 180,000 1,640,000 3,520,000

Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 80,000 80,000
£ site 1,875,000 1,250,000 1,000,000 441,240 220,620 80,000 60,000 30,000 300,000 137,340 54,936 22,500 18,000 7,714 100,000 36,000 137,340 114,840 36,000 328,000 704,000

Benchmark Land Value £/ha 325,000 325,000 325,000 325,000 350,000 350,000 350,000 350,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 480,000 480,000
£ site 2,031,250 1,354,167 1,083,333 478,010 257,390 93,333 70,000 35,000 1,800,000 824,040 329,616 135,000 108,000 46,286 600,000 216,000 824,040 689,040 216,000 1,968,000 1,968,000

Residua  Gross £/ha 427,762 421,881 454,495 491,364 633,116 822,081 851,435 1,207,389 72,252 99,977 61,759 397,239 604,631 837,823 -728,285 -846,809 746,047 -318,367 -443,698 2,293,690 820,041
Net £/ha 570,350 562,508 605,994 578,159 744,950 822,081 851,435 1,207,389 96,336 122,051 75,396 397,239 604,631 837,823 -809,205 -846,809 910,774 -406,236 -443,698 859,806 888,168

£ site 2,673,513 1,757,837 1,514,985 722,698 465,594 219,222 170,287 120,739 240,839 152,564 37,698 99,310 120,926 71,813 -809,205 -338,724 1,138,468 -406,236 -177,479 9,404,129 7,216,361

Additional Profit £ site 9,568,283 4,874,836 2,566,283 1,234,717 623,050 421,262 350,079 162,477 -4,772,004 -2,956,911 -2,066,562 3,960,010 -735,335 1,107,200 -95,099 356,332 -1,192,187 -1,192,187 -1,192,187 -38,014,832 -49,856,338
£/m2 784 599 392 384 377 575 749 514 -600 -744 -1,291 4,742 -1,072 4,291 -31 289 -313 -387 -967 -1,334 -2,357



Appendix
Site 1

SITE NAME Site 1 Greenfield 150

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 150 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,232

LAND /unit or m2 Total No dwgs 150 FHS 35 2.80%
Market Housing 95.7 85% 128 2,600 31,724,550 12,202 Land 17,823 2,673,513 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 123,176 No dwgs over 5 100 138 13,800 Design 0
Shared Ownership 74.1 5% 7 1,690 844,916 500 Easements etc. 0 Total 36,900 Acc & Adpt 3

Legals Acquisition 1.50% 40,103 163,278 Water 0
Affordable Rent 74.1 11% 16 1,300 1,516,515 1,167 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 74.1 0% 0 1,050 0 0 Planning Fee 36,900 Stamp duty calc - Residual 1,463

Architects 4.00% 848,548 Land payment 2,673,513
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 106,068

Affordable Rent 0 0 Planning Consultants 1.00% 212,137
Social Rent 0 0 Other Professional 2.50% 530,342 1,733,996

SITE AREA - Net 4.69 ha 32 /ha 34,085,981 13,868 CONSTRUCTION
SITE AREA - Gross 6.25 ha 24 /ha Build Cost - BCIS Based 1,463 20,292,386 Total 123,176

s106 / CIL 0
Contingency 2.50% 507,310 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 414,000 21,213,695 Land payment 2,031,250
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 2,673,513 570,350 427,762 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 156,250 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = -10,948,939 Total 101,563

Plus /ha 300,000 1,875,000 300,000 SALES
Viability Threshold 2,031,250 325,000 Check on phasing dwgs nos Agents 2.0% 681,720 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 170,430 Total 0 0.00% 0
£/m2 Misc. 0 852,150 26,636,632

Additional Profit 9,568,283 784 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 5,551,796 Total 0
Affordable Housing 17.50% 413,250 39766.97725

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 12 13 12 13 12 13 12 13 12 13 12 13
Market Housing 0 0 0 2,537,964 2,749,461 2,537,964 2,749,461 2,537,964 2,749,461 2,537,964 2,749,461 2,537,964 2,749,461 2,537,964 2,749,461 0 0 0 0 0 0
Shared Ownership 0 0 0 67,593 73,226 67,593 73,226 67,593 73,226 67,593 73,226 67,593 73,226 67,593 73,226 0 0 0 0 0 0
Affordable Rent 0 0 0 121,321 131,431 121,321 131,431 121,321 131,431 121,321 131,431 121,321 131,431 121,321 131,431 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,726,878 2,954,118 2,726,878 2,954,118 2,726,878 2,954,118 2,726,878 2,954,118 2,726,878 2,954,118 2,726,878 2,954,118 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 123,176
Easements etc. 0
Legals Acquisition 40,103

Planning Fee 36,900
Architects 424,274 424,274
QS 53,034 53,034
Planning Consultants 106,068 106,068
Other Professional 265,171 265,171

Build Cost - BCIS Base 0 541,130 1,127,355 1,668,485 1,713,579 1,668,485 1,713,579 1,668,485 1,713,579 1,668,485 1,713,579 1,668,485 1,713,579 1,127,355 586,224 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 13,528 28,184 41,712 42,839 41,712 42,839 41,712 42,839 41,712 42,839 41,712 42,839 28,184 14,656 0 0 0 0 0 0 0 0
Abnormals 0 11,040 23,000 34,040 34,960 34,040 34,960 34,040 34,960 34,040 34,960 34,040 34,960 23,000 11,960 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 54,538 59,082 54,538 59,082 54,538 59,082 54,538 59,082 54,538 59,082 54,538 59,082 0 0 0 0 0 0
Legals 0 0 0 0 0 0 13,634 14,771 13,634 14,771 13,634 14,771 13,634 14,771 13,634 14,771 13,634 14,771 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 1,048,726 0 1,414,246 1,178,539 1,744,237 1,791,379 1,812,409 1,865,232 1,812,409 1,865,232 1,812,409 1,865,232 1,812,409 1,865,232 1,246,711 686,693 68,172 73,853 0 0 0 0 0 0

For Residual Valuation Land 2,673,513
Interest 60,486 61,469 85,450 105,989 136,056 167,376 155,236 140,064 127,480 111,857 98,815 82,726 69,211 52,641 29,443 0 0 0 0 0 0 0 0

Market Housing 5,551,796
Affordable Housing 413,250

Cash Flow -3,722,240 -60,486 -1,475,716 -1,263,988 -1,850,227 -1,927,434 747,093 933,650 774,405 961,406 802,612 990,072 831,743 1,019,676 1,427,527 2,237,982 2,658,706 2,880,265 0 0 0 0 0 -5,965,047
Opening Balanc 0
Closing Balance -3,722,240 -3,782,726 -5,258,442 -6,522,430 -8,372,657 -10,300,091 -9,552,998 -8,619,348 -7,844,943 -6,883,537 -6,080,925 -5,090,853 -4,259,110 -3,239,434 -1,811,907 426,075 3,084,781 5,965,047 5,965,047 5,965,047 5,965,047 5,965,047 5,965,047 0

correct

20/04/202115:44



Appendix
Site 2

SITE NAME Site 2 Greenfield 100

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,232

LAND /unit or m2 Total No dwgs 100 FHS 35 2.80%
Market Housing 95.7 85% 85 2,600 21,149,700 8,135 Land 17,578 1,757,837 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 77,392 No dwgs over 5 50 138 6,900 Design 0
Shared Ownership 73.1 5% 5 1,690 555,926 329 Easements etc. 0 Total 30,000 Acc & Adpt 3

Legals Acquisition 1.50% 26,368 103,759 Water 0
Affordable Rent 73.1 11% 11 1,300 997,815 768 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 73.1 0% 0 1,050 0 0 Planning Fee 30,000 Stamp duty calc - Residual 1,463

Architects 4.00% 566,389 Land payment 1,757,837
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 70,799

Affordable Rent 0 0 Planning Consultants 1.00% 141,597
Social Rent 0 0 Other Professional 2.50% 353,993 1,162,778

SITE AREA - Net 3.13 ha 32 /ha 22,703,441 9,231 CONSTRUCTION
SITE AREA - Gross 4.17 ha 24 /ha Build Cost - BCIS Based 1,463 13,506,078 Total 77,392

s106 / CIL 0
Contingency 2.50% 337,652 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 316,000 14,159,730 Land payment 1,354,167
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 1,757,837 562,508 421,881 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 104,167 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = -5,329,482 Total 67,708

Plus /ha 300,000 1,250,000 300,000 SALES
Viability Threshold 1,354,167 325,000 Check on phasing dwgs nos Agents 2.0% 454,069 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 113,517 Total 0 0.00% 0
£/m2 Misc. 0 567,586 17,751,690

Additional Profit 4,874,836 599 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 3,701,198 Total 0
Affordable Housing 17.50% 271,905 39731.02088

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 12 13 12 13 12 13 12 13
Market Housing 0 0 0 2,537,964 2,749,461 2,537,964 2,749,461 2,537,964 2,749,461 2,537,964 2,749,461 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 66,711 72,270 66,711 72,270 66,711 72,270 66,711 72,270 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 119,738 129,716 119,738 129,716 119,738 129,716 119,738 129,716 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,724,413 2,951,447 2,724,413 2,951,447 2,724,413 2,951,447 2,724,413 2,951,447 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 77,392
Easements etc. 0
Legals Acquisition 26,368

Planning Fee 30,000
Architects 283,195 283,195
QS 35,399 35,399
Planning Consultants 70,799 70,799
Other Professional 176,997 176,997

Build Cost - BCIS Base 0 540,243 1,125,506 1,665,750 1,710,770 1,665,750 1,710,770 1,665,750 1,710,770 1,125,506 585,263 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 13,506 28,138 41,644 42,769 41,644 42,769 41,644 42,769 28,138 14,632 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 12,640 26,333 38,973 40,027 38,973 40,027 38,973 40,027 26,333 13,693 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 54,488 59,029 54,488 59,029 54,488 59,029 54,488 59,029 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 13,622 14,757 13,622 14,757 13,622 14,757 13,622 14,757 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 700,149 0 1,132,778 1,179,977 1,746,367 1,793,566 1,814,477 1,867,352 1,814,477 1,867,352 1,248,088 687,374 68,110 73,786 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 1,757,837
Interest 39,942 40,591 59,659 79,803 109,478 140,402 127,897 112,359 99,399 83,397 60,762 24,958 0 0 0 0 0 0 0 0 0 0 0

Market Housing 3,701,198
Affordable Housing 271,905

Cash Flow -2,457,985 -39,942 -1,173,370 -1,239,636 -1,826,169 -1,903,044 769,534 956,198 797,577 984,697 1,392,928 2,203,311 2,631,344 2,877,661 0 0 0 0 0 0 0 0 0 -3,973,102
Opening Balanc 0
Closing Balance -2,457,985 -2,497,927 -3,671,297 -4,910,933 -6,737,102 -8,640,146 -7,870,613 -6,914,415 -6,116,838 -5,132,141 -3,739,214 -1,535,903 1,095,441 3,973,102 3,973,102 3,973,102 3,973,102 3,973,102 3,973,102 3,973,102 3,973,102 3,973,102 3,973,102 0

correct

20/04/202115:44



Appendix
Site 3

SITE NAME Site 3 Medium Green 80

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 80 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,227

LAND /unit or m2 Total No dwgs 80 FHS 34 2.80%
Market Housing 96.3 85% 68 2,600 17,017,000 6,545 Land 18,937 1,514,985 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 65,249 No dwgs over 5 30 138 4,140 Design 0
Shared Ownership 77.2 5% 4 1,690 469,609 278 Easements etc. 0 Total 27,240 Acc & Adpt 3

Legals Acquisition 1.50% 22,725 87,974 Water 0
Affordable Rent 77.2 11% 8 1,300 842,888 648 Small Sites 0 0%

PLANNING Site Costs 192 16%
Social Rent 77.2 0% 0 1,050 0 0 Planning Fee 27,240 Stamp duty calc - Residual 1,457

Architects 4.00% 453,280 Land payment 1,514,985
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 56,660

Affordable Rent 0 0 Planning Consultants 1.00% 113,320
Social Rent 0 0 Other Professional 2.50% 283,300 933,800

SITE AREA - Net 2.50 ha 32 /ha 18,329,496 7,471 CONSTRUCTION
SITE AREA - Gross 3.33 ha 24 /ha Build Cost - BCIS Based 1,457 10,881,954 Total 65,249

s106 / CIL 0
Contingency 2.50% 272,049 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 178,000 11,332,002 Land payment 1,083,333
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 1,514,985 605,994 454,495 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 83,333 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = -2,107,871 Total 54,167

Plus /ha 300,000 1,000,000 300,000 SALES
Viability Threshold 1,083,333 325,000 Check on phasing dwgs nos Agents 2.0% 366,590 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 91,647 Total 0 0.00% 0
£/m2 Misc. 0 458,237 14,326,999

Additional Profit 2,566,283 392 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 2,977,975 Total 0
Affordable Housing 17.50% 229,687 40095.77305

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 12 13 12 13 12 13 5
Market Housing 0 0 0 2,552,550 2,765,263 2,552,550 2,765,263 2,552,550 2,765,263 1,063,563 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 70,441 76,311 70,441 76,311 70,441 76,311 29,351 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 126,433 136,969 126,433 136,969 126,433 136,969 52,680 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,749,424 2,978,543 2,749,424 2,978,543 2,749,424 2,978,543 1,145,594 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 65,249
Easements etc. 0
Legals Acquisition 22,725

Planning Fee 27,240
Architects 226,640 226,640
QS 28,330 28,330
Planning Consultants 56,660 56,660
Other Professional 141,650 141,650

Build Cost - BCIS Base 0 544,098 1,133,537 1,677,635 1,722,976 1,677,635 1,722,976 1,360,244 816,147 226,707 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 13,602 28,338 41,941 43,074 41,941 43,074 34,006 20,404 5,668 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 8,900 18,542 27,442 28,183 27,442 28,183 22,250 13,350 3,708 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 54,988 59,571 54,988 59,571 54,988 59,571 22,912 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 13,747 14,893 13,747 14,893 13,747 14,893 5,728 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 568,494 0 1,019,880 1,180,417 1,747,017 1,794,234 1,815,753 1,868,697 1,485,236 924,364 304,819 74,464 28,640 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 1,514,985
Interest 33,857 34,407 51,539 71,558 101,110 131,909 118,881 102,777 83,905 51,888 13,006 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 2,977,975
Affordable Housing 229,687

Cash Flow -2,083,479 -33,857 -1,054,287 -1,231,956 -1,818,575 -1,895,344 801,762 990,965 1,161,411 1,970,275 2,392,718 2,891,074 1,116,954 0 0 0 0 0 0 0 0 0 0 -3,207,662
Opening Balanc 0
Closing Balance -2,083,479 -2,117,335 -3,171,622 -4,403,578 -6,222,153 -8,117,497 -7,315,734 -6,324,769 -5,163,358 -3,193,083 -800,365 2,090,708 3,207,662 3,207,662 3,207,662 3,207,662 3,207,662 3,207,662 3,207,662 3,207,662 3,207,662 3,207,662 3,207,662 0

correct

20/04/202115:44



Appendix
Site 4

SITE NAME Site 4 Medium Green 40

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 40 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,230

LAND /unit or m2 Total No dwgs 40 FHS 34 2.80%
Market Housing 94.5 85% 34 2,600 8,357,818 3,215 Land 18,067 722,698 No dwgs under 40 462 18,480 Energy 0

Stamp Duty 25,635 No dwgs over 5 0 138 0 Design 0
Shared Ownership 73.4 5% 2 1,690 223,370 132 Easements etc. 0 Total 18,480 Acc & Adpt 3

Legals Acquisition 1.50% 10,840 36,475 Water 0
Affordable Rent 73.4 11% 4 1,300 400,920 308 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 73.4 0% 0 1,050 0 0 Planning Fee 18,480 Stamp duty calc - Residual 1,460

Architects 4.00% 222,893 Land payment 722,698
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 27,862

Affordable Rent 0 0 Planning Consultants 1.00% 55,723
Social Rent 0 0 Other Professional 2.50% 139,308 464,265

SITE AREA - Net 1.25 ha 32 /ha 8,982,108 3,655 CONSTRUCTION
SITE AREA - Gross 1.47 ha 27 /ha Build Cost - BCIS Based 1,460 5,337,872 Total 25,635

s106 / CIL 0
Contingency 2.50% 133,447 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 101,000 5,572,319 Land payment 478,010
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 722,698 578,159 491,364 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 36,770 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 4%
Uplift 0% 0 0 Closing balance = -1,031,930 Total 19,120

Plus /ha 300,000 441,240 300,000 SALES
Viability Threshold 478,010 325,000 Check on phasing dwgs nos Agents 2.0% 179,642 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 44,911 Total 0 0.00% 0
£/m2 Misc. 0 224,553 7,020,311

Additional Profit 1,234,717 384 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 1,462,618 Total 0
Affordable Housing 17.50% 109,251 39296.72205

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 5 5 5 5 5 5 5 5
Market Housing 0 0 0 1,044,727 1,044,727 1,044,727 1,044,727 1,044,727 1,044,727 1,044,727 1,044,727 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 27,921 27,921 27,921 27,921 27,921 27,921 27,921 27,921 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 50,115 50,115 50,115 50,115 50,115 50,115 50,115 50,115 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,122,763 1,122,763 1,122,763 1,122,763 1,122,763 1,122,763 1,122,763 1,122,763 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 25,635
Easements etc. 0
Legals Acquisition 10,840

Planning Fee 18,480
Architects 111,446 111,446
QS 13,931 13,931
Planning Consultants 27,862 27,862
Other Professional 69,654 69,654

Build Cost - BCIS Base 0 222,411 444,823 667,234 667,234 667,234 667,234 667,234 667,234 444,823 222,411 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 5,560 11,121 16,681 16,681 16,681 16,681 16,681 16,681 11,121 5,560 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 4,208 8,417 12,625 12,625 12,625 12,625 12,625 12,625 8,417 4,208 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 22,455 22,455 22,455 22,455 22,455 22,455 22,455 22,455 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,614 5,614 5,614 5,614 5,614 5,614 5,614 5,614 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 277,848 0 455,073 464,360 696,540 696,540 724,609 724,609 724,609 724,609 492,429 260,249 28,069 28,069 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 722,698
Interest 16,259 16,523 24,187 32,125 43,966 55,999 50,439 44,789 39,047 33,211 23,508 9,874 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,462,618
Affordable Housing 109,251

Cash Flow -1,000,547 -16,259 -471,596 -488,546 -728,665 -740,506 342,155 347,715 353,366 359,108 597,123 839,006 1,084,820 1,094,694 0 0 0 0 0 0 0 0 0 -1,571,869
Opening Balanc 0
Closing Balance -1,000,547 -1,016,805 -1,488,401 -1,976,948 -2,705,613 -3,446,119 -3,103,964 -2,756,249 -2,402,883 -2,043,775 -1,446,652 -607,646 477,174 1,571,869 1,571,869 1,571,869 1,571,869 1,571,869 1,571,869 1,571,869 1,571,869 1,571,869 1,571,869 0

correct

20/04/202115:44



Appendix
Site 5

SITE NAME Site 5 Medium Green 20

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,240

LAND /unit or m2 Total No dwgs 20 FHS 35 2.80%
Market Housing 97.1 85% 17 2,600 4,292,925 1,651 Land 23,280 465,594 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 12,780 No dwgs over 5 0 138 0 Design 0
Shared Ownership 64.5 5% 1 1,690 98,105 58 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% 6,984 19,764 Water 0
Affordable Rent 64.5 11% 2 1,300 176,085 135 Small Sites 0 0%

PLANNING Site Costs 132 11%
Social Rent 64.5 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,410

Architects 4.00% 109,256 Land payment 465,594
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 13,657

Affordable Rent 0 0 Planning Consultants 1.00% 27,314
Social Rent 0 0 Other Professional 2.50% 68,285 227,751

SITE AREA - Net 0.63 ha 32 /ha 4,567,115 1,845 CONSTRUCTION
SITE AREA - Gross 0.74 ha 27 /ha Build Cost - BCIS Based 1,410 2,600,379 Total 12,780

s106 / CIL 0
Contingency 2.50% 65,009 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 66,000 2,731,388 Land payment 257,390
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 465,594 744,950 633,116 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 36,770 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 3%
Uplift 0% 0 0 Closing balance = -388,522 Total 7,722

Plus /ha 300,000 220,620 300,000 SALES
Viability Threshold 257,390 350,000 Check on phasing dwgs nos Agents 2.0% 91,342 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 22,836 Total 0 0.00% 0
£/m2 Misc. 0 114,178 3,558,674

Additional Profit 623,050 377 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 751,262 Total 0
Affordable Housing 17.50% 47,983 39962.25188

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 2 3 2 3 2 3
Market Housing 0 0 0 429,293 643,939 429,293 643,939 429,293 643,939 429,293 643,939 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 9,810 14,716 9,810 14,716 9,810 14,716 9,810 14,716 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 17,609 26,413 17,609 26,413 17,609 26,413 17,609 26,413 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 456,711 685,067 456,711 685,067 456,711 685,067 456,711 685,067 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 12,780
Easements etc. 0
Legals Acquisition 6,984

Planning Fee 9,240
Architects 54,628 54,628
QS 6,828 6,828
Planning Consultants 13,657 13,657
Other Professional 34,142 34,142

Build Cost - BCIS Base 0 86,679 216,698 303,378 346,717 303,378 346,717 303,378 346,717 216,698 130,019 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,167 5,417 7,584 8,668 7,584 8,668 7,584 8,668 5,417 3,250 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 2,200 5,500 7,700 8,800 7,700 8,800 7,700 8,800 5,500 3,300 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 9,134 13,701 9,134 13,701 9,134 13,701 9,134 13,701 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,284 3,425 2,284 3,425 2,284 3,425 2,284 3,425 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 138,259 0 200,302 227,616 318,662 364,185 330,080 381,312 330,080 381,312 239,033 153,696 11,418 17,127 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 465,594
Interest 9,813 9,972 13,389 17,305 22,765 29,053 27,467 22,977 21,293 16,703 13,437 5,021 0 0 0 0 0 0 0 0 0 0 0

Market Housing 751,262
Affordable Housing 47,983

Cash Flow -603,853 -9,813 -210,274 -241,005 -335,967 -386,950 97,579 276,288 103,654 282,462 200,975 517,934 440,273 667,940 0 0 0 0 0 0 0 0 0 -799,245
Opening Balanc 0
Closing Balance -603,853 -613,666 -823,939 -1,064,944 -1,400,911 -1,787,861 -1,690,282 -1,413,994 -1,310,340 -1,027,877 -826,902 -308,968 131,305 799,245 799,245 799,245 799,245 799,245 799,245 799,245 799,245 799,245 799,245 0

correct
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Appendix
Site 8

SITE NAME Site 8 Small Green 8

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 8 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,237

LAND /unit or m2 Total No dwgs 8 FHS 35 2.80%
Market Housing 107.8 85% 7 2,600 1,906,493 733 Land 27,403 219,222 No dwgs under 8 462 3,696 Energy 0

Stamp Duty 1,384 No dwgs over 5 0 138 0 Design 0
Shared Ownership 79.0 5% 0 1,690 48,064 28 Easements etc. 0 Total 3,696 Acc & Adpt 3

Legals Acquisition 1.50% 3,288 4,673 Water 0
Affordable Rent 79.0 11% 1 1,300 86,268 66 Small Sites 0 0%

PLANNING Site Costs 132 11%
Social Rent 79.0 0% 0 1,050 0 0 Planning Fee 3,696 Stamp duty calc - Residual 1,407

Architects 4.00% 48,594 Land payment 219,222
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 6,074

Affordable Rent 0 0 Planning Consultants 1.00% 12,148
Social Rent 0 0 Other Professional 2.50% 30,371 100,883

SITE AREA - Net 0.27 ha 30 /ha 2,040,825 828 CONSTRUCTION
SITE AREA - Gross 0.27 ha 30 /ha Build Cost - BCIS Based 1,407 1,164,723 Total 1,384

s106 / CIL 0
Contingency 2.50% 29,118 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 21,000 1,214,841 Land payment 93,333
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 219,222 822,081 822,081 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 13,333 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 0% 0 0 Closing balance = -314,170 Total 933

Plus /ha 300,000 80,000 300,000 SALES
Viability Threshold 93,333 350,000 Check on phasing dwgs nos Agents 2.0% 40,816 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 10,204 Total 0 0.00% 0
£/m2 Misc. 0 51,021 1,590,640

Additional Profit 421,262 575 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 333,636 Total 0
Affordable Housing 17.50% 23,508 44643.04542

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 3
Market Housing 0 0 0 476,623 714,935 714,935 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 12,016 18,024 18,024 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 21,567 32,351 32,351 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 510,206 765,309 765,309 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 1,384
Easements etc. 0
Legals Acquisition 3,288

Planning Fee 3,696
Architects 24,297 24,297
QS 3,037 3,037
Planning Consultants 6,074 6,074
Other Professional 15,186 15,186

Build Cost - BCIS Base 0 97,060 242,651 388,241 291,181 145,590 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,427 6,066 9,706 7,280 3,640 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 1,750 4,375 7,000 5,250 2,625 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 10,204 15,306 15,306 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,551 3,827 3,827 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 56,962 0 149,830 253,092 404,947 303,710 164,610 19,133 19,133 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 219,222
Interest 4,488 4,561 7,070 11,297 18,061 23,290 18,053 6,221 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 333,636
Affordable Housing 23,508

Cash Flow -276,184 -4,488 -154,391 -260,162 -416,244 -321,772 322,306 728,124 739,956 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -357,144
Opening Balanc 0
Closing Balance -276,184 -280,672 -435,063 -695,225 -1,111,470 -1,433,241 -1,110,935 -382,812 357,144 357,144 357,144 357,144 357,144 357,144 357,144 357,144 357,144 357,144 357,144 357,144 357,144 357,144 357,144 0

correct
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Appendix
Site 9

SITE NAME Site 9 Small 6

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 6 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,195

LAND /unit or m2 Total No dwgs 6 FHS 33 2.80%
Market Housing 91.6 85% 5 2,600 1,214,616 467 Land 28,381 170,287 No dwgs under 6 462 2,772 Energy 0

Stamp Duty 406 No dwgs over 5 0 138 0 Design 0
Shared Ownership 70.0 5% 0 1,690 31,941 19 Easements etc. 0 Total 2,772 Acc & Adpt 3

Legals Acquisition 1.50% 2,554 2,960 Water 0
Affordable Rent 70.0 11% 1 1,300 57,330 44 Small Sites 0 0%

PLANNING Site Costs 127 11%
Social Rent 70.0 0% 0 1,050 0 0 Planning Fee 2,772 Stamp duty calc - Residual 1,360

Architects 4.00% 29,833 Land payment 170,287
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 3,729

Affordable Rent 0 0 Planning Consultants 1.00% 7,458
Social Rent 0 0 Other Professional 2.50% 18,646 62,438

SITE AREA - Net 0.20 ha 30 /ha 1,303,887 530 CONSTRUCTION
SITE AREA - Gross 0.20 ha 30 /ha Build Cost - BCIS Based 1,360 720,803 Total 406

s106 / CIL 0
Contingency 2.50% 18,020 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 7,000 745,823 Land payment 70,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 170,287 851,435 851,435 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 10,000 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 0% 0 0 Closing balance = -291,800 Total 700

Plus /ha 300,000 60,000 300,000 SALES
Viability Threshold 70,000 350,000 Check on phasing dwgs nos Agents 2.0% 26,078 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 6,519 Total 0 0.00% 0
£/m2 Misc. 0 32,597 1,014,106

Additional Profit 350,079 749 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 212,558 Total 0
Affordable Housing 17.50% 15,622 38030.0375

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1 1 1 1
Market Housing 0 0 0 202,436 202,436 202,436 202,436 202,436 202,436 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 5,324 5,324 5,324 5,324 5,324 5,324 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 9,555 9,555 9,555 9,555 9,555 9,555 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 217,315 217,315 217,315 217,315 217,315 217,315 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 406
Easements etc. 0
Legals Acquisition 2,554

Planning Fee 2,772
Architects 14,916 14,916
QS 1,865 1,865
Planning Consultants 3,729 3,729
Other Professional 9,323 9,323

Build Cost - BCIS Base 0 40,045 80,089 120,134 120,134 120,134 120,134 80,089 40,045 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,001 2,002 3,003 3,003 3,003 3,003 2,002 1,001 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 389 778 1,167 1,167 1,167 1,167 778 389 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 4,346 4,346 4,346 4,346 4,346 4,346 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,087 1,087 1,087 1,087 1,087 1,087 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 35,565 0 71,268 82,869 124,304 124,304 129,737 129,737 88,302 46,867 5,433 5,433 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 170,287
Interest 3,345 3,399 4,613 6,034 8,152 10,305 9,049 7,773 5,803 3,127 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 212,558
Affordable Housing 15,622

Cash Flow -205,852 -3,345 -74,667 -87,482 -130,338 -132,456 77,273 78,529 121,239 164,644 208,754 211,882 0 0 0 0 0 0 0 0 0 0 0 -228,180
Opening Balanc 0
Closing Balance -205,852 -209,197 -283,864 -371,346 -501,684 -634,141 -556,868 -478,339 -357,100 -192,456 16,299 228,180 228,180 228,180 228,180 228,180 228,180 228,180 228,180 228,180 228,180 228,180 228,180 0

correct
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Appendix
Site 10

SITE NAME Site 10 Small 3

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 3 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,222

LAND /unit or m2 Total No dwgs 3 FHS 34 2.80%
Market Housing 105.3 100% 3 2,600 821,600 316 Land 40,246 120,739 No dwgs under 3 462 1,386 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 105.3 0% 0 1,690 0 0 Easements etc. 0 Total 1,386 Acc & Adpt 3

Legals Acquisition 1.50% 1,811 1,811 Water 0
Affordable Rent 105.3 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 105.3 0% 0 1,050 0 0 Planning Fee 1,386 Stamp duty calc - Residual 1,390

Architects 4.00% 18,292 Land payment 120,739
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 2,286

Affordable Rent 0 0 Planning Consultants 1.00% 4,573
Social Rent 0 0 Other Professional 2.50% 11,432 37,970

SITE AREA - Net 0.10 ha 30 /ha 821,600 316 CONSTRUCTION
SITE AREA - Gross 0.10 ha 30 /ha Build Cost - BCIS Based 1,390 439,317 Total 0

s106 / CIL 0
Contingency 2.50% 10,983 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 7,000 457,300 Land payment 35,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 120,739 1,207,389 1,207,389 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 5,000 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 0% 0 0 Closing balance = -60,791 Total 0

Plus /ha 300,000 30,000 300,000 SALES
Viability Threshold 35,000 350,000 Check on phasing dwgs nos Agents 2.0% 16,432 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 4,108 Total 0 0.00% 0
£/m2 Misc. 0 20,540 638,360

Additional Profit 162,477 514 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 143,780 Total 0
Affordable Housing 17.50% 0 47926.66667

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1
Market Housing 0 0 0 273,867 0 273,867 0 273,867 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 273,867 0 273,867 0 273,867 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,811

Planning Fee 1,386
Architects 9,146 9,146
QS 1,143 1,143
Planning Consultants 2,286 2,286
Other Professional 5,716 5,716

Build Cost - BCIS Base 0 48,813 48,813 97,626 48,813 97,626 48,813 48,813 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,220 1,220 2,441 1,220 2,441 1,220 1,220 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 778 778 1,556 778 1,556 778 778 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 5,477 0 5,477 0 5,477 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,369 0 1,369 0 1,369 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 21,489 0 69,103 50,811 101,622 50,811 108,469 50,811 57,658 0 6,847 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 120,739
Interest 2,311 2,349 3,510 4,393 6,115 7,040 4,467 5,365 1,939 1,971 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 143,780
Affordable Housing 0

Cash Flow -142,228 -2,311 -71,452 -54,321 -106,015 -56,926 158,357 -55,278 210,844 -1,939 265,049 0 0 0 0 0 0 0 0 0 0 0 0 -143,780
Opening Balanc 0
Closing Balance -142,228 -144,539 -215,991 -270,312 -376,327 -433,253 -274,896 -330,174 -119,330 -121,269 143,780 143,780 143,780 143,780 143,780 143,780 143,780 143,780 143,780 143,780 143,780 143,780 143,780 0

correct
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Appendix
Site 11

SITE NAME Site 11 PDL 100

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,215

LAND /unit or m2 Total No dwgs 100 FHS 34 2.80%
Market Housing 93.5 85% 85 2,450 19,471,375 7,948 Land 2,408 240,839 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 1,817 No dwgs over 5 50 138 6,900 Design 0
Shared Ownership 71.8 5% 5 1,593 514,178 323 Easements etc. 0 Total 30,000 Acc & Adpt 3

Legals Acquisition 1.50% 3,613 5,429 Water 0
Affordable Rent 71.8 11% 11 1,300 979,388 753 Small Sites 0 0%

PLANNING Site Costs 190 16%
Social Rent 71.8 0% 0 1,050 0 0 Planning Fee 30,000 Stamp duty calc - Residual 1,442

Architects 4.00% 583,059 Land payment 240,839
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 72,882

Affordable Rent 0 0 Planning Consultants 1.00% 145,765
Social Rent 0 0 Other Professional 2.50% 364,412 1,196,118

SITE AREA - Net 2.50 ha 40 /ha 20,964,941 9,024 CONSTRUCTION
SITE AREA - Gross 3.33 ha 30 /ha Build Cost - BCIS Based 1,442 13,014,973 Total 1,817

s106 / CIL 0
Contingency 5.00% 650,749 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 910,749 14,576,470 Land payment 1,800,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 240,839 96,336 72,252 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 1,500,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 20% 300,000 90,000 Closing balance = 4,179,872 Total 18,000

Plus /ha 0 0 0 SALES
Viability Threshold 1,800,000 540,000 Check on phasing dwgs nos Agents 2.0% 419,299 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 104,825 Total 0 0.00% 0
£/m2 Misc. 0 524,124 16,542,980

Additional Profit -4,772,004 -600 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 3,407,491 Total 0
Affordable Housing 17.50% 261,374 36688.64664

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 12 13 12 13 12 13 12 13
Market Housing 0 0 0 2,336,565 2,531,279 2,336,565 2,531,279 2,336,565 2,531,279 2,336,565 2,531,279 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 61,701 66,843 61,701 66,843 61,701 66,843 61,701 66,843 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 117,527 127,320 117,527 127,320 117,527 127,320 117,527 127,320 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,515,793 2,725,442 2,515,793 2,725,442 2,515,793 2,725,442 2,515,793 2,725,442 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 1,817
Easements etc. 0
Legals Acquisition 3,613

Planning Fee 30,000
Architects 291,529 291,529
QS 36,441 36,441
Planning Consultants 72,882 72,882
Other Professional 182,206 182,206

Build Cost - BCIS Base 0 520,599 1,084,581 1,605,180 1,648,563 1,605,180 1,648,563 1,605,180 1,648,563 1,084,581 563,982 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 26,030 54,229 80,259 82,428 80,259 82,428 80,259 82,428 54,229 28,199 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 36,430 75,896 112,326 115,361 112,326 115,361 112,326 115,361 75,896 39,466 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 50,316 54,509 50,316 54,509 50,316 54,509 50,316 54,509 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 12,579 13,627 12,579 13,627 12,579 13,627 12,579 13,627 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 618,488 0 1,166,118 1,214,706 1,797,765 1,846,353 1,860,659 1,914,489 1,860,659 1,914,489 1,277,601 699,783 62,895 68,136 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 240,839
Interest 13,964 14,191 33,371 53,652 83,738 115,102 106,326 94,876 85,772 73,988 55,069 23,047 0 0 0 0 0 0 0 0 0 0 0

Market Housing 3,407,491
Affordable Housing 261,374

Cash Flow -859,327 -13,964 -1,180,309 -1,248,077 -1,851,417 -1,930,091 540,032 704,627 560,257 725,182 1,164,205 1,970,590 2,429,851 2,657,306 0 0 0 0 0 0 0 0 0 -3,668,865
Opening Balanc 0
Closing Balance -859,327 -873,292 -2,053,600 -3,301,677 -5,153,094 -7,083,185 -6,543,153 -5,838,526 -5,278,268 -4,553,087 -3,388,882 -1,418,292 1,011,558 3,668,865 3,668,865 3,668,865 3,668,865 3,668,865 3,668,865 3,668,865 3,668,865 3,668,865 3,668,865 0

correct

20/04/202115:44



Appendix
Site 12

SITE NAME Site 12 PDL 50

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 50 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,214

LAND /unit or m2 Total No dwgs 50 FHS 34 2.80%
Market Housing 93.5 85% 43 2,450 9,735,688 3,974 Land 3,051 152,564 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 51 No dwgs over 5 0 138 0 Design 0
Shared Ownership 68.4 5% 2 1,593 245,086 154 Easements etc. 0 Total 23,100 Acc & Adpt 3

Legals Acquisition 1.50% 2,288 2,340 Water 0
Affordable Rent 68.4 11% 5 1,300 466,830 359 Small Sites 0 0%

PLANNING Site Costs 190 16%
Social Rent 68.4 0% 0 1,050 0 0 Planning Fee 23,100 Stamp duty calc - Residual 1,442

Architects 4.00% 288,421 Land payment 152,564
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 36,053

Affordable Rent 0 0 Planning Consultants 1.00% 72,105
Social Rent 0 0 Other Professional 2.50% 180,263 599,942

SITE AREA - Net 1.25 ha 40 /ha 10,447,603 4,487 CONSTRUCTION
SITE AREA - Gross 1.53 ha 33 /ha Build Cost - BCIS Based 1,442 6,469,565 Total 51

s106 / CIL 0
Contingency 5.00% 323,478 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 417,478 7,210,522 Land payment 824,040
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 152,564 122,051 99,977 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 686,700 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 20% 137,340 90,000 Closing balance = 2,962,685 Total 8,240

Plus /ha 0 0 0 SALES
Viability Threshold 824,040 540,000 Check on phasing dwgs nos Agents 2.0% 208,952 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 52,238 Total 0 0.00% 0
£/m2 Misc. 0 261,190 8,226,558

Additional Profit -2,956,911 -744 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 1,703,745 Total 0
Affordable Housing 17.50% 124,585 36566.61138

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 10 10 10 10 10
Market Housing 0 0 0 1,947,138 1,947,138 1,947,138 1,947,138 1,947,138 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 49,017 49,017 49,017 49,017 49,017 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 93,366 93,366 93,366 93,366 93,366 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,089,521 2,089,521 2,089,521 2,089,521 2,089,521 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 51
Easements etc. 0
Legals Acquisition 2,288

Planning Fee 23,100
Architects 144,210 144,210
QS 18,026 18,026
Planning Consultants 36,053 36,053
Other Professional 90,132 90,132

Build Cost - BCIS Base 0 431,304 862,609 1,293,913 1,293,913 1,293,913 862,609 431,304 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 21,565 43,130 64,696 64,696 64,696 43,130 21,565 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 27,832 55,664 83,496 83,496 83,496 55,664 27,832 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 41,790 41,790 41,790 41,790 41,790 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 10,448 10,448 10,448 10,448 10,448 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 313,861 0 769,122 961,403 1,442,104 1,442,104 1,494,342 1,013,641 532,939 52,238 52,238 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 152,564
Interest 7,579 7,703 20,326 36,279 60,303 84,717 76,422 60,181 35,864 3,341 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,703,745
Affordable Housing 124,585

Cash Flow -466,425 -7,579 -776,825 -981,729 -1,478,383 -1,502,407 510,461 999,458 1,496,400 2,001,418 2,033,941 0 0 0 0 0 0 0 0 0 0 0 0 -1,828,331
Opening Balanc 0
Closing Balance -466,425 -474,004 -1,250,829 -2,232,558 -3,710,942 -5,213,349 -4,702,888 -3,703,430 -2,207,029 -205,611 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 1,828,331 0

correct

20/04/202115:44



Appendix
Site 13

SITE NAME Site 13 PDL 20

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,218

LAND /unit or m2 Total No dwgs 20 FHS 34 2.80%
Market Housing 94.1 85% 17 2,450 3,920,653 1,600 Land 1,885 37,698 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 68.4 5% 1 1,593 98,034 62 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% 565 565 Water 0
Affordable Rent 68.4 11% 2 1,300 186,732 144 Small Sites 0 0%

PLANNING Site Costs 191 16%
Social Rent 68.4 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,446

Architects 4.00% 116,944 Land payment 37,698
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 14,618

Affordable Rent 0 0 Planning Consultants 1.00% 29,236
Social Rent 0 0 Other Professional 2.50% 73,090 243,128

SITE AREA - Net 0.50 ha 40 /ha 4,205,420 1,805 CONSTRUCTION
SITE AREA - Gross 0.61 ha 33 /ha Build Cost - BCIS Based 1,446 2,610,545 Total 0

s106 / CIL 0
Contingency 5.00% 130,527 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 182,527 2,923,599 Land payment 329,616
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 37,698 75,396 61,759 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 274,680 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 54,936 90,000 Closing balance = 2,223,207 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 329,616 540,000 Check on phasing dwgs nos Agents 2.0% 84,108 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 21,027 Total 0 0.00% 0
£/m2 Misc. 0 105,135 3,310,126

Additional Profit -2,066,562 -1,291 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 686,114 Total 0
Affordable Housing 17.50% 49,834 36797.42179

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 5 5 5 5
Market Housing 0 0 0 980,163 980,163 980,163 980,163 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 24,509 24,509 24,509 24,509 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 46,683 46,683 46,683 46,683 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,051,355 1,051,355 1,051,355 1,051,355 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 565

Planning Fee 9,240
Architects 58,472 58,472
QS 7,309 7,309
Planning Consultants 14,618 14,618
Other Professional 36,545 36,545

Build Cost - BCIS Base 0 217,545 435,091 652,636 652,636 435,091 217,545 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 10,877 21,755 32,632 32,632 21,755 10,877 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 15,211 30,421 45,632 45,632 30,421 15,211 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 21,027 21,027 21,027 21,027 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,257 5,257 5,257 5,257 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 126,749 0 360,577 487,267 730,900 730,900 513,550 269,917 26,284 26,284 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 37,698
Interest 2,672 2,716 8,619 16,677 28,825 41,171 33,101 20,940 4,623 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 686,114
Affordable Housing 49,834

Cash Flow -164,447 -2,672 -363,293 -495,886 -747,577 -759,725 496,633 748,337 1,004,131 1,020,448 0 0 0 0 0 0 0 0 0 0 0 0 0 -735,948
Opening Balanc 0
Closing Balance -164,447 -167,120 -530,412 -1,026,298 -1,773,875 -2,533,601 -2,036,967 -1,288,630 -284,499 735,948 735,948 735,948 735,948 735,948 735,948 735,948 735,948 735,948 735,948 735,948 735,948 735,948 735,948 0

correct

20/04/202115:44



Appendix
Site 15

SITE NAME Site 15 PDL 10

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 10 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,222

LAND /unit or m2 Total No dwgs 10 FHS 34 2.80%
Market Housing 98.3 85% 9 2,450 2,046,056 835 Land 9,931 99,310 No dwgs under 10 462 4,620 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 70.0 5% 0 1,593 50,164 32 Easements etc. 0 Total 4,620 Acc & Adpt 3

Legals Acquisition 1.50% 1,490 1,490 Water 0
Affordable Rent 70.0 11% 1 1,300 95,550 74 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 70.0 0% 0 1,050 0 0 Planning Fee 4,620 Stamp duty calc - Residual 1,390

Architects 4.00% 57,788 Land payment 99,310
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 7,224

Affordable Rent 0 0 Planning Consultants 1.00% 14,447
Social Rent 0 0 Other Professional 2.50% 36,118 120,197

SITE AREA - Net 0.25 ha 40 /ha 2,191,770 940 CONSTRUCTION
SITE AREA - Gross 0.25 ha 40 /ha Build Cost - BCIS Based 1,390 1,307,006 Total 0

s106 / CIL 0
Contingency 5.00% 65,350 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 72,350 1,444,706 Land payment 135,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 99,310 397,239 397,239 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 112,500 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 22,500 90,000 Closing balance = -5,985,899 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 135,000 540,000 Check on phasing dwgs nos Agents 2.0% 43,835 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 10,959 Total 0 0.00% 0
£/m2 Misc. 0 54,794 1,720,496

Additional Profit 3,960,010 4,742 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 358,060 Total 0
Affordable Housing 17.50% 25,500

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 2 2 2 2
Market Housing 0 0 0 409,211 409,211 409,211 409,211 409,211 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 10,033 10,033 10,033 10,033 10,033 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 19,110 19,110 19,110 19,110 19,110 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 438,354 438,354 438,354 438,354 438,354 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,490

Planning Fee 4,620
Architects 28,894 28,894
QS 3,612 3,612
Planning Consultants 7,224 7,224
Other Professional 18,059 18,059

Build Cost - BCIS Base 0 87,134 174,267 261,401 261,401 261,401 174,267 87,134 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 4,357 8,713 13,070 13,070 13,070 8,713 4,357 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 4,823 9,647 14,470 14,470 14,470 9,647 4,823 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 8,767 8,767 8,767 8,767 8,767 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,192 2,192 2,192 2,192 2,192 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 63,898 0 154,102 192,628 288,941 288,941 299,900 203,586 107,273 10,959 10,959 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 99,310
Interest 2,652 2,695 5,243 8,459 13,291 18,203 16,249 12,698 7,524 701 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 358,060
Affordable Housing 25,500

Cash Flow -163,208 -2,652 -156,797 -197,871 -297,400 -302,233 120,251 218,519 318,384 419,871 426,694 0 0 0 0 0 0 0 0 0 0 0 0 -383,560
Opening Balanc 0
Closing Balance -163,208 -165,860 -322,657 -520,528 -817,927 -1,120,160 -999,909 -781,390 -463,006 -43,134 383,560 383,560 383,560 383,560 383,560 383,560 383,560 383,560 383,560 383,560 383,560 383,560 383,560 0

correct

20/04/202115:44



Appendix
Site 16

SITE NAME Site 16 PDL 7

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 7 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,220

LAND /unit or m2 Total No dwgs 7 FHS 34 2.80%
Market Housing 98.0 100% 7 2,450 1,680,700 686 Land 17,275 120,926 No dwgs under 7 462 3,234 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 98.0 0% 0 1,593 0 0 Easements etc. 0 Total 3,234 Acc & Adpt 3

Legals Acquisition 1.50% 1,814 1,814 Water 0
Affordable Rent 98.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 98.0 0% 0 1,050 0 0 Planning Fee 3,234 Stamp duty calc - Residual 1,387

Architects 4.00% 42,437 Land payment 120,926
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 5,305

Affordable Rent 0 0 Planning Consultants 1.00% 10,609
Social Rent 0 0 Other Professional 2.50% 26,523 88,107

SITE AREA - Net 0.20 ha 35 /ha 1,680,700 686 CONSTRUCTION
SITE AREA - Gross 0.20 ha 35 /ha Build Cost - BCIS Based 1,387 951,742 Total 0

s106 / CIL 0
Contingency 5.00% 47,587 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 61,587 1,060,916 Land payment 108,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 120,926 604,631 604,631 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 90,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 18,000 90,000 Closing balance = 982,268 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 108,000 540,000 Check on phasing dwgs nos Agents 2.0% 33,614 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 8,404 Total 0 0.00% 0
£/m2 Misc. 0 42,018 1,313,781

Additional Profit -735,335 -1,072 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 294,123 Total 0
Affordable Housing 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 2 3
Market Housing 0 0 0 480,200 480,200 720,300 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 480,200 480,200 720,300 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,814

Planning Fee 3,234
Architects 21,218 21,218
QS 2,652 2,652
Planning Consultants 5,305 5,305
Other Professional 13,261 13,261

Build Cost - BCIS Base 0 90,642 181,284 317,247 226,605 135,963 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 4,532 9,064 15,862 11,330 6,798 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 5,865 11,731 20,529 14,664 8,798 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 9,604 9,604 14,406 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,401 2,401 3,602 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 47,485 0 143,476 202,079 353,639 252,599 163,564 12,005 18,008 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 120,926
Interest 2,737 2,781 5,158 8,525 14,411 18,750 13,909 6,527 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 294,123
Affordable Housing 0

Cash Flow -168,411 -2,737 -146,257 -207,237 -362,164 -267,010 297,886 454,286 695,766 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -294,123
Opening Balanc 0
Closing Balance -168,411 -171,147 -317,405 -524,642 -886,806 -1,153,816 -855,929 -401,643 294,123 294,123 294,123 294,123 294,123 294,123 294,123 294,123 294,123 294,123 294,123 294,123 294,123 294,123 294,123 0

correct

20/04/202115:44



Appendix
Site 17

SITE NAME Site 17 PDL 3

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 3 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,155

LAND /unit or m2 Total No dwgs 3 FHS 32 2.80%
Market Housing 86.0 100% 3 2,450 632,100 258 Land 23,938 71,813 No dwgs under 3 462 1,386 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 86.0 0% 0 1,593 0 0 Easements etc. 0 Total 1,386 Acc & Adpt 3

Legals Acquisition 1.50% 1,077 1,077 Water 0
Affordable Rent 86.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 123 11%
Social Rent 86.0 0% 0 1,050 0 0 Planning Fee 1,386 Stamp duty calc - Residual 1,314

Architects 4.00% 14,915 Land payment 71,813
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 1,864

Affordable Rent 0 0 Planning Consultants 1.00% 3,729
Social Rent 0 0 Other Professional 2.50% 9,322 31,215

SITE AREA - Net 0.09 ha 35 /ha 632,100 258 CONSTRUCTION
SITE AREA - Gross 0.09 ha 35 /ha Build Cost - BCIS Based 1,314 338,966 Total 0

s106 / CIL 0
Contingency 5.00% 16,948 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 16,948 372,863 Land payment 46,286
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 71,813 837,823 837,823 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 38,571 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 7,714 90,000 Closing balance = -1,593,970 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 46,286 540,000 Check on phasing dwgs nos Agents 2.0% 12,642 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 3,161 Total 0 0.00% 0
£/m2 Misc. 0 15,803 492,771

Additional Profit 1,107,200 4,291 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 110,618 Total 0
Affordable Housing 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1
Market Housing 0 0 0 210,700 0 210,700 0 210,700 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 210,700 0 210,700 0 210,700 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,077

Planning Fee 1,386
Architects 7,457 7,457
QS 932 932
Planning Consultants 1,864 1,864
Other Professional 4,661 4,661

Build Cost - BCIS Base 0 37,663 37,663 75,326 37,663 75,326 37,663 37,663 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,883 1,883 3,766 1,883 3,766 1,883 1,883 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 1,883 1,883 3,766 1,883 3,766 1,883 1,883 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 4,214 0 4,214 0 4,214 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,054 0 1,054 0 1,054 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 17,378 0 56,344 41,429 82,858 41,429 88,126 41,429 46,697 0 5,268 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 71,813
Interest 1,449 1,473 2,412 3,125 4,522 5,269 3,363 4,090 1,492 1,516 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 110,618
Affordable Housing 0

Cash Flow -89,191 -1,449 -57,817 -43,842 -85,983 -45,951 117,305 -44,792 159,913 -1,492 203,916 0 0 0 0 0 0 0 0 0 0 0 0 -110,618
Opening Balanc 0
Closing Balance -89,191 -90,640 -148,457 -192,299 -278,282 -324,233 -206,928 -251,720 -91,807 -93,299 110,618 110,618 110,618 110,618 110,618 110,618 110,618 110,618 110,618 110,618 110,618 110,618 110,618 0

correct
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Appendix
Site 18

SITE NAME Site 18 PDL 50 HD

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 50 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,504

LAND /unit or m2 Total No dwgs 50 FHS 42 2.80%
Market Housing 72.5 85% 43 2,350 7,240,938 3,081 Land -16,184 -809,205 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 50.0 5% 2 1,528 171,844 113 Easements etc. 0 Total 23,100 Acc & Adpt 3

Legals Acquisition 1.50% -12,138 -12,138 Water 0
Affordable Rent 50.0 11% 5 1,300 341,250 263 Small Sites 0 0%

PLANNING Site Costs 85 6%
Social Rent 50.0 0% 0 1,050 0 0 Planning Fee 23,100 Stamp duty calc - Residual 1,635

Architects 4.00% 249,568 Land payment -809,205
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 31,196

Affordable Rent 0 0 Planning Consultants 1.00% 62,392
Social Rent 0 0 Other Professional 2.50% 155,980 522,236

SITE AREA - Net 1.00 ha 50 /ha 7,754,031 3,456 CONSTRUCTION
SITE AREA - Gross 1.11 ha 45 /ha Build Cost - BCIS Based 1,635 5,650,181 Total 0

s106 / CIL 0
Contingency 5.00% 282,509 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 306,509 6,239,199 Land payment 600,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value -809,205 -809,205 -728,285 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 500,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 100,000 90,000 Closing balance = -1,584,573 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 600,000 540,000 Check on phasing dwgs nos Agents 2.0% 155,081 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 38,770 Total 0 0.00% 0
£/m2 Misc. 0 193,851 6,133,942

Additional Profit -95,099 -31 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 1,267,164 Total 0
Affordable Housing 17.50% 89,791

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 16 17 17
Market Housing 0 0 0 2,317,100 2,461,919 2,461,919 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 54,990 58,427 58,427 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 109,200 116,025 116,025 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,481,290 2,636,371 2,636,371 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition -12,138

Planning Fee 23,100
Architects 124,784 124,784
QS 15,598 15,598
Planning Consultants 31,196 31,196
Other Professional 77,990 77,990

Build Cost - BCIS Base 0 602,686 1,243,040 1,883,394 1,280,708 640,354 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 30,134 62,152 94,170 64,035 32,018 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 32,694 67,432 102,170 69,475 34,738 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 49,626 52,727 52,727 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 12,406 13,182 13,182 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 260,530 0 915,082 1,372,624 2,079,733 1,414,218 769,141 65,909 65,909 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land -809,205
Interest 0 0 5,954 28,356 62,612 86,611 60,196 19,404 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,267,164
Affordable Housing 89,791

Cash Flow 548,675 0 -915,082 -1,378,578 -2,108,089 -1,476,831 1,625,538 2,510,265 2,551,057 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -1,356,955
Opening Balanc 0
Closing Balance 548,675 548,675 -366,407 -1,744,985 -3,853,074 -5,329,905 -3,704,367 -1,194,102 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 1,356,955 0
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Appendix
Site 19

SITE NAME Site 19 PDL 20 HD

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,504

LAND /unit or m2 Total No dwgs 20 FHS 42 2.80%
Market Housing 72.5 85% 17 2,350 2,896,375 1,233 Land -16,936 -338,724 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 50.0 5% 1 1,528 68,738 45 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% -5,081 -5,081 Water 0
Affordable Rent 50.0 11% 2 1,300 136,500 105 Small Sites 0 0%

PLANNING Site Costs 85 6%
Social Rent 50.0 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,635

Architects 4.00% 100,403 Land payment -338,724
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 12,550

Affordable Rent 0 0 Planning Consultants 1.00% 25,101
Social Rent 0 0 Other Professional 2.50% 62,752 210,046

SITE AREA - Net 0.40 ha 50 /ha 3,101,613 1,383 CONSTRUCTION
SITE AREA - Gross 0.40 ha 50 /ha Build Cost - BCIS Based 1,635 2,260,072 Total 0

s106 / CIL 0
Contingency 5.00% 113,004 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 137,004 2,510,079 Land payment 216,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value -338,724 -846,809 -846,809 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 180,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 36,000 90,000 Closing balance = -1,231,901 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 216,000 540,000 Check on phasing dwgs nos Agents 2.0% 62,032 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 15,508 Total 0 0.00% 0
£/m2 Misc. 0 77,540 2,453,862

Additional Profit 356,332 289 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 506,866 Total 0
Affordable Housing 17.50% 35,917

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 6 7 7
Market Housing 0 0 0 868,913 1,013,731 1,013,731 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 20,621 24,058 24,058 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 40,950 47,775 47,775 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 930,484 1,085,564 1,085,564 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition -5,081

Planning Fee 9,240
Architects 50,202 50,202
QS 6,275 6,275
Planning Consultants 12,550 12,550
Other Professional 31,376 31,376

Build Cost - BCIS Base 0 226,007 489,682 753,357 527,350 263,675 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 11,300 24,484 37,668 26,368 13,184 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 13,700 29,684 45,668 31,968 15,984 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 18,610 21,711 21,711 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 4,652 5,428 5,428 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 104,562 0 351,411 543,851 836,693 585,685 316,105 27,139 27,139 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land -338,724
Interest 0 0 1,905 10,774 24,545 34,461 25,038 8,245 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 506,866
Affordable Housing 35,917

Cash Flow 234,161 0 -351,411 -545,756 -847,467 -610,230 579,918 1,033,388 1,050,180 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -542,782
Opening Balanc 0
Closing Balance 234,161 234,161 -117,250 -663,006 -1,510,473 -2,120,703 -1,540,785 -507,398 542,782 542,782 542,782 542,782 542,782 542,782 542,782 542,782 542,782 542,782 542,782 542,782 542,782 542,782 542,782 0

correct
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Appendix
Site 21

SITE NAME Site 21 PRS 50

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 50 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,154

LAND /unit or m2 Total No dwgs 50 FHS 32 2.80%
Market Housing 89.5 85% 43 2,450 9,319,188 3,804 Land 22,769 1,138,468 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 46,423 No dwgs over 5 0 138 0 Design 0
Shared Ownership 77.0 5% 2 1,593 275,901 173 Easements etc. 0 Total 23,100 Acc & Adpt 3

Legals Acquisition 1.50% 17,077 63,500 Water 0
Affordable Rent 77.0 11% 5 1,960 792,330 404 Small Sites 0 0%

PLANNING Site Costs 123 11%
Social Rent 77.0 0% 0 1,050 0 0 Planning Fee 23,100 Stamp duty calc - Residual 1,313

Architects 4.00% 254,052 Land payment 1,138,468
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 31,757

Affordable Rent 0 0 Planning Consultants 1.00% 63,513
Social Rent 0 0 Other Professional 2.50% 158,783 531,204

SITE AREA - Net 1.25 ha 40 /ha 10,387,418 4,381 CONSTRUCTION
SITE AREA - Gross 1.53 ha 33 /ha Build Cost - BCIS Based 1,313 5,752,096 Total 46,423

s106 / CIL 0
Contingency 5.00% 287,605 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 311,605 6,351,306 Land payment 824,040
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 1,138,468 910,774 746,047 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 686,700 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 20% 137,340 90,000 Closing balance = 2,029,099 Total 41,202

Plus /ha 0 0 0 SALES
Viability Threshold 824,040 540,000 Check on phasing dwgs nos Agents 2.0% 207,748 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 51,937 Total 0 0.00% 0
£/m2 Misc. 0 259,685 8,344,164

Additional Profit -1,192,187 -313 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 15.00% 1,397,878 Total 0
Affordable Housing 15.00% 160,235

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 25 25
Market Housing 0 0 0 4,659,594 4,659,594 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 137,950 137,950 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 396,165 396,165 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 5,193,709 5,193,709 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 46,423
Easements etc. 0
Legals Acquisition 17,077

Planning Fee 23,100
Architects 127,026 127,026
QS 15,878 15,878
Planning Consultants 31,757 31,757
Other Professional 79,391 79,391

Build Cost - BCIS Base 0 958,683 1,917,365 1,917,365 958,683 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 47,934 95,868 95,868 47,934 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 51,934 103,868 103,868 51,934 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 103,874 103,874 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 25,969 25,969 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 340,653 0 1,312,603 2,117,102 2,117,102 1,058,551 129,843 129,843 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 1,138,468
Interest 24,036 24,426 46,153 81,306 117,030 136,133 56,058 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,397,878
Affordable Housing 160,235

Cash Flow -1,479,120 -24,036 -1,337,029 -2,163,255 -2,198,408 -1,175,581 4,927,733 5,007,809 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -1,558,113
Opening Balanc 0
Closing Balance -1,479,120 -1,503,156 -2,840,186 -5,003,440 -7,201,848 -8,377,429 -3,449,696 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 1,558,113 0

correct
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Site 22

SITE NAME Site 22 PRS 50 HD

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 50 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,504

LAND /unit or m2 Total No dwgs 50 FHS 42 2.80%
Market Housing 72.5 85% 43 2,450 7,549,063 3,081 Land -8,125 -406,236 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 50.0 5% 2 1,593 179,156 113 Easements etc. 0 Total 23,100 Acc & Adpt 3

Legals Acquisition 1.50% -6,094 -6,094 Water 0
Affordable Rent 50.0 11% 5 1,300 341,250 263 Small Sites 0 0%

PLANNING Site Costs 85 6%
Social Rent 50.0 0% 0 1,050 0 0 Planning Fee 23,100 Stamp duty calc - Residual 1,635

Architects 4.00% 249,568 Land payment -406,236
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 31,196

Affordable Rent 0 0 Planning Consultants 1.00% 62,392
Social Rent 0 0 Other Professional 2.50% 155,980 522,236

SITE AREA - Net 1.00 ha 50 /ha 8,069,469 3,456 CONSTRUCTION
SITE AREA - Gross 1.28 ha 39 /ha Build Cost - BCIS Based 1,635 5,650,181 Total 0

s106 / CIL 0
Contingency 5.00% 282,509 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 306,509 6,239,199 Land payment 689,040
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value -406,236 -406,236 -318,367 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 574,200 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 114,840 90,000 Closing balance = 214,521 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 689,040 540,000 Check on phasing dwgs nos Agents 2.0% 161,389 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 40,347 Total 0 0.00% 0
£/m2 Misc. 0 201,737 6,550,842

Additional Profit -1,192,187 -387 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 15.00% 1,132,359 Total 0
Affordable Housing 15.00% 78,061

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 25 25
Market Housing 0 0 0 3,774,531 3,774,531 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 89,578 89,578 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 170,625 170,625 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 4,034,734 4,034,734 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition -6,094

Planning Fee 23,100
Architects 124,784 124,784
QS 15,598 15,598
Planning Consultants 31,196 31,196
Other Professional 77,990 77,990

Build Cost - BCIS Base 0 941,697 1,883,394 1,883,394 941,697 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 47,085 94,170 94,170 47,085 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 51,085 102,170 102,170 51,085 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 80,695 80,695 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 20,174 20,174 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 266,574 0 1,289,434 2,079,733 2,079,733 1,039,866 100,868 100,868 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land -406,236
Interest 0 0 18,684 52,783 87,436 105,755 43,548 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,132,359
Affordable Housing 78,061

Cash Flow 139,662 0 -1,289,434 -2,098,417 -2,132,516 -1,127,303 3,828,111 3,890,318 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -1,210,420
Opening Balanc 0
Closing Balance 139,662 139,662 -1,149,773 -3,248,189 -5,380,705 -6,508,008 -2,679,897 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 1,210,420 0

correct
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Appendix
Site 23

SITE NAME Site 23 PRS 20 HD

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,504

LAND /unit or m2 Total No dwgs 20 FHS 42 2.80%
Market Housing 72.5 85% 17 2,450 3,019,625 1,233 Land -8,874 -177,479 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 50.0 5% 1 1,593 71,663 45 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% -2,662 -2,662 Water 0
Affordable Rent 50.0 11% 2 1,300 136,500 105 Small Sites 0 0%

PLANNING Site Costs 85 6%
Social Rent 50.0 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,635

Architects 4.00% 100,403 Land payment -177,479
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 12,550

Affordable Rent 0 0 Planning Consultants 1.00% 25,101
Social Rent 0 0 Other Professional 2.50% 62,752 210,046

SITE AREA - Net 0.40 ha 50 /ha 3,227,788 1,383 CONSTRUCTION
SITE AREA - Gross 0.40 ha 50 /ha Build Cost - BCIS Based 1,635 2,260,072 Total 0

s106 / CIL 0
Contingency 5.00% 113,004 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 137,004 2,510,079 Land payment 216,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value -177,479 -443,698 -443,698 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 180,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 36,000 90,000 Closing balance = 1,020,646 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 216,000 540,000 Check on phasing dwgs nos Agents 2.0% 64,556 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 16,139 Total 0 0.00% 0
£/m2 Misc. 0 80,695 2,620,679

Additional Profit -1,192,187 -967 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

Market Housing 15.00% 452,944 Total 0
Affordable Housing 15.00% 31,224

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 10 10
Market Housing 0 0 0 1,509,813 1,509,813 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 35,831 35,831 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 68,250 68,250 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,613,894 1,613,894 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition -2,662

Planning Fee 9,240
Architects 50,202 50,202
QS 6,275 6,275
Planning Consultants 12,550 12,550
Other Professional 31,376 31,376

Build Cost - BCIS Base 0 376,679 753,357 753,357 376,679 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 18,834 37,668 37,668 18,834 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 22,834 45,668 45,668 22,834 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 32,278 32,278 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 8,069 8,069 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 106,981 0 518,750 836,693 836,693 418,347 40,347 40,347 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

correct
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Appendix
Site 25

SITE NAME Site 25 Boal Quay

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 350 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,091

LAND /unit or m2 Total No dwgs 350 FHS 31 2.80%
Market Housing 95.8 85% 298 2,600 74,105,453 28,502 Land 26,869 9,404,129 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 459,706 No dwgs over 5 300 138 41,400 Design 0
Shared Ownership 73.7 5% 16 1,690 1,962,017 1,161 Easements etc. 0 Total 64,500 Acc & Adpt 3

Legals Acquisition 1.50% 141,062 600,768 Water 0
Affordable Rent 73.7 11% 37 1,300 3,521,569 2,709 Small Sites 0 0%

PLANNING Site Costs 171 16%
Social Rent 73.7 0% 0 1,050 0 0 Planning Fee 64,500 Stamp duty calc - Residual 1,296

Architects 4.00% 1,884,369 Land payment 9,404,129
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 235,546

Affordable Rent 0 0 Planning Consultants 1.00% 471,092
Social Rent 0 0 Other Professional 2.50% 1,177,730 3,833,237

SITE AREA - Net 10.94 ha 32 /ha 79,589,039 32,372 CONSTRUCTION
SITE AREA - Gross 4.10 ha 85 /ha Build Cost - BCIS Based 1,296 41,959,559 Total 459,706

s106 / CIL 105,700
Contingency 5.00% 2,097,978 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 2,945,978 47,109,215 Land payment 1,968,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 9,404,129 859,806 2,293,690 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 1,640,000 400,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 20% 328,000 80,000 Closing balance = 58,328,794 Total 98,400

Plus /ha 0 0 0 SALES
Viability Threshold 1,968,000 480,000 Check on phasing dwgs nos Agents 2.0% 1,591,781 Pre CIL s106 302 £/ Unit (all) LIT % GDV

Legals 0.5% 397,945 Total 105,700 0.00% 0
£/m2 Misc. 0 1,989,726 62,937,075

Additional Profit -38,014,832 -1,334 Post CIL s106 302 £/ Unit (all) 105,700
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 12,968,454 Total 105,700
Affordable Housing 17.50% 959,627

RESIDUAL CASH FLOW FOR INTEREST
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24

INCOME
UNITS Started 25 50 50 50 50 50 50 25
Market Housing 5,293,247 10,586,493 10,586,493 10,586,493 10,586,493 10,586,493 10,586,493 5,293,247 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 140,144 280,288 280,288 280,288 280,288 280,288 280,288 140,144 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 251,541 503,081 503,081 503,081 503,081 503,081 503,081 251,541 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 5,684,931 11,369,863 11,369,863 11,369,863 11,369,863 11,369,863 11,369,863 5,684,931 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 459,706
Easements etc. 0
Legals Acquisition 141,062

Planning Fee 64,500
Architects 1,884,369 0
QS 235,546 0
Planning Consultants 471,092 0
Other Professional 1,177,730 0

Build Cost - BCIS Base 2,997,111 5,994,223 5,994,223 5,994,223 5,994,223 5,994,223 5,994,223 2,997,111 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 7,550 15,100 15,100 15,100 15,100 15,100 15,100 7,550 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 149,856 299,711 299,711 299,711 299,711 299,711 299,711 149,856 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 210,427 420,854 420,854 420,854 420,854 420,854 420,854 210,427 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 113,699 227,397 227,397 227,397 227,397 227,397 227,397 113,699 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 28,425 56,849 56,849 56,849 56,849 56,849 56,849 28,425 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 4,434,006 3,507,067 7,014,134 7,014,134 7,014,134 7,014,134 7,014,134 7,014,134 3,507,067 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 9,404,129
Interest 899,479 816,384 586,326 341,315 80,378 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Profit on Costs 12,968,454
Profit on GDV 959,627

Cash Flow -13,838,134 1,278,385 3,539,345 3,769,402 4,014,413 4,275,350 4,355,728 4,355,728 2,177,864 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -13,928,082
Opening Balanc 0
Closing Balance -13,838,134 -12,559,749 -9,020,404 -5,251,002 -1,236,589 3,038,761 7,394,489 11,750,218 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 13,928,082 0

correct
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Appendix
Site 26

SITE NAME Site 26 South of Parkway

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 260 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,092

LAND /unit or m2 Total No dwgs 260 FHS 31 2.80%
Market Housing 95.7 85% 221 2,600 54,989,220 21,150 Land 27,755 7,216,361 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 350,318 No dwgs over 5 210 138 28,980 Design 0
Shared Ownership 73.1 5% 12 1,690 1,445,406 855 Easements etc. 0 Total 52,080 Acc & Adpt 3

Legals Acquisition 1.50% 108,245 458,563 Water 0
Affordable Rent 73.1 11% 27 1,300 2,594,319 1,996 Small Sites 0 0%

PLANNING Site Costs 171 16%
Social Rent 73.1 0% 0 1,050 0 0 Planning Fee 52,080 Stamp duty calc - Residual 1,297

Architects 4.00% 1,399,847 Land payment 7,216,361
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 174,981

Affordable Rent 0 0 Planning Consultants 1.00% 349,962
Social Rent 0 0 Other Professional 2.50% 874,904 2,851,773

SITE AREA - Net 8.13 ha 32 /ha 59,028,945 24,001 CONSTRUCTION
SITE AREA - Gross 8.80 ha 30 /ha Build Cost - BCIS Based 1,297 31,120,821 Total 350,318

s106 / CIL 104,260
Contingency 5.00% 1,556,041 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 2,215,041 34,996,163 Land payment 4,224,000
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 7,216,361 888,168 820,041 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 3,520,000 400,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 20% 704,000 80,000 Closing balance = 65,017,949 Total 211,200

Plus /ha 0 0 0 SALES
Viability Threshold 4,224,000 480,000 Check on phasing dwgs nos Agents 2.0% 1,180,579 Pre CIL s106 401 £/ Unit (all) LIT % GDV

Legals 0.5% 295,145 Total 104,260 0.00% 0
£/m2 Misc. 0 1,475,724 46,998,584

Additional Profit -49,856,338 -2,357 Post CIL s106 401 £/ Unit (all) 104,260
Developers Profit CIL 0 £/m2 0

Market Housing 17.50% 9,623,114 Total 104,260
Affordable Housing 17.50% 706,952

RESIDUAL CASH FLOW FOR INTEREST
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24

INCOME
UNITS Started 25 50 50 50 50 35
Market Housing 5,287,425 10,574,850 10,574,850 10,574,850 10,574,850 7,402,395 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 138,981 277,963 277,963 277,963 277,963 194,574 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 249,454 498,908 498,908 498,908 498,908 349,235 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 5,675,860 11,351,720 11,351,720 11,351,720 11,351,720 7,946,204 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 350,318
Easements etc. 0
Legals Acquisition 108,245

Planning Fee 52,080
Architects 1,399,847 0
QS 174,981 0
Planning Consultants 349,962 0
Other Professional 874,904 0

Build Cost - BCIS Base 2,992,387 5,984,773 5,984,773 5,984,773 5,984,773 4,189,341 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 10,025 20,050 20,050 20,050 20,050 14,035 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 149,619 299,239 299,239 299,239 299,239 209,467 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 212,985 425,969 425,969 425,969 425,969 298,179 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 113,517 227,034 227,034 227,034 227,034 158,924 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 28,379 56,759 56,759 56,759 56,759 39,731 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 3,310,337 3,506,912 7,013,824 7,013,824 7,013,824 7,013,824 4,909,677 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 7,216,361
Interest 684,235 587,729 343,968 84,363 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Profit on Costs 9,623,114
Profit on GDV 706,952

Cash Flow -10,526,698 1,484,713 3,750,167 3,993,928 4,253,533 4,337,896 3,036,527 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -10,330,065
Opening Balanc 0
Closing Balance -10,526,698 -9,041,985 -5,291,818 -1,297,890 2,955,643 7,293,538 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 10,330,065 0

correct
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Appendix
Site make up

Number 2 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Greenfield 100 100 3.13 32.00 91 9,118 2,918 11,235,952 1,232.28 West Green Agricultural

Beds No m2 Total BCIS COST Area Gross 4.167
Market 0 Net 3.125
Flat 1 4 40.00 160.00 10% 1,294 227,744

2 0 65.00 0.00 10% 1,294 0
Terrace 2 12 73.00 876.00 1,155 1,011,780

3 12 86.00 1,032.00 1,155 1,191,960
Semi 2 12 81.00 972.00 1,154 1,121,688

3 12 98.00 1,176.00 1,154 1,357,104
4 0 115.00 0.00 1,334 0

Det 4 20 120.00 2,400.00 1,334 3,201,600
5 8 130.00 1,040.00 1,334 1,387,360

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 3 39.00 117.00 10% 1,294 166,538

2 0 61.00 0.00 10% 1,294 0
Terrace 2 6 70.00 420.00 1,155 485,100

3 2 84.00 168.00 1,155 194,040
Semi 2 6 79.00 474.00 1,154 546,996

3 2 93.00 186.00 1,154 214,644
4 1 97.00 97.00 1,334 129,398

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\West\Appendix
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Appendix
Site make up

Number 4 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 40 40 1.25 32.00 91 3,634 2,907 4,469,714 1,229.97 West Green Agricultural

Beds No m2 Total BCIS COST Area Gross 1.471
Market 0 Net 1.250
Flat 1 2 40.00 80.00 10% 1,294 113,872

2 0 65.00 0.00 10% 1,294 0
Terrace 2 5 73.00 365.00 1,155 421,575

3 5 86.00 430.00 1,155 496,650
Semi 2 5 81.00 405.00 1,154 467,370

3 5 98.00 490.00 1,154 565,460
4 0 115.00 0.00 1,334 0

Det 4 8 120.00 960.00 1,334 1,280,640
5 3 130.00 390.00 1,334 520,260

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 1 84.00 84.00 1,155 97,020
Semi 2 2 79.00 158.00 1,154 182,332

3 1 93.00 93.00 1,154 107,322
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Appendix
Site make up

Number 5 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Medium Green 20 20 0.63 32.00 91 1,812 2,899 2,245,989 1,239.51 West Green Agricultural

Beds No m2 Total BCIS COST Area Gross 0.735
Market 0 Net 0.625
Flat 1 1 40.00 40.00 10% 1,294 56,936

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2 86.00 172.00 1,155 198,660
Semi 2 2 81.00 162.00 1,154 186,948

3 3 98.00 294.00 1,154 339,276
4 0 115.00 0.00 1,334 0

Det 4 4 120.00 480.00 1,334 640,320
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2 70.00 140.00 1,155 161,700

3 0 84.00 0.00 1,155 0
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Site make up

Number 8 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/ Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small Green 8 8 0.27 30.00 101 805 3,019 995,570 1,236.73 West Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.267
Market 0 Net 0.267
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 2 79.00 158.00 1,154 182,332

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Site make up

Number 9 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small 6 6 0.20 30.00 88 528 2,640 631,141 1,195.34 West Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.200
Market 0 Net 0.200
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 1 98.00 98.00 1,154 113,092
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 1 70.00 70.00 1,155 80,850

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0

Number 10 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Small 3 3 0.10 30.00 105 316 3,160 386,264 1,222.35 West Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.100
Market 0 Net 0.100
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 0 86.00 0.00 1,155 0
Semi 2 0 81.00 0.00 1,154 0

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Appendix
Site make up

Number 13 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 20 20 0.50 40.00 88 1,754 3,508 2,135,941 1,217.75 West PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.610
Market 0 Net 0.500
Flat 1 1 40.00 40.00 10% 1,294 56,936

2 0 65.00 0.00 10% 1,294 0
Terrace 2 2 73.00 146.00 1,155 168,630

3 2.0 86.00 172.00 1,155 198,660
Semi 2 2 81.00 162.00 1,154 186,948

3 4 98.00 392.00 1,154 452,368
4 0 115.00 0.00 1,334 0

Det 4 2 120.00 240.00 1,334 320,160
5 2 130.00 260.00 1,334 346,840

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 1 39.00 39.00 10% 1,294 55,513

2 0 61.00 0.00 10% 1,294 0
Terrace 2 2.0 70.00 140.00 1,155 161,700

3 1 84.00 84.00 1,155 97,020
Semi 2 1 79.00 79.00 1,154 91,166

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Site make up

Number 16 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

PDL 7 7 0.20 35.00 98 686 3,430 836,803 1,219.83 West PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.200
Market 0 Net 0.200
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 1 73.00 73.00 1,155 84,315

3 1 86.00 86.00 1,155 99,330
Semi 2 1 81.00 81.00 1,154 93,474

3 2 98.00 196.00 1,154 226,184
4 0 115.00 0.00 1,334 0

Det 4 1 120.00 120.00 1,334 160,080
5 1 130.00 130.00 1,334 173,420

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Site make up

Number 17 Units NET Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
Units/ha m2 m2 m2/ha £/m2

PDL 3 3 0.09 35.00 86 258 3,010 297,990 1,155.00 West PDL Industrial

Beds No m2 Total BCIS COST Area Gross 0.086
Market 0 Net 0.086
Flat 1 0 40.00 0.00 10% 1,294 0

2 0 65.00 0.00 10% 1,294 0
Terrace 2 0 73.00 0.00 1,155 0

3 3 86.00 258.00 1,155 297,990
Semi 2 0 81.00 0.00 1,154 0

3 0 98.00 0.00 1,154 0
4 0 115.00 0.00 1,334 0

Det 4 0 120.00 0.00 1,334 0
5 0 130.00 0.00 1,334 0

Flat 1 High* 1 0 40.00 0.00 12% 1,343 0
Flat 2 High* 2 0 65.00 0.00 12% 1,343 0
Flat 3 High* 3 0 80.00 0.00 12% 1,343 0
Affordable 0
Flat 1 0 39.00 0.00 10% 1,294 0

2 0 61.00 0.00 10% 1,294 0
Terrace 2 0 70.00 0.00 1,155 0

3 0 84.00 0.00 1,155 0
Semi 2 0 79.00 0.00 1,154 0

3 0 93.00 0.00 1,154 0
4 0 97.00 0.00 1,334 0

Det 4 0 106.00 0.00 1,334 0
5 0 110.00 0.00 1,334 0

Flat 1 High* 1 0 39.00 0.00 12% 1,343 0
Flat 2 High* 2 0 61.00 0.00 12% 1,343 0
Flat 3 High* 3 0 74.00 0.00 12% 1,343 0
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Site make up

Number 24 Units Area Density erage Unit Size Developed Density Total Cost Rate Locality Green/Brown Alternative Use
ha Units/ha m2 m2 m2/ha £/m2

Wisbech Fringe 550 17.19 32.00 91 50,178 2,919 54,704,194 1,090.20 Wisbech Green Agricultural

Beds No m2 Total BCIS COST Area Gross 25.300
Market 0 Net 17.188
Flat 1 22 40.00 880.00 10% 1,150 1,113,200

2 0 65.00 0.00 10% 1,150 0
Terrace 2 66 73.00 4,818.00 1,015 4,890,270

3 66 86.00 5,676.00 1,015 5,761,140
Semi 2 66 81.00 5,346.00 1,038 5,549,148

3 66 98.00 6,468.00 1,038 6,713,784
4 0 115.00 0.00 1,171 0

Det 4 110 120.00 13,200.00 1,171 15,457,200
5 44 130.00 5,720.00 1,171 6,698,120

Flat 1 High* 1 0 40.00 0.00 12% 1,176 0
Flat 2 High* 2 0 65.00 0.00 12% 1,176 0
Flat 3 High* 3 0 80.00 0.00 12% 1,176 0
Affordable
Flat 1 16 39.00 624.00 10% 1,150 789,360

2 0 61.00 0.00 10% 1,150 0
Terrace 2 33 70.00 2,310.00 1,015 2,344,650

3 11 84.00 924.00 1,015 937,860
Semi 2 33 79.00 2,607.00 1,038 2,706,066

3 11 93.00 1,023.00 1,038 1,061,874
4 6 97.00 582.00 1,171 681,522

Det 4 0 106.00 0.00 1,171 0
5 0 110.00 0.00 1,171 0

Flat 1 High* 1 0 39.00 0.00 12% 1,176 0
Flat 2 High* 2 0 61.00 0.00 12% 1,176 0
Flat 3 High* 3 0 74.00 0.00 12% 1,176 0
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For Apps

Site 2 Site 4 Site 5 Site 8 Site 10 Site 13 Site 16 Site 17 Site 24
Greenfield 100 Medium Green 

40
Medium Green 

20
Small Green 8 Small 3 PDL 20 PDL 7 PDL 3 Wisbech Fringe

Green/brown field Green Green Green Green Green PDL PDL PDL Green
Use Agricultural Agricultural Agricultural Paddock Paddock Industrial Industrial Industrial Agricultural
Locality West West West West West West West West Wisbech

Site Area Gross ha 4.17 1.47 0.74 0.27 0.10 0.61 0.20 0.09 25.30
Net ha 3.13 1.25 0.63 0.27 0.10 0.50 0.20 0.09 17.19

Units 100 40 20 8 3 20 7 3 550

Average Unit  Size m2 91.18 90.85 90.60 100.63 105.33 87.70 98.00 86.00 91.23

Mix Intermediate to Buy 6.00% 6.00% 6.00% 6.00% 6.00% 6.00%
Affordable Rent 14.00% 14.00% 14.00% 14.00% 14.00% 14.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Price Market £/m2 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,300
Intermediate to Buy £/m2 1,625 1,625 1,625 1,625 1,625 1,625 1,625 1,625 1,495
Affordable Rent £/m2 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300
Social Rent £/m2 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050

Grant and SubsidIntermediate to Buy £/unit
Affordable Rent £/unit
Social Rent £/unit

Sales per Quarter
Unit Build Time 3 3 3 3 3 3 3 3 3

Existing Use Value £/ha 25,000 25,000 50,000 50,000 50,000 450,000 450,000 450,000 25,000
Up Lift % % 20% 20% 20%
Additional Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000

Easements etc £ 0 0 0 0 0 0 0 0 0
Legals / Acquisition % land 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5%

Planning Fee <50 £/unit 462 462 462 462 462 462 462 462 462
>50 £/unit 138 138 138 138 138 138 138 138 138

Architects % 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00%
QS / PM % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Planning Consultants % 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Other Professional % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%

BCIS £/m2 1,232 1,230 1,240 1,237 1,222 1,218 1,220 1,155 1,090
FHS % 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80%
Energy £/m2 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Design £/m2 0 0 0 0 0 0 0 0 0
Acc & Adpt £/m2 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3
Water £/m2 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06
Small Sites %
Site Costs % 15.66% 15.66% 10.66% 10.66% 10.66% 15.66% 10.66% 10.66% 15.66%
Pre CIL s106 £/Unit 0 0 0 0 8,392
Post CIL s106 £/Unit 0 0 0 0 0 0 0 0 8,392

£/m2 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57 46.57
Inf Tariff % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Contingency % 2.50% 2.50% 2.50% 2.50% 2.50% 5.00% 5.00% 5.00% 2.50%
Abnormals % 4.00% 4.00% 4.00% 4.00% 4.00% 9.00% 9.00% 9.00% 4.00%

£/site 316,000 101,000 66,000 21,000 7,000 52,000 14,000 0 1,198,000

FINANCE Fees £
Interest % 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50%
Legal and Valuation £

SALES Agents % 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Legals % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Misc. £ 0 0 0 0 0 0 0 0 0

Developers Profi Market Housing 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
Affordable Housing 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
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Site 2 Site 4 Site 5 Site 8 Site 10 Site 13 Site 16 Site 17 Site 24

Greenfield 
100

Medium 
Green 40

Medium 
Green 20

Small Green 
8 Small 3 PDL 20 PDL 7 PDL 3 Wisbech 

Fringe

Green/brown field Green Green Green Green Green PDL PDL PDL Green
Use Agricultural Agricultural Agricultural Paddock Paddock Industrial Industrial Industrial Agricultural

Site Are Gross ha 4.17 1.47 0.74 0.27 0.10 0.61 0.20 0.09 25.30
Net ha 3.13 1.25 0.63 0.27 0.10 0.50 0.20 0.09 17.19

Units 100 40 20 8 3 20 7 3 550

Mix Market 80.00% 80.00% 80.00% 80.00% 100.00% 80.00% 100.00% 100.00% 80.00%
Intermediate to Buy 6.00% 6.00% 6.00% 6.00% 0.00% 6.00% 0.00% 0.00% 6.00%
Affordable Rent 14.00% 14.00% 14.00% 14.00% 0.00% 14.00% 0.00% 0.00% 14.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Existing Use Value £/ha 25,000 25,000 50,000 50,000 50,000 450,000 450,000 450,000 25,000
£ site 104,167 36,770 36,770 13,333 5,000 274,680 90,000 38,571 632,500

Uplift £/ha 300,000 300,000 300,000 300,000 300,000 90,000 90,000 90,000 300,000
£ site 1,250,000 441,240 220,620 80,000 30,000 54,936 18,000 7,714 7,590,000

Benchmark Land Value £/ha 325,000 325,000 350,000 350,000 350,000 540,000 540,000 540,000 325,000
£ site 1,354,167 478,010 257,390 93,333 35,000 329,616 108,000 46,286 8,222,500

Residua  Gross £/ha 21,738 38,223 181,457 224,116 659,340 -220,055 368,013 639,980 48,712
Net £/ha 28,984 44,974 213,510 224,116 659,340 -268,643 368,013 639,980 71,704

£ site 90,575 56,218 133,443 59,764 65,934 -134,322 73,603 54,855 1,232,413

Additional Profit £ site 4,874,836 1,234,717 623,050 421,262 162,477 -2,066,562 -735,335 1,107,200 45,542,135
£/m2 637 408 401 610 514 -1,372 -1,072 4,291 1,082



Appendix
Site 2

SITE NAME Site 2 Greenfield 100

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 100 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,232

LAND /unit or m2 Total No dwgs 100 FHS 35 2.80%
Market Housing 95.7 80% 80 2,500 19,140,000 7,656 Land 906 90,575 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 0 No dwgs over 5 50 138 6,900 Design 0
Shared Ownership 73.1 6% 6 1,625 712,725 439 Easements etc. 0 Total 30,000 Acc & Adpt 3

Legals Acquisition 1.50% 1,359 1,359 Water 0
Affordable Rent 73.1 14% 14 1,300 1,330,420 1,023 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 73.1 0% 0 1,050 0 0 Planning Fee 30,000 Stamp duty calc - Residual 1,463

Architects 4.00% 595,217 Land payment 90,575
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 74,402

Affordable Rent 0 0 Planning Consultants 1.00% 148,804
Social Rent 0 0 Other Professional 2.50% 372,011 1,220,435

SITE AREA - Net 3.13 ha 32 /ha 21,183,145 9,118 CONSTRUCTION
SITE AREA - Gross 4.17 ha 24 /ha Build Cost - BCIS Based 1,463 13,340,745 Total 0

s106 / CIL 356,540
Contingency 2.50% 333,519 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 849,630 14,880,433 Land payment 1,354,167
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 90,575 28,984 21,738 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 104,167 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 0% 0 0 Closing balance = -7,773,193 Total 0

Plus /ha 300,000 1,250,000 300,000 SALES
Viability Threshold 1,354,167 325,000 Check on phasing dwgs nos Agents 2.0% 423,663 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 105,916 Total 0 0.00% 0
£/m2 Misc. 0 529,579 16,722,381

Additional Profit 4,874,836 637 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 356,540

Market Housing 17.50% 3,349,500 Total 356,540
Affordable Housing 17.50% 357,550 37070.50375

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 12 13 12 13 12 13 12 13
Market Housing 0 0 0 2,296,800 2,488,200 2,296,800 2,488,200 2,296,800 2,488,200 2,296,800 2,488,200 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 85,527 92,654 85,527 92,654 85,527 92,654 85,527 92,654 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 159,650 172,955 159,650 172,955 159,650 172,955 159,650 172,955 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 2,541,977 2,753,809 2,541,977 2,753,809 2,541,977 2,753,809 2,541,977 2,753,809 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,359

Planning Fee 30,000
Architects 297,609 297,609
QS 37,201 37,201
Planning Consultants 74,402 74,402
Other Professional 186,005 186,005

Build Cost - BCIS Base 0 533,630 1,111,729 1,645,359 1,689,828 1,645,359 1,689,828 1,645,359 1,689,828 1,111,729 578,099 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 71,308 0 71,308 0 71,308 0 71,308 0 71,308 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 13,341 27,793 41,134 42,246 41,134 42,246 41,134 42,246 27,793 14,452 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 33,985 70,802 104,788 107,620 104,788 107,620 104,788 107,620 70,802 36,817 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 50,840 55,076 50,840 55,076 50,840 55,076 50,840 55,076 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 12,710 13,769 12,710 13,769 12,710 13,769 12,710 13,769 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 626,576 71,308 1,176,173 1,281,632 1,791,280 1,911,001 1,854,830 1,979,846 1,854,830 1,979,846 1,273,874 698,214 63,549 68,845 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 90,575
Interest 11,654 13,002 32,326 53,678 83,658 116,072 106,792 95,950 86,343 75,169 55,784 23,287 0 0 0 0 0 0 0 0 0 0 0

Market Housing 3,349,500
Affordable Housing 357,550

Cash Flow -717,151 -82,962 -1,189,175 -1,313,958 -1,844,958 -1,994,659 571,076 667,171 591,198 687,619 1,192,934 1,999,811 2,455,141 2,684,964 0 0 0 0 0 0 0 0 0 -3,707,050
Opening Balanc 0
Closing Balance -717,151 -800,113 -1,989,288 -3,303,246 -5,148,204 -7,142,864 -6,571,787 -5,904,616 -5,313,419 -4,625,799 -3,432,865 -1,433,054 1,022,087 3,707,050 3,707,050 3,707,050 3,707,050 3,707,050 3,707,050 3,707,050 3,707,050 3,707,050 3,707,050 0

correct
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Site 4

SITE NAME Site 4 Medium Green 40

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 40 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,230

LAND /unit or m2 Total No dwgs 40 FHS 34 2.80%
Market Housing 94.5 80% 32 2,500 7,563,636 3,025 Land 1,405 56,218 No dwgs under 40 462 18,480 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 73.4 6% 2 1,625 286,371 176 Easements etc. 0 Total 18,480 Acc & Adpt 3

Legals Acquisition 1.50% 843 843 Water 0
Affordable Rent 73.4 14% 6 1,300 534,560 411 Small Sites 0 0%

PLANNING Site Costs 193 16%
Social Rent 73.4 0% 0 1,050 0 0 Planning Fee 18,480 Stamp duty calc - Residual 1,460

Architects 4.00% 234,442 Land payment 56,218
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 29,305

Affordable Rent 0 0 Planning Consultants 1.00% 58,610
Social Rent 0 0 Other Professional 2.50% 146,526 487,363

SITE AREA - Net 1.25 ha 32 /ha 8,384,568 3,613 CONSTRUCTION
SITE AREA - Gross 1.47 ha 27 /ha Build Cost - BCIS Based 1,460 5,276,194 Total 0

s106 / CIL 140,895
Contingency 2.50% 131,905 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 312,048 5,861,042 Land payment 478,010
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 56,218 44,974 38,223 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 36,770 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 0% 0 0 Closing balance = -1,929,780 Total 0

Plus /ha 300,000 441,240 300,000 SALES
Viability Threshold 478,010 325,000 Check on phasing dwgs nos Agents 2.0% 167,691 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 41,923 Total 0 0.00% 0
£/m2 Misc. 0 209,614 6,615,081

Additional Profit 1,234,717 408 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 140,895

Market Housing 17.50% 1,323,636 Total 140,895
Affordable Housing 17.50% 143,663 36682.48409

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 5 5 5 5 5 5 5 5
Market Housing 0 0 0 945,455 945,455 945,455 945,455 945,455 945,455 945,455 945,455 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 35,796 35,796 35,796 35,796 35,796 35,796 35,796 35,796 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 66,820 66,820 66,820 66,820 66,820 66,820 66,820 66,820 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,048,071 1,048,071 1,048,071 1,048,071 1,048,071 1,048,071 1,048,071 1,048,071 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 843

Planning Fee 18,480
Architects 117,221 117,221
QS 14,653 14,653
Planning Consultants 29,305 29,305
Other Professional 73,263 73,263

Build Cost - BCIS Base 0 219,841 439,683 659,524 659,524 659,524 659,524 659,524 659,524 439,683 219,841 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 35,224 0 35,224 0 0 0 70,448 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 5,496 10,992 16,488 16,488 16,488 16,488 16,488 16,488 10,992 5,496 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 13,002 26,004 39,006 39,006 39,006 39,006 39,006 39,006 26,004 13,002 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 20,961 20,961 20,961 20,961 20,961 20,961 20,961 20,961 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,240 5,240 5,240 5,240 5,240 5,240 5,240 5,240 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 253,765 35,224 472,781 511,903 715,018 715,018 741,220 811,668 741,220 741,220 502,881 264,541 26,202 26,202 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 56,218
Interest 5,037 5,691 13,467 22,004 33,981 46,152 41,915 38,755 34,398 29,971 21,599 9,217 0 0 0 0 0 0 0 0 0 0 0

Market Housing 1,323,636
Affordable Housing 143,663

Cash Flow -309,983 -40,261 -478,473 -525,369 -737,022 -748,999 260,699 194,488 268,096 272,452 515,219 761,931 1,012,652 1,021,869 0 0 0 0 0 0 0 0 0 -1,467,299
Opening Balanc 0
Closing Balance -309,983 -350,244 -828,717 -1,354,086 -2,091,108 -2,840,107 -2,579,408 -2,384,920 -2,116,824 -1,844,372 -1,329,153 -567,222 445,430 1,467,299 1,467,299 1,467,299 1,467,299 1,467,299 1,467,299 1,467,299 1,467,299 1,467,299 1,467,299 0

correct

20/04/202115:52



Appendix
Site 5

SITE NAME Site 5 Medium Green 20

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,240

LAND /unit or m2 Total No dwgs 20 FHS 35 2.80%
Market Housing 97.1 80% 16 2,500 3,885,000 1,554 Land 6,672 133,443 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 64.5 6% 1 1,625 125,775 77 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% 2,002 2,002 Water 0
Affordable Rent 64.5 14% 3 1,300 234,780 181 Small Sites 0 0%

PLANNING Site Costs 132 11%
Social Rent 64.5 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,410

Architects 4.00% 114,352 Land payment 133,443
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 14,294

Affordable Rent 0 0 Planning Consultants 1.00% 28,588
Social Rent 0 0 Other Professional 2.50% 71,470 237,943

SITE AREA - Net 0.63 ha 32 /ha 4,245,555 1,812 CONSTRUCTION
SITE AREA - Gross 0.74 ha 27 /ha Build Cost - BCIS Based 1,410 2,554,387 Total 0

s106 / CIL 72,370
Contingency 2.50% 63,860 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 168,175 2,858,792 Land payment 257,390
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 133,443 213,510 181,457 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 36,770 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 1%
Uplift 0% 0 0 Closing balance = -819,122 Total 2,574

Plus /ha 300,000 220,620 300,000 SALES
Viability Threshold 257,390 350,000 Check on phasing dwgs nos Agents 2.0% 84,911 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 21,228 Total 0 0.00% 0
£/m2 Misc. 0 106,139 3,338,319

Additional Profit 623,050 401 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 72,370

Market Housing 17.50% 679,875 Total 72,370
Affordable Housing 17.50% 63,097 37148.60625

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 2 3 2 3 2 3
Market Housing 0 0 0 388,500 582,750 388,500 582,750 388,500 582,750 388,500 582,750 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 12,578 18,866 12,578 18,866 12,578 18,866 12,578 18,866 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 23,478 35,217 23,478 35,217 23,478 35,217 23,478 35,217 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 424,556 636,833 424,556 636,833 424,556 636,833 424,556 636,833 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 2,002

Planning Fee 9,240
Architects 57,176 57,176
QS 7,147 7,147
Planning Consultants 14,294 14,294
Other Professional 35,735 35,735

Build Cost - BCIS Base 0 85,146 212,866 298,012 340,585 298,012 340,585 298,012 340,585 212,866 127,719 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 18,092 0 18,092 0 0 0 36,185 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,129 5,322 7,450 8,515 7,450 8,515 7,450 8,515 5,322 3,193 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 5,606 14,015 19,620 22,423 19,620 22,423 19,620 22,423 14,015 8,409 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 8,491 12,737 8,491 12,737 8,491 12,737 8,491 12,737 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,123 3,184 2,123 3,184 2,123 3,184 2,123 3,184 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 125,593 18,092 207,232 250,294 325,083 371,523 335,696 423,629 335,696 387,444 242,816 155,242 10,614 15,921 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 133,443
Interest 4,209 4,572 8,014 12,211 17,692 24,017 22,963 19,872 18,751 15,003 12,293 4,667 0 0 0 0 0 0 0 0 0 0 0

Market Housing 679,875
Affordable Housing 63,097

Cash Flow -259,037 -22,302 -211,804 -258,308 -337,294 -389,215 64,842 190,241 68,987 230,639 166,737 469,298 409,274 620,912 0 0 0 0 0 0 0 0 0 -742,972
Opening Balanc 0
Closing Balance -259,037 -281,339 -493,143 -751,451 -1,088,744 -1,477,959 -1,413,117 -1,222,876 -1,153,888 -923,250 -756,513 -287,215 122,060 742,972 742,972 742,972 742,972 742,972 742,972 742,972 742,972 742,972 742,972 0

correct

20/04/202115:52



Appendix
Site 8

SITE NAME Site 8 Small Green 8

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 8 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,237

LAND /unit or m2 Total No dwgs 8 FHS 35 2.80%
Market Housing 107.8 80% 6 2,500 1,725,333 690 Land 7,471 59,764 No dwgs under 8 462 3,696 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 79.0 6% 0 1,625 61,620 38 Easements etc. 0 Total 3,696 Acc & Adpt 3

Legals Acquisition 1.50% 896 896 Water 0
Affordable Rent 79.0 14% 1 1,300 115,024 88 Small Sites 0 0%

PLANNING Site Costs 132 11%
Social Rent 79.0 0% 0 1,050 0 0 Planning Fee 3,696 Stamp duty calc - Residual 1,407

Architects 4.00% 51,052 Land payment 59,764
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 6,381

Affordable Rent 0 0 Planning Consultants 1.00% 12,763
Social Rent 0 0 Other Professional 2.50% 31,907 105,799

SITE AREA - Net 0.27 ha 30 /ha 1,901,977 817 CONSTRUCTION
SITE AREA - Gross 0.27 ha 30 /ha Build Cost - BCIS Based 1,407 1,148,501 Total 0

s106 / CIL 32,140
Contingency 2.50% 28,713 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 66,940 1,276,293 Land payment 93,333
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 59,764 224,116 224,116 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 13,333 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 0% 0 0 Closing balance = -536,400 Total 0

Plus /ha 300,000 80,000 300,000 SALES
Viability Threshold 93,333 350,000 Check on phasing dwgs nos Agents 2.0% 38,040 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 9,510 Total 0 0.00% 0
£/m2 Misc. 0 47,549 1,490,302

Additional Profit 421,262 610 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 32,140

Market Housing 17.50% 301,933 Total 32,140
Affordable Housing 17.50% 30,913 41605.75417

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 3 3
Market Housing 0 0 0 431,333 647,000 647,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 15,405 23,108 23,108 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 28,756 43,134 43,134 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 475,494 713,242 713,242 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 896

Planning Fee 3,696
Architects 25,526 25,526
QS 3,191 3,191
Planning Consultants 6,381 6,381
Other Professional 15,954 15,954

Build Cost - BCIS Base 0 95,708 239,271 382,834 287,125 143,563 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 32,140 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 2,393 5,982 9,571 7,178 3,589 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 5,578 13,946 22,313 16,735 8,368 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 9,510 14,265 14,265 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,377 3,566 3,566 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 55,644 32,140 154,731 259,199 414,718 311,038 167,407 17,831 17,831 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 59,764
Interest 1,875 2,428 4,982 9,275 16,165 21,482 16,824 5,797 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 301,933
Affordable Housing 30,913

Cash Flow -115,408 -34,015 -157,159 -264,181 -423,993 -327,203 286,606 678,586 689,613 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -332,846
Opening Balanc 0
Closing Balance -115,408 -149,423 -306,583 -570,763 -994,756 -1,321,959 -1,035,353 -356,767 332,846 332,846 332,846 332,846 332,846 332,846 332,846 332,846 332,846 332,846 332,846 332,846 332,846 332,846 332,846 0

correct

20/04/202115:52



Appendix
Site 10

SITE NAME Site 10 Small 3

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 3 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,222

LAND /unit or m2 Total No dwgs 3 FHS 34 2.80%
Market Housing 105.3 100% 3 2,500 790,000 316 Land 21,978 65,934 No dwgs under 3 462 1,386 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 105.3 0% 0 1,625 0 0 Easements etc. 0 Total 1,386 Acc & Adpt 3

Legals Acquisition 1.50% 989 989 Water 0
Affordable Rent 105.3 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 105.3 0% 0 1,050 0 0 Planning Fee 1,386 Stamp duty calc - Residual 1,390

Architects 4.00% 19,584 Land payment 65,934
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 2,448

Affordable Rent 0 0 Planning Consultants 1.00% 4,896
Social Rent 0 0 Other Professional 2.50% 12,240 40,553

SITE AREA - Net 0.10 ha 30 /ha 790,000 316 CONSTRUCTION
SITE AREA - Gross 0.10 ha 30 /ha Build Cost - BCIS Based 1,390 439,317 Total 0

s106 / CIL 14,716
Contingency 2.50% 10,983 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 24,573 489,589 Land payment 35,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 65,934 659,340 659,340 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 5,000 50,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 0% 0 0 Closing balance = -118,053 Total 0

Plus /ha 300,000 30,000 300,000 SALES
Viability Threshold 35,000 350,000 Check on phasing dwgs nos Agents 2.0% 15,800 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 3,950 Total 0 0.00% 0
£/m2 Misc. 0 19,750 616,815

Additional Profit 162,477 514 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 14,716

Market Housing 17.50% 138,250 Total 14,716
Affordable Housing 17.50% 0 46083.33333

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1
Market Housing 0 0 0 263,333 0 263,333 0 263,333 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 263,333 0 263,333 0 263,333 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 989

Planning Fee 1,386
Architects 9,792 9,792
QS 1,224 1,224
Planning Consultants 2,448 2,448
Other Professional 6,120 6,120

Build Cost - BCIS Base 0 48,813 48,813 97,626 48,813 97,626 48,813 48,813 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 14,716 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,220 1,220 2,441 1,220 2,441 1,220 1,220 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 2,730 2,730 5,461 2,730 5,461 2,730 2,730 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 5,267 0 5,267 0 5,267 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,317 0 1,317 0 1,317 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 21,959 14,716 72,347 52,764 105,527 52,764 112,111 52,764 59,347 0 6,583 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 65,934
Interest 1,428 1,691 2,894 3,798 5,575 6,523 4,171 5,096 1,865 1,895 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 138,250
Affordable Housing 0

Cash Flow -87,893 -16,144 -74,038 -55,657 -109,325 -58,338 144,700 -56,935 198,890 -1,865 254,855 0 0 0 0 0 0 0 0 0 0 0 0 -138,250
Opening Balanc 0
Closing Balance -87,893 -104,037 -178,075 -233,732 -343,057 -401,396 -256,696 -313,631 -114,741 -116,605 138,250 138,250 138,250 138,250 138,250 138,250 138,250 138,250 138,250 138,250 138,250 138,250 138,250 0

correct

20/04/202115:52



Appendix
Site 13

SITE NAME Site 13 PDL 20

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 20 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,218

LAND /unit or m2 Total No dwgs 20 FHS 34 2.80%
Market Housing 94.1 80% 16 2,500 3,765,333 1,506 Land -6,716 -134,322 No dwgs under 20 462 9,240 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 68.4 6% 1 1,625 133,380 82 Easements etc. 0 Total 9,240 Acc & Adpt 3

Legals Acquisition 1.50% -2,015 -2,015 Water 0
Affordable Rent 68.4 14% 3 1,300 248,976 192 Small Sites 0 0%

PLANNING Site Costs 191 16%
Social Rent 68.4 0% 0 1,050 0 0 Planning Fee 9,240 Stamp duty calc - Residual 1,446

Architects 4.00% 122,230 Land payment -134,322
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 15,279

Affordable Rent 0 0 Planning Consultants 1.00% 30,557
Social Rent 0 0 Other Professional 2.50% 76,394 253,700

SITE AREA - Net 0.50 ha 40 /ha 4,147,689 1,780 CONSTRUCTION
SITE AREA - Gross 0.61 ha 33 /ha Build Cost - BCIS Based 1,446 2,573,337 Total 0

s106 / CIL 70,141
Contingency 5.00% 128,667 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 283,600 3,055,745 Land payment 329,616
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value -134,322 -268,643 -220,055 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 274,680 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 54,936 90,000 Closing balance = 2,059,249 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 329,616 540,000 Check on phasing dwgs nos Agents 2.0% 82,954 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 20,738 Total 0 0.00% 0
£/m2 Misc. 0 103,692 3,276,800

Additional Profit -2,066,562 -1,372 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 70,141

Market Housing 17.50% 658,933 Total 70,141
Affordable Housing 17.50% 66,912 36292.28167

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 5 5 5 5
Market Housing 0 0 0 941,333 941,333 941,333 941,333 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 33,345 33,345 33,345 33,345 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 62,244 62,244 62,244 62,244 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,036,922 1,036,922 1,036,922 1,036,922 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition -2,015

Planning Fee 9,240
Architects 61,115 61,115
QS 7,639 7,639
Planning Consultants 15,279 15,279
Other Professional 38,197 38,197

Build Cost - BCIS Base 0 214,445 428,889 643,334 643,334 428,889 214,445 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 17,535 0 17,535 0 0 0 35,070 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 10,722 21,444 32,167 32,167 21,444 10,722 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 23,633 47,267 70,900 70,900 47,267 23,633 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 20,738 20,738 20,738 20,738 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,185 5,185 5,185 5,185 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 129,455 17,535 371,030 515,136 746,401 746,401 523,524 309,794 25,923 25,923 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land -134,322
Interest 0 206 6,238 14,711 27,079 39,648 31,949 20,653 4,560 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 658,933
Affordable Housing 66,912

Cash Flow 4,867 -17,535 -371,236 -521,374 -761,112 -773,480 473,751 695,179 990,346 1,006,440 0 0 0 0 0 0 0 0 0 0 0 0 0 -725,846
Opening Balanc 0
Closing Balance 4,867 -12,669 -383,905 -905,279 -1,666,391 -2,439,870 -1,966,120 -1,270,940 -280,594 725,846 725,846 725,846 725,846 725,846 725,846 725,846 725,846 725,846 725,846 725,846 725,846 725,846 725,846 0

correct

20/04/202115:52



Appendix
Site 16

SITE NAME Site 16 PDL 7

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 7 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,220

LAND /unit or m2 Total No dwgs 7 FHS 34 2.80%
Market Housing 98.0 100% 7 2,500 1,715,000 686 Land 10,515 73,603 No dwgs under 7 462 3,234 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 98.0 0% 0 1,625 0 0 Easements etc. 0 Total 3,234 Acc & Adpt 3

Legals Acquisition 1.50% 1,104 1,104 Water 0
Affordable Rent 98.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 130 11%
Social Rent 98.0 0% 0 1,050 0 0 Planning Fee 3,234 Stamp duty calc - Residual 1,387

Architects 4.00% 45,237 Land payment 73,603
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 5,655

Affordable Rent 0 0 Planning Consultants 1.00% 11,309
Social Rent 0 0 Other Professional 2.50% 28,273 93,709

SITE AREA - Net 0.20 ha 35 /ha 1,715,000 686 CONSTRUCTION
SITE AREA - Gross 0.20 ha 35 /ha Build Cost - BCIS Based 1,387 951,742 Total 0

s106 / CIL 31,947
Contingency 5.00% 47,587 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 99,657 1,130,932 Land payment 108,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 73,603 368,013 368,013 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 90,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 18,000 90,000 Closing balance = 962,031 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 108,000 540,000 Check on phasing dwgs nos Agents 2.0% 34,300 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 8,575 Total 0 0.00% 0
£/m2 Misc. 0 42,875 1,342,223

Additional Profit -735,335 -1,072 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 31,947

Market Housing 17.50% 300,125 Total 31,947
Affordable Housing 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 2 2 3
Market Housing 0 0 0 490,000 490,000 735,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 490,000 490,000 735,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 1,104

Planning Fee 3,234
Architects 22,619 22,619
QS 2,827 2,827
Planning Consultants 5,655 5,655
Other Professional 14,137 14,137

Build Cost - BCIS Base 0 90,642 181,284 317,247 226,605 135,963 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 31,947 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 4,532 9,064 15,862 11,330 6,798 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 9,491 18,982 33,219 23,728 14,237 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 9,800 9,800 14,700 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 2,450 2,450 3,675 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 49,575 31,947 149,903 209,331 366,328 261,663 169,248 12,250 18,375 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 73,603
Interest 2,002 2,553 5,031 8,514 14,605 19,095 14,193 6,660 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 300,125
Affordable Housing 0

Cash Flow -123,178 -33,949 -152,456 -214,361 -374,843 -276,268 301,657 463,557 709,965 0 0 0 0 0 0 0 0 0 0 0 0 0 0 -300,125
Opening Balanc 0
Closing Balance -123,178 -157,127 -309,582 -523,944 -898,786 -1,175,055 -873,397 -409,840 300,125 300,125 300,125 300,125 300,125 300,125 300,125 300,125 300,125 300,125 300,125 300,125 300,125 300,125 300,125 0

correct

20/04/202115:52



Appendix
Site 17

SITE NAME Site 17 PDL 3

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 3 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,155

LAND /unit or m2 Total No dwgs 3 FHS 32 2.80%
Market Housing 86.0 100% 3 2,500 645,000 258 Land 18,285 54,855 No dwgs under 3 462 1,386 Energy 0

Stamp Duty 0 No dwgs over 5 0 138 0 Design 0
Shared Ownership 86.0 0% 0 1,625 0 0 Easements etc. 0 Total 1,386 Acc & Adpt 3

Legals Acquisition 1.50% 823 823 Water 0
Affordable Rent 86.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 123 11%
Social Rent 86.0 0% 0 1,050 0 0 Planning Fee 1,386 Stamp duty calc - Residual 1,314

Architects 4.00% 15,937 Land payment 54,855
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 1,992

Affordable Rent 0 0 Planning Consultants 1.00% 3,984
Social Rent 0 0 Other Professional 2.50% 9,961 33,261

SITE AREA - Net 0.09 ha 35 /ha 645,000 258 CONSTRUCTION
SITE AREA - Gross 0.09 ha 35 /ha Build Cost - BCIS Based 1,314 338,966 Total 0

s106 / CIL 12,015
Contingency 5.00% 16,948 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 30,507 398,437 Land payment 46,286
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value 54,855 639,980 639,980 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 38,571 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 7,714 90,000 Closing balance = -1,601,781 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 46,286 540,000 Check on phasing dwgs nos Agents 2.0% 12,900 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 3,225 Total 0 0.00% 0
£/m2 Misc. 0 16,125 503,501

Additional Profit 1,107,200 4,291 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 47 £/m2 12,015

Market Housing 17.50% 112,875 Total 12,015
Affordable Housing 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 1 1 1
Market Housing 0 0 0 215,000 0 215,000 0 215,000 0 0 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 215,000 0 215,000 0 215,000 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition 823

Planning Fee 1,386
Architects 7,969 7,969
QS 996 996
Planning Consultants 1,992 1,992
Other Professional 4,980 4,980

Build Cost - BCIS Base 0 37,663 37,663 75,326 37,663 75,326 37,663 37,663 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 12,015 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 1,883 1,883 3,766 1,883 3,766 1,883 1,883 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 3,390 3,390 6,779 3,390 6,779 3,390 3,390 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 4,300 0 4,300 0 4,300 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals 0 0 0 0 0 0 1,075 0 1,075 0 1,075 0 0 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 18,146 12,015 58,873 42,936 85,871 42,936 91,246 42,936 48,311 0 5,375 0 0 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 54,855
Interest 1,186 1,401 2,380 3,117 4,563 5,335 3,410 4,163 1,522 1,547 0 0 0 0 0 0 0 0 0 0 0 0 0

Market Housing 112,875
Affordable Housing 0

Cash Flow -73,002 -13,201 -60,274 -45,316 -88,988 -47,498 118,419 -46,346 162,526 -1,522 208,078 0 0 0 0 0 0 0 0 0 0 0 0 -112,875
Opening Balanc 0
Closing Balance -73,002 -86,203 -146,477 -191,793 -280,781 -328,280 -209,861 -256,207 -93,681 -95,203 112,875 112,875 112,875 112,875 112,875 112,875 112,875 112,875 112,875 112,875 112,875 112,875 112,875 0
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Appendix
Site 24

SITE NAME Site 24 Wisbech Fringe

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 550 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,090

LAND /unit or m2 Total No dwgs 550 FHS 31 2.80%
Market Housing 95.7 80% 440 2,300 96,848,400 42,108 Land 2,241 1,232,413 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 51,121 No dwgs over 5 500 138 69,000 Design 0
Shared Ownership 73.4 6% 33 1,495 3,619,395 2,421 Easements etc. 0 Total 92,100 Acc & Adpt 3

Legals Acquisition 1.50% 18,486 69,607 Water 0
Affordable Rent 73.4 14% 77 1,300 7,343,700 5,649 Small Sites 0 0%

PLANNING Site Costs 171 16%
Social Rent 73.4 0% 0 1,050 0 0 Planning Fee 92,100 Stamp duty calc - Residual 1,295

Architects 4.00% 3,078,755 Land payment 1,232,413
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 384,844

Affordable Rent 0 0 Planning Consultants 1.00% 769,689
Social Rent 0 0 Other Professional 2.50% 1,924,222 6,249,611

SITE AREA - Net 17.19 ha 32 /ha 107,811,495 50,178 CONSTRUCTION
SITE AREA - Gross 25.30 ha 22 /ha Build Cost - BCIS Based 1,295 64,971,186 Total 51,121

s106 / CIL 6,576,570
Contingency 2.50% 1,624,280 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 3,796,847 76,968,883 Land payment 8,222,500
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 1,232,413 71,704 48,712 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 632,500 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = -125,921,870 Total 411,125

Plus /ha 300,000 7,590,000 300,000 SALES
Viability Threshold 8,222,500 325,000 Check on phasing dwgs nos Agents 2.0% 2,156,230 Pre CIL s106 8,392 £/ Unit (all) LIT % GDV

Legals 0.5% 539,057 Total 4,615,600 0.00% 0
£/m2 Misc. 0 2,695,287 87,215,801

Additional Profit 45,542,135 1,082 Post CIL s106 8,392 £/ Unit (all) 4,615,600
Developers Profit CIL 47 £/m2 1,960,970

Market Housing 17.50% 16,948,470 Total 6,576,570
Affordable Housing 17.50% 1,918,542

RESIDUAL CASH FLOW FOR INTEREST
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24

INCOME
UNITS Started 25 50 50 50 50 50 50 50 50 50 50 25
Market Housing 4,402,200 8,804,400 8,804,400 8,804,400 8,804,400 8,804,400 8,804,400 8,804,400 8,804,400 8,804,400 8,804,400 4,402,200 0 0 0 0 0 0 0 0 0 0 0
Shared Ownership 164,518 329,036 329,036 329,036 329,036 329,036 329,036 329,036 329,036 329,036 329,036 164,518 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 333,805 667,609 667,609 667,609 667,609 667,609 667,609 667,609 667,609 667,609 667,609 333,805 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 4,900,523 9,801,045 9,801,045 9,801,045 9,801,045 9,801,045 9,801,045 9,801,045 9,801,045 9,801,045 9,801,045 4,900,523 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 51,121
Easements etc. 0
Legals Acquisition 18,486

Planning Fee 92,100
Architects 3,078,755 0
QS 384,844 0
Planning Consultants 769,689 0
Other Professional 1,924,222 0

Build Cost - BCIS Base 2,953,236 5,906,471 5,906,471 5,906,471 5,906,471 5,906,471 5,906,471 5,906,471 5,906,471 5,906,471 5,906,471 2,953,236 0 0 0 0 0 0 0 0 0 0 0
s106/CIL/IT 994,188 1,203,988 811,794 419,600 419,600 419,600 419,600 419,600 419,600 419,600 419,600 209,800 0 0 0 0 0 0 0 0 0 0 0
Contingency 73,831 147,662 147,662 147,662 147,662 147,662 147,662 147,662 147,662 147,662 147,662 73,831 0 0 0 0 0 0 0 0 0 0 0
Abnormals 172,584 345,168 345,168 345,168 345,168 345,168 345,168 345,168 345,168 345,168 345,168 172,584 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 98,010 196,021 196,021 196,021 196,021 196,021 196,021 196,021 196,021 196,021 196,021 98,010 0 0 0 0 0 0 0 0 0 0 0
Legals 0 24,503 49,005 49,005 49,005 49,005 49,005 49,005 49,005 49,005 49,005 49,005 24,503 0 0 0 0 0 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFI 6,319,217 4,316,351 7,848,315 7,456,121 7,063,927 7,063,927 7,063,927 7,063,927 7,063,927 7,063,927 7,063,927 7,063,927 3,531,964 0 0 0 0 0 0 0 0 0 0 0

For Residual Valuation Land 1,232,413
Interest 490,856 484,790 389,374 262,264 101,398 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Profit on Costs 16,948,470
Profit on GDV 1,918,542

Cash Flow -7,551,630 93,315 1,467,939 1,955,549 2,474,854 2,635,719 2,737,118 2,737,118 2,737,118 2,737,118 2,737,118 2,737,118 1,368,559 0 0 0 0 0 0 0 0 0 0 -18,867,012
Opening Balanc 0
Closing Balance -7,551,630 -7,458,315 -5,990,376 -4,034,827 -1,559,973 1,075,747 3,812,865 6,549,982 9,287,100 12,024,217 14,761,335 17,498,453 18,867,012 18,867,012 18,867,012 18,867,012 18,867,012 18,867,012 18,867,012 18,867,012 18,867,012 18,867,012 18,867,012 0
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Appendix 15 – Residential Development – 
Varied Developer Contributions 
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Appendix 16 – Residential Development – 
Standardised Infrastructure Tariff 
North 

 

0% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 2 Greenfield 100 North 25,000 325,000 1,313,081 1,182,090 1,051,099 920,109 789,118 658,127 494,389 330,651 166,913 848
Site 4 Medium Green 40 North 25,000 325,000 1,491,943 1,345,255 1,198,568 1,051,881 905,193 758,506 575,147 391,787 208,428 19,270
Site 5 Medium Green 20 North 50,000 350,000 1,645,166 1,494,700 1,344,234 1,193,768 1,043,301 892,835 704,752 516,670 328,257 133,359
Site 6 Medium Green 20 LD North 50,000 350,000 1,228,415 1,095,880 963,344 830,809 698,274 565,738 400,069 232,408 59,573 -114,257
Site 7 Small Green 12 North 50,000 350,000 2,362,550 2,166,754 1,970,957 1,775,161 1,579,364 1,383,567 1,138,822 894,076 648,828 396,929
Site 8 Small Green 8 North 50,000 350,000 2,334,327 2,137,093 1,939,860 1,742,626 1,545,393 1,348,159 1,101,617 852,686 598,998 341,030
Site 9 Small 6 North 50,000 350,000 2,136,318 1,972,118 1,807,918 1,643,719 1,479,519 1,315,320 1,106,014 894,816 682,309 466,949
Site 10 Small 3 North 50,000 350,000 2,386,694 2,190,962 1,995,229 1,799,497 1,603,764 1,406,220 1,156,733 907,247 657,760 408,274
Site 14 PDL 14 North 450,000 540,000 1,855,076 1,678,038 1,500,999 1,323,960 1,146,921 969,883 748,584 525,610 296,850 64,650
Site 16 PDL 7 North 450,000 540,000 1,750,443 1,554,441 1,358,439 1,159,899 958,215 756,532 499,589 242,517 -14,555 -271,627
Site 17 PDL 3 North 450,000 540,000 1,866,053 1,690,107 1,511,874 1,333,641 1,155,409 977,176 754,385 531,594 308,803 86,012
Site 19 PDL 20 HD North 450,000 540,000 873,446 666,016 453,762 237,666 20,017 -197,631 -473,853 -754,476 -1,035,100 -1,315,723

10% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 2 Greenfield 100 North 25,000 325,000 1,098,977 976,198 853,418 730,638 607,858 485,078 331,603 178,129 23,386 -137,649
Site 4 Medium Green 40 North 25,000 325,000 1,250,618 1,113,033 975,449 837,864 700,280 562,696 390,715 218,734 42,024 -138,429
Site 5 Medium Green 20 North 50,000 350,000 1,406,086 1,265,785 1,125,483 985,182 844,881 704,579 529,203 353,826 173,173 -10,843
Site 6 Medium Green 20 LD North 50,000 350,000 1,013,480 889,322 765,164 641,006 516,848 392,690 235,589 73,804 -89,038 -253,266
Site 7 Small Green 12 North 50,000 350,000 2,034,169 1,851,123 1,668,077 1,485,032 1,301,986 1,118,941 890,134 661,172 425,733 186,161
Site 8 Small Green 8 North 50,000 350,000 2,005,294 1,820,857 1,636,421 1,451,984 1,267,547 1,083,110 850,102 612,873 371,962 130,059
Site 9 Small 6 North 50,000 350,000 1,854,841 1,701,047 1,547,252 1,393,457 1,239,363 1,081,110 883,294 684,207 482,493 280,780
Site 10 Small 3 North 50,000 350,000 2,386,694 2,190,962 1,995,229 1,799,497 1,603,764 1,406,220 1,156,733 907,247 657,760 408,274
Site 14 PDL 14 North 450,000 540,000 1,562,924 1,396,740 1,230,555 1,064,371 898,187 732,003 522,509 307,924 89,961 -128,003
Site 16 PDL 7 North 450,000 540,000 1,750,443 1,554,441 1,358,439 1,159,899 958,215 756,532 499,589 242,517 -14,555 -271,627
Site 17 PDL 3 North 450,000 540,000 1,866,053 1,690,107 1,511,874 1,333,641 1,155,409 977,176 754,385 531,594 308,803 86,012
Site 19 PDL 20 HD North 450,000 540,000 590,552 391,118 188,072 -15,292 -218,656 -425,330 -687,536 -949,741 -1,211,946 -1,474,152

15% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 2 Greenfield 100 North 25,000 325,000 991,926 873,251 754,577 635,902 517,228 398,554 250,211 101,868 -51,248 -207,274
Site 4 Medium Green 40 North 25,000 325,000 1,129,955 996,922 863,889 730,856 597,823 464,790 298,499 131,113 -42,796 -217,278
Site 5 Medium Green 20 North 50,000 350,000 1,286,546 1,151,327 1,016,108 880,889 745,670 610,451 441,428 270,446 94,406 -82,944
Site 6 Medium Green 20 LD North 50,000 350,000 906,012 786,043 666,073 546,104 426,135 306,165 151,354 -5,995 -163,344 -324,449
Site 7 Small Green 12 North 50,000 350,000 1,869,978 1,693,308 1,516,638 1,339,967 1,163,297 986,627 765,790 541,424 312,494 80,778
Site 8 Small Green 8 North 50,000 350,000 1,840,778 1,662,740 1,484,701 1,306,662 1,128,624 950,585 721,965 491,596 258,085 24,574
Site 9 Small 6 North 50,000 350,000 1,714,103 1,565,511 1,416,918 1,268,326 1,115,958 963,058 771,934 577,476 382,586 187,695
Site 10 Small 3 North 50,000 350,000 2,386,694 2,190,962 1,995,229 1,799,497 1,603,764 1,406,220 1,156,733 907,247 657,760 408,274
Site 14 PDL 14 North 450,000 540,000 1,416,848 1,256,091 1,095,334 934,577 773,820 613,063 407,102 197,361 -13,484 -224,329
Site 16 PDL 7 North 450,000 540,000 1,750,443 1,554,441 1,358,439 1,159,899 958,215 756,532 499,589 242,517 -14,555 -271,627
Site 17 PDL 3 North 450,000 540,000 1,866,053 1,690,107 1,511,874 1,333,641 1,155,409 977,176 754,385 531,594 308,803 86,012
Site 19 PDL 20 HD North 450,000 540,000 445,504 250,672 54,451 -141,771 -338,983 -541,380 -794,377 -1,047,373 -1,300,370 -1,554,009

20% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 2 Greenfield 100 North 25,000 325,000 884,874 770,305 655,736 541,167 426,598 312,029 168,818 24,385 -125,881 -278,903
Site 4 Medium Green 40 North 25,000 325,000 1,009,293 880,811 752,330 623,848 495,367 366,885 206,283 40,898 -127,615 -298,656
Site 5 Medium Green 20 North 50,000 350,000 1,167,006 1,036,869 906,733 776,596 646,460 516,323 353,653 186,323 15,639 -155,044
Site 6 Medium Green 20 LD North 50,000 350,000 798,545 682,764 566,983 451,202 335,421 217,220 66,061 -85,794 -239,005 -395,632
Site 7 Small Green 12 North 50,000 350,000 1,705,787 1,535,492 1,365,198 1,194,903 1,024,608 854,314 640,714 421,676 198,749 -24,606
Site 8 Small Green 8 North 50,000 350,000 1,676,262 1,504,622 1,332,982 1,161,341 989,701 814,598 593,829 369,327 144,208 -80,912
Site 9 Small 6 North 50,000 350,000 1,573,365 1,429,975 1,286,585 1,140,099 992,553 845,007 658,812 470,745 282,678 94,611
Site 10 Small 3 North 50,000 350,000 2,386,694 2,190,962 1,995,229 1,799,497 1,603,764 1,406,220 1,156,733 907,247 657,760 408,274
Site 14 PDL 14 North 450,000 540,000 1,270,772 1,115,442 960,112 804,782 649,452 491,486 290,526 86,799 -116,928 -322,787
Site 16 PDL 7 North 450,000 540,000 1,750,443 1,554,441 1,358,439 1,159,899 958,215 756,532 499,589 242,517 -14,555 -271,627
Site 17 PDL 3 North 450,000 540,000 1,866,053 1,690,107 1,511,874 1,333,641 1,155,409 977,176 754,385 531,594 308,803 86,012
Site 19 PDL 20 HD North 450,000 540,000 298,987 109,908 -79,171 -268,250 -462,401 -657,431 -901,218 -1,145,006 -1,388,793 -1,635,016
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A10 Corridor 

 

0% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 737,240 622,286 507,333 392,379 277,426 162,472 18,050 -132,720 -286,303 -441,805
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 736,860 618,546 500,232 381,918 263,604 145,290 -5,214 -160,392 -319,379 -479,434
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 846,937 714,445 581,953 449,462 316,970 184,478 12,759 -161,014 -338,331 -517,566
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 988,445 852,540 716,635 580,730 444,825 308,020 131,821 -46,429 -224,679 -408,433
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 644,419 524,710 405,001 284,774 161,195 35,589 -121,419 -280,868 -442,810 -604,928
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,320,472 1,149,150 977,828 806,506 634,271 457,983 234,424 9,722 -214,980 -444,665
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,286,733 1,114,154 941,575 764,111 586,530 405,922 179,571 -46,780 -273,131 -506,524
Site 9 Small 6 A10 Corridor 50,000 350,000 1,266,440 1,119,078 971,239 823,399 674,094 523,341 334,901 146,461 -41,979 -230,419
Site 10 Small 3 A10 Corridor 50,000 350,000 1,343,637 1,168,996 994,356 819,715 645,075 470,434 252,134 33,833 -184,468 -406,929
Site 12 PDL 50 A10 Corridor 450,000 540,000 366,276 216,451 63,130 -94,075 -251,441 -413,591 -616,278 -818,966 -1,022,446 -1,227,960
Site 13 PDL 20 A10 Corridor 450,000 540,000 337,894 180,275 20,839 -138,596 -299,626 -464,078 -669,643 -875,208 -1,080,773 -1,288,924
Site 14 PDL 14 A10 Corridor 450,000 540,000 688,246 538,448 385,660 230,543 74,745 -81,054 -276,852 -477,728 -678,603 -879,479
Site 15 PDL 10 A10 Corridor 450,000 540,000 760,211 561,702 360,037 158,371 -43,294 -244,959 -502,773 -762,784 -1,022,795 -1,283,450
Site 16 PDL 7 A10 Corridor 450,000 540,000 622,543 444,307 266,070 87,834 -90,403 -268,639 -498,281 -728,088 -957,895 -1,187,703
Site 17 PDL 3 A10 Corridor 450,000 540,000 867,393 712,925 558,456 403,988 249,519 95,051 -98,035 -292,630 -491,790 -690,949

10% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 567,346 459,261 351,177 243,092 135,008 26,544 -115,167 -259,259 -405,469 -552,235
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 563,987 452,805 341,622 230,440 119,258 5,991 -139,833 -288,881 -439,287 -589,797
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 651,469 526,875 402,282 277,688 152,605 22,872 -140,542 -306,924 -475,473 -644,022
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 799,009 672,002 544,994 417,986 289,559 157,981 -8,599 -175,179 -345,785 -517,600
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 471,458 359,031 244,966 128,245 10,280 -107,684 -257,212 -409,301 -561,452 -715,735
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,071,208 910,537 749,866 586,949 421,620 253,460 42,728 -168,005 -382,326 -599,685
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,036,979 873,274 706,686 539,656 369,784 199,913 -12,426 -224,764 -442,693 -661,715
Site 9 Small 6 A10 Corridor 50,000 350,000 1,044,367 905,437 766,507 625,164 483,497 341,829 164,745 -12,339 -189,424 -370,996
Site 10 Small 3 A10 Corridor 50,000 350,000 1,343,637 1,168,996 994,356 819,715 645,075 470,434 252,134 33,833 -184,468 -406,929
Site 12 PDL 50 A10 Corridor 450,000 540,000 178,347 32,602 -115,150 -263,867 -416,267 -568,666 -759,166 -950,252 -1,143,407 -1,336,563
Site 13 PDL 20 A10 Corridor 450,000 540,000 141,524 -8,282 -158,087 -310,239 -464,759 -619,278 -812,427 -1,005,576 -1,201,008 -1,396,803
Site 14 PDL 14 A10 Corridor 450,000 540,000 481,712 337,344 190,401 43,458 -103,485 -251,087 -440,544 -630,002 -819,459 -1,010,023
Site 15 PDL 10 A10 Corridor 450,000 540,000 508,946 319,616 130,287 -59,042 -248,372 -442,137 -686,243 -930,349 -1,174,627 -1,422,137
Site 16 PDL 7 A10 Corridor 450,000 540,000 622,543 444,307 266,070 87,834 -90,403 -268,639 -498,281 -728,088 -957,895 -1,187,703
Site 17 PDL 3 A10 Corridor 450,000 540,000 867,393 712,925 558,456 403,988 249,519 95,051 -98,035 -292,630 -491,790 -690,949

15% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 482,399 377,749 273,099 168,449 63,799 -44,518 -181,924 -323,488 -465,053 -608,202
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 477,550 369,934 262,317 154,701 46,711 -65,996 -208,076 -353,659 -499,241 -645,981
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 553,734 433,090 312,446 191,801 67,629 -58,958 -217,630 -380,837 -544,044 -708,121
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 704,291 581,733 459,174 336,518 210,406 81,937 -78,809 -240,590 -406,386 -572,183
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 384,977 275,411 163,110 48,966 -65,177 -179,321 -326,355 -473,518 -621,853 -771,139
Site 7 Small Green 12 A10 Corridor 50,000 350,000 946,576 791,231 634,992 475,144 313,626 150,628 -53,120 -256,885 -467,040 -677,195
Site 8 Small Green 8 A10 Corridor 50,000 350,000 911,366 750,274 589,182 425,441 261,175 96,909 -108,424 -315,720 -527,515 -739,310
Site 9 Small 6 A10 Corridor 50,000 350,000 933,092 798,616 662,449 525,324 388,199 251,073 79,667 -91,740 -264,596 -441,392
Site 10 Small 3 A10 Corridor 50,000 350,000 1,343,637 1,168,996 994,356 819,715 645,075 470,434 252,134 33,833 -184,468 -406,929
Site 12 PDL 50 A10 Corridor 450,000 540,000 81,761 -61,265 -204,291 -351,155 -498,679 -646,204 -830,610 -1,016,911 -1,203,888 -1,390,865
Site 13 PDL 20 A10 Corridor 450,000 540,000 42,431 -102,560 -248,219 -397,772 -547,325 -696,878 -883,819 -1,071,738 -1,261,240 -1,450,742
Site 14 PDL 14 A10 Corridor 450,000 540,000 376,950 234,945 92,430 -50,085 -192,600 -338,642 -522,390 -706,139 -889,887 -1,076,023
Site 15 PDL 10 A10 Corridor 450,000 540,000 381,735 198,573 15,412 -167,749 -352,902 -541,825 -777,978 -1,014,132 -1,252,035 -1,491,481
Site 16 PDL 7 A10 Corridor 450,000 540,000 622,543 444,307 266,070 87,834 -90,403 -268,639 -498,281 -728,088 -957,895 -1,187,703
Site 17 PDL 3 A10 Corridor 450,000 540,000 867,393 712,925 558,456 403,988 249,519 95,051 -98,035 -292,630 -491,790 -690,949

20% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 397,452 296,237 195,021 93,806 -9,430 -115,631 -250,799 -387,717 -525,267 -664,169
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 391,113 287,063 183,013 78,962 -28,806 -137,982 -277,678 -418,437 -559,391 -702,165
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 456,000 339,305 222,610 104,058 -18,345 -140,788 -296,885 -454,750 -612,614 -772,550
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 609,574 491,463 373,353 252,788 129,821 5,892 -149,018 -307,209 -466,988 -627,353
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 298,361 190,170 80,011 -30,312 -140,635 -253,261 -395,498 -537,965 -682,254 -826,542
Site 7 Small Green 12 A10 Corridor 50,000 350,000 821,945 671,924 517,708 362,616 205,206 47,795 -148,969 -348,804 -551,754 -754,705
Site 8 Small Green 8 A10 Corridor 50,000 350,000 782,870 627,274 469,889 311,227 152,566 -6,096 -204,422 -407,768 -612,337 -816,906
Site 9 Small 6 A10 Corridor 50,000 350,000 821,817 690,649 558,066 425,483 292,900 160,317 -5,411 -171,140 -340,848 -511,788
Site 10 Small 3 A10 Corridor 50,000 350,000 1,343,637 1,168,996 994,356 819,715 645,075 470,434 252,134 33,833 -184,468 -406,929
Site 12 PDL 50 A10 Corridor 450,000 540,000 -16,832 -155,132 -295,793 -438,443 -581,092 -723,742 -902,772 -1,083,570 -1,264,368 -1,445,166
Site 13 PDL 20 A10 Corridor 450,000 540,000 -56,662 -196,838 -340,718 -485,305 -629,892 -774,478 -955,212 -1,138,263 -1,321,472 -1,504,681
Site 14 PDL 14 A10 Corridor 450,000 540,000 270,634 132,547 -5,540 -143,627 -283,765 -426,196 -604,236 -782,276 -961,511 -1,142,022
Site 15 PDL 10 A10 Corridor 450,000 540,000 254,524 77,531 -99,463 -276,456 -458,952 -641,513 -869,714 -1,098,059 -1,329,442 -1,560,824
Site 16 PDL 7 A10 Corridor 450,000 540,000 622,543 444,307 266,070 87,834 -90,403 -268,639 -498,281 -728,088 -957,895 -1,187,703
Site 17 PDL 3 A10 Corridor 450,000 540,000 867,393 712,925 558,456 403,988 249,519 95,051 -98,035 -292,630 -491,790 -690,949
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Kings Lynn 

 

0% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 568,778 462,036 355,293 248,550 141,808 34,922 -104,864 -246,886 -391,281 -536,092
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 564,396 454,532 344,669 234,806 124,943 13,340 -130,754 -277,797 -426,420 -575,042
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 605,889 494,129 382,369 270,609 158,848 46,279 -100,278 -248,878 -400,068 -551,259
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 653,542 530,514 407,486 284,458 161,182 33,260 -128,101 -292,052 -458,484 -624,916
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 785,166 658,968 532,771 406,573 278,649 147,707 -17,811 -183,329 -353,135 -523,854
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,030,388 868,183 703,286 537,913 369,767 201,620 -8,563 -218,746 -434,340 -651,138
Site 9 Small 6 Kings Lynn 50,000 350,000 1,040,912 903,632 766,353 626,691 486,707 346,723 171,743 -3,237 -178,217 -357,346
Site 10 Small 3 Kings Lynn 50,000 350,000 1,080,911 918,745 756,579 594,413 432,246 270,080 67,372 -135,335 -340,745 -549,829
Site 11 PDL 100 Kings Lynn 450,000 540,000 197,551 71,008 -61,139 -193,799 -330,150 -466,978 -638,014 -811,138 -984,623 -1,158,108
Site 12 PDL 50 Kings Lynn 450,000 540,000 231,370 87,853 -60,282 -208,418 -360,446 -513,241 -704,235 -895,228 -1,088,680 -1,282,337
Site 13 PDL 20 Kings Lynn 450,000 540,000 197,005 46,767 -103,470 -254,328 -409,293 -564,257 -757,963 -951,668 -1,146,885 -1,343,244
Site 15 PDL 10 Kings Lynn 450,000 540,000 573,790 383,759 193,729 3,698 -186,333 -378,838 -623,848 -868,859 -1,113,869 -1,361,564
Site 16 PDL 7 Kings Lynn 450,000 540,000 455,639 287,685 119,731 -48,222 -216,176 -388,066 -604,616 -821,165 -1,037,714 -1,254,371
Site 17 PDL 3 Kings Lynn 450,000 540,000 712,935 567,378 421,821 276,265 130,708 -14,849 -196,795 -383,420 -571,089 -758,758
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -675,764 -834,107 -992,449 -1,150,792 -1,310,160 -1,470,617 -1,671,189 -1,871,760 -2,072,332 -2,272,904
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -788,558 -964,416 -1,140,273 -1,316,197 -1,494,421 -1,672,645 -1,895,425 -2,118,205 -2,340,985 -2,563,765
Site 21 PRS 50 Kings Lynn 450,000 540,000 806,108 667,949 529,790 391,631 253,471 113,906 -66,993 -248,803 -435,715 -622,626
Site 22 PRS 50 HD Kings Lynn 450,000 540,000 -231,200 -376,058 -520,917 -665,776 -810,635 -955,493 -1,136,567 -1,317,640 -1,498,714 -1,680,490
Site 23 PRS 20 HD Kings Lynn 450,000 540,000 -332,473 -517,313 -702,153 -886,992 -1,071,832 -1,256,672 -1,487,722 -1,718,771 -1,949,821 -2,182,234
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,828,320 2,481,996 2,135,672 1,785,209 1,429,413 1,073,616 628,871 170,532 -307,257 -809,935
Site 26 South of Parkway King's Lynn 400,000 480,000 1,014,129 889,513 764,897 640,281 512,686 384,448 224,150 63,853 -108,017 -283,143

10% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 420,877 320,306 219,735 119,165 17,855 -87,670 -221,121 -357,167 -493,433 -631,450
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 414,009 310,559 207,108 103,658 -2,265 -110,811 -248,872 -388,819 -528,766 -670,521
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 448,452 342,984 237,515 132,046 24,783 -85,881 -225,826 -368,506 -511,186 -654,662
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 483,360 367,427 251,494 134,564 13,562 -108,082 -262,158 -418,991 -575,824 -734,245
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 620,949 502,804 384,658 264,385 141,610 17,645 -137,312 -295,180 -455,006 -615,243
Site 8 Small Green 8 Kings Lynn 50,000 350,000 809,516 654,525 498,293 340,247 182,202 24,156 -173,401 -375,004 -578,778 -782,553
Site 9 Small 6 Kings Lynn 50,000 350,000 846,680 716,769 584,953 453,137 321,322 189,506 24,736 -140,034 -307,811 -477,762
Site 10 Small 3 Kings Lynn 50,000 350,000 1,080,911 918,745 756,579 594,413 432,246 270,080 67,372 -135,335 -340,745 -549,829
Site 11 PDL 100 Kings Lynn 450,000 540,000 41,064 -84,096 -209,619 -338,712 -467,805 -596,898 -760,156 -923,833 -1,087,510 -1,252,363
Site 12 PDL 50 Kings Lynn 450,000 540,000 61,487 -77,973 -217,433 -361,198 -505,045 -648,892 -828,700 -1,010,614 -1,192,930 -1,375,245
Site 13 PDL 20 Kings Lynn 450,000 540,000 21,723 -119,674 -262,330 -408,176 -554,022 -699,868 -882,175 -1,065,708 -1,250,513 -1,435,319
Site 15 PDL 10 Kings Lynn 450,000 540,000 348,414 169,717 -8,980 -187,676 -369,057 -553,375 -783,772 -1,014,169 -1,246,611 -1,480,221
Site 16 PDL 7 Kings Lynn 450,000 540,000 455,639 287,685 119,731 -48,222 -216,176 -388,066 -604,616 -821,165 -1,037,714 -1,254,371
Site 17 PDL 3 Kings Lynn 450,000 540,000 712,935 567,378 421,821 276,265 130,708 -14,849 -196,795 -383,420 -571,089 -758,758
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -817,258 -966,124 -1,114,990 -1,265,246 -1,416,101 -1,566,955 -1,755,523 -1,944,092 -2,132,660 -2,321,228
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -945,650 -1,110,983 -1,276,885 -1,444,443 -1,612,001 -1,779,559 -1,989,006 -2,198,454 -2,407,901 -2,617,349
Site 21 PRS 50 Kings Lynn 450,000 540,000 688,729 555,412 422,094 288,777 155,217 16,454 -158,402 -336,777 -517,138 -697,499
Site 22 PRS 50 HD Kings Lynn 450,000 540,000 -382,748 -518,779 -654,811 -790,842 -926,874 -1,062,906 -1,232,945 -1,402,985 -1,573,616 -1,745,773
Site 23 PRS 20 HD Kings Lynn 450,000 540,000 -525,848 -699,424 -873,001 -1,046,577 -1,220,154 -1,393,730 -1,610,700 -1,827,671 -2,045,863 -2,265,535
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,311,687 1,985,474 1,654,665 1,319,529 984,393 649,257 219,634 -227,650 -698,270 -1,183,908
Site 26 South of Parkway King's Lynn 400,000 480,000 828,786 711,444 594,102 473,706 352,954 232,201 81,260 -78,680 -243,584 -413,606

15% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 346,926 249,441 151,957 54,472 -46,787 -149,074 -280,436 -412,308 -545,348 -679,130
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 338,816 238,572 138,328 37,449 -67,705 -173,111 -308,720 -444,330 -580,714 -718,265
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 369,734 267,411 165,088 62,410 -44,610 -151,974 -289,896 -428,320 -566,744 -706,943
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 398,269 285,884 173,498 57,090 -60,831 -178,752 -330,426 -482,460 -634,945 -789,152
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 538,840 424,721 309,752 192,095 72,355 -47,386 -197,182 -351,562 -505,941 -661,671
Site 8 Small Green 8 Kings Lynn 50,000 350,000 697,734 547,404 394,409 241,414 88,419 -64,576 -256,472 -453,735 -650,998 -848,260
Site 9 Small 6 Kings Lynn 50,000 350,000 749,556 621,824 494,092 366,360 238,629 110,897 -48,768 -208,599 -373,285 -537,970
Site 10 Small 3 Kings Lynn 50,000 350,000 1,080,911 918,745 756,579 594,413 432,246 270,080 67,372 -135,335 -340,745 -549,829
Site 11 PDL 100 Kings Lynn 450,000 540,000 -40,494 -161,903 -286,182 -411,408 -536,633 -662,634 -821,408 -980,181 -1,139,117 -1,299,959
Site 12 PDL 50 Kings Lynn 450,000 540,000 -25,763 -160,886 -298,599 -437,972 -577,344 -716,717 -891,765 -1,068,410 -1,245,055 -1,421,700
Site 13 PDL 20 Kings Lynn 450,000 540,000 -65,918 -202,895 -343,813 -485,099 -626,386 -767,673 -944,282 -1,123,300 -1,302,328 -1,481,356
Site 15 PDL 10 Kings Lynn 450,000 540,000 235,725 62,696 -110,334 -283,699 -462,171 -640,643 -863,734 -1,087,148 -1,313,349 -1,539,549
Site 16 PDL 7 Kings Lynn 450,000 540,000 455,639 287,685 119,731 -48,222 -216,176 -388,066 -604,616 -821,165 -1,037,714 -1,254,371
Site 17 PDL 3 Kings Lynn 450,000 540,000 712,935 567,378 421,821 276,265 130,708 -14,849 -196,795 -383,420 -571,089 -758,758
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -888,004 -1,032,133 -1,176,964 -1,323,018 -1,469,071 -1,615,124 -1,797,691 -1,980,257 -2,162,824 -2,345,390
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -1,024,196 -1,184,267 -1,346,340 -1,508,566 -1,670,791 -1,833,016 -2,035,797 -2,238,578 -2,441,359 -2,644,141
Site 21 PRS 50 Kings Lynn 450,000 540,000 630,040 499,143 368,247 237,350 104,791 -32,426 -204,107 -380,763 -557,849 -734,935
Site 22 PRS 50 HD Kings Lynn 450,000 540,000 -458,521 -590,140 -721,758 -853,376 -984,994 -1,116,612 -1,281,134 -1,445,657 -1,611,843 -1,778,415
Site 23 PRS 20 HD Kings Lynn 450,000 540,000 -622,536 -790,480 -958,425 -1,126,370 -1,294,314 -1,462,259 -1,672,190 -1,882,121 -2,094,641 -2,307,186
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,053,371 1,736,301 1,411,495 1,086,689 761,883 434,514 11,858 -433,590 -895,342 -1,386,327
Site 26 South of Parkway King's Lynn 400,000 480,000 736,115 622,410 507,108 390,098 273,088 156,078 8,219 -151,574 -311,793 -483,221

20% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 272,976 178,577 84,178 -12,380 -111,429 -212,054 -339,751 -467,715 -597,262 -726,836
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 263,623 166,585 69,548 -31,327 -133,145 -237,297 -368,569 -499,841 -632,858 -766,009
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 291,016 191,838 92,661 -9,941 -114,004 -219,797 -353,966 -488,135 -623,151 -759,223
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 313,178 204,340 93,174 -21,025 -135,224 -251,460 -398,695 -545,930 -694,720 -844,060
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 456,732 346,639 233,549 118,615 3,099 -112,417 -259,011 -407,944 -557,017 -708,098
Site 8 Small Green 8 Kings Lynn 50,000 350,000 585,952 438,470 290,526 142,581 -5,363 -153,308 -341,715 -532,466 -723,217 -913,968
Site 9 Small 6 Kings Lynn 50,000 350,000 650,526 526,879 403,231 279,583 155,936 32,288 -122,271 -279,339 -438,759 -598,179
Site 10 Small 3 Kings Lynn 50,000 350,000 1,080,911 918,745 756,579 594,413 432,246 270,080 67,372 -135,335 -340,745 -549,829
Site 11 PDL 100 Kings Lynn 450,000 540,000 -122,051 -241,388 -362,746 -484,103 -605,694 -728,790 -882,659 -1,036,528 -1,191,681 -1,347,554
Site 12 PDL 50 Kings Lynn 450,000 540,000 -113,014 -244,948 -379,846 -514,745 -649,644 -784,543 -955,230 -1,126,205 -1,297,180 -1,468,154
Site 13 PDL 20 Kings Lynn 450,000 540,000 -153,559 -288,568 -425,295 -562,023 -698,751 -835,479 -1,007,640 -1,180,891 -1,354,142 -1,527,393
Site 15 PDL 10 Kings Lynn 450,000 540,000 123,037 -44,325 -211,688 -382,658 -555,285 -727,912 -943,696 -1,161,293 -1,380,086 -1,598,878
Site 16 PDL 7 Kings Lynn 450,000 540,000 455,639 287,685 119,731 -48,222 -216,176 -388,066 -604,616 -821,165 -1,037,714 -1,254,371
Site 17 PDL 3 Kings Lynn 450,000 540,000 712,935 567,378 421,821 276,265 130,708 -14,849 -196,795 -383,420 -571,089 -758,758
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -958,751 -1,098,286 -1,239,538 -1,380,789 -1,522,041 -1,663,293 -1,839,858 -2,016,423 -2,192,988 -2,369,553
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -1,102,742 -1,258,904 -1,415,796 -1,572,688 -1,729,580 -1,886,472 -2,082,587 -2,278,703 -2,474,818 -2,670,933
Site 21 PRS 50 Kings Lynn 450,000 540,000 571,350 442,875 314,399 185,923 53,499 -81,306 -250,939 -424,750 -598,561 -772,372
Site 22 PRS 50 HD Kings Lynn 450,000 540,000 -534,295 -661,500 -788,704 -915,909 -1,043,113 -1,170,318 -1,329,324 -1,489,084 -1,650,070 -1,811,057
Site 23 PRS 20 HD Kings Lynn 450,000 540,000 -719,223 -881,536 -1,043,849 -1,206,162 -1,368,475 -1,530,788 -1,733,679 -1,938,001 -2,143,419 -2,348,837
Site 25 Boal Quay Kings Lynn 400,000 480,000 1,795,054 1,482,800 1,168,325 853,849 539,374 215,202 -204,215 -645,348 -1,100,450 -1,594,407
Site 26 South of Parkway King's Lynn 400,000 480,000 643,444 533,024 419,756 306,489 193,222 79,954 -69,787 -224,469 -383,717 -554,556
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Wisbech Fringe 

 

0% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 2 Greenfield 100 West 25,000 325,000 287,649 182,012 76,374 -33,188 -144,029 -257,403 -400,309 -543,215 -688,016 -832,968
Site 4 Medium Green 40 West 25,000 325,000 343,897 225,601 105,488 -18,567 -142,691 -268,928 -428,959 -588,989 -750,664 -912,982
Site 5 Medium Green 20 West 50,000 350,000 472,444 351,101 226,563 99,687 -27,634 -154,956 -317,546 -481,699 -646,487 -813,007
Site 8 Small Green 8 West 50,000 350,000 625,989 465,561 303,881 142,202 -19,477 -181,156 -387,524 -595,983 -804,443 -1,012,902
Site 10 Small 3 West 50,000 350,000 682,010 526,081 370,152 214,223 58,293 -97,636 -294,106 -495,148 -696,191 -897,233
Site 13 PDL 20 West 450,000 540,000 123,125 -30,178 -183,481 -339,879 -498,006 -656,133 -853,792 -1,051,451 -1,251,756 -1,452,123
Site 16 PDL 7 West 450,000 540,000 380,850 209,469 38,088 -133,293 -305,955 -482,730 -703,698 -924,667 -1,145,636 -1,367,892
Site 17 PDL 3 West 450,000 540,000 657,319 508,792 360,265 211,737 63,210 -85,317 -272,128 -463,627 -655,126 -846,626
Site 24 Wisbech Fringe Wisbech 25,000 325,000 391,562 317,870 244,179 169,576 93,519 16,268 -87,462 -196,546 -313,185 -440,471

10% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 2 Greenfield 100 West 25,000 325,000 153,006 53,231 -50,920 -155,410 -262,892 -370,665 -505,383 -641,785 -778,431 -915,078
Site 4 Medium Green 40 West 25,000 325,000 191,114 76,395 -40,705 -157,806 -277,606 -398,387 -549,362 -701,788 -854,921 -1,008,054
Site 5 Medium Green 20 West 50,000 350,000 327,578 210,568 91,383 -27,933 -147,248 -268,889 -422,720 -576,722 -732,772 -888,822
Site 8 Small Green 8 West 50,000 350,000 423,819 271,686 119,553 -32,579 -184,712 -340,087 -536,237 -732,388 -928,539 -1,125,875
Site 10 Small 3 West 50,000 350,000 682,010 526,081 370,152 214,223 58,293 -97,636 -294,106 -495,148 -696,191 -897,233
Site 13 PDL 20 West 450,000 540,000 -56,471 -200,671 -348,638 -497,375 -646,112 -794,849 -980,771 -1,169,057 -1,357,525 -1,545,994
Site 16 PDL 7 West 450,000 540,000 380,850 209,469 38,088 -133,293 -305,955 -482,730 -703,698 -924,667 -1,145,636 -1,367,892
Site 17 PDL 3 West 450,000 540,000 657,319 508,792 360,265 211,737 63,210 -85,317 -272,128 -463,627 -655,126 -846,626
Site 24 Wisbech Fringe Wisbech 25,000 325,000 296,674 227,015 156,378 84,483 11,316 -66,855 -168,988 -277,859 -397,525 -517,845

15% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 2 Greenfield 100 West 25,000 325,000 85,684 -13,892 -115,207 -218,300 -322,798 -427,297 -558,652 -691,145 -823,639 -956,347
Site 4 Medium Green 40 West 25,000 325,000 113,121 -248 -113,836 -228,800 -345,958 -463,116 -609,968 -758,509 -907,050 -1,055,591
Site 5 Medium Green 20 West 50,000 350,000 253,225 138,883 23,570 -91,743 -207,700 -326,637 -475,307 -625,099 -775,915 -926,730
Site 8 Small Green 8 West 50,000 350,000 322,108 174,749 27,389 -119,970 -268,601 -420,598 -610,594 -800,591 -990,587 -1,182,976
Site 10 Small 3 West 50,000 350,000 682,010 526,081 370,152 214,223 58,293 -97,636 -294,106 -495,148 -696,191 -897,233
Site 13 PDL 20 West 450,000 540,000 -146,269 -288,038 -432,081 -576,123 -720,165 -864,207 -1,045,371 -1,227,890 -1,410,410 -1,592,929
Site 16 PDL 7 West 450,000 540,000 380,850 209,469 38,088 -133,293 -305,955 -482,730 -703,698 -924,667 -1,145,636 -1,367,892
Site 17 PDL 3 West 450,000 540,000 657,319 508,792 360,265 211,737 63,210 -85,317 -272,128 -463,627 -655,126 -846,626
Site 24 Wisbech Fringe Wisbech 25,000 325,000 249,231 181,565 111,751 41,840 -32,560 -110,391 -212,031 -322,857 -439,695 -556,533

20% Affordable EUV BLV Residual Value
Levy 0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.5% 15.0% 17.5% 20.0%

Site 2 Greenfield 100 West 25,000 325,000 16,784 -81,355 -180,259 -281,482 -382,705 -483,928 -612,166 -740,506 -868,847 -998,317
Site 4 Medium Green 40 West 25,000 325,000 33,186 -76,891 -187,237 -300,773 -414,309 -527,845 -671,282 -815,230 -959,178 -1,104,004
Site 5 Medium Green 20 West 50,000 350,000 178,378 67,067 -44,243 -155,553 -269,577 -384,385 -527,897 -673,477 -819,057 -964,637
Site 8 Small Green 8 West 50,000 350,000 220,397 77,811 -64,775 -207,361 -354,036 -501,110 -684,951 -868,793 -1,053,714 -1,240,077
Site 10 Small 3 West 50,000 350,000 682,010 526,081 370,152 214,223 58,293 -97,636 -294,106 -495,148 -696,191 -897,233
Site 13 PDL 20 West 450,000 540,000 -236,829 -376,176 -515,523 -654,871 -794,218 -933,583 -1,110,154 -1,286,724 -1,463,295 -1,639,865
Site 16 PDL 7 West 450,000 540,000 380,850 209,469 38,088 -133,293 -305,955 -482,730 -703,698 -924,667 -1,145,636 -1,367,892
Site 17 PDL 3 West 450,000 540,000 657,319 508,792 360,265 211,737 63,210 -85,317 -272,128 -463,627 -655,126 -846,626
Site 24 Wisbech Fringe Wisbech 25,000 325,000 201,787 134,857 67,123 -2,799 -77,027 -154,091 -256,121 -368,509 -481,864 -595,220
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Appendix 17 – Varied Affordable Housing 

 

 
 
 

EUV BLV Residual Value
Affordable Housing 0% 5% 10% 15% 20% 25% 30%

Site 2 Greenfield 100 North 25,000 325,000 1,556,562 1,446,953 1,337,344 1,227,736 1,118,127 1,008,518 898,910
Site 4 Medium Green 40 North 25,000 325,000 1,749,564 1,626,198 1,502,831 1,379,465 1,256,098 1,132,732 1,009,365
Site 5 Medium Green 20 North 50,000 350,000 1,924,110 1,800,398 1,676,685 1,552,973 1,429,260 1,305,547 1,181,835
Site 6 Medium Green 20 LD North 50,000 350,000 1,483,301 1,373,032 1,262,763 1,152,495 1,042,226 931,958 821,689
Site 7 Small Green 12 North 50,000 350,000 2,673,652 2,505,232 2,336,812 2,168,393 1,999,973 1,831,554 1,663,134
Site 8 Small Green 8 North 50,000 350,000 2,648,415 2,479,709 2,311,004 2,142,298 1,973,593 1,804,887 1,636,182
Site 9 Small 6 North 50,000 350,000 2,391,096 2,247,358 2,103,620 1,959,881 1,816,143 1,672,405 1,528,667
Site 10 Small 3 North 50,000 350,000 2,690,399 2,690,399 2,690,399 2,690,399 2,690,399 2,690,399 2,690,399
Site 14 PDL 14 North 450,000 540,000 2,157,576 2,008,355 1,859,135 1,709,915 1,560,694 1,411,474 1,262,254
Site 16 PDL 7 North 450,000 540,000 2,103,607 2,103,607 2,103,607 2,103,607 2,103,607 2,103,607 2,103,607
Site 17 PDL 3 North 450,000 540,000 2,167,353 2,167,353 2,167,353 2,167,353 2,167,353 2,167,353 2,167,353
Site 19 PDL 20 HD North 450,000 540,000 1,371,462 1,223,660 1,075,858 928,056 780,254 632,452 480,582

EUV BLV Residual Value
Affordable Housing 0% 5% 10% 15% 20% 25% 30%

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 974,371 886,943 799,514 712,086 624,658 537,230 449,802
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 988,792 899,699 810,605 721,511 632,418 543,324 454,230
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 1,114,007 1,013,464 912,920 812,376 711,832 611,288 510,745
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 1,277,084 1,178,031 1,078,978 979,925 880,872 781,819 682,766
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 908,160 818,768 729,377 639,986 550,595 461,203 371,812
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,643,686 1,514,661 1,385,635 1,256,610 1,127,584 998,559 869,533
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,613,050 1,483,820 1,354,590 1,225,360 1,096,130 966,900 834,777
Site 9 Small 6 A10 Corridor 50,000 350,000 1,531,149 1,419,891 1,308,633 1,195,850 1,081,368 966,885 852,403
Site 10 Small 3 A10 Corridor 50,000 350,000 1,667,924 1,667,924 1,667,924 1,667,924 1,667,924 1,667,924 1,667,924
Site 12 PDL 50 A10 Corridor 450,000 540,000 705,049 606,742 508,435 410,128 311,821 213,514 113,797
Site 13 PDL 20 A10 Corridor 450,000 540,000 706,141 607,209 508,277 409,339 307,540 204,953 101,148
Site 14 PDL 14 A10 Corridor 450,000 540,000 1,001,735 896,665 791,596 686,526 581,352 473,237 365,122
Site 15 PDL 10 A10 Corridor 450,000 540,000 1,181,973 1,054,772 925,471 794,583 663,695 531,483 398,015
Site 16 PDL 7 A10 Corridor 450,000 540,000 1,001,596 1,001,596 1,001,596 1,001,596 1,001,596 1,001,596 1,001,596
Site 17 PDL 3 A10 Corridor 450,000 540,000 1,185,803 1,185,803 1,185,803 1,185,803 1,185,803 1,185,803 1,185,803

EUV BLV Residual Value
Affordable Housing 0% 5% 10% 15% 20% 25% 30%

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 797,664 721,325 644,986 568,648 492,309 415,970 339,631
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 807,877 730,126 652,376 574,626 496,876 419,125 341,375
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 832,141 751,253 670,365 589,477 508,589 427,700 346,812
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 911,164 823,369 735,573 647,778 559,983 472,188 384,393
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 1,064,110 977,829 891,548 805,267 718,986 632,705 546,424
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,344,476 1,231,653 1,118,831 1,006,008 891,901 775,808 659,715
Site 9 Small 6 Kings Lynn 50,000 350,000 1,301,580 1,202,872 1,102,669 1,002,466 902,263 802,061 700,909
Site 10 Small 3 Kings Lynn 50,000 350,000 1,396,228 1,396,228 1,396,228 1,396,228 1,396,228 1,396,228 1,396,228
Site 11 PDL 100 Kings Lynn 450,000 540,000 511,576 430,585 349,593 268,602 187,610 106,619 23,787
Site 12 PDL 50 Kings Lynn 450,000 540,000 558,791 471,446 384,101 296,756 209,411 120,856 29,653
Site 13 PDL 20 Kings Lynn 450,000 540,000 558,607 470,747 382,115 291,708 200,427 108,239 16,051
Site 15 PDL 10 Kings Lynn 450,000 540,000 986,359 869,928 753,497 637,066 519,072 400,346 281,621
Site 16 PDL 7 Kings Lynn 450,000 540,000 824,727 824,727 824,727 824,727 824,727 824,727 824,727
Site 17 PDL 3 Kings Lynn 450,000 540,000 1,020,172 1,020,172 1,020,172 1,020,172 1,020,172 1,020,172 1,020,172
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -224,779 -302,177 -379,576 -456,974 -534,373 -611,771 -689,170
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -250,501 -336,435 -422,369 -508,303 -594,238 -680,172 -766,106
Site 21 PRS 50 Kings Lynn 450,000 540,000 1,111,843 1,051,124 990,406 929,687 868,968 808,249 747,530
Site 22 PRS 50 HD Kings Lynn 450,000 540,000 152,308 74,061 -4,872 -83,804 -162,737 -243,860 -325,465
Site 23 PRS 20 HD Kings Lynn 450,000 540,000 195,219 94,501 -6,217 -106,934 -207,652 -311,165 -415,293
Site 25 Boal Quay Kings Lynn 400,000 480,000 3,531,769 3,265,635 2,999,502 2,733,368 2,467,235 2,201,101 1,934,967
Site 26 South of Parkway King's Lynn 400,000 480,000 1,268,784 1,173,249 1,077,714 982,179 886,644 791,109 695,574

EUV BLV Residual Value
Affordable Housing 0% 5% 10% 15% 20% 25% 30%

Site 2 Greenfield 100 West 25,000 325,000 539,581 469,603 399,624 329,645 259,667 189,688 119,710
Site 4 Medium Green 40 West 25,000 325,000 610,967 531,766 452,565 373,364 294,163 214,962 134,770
Site 5 Medium Green 20 West 50,000 350,000 761,084 684,490 607,896 531,301 454,707 378,113 300,405
Site 8 Small Green 8 West 50,000 350,000 961,081 857,540 753,316 649,091 544,519 438,241 331,963
Site 10 Small 3 West 50,000 350,000 1,009,605 1,009,605 1,009,605 1,009,605 1,009,605 1,009,605 1,009,605
Site 13 PDL 20 West 450,000 540,000 499,724 409,651 316,970 223,863 129,352 34,842 -59,668
Site 16 PDL 7 West 450,000 540,000 764,574 764,574 764,574 764,574 764,574 764,574 764,574
Site 17 PDL 3 West 450,000 540,000 975,729 975,729 975,729 975,729 975,729 975,729 975,729
Site 24 Wisbech Fringe Wisbech 25,000 325,000 551,442 503,111 454,780 406,449 357,578 308,277 258,976
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Appendix 18 – Varied Affordable Housing Mix 

 
  

EUV BLV Residual Value
Affordable Housing 20% 20%
Intermediate Housing 0% 10% 20% 30% 40% 50% 0% 10% 20% 30% 40% 50%

Affordable Rent 100% 90% 80% 70% 60% 50%
Social Rent 100% 90% 80% 70% 60% 50%

Site 2 Greenfield 100 North 25,000 325,000 715,006 731,361 747,717 764,073 780,429 796,785 657,818 679,892 701,967 724,041 746,116 768,191
Site 4 Medium Green 40 North 25,000 325,000 817,200 835,822 854,445 873,068 891,690 910,313 752,085 777,219 802,354 827,488 852,622 877,756
Site 5 Medium Green 20 North 50,000 350,000 978,062 994,396 1,010,730 1,027,064 1,043,398 1,059,732 920,950 942,995 965,040 987,086 1,009,131 1,031,176
Site 6 Medium Green 20 LD North 50,000 350,000 626,332 642,648 658,964 675,280 691,595 707,911 569,284 591,305 613,325 635,346 657,367 679,387
Site 7 Small Green 12 North 50,000 350,000 1,458,457 1,483,033 1,507,608 1,532,183 1,556,758 1,581,333 1,379,691 1,412,143 1,444,594 1,477,046 1,509,498 1,541,950
Site 8 Small Green 8 North 50,000 350,000 1,421,336 1,446,173 1,471,011 1,495,848 1,520,685 1,545,523 1,341,729 1,374,527 1,407,325 1,440,123 1,472,921 1,505,719
Site 9 Small 6 North 50,000 350,000 1,355,168 1,376,815 1,398,463 1,420,111 1,441,758 1,463,406 1,285,785 1,314,370 1,342,956 1,371,542 1,400,128 1,428,714
Site 10 Small 3 North 50,000 350,000 2,160,019 2,160,019 2,160,019 2,160,019 2,160,019 2,160,019 2,160,019 2,160,019 2,160,019 2,160,019 2,160,019 2,160,019
Site 14 PDL 14 North 450,000 540,000 1,042,273 1,065,099 1,087,926 1,110,753 1,133,580 1,156,407 962,458 993,267 1,024,075 1,054,883 1,085,691 1,116,500
Site 16 PDL 7 North 450,000 540,000 1,511,332 1,511,332 1,511,332 1,511,332 1,511,332 1,511,332 1,511,332 1,511,332 1,511,332 1,511,332 1,511,332 1,511,332
Site 17 PDL 3 North 450,000 540,000 1,648,171 1,648,171 1,648,171 1,648,171 1,648,171 1,648,171 1,648,171 1,648,171 1,648,171 1,648,171 1,648,171 1,648,171
Site 19 PDL 20 HD North 450,000 540,000 28,648 51,590 74,533 97,475 120,418 143,360 -59,592 -27,826 3,941 35,707 67,474 99,240

EUV BLV Residual Value
Affordable Housing 20% 20%
Intermediate Housing 0% 10% 20% 30% 40% 50% 0% 10% 20% 30% 40% 50%

Affordable Rent 100% 90% 80% 70% 60% 50%
Social Rent 100% 90% 80% 70% 60% 50%

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 281,685 293,431 305,178 316,924 328,670 340,417 225,211 242,605 259,999 277,393 294,786 312,180
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 274,899 286,794 298,689 310,585 322,480 334,375 217,711 235,325 252,939 270,553 288,167 305,781
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 324,558 338,102 351,646 365,190 378,734 392,277 259,444 279,499 299,555 319,610 339,665 359,720
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 480,648 492,527 504,407 516,286 528,165 540,045 423,536 441,127 458,717 476,308 493,898 511,489
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 177,086 189,389 201,599 213,809 226,018 238,228 117,228 135,664 154,100 172,537 190,798 208,878
Site 7 Small Green 12 A10 Corridor 50,000 350,000 656,788 673,450 689,833 706,217 722,600 738,984 575,739 600,702 625,665 650,629 675,340 699,601
Site 8 Small Green 8 A10 Corridor 50,000 350,000 608,002 625,040 642,078 659,116 676,154 693,192 525,370 551,097 576,546 601,776 627,006 652,235
Site 9 Small 6 A10 Corridor 50,000 350,000 670,609 685,752 700,894 716,037 731,180 746,322 597,808 620,231 642,653 665,076 687,499 709,922
Site 10 Small 3 A10 Corridor 50,000 350,000 1,189,554 1,189,554 1,189,554 1,189,554 1,189,554 1,189,554 1,189,554 1,189,554 1,189,554 1,189,554 1,189,554 1,189,554
Site 12 PDL 50 A10 Corridor 450,000 540,000 -166,133 -153,934 -141,734 -129,535 -117,336 -105,137 -244,934 -224,468 -204,294 -184,275 -164,256 -144,237
Site 13 PDL 20 A10 Corridor 450,000 540,000 -207,784 -195,509 -183,233 -170,958 -158,683 -146,407 -288,277 -267,472 -246,668 -226,181 -205,896 -185,751
Site 14 PDL 14 A10 Corridor 450,000 540,000 119,515 132,579 145,644 158,708 171,772 184,837 35,769 57,208 78,647 100,086 121,525 142,964
Site 15 PDL 10 A10 Corridor 450,000 540,000 63,167 78,408 93,649 108,890 124,131 139,372 -34,532 -9,521 15,490 40,501 65,512 90,522
Site 16 PDL 7 A10 Corridor 450,000 540,000 455,295 455,295 455,295 455,295 455,295 455,295 455,295 455,295 455,295 455,295 455,295 455,295
Site 17 PDL 3 A10 Corridor 450,000 540,000 720,624 720,624 720,624 720,624 720,624 720,624 720,624 720,624 720,624 720,624 720,624 720,624

EUV BLV Residual Value
Affordable Housing 20% 20%
Intermediate Housing 0% 10% 20% 30% 40% 50% 0% 10% 20% 30% 40% 50%

Affordable Rent 100% 90% 80% 70% 60% 50%
Social Rent 100% 90% 80% 70% 60% 50%

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 246,546 255,356 264,166 272,976 281,786 290,595 190,073 204,530 218,987 233,444 247,902 262,359
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 236,859 245,780 254,701 263,623 272,544 281,465 179,671 194,311 208,951 223,591 238,231 252,871
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 262,461 271,979 281,498 291,016 300,534 310,052 201,447 217,067 232,686 248,306 263,926 279,545
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 282,704 292,862 303,020 313,178 323,335 333,493 217,590 234,259 250,928 267,598 284,267 300,936
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 430,003 438,913 447,822 456,732 465,641 474,551 372,891 387,512 402,133 416,753 431,374 445,995
Site 8 Small Green 8 Kings Lynn 50,000 350,000 547,323 560,354 573,174 585,952 598,731 611,510 463,795 485,178 506,561 527,945 549,328 570,552
Site 9 Small 6 Kings Lynn 50,000 350,000 616,455 627,812 639,169 650,526 661,883 673,240 543,654 562,291 580,928 599,565 618,202 636,840
Site 10 Small 3 Kings Lynn 50,000 350,000 1,080,911 1,080,911 1,080,911 1,080,911 1,080,911 1,080,911 1,080,911 1,080,911 1,080,911 1,080,911 1,080,911 1,080,911
Site 11 PDL 100 Kings Lynn 450,000 540,000 -147,892 -139,279 -130,665 -122,051 -113,438 -104,824 -222,751 -206,252 -189,753 -173,586 -157,610 -141,634
Site 12 PDL 50 Kings Lynn 450,000 540,000 -140,462 -131,312 -122,163 -113,014 -103,865 -94,715 -219,157 -201,691 -184,722 -167,753 -150,784 -133,815
Site 13 PDL 20 Kings Lynn 450,000 540,000 -181,178 -171,972 -162,765 -153,559 -144,352 -135,146 -261,631 -243,996 -226,361 -208,727 -191,565 -174,490
Site 15 PDL 10 Kings Lynn 450,000 540,000 88,745 100,176 111,606 123,037 134,468 145,898 -8,954 12,247 33,448 54,648 75,849 97,049
Site 16 PDL 7 Kings Lynn 450,000 540,000 455,639 455,639 455,639 455,639 455,639 455,639 455,639 455,639 455,639 455,639 455,639 455,639
Site 17 PDL 3 Kings Lynn 450,000 540,000 712,935 712,935 712,935 712,935 712,935 712,935 712,935 712,935 712,935 712,935 712,935 712,935
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -981,155 -973,687 -966,219 -958,751 -951,283 -943,815 -1,063,221 -1,047,547 -1,031,872 -1,016,197 -1,000,523 -984,848
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -1,127,621 -1,119,328 -1,111,035 -1,102,742 -1,094,449 -1,086,156 -1,219,907 -1,202,218 -1,184,530 -1,166,841 -1,149,152 -1,131,722
Site 25 Boal Quay Kings Lynn 400,000 480,000 1,685,193 1,715,083 1,744,572 1,774,060 1,803,548 1,833,037 1,491,785 1,541,298 1,590,810 1,640,322 1,689,834 1,738,523
Site 26 South of Parkway King's Lynn 400,000 480,000 601,795 612,331 622,866 633,402 643,938 654,473 534,259 551,549 568,838 586,127 603,416 620,705

EUV BLV Residual Value
Affordable Housing 20% 20%
Intermediate Housing 0% 10% 20% 30% 40% 50% 0% 10% 20% 30% 40% 50%

Affordable Rent 100% 90% 80% 70% 60% 50%
Social Rent 100% 90% 80% 70% 60% 50%

Site 2 Greenfield 100 West 25,000 325,000 -91,113 -83,313 -75,512 -67,711 -59,911 -52,110 -151,118 -137,317 -123,516 -109,715 -95,914 -82,113
Site 4 Medium Green 40 West 25,000 325,000 -88,743 -79,862 -70,980 -62,098 -53,216 -44,334 -157,065 -141,351 -125,637 -109,923 -94,209 -78,495
Site 5 Medium Green 20 West 50,000 350,000 57,123 64,914 72,704 80,494 88,285 96,075 -2,802 10,981 24,764 38,546 52,329 66,112
Site 8 Small Green 8 West 50,000 350,000 61,629 72,488 83,346 94,205 105,064 115,923 -21,899 -2,688 16,524 35,735 54,947 74,158
Site 10 Small 3 West 50,000 350,000 527,927 527,927 527,927 527,927 527,927 527,927 527,927 527,927 527,927 527,927 527,927 527,927
Site 13 PDL 20 West 450,000 540,000 -385,955 -375,390 -364,825 -354,261 -343,696 -333,132 -467,221 -448,530 -429,839 -411,147 -392,456 -373,765
Site 16 PDL 7 West 450,000 540,000 213,602 213,602 213,602 213,602 213,602 213,602 213,602 213,602 213,602 213,602 213,602 213,602
Site 17 PDL 3 West 450,000 540,000 510,551 510,551 510,551 510,551 510,551 510,551 510,551 510,551 510,551 510,551 510,551 510,551
Site 19 PDL 20 HD West 450,000 540,000 -1,398,415 -1,388,784 -1,379,152 -1,369,520 -1,359,889 -1,350,257 -1,491,027 -1,472,134 -1,453,241 -1,434,349 -1,415,456 -1,396,563
Site 24 Wisbech Fringe Wisbech 25,000 325,000 -25,724 -21,927 -18,131 -14,335 -10,538 -6,742 -76,064 -67,076 -58,087 -49,099 -40,110 -31,122
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Appendix 19 – Impact of 10% Affordable Home 
Ownership 

 

E
U

V
B

LV
R

es
id

ua
l V

al
ue

Af
fo

rd
ab

le
 H

ou
si

ng
0%

5%
10

%
15

%
20

%
25

%
30

%
In

te
rm

ed
ia

te
 H

ou
si

ng
5%

10
%

10
%

10
%

10
%

10
%

A
ffo

rd
ab

le
 R

en
t

5%
10

%
15

%
20

%
S

oc
ia

l R
en

t
S

ite
 2

G
re

en
fie

ld
 1

00
N

or
th

25
,0

00
32

5,
00

0
1,

16
2,

07
9

1,
09

1,
20

0
1,

02
0,

32
1

90
8,

55
3

79
6,

78
5

68
5,

01
6

57
3,

24
9

S
ite

 4
M

ed
iu

m
 G

re
en

 4
0

N
or

th
25

,0
00

32
5,

00
0

1,
32

1,
66

2
1,

24
2,

10
3

1,
16

2,
54

4
1,

03
6,

42
9

91
0,

31
3

78
4,

19
7

65
8,

08
4

S
ite

 5
M

ed
iu

m
 G

re
en

 2
0

N
or

th
50

,0
00

35
0,

00
0

1,
47

0,
23

9
1,

38
8,

03
0

1,
30

5,
82

1
1,

18
2,

77
6

1,
05

9,
73

2
93

6,
68

8
81

3,
64

5
S

ite
 6

M
ed

iu
m

 G
re

en
 2

0 
LD

N
or

th
50

,0
00

35
0,

00
0

1,
07

4,
33

4
1,

00
3,

12
3

93
1,

91
2

81
9,

91
1

70
7,

91
1

59
5,

91
1

48
3,

91
2

S
ite

 7
S

m
al

l G
re

en
 1

2
N

or
th

50
,0

00
35

0,
00

0
2,

14
5,

54
5

2,
03

5,
21

1
1,

92
4,

87
7

1,
75

3,
10

5
1,

58
1,

33
3

1,
40

9,
56

1
1,

23
7,

79
2

S
ite

 8
S

m
al

l G
re

en
 8

N
or

th
50

,0
00

35
0,

00
0

2,
10

8,
80

9
1,

99
9,

03
4

1,
88

9,
25

9
1,

71
7,

39
1

1,
54

5,
52

3
1,

37
3,

65
4

1,
20

1,
78

9
S

ite
 9

S
m

al
l 6

N
or

th
50

,0
00

35
0,

00
0

1,
94

4,
74

9
1,

85
1,

47
3

1,
75

8,
19

7
1,

61
0,

80
1

1,
46

3,
40

6
1,

31
6,

01
0

1,
16

6,
25

8
S

ite
 1

0
S

m
al

l 3
N

or
th

50
,0

00
35

0,
00

0
2,

16
0,

01
9

2,
16

0,
01

9
2,

16
0,

01
9

2,
16

0,
01

9
2,

16
0,

01
9

2,
16

0,
01

9
2,

16
0,

01
9

S
ite

 1
4

P
D

L 
14

N
or

th
45

0,
00

0
54

0,
00

0
1,

65
5,

05
3

1,
55

8,
92

5
1,

46
2,

79
7

1,
30

9,
60

2
1,

15
6,

40
7

1,
00

3,
21

2
85

0,
01

9
S

ite
 1

6
P

D
L 

7
N

or
th

45
0,

00
0

54
0,

00
0

1,
51

1,
33

2
1,

51
1,

33
2

1,
51

1,
33

2
1,

51
1,

33
2

1,
51

1,
33

2
1,

51
1,

33
2

1,
51

1,
33

2
S

ite
 1

7
P

D
L 

3
N

or
th

45
0,

00
0

54
0,

00
0

1,
64

8,
17

1
1,

64
8,

17
1

1,
64

8,
17

1
1,

64
8,

17
1

1,
64

8,
17

1
1,

64
8,

17
1

1,
64

8,
17

1
S

ite
 1

9
P

D
L 

20
 H

D
N

or
th

45
0,

00
0

54
0,

00
0

63
3,

38
2

54
0,

30
1

44
6,

97
8

29
5,

87
8

14
3,

36
0

-9
,1

58
-1

61
,6

74

E
U

V
B

LV
R

es
id

ua
l V

al
ue

Af
fo

rd
ab

le
 H

ou
si

ng
0%

5%
10

%
15

%
20

%
25

%
30

%
In

te
rm

ed
ia

te
 H

ou
si

ng
5%

10
%

10
%

10
%

10
%

10
%

A
ffo

rd
ab

le
 R

en
t

5%
10

%
15

%
20

%
S

oc
ia

l R
en

t
S

ite
 1

G
re

en
fie

ld
 1

50
A

10
 C

or
rid

or
25

,0
00

32
5,

00
0

63
6,

57
9

57
7,

22
2

51
7,

86
4

42
9,

14
1

34
0,

41
7

25
1,

69
3

16
2,

97
1

S
ite

 2
G

re
en

fie
ld

 1
00

A
10

 C
or

rid
or

25
,0

00
32

5,
00

0
63

6,
20

0
57

5,
61

3
51

5,
02

5
42

4,
70

0
33

4,
37

5
24

4,
05

0
15

3,
72

6
S

ite
 4

M
ed

iu
m

 G
re

en
 4

0
A

10
 C

or
rid

or
25

,0
00

32
5,

00
0

73
3,

42
4

66
5,

06
7

59
6,

71
0

49
4,

49
4

39
2,

27
7

29
0,

06
1

18
7,

84
6

S
ite

 5
M

ed
iu

m
 G

re
en

 2
0

A
10

 C
or

rid
or

50
,0

00
35

0,
00

0
87

1,
83

5
80

3,
73

6
73

5,
63

8
63

7,
84

1
54

0,
04

5
44

2,
24

8
34

4,
45

2
S

ite
 6

M
ed

iu
m

 G
re

en
 2

0 
LD

A
10

 C
or

rid
or

50
,0

00
35

0,
00

0
54

1,
70

6
48

1,
12

6
42

0,
54

6
33

0,
30

2
23

8,
22

8
14

4,
64

8
49

,9
59

S
ite

 7
S

m
al

l G
re

en
 1

2
A

10
 C

or
rid

or
50

,0
00

35
0,

00
0

1,
17

5,
81

2
1,

08
7,

08
4

99
8,

35
7

86
8,

67
0

73
8,

98
4

60
7,

63
5

47
4,

19
1

S
ite

 8
S

m
al

l G
re

en
 8

A
10

 C
or

rid
or

50
,0

00
35

0,
00

0
1,

13
6,

39
9

1,
04

8,
01

6
95

9,
63

2
82

6,
73

3
69

3,
19

2
55

9,
59

5
42

3,
42

5
S

ite
 9

S
m

al
l 6

A
10

 C
or

rid
or

50
,0

00
35

0,
00

0
1,

13
5,

51
2

1,
05

6,
79

5
97

8,
07

8
86

2,
23

6
74

6,
32

2
62

8,
19

7
51

0,
07

4
S

ite
 1

0
S

m
al

l 3
A

10
 C

or
rid

or
50

,0
00

35
0,

00
0

1,
18

9,
55

4
1,

18
9,

55
4

1,
18

9,
55

4
1,

18
9,

55
4

1,
18

9,
55

4
1,

18
9,

55
4

1,
18

9,
55

4
S

ite
 1

2
P

D
L 

50
A

10
 C

or
rid

or
45

0,
00

0
54

0,
00

0
23

2,
01

1
16

5,
10

6
96

,2
59

-4
,4

39
-1

05
,1

37
-2

05
,8

36
-3

09
,4

17
S

ite
 1

4
P

D
L 

14
A

10
 C

or
rid

or
45

0,
00

0
54

0,
00

0
55

4,
03

2
47

8,
55

1
40

3,
07

0
29

4,
46

6
18

4,
83

7
75

,2
08

-3
4,

42
0

S
ite

 1
5

P
D

L 
10

A
10

 C
or

rid
or

45
0,

00
0

54
0,

00
0

58
1,

32
5

48
9,

88
7

39
8,

45
0

26
8,

91
1

13
9,

37
2

9,
83

2
-1

19
,7

06
S

ite
 1

6
P

D
L 

7
A

10
 C

or
rid

or
45

0,
00

0
54

0,
00

0
45

5,
29

5
45

5,
29

5
45

5,
29

5
45

5,
29

5
45

5,
29

5
45

5,
29

5
45

5,
29

5
S

ite
 1

7
P

D
L 

3
A

10
 C

or
rid

or
45

0,
00

0
54

0,
00

0
72

0,
62

4
72

0,
62

4
72

0,
62

4
72

0,
62

4
72

0,
62

4
72

0,
62

4
72

0,
62

4
S

ite
 2

0
P

D
L 

12
 H

D
A

10
 C

or
rid

or
45

0,
00

0
54

0,
00

0
-5

05
,6

65
-5

75
,5

09
-6

45
,3

54
-7

50
,9

97
-8

56
,6

41
-9

62
,2

85
-1

,0
67

,9
27



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

274 

 

E
U

V
B

LV
R

es
id

ua
l V

al
ue

Af
fo

rd
ab

le
 H

ou
si

ng
0%

5%
10

%
15

%
20

%
25

%
30

%
In

te
rm

ed
ia

te
 H

ou
si

ng
5%

10
%

10
%

10
%

10
%

10
%

A
ffo

rd
ab

le
 R

en
t

5%
10

%
15

%
20

%
S

ite
 1

G
re

en
fie

ld
 1

50
K

in
gs

 L
yn

n
25

,0
00

32
5,

00
0

56
8,

77
8

51
0,

24
5

45
1,

71
1

37
1,

15
3

29
0,

59
5

21
0,

03
7

12
9,

48
0

S
ite

 2
G

re
en

fie
ld

 1
00

K
in

gs
 L

yn
n

25
,0

00
32

5,
00

0
56

4,
39

6
50

4,
81

5
44

5,
23

4
36

3,
35

0
28

1,
46

5
19

9,
58

1
11

7,
69

8
S

ite
 3

M
ed

iu
m

 G
re

en
 8

0
K

in
gs

 L
yn

n
25

,0
00

32
5,

00
0

60
5,

88
9

54
3,

82
8

48
1,

76
6

39
5,

90
9

31
0,

05
2

22
4,

19
5

13
8,

33
9

S
ite

 4
M

ed
iu

m
 G

re
en

 4
0

K
in

gs
 L

yn
n

25
,0

00
32

5,
00

0
65

3,
54

2
58

6,
22

7
51

8,
91

2
42

6,
20

3
33

3,
49

3
24

0,
78

4
14

7,
44

0
S

ite
 5

M
ed

iu
m

 G
re

en
 2

0
K

in
gs

 L
yn

n
50

,0
00

35
0,

00
0

78
5,

16
6

71
8,

64
9

65
2,

13
2

56
3,

34
1

47
4,

55
1

38
5,

76
0

29
5,

72
5

S
ite

 8
S

m
al

l G
re

en
 8

K
in

gs
 L

yn
n

50
,0

00
35

0,
00

0
1,

03
0,

38
8

94
3,

48
7

85
4,

24
1

73
2,

87
5

61
1,

51
0

48
8,

71
8

36
4,

96
2

S
ite

 9
S

m
al

l 6
K

in
gs

 L
yn

n
50

,0
00

35
0,

00
0

1,
04

0,
91

2
96

3,
28

6
88

5,
66

1
78

0,
19

2
67

3,
24

0
56

5,
69

3
45

8,
14

7
S

ite
 1

0
S

m
al

l 3
K

in
gs

 L
yn

n
50

,0
00

35
0,

00
0

1,
08

0,
91

1
1,

08
0,

91
1

1,
08

0,
91

1
1,

08
0,

91
1

1,
08

0,
91

1
1,

08
0,

91
1

1,
08

0,
91

1
S

ite
 1

1
P

D
L 

10
0

K
in

gs
 L

yn
n

45
0,

00
0

54
0,

00
0

19
7,

55
1

13
4,

18
9

70
,7

05
-1

6,
80

6
-1

04
,8

24
-1

93
,2

09
-2

84
,1

78
S

ite
 1

2
P

D
L 

50
K

in
gs

 L
yn

n
45

0,
00

0
54

0,
00

0
23

1,
37

0
16

3,
46

5
93

,5
10

-6
03

-9
4,

71
5

-1
88

,8
28

-2
85

,7
15

S
ite

 1
3

P
D

L 
20

K
in

gs
 L

yn
n

45
0,

00
0

54
0,

00
0

19
7,

00
5

12
5,

47
5

53
,9

46
-4

0,
60

0
-1

35
,1

46
-2

30
,5

56
-3

28
,2

88
S

ite
 1

5
P

D
L 

10
K

in
gs

 L
yn

n
45

0,
00

0
54

0,
00

0
57

3,
79

0
48

1,
10

6
38

8,
42

1
26

7,
16

0
14

5,
89

8
24

,6
37

-9
6,

62
3

S
ite

 1
6

P
D

L 
7

K
in

gs
 L

yn
n

45
0,

00
0

54
0,

00
0

45
5,

63
9

45
5,

63
9

45
5,

63
9

45
5,

63
9

45
5,

63
9

45
5,

63
9

45
5,

63
9

S
ite

 1
7

P
D

L 
3

K
in

gs
 L

yn
n

45
0,

00
0

54
0,

00
0

71
2,

93
5

71
2,

93
5

71
2,

93
5

71
2,

93
5

71
2,

93
5

71
2,

93
5

71
2,

93
5

S
ite

 1
8

P
D

L 
50

 H
D

K
in

gs
 L

yn
n

45
0,

00
0

54
0,

00
0

-6
75

,7
64

-7
33

,4
42

-7
91

,1
20

-8
67

,4
67

-9
43

,8
15

-1
,0

20
,1

62
-1

,0
97

,5
90

S
ite

 1
9

P
D

L 
20

 H
D

K
in

gs
 L

yn
n

45
0,

00
0

54
0,

00
0

-7
88

,5
58

-8
52

,5
92

-9
16

,6
25

-1
,0

01
,3

90
-1

,0
86

,1
56

-1
,1

71
,5

99
-1

,2
58

,0
41

S
ite

 2
5

B
oa

l Q
ua

y
K

in
gs

 L
yn

n
40

0,
00

0
48

0,
00

0
2,

80
7,

32
6

2,
60

0,
61

4
2,

39
3,

90
2

2,
11

3,
46

9
1,

83
3,

03
7

1,
54

9,
59

1
1,

26
3,

13
4

S
ite

 2
6

S
ou

th
 o

f P
ar

kw
ay

K
in

g'
s 

Ly
nn

40
0,

00
0

48
0,

00
0

1,
00

4,
08

8
92

9,
85

4
85

5,
61

9
75

5,
04

6
65

4,
47

3
55

3,
90

0
45

1,
68

6

E
U

V
B

LV
R

es
id

ua
l V

al
ue

Af
fo

rd
ab

le
 H

ou
si

ng
0%

5%
10

%
15

%
20

%
25

%
30

%
In

te
rm

ed
ia

te
 H

ou
si

ng
5%

10
%

10
%

10
%

10
%

10
%

A
ffo

rd
ab

le
 R

en
t

5%
10

%
15

%
20

%
S

oc
ia

l R
en

t
S

ite
 2

G
re

en
fie

ld
 1

00
W

es
t

25
,0

00
32

5,
00

0
18

6,
98

9
13

7,
71

1
88

,4
32

19
,0

98
-5

2,
11

0
-1

23
,3

18
-1

95
,8

21
S

ite
 4

M
ed

iu
m

 G
re

en
 4

0
W

es
t

25
,0

00
32

5,
00

0
23

0,
38

4
17

4,
48

2
11

7,
09

0
36

,5
27

-4
4,

33
4

-1
25

,1
95

-2
06

,9
19

S
ite

 5
M

ed
iu

m
 G

re
en

 2
0

W
es

t
50

,0
00

35
0,

00
0

35
5,

83
5

30
1,

31
1

24
6,

32
7

17
1,

61
8

96
,0

75
20

,5
32

-5
5,

01
1

S
ite

 8
S

m
al

l G
re

en
 8

W
es

t
50

,0
00

35
0,

00
0

46
9,

50
0

39
4,

67
9

31
9,

85
8

21
7,

89
0

11
5,

92
3

13
,9

55
-8

8,
01

2
S

ite
 1

0
S

m
al

l 3
W

es
t

50
,0

00
35

0,
00

0
52

7,
92

7
52

7,
92

7
52

7,
92

7
52

7,
92

7
52

7,
92

7
52

7,
92

7
52

7,
92

7
S

ite
 1

3
P

D
L 

20
W

es
t

45
0,

00
0

54
0,

00
0

-1
9,

74
4

-8
4,

49
7

-1
49

,2
51

-2
39

,8
88

-3
33

,1
32

-4
26

,5
48

-5
19

,9
64

S
ite

 1
6

P
D

L 
7

W
es

t
45

0,
00

0
54

0,
00

0
21

3,
60

2
21

3,
60

2
21

3,
60

2
21

3,
60

2
21

3,
60

2
21

3,
60

2
21

3,
60

2
S

ite
 1

7
P

D
L 

3
W

es
t

45
0,

00
0

54
0,

00
0

51
0,

55
1

51
0,

55
1

51
0,

55
1

51
0,

55
1

51
0,

55
1

51
0,

55
1

51
0,

55
1

S
ite

 1
9

P
D

L 
20

 H
D

W
es

t
45

0,
00

0
54

0,
00

0
-1

,0
80

,3
76

-1
,1

35
,5

27
-1

,1
90

,6
77

-1
,2

69
,7

76
-1

,3
50

,2
57

-1
,4

30
,7

38
-1

,5
11

,2
18

S
ite

 2
4

W
is

be
ch

 F
rin

ge
W

is
be

ch
25

,0
00

32
5,

00
0

16
2,

49
1

12
5,

62
6

88
,1

11
41

,0
38

-6
,7

42
-5

7,
27

2
-1

08
,6

70



Borough Council of King’s Lynn and West Norfolk 
Local Plan Review, Viability Update – April 2021 

 
 

275 

Appendix 20 – Impact of First Homes 
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Appendix 21 – Residential Development: 
Affordable Housing v Developer Contributions 
Lower Policy Requirements 

North 

 

 

0% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 1,308,541 1,253,904 1,199,266 1,144,628 1,089,991 1,035,353 980,716 926,078 871,440
Site 4 Medium Green 40 North 25,000 325,000 1,470,829 1,408,897 1,346,965 1,285,032 1,223,100 1,161,168 1,099,236 1,037,303 975,371
Site 5 Medium Green 20 North 50,000 350,000 1,637,127 1,575,288 1,513,448 1,451,609 1,389,769 1,327,930 1,266,090 1,204,250 1,142,411
Site 6 Medium Green 20 LD North 50,000 350,000 1,226,309 1,171,165 1,116,021 1,060,876 1,005,732 950,588 895,443 840,299 785,154
Site 7 Small Green 12 North 50,000 350,000 2,316,418 2,242,467 2,168,516 2,094,565 2,020,613 1,946,662 1,872,711 1,798,760 1,724,809
Site 8 Small Green 8 North 50,000 350,000 2,280,774 2,210,019 2,139,264 2,068,510 1,997,755 1,927,001 1,856,246 1,785,492 1,714,737
Site 9 Small 6 North 50,000 350,000 2,084,996 2,015,667 1,946,338 1,877,009 1,807,679 1,738,350 1,669,021 1,599,691 1,530,362
Site 10 Small 3 North 50,000 350,000 2,329,790 2,257,917 2,186,043 2,114,170 2,042,296 1,970,423 1,898,549 1,826,676 1,754,802
Site 14 PDL 14 North 450,000 540,000 1,821,207 1,744,523 1,667,839 1,591,155 1,514,471 1,437,786 1,361,102 1,284,418 1,207,734
Site 16 PDL 7 North 450,000 540,000 1,704,740 1,622,214 1,539,689 1,457,163 1,374,637 1,292,111 1,208,414 1,123,497 1,038,579
Site 17 PDL 3 North 450,000 540,000 1,816,134 1,731,932 1,646,428 1,560,923 1,475,418 1,389,914 1,304,409 1,218,904 1,133,399
Site 19 PDL 20 HD North 450,000 540,000 925,272 807,215 689,157 569,537 448,057 325,623 201,750 77,877 -45,997

5% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 1,207,572 1,152,934 1,098,296 1,043,659 989,021 934,383 879,746 825,108 770,471
Site 4 Medium Green 40 North 25,000 325,000 1,357,123 1,295,191 1,233,259 1,171,327 1,109,394 1,047,462 985,530 923,598 861,665
Site 5 Medium Green 20 North 50,000 350,000 1,523,986 1,462,147 1,400,307 1,338,468 1,276,628 1,214,789 1,152,949 1,091,110 1,029,270
Site 6 Medium Green 20 LD North 50,000 350,000 1,124,959 1,069,814 1,014,670 959,526 904,381 849,237 794,092 738,948 683,804
Site 7 Small Green 12 North 50,000 350,000 2,160,682 2,086,731 2,012,780 1,938,829 1,864,877 1,790,926 1,716,975 1,643,024 1,569,073
Site 8 Small Green 8 North 50,000 350,000 2,125,167 2,054,413 1,983,658 1,912,904 1,842,149 1,771,395 1,700,640 1,629,886 1,559,131
Site 9 Small 6 North 50,000 350,000 1,952,119 1,882,790 1,813,461 1,744,131 1,674,802 1,605,473 1,536,143 1,466,814 1,397,485
Site 10 Small 3 North 50,000 350,000 2,160,857 2,088,984 2,017,110 1,945,237 1,873,363 1,801,490 1,729,616 1,657,743 1,585,869
Site 14 PDL 14 North 450,000 540,000 1,683,329 1,606,645 1,529,961 1,453,277 1,376,593 1,299,909 1,223,224 1,146,540 1,069,856
Site 16 PDL 7 North 450,000 540,000 1,543,250 1,460,724 1,378,198 1,295,673 1,212,079 1,127,161 1,042,243 957,326 872,408
Site 17 PDL 3 North 450,000 540,000 1,670,263 1,584,759 1,499,254 1,413,749 1,328,244 1,242,740 1,157,235 1,071,730 986,226
Site 19 PDL 20 HD North 450,000 540,000 792,591 674,534 554,490 433,010 310,280 186,407 62,533 -61,340 -185,213
10% Affordable Housing EUV BLV Residual Value

Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000
Site 2 Greenfield 100 North 25,000 325,000 1,106,602 1,051,964 997,327 942,689 888,051 833,414 778,776 724,139 669,501
Site 4 Medium Green 40 North 25,000 325,000 1,243,418 1,181,485 1,119,553 1,057,621 995,689 933,756 871,824 809,892 747,960
Site 5 Medium Green 20 North 50,000 350,000 1,410,845 1,349,006 1,287,166 1,225,327 1,163,487 1,101,648 1,039,808 977,969 916,129
Site 6 Medium Green 20 LD North 50,000 350,000 1,023,608 968,464 913,319 858,175 803,031 747,886 692,742 637,597 582,453
Site 7 Small Green 12 North 50,000 350,000 2,004,946 1,930,995 1,857,044 1,783,093 1,709,142 1,635,190 1,561,239 1,487,288 1,413,337
Site 8 Small Green 8 North 50,000 350,000 1,969,561 1,898,807 1,828,052 1,757,298 1,686,543 1,615,789 1,545,034 1,474,279 1,403,525
Site 9 Small 6 North 50,000 350,000 1,819,242 1,749,913 1,680,583 1,611,254 1,541,925 1,472,596 1,403,266 1,333,937 1,264,608
Site 10 Small 3 North 50,000 350,000 1,991,924 1,920,051 1,848,177 1,776,304 1,704,430 1,632,557 1,560,683 1,488,589 1,415,299
Site 14 PDL 14 North 450,000 540,000 1,545,451 1,468,767 1,392,083 1,315,399 1,238,715 1,162,031 1,085,347 1,008,663 931,978
Site 16 PDL 7 North 450,000 540,000 1,381,760 1,299,234 1,215,743 1,130,826 1,045,908 960,990 876,072 791,155 705,374
Site 17 PDL 3 North 450,000 540,000 1,523,089 1,437,585 1,352,080 1,266,575 1,181,071 1,095,566 1,010,061 924,556 839,052
Site 19 PDL 20 HD North 450,000 540,000 659,910 539,443 417,963 294,936 171,063 47,190 -76,684 -200,557 -325,105

15% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 1,005,632 950,995 896,357 841,719 787,082 732,444 677,807 623,169 568,531
Site 4 Medium Green 40 North 25,000 325,000 1,129,712 1,067,780 1,005,847 943,915 881,983 820,051 758,118 696,186 634,254
Site 5 Medium Green 20 North 50,000 350,000 1,297,705 1,235,865 1,174,026 1,112,186 1,050,347 988,507 926,667 864,828 802,988
Site 6 Medium Green 20 LD North 50,000 350,000 922,257 867,113 811,969 756,824 701,680 646,536 591,391 536,247 481,102
Site 7 Small Green 12 North 50,000 350,000 1,849,210 1,775,259 1,701,308 1,627,357 1,553,406 1,479,454 1,405,503 1,331,552 1,257,601
Site 8 Small Green 8 North 50,000 350,000 1,813,955 1,743,201 1,672,446 1,601,692 1,530,937 1,460,183 1,389,428 1,318,673 1,247,919
Site 9 Small 6 North 50,000 350,000 1,686,365 1,617,035 1,547,706 1,478,377 1,409,048 1,339,718 1,270,389 1,199,641 1,128,302
Site 10 Small 3 North 50,000 350,000 1,822,991 1,751,118 1,679,244 1,607,371 1,535,497 1,462,907 1,389,617 1,316,327 1,243,037
Site 14 PDL 14 North 450,000 540,000 1,407,574 1,330,890 1,254,205 1,177,521 1,100,837 1,024,153 947,469 870,785 794,101
Site 16 PDL 7 North 450,000 540,000 1,219,408 1,134,490 1,049,572 964,655 879,737 794,819 709,111 622,520 535,929
Site 17 PDL 3 North 450,000 540,000 1,375,915 1,290,411 1,204,906 1,119,401 1,033,897 948,392 862,887 777,382 691,878
Site 19 PDL 20 HD North 450,000 540,000 524,396 402,916 279,593 155,719 31,846 -92,027 -215,901 -341,046 -468,836
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A 10 Corridor 

 

20% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 904,663 850,025 795,387 740,750 686,112 631,475 576,837 522,199 467,562
Site 4 Medium Green 40 North 25,000 325,000 1,016,006 954,074 892,142 830,209 768,277 706,345 644,413 582,480 520,548
Site 5 Medium Green 20 North 50,000 350,000 1,184,564 1,122,724 1,060,885 999,045 937,206 875,366 813,527 751,687 689,848
Site 6 Medium Green 20 LD North 50,000 350,000 820,907 765,762 710,618 655,474 600,329 545,185 490,041 434,896 379,752
Site 7 Small Green 12 North 50,000 350,000 1,693,474 1,619,523 1,545,572 1,471,621 1,397,670 1,323,718 1,249,767 1,175,816 1,101,865
Site 8 Small Green 8 North 50,000 350,000 1,658,349 1,587,595 1,516,840 1,446,086 1,375,331 1,304,576 1,233,822 1,163,067 1,092,313
Site 9 Small 6 North 50,000 350,000 1,553,487 1,484,158 1,414,829 1,345,500 1,276,170 1,205,590 1,134,251 1,062,912 991,574
Site 10 Small 3 North 50,000 350,000 1,654,058 1,582,185 1,510,311 1,437,224 1,363,935 1,290,645 1,217,355 1,144,065 1,070,776
Site 14 PDL 14 North 450,000 540,000 1,269,696 1,193,012 1,116,328 1,039,643 962,959 886,275 809,591 732,907 656,223
Site 16 PDL 7 North 450,000 540,000 1,053,237 968,319 883,401 798,484 712,848 626,257 539,666 453,075 366,484
Site 17 PDL 3 North 450,000 540,000 1,228,742 1,143,237 1,057,732 972,227 886,723 801,218 715,713 630,209 544,704
Site 19 PDL 20 HD North 450,000 540,000 387,869 264,249 140,376 16,503 -107,371 -231,244 -357,212 -485,003 -612,794

25% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 803,693 749,055 694,418 639,780 585,143 530,505 475,867 421,230 366,592
Site 4 Medium Green 40 North 25,000 325,000 902,301 840,368 778,436 716,504 654,571 592,639 530,707 468,775 406,842
Site 5 Medium Green 20 North 50,000 350,000 1,071,423 1,009,583 947,744 885,904 824,065 762,225 700,386 638,546 576,707
Site 6 Medium Green 20 LD North 50,000 350,000 719,556 664,412 609,267 554,123 498,979 443,834 388,690 333,545 277,684
Site 7 Small Green 12 North 50,000 350,000 1,537,738 1,463,787 1,389,836 1,315,885 1,241,934 1,167,982 1,094,031 1,020,080 946,129
Site 8 Small Green 8 North 50,000 350,000 1,502,743 1,431,989 1,361,234 1,290,480 1,219,725 1,148,970 1,078,216 1,007,461 936,684
Site 9 Small 6 North 50,000 350,000 1,420,610 1,351,281 1,281,952 1,211,539 1,140,200 1,068,861 997,522 926,184 854,845
Site 10 Small 3 North 50,000 350,000 1,484,832 1,411,542 1,338,252 1,264,963 1,191,673 1,118,383 1,045,093 971,804 898,514
Site 14 PDL 14 North 450,000 540,000 1,131,818 1,055,134 978,450 901,766 825,082 748,397 671,713 595,029 516,410
Site 16 PDL 7 North 450,000 540,000 887,066 802,148 716,585 629,994 543,403 456,812 370,221 283,629 197,038
Site 17 PDL 3 North 450,000 540,000 1,081,568 996,063 910,558 825,054 739,549 654,044 568,539 483,035 397,530
Site 19 PDL 20 HD North 450,000 540,000 248,906 125,032 1,159 -122,714 -246,588 -373,379 -501,170 -628,960 -756,751
30% Affordable Housing EUV BLV Residual Value

Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000
Site 2 Greenfield 100 North 25,000 325,000 702,723 648,086 593,448 538,811 484,173 429,535 374,898 320,260 265,622
Site 4 Medium Green 40 North 25,000 325,000 788,595 726,663 664,730 602,798 540,866 478,933 417,001 355,069 293,137
Site 5 Medium Green 20 North 50,000 350,000 958,282 896,443 834,603 772,763 710,924 649,084 587,245 525,405 463,566
Site 6 Medium Green 20 LD North 50,000 350,000 618,206 563,061 507,917 452,772 397,628 342,484 286,881 230,138 173,228
Site 7 Small Green 12 North 50,000 350,000 1,382,002 1,308,051 1,234,100 1,160,149 1,086,198 1,012,246 938,295 864,344 790,393
Site 8 Small Green 8 North 50,000 350,000 1,347,137 1,276,383 1,205,628 1,134,873 1,064,119 993,364 922,178 849,373 776,567
Site 9 Small 6 North 50,000 350,000 1,287,733 1,217,488 1,146,149 1,074,810 1,003,471 932,133 860,794 789,455 717,488
Site 10 Small 3 North 50,000 350,000 1,312,570 1,239,280 1,165,991 1,092,701 1,019,411 946,121 872,832 799,542 726,252
Site 14 PDL 14 North 450,000 540,000 993,940 917,256 840,572 763,888 687,204 610,520 532,350 453,443 374,536
Site 16 PDL 7 North 450,000 540,000 720,321 633,730 547,139 460,548 373,957 287,366 200,775 114,184 27,593
Site 17 PDL 3 North 450,000 540,000 934,394 848,889 763,384 677,880 592,375 506,870 421,366 335,861 250,356
Site 19 PDL 20 HD North 450,000 540,000 109,689 -14,184 -138,058 -262,196 -389,546 -517,336 -645,127 -772,918 -900,709

0% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 775,283 722,213 669,143 616,073 563,003 509,933 456,863 403,793 350,723
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 786,775 732,137 677,499 622,862 568,224 513,587 458,949 404,311 349,674
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 887,190 825,258 763,326 701,393 639,461 577,529 515,597 453,664 391,732
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 1,043,410 981,570 919,731 857,891 796,052 734,212 672,373 610,533 548,694
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 697,961 642,816 587,672 532,528 477,383 422,239 367,094 311,950 255,462
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,352,538 1,278,587 1,204,636 1,130,685 1,056,734 982,782 908,831 834,880 760,929
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,314,268 1,243,514 1,172,759 1,102,005 1,031,250 960,496 888,357 815,551 742,746
Site 9 Small 6 A10 Corridor 50,000 350,000 1,283,784 1,213,424 1,142,086 1,070,747 999,408 928,069 856,730 785,392 713,344
Site 10 Small 3 A10 Corridor 50,000 350,000 1,368,602 1,295,313 1,222,023 1,148,733 1,075,443 1,002,154 928,864 855,574 782,284
Site 12 PDL 50 A10 Corridor 450,000 540,000 424,681 348,400 272,118 195,837 118,272 38,627 -41,412 -121,451 -201,491
Site 13 PDL 20 A10 Corridor 450,000 540,000 421,398 342,664 263,588 183,305 102,670 22,036 -58,599 -139,233 -219,876
Site 14 PDL 14 A10 Corridor 450,000 540,000 726,371 649,687 572,652 493,745 414,838 335,633 255,172 174,710 94,248
Site 15 PDL 10 A10 Corridor 450,000 540,000 814,682 718,859 623,035 525,777 428,065 330,354 232,642 134,930 37,218
Site 16 PDL 7 A10 Corridor 450,000 540,000 664,726 578,135 491,544 404,953 318,362 231,771 145,180 58,589 -28,002
Site 17 PDL 3 A10 Corridor 450,000 540,000 895,292 809,787 724,282 638,778 553,273 467,768 382,264 296,759 211,254

5% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 693,962 640,892 587,822 534,752 481,682 428,612 375,542 322,472 269,402
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 703,873 649,235 594,598 539,960 485,323 430,685 376,047 321,410 266,772
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 793,544 731,612 669,680 607,748 545,815 483,883 421,951 360,019 298,086
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 952,116 890,276 828,437 766,597 704,758 642,918 581,079 519,239 457,400
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 614,994 559,850 504,706 449,561 394,417 339,272 283,577 226,834 169,859
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,232,690 1,158,739 1,084,788 1,010,837 936,885 862,934 788,983 715,032 640,339
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,194,489 1,123,734 1,052,980 982,225 910,716 837,911 765,105 692,300 619,494
Site 9 Small 6 A10 Corridor 50,000 350,000 1,178,256 1,106,917 1,035,578 964,240 892,901 821,562 750,223 677,483 604,739
Site 10 Small 3 A10 Corridor 50,000 350,000 1,228,031 1,154,741 1,081,451 1,008,161 934,872 861,582 788,292 715,002 641,713
Site 12 PDL 50 A10 Corridor 450,000 540,000 335,000 258,719 182,437 104,484 24,567 -55,472 -135,511 -215,604 -297,793
Site 13 PDL 20 A10 Corridor 450,000 540,000 328,987 249,911 169,358 88,724 8,089 -72,545 -153,180 -234,138 -317,105
Site 14 PDL 14 A10 Corridor 450,000 540,000 629,395 551,772 472,865 393,958 314,342 233,880 153,418 72,957 -7,505
Site 15 PDL 10 A10 Corridor 450,000 540,000 695,448 599,617 501,905 404,194 306,482 208,770 111,058 13,346 -84,365
Site 16 PDL 7 A10 Corridor 450,000 540,000 530,050 443,459 356,868 270,277 183,686 97,095 10,504 -76,087 -162,678
Site 17 PDL 3 A10 Corridor 450,000 540,000 778,304 692,799 607,294 521,790 436,285 350,780 265,275 179,771 94,266
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10% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 612,641 559,571 506,501 453,431 400,361 347,291 294,221 241,151 188,082
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 620,971 566,334 511,696 457,059 402,421 347,783 293,146 238,508 183,870
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 699,899 637,966 576,034 514,102 452,170 390,237 328,305 266,373 204,441
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 860,822 798,982 737,143 675,303 613,464 551,624 489,785 427,945 366,105
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 532,028 476,884 421,739 366,595 311,451 254,948 198,206 140,666 82,806
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,112,842 1,038,891 964,940 890,988 817,037 743,086 669,135 593,112 517,017
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,074,709 1,003,955 933,075 860,270 787,465 714,659 641,854 569,048 494,937
Site 9 Small 6 A10 Corridor 50,000 350,000 1,071,749 1,000,410 929,071 857,733 786,394 714,366 641,622 568,877 496,133
Site 10 Small 3 A10 Corridor 50,000 350,000 1,087,459 1,014,169 940,879 867,590 794,300 721,010 647,720 574,431 501,141
Site 12 PDL 50 A10 Corridor 450,000 540,000 245,319 169,038 90,547 10,507 -69,532 -149,571 -229,980 -312,514 -395,083
Site 13 PDL 20 A10 Corridor 450,000 540,000 236,046 155,411 74,777 -5,858 -86,492 -167,127 -248,533 -331,717 -414,901
Site 14 PDL 14 A10 Corridor 450,000 540,000 530,892 451,985 373,078 293,050 212,588 132,127 51,665 -28,797 -109,258
Site 15 PDL 10 A10 Corridor 450,000 540,000 575,745 478,033 380,322 282,610 184,898 87,186 -10,526 -108,237 -205,949
Site 16 PDL 7 A10 Corridor 450,000 540,000 395,374 308,783 222,192 135,601 49,010 -37,581 -124,172 -210,763 -298,376
Site 17 PDL 3 A10 Corridor 450,000 540,000 661,316 575,811 490,306 404,802 319,297 233,792 148,287 62,783 -22,722

15% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 531,320 478,250 425,180 372,110 319,040 265,970 212,900 159,831 106,761
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 538,070 483,432 428,795 374,157 319,519 264,882 210,244 155,606 100,969
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 606,253 544,321 482,388 420,456 358,524 296,592 234,659 172,727 109,079
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 769,528 707,688 645,848 584,009 522,169 460,330 398,490 336,555 272,923
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 449,062 393,917 338,773 283,063 226,320 169,335 111,474 53,613 -4,248
Site 7 Small Green 12 A10 Corridor 50,000 350,000 992,994 919,043 845,091 771,140 697,189 621,979 545,884 469,789 393,571
Site 8 Small Green 8 A10 Corridor 50,000 350,000 954,930 882,629 809,824 737,019 664,213 591,408 517,737 443,497 369,257
Site 9 Small 6 A10 Corridor 50,000 350,000 965,242 893,903 822,564 751,226 678,505 605,761 533,016 460,272 387,527
Site 10 Small 3 A10 Corridor 50,000 350,000 946,887 873,597 800,308 727,018 653,728 580,438 507,149 433,859 360,569
Site 12 PDL 50 A10 Corridor 450,000 540,000 155,401 76,487 -3,552 -83,591 -163,631 -244,665 -327,234 -409,803 -492,372
Site 13 PDL 20 A10 Corridor 450,000 540,000 141,465 60,830 -19,804 -100,439 -181,073 -263,145 -346,329 -429,513 -512,696
Site 14 PDL 14 A10 Corridor 450,000 540,000 431,104 352,198 271,758 191,297 110,835 30,373 -50,088 -130,550 -211,217
Site 15 PDL 10 A10 Corridor 450,000 540,000 454,161 356,450 258,738 161,026 63,314 -34,398 -132,109 -229,821 -329,201
Site 16 PDL 7 A10 Corridor 450,000 540,000 260,698 174,107 87,516 925 -85,666 -172,257 -259,347 -347,296 -436,338
Site 17 PDL 3 A10 Corridor 450,000 540,000 544,328 458,823 373,318 287,814 202,309 116,804 31,299 -54,205 -139,710

20% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 449,999 396,929 343,859 290,789 237,719 184,649 131,580 78,510 25,018
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 455,168 400,531 345,893 291,255 236,618 181,980 127,342 72,705 16,474
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 512,607 450,675 388,743 326,810 264,878 202,946 140,174 75,943 10,960
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 678,233 616,394 554,554 492,715 430,875 369,036 306,247 242,615 178,491
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 366,095 310,951 254,435 197,692 140,142 82,281 24,421 -33,440 -91,301
Site 7 Small Green 12 A10 Corridor 50,000 350,000 873,146 799,194 725,243 650,846 574,752 498,657 422,562 345,413 267,818
Site 8 Small Green 8 A10 Corridor 50,000 350,000 832,183 759,378 686,572 613,767 540,537 466,297 392,057 317,817 243,577
Site 9 Small 6 A10 Corridor 50,000 350,000 858,735 787,396 715,388 642,644 569,899 497,155 424,410 351,666 278,921
Site 10 Small 3 A10 Corridor 50,000 350,000 806,315 733,026 659,736 586,446 513,156 439,867 366,577 293,287 219,997
Site 12 PDL 50 A10 Corridor 450,000 540,000 62,427 -17,612 -97,651 -177,690 -259,385 -341,954 -424,523 -507,092 -589,661
Site 13 PDL 20 A10 Corridor 450,000 540,000 46,883 -33,751 -114,386 -195,026 -277,756 -360,940 -444,124 -527,308 -610,492
Site 14 PDL 14 A10 Corridor 450,000 540,000 330,928 250,467 170,005 89,543 9,082 -71,380 -151,842 -233,120 -316,125
Site 15 PDL 10 A10 Corridor 450,000 540,000 332,578 234,866 137,154 39,442 -58,269 -155,981 -253,796 -354,116 -454,916
Site 16 PDL 7 A10 Corridor 450,000 540,000 126,022 39,430 -47,161 -133,752 -220,343 -308,267 -396,905 -486,234 -575,563
Site 17 PDL 3 A10 Corridor 450,000 540,000 427,340 341,835 256,330 170,825 85,321 -184 -85,689 -171,193 -257,629

Water, 10% Biodiversity Net Gain, Future Homes Standard 2, CIL, Developer Contributions £2,000/unit, Affordable Housing 70% - 30%.
25% Affordable Housing EUV BLV Residual Value

Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000
Site 1 Greenfield 150 A10 Corridor 25,000 325,000 368,678 315,608 262,538 209,468 156,398 103,329 50,259 -4,605 -60,289
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 372,266 317,629 262,991 208,354 153,716 99,078 43,990 -13,182 -70,511
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 418,961 357,029 295,097 233,165 171,232 107,541 42,668 -22,315 -87,299
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 586,939 525,100 463,260 401,421 339,570 275,938 212,306 147,585 82,699
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 282,549 225,806 168,811 110,950 53,089 -4,772 -62,633 -120,494 -178,848
Site 7 Small Green 12 A10 Corridor 50,000 350,000 753,297 679,346 603,619 527,524 451,430 374,849 297,255 219,661 142,066
Site 8 Small Green 8 A10 Corridor 50,000 350,000 708,932 636,126 563,321 489,097 414,857 340,617 266,377 192,137 117,897
Site 9 Small 6 A10 Corridor 50,000 350,000 752,228 679,527 606,783 534,038 461,294 388,549 315,805 243,060 170,316
Site 10 Small 3 A10 Corridor 50,000 350,000 665,744 592,454 519,164 445,875 372,585 299,295 226,005 152,715 79,426
Site 12 PDL 50 A10 Corridor 450,000 540,000 -31,672 -111,711 -191,814 -274,105 -356,674 -439,243 -521,812 -604,381 -686,950
Site 13 PDL 20 A10 Corridor 450,000 540,000 -47,698 -128,332 -209,288 -292,368 -375,552 -458,736 -541,920 -625,104 -708,288
Site 14 PDL 14 A10 Corridor 450,000 540,000 229,175 148,713 68,252 -12,210 -92,672 -173,133 -255,293 -338,298 -421,304
Site 15 PDL 10 A10 Corridor 450,000 540,000 210,994 113,282 15,570 -82,141 -179,853 -278,231 -379,031 -479,831 -580,631
Site 16 PDL 7 A10 Corridor 450,000 540,000 -8,655 -95,246 -181,837 -269,238 -357,472 -446,801 -536,130 -625,460 -714,789
Site 17 PDL 3 A10 Corridor 450,000 540,000 310,352 224,847 139,342 53,837 -31,667 -117,172 -202,832 -289,677 -377,722
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Kings Lynn 

 

30% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 287,357 234,287 181,217 128,147 75,078 21,437 -34,248 -89,932 -145,681
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 289,365 234,727 180,090 125,452 70,814 14,491 -42,838 -100,167 -157,748
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 325,316 263,383 201,451 138,636 74,375 9,392 -55,591 -120,574 -185,912
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 495,645 433,806 371,966 309,262 245,630 181,565 116,679 51,794 -13,092
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 197,178 139,618 81,757 23,896 -33,964 -91,825 -149,723 -209,144 -268,832
Site 7 Small Green 12 A10 Corridor 50,000 350,000 632,486 556,392 480,297 404,202 326,691 249,097 171,503 93,908 16,314
Site 8 Small Green 8 A10 Corridor 50,000 350,000 585,680 511,897 437,657 363,417 289,177 214,937 140,697 66,457 -7,783
Site 9 Small 6 A10 Corridor 50,000 350,000 643,666 570,921 498,177 425,432 352,688 279,943 207,199 134,454 61,710
Site 10 Small 3 A10 Corridor 50,000 350,000 525,172 451,882 378,593 305,303 232,013 158,723 85,434 12,144 -61,146
Site 12 PDL 50 A10 Corridor 450,000 540,000 -125,771 -206,256 -288,825 -371,394 -453,963 -536,532 -619,101 -701,670 -784,644
Site 13 PDL 20 A10 Corridor 450,000 540,000 -142,279 -223,796 -306,980 -390,163 -473,347 -556,531 -639,715 -722,899 -806,083
Site 14 PDL 14 A10 Corridor 450,000 540,000 127,422 46,960 -33,502 -113,964 -194,638 -277,465 -360,471 -443,476 -526,482
Site 15 PDL 10 A10 Corridor 450,000 540,000 89,410 -8,302 -106,013 -203,725 -303,146 -403,946 -504,746 -605,547 -706,347
Site 16 PDL 7 A10 Corridor 450,000 540,000 -143,331 -230,209 -318,158 -407,368 -496,698 -586,027 -675,356 -764,685 -854,014
Site 17 PDL 3 A10 Corridor 450,000 540,000 193,363 107,859 22,354 -63,151 -148,655 -234,880 -322,248 -410,456 -498,663

0% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 993,854 940,784 887,714 834,644 781,574 728,504 675,434 622,364 569,294
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 1,008,849 954,211 899,574 844,936 790,298 735,661 681,023 626,385 571,748
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 1,036,678 981,408 926,138 870,869 815,599 760,329 705,059 649,789 594,520
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 1,136,410 1,074,478 1,012,546 950,613 888,681 826,749 764,816 702,884 640,952
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 1,294,349 1,232,509 1,170,670 1,108,830 1,046,991 985,151 923,312 861,472 799,633
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,634,910 1,564,156 1,493,401 1,422,647 1,351,892 1,281,137 1,210,383 1,139,628 1,068,874
Site 9 Small 6 Kings Lynn 50,000 350,000 1,548,446 1,479,117 1,409,788 1,340,459 1,271,129 1,200,403 1,129,064 1,057,725 986,386
Site 10 Small 3 Kings Lynn 50,000 350,000 1,689,243 1,617,369 1,545,496 1,473,103 1,399,813 1,326,523 1,253,233 1,179,944 1,106,654
Site 11 PDL 100 Kings Lynn 450,000 540,000 658,488 590,191 521,894 453,597 385,300 317,003 248,706 180,409 112,112
Site 12 PDL 50 Kings Lynn 450,000 540,000 722,171 645,889 569,608 493,326 417,045 340,763 264,482 188,200 110,414
Site 13 PDL 20 Kings Lynn 450,000 540,000 723,583 646,734 569,886 493,037 416,188 337,303 258,227 177,838 97,204
Site 15 PDL 10 Kings Lynn 450,000 540,000 1,195,221 1,102,096 1,008,972 913,408 817,585 721,761 625,937 528,737 431,025
Site 16 PDL 7 Kings Lynn 450,000 540,000 1,013,596 928,678 843,760 758,843 672,426 585,835 499,244 412,653 326,062
Site 17 PDL 3 Kings Lynn 450,000 540,000 1,195,273 1,109,768 1,024,263 938,759 853,254 767,749 682,245 596,740 511,235
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 154,278 43,121 -68,415 -179,951 -293,230 -408,294 -523,358 -638,421 -753,485
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 170,840 46,967 -76,906 -200,780 -326,615 -454,406 -582,196 -709,987 -837,778
Site 25 Boal Quay Kings Lynn 400,000 480,000 3,234,351 3,062,563 2,890,775 2,718,987 2,547,199 2,375,411 2,203,623 2,030,906 1,854,364
Site 26 South of Parkway King's Lynn 400,000 480,000 1,161,679 1,099,769 1,037,859 975,949 914,039 852,129 790,219 728,309 666,399

5% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 906,205 853,135 800,065 746,995 693,925 640,856 587,786 534,716 481,646
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 919,518 864,881 810,243 755,605 700,968 646,330 591,693 537,055 482,417
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 943,941 888,671 833,401 778,132 722,862 667,592 612,322 557,052 501,783
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 1,035,616 973,684 911,752 849,819 787,887 725,955 664,023 602,090 540,158
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 1,195,006 1,133,166 1,071,327 1,009,487 947,648 885,808 823,969 762,129 700,290
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,505,388 1,434,633 1,363,879 1,293,124 1,222,370 1,151,615 1,080,861 1,010,106 939,351
Site 9 Small 6 Kings Lynn 50,000 350,000 1,436,985 1,367,655 1,298,326 1,228,388 1,157,049 1,085,710 1,014,372 943,033 871,694
Site 10 Small 3 Kings Lynn 50,000 350,000 1,543,902 1,471,478 1,398,188 1,324,898 1,251,608 1,178,319 1,105,029 1,031,739 958,449
Site 11 PDL 100 Kings Lynn 450,000 540,000 567,316 499,019 430,722 362,425 294,128 225,831 157,534 89,237 18,868
Site 12 PDL 50 Kings Lynn 450,000 540,000 623,634 547,352 471,071 394,789 318,508 242,226 165,945 87,301 7,262
Site 13 PDL 20 Kings Lynn 450,000 540,000 624,413 547,564 470,716 393,412 314,335 235,052 154,418 73,783 -6,851
Site 15 PDL 10 Kings Lynn 450,000 540,000 1,067,829 973,971 878,148 782,324 686,501 590,493 492,781 395,070 297,358
Site 16 PDL 7 Kings Lynn 450,000 540,000 873,397 788,480 702,647 616,056 529,465 442,874 356,283 269,692 183,101
Site 17 PDL 3 Kings Lynn 450,000 540,000 1,071,014 985,510 900,005 814,500 728,996 643,491 557,986 472,481 386,977
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 57,936 -53,601 -165,137 -278,161 -393,225 -508,288 -623,352 -738,416 -853,479
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 63,448 -60,425 -184,298 -309,849 -437,640 -565,431 -693,221 -821,012 -948,803
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,971,647 2,799,859 2,628,071 2,456,283 2,284,495 2,112,707 1,939,143 1,762,601 1,586,060
Site 26 South of Parkway King's Lynn 400,000 480,000 1,067,409 1,005,499 943,589 881,679 819,769 757,859 695,949 633,783 570,053
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10% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 818,557 765,487 712,417 659,347 606,277 553,207 500,137 447,067 393,997
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 830,188 775,550 720,913 666,275 611,637 557,000 502,362 447,724 393,087
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 851,204 795,934 740,665 685,395 630,125 574,855 519,585 464,315 409,046
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 934,822 872,890 810,958 749,025 687,093 625,161 563,229 501,296 439,364
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 1,095,663 1,033,823 971,984 910,144 848,305 786,465 724,626 662,786 600,947
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,375,866 1,305,111 1,234,357 1,163,602 1,092,848 1,022,093 951,338 878,934 806,129
Site 9 Small 6 Kings Lynn 50,000 350,000 1,325,523 1,256,194 1,185,034 1,113,696 1,042,357 971,018 899,679 828,340 757,002
Site 10 Small 3 Kings Lynn 50,000 350,000 1,396,563 1,323,273 1,249,983 1,176,694 1,103,404 1,030,114 956,824 883,535 810,245
Site 11 PDL 100 Kings Lynn 450,000 540,000 476,143 407,846 339,549 271,252 202,955 134,658 66,111 -5,135 -76,796
Site 12 PDL 50 Kings Lynn 450,000 540,000 525,097 448,815 372,534 296,252 219,971 143,106 63,949 -16,090 -96,129
Site 13 PDL 20 Kings Lynn 450,000 540,000 525,243 448,394 370,443 291,367 211,631 130,997 50,362 -30,272 -110,907
Site 15 PDL 10 Kings Lynn 450,000 540,000 938,711 842,887 747,064 651,240 554,538 456,826 359,114 261,402 163,691
Site 16 PDL 7 Kings Lynn 450,000 540,000 732,868 646,277 559,686 473,095 386,504 299,912 213,321 126,730 40,139
Site 17 PDL 3 Kings Lynn 450,000 540,000 946,756 861,251 775,746 690,242 604,737 519,232 433,728 348,223 262,718
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -38,787 -150,323 -263,091 -378,155 -493,219 -608,282 -723,346 -838,410 -953,473
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -43,944 -167,817 -293,083 -420,874 -548,665 -676,456 -804,246 -932,037 -1,059,828
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,708,943 2,537,155 2,365,367 2,193,579 2,021,791 1,847,380 1,670,839 1,494,297 1,317,756
Site 26 South of Parkway King's Lynn 400,000 480,000 973,138 911,228 849,318 787,408 725,498 663,588 601,043 537,314 473,584

15% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 730,908 677,838 624,769 571,699 518,629 465,559 412,489 359,419 306,349
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 740,857 686,220 631,582 576,944 522,307 467,669 413,032 358,394 303,756
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 758,467 703,197 647,928 592,658 537,388 482,118 426,848 371,579 316,309
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 834,028 772,096 710,164 648,231 586,299 524,367 462,435 400,502 338,570
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 996,320 934,480 872,641 810,801 748,962 687,122 625,283 563,443 501,604
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,246,344 1,175,589 1,104,834 1,034,080 963,325 891,268 818,463 745,658 672,852
Site 9 Small 6 Kings Lynn 50,000 350,000 1,213,020 1,141,681 1,070,342 999,003 927,664 856,326 784,987 712,932 640,187
Site 10 Small 3 Kings Lynn 50,000 350,000 1,248,358 1,175,069 1,101,779 1,028,489 955,199 881,910 808,620 735,330 662,040
Site 11 PDL 100 Kings Lynn 450,000 540,000 384,971 316,674 248,377 180,080 111,783 42,524 -29,137 -100,798 -172,460
Site 12 PDL 50 Kings Lynn 450,000 540,000 426,560 350,278 273,997 197,715 120,205 40,598 -39,442 -119,481 -199,520
Site 13 PDL 20 Kings Lynn 450,000 540,000 426,073 347,475 268,399 188,211 107,576 26,942 -53,693 -134,327 -215,409
Site 15 PDL 10 Kings Lynn 450,000 540,000 807,627 711,803 615,980 518,583 420,871 323,159 225,447 127,735 30,024
Site 16 PDL 7 Kings Lynn 450,000 540,000 589,906 503,315 416,724 330,133 243,542 156,951 70,360 -16,231 -102,822
Site 17 PDL 3 Kings Lynn 450,000 540,000 822,497 736,993 651,488 565,983 480,478 394,974 309,469 223,964 138,460
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -135,509 -248,022 -363,085 -478,149 -593,213 -708,276 -823,340 -938,404 -1,053,468
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -151,336 -276,318 -404,108 -531,899 -659,690 -787,481 -915,271 -1,043,062 -1,170,853
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,446,239 2,274,451 2,102,663 1,930,875 1,755,618 1,579,076 1,402,535 1,225,993 1,049,452
Site 26 South of Parkway King's Lynn 400,000 480,000 878,868 816,958 755,048 693,138 631,228 568,304 504,574 440,845 377,115
20% Affordable Housing EUV BLV Residual Value

Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000
Site 1 Greenfield 150 Kings Lynn 25,000 325,000 643,260 590,190 537,120 484,050 430,980 377,910 324,840 271,770 218,700
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 651,527 596,889 542,251 487,614 432,976 378,339 323,701 269,063 214,426
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 665,730 610,460 555,191 499,921 444,651 389,381 334,111 278,842 223,572
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 733,234 671,302 609,370 547,437 485,505 423,573 361,641 299,708 237,776
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 896,977 835,137 773,298 711,458 649,619 587,779 525,940 464,100 402,261
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,116,821 1,046,067 975,312 903,603 830,797 757,992 685,187 612,381 539,124
Site 9 Small 6 Kings Lynn 50,000 350,000 1,098,327 1,026,988 955,650 884,311 812,972 741,468 668,724 595,979 523,235
Site 10 Small 3 Kings Lynn 50,000 350,000 1,100,154 1,026,864 953,574 880,285 806,995 733,705 660,415 587,126 513,836
Site 11 PDL 100 Kings Lynn 450,000 540,000 293,798 225,501 157,204 88,907 18,522 -53,139 -124,801 -197,174 -271,099
Site 12 PDL 50 Kings Lynn 450,000 540,000 328,023 251,741 175,460 97,285 17,246 -62,793 -142,833 -223,791 -306,360
Site 13 PDL 20 Kings Lynn 450,000 540,000 324,507 245,425 164,790 84,155 3,521 -77,114 -157,748 -239,766 -322,950
Site 15 PDL 10 Kings Lynn 450,000 540,000 676,543 580,339 482,627 384,916 287,204 189,492 91,780 -5,932 -103,644
Site 16 PDL 7 Kings Lynn 450,000 540,000 446,945 360,354 273,763 187,172 100,581 13,990 -72,601 -159,192 -246,530
Site 17 PDL 3 Kings Lynn 450,000 540,000 698,239 612,734 527,229 441,725 356,220 270,715 185,210 99,706 14,201
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -232,952 -348,016 -463,080 -578,143 -693,207 -808,271 -923,334 -1,038,398 -1,153,764
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -259,552 -387,343 -515,133 -642,924 -770,715 -898,505 -1,026,296 -1,154,087 -1,282,977
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,183,535 2,011,747 1,839,959 1,663,855 1,487,314 1,310,772 1,134,231 957,689 781,148
Site 26 South of Parkway King's Lynn 400,000 480,000 784,597 722,687 660,777 598,867 535,564 471,835 408,105 344,375 280,646

25% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 555,612 502,542 449,472 396,402 343,332 290,262 237,192 184,122 131,052
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 562,196 507,559 452,921 398,283 343,646 289,008 234,370 179,733 125,095
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 572,993 517,724 462,454 407,184 351,914 296,644 241,374 186,105 130,835
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 632,440 570,508 508,576 446,644 384,711 322,779 260,847 198,914 136,026
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 797,634 735,795 673,955 612,115 550,276 488,436 426,597 364,757 301,844
Site 8 Small Green 8 Kings Lynn 50,000 350,000 987,299 915,937 843,132 770,326 697,521 624,715 551,701 477,461 403,221
Site 9 Small 6 Kings Lynn 50,000 350,000 983,635 912,296 840,957 769,618 697,261 624,516 551,772 479,027 406,283
Site 10 Small 3 Kings Lynn 50,000 350,000 951,949 878,660 805,370 732,080 658,790 585,501 512,211 438,921 365,631
Site 11 PDL 100 Kings Lynn 450,000 540,000 202,626 134,329 65,772 -5,480 -77,142 -148,803 -222,106 -296,031 -369,956
Site 12 PDL 50 Kings Lynn 450,000 540,000 229,486 152,896 73,933 -6,106 -86,145 -166,184 -248,074 -330,643 -413,212
Site 13 PDL 20 Kings Lynn 450,000 540,000 222,004 141,369 60,735 -19,900 -100,534 -181,169 -264,122 -347,306 -430,490
Site 15 PDL 10 Kings Lynn 450,000 540,000 544,384 446,672 348,960 251,248 153,537 55,825 -41,887 -139,599 -237,311
Site 16 PDL 7 Kings Lynn 450,000 540,000 303,984 217,393 130,802 44,211 -42,380 -128,971 -215,562 -304,846 -394,175
Site 17 PDL 3 Kings Lynn 450,000 540,000 573,980 488,475 402,971 317,466 231,961 146,457 60,952 -24,553 -110,058
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -332,946 -448,010 -563,074 -678,137 -793,201 -908,265 -1,023,328 -1,139,025 -1,255,640
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -370,577 -498,368 -626,158 -753,949 -881,740 -1,009,530 -1,137,321 -1,266,554 -1,396,081
Site 25 Boal Quay Kings Lynn 400,000 480,000 1,920,830 1,748,634 1,572,092 1,395,551 1,219,010 1,042,468 865,927 689,385 509,841
Site 26 South of Parkway King's Lynn 400,000 480,000 690,327 628,417 566,507 502,824 439,095 375,365 311,636 247,906 184,177
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Wisbech Fringe 

 

 

30% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 467,963 414,893 361,823 308,753 255,683 202,613 149,543 96,473 43,404
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 472,866 418,228 363,590 308,953 254,315 199,678 145,040 90,402 35,044
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 480,256 424,987 369,717 314,447 259,177 203,907 148,637 93,368 36,871
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 531,646 469,714 407,782 345,850 283,917 221,985 159,765 95,921 30,937
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 698,291 636,452 574,612 512,772 450,933 389,093 326,886 263,254 199,536
Site 8 Small Green 8 Kings Lynn 50,000 350,000 855,466 782,661 709,855 637,050 564,244 490,039 415,799 341,559 267,319
Site 9 Small 6 Kings Lynn 50,000 350,000 868,942 797,604 725,797 653,053 580,308 507,564 434,819 362,075 289,330
Site 10 Small 3 Kings Lynn 50,000 350,000 803,745 730,455 657,165 583,876 510,586 437,296 364,006 290,717 217,427
Site 11 PDL 100 Kings Lynn 450,000 540,000 111,453 42,179 -29,483 -101,144 -173,114 -247,038 -320,963 -394,888 -468,812
Site 12 PDL 50 Kings Lynn 450,000 540,000 129,996 50,581 -29,458 -109,497 -189,788 -272,357 -354,926 -437,495 -520,064
Site 13 PDL 20 Kings Lynn 450,000 540,000 117,949 37,314 -43,321 -123,955 -205,295 -288,478 -371,662 -454,846 -538,030
Site 15 PDL 10 Kings Lynn 450,000 540,000 410,717 313,005 215,293 117,581 19,870 -77,842 -175,554 -274,596 -375,396
Site 16 PDL 7 Kings Lynn 450,000 540,000 161,023 74,432 -12,159 -98,750 -185,341 -273,833 -363,162 -452,491 -541,820
Site 17 PDL 3 Kings Lynn 450,000 540,000 449,722 364,217 278,712 193,207 107,703 22,198 -63,307 -148,811 -235,766
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -432,940 -548,004 -663,068 -778,131 -893,195 -1,008,259 -1,124,286 -1,240,901 -1,357,517
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -481,602 -609,393 -737,183 -864,974 -992,765 -1,120,604 -1,250,131 -1,379,658 -1,509,186
Site 25 Boal Quay Kings Lynn 400,000 480,000 1,656,871 1,480,330 1,303,788 1,127,247 950,705 774,164 597,623 415,455 232,404
Site 26 South of Parkway King's Lynn 400,000 480,000 596,057 533,814 470,085 406,355 342,626 278,896 215,167 151,437 87,708

0% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 337,564 282,926 228,288 173,651 119,013 64,376 7,735 -49,594 -106,923
Site 4 Medium Green 40 West 25,000 325,000 384,150 322,218 260,285 198,353 135,448 71,124 6,141 -58,842 -123,825
Site 5 Medium Green 20 West 50,000 350,000 527,410 465,570 403,731 341,891 278,315 214,684 150,009 85,123 20,237
Site 8 Small Green 8 West 50,000 350,000 654,322 581,517 507,651 433,411 359,171 284,931 210,691 136,451 62,211
Site 10 Small 3 West 50,000 350,000 706,975 633,685 560,396 487,106 413,816 340,526 267,236 193,947 120,657
Site 13 PDL 20 West 450,000 540,000 208,624 127,989 47,355 -33,280 -113,914 -194,549 -276,623 -359,807 -442,991
Site 16 PDL 7 West 450,000 540,000 423,034 336,443 249,852 163,261 76,670 -9,921 -96,512 -183,103 -270,257
Site 17 PDL 3 West 450,000 540,000 685,218 599,714 514,209 428,704 343,199 257,695 172,190 86,685 1,180
Site 24 Wisbech Fringe Wisbech 25,000 325,000 396,396 356,124 315,274 273,935 232,596 191,257 149,918 107,503 64,821

5% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 273,777 219,139 164,502 109,864 55,088 -1,865 -59,194 -116,523 -174,285
Site 4 Medium Green 40 West 25,000 325,000 311,847 249,915 187,982 124,777 60,243 -4,740 -69,723 -134,707 -200,120
Site 7 Small Green 12 West 50,000 350,000 609,361 533,266 457,172 380,704 303,110 225,516 147,922 70,328 -7,267
Site 8 Small Green 8 West 50,000 350,000 559,769 485,529 411,289 337,049 262,809 188,569 114,329 40,089 -34,151
Site 10 Small 3 West 50,000 350,000 593,034 519,744 446,454 373,165 299,875 226,585 153,295 80,006 6,716
Site 13 PDL 20 West 450,000 540,000 123,337 42,703 -37,932 -118,566 -199,201 -281,635 -364,819 -448,003 -531,187
Site 16 PDL 7 West 450,000 540,000 298,086 211,495 124,904 38,313 -48,278 -134,869 -221,460 -309,291 -397,451
Site 17 PDL 3 West 450,000 540,000 576,686 491,181 405,676 320,171 234,667 149,162 63,657 -21,847 -107,352
Site 24 Wisbech Fringe Wisbech 25,000 325,000 353,235 312,503 271,164 229,825 188,486 147,147 104,706 62,024 19,341

10% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 209,990 155,353 100,715 45,674 -11,464 -68,794 -126,123 -184,338 -243,477
Site 4 Medium Green 40 West 25,000 325,000 239,544 177,612 114,106 49,361 -15,622 -80,605 -145,588 -211,498 -278,533
Site 5 Medium Green 20 West 50,000 350,000 389,739 327,551 263,919 200,214 135,328 70,442 5,557 -59,329 -124,215
Site 8 Small Green 8 West 50,000 350,000 463,407 389,167 314,927 240,687 166,447 92,207 17,967 -56,273 -130,513
Site 10 Small 3 West 50,000 350,000 479,093 405,803 332,513 259,223 185,934 112,644 39,354 -33,936 -107,225
Site 13 PDL 20 West 450,000 540,000 38,051 -42,584 -123,218 -203,916 -286,647 -369,831 -453,015 -536,199 -619,383
Site 16 PDL 7 West 450,000 540,000 173,138 86,547 -44 -86,635 -173,227 -260,376 -348,325 -437,300 -526,630
Site 17 PDL 3 West 450,000 540,000 468,153 382,648 297,144 211,639 126,134 40,629 -44,875 -130,380 -216,145
Site 24 Wisbech Fringe Wisbech 25,000 325,000 309,731 268,392 227,053 185,714 144,375 101,909 59,227 16,544 -28,792

15% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 146,204 91,566 36,260 -21,064 -78,393 -135,722 -194,390 -253,530 -312,670
Site 4 Medium Green 40 West 25,000 325,000 167,162 103,434 38,480 -26,503 -91,486 -156,470 -222,894 -289,929 -356,965
Site 5 Medium Green 20 West 50,000 350,000 320,352 256,720 192,874 127,988 63,102 -1,784 -66,669 -131,555 -197,002
Site 8 Small Green 8 West 50,000 350,000 367,045 292,805 218,565 144,325 70,085 -4,155 -78,395 -152,635 -227,282
Site 10 Small 3 West 50,000 350,000 365,151 291,862 218,572 145,282 71,992 -1,297 -74,587 -147,877 -221,472
Site 13 PDL 20 West 450,000 540,000 -47,236 -127,870 -208,733 -291,660 -374,844 -458,028 -541,211 -624,395 -707,579
Site 16 PDL 7 West 450,000 540,000 48,189 -38,402 -124,993 -211,584 -299,410 -387,821 -477,150 -566,479 -655,808
Site 17 PDL 3 West 450,000 540,000 359,620 274,116 188,611 103,106 17,602 -67,903 -153,408 -239,600 -326,598
Site 24 Wisbech Fringe Wisbech 25,000 325,000 265,621 224,282 182,943 141,604 99,112 56,429 13,747 -31,925 -78,442
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Higher Policy Requirements 

North 

 

20% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 82,417 26,665 -30,664 -87,993 -145,449 -204,443 -263,583 -322,723 -381,862
Site 4 Medium Green 40 West 25,000 325,000 92,581 27,598 -37,385 -102,368 -167,493 -234,290 -301,325 -368,361 -435,396
Site 5 Medium Green 20 West 50,000 350,000 249,522 185,534 120,648 55,762 -9,124 -74,010 -138,896 -204,766 -271,701
Site 8 Small Green 8 West 50,000 350,000 270,683 196,443 122,203 47,963 -26,277 -100,517 -174,757 -249,846 -325,366
Site 10 Small 3 West 50,000 350,000 251,210 177,920 104,631 31,341 -41,949 -115,239 -188,528 -262,830 -337,579
Site 13 PDL 20 West 450,000 540,000 -132,522 -213,549 -296,672 -379,856 -463,040 -546,224 -629,408 -712,592 -795,775
Site 16 PDL 7 West 450,000 540,000 -76,759 -163,350 -250,495 -338,444 -427,670 -517,000 -606,329 -695,658 -784,987
Site 17 PDL 3 West 450,000 540,000 251,088 165,583 80,078 -5,426 -90,931 -176,436 -263,055 -350,600 -438,807
Site 24 Wisbech Fringe Wisbech 25,000 325,000 221,511 180,172 138,833 96,315 53,632 10,950 -35,058 -81,575 -128,958

25% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 17,066 -40,263 -97,592 -155,356 -214,496 -273,636 -332,775 -391,915 -451,064
Site 4 Medium Green 40 West 25,000 325,000 16,717 -48,266 -113,250 -178,650 -245,686 -312,721 -379,757 -446,792 -513,827
Site 5 Medium Green 20 West 50,000 350,000 178,193 113,307 48,422 -16,464 -81,350 -146,236 -212,530 -279,465 -346,400
Site 8 Small Green 8 West 50,000 350,000 174,321 100,081 25,841 -48,399 -122,640 -197,006 -272,410 -348,500 -425,088
Site 10 Small 3 West 50,000 350,000 137,269 63,979 -9,310 -82,600 -155,890 -229,749 -304,188 -379,774 -455,380
Site 13 PDL 20 West 450,000 540,000 -218,500 -301,684 -384,868 -468,052 -551,236 -634,420 -717,604 -800,788 -884,194
Site 16 PDL 7 West 450,000 540,000 -201,707 -289,528 -378,191 -467,520 -556,849 -646,178 -735,508 -824,837 -914,166
Site 17 PDL 3 West 450,000 540,000 142,555 57,050 -28,454 -113,959 -199,665 -286,510 -374,601 -462,808 -551,016
Site 24 Wisbech Fringe Wisbech 25,000 325,000 177,401 136,062 93,518 50,835 8,103 -38,191 -84,708 -132,482 -181,337

30% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 -49,863 -107,192 -165,409 -224,549 -283,689 -342,828 -401,968 -461,483 -521,478
Site 4 Medium Green 40 West 25,000 325,000 -59,148 -124,131 -190,046 -257,082 -324,117 -391,153 -458,188 -525,513 -593,516
Site 5 Medium Green 20 West 50,000 350,000 105,967 41,081 -23,804 -88,690 -153,640 -220,295 -287,230 -354,165 -421,099
Site 8 Small Green 8 West 50,000 350,000 77,958 3,718 -70,522 -144,762 -219,570 -295,046 -371,634 -448,222 -524,809
Site 10 Small 3 West 50,000 350,000 23,328 -49,962 -123,252 -196,669 -271,107 -346,361 -421,968 -497,574 -573,180
Site 13 PDL 20 West 450,000 540,000 -306,697 -389,880 -473,064 -556,248 -639,432 -722,616 -805,800 -889,696 -974,030
Site 16 PDL 7 West 450,000 540,000 -328,711 -418,040 -507,369 -596,699 -686,028 -775,357 -864,686 -954,016 -1,043,345
Site 17 PDL 3 West 450,000 540,000 34,023 -51,482 -136,987 -223,120 -310,395 -398,602 -486,810 -575,017 -663,224
Site 24 Wisbech Fringe Wisbech 25,000 325,000 133,291 90,720 48,038 5,192 -41,325 -87,841 -136,007 -185,418 -238,493

0% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 1,162,079 1,106,887 1,051,695 996,503 941,311 886,119 830,927 775,735 720,543
Site 4 Medium Green 40 North 25,000 325,000 1,321,662 1,259,101 1,196,541 1,133,980 1,071,419 1,008,859 946,298 883,738 821,177
Site 5 Medium Green 20 North 50,000 350,000 1,470,239 1,407,771 1,345,303 1,282,836 1,220,368 1,157,900 1,095,432 1,032,964 970,497
Site 6 Medium Green 20 LD North 50,000 350,000 1,074,334 1,018,629 962,924 907,220 851,515 795,810 740,106 684,401 628,696
Site 7 Small Green 12 North 50,000 350,000 2,145,545 2,070,855 1,996,164 1,921,474 1,846,783 1,772,093 1,697,403 1,622,712 1,548,022
Site 8 Small Green 8 North 50,000 350,000 2,108,809 2,037,361 1,965,914 1,894,466 1,823,018 1,751,571 1,680,123 1,608,676 1,537,228
Site 9 Small 6 North 50,000 350,000 1,944,749 1,874,727 1,804,705 1,734,683 1,664,660 1,594,638 1,524,616 1,454,593 1,384,571
Site 10 Small 3 North 50,000 350,000 2,160,019 2,087,433 2,014,846 1,942,259 1,869,673 1,797,086 1,724,499 1,651,913 1,579,326
Site 14 PDL 14 North 450,000 540,000 1,655,053 1,577,612 1,500,171 1,422,730 1,345,289 1,267,848 1,190,407 1,112,966 1,035,524
Site 16 PDL 7 North 450,000 540,000 1,511,332 1,427,997 1,344,663 1,261,329 1,175,908 1,090,158 1,004,408 918,658 832,909
Site 17 PDL 3 North 450,000 540,000 1,648,171 1,561,818 1,475,465 1,389,112 1,302,758 1,216,405 1,130,052 1,043,699 957,346
Site 19 PDL 20 HD North 450,000 540,000 633,382 510,957 388,288 263,465 138,380 13,294 -111,791 -236,876 -362,343

5% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 1,062,578 1,007,386 952,194 897,002 841,809 786,617 731,425 676,233 621,041
Site 4 Medium Green 40 North 25,000 325,000 1,209,513 1,146,953 1,084,392 1,021,831 959,271 896,710 834,150 771,589 709,029
Site 5 Medium Green 20 North 50,000 350,000 1,359,445 1,296,977 1,234,510 1,172,042 1,109,574 1,047,106 984,638 922,171 859,703
Site 6 Medium Green 20 LD North 50,000 350,000 974,570 918,865 863,161 807,456 751,752 696,047 640,342 584,638 528,933
Site 7 Small Green 12 North 50,000 350,000 1,992,205 1,917,514 1,842,824 1,768,133 1,693,443 1,618,752 1,544,062 1,469,371 1,394,681
Site 8 Small Green 8 North 50,000 350,000 1,955,569 1,884,121 1,812,673 1,741,226 1,669,778 1,598,331 1,526,883 1,455,435 1,383,988
Site 9 Small 6 North 50,000 350,000 1,813,590 1,743,567 1,673,545 1,603,523 1,533,500 1,463,478 1,393,456 1,323,434 1,253,411
Site 10 Small 3 North 50,000 350,000 1,991,191 1,918,605 1,846,018 1,773,431 1,700,845 1,628,258 1,555,671 1,482,751 1,408,734
Site 14 PDL 14 North 450,000 540,000 1,518,978 1,441,537 1,364,096 1,286,655 1,209,214 1,131,773 1,054,332 976,891 899,449
Site 16 PDL 7 North 450,000 540,000 1,349,952 1,266,618 1,181,350 1,095,600 1,009,850 924,101 838,351 752,601 665,213
Site 17 PDL 3 North 450,000 540,000 1,501,099 1,414,746 1,328,393 1,242,040 1,155,686 1,069,333 982,980 896,627 810,274
Site 19 PDL 20 HD North 450,000 540,000 500,928 378,260 253,239 128,153 3,068 -122,017 -247,103 -372,890 -501,663
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10% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 963,076 907,884 852,692 797,500 742,308 687,116 631,924 576,732 521,540
Site 4 Medium Green 40 North 25,000 325,000 1,097,365 1,034,804 972,244 909,683 847,122 784,562 722,001 659,441 596,880
Site 5 Medium Green 20 North 50,000 350,000 1,248,651 1,186,184 1,123,716 1,061,248 998,780 936,312 873,845 811,377 748,909
Site 6 Medium Green 20 LD North 50,000 350,000 874,807 819,102 763,397 707,693 651,988 596,283 540,579 484,874 429,169
Site 7 Small Green 12 North 50,000 350,000 1,838,864 1,764,174 1,689,483 1,614,793 1,540,102 1,465,412 1,390,721 1,316,031 1,241,340
Site 8 Small Green 8 North 50,000 350,000 1,802,329 1,730,881 1,659,433 1,587,986 1,516,538 1,445,090 1,373,643 1,302,195 1,230,748
Site 9 Small 6 North 50,000 350,000 1,682,430 1,612,408 1,542,385 1,472,363 1,402,341 1,332,318 1,262,296 1,190,601 1,118,549
Site 10 Small 3 North 50,000 350,000 1,822,363 1,749,777 1,677,190 1,604,603 1,532,017 1,458,630 1,384,613 1,310,597 1,236,580
Site 14 PDL 14 North 450,000 540,000 1,382,903 1,305,462 1,228,021 1,150,580 1,073,139 995,698 918,257 840,816 763,374
Site 16 PDL 7 North 450,000 540,000 1,186,792 1,101,043 1,015,293 929,543 843,793 758,044 670,763 583,323 495,884
Site 17 PDL 3 North 450,000 540,000 1,354,027 1,267,674 1,181,321 1,094,968 1,008,614 922,261 835,908 749,555 663,202
Site 19 PDL 20 HD North 450,000 540,000 368,098 243,013 117,927 -7,158 -132,243 -257,329 -383,564 -512,586 -641,609

15% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 863,575 808,383 753,190 697,998 642,806 587,614 532,422 477,230 422,038
Site 4 Medium Green 40 North 25,000 325,000 985,216 922,656 860,095 797,534 734,974 672,413 609,853 547,292 484,732
Site 5 Medium Green 20 North 50,000 350,000 1,137,858 1,075,390 1,012,922 950,454 887,986 825,519 763,051 700,583 638,115
Site 6 Medium Green 20 LD North 50,000 350,000 775,043 719,338 663,634 607,929 552,225 496,520 440,815 385,111 329,406
Site 7 Small Green 12 North 50,000 350,000 1,685,524 1,610,833 1,536,143 1,461,452 1,386,762 1,312,071 1,237,381 1,162,690 1,088,000
Site 8 Small Green 8 North 50,000 350,000 1,649,088 1,577,641 1,506,193 1,434,745 1,363,298 1,291,850 1,220,403 1,148,955 1,077,507
Site 9 Small 6 North 50,000 350,000 1,551,270 1,481,248 1,411,226 1,341,203 1,271,181 1,199,743 1,127,691 1,055,639 983,587
Site 10 Small 3 North 50,000 350,000 1,653,535 1,580,948 1,508,362 1,434,510 1,360,493 1,286,476 1,212,459 1,138,442 1,064,425
Site 14 PDL 14 North 450,000 540,000 1,246,828 1,169,387 1,091,946 1,014,505 937,064 859,623 782,182 704,741 627,299
Site 16 PDL 7 North 450,000 540,000 1,020,735 934,986 849,236 763,486 676,312 588,873 501,434 413,994 326,555
Site 17 PDL 3 North 450,000 540,000 1,206,955 1,120,602 1,034,249 947,896 861,543 775,189 688,836 602,483 516,130
Site 19 PDL 20 HD North 450,000 540,000 232,787 107,701 -17,384 -142,469 -267,555 -394,488 -523,510 -652,532 -781,555
20% Affordable Housing EUV BLV Residual Value

Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000
Site 2 Greenfield 100 North 25,000 325,000 764,073 708,881 653,689 598,497 543,305 488,113 432,921 377,729 322,537
Site 4 Medium Green 40 North 25,000 325,000 873,068 810,507 747,947 685,386 622,825 560,265 497,704 435,144 372,583
Site 5 Medium Green 20 North 50,000 350,000 1,027,064 964,596 902,128 839,661 777,193 714,725 652,257 589,789 527,322
Site 6 Medium Green 20 LD North 50,000 350,000 675,280 619,575 563,870 508,166 452,461 396,756 341,052 284,831 227,512
Site 7 Small Green 12 North 50,000 350,000 1,532,183 1,457,492 1,382,802 1,308,111 1,233,421 1,158,731 1,084,040 1,009,350 934,659
Site 8 Small Green 8 North 50,000 350,000 1,495,848 1,424,400 1,352,953 1,281,505 1,210,058 1,138,610 1,067,162 995,715 923,884
Site 9 Small 6 North 50,000 350,000 1,420,111 1,350,088 1,280,066 1,208,886 1,136,834 1,064,782 992,730 920,678 848,626
Site 10 Small 3 North 50,000 350,000 1,484,406 1,410,389 1,336,372 1,262,355 1,188,338 1,114,321 1,040,304 966,287 892,270
Site 14 PDL 14 North 450,000 540,000 1,110,753 1,033,312 955,871 878,430 800,989 723,548 646,107 568,189 488,503
Site 16 PDL 7 North 450,000 540,000 854,678 768,928 681,862 594,423 506,983 419,544 332,104 244,665 157,226
Site 17 PDL 3 North 450,000 540,000 1,059,883 973,530 887,177 800,824 714,471 628,117 541,764 455,411 369,058
Site 19 PDL 20 HD North 450,000 540,000 97,475 -27,610 -152,695 -277,781 -405,412 -534,434 -663,456 -792,478 -921,501

25% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 664,571 609,379 554,187 498,995 443,803 388,611 333,419 278,227 223,035
Site 4 Medium Green 40 North 25,000 325,000 760,919 698,359 635,798 573,237 510,677 448,116 385,556 322,995 260,435
Site 5 Medium Green 20 North 50,000 350,000 916,270 853,802 791,335 728,867 666,399 603,931 541,463 478,996 416,528
Site 6 Medium Green 20 LD North 50,000 350,000 575,516 519,811 464,107 408,402 352,698 296,815 239,495 182,176 123,733
Site 7 Small Green 12 North 50,000 350,000 1,378,842 1,304,152 1,229,461 1,154,771 1,080,080 1,005,390 930,699 856,009 781,319
Site 8 Small Green 8 North 50,000 350,000 1,342,608 1,271,160 1,199,713 1,128,265 1,056,817 985,370 913,239 839,720 766,202
Site 9 Small 6 North 50,000 350,000 1,288,951 1,218,028 1,145,976 1,073,924 1,001,872 929,820 857,768 785,716 712,948
Site 10 Small 3 North 50,000 350,000 1,312,251 1,238,234 1,164,217 1,090,200 1,016,183 942,166 868,149 794,132 720,115
Site 11 PDL 100 North 450,000 540,000 606,549 537,559 468,569 399,579 330,589 261,599 192,609 123,619 54,038
Site 12 PDL 50 North 450,000 540,000 705,065 628,027 550,989 473,950 396,912 319,873 242,835 165,797 86,352
Site 14 PDL 14 North 450,000 540,000 974,678 897,237 819,796 742,355 664,914 587,473 507,856 428,170 348,434
Site 16 PDL 7 North 450,000 540,000 687,412 599,972 512,533 425,093 337,654 250,215 162,775 75,336 -12,104
Site 17 PDL 3 North 450,000 540,000 912,811 826,458 740,105 653,752 567,399 481,046 394,692 308,339 221,986
Site 19 PDL 20 HD North 450,000 540,000 -37,836 -162,922 -288,040 -416,335 -545,358 -674,380 -803,402 -932,424 -1,061,447

30% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 North 25,000 325,000 565,070 509,878 454,686 399,494 344,302 289,110 233,917 178,725 123,533
Site 4 Medium Green 40 North 25,000 325,000 648,771 586,210 523,650 461,089 398,528 335,968 273,407 210,847 147,658
Site 5 Medium Green 20 North 50,000 350,000 805,476 743,009 680,541 618,073 555,605 493,137 430,670 368,202 304,742
Site 6 Medium Green 20 LD North 50,000 350,000 475,753 420,048 364,343 308,639 251,479 194,159 135,952 77,504 19,055
Site 7 Small Green 12 North 50,000 350,000 1,225,502 1,150,811 1,076,121 1,001,430 926,740 852,049 777,359 702,668 626,856
Site 8 Small Green 8 North 50,000 350,000 1,189,368 1,117,920 1,046,472 975,025 902,594 829,075 755,557 682,038 608,520
Site 9 Small 6 North 50,000 350,000 1,155,119 1,083,067 1,011,015 938,963 866,911 794,859 722,271 648,799 575,328
Site 10 Small 3 North 50,000 350,000 1,140,096 1,066,079 992,062 918,045 844,028 770,011 695,994 621,977 547,960
Site 14 PDL 14 North 450,000 540,000 838,603 761,162 683,721 606,280 527,208 447,522 367,837 286,911 205,655
Site 16 PDL 7 North 450,000 540,000 518,083 430,643 343,204 255,764 168,325 80,885 -6,554 -93,993 -181,433
Site 17 PDL 3 North 450,000 540,000 765,739 679,386 593,033 506,680 420,327 333,974 247,620 161,267 74,914
Site 19 PDL 20 HD North 450,000 540,000 -173,148 -298,587 -427,259 -556,282 -685,304 -814,326 -943,348 -1,072,370 -1,201,393
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A 10 Corridor 

 

 

0% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 636,579 582,955 529,331 475,706 422,082 368,457 314,833 261,209 207,584
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 636,200 581,008 525,816 470,624 415,432 360,240 305,048 249,856 194,664
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 733,424 670,864 608,303 545,743 483,182 420,622 358,061 295,501 232,940
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 871,835 809,367 746,899 684,431 621,964 559,496 497,028 434,560 372,092
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 541,706 486,001 430,297 374,592 318,887 262,024 204,705 146,706 88,257
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,175,812 1,101,122 1,026,431 951,741 877,050 802,360 727,669 652,582 575,727
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,136,399 1,064,951 993,504 921,609 848,090 774,571 701,053 627,534 553,849
Site 9 Small 6 A10 Corridor 50,000 350,000 1,135,512 1,063,460 991,408 919,356 847,304 775,253 702,278 628,807 555,335
Site 10 Small 3 A10 Corridor 50,000 350,000 1,189,554 1,115,537 1,041,520 967,503 893,486 819,469 745,452 671,435 597,418
Site 12 PDL 50 A10 Corridor 450,000 540,000 232,011 154,716 74,994 -5,839 -86,673 -167,506 -248,374 -331,328 -414,704
Site 13 PDL 20 A10 Corridor 450,000 540,000 196,840 115,412 33,983 -47,446 -128,875 -210,304 -292,553 -376,544 -460,535
Site 14 PDL 14 A10 Corridor 450,000 540,000 554,032 474,346 394,660 314,264 233,008 151,752 70,496 -10,760 -92,016
Site 15 PDL 10 A10 Corridor 450,000 540,000 581,325 482,643 383,962 285,280 186,599 87,918 -10,764 -109,445 -208,127
Site 16 PDL 7 A10 Corridor 450,000 540,000 455,295 367,855 280,416 192,977 105,537 18,098 -69,342 -156,781 -244,221
Site 17 PDL 3 A10 Corridor 450,000 540,000 720,624 634,271 547,918 461,565 375,212 288,859 202,506 116,152 29,799

5% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 556,666 503,041 449,417 395,792 342,168 288,544 234,919 181,295 127,670
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 554,796 499,604 444,412 389,220 334,028 278,836 223,644 168,452 113,260
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 641,366 578,805 516,245 453,684 391,124 328,563 266,003 203,442 140,038
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 782,948 720,480 658,012 595,544 533,076 470,609 408,141 345,673 281,560
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 460,361 404,656 348,951 292,960 235,641 178,251 119,802 61,354 2,905
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,058,413 983,723 909,032 834,342 759,651 684,961 608,636 531,780 454,925
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,019,039 947,591 874,365 800,847 727,328 653,809 580,291 505,674 430,707
Site 9 Small 6 A10 Corridor 50,000 350,000 1,030,807 958,756 886,704 814,652 742,454 668,982 595,510 522,039 448,567
Site 10 Small 3 A10 Corridor 50,000 350,000 1,049,054 975,037 901,020 827,003 752,986 678,969 604,952 530,935 456,918
Site 12 PDL 50 A10 Corridor 450,000 540,000 144,207 64,278 -16,555 -97,388 -178,222 -259,365 -342,623 -425,999 -509,375
Site 13 PDL 20 A10 Corridor 450,000 540,000 104,891 23,462 -57,967 -139,396 -220,824 -303,655 -387,646 -471,637 -555,628
Site 14 PDL 14 A10 Corridor 450,000 540,000 456,130 376,444 295,689 214,433 133,177 51,921 -29,335 -110,591 -191,847
Site 15 PDL 10 A10 Corridor 450,000 540,000 463,216 364,534 265,853 167,172 68,490 -30,191 -128,873 -227,554 -326,556
Site 16 PDL 7 A10 Corridor 450,000 540,000 320,696 233,257 145,817 58,378 -29,062 -116,501 -203,940 -291,749 -380,553
Site 17 PDL 3 A10 Corridor 450,000 540,000 603,704 517,351 430,998 344,645 258,292 171,939 85,585 -768 -87,121

10% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 476,752 423,127 369,503 315,878 262,254 208,630 155,005 101,381 47,757
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 473,392 418,200 363,008 307,816 252,624 197,432 142,240 87,048 30,942
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 549,307 486,747 424,186 361,625 299,065 236,504 173,944 109,685 44,194
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 694,060 631,593 569,125 506,657 444,189 381,721 318,654 254,375 189,823
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 379,015 323,311 266,576 209,257 151,347 92,899 34,450 -23,999 -82,448
Site 7 Small Green 12 A10 Corridor 50,000 350,000 941,014 866,324 791,634 716,943 641,545 564,689 487,834 410,979 332,825
Site 8 Small Green 8 A10 Corridor 50,000 350,000 900,640 827,122 753,603 680,084 606,566 532,467 457,500 382,533 307,565
Site 9 Small 6 A10 Corridor 50,000 350,000 926,103 854,051 781,999 709,158 635,686 562,214 488,743 415,271 341,799
Site 10 Small 3 A10 Corridor 50,000 350,000 908,553 834,536 760,519 686,502 612,485 538,468 464,452 390,435 316,418
Site 12 PDL 50 A10 Corridor 450,000 540,000 53,563 -27,271 -108,104 -188,937 -270,541 -353,917 -437,293 -520,669 -604,045
Site 13 PDL 20 A10 Corridor 450,000 540,000 12,941 -68,488 -149,916 -231,345 -314,756 -398,747 -482,738 -566,729 -650,720
Site 14 PDL 14 A10 Corridor 450,000 540,000 358,228 277,114 195,858 114,602 33,346 -47,910 -129,166 -210,422 -293,128
Site 15 PDL 10 A10 Corridor 450,000 540,000 345,107 246,426 147,744 49,063 -49,618 -148,300 -246,981 -346,546 -448,332
Site 16 PDL 7 A10 Corridor 450,000 540,000 186,097 98,658 11,218 -76,221 -163,660 -251,100 -339,735 -428,841 -519,032
Site 17 PDL 3 A10 Corridor 450,000 540,000 486,784 400,431 314,078 227,725 141,372 55,018 -31,335 -117,688 -204,041

15% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 396,838 343,213 289,589 235,965 182,340 128,716 75,091 20,869 -35,397
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 391,988 336,796 281,604 226,412 171,220 116,028 60,836 3,439 -54,472
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 457,248 394,688 332,127 269,567 207,006 143,706 78,885 13,243 -52,399
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 605,173 542,705 480,238 417,770 355,302 291,468 227,190 162,102 96,557
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 297,512 240,192 182,873 124,444 65,995 7,546 -50,902 -109,351 -167,800
Site 7 Small Green 12 A10 Corridor 50,000 350,000 823,616 748,925 674,235 597,599 520,743 443,888 366,383 288,013 209,643
Site 8 Small Green 8 A10 Corridor 50,000 350,000 779,878 706,359 632,841 559,260 484,293 409,325 334,358 259,391 184,424
Site 9 Small 6 A10 Corridor 50,000 350,000 821,398 749,333 675,861 602,390 528,918 455,446 381,975 308,503 235,031
Site 10 Small 3 A10 Corridor 50,000 350,000 768,053 694,036 620,019 546,002 471,985 397,968 323,951 249,934 175,917
Site 12 PDL 50 A10 Corridor 450,000 540,000 -37,986 -118,820 -199,653 -281,835 -365,211 -448,587 -531,963 -615,339 -698,715
Site 13 PDL 20 A10 Corridor 450,000 540,000 -79,008 -160,437 -242,109 -325,858 -409,849 -493,840 -577,831 -661,822 -745,813
Site 14 PDL 14 A10 Corridor 450,000 540,000 258,539 177,283 96,027 14,771 -66,485 -147,741 -229,090 -312,519 -396,331
Site 15 PDL 10 A10 Corridor 450,000 540,000 226,998 128,317 29,636 -69,046 -167,727 -266,409 -366,906 -468,692 -570,477
Site 16 PDL 7 A10 Corridor 450,000 540,000 51,499 -35,941 -123,380 -210,820 -298,918 -387,722 -477,796 -567,988 -658,179
Site 17 PDL 3 A10 Corridor 450,000 540,000 369,864 283,511 197,158 110,805 24,451 -61,902 -148,255 -234,722 -322,422
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20% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 316,924 263,300 209,675 156,051 102,426 48,802 -6,715 305,014 251,390
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 310,585 255,393 200,200 145,008 89,816 33,847 -24,064 296,991 241,799
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 365,190 302,629 240,069 177,508 113,353 47,934 -17,708 344,935 282,374
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 516,286 453,818 391,350 328,562 264,283 199,927 134,382 505,176 442,708
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 213,809 155,989 97,540 39,091 -19,357 -77,806 -136,255 200,456 142,373
Site 7 Small Green 12 A10 Corridor 50,000 350,000 706,217 630,508 553,652 476,797 399,941 321,571 243,201 900,851 826,160
Site 8 Small Green 8 A10 Corridor 50,000 350,000 659,116 585,597 511,085 436,118 361,151 286,184 211,217 885,635 812,116
Site 9 Small 6 A10 Corridor 50,000 350,000 716,037 642,565 569,093 495,622 422,150 348,678 275,207 832,523 760,471
Site 10 Small 3 A10 Corridor 50,000 350,000 627,553 553,536 479,519 405,502 331,485 257,468 183,451 849,574 775,557
Site 12 PDL 50 A10 Corridor 450,000 540,000 -129,535 -210,369 -293,129 -376,505 -459,881 -543,257 -626,633 187,814 109,238
Site 13 PDL 20 A10 Corridor 450,000 540,000 -170,958 -252,968 -336,959 -420,950 -504,941 -588,932 -672,923 156,068 74,639
Site 14 PDL 14 A10 Corridor 450,000 540,000 158,708 77,452 -3,804 -85,060 -166,316 -248,097 -331,910 466,316 386,631
Site 15 PDL 10 A10 Corridor 450,000 540,000 108,890 10,208 -88,473 -187,155 -285,951 -387,267 -489,052 326,213 227,531
Site 16 PDL 7 A10 Corridor 450,000 540,000 -83,100 -170,540 -258,101 -346,905 -436,561 -526,752 -616,943 115,944 28,505
Site 17 PDL 3 A10 Corridor 450,000 540,000 252,944 166,591 80,238 -6,116 -92,469 -178,822 -265,846 353,479 267,126

25% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 581,884 528,260 474,636 421,011 367,387 313,762 260,138 206,514 152,889
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 582,816 527,624 472,432 417,240 362,048 306,856 251,664 196,472 141,280
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 669,457 606,897 544,336 481,776 419,215 356,655 294,094 231,533 168,944
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 831,104 768,636 706,169 643,701 581,233 518,765 456,297 393,830 331,113
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 492,548 436,843 381,139 325,434 268,761 211,442 153,575 95,127 36,678
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,269,123 1,194,433 1,119,743 1,045,052 970,362 895,671 820,981 746,290 671,600
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,232,614 1,161,166 1,089,718 1,018,271 946,823 873,575 800,056 726,538 653,019
Site 9 Small 6 A10 Corridor 50,000 350,000 1,200,380 1,128,328 1,056,276 984,225 912,173 840,121 768,069 694,953 621,481
Site 10 Small 3 A10 Corridor 50,000 350,000 1,191,685 1,117,668 1,043,651 969,634 895,617 821,600 747,583 673,567 599,550
Site 12 PDL 50 A10 Corridor 450,000 540,000 596,160 519,122 442,083 365,045 288,007 210,968 133,063 52,915 -27,918
Site 13 PDL 20 A10 Corridor 450,000 540,000 576,209 498,603 420,997 341,473 261,618 180,502 99,073 17,644 -63,785
Site 14 PDL 14 A10 Corridor 450,000 540,000 873,995 796,554 719,113 641,671 563,626 483,940 404,254 324,046 242,790
Site 15 PDL 10 A10 Corridor 450,000 540,000 846,781 750,007 653,232 555,600 456,918 358,237 259,555 160,874 62,193
Site 16 PDL 7 A10 Corridor 450,000 540,000 554,509 467,069 379,630 292,191 204,751 117,312 29,872 -57,567 -145,006
Site 17 PDL 3 A10 Corridor 450,000 540,000 807,209 720,856 634,503 548,150 461,796 375,443 289,090 202,737 116,384

30% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 A10 Corridor 25,000 325,000 483,384 429,760 376,135 322,511 268,886 215,262 161,638 108,013 54,389
Site 2 Greenfield 100 A10 Corridor 25,000 325,000 482,298 427,105 371,913 316,721 261,529 206,337 151,145 95,953 40,203
Site 4 Medium Green 40 A10 Corridor 25,000 325,000 556,056 493,495 430,935 368,374 305,814 243,253 180,692 116,629 51,275
Site 5 Medium Green 20 A10 Corridor 50,000 350,000 719,758 657,290 594,822 532,355 469,887 407,419 344,951 280,818 216,539
Site 6 Medium Green 20 LD A10 Corridor 50,000 350,000 391,815 336,110 279,746 222,427 164,777 106,328 47,880 -10,569 -69,018
Site 7 Small Green 12 A10 Corridor 50,000 350,000 1,114,563 1,039,872 965,182 890,491 815,801 741,110 666,413 589,557 512,702
Site 8 Small Green 8 A10 Corridor 50,000 350,000 1,077,998 1,006,550 935,033 861,515 787,996 714,478 640,959 567,440 492,571
Site 9 Small 6 A10 Corridor 50,000 350,000 1,063,874 991,823 919,771 847,719 775,667 702,701 629,229 555,757 482,286
Site 10 Small 3 A10 Corridor 50,000 350,000 1,015,677 941,661 867,644 793,627 719,610 645,593 571,576 497,559 423,542
Site 12 PDL 50 A10 Corridor 450,000 540,000 465,237 388,199 311,161 234,122 156,888 77,210 -3,624 -84,457 -165,291
Site 13 PDL 20 A10 Corridor 450,000 540,000 444,284 365,435 285,580 204,936 123,507 42,078 -39,351 -120,779 -202,208
Site 14 PDL 14 A10 Corridor 450,000 540,000 736,239 658,798 581,249 501,563 421,877 342,017 260,761 179,505 98,249
Site 15 PDL 10 A10 Corridor 450,000 540,000 684,637 587,623 488,942 390,261 291,579 192,898 94,216 -4,465 -103,146
Site 16 PDL 7 A10 Corridor 450,000 540,000 380,998 293,558 206,119 118,679 31,240 -56,199 -143,639 -231,078 -319,297
Site 17 PDL 3 A10 Corridor 450,000 540,000 656,467 570,114 483,761 397,408 311,055 224,701 138,348 51,995 -34,358
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Kings Lynn 

 

 

0% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 860,650 807,026 753,401 699,777 646,152 592,528 538,904 485,279 431,655
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 863,870 808,678 753,485 698,293 643,101 587,909 532,717 477,525 422,333
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 910,219 854,394 798,570 742,746 686,922 631,097 575,273 519,449 463,625
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 988,902 926,342 863,781 801,221 738,660 676,100 613,539 550,979 488,418
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 1,129,166 1,066,698 1,004,230 941,763 879,295 816,827 754,359 691,891 629,424
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,465,034 1,393,586 1,322,139 1,250,691 1,179,244 1,107,796 1,036,348 964,901 892,176
Site 9 Small 6 Kings Lynn 50,000 350,000 1,409,973 1,339,951 1,269,929 1,198,454 1,126,403 1,054,351 982,299 910,247 838,195
Site 10 Small 3 Kings Lynn 50,000 350,000 1,521,571 1,447,979 1,373,962 1,299,945 1,225,928 1,151,911 1,077,894 1,003,877 929,860
Site 11 PDL 100 Kings Lynn 450,000 540,000 471,854 402,864 333,874 264,884 195,894 126,904 57,418 -14,726 -87,114
Site 12 PDL 50 Kings Lynn 450,000 540,000 536,999 459,960 382,922 305,883 228,845 151,458 71,672 -9,161 -89,994
Site 13 PDL 20 Kings Lynn 450,000 540,000 513,532 435,926 356,835 276,980 196,167 114,738 33,309 -48,120 -129,549
Site 15 PDL 10 Kings Lynn 450,000 540,000 977,727 880,953 784,178 687,404 590,445 491,763 393,082 294,401 195,719
Site 16 PDL 7 Kings Lynn 450,000 540,000 816,860 730,738 643,299 555,859 468,420 380,980 293,541 206,102 118,662
Site 17 PDL 3 Kings Lynn 450,000 540,000 1,028,045 941,692 855,339 768,986 682,633 596,280 509,927 423,574 337,221
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -86,435 -199,062 -313,127 -429,299 -545,471 -661,643 -777,815 -893,988 -1,010,160
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -132,973 -258,059 -385,902 -514,924 -643,946 -772,969 -901,991 -1,031,013 -1,160,035
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,828,320 2,654,528 2,480,736 2,306,944 2,133,153 1,959,361 1,781,327 1,602,782 1,424,236
Site 26 South of Parkway King's Lynn 400,000 480,000 1,014,129 951,526 888,922 826,319 763,715 701,111 638,508 574,676 510,253

5% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 774,308 720,684 667,059 613,435 559,811 506,186 452,562 398,937 345,313
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 775,933 720,741 665,549 610,357 555,165 499,973 444,781 389,589 334,396
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 818,663 762,839 707,015 651,191 595,366 539,542 483,718 427,894 372,069
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 889,583 827,022 764,462 701,901 639,341 576,780 514,219 451,659 389,098
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 1,032,085 969,617 907,149 844,681 782,214 719,746 657,278 594,810 532,342
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,337,773 1,266,326 1,194,878 1,123,430 1,051,983 980,535 908,264 834,745 761,227
Site 9 Small 6 Kings Lynn 50,000 350,000 1,300,141 1,229,542 1,157,490 1,085,438 1,013,386 941,334 869,282 797,230 724,689
Site 10 Small 3 Kings Lynn 50,000 350,000 1,373,792 1,299,775 1,225,758 1,151,741 1,077,724 1,003,707 929,690 855,673 781,656
Site 11 PDL 100 Kings Lynn 450,000 540,000 382,463 313,472 244,482 175,492 106,502 36,257 -36,132 -108,521 -180,909
Site 12 PDL 50 Kings Lynn 450,000 540,000 440,743 363,704 286,666 209,628 131,684 51,508 -29,325 -110,158 -190,992
Site 13 PDL 20 Kings Lynn 450,000 540,000 416,718 337,070 257,215 176,012 94,583 13,155 -68,274 -149,703 -231,132
Site 15 PDL 10 Kings Lynn 450,000 540,000 849,848 753,073 656,299 558,727 460,045 361,364 262,682 164,001 65,320
Site 16 PDL 7 Kings Lynn 450,000 540,000 675,216 587,777 500,338 412,898 325,459 238,019 150,580 63,140 -24,299
Site 17 PDL 3 Kings Lynn 450,000 540,000 903,787 817,434 731,081 644,728 558,374 472,021 385,668 299,315 212,962
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -179,752 -293,450 -409,622 -525,794 -641,966 -758,138 -874,310 -990,482 -1,106,655
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -236,583 -364,018 -493,040 -622,062 -751,085 -880,107 -1,009,129 -1,138,151 -1,267,174
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,570,004 2,396,212 2,222,420 2,048,628 1,874,587 1,696,041 1,517,496 1,338,951 1,160,405
Site 26 South of Parkway King's Lynn 400,000 480,000 921,458 858,854 796,251 733,647 671,044 608,440 544,263 479,840 415,417
10% Affordable Housing EUV BLV Residual Value

Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000
Site 1 Greenfield 150 Kings Lynn 25,000 325,000 687,967 634,342 580,718 527,093 473,469 419,845 366,220 312,596 258,971
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 687,996 632,804 577,612 522,420 467,228 412,036 356,844 301,652 246,460
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 727,108 671,284 615,460 559,635 503,811 447,987 392,163 336,338 280,514
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 790,263 727,702 665,142 602,581 540,021 477,460 414,900 352,339 289,779
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 935,004 872,536 810,068 747,600 685,132 622,665 560,197 497,729 435,261
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,210,512 1,139,065 1,067,617 996,170 924,352 850,833 777,314 703,796 630,277
Site 9 Small 6 Kings Lynn 50,000 350,000 1,188,578 1,116,526 1,044,474 972,422 900,370 828,318 756,266 682,918 609,446
Site 10 Small 3 Kings Lynn 50,000 350,000 1,225,587 1,151,570 1,077,553 1,003,536 929,519 855,502 781,485 707,468 633,451
Site 11 PDL 100 Kings Lynn 450,000 540,000 293,071 224,081 155,091 86,101 14,850 -57,538 -129,927 -202,316 -276,773
Site 12 PDL 50 Kings Lynn 450,000 540,000 344,487 267,449 190,410 111,909 31,344 -49,489 -130,323 -211,156 -293,869
Site 13 PDL 20 Kings Lynn 450,000 540,000 317,305 237,287 155,858 74,429 -7,000 -88,428 -169,857 -251,851 -335,842
Site 15 PDL 10 Kings Lynn 450,000 540,000 721,968 625,193 527,008 428,327 329,646 230,964 132,283 33,601 -65,080
Site 16 PDL 7 Kings Lynn 450,000 540,000 532,255 444,816 357,376 269,937 182,498 95,058 7,619 -79,821 -167,260
Site 17 PDL 3 Kings Lynn 450,000 540,000 779,528 693,175 606,822 520,469 434,116 347,763 261,410 175,057 88,703
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -273,773 -389,945 -506,117 -622,289 -738,461 -854,633 -970,805 -1,086,977 -1,203,149
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -342,134 -471,156 -600,179 -729,201 -858,223 -987,245 -1,116,267 -1,245,290 -1,374,514
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,311,687 2,137,895 1,964,103 1,789,301 1,610,756 1,432,211 1,253,665 1,075,120 896,575
Site 26 South of Parkway King's Lynn 400,000 480,000 828,786 766,183 703,579 640,976 578,272 513,849 449,426 385,003 320,580

15% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 601,625 548,000 494,376 440,752 387,127 333,503 279,878 226,254 172,630
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 600,060 544,868 489,676 434,484 379,292 324,100 268,907 213,715 158,523
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 635,553 579,729 523,904 468,080 412,256 356,432 300,607 244,783 188,959
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 690,943 628,383 565,822 503,262 440,701 378,141 315,580 253,019 190,459
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 837,923 775,455 712,987 650,519 588,051 525,583 463,116 400,648 338,129
Site 8 Small Green 8 Kings Lynn 50,000 350,000 1,083,252 1,011,804 940,356 866,921 793,402 719,883 646,365 572,846 498,083
Site 9 Small 6 Kings Lynn 50,000 350,000 1,075,561 1,003,509 931,457 859,405 787,353 714,618 641,146 567,674 494,203
Site 10 Small 3 Kings Lynn 50,000 350,000 1,077,383 1,003,366 929,349 855,332 781,315 707,298 633,281 559,264 485,247
Site 11 PDL 100 Kings Lynn 450,000 540,000 203,680 134,690 65,430 -6,556 -78,945 -151,333 -224,383 -299,046 -373,710
Site 12 PDL 50 Kings Lynn 450,000 540,000 248,231 171,193 92,014 11,180 -69,653 -150,487 -231,510 -314,886 -398,262
Site 13 PDL 20 Kings Lynn 450,000 540,000 217,132 135,704 54,275 -27,154 -108,583 -190,011 -272,860 -356,851 -440,842
Site 15 PDL 10 Kings Lynn 450,000 540,000 593,971 495,290 396,609 297,927 199,246 100,564 1,883 -96,798 -195,480
Site 16 PDL 7 Kings Lynn 450,000 540,000 389,294 301,855 214,415 126,976 39,536 -47,903 -135,342 -222,782 -311,918
Site 17 PDL 3 Kings Lynn 450,000 540,000 655,270 568,917 482,564 396,210 309,857 223,504 137,151 50,798 -35,555
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -370,268 -486,440 -602,612 -718,784 -834,956 -951,128 -1,067,300 -1,183,472 -1,300,498
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -449,272 -578,295 -707,317 -836,339 -965,361 -1,094,384 -1,223,406 -1,352,935 -1,483,693
Site 25 Boal Quay Kings Lynn 400,000 480,000 2,053,371 1,879,579 1,704,016 1,525,470 1,346,925 1,168,380 989,834 811,289 632,744
Site 26 South of Parkway King's Lynn 400,000 480,000 736,115 673,512 610,908 547,859 483,436 419,012 354,589 290,166 225,743
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20% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 515,283 461,659 408,034 354,410 300,785 247,161 193,537 139,912 86,288
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 512,123 456,931 401,739 346,547 291,355 236,163 180,971 125,779 70,587
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 543,998 488,173 432,349 376,525 320,701 264,876 209,052 153,228 97,404
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 591,624 529,063 466,502 403,942 341,381 278,821 216,260 153,228 88,595
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 740,841 678,374 615,906 553,438 490,970 428,502 366,035 302,512 238,234
Site 8 Small Green 8 Kings Lynn 50,000 350,000 955,991 883,008 809,490 735,971 662,452 588,934 514,488 439,520 364,553
Site 9 Small 6 Kings Lynn 50,000 350,000 962,545 890,493 818,441 746,318 672,846 599,375 525,903 452,431 378,959
Site 10 Small 3 Kings Lynn 50,000 350,000 929,178 855,161 781,144 707,127 633,110 559,093 485,076 411,059 337,042
Site 11 PDL 100 Kings Lynn 450,000 540,000 114,288 44,426 -27,963 -100,351 -172,740 -246,656 -321,319 -395,983 -470,646
Site 12 PDL 50 Kings Lynn 450,000 540,000 151,632 71,850 -8,984 -89,817 -170,651 -252,527 -335,903 -419,279 -502,655
Site 13 PDL 20 Kings Lynn 450,000 540,000 115,549 34,121 -47,308 -128,737 -210,166 -293,870 -377,861 -461,852 -545,842
Site 15 PDL 10 Kings Lynn 450,000 540,000 463,572 364,890 266,209 167,528 68,846 -29,835 -128,517 -227,198 -327,369
Site 16 PDL 7 Kings Lynn 450,000 540,000 246,333 158,893 71,454 -15,985 -103,425 -190,864 -279,180 -369,372 -459,563
Site 17 PDL 3 Kings Lynn 450,000 540,000 531,011 444,658 358,305 271,952 185,599 99,246 12,893 -73,461 -159,814
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -466,763 -582,935 -699,107 -815,279 -931,451 -1,047,623 -1,163,795 -1,281,117 -1,398,840
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -556,411 -685,433 -814,455 -943,477 -1,072,500 -1,201,522 -1,331,355 -1,462,113 -1,592,872
Site 25 Boal Quay Kings Lynn 400,000 480,000 1,795,054 1,618,730 1,440,185 1,261,640 1,083,094 904,549 726,004 547,458 364,467
Site 26 South of Parkway King's Lynn 400,000 480,000 643,444 580,840 517,445 453,022 388,599 324,176 259,753 195,330 130,907

25% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 1 Greenfield 150 Kings Lynn 25,000 325,000 428,941 375,317 321,693 268,068 214,444 160,819 107,195 53,571 -1,712
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 424,187 368,995 313,803 258,610 203,418 148,226 93,034 37,200 -20,687
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 452,443 396,618 340,794 284,970 229,145 173,321 117,497 61,286 3,033
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 492,304 429,743 367,183 304,622 242,062 179,501 115,403 50,025 -15,617
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 643,760 581,292 518,825 456,357 393,889 331,174 266,895 202,590 137,045
Site 8 Small Green 8 Kings Lynn 50,000 350,000 825,577 752,059 678,540 605,022 530,892 455,925 380,958 305,991 231,023
Site 9 Small 6 Kings Lynn 50,000 350,000 849,529 777,477 704,546 631,075 557,603 484,131 410,660 337,188 263,716
Site 10 Small 3 Kings Lynn 50,000 350,000 780,974 706,957 632,940 558,923 484,906 410,889 336,872 262,855 188,838
Site 11 PDL 100 Kings Lynn 450,000 540,000 23,020 -49,369 -121,758 -194,266 -268,929 -343,593 -418,256 -492,920 -567,583
Site 12 PDL 50 Kings Lynn 450,000 540,000 51,686 -29,148 -109,981 -190,815 -273,544 -356,920 -440,296 -523,672 -607,048
Site 13 PDL 20 Kings Lynn 450,000 540,000 13,966 -67,462 -148,891 -230,888 -314,879 -398,870 -482,861 -566,852 -650,843
Site 15 PDL 10 Kings Lynn 450,000 540,000 333,172 234,491 135,809 37,128 -61,553 -160,235 -258,916 -360,370 -462,156
Site 16 PDL 7 Kings Lynn 450,000 540,000 103,372 15,932 -71,507 -158,947 -246,443 -336,634 -426,826 -517,017 -607,208
Site 17 PDL 3 Kings Lynn 450,000 540,000 406,753 320,400 234,046 147,693 61,340 -25,013 -111,366 -197,719 -286,174
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -563,258 -679,430 -795,602 -911,774 -1,027,946 -1,144,118 -1,261,735 -1,379,459 -1,497,183
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -663,549 -792,571 -921,593 -1,050,616 -1,179,638 -1,309,775 -1,440,534 -1,571,292 -1,702,051
Site 25 Boal Quay Kings Lynn 400,000 480,000 1,533,445 1,354,899 1,176,354 997,809 819,263 640,718 461,729 276,675 91,621
Site 26 South of Parkway King's Lynn 400,000 480,000 550,772 487,031 422,608 358,185 293,762 229,339 164,916 100,493 36,070
30% Affordable Housing EUV BLV Residual Value

Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000
Site 1 Greenfield 150 Kings Lynn 25,000 325,000 342,600 288,975 235,351 181,726 128,102 74,478 20,225 -36,041 -92,307
Site 2 Greenfield 100 Kings Lynn 25,000 325,000 336,250 281,058 225,866 170,674 115,482 60,290 2,866 -55,045 -112,956
Site 3 Medium Green 80 Kings Lynn 25,000 325,000 360,887 305,063 249,239 193,414 137,590 81,766 24,116 -34,458 -93,032
Site 4 Medium Green 40 Kings Lynn 25,000 325,000 392,984 330,424 267,863 205,302 141,953 77,098 11,455 -54,187 -119,829
Site 5 Medium Green 20 Kings Lynn 50,000 350,000 546,679 484,211 421,743 359,276 295,557 231,279 166,272 100,727 35,182
Site 8 Small Green 8 Kings Lynn 50,000 350,000 694,628 621,109 547,297 472,330 397,362 322,395 247,428 172,461 97,494
Site 9 Small 6 Kings Lynn 50,000 350,000 736,246 662,775 589,303 515,831 442,360 368,888 295,416 221,945 148,473
Site 10 Small 3 Kings Lynn 50,000 350,000 632,769 558,752 484,735 410,718 336,701 262,684 188,667 114,650 40,633
Site 11 PDL 100 Kings Lynn 450,000 540,000 -70,775 -143,164 -216,539 -291,202 -365,866 -440,529 -515,193 -589,969 -665,701
Site 12 PDL 50 Kings Lynn 450,000 540,000 -49,312 -130,145 -211,185 -294,561 -377,937 -461,313 -544,689 -628,065 -711,441
Site 13 PDL 20 Kings Lynn 450,000 540,000 -87,617 -169,046 -251,897 -335,888 -419,879 -503,870 -587,861 -671,852 -755,843
Site 15 PDL 10 Kings Lynn 450,000 540,000 202,773 104,091 5,410 -93,272 -191,953 -291,586 -393,371 -495,157 -596,942
Site 16 PDL 7 Kings Lynn 450,000 540,000 -39,589 -127,029 -214,468 -303,897 -394,088 -484,279 -574,471 -664,662 -754,853
Site 17 PDL 3 Kings Lynn 450,000 540,000 282,494 196,141 109,788 23,435 -62,918 -149,271 -236,365 -325,434 -414,503
Site 18 PDL 50 HD Kings Lynn 450,000 540,000 -659,753 -775,925 -892,097 -1,008,269 -1,124,631 -1,242,354 -1,360,078 -1,477,802 -1,595,525
Site 19 PDL 20 HD Kings Lynn 450,000 540,000 -770,687 -899,710 -1,028,732 -1,157,754 -1,288,195 -1,418,954 -1,549,713 -1,680,471 -1,811,230
Site 25 Boal Quay Kings Lynn 400,000 480,000 1,269,614 1,091,069 912,523 733,978 555,432 373,937 188,883 1,494 -192,676
Site 26 South of Parkway King's Lynn 400,000 480,000 456,618 392,195 327,772 263,349 198,925 134,502 70,079 3,821 -66,562
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Wisbech Fringe 

 

 

 

 
  

0% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 186,989 131,797 76,605 19,985 -37,926 -95,837 -153,748 -212,493 -272,224
Site 4 Medium Green 40 West 25,000 325,000 230,384 167,761 103,387 37,773 -27,870 -93,512 -159,154 -225,193 -292,821
Site 5 Medium Green 20 West 50,000 350,000 355,835 292,017 227,738 162,661 97,116 31,571 -33,974 -99,519 -165,064
Site 8 Small Green 8 West 50,000 350,000 469,500 394,533 319,566 244,598 169,631 94,664 19,697 -55,270 -130,238
Site 10 Small 3 West 50,000 350,000 527,927 453,910 379,893 305,876 231,859 157,842 83,825 9,808 -64,209
Site 13 PDL 20 West 450,000 540,000 -19,744 -101,173 -182,602 -264,430 -348,252 -432,243 -516,234 -600,225 -684,216
Site 16 PDL 7 West 450,000 540,000 213,602 126,163 38,723 -48,716 -136,155 -223,595 -311,773 -400,578 -490,350
Site 17 PDL 3 West 450,000 540,000 510,551 424,197 337,844 251,491 165,138 78,785 -7,568 -93,921 -180,274
Site 24 Wisbech Fringe Wisbech 25,000 325,000 302,971 261,122 219,272 177,423 135,574 93,193 50,000 6,719 -38,586

5% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 124,700 69,508 12,539 -45,372 -103,283 -161,194 -220,341 -280,072 -339,803
Site 4 Medium Green 40 West 25,000 325,000 159,369 94,858 29,216 -36,427 -102,069 -167,712 -234,131 -301,837 -369,542
Site 5 Medium Green 20 West 50,000 350,000 287,941 223,663 158,506 92,961 27,416 -38,129 -103,674 -169,219 -235,437
Site 8 Small Green 8 West 50,000 350,000 375,676 300,709 225,742 150,775 75,807 840 -74,127 -149,094 -224,061
Site 10 Small 3 West 50,000 350,000 414,057 340,040 266,023 192,006 117,989 43,972 -30,045 -104,062 -178,079
Site 13 PDL 20 West 450,000 540,000 -102,399 -183,828 -265,779 -349,755 -433,745 -517,736 -601,727 -685,718 -769,709
Site 16 PDL 7 West 450,000 540,000 88,732 1,292 -86,147 -173,587 -261,070 -349,874 -439,067 -529,258 -619,450
Site 17 PDL 3 West 450,000 540,000 402,086 315,733 229,380 143,027 56,673 -29,680 -116,033 -202,386 -289,667
Site 24 Wisbech Fringe Wisbech 25,000 325,000 259,957 218,107 176,258 134,409 92,026 48,833 5,510 -39,838 -86,890

10% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 62,411 5,092 -52,819 -110,730 -168,703 -228,189 -287,920 -347,651 -407,382
Site 4 Medium Green 40 West 25,000 325,000 86,301 20,658 -44,984 -110,626 -176,269 -243,148 -310,853 -378,558 -446,263
Site 5 Medium Green 20 West 50,000 350,000 219,588 154,350 88,805 23,260 -42,285 -107,830 -173,375 -239,937 -307,542
Site 8 Small Green 8 West 50,000 350,000 281,853 206,885 131,918 56,951 -18,016 -92,983 -167,951 -243,064 -319,201
Site 10 Small 3 West 50,000 350,000 300,187 226,170 152,153 78,136 4,119 -69,898 -143,915 -217,932 -292,876
Site 13 PDL 20 West 450,000 540,000 -185,054 -267,266 -351,257 -435,248 -519,239 -603,229 -687,220 -771,211 -855,202
Site 16 PDL 7 West 450,000 540,000 -36,139 -123,578 -211,018 -299,170 -387,975 -477,976 -568,167 -658,359 -748,550
Site 17 PDL 3 West 450,000 540,000 293,621 207,268 120,915 34,562 -51,791 -138,144 -224,499 -312,199 -400,619
Site 24 Wisbech Fringe Wisbech 25,000 325,000 216,942 175,093 133,244 90,859 47,666 4,285 -41,230 -88,282 -135,335

15% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 -2,354 -60,265 -118,176 -176,340 -236,037 -295,768 -355,499 -415,229 -474,960
Site 4 Medium Green 40 West 25,000 325,000 12,101 -53,541 -119,183 -184,846 -252,164 -319,869 -387,574 -455,280 -522,985
Site 5 Medium Green 20 West 50,000 350,000 150,195 84,650 19,105 -46,440 -111,985 -177,530 -244,438 -312,043 -379,647
Site 8 Small Green 8 West 50,000 350,000 188,029 113,062 38,094 -36,873 -111,840 -186,807 -262,322 -338,460 -415,482
Site 10 Small 3 West 50,000 350,000 186,317 112,300 38,283 -35,734 -109,751 -183,768 -258,257 -333,429 -409,425
Site 13 PDL 20 West 450,000 540,000 -268,768 -352,759 -436,750 -520,741 -604,732 -688,723 -772,713 -856,704 -940,695
Site 16 PDL 7 West 450,000 540,000 -161,010 -248,467 -337,271 -426,693 -516,885 -607,076 -697,267 -787,459 -877,650
Site 17 PDL 3 West 450,000 540,000 185,157 98,804 12,450 -73,903 -160,256 -247,030 -334,730 -423,689 -512,758
Site 24 Wisbech Fringe Wisbech 25,000 325,000 173,928 132,079 89,692 46,499 3,060 -42,622 -89,675 -136,727 -185,387

20% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 -67,711 -125,622 -184,154 -243,885 -303,616 -363,347 -423,077 -482,808 -543,059
Site 4 Medium Green 40 West 25,000 325,000 -62,098 -127,740 -193,618 -261,180 -328,885 -396,590 -464,296 -532,001 -599,907
Site 5 Medium Green 20 West 50,000 350,000 80,494 14,949 -50,596 -116,141 -181,706 -248,938 -316,543 -384,148 -451,753
Site 8 Small Green 8 West 50,000 350,000 94,205 19,238 -55,729 -130,696 -205,664 -281,581 -357,943 -435,270 -512,596
Site 10 Small 3 West 50,000 350,000 72,447 -1,570 -75,587 -149,604 -223,639 -298,810 -374,463 -450,808 -527,153
Site 13 PDL 20 West 450,000 540,000 -354,261 -438,252 -522,243 -606,234 -690,225 -774,216 -858,207 -942,197 -1,027,168
Site 16 PDL 7 West 450,000 540,000 -286,567 -375,411 -465,602 -555,793 -645,985 -736,176 -826,367 -916,559 -1,006,750
Site 17 PDL 3 West 450,000 540,000 76,692 -9,661 -96,014 -182,367 -269,561 -357,690 -446,759 -535,829 -624,898
Site 24 Wisbech Fringe Wisbech 25,000 325,000 130,914 88,524 45,332 1,836 -44,015 -91,067 -138,119 -187,134 -237,271

25% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 -133,069 -192,002 -251,733 -311,464 -371,194 -430,925 -490,671 -551,257 -611,844
Site 4 Medium Green 40 West 25,000 325,000 -136,297 -202,491 -270,196 -337,901 -405,607 -473,312 -541,017 -609,323 -677,996
Site 5 Medium Green 20 West 50,000 350,000 10,794 -54,751 -120,296 -186,021 -253,439 -321,043 -388,648 -456,253 -523,858
Site 8 Small Green 8 West 50,000 350,000 381 -74,586 -149,553 -224,702 -300,839 -377,731 -455,057 -532,384 -609,711
Site 10 Small 3 West 50,000 350,000 -41,423 -115,440 -189,457 -264,192 -339,500 -415,845 -492,191 -568,536 -644,881
Site 13 PDL 20 West 450,000 540,000 -439,754 -523,745 -607,736 -691,727 -775,718 -859,709 -943,991 -1,029,133 -1,114,274
Site 16 PDL 7 West 450,000 540,000 -414,320 -504,511 -594,702 -684,894 -775,085 -865,276 -955,467 -1,045,659 -1,135,850
Site 17 PDL 3 West 450,000 540,000 -31,773 -118,126 -204,479 -292,093 -380,760 -469,829 -558,899 -647,968 -737,038
Site 24 Wisbech Fringe Wisbech 25,000 325,000 87,357 44,165 611 -45,407 -92,459 -139,738 -188,881 -239,531 -294,868

30% Affordable Housing EUV BLV Residual Value
Developer Contributions £0 £2,500 £5,000 £7,500 £10,000 £12,500 £15,000 £17,500 £20,000

Site 2 Greenfield 100 West 25,000 325,000 -199,850 -259,581 -319,312 -379,042 -438,773 -498,869 -559,456 -620,042 -680,628
Site 4 Medium Green 40 West 25,000 325,000 -211,507 -279,212 -346,917 -414,623 -482,328 -550,066 -618,739 -687,412 -756,085
Site 5 Medium Green 20 West 50,000 350,000 -58,907 -124,452 -190,335 -257,939 -325,544 -393,149 -460,753 -528,608 -597,188
Site 8 Small Green 8 West 50,000 350,000 -93,442 -168,409 -243,960 -320,192 -397,518 -474,845 -552,172 -629,498 -706,825
Site 10 Small 3 West 50,000 350,000 -155,292 -229,573 -304,745 -380,883 -457,228 -533,573 -609,919 -686,264 -762,609
Site 13 PDL 20 West 450,000 540,000 -525,247 -609,238 -693,229 -777,220 -861,211 -945,957 -1,031,098 -1,116,240 -1,201,381
Site 16 PDL 7 West 450,000 540,000 -543,420 -633,611 -723,802 -813,994 -904,185 -994,376 -1,084,567 -1,174,759 -1,265,500
Site 17 PDL 3 West 450,000 540,000 -140,237 -226,924 -314,761 -403,830 -492,900 -581,969 -671,039 -760,108 -849,177
Site 24 Wisbech Fringe Wisbech 25,000 325,000 42,997 -614 -46,800 -93,852 -141,484 -190,627 -241,791 -298,433 -356,261
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Appendix 22 – Residential Development.  
Sensitivity Testing 
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Appendix 23 – Appraisals – Older People’s 
Housing 
The pages in this appendix are not numbered. 
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Sheltered
Cover

Older People's
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15:17



Sheltered
Site make up

Number 1 Units NET Area Density erage Unit Size Developed Density Total Cost Rate Locality een/ BrownAlternative Use
Units/ha m2 m2 m2/ha £/m2

Sheltered 60 0.50 120.00 63 3,750 7,500 6,043,500 1,611.60 0% Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.500
Market 0 4,500.00 Net 0.500
Flat 1 30 50.00 1,500.00 20% 1,343 2,417,400 1,800.00

2 30 75.00 2,250.00 20% 1,343 3,626,100 2,700.00
Terrace 2 0 0.00 0 0.00

3 0 0.00 0 0.00
Semi 2 0 0.00 0 0.00

3 0 0.00 0 0.00
Det 3 0 0.00 0 0.00

4 0 0.00 0 0.00
5 0 0.00 0 0.00

Flat 1 High* 1 0 0.00 10% 0 0.00
Flat 2 High* 2 0 0.00 10% 0 0.00
Flat 3 High* 3 0 0.00 10% 0 0.00
Affordable 0.00
Flat 1 0 50.00 0.00 20% 1,343 0 0.00

2 0 75.00 0.00 20% 1,343 0 0.00
Terrace 2 0 0.00 0 0 0.00

3 0 0.00 0 0 0.00
Semi 2 0 0.00 0 0 0.00

3 0 0.00 0 0 0.00
Det 3 0 0.00 0 0 0.00

4 0 0.00 0 0 0.00
5 0 0.00 0 0 0.00

Flat 1 High* 1 0 0.00 10% 0 0 0.00
Flat 2 High* 2 0 0.00 10% 0 0 0.00
Flat 3 High* 3 0 0.00 10% 0 0 0.00

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\Sheltered
20/04/2021



Sheltered
For Apps

Site 1 Site 2 Site 3 Site 4 Site 5 Site 6 Site 7 Site 8 Site 9 Site 10 Site 11 Site 12 Site 13 Site 14 Site 15 Site 16 Site 17 Site 18 Site 19 Site 20 Site 21 Site 22 Site 23 Site 24 Site 25
Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered

Green/brown field Green Green Green Green Green Green Green Green Green Green Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown
Use Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial
Locality 0% 5% 10% 15% 20% 0% 5% 10% 15% 20% 0% 5% Base 15% 20% 0% 5% 10% 15% 20% 0% 5% 10% 15% 20%

Site Area Gross ha 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50
Net ha 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50

Units 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60

Average Unit  Size m2 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50 62.50

Mix Intermediate to Buy 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Affordable Rent 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Price Market £/m2 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600
Intermediate to Buy £/m2 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340
Affordable Rent £/m2 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300
Social Rent £/m2 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050

Grant and SubsidIntermediate to Buy £/unit
Affordable Rent £/unit
Social Rent £/unit

Sales per Quarter
Unit Build Time 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3

Alternative Use Value £/ha 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000
Up Lift % % 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20%
Additional Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000

Easements etc £ 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals / Acquisition % land 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5%

Planning Fee <50 £/unit 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462
>50 £/unit 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138

Architects % 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00%
QS / PM % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Planning Consultants % 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Other Professional % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%

BCIS £/m2 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612 1,612
Over Extra % 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80%
Energy £/m2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Design £/m2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Acc & Adpt £/m2 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3
Water £/m2 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06
Small Sites %
Site Costs % 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66%
Pre CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Post CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

£/m2 69.86 69.86 69.86 69.86 69.86 46.57 46.57 46.57 46.57 46.57 69.86 69.86 69.86 69.86 69.86 46.57 46.57 46.57 46.57 46.57 0 0.00 0.00 0.00 0.00
LIT % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Contingency % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 2.50% 5.00%
Abnormals % 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%

£/site 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000

FINANCE Fees £
Interest % 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50%
Legal and Valuation £

SALES Agents % 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Legals % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Misc. £ 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Developers Prof % Market DV 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
% Affordable DV 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%

20/04/202115:17



Site 1 Site 2 Site 3 Site 4 Site 5 Site 6 Site 7 Site 8 Site 9 Site 10 Site 11 Site 12 Site 13 Site 14 Site 15 Site 16 Site 17 Site 18 Site 19 Site 20 Site 21 Site 22 Site 23 Site 24 Site 25

Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered Sheltered

Green/brown field Green Green Green Green Green Green Green Green Green Green Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown
Use Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial

Site Are Gross ha 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50
Net ha 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50

Units 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60

Mix Market 100.00% 95.00% 90.00% 85.00% 80.00% 100.00% 95.00% 90.00% 85.00% 80.00% 100.00% 95.00% 90.00% 85.00% 80.00% 100.00% 95.00% 90.00% 85.00% 80.00% 100.00% 95.00% 90.00% 85.00% 80.00%
Intermediate to Buy 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Affordable Rent 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Alternative Land Value £/ha 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000
£ site 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000

Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000
£ site 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000

Viability Threshold £/ha 325,000 325,000 325,000 325,000 325,000 325,000 325,000 325,000 325,000 325,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000
£ site 162,500 162,500 162,500 162,500 162,500 162,500 162,500 162,500 162,500 162,500 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000

Residua  Gross £/ha 2,574,276 2,101,317 1,560,792 1,087,833 547,308 2,740,357 2,259,647 1,710,265 1,229,555 680,172 1,569,914 1,096,955 556,430 66,892 -500,259 1,735,995 1,255,285 705,902 215,596 -360,850 2,068,085 1,571,878 1,004,784 1,411,393 467,768
Net £/ha 2,574,276 2,101,317 1,560,792 1,087,833 547,308 2,740,357 2,259,647 1,710,265 1,229,555 680,172 1,569,914 1,096,955 556,430 66,892 -500,259 1,735,995 1,255,285 705,902 215,596 -360,850 2,068,085 1,571,878 1,004,784 1,411,393 467,768

£ site 1,287,138 1,050,658 780,396 543,916 273,654 1,370,179 1,129,824 855,132 614,777 340,086 784,957 548,477 278,215 33,446 -250,130 867,997 627,642 352,951 107,798 -180,425 1,034,043 785,939 502,392 705,697 233,884

Additional Profit £ site 2,208,191 2,003,087 1,607,389 1,258,203 861,548 2,293,937 1,941,834 1,543,396 968,253 587,231 1,296,596 962,307 583,219 257,799 -124,555 1,304,140 1,267,881 590,009 264,237 -118,521 1,316,269 983,880 600,628 770,676 1,110,846
£/m2 589 560 476 393 287 612 543 457 303 196 346 269 173 81 -42 348 355 175 83 -40 351 275 178 241 370



Sheltered
Site 1

SITE NAME Site 1 Sheltered

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 60 £/m2 £ m2 Planning app fee dwgs rate BCIS 1,612

LAND /unit or m2 Total No dwgs 60 Over Extra 45 2.80%
Market Housing 62.5 100% 60 3,600 13,500,000 3,750 Land 21,452 1,287,138 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 53,857 No dwgs over 50 10 138 1,380 Design 0
Shared Ownership 62.5 0% 0 2,340 0 0 Easements etc. 0 Total 24,480 Acc & Adpt 3

Legals Acquisition 1.50% 19,307 73,164 Water 0
Affordable Rent 62.5 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 252 16%
Social Rent 62.5 0% 0 1,050 0 0 Planning Fee 24,480 Stamp duty calc - Residual 1,912

Architects 4.00% 311,720 Land payment 1,287,138
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 38,965

Affordable Rent 0 0 Planning Consultants 1.00% 77,930
Social Rent 0 0 Other Professional 2.50% 194,825 647,920

SITE AREA - Net 0.50 ha 120 /ha 13,500,000 3,750 CONSTRUCTION
SITE AREA - Gross 0.50 ha 120 /ha Build Cost - BCIS Based 1,912 7,171,730 Total 53,857

s106 / CIL 261,975
Contingency 2.50% 179,293 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 180,000 7,792,998 Land payment 162,500
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 1,287,138 2,574,276 2,574,276 Interest 6.50% 1,000,000 4% 5%
Alternative Use Value 12,500 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 5%
Uplift 0% 0 0 Closing balance = 0 Total 8,125

Plus /ha 300,000 150,000 300,000 SALES
Viability Threshold 162,500 325,000 Check on phasing dwgs nos Agents 2.0% 270,000 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 67,500 Total 0 0.00% 0
£/m2 Misc. 0 337,500 10,138,720

Additional Profit 2,208,191 589 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 261,975

% Market DV 17.50% 2,362,500 Total 261,975
% Affordable DV 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 10 10 10 10 10 10
Market Housing 0 0 0 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 53,857
Easements etc. 0
Legals Acquisition 19,307

Planning Fee 24,480
Architects 155,860 155,860
QS 19,482 19,482
Planning Consultants 38,965 38,965
Other Professional 97,412 97,412

Build Cost - BCIS Base 0 398,429 796,859 1,195,288 1,195,288 1,195,288 1,195,288 796,859 398,429 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 65,494 65,494 130,988 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 9,961 19,921 29,882 29,882 29,882 29,882 19,921 9,961 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 10,000 20,000 30,000 30,000 30,000 30,000 20,000 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFIT 409,364 0 730,110 902,274 1,320,664 1,386,158 1,283,296 1,283,296 864,905 446,515 28,125 28,125 28,125 28,125 28,125 28,125 28,125 28,125 0 0 0 0 0 0

For Residual Valuation Land 1,287,138
Interest 27,568 28,016 40,336 55,653 78,018 101,811 106,038 110,333 107,900 98,628 82,406 65,921 49,168 32,143 14,841 0 0 0 0 0 0 0 0

Profit on Costs 2,362,500
Profit on GDV 0

Cash Flow -1,696,502 -27,568 -758,126 -942,610 -1,376,317 -1,464,176 -260,107 -264,333 149,761 570,585 998,247 1,014,469 1,030,954 1,047,707 1,064,732 1,082,034 1,096,875 1,096,875 0 0 0 0 0 -2,362,500
Opening Balanc 0
Closing Balance -1,696,502 -1,724,070 -2,482,196 -3,424,806 -4,801,124 -6,265,300 -6,525,407 -6,789,740 -6,639,979 -6,069,394 -5,071,146 -4,056,677 -3,025,723 -1,978,016 -913,284 168,750 1,265,625 2,362,500 2,362,500 2,362,500 2,362,500 2,362,500 2,362,500 0

CASH FLOW FOR CIL ADDITIONAL PROFIT Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME As Above
INCOME 0 0 0 0 0 0 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 1,125,000 0 0 0 0 0 0

EXPENDITURE
Land 162,500

Stamp Duty 8,125 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 2,438 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Planning Fee 24,480 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 155,860 0 155,860 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 19,482 0 19,482 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 38,965 0 38,965 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 97,412 0 97,412 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Build Cost - BCIS Base 0 0 398,429 796,859 1,195,288 1,195,288 1,195,288 1,195,288 796,859 398,429 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL -3,141,376 534,957 534,957 534,957 534,957 534,957 534,957 534,957 534,957 534,957 534,957
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 0 9,961 19,921 29,882 29,882 29,882 29,882 19,921 9,961 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 0 10,000 20,000 30,000 30,000 30,000 30,000 20,000 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Agents 0 0 0 0 0 0 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 22,500 0 0 0 0 0 0
Legals 0 0 0 0 0 0 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 5,625 0 0 0 0 0 0
Misc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND PROFIT -2,632,113 0 1,265,067 1,371,737 1,790,127 1,790,127 1,818,252 1,818,252 1,399,862 981,472 563,082 563,082 28,125 28,125 28,125 28,125 28,125 28,125 0 0 0 0 0 0

For CIL calculation
Interest 0 0 0 76 29,167 58,731 70,950 83,369 89,190 88,307 80,611 72,789 56,148 39,236 22,050 4,584 0 0 0 0 0 0 0

Profit on cost 1,907,097
Profit on GDV 0

Cash Flow 2,632,113 0 -1,265,067 -1,371,737 -1,790,203 -1,819,294 -751,983 -764,203 -358,231 54,338 473,612 481,308 1,024,086 1,040,727 1,057,639 1,074,825 1,092,291 1,096,875 0 0 0 0 0 -1,907,097
Opening Balance 0
Closing Balance 2,632,113 2,632,113 1,367,047 -4,690 -1,794,894 -3,614,188 -4,366,171 -5,130,373 -5,488,604 -5,434,266 -4,960,654 -4,479,346 -3,455,261 -2,414,534 -1,356,895 -282,069 810,222 1,907,097 1,907,097 1,907,097 1,907,097 1,907,097 1,907,097 0

correct
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Extracare
Site make up

Number 1 Units NET Area Density erage Unit Size Developed Density Total Cost Rate Locality een/ BrownAlternative Use
Units/ha m2 m2 m2/ha £/m2

Extracare 60 0.50 120.00 71 4,260 8,520 7,465,224 1,752.40 0% Green Paddock

Beds No m2 Total BCIS COST Area Gross 0.500
Market 0 5,538.00 Net 0.500
Flat 1 36 65.00 2,340.00 30% 1,348 4,100,616 3,042.00

2 24 80.00 1,920.00 30% 1,348 3,364,608 2,496.00
Terrace 2 0 0.00 0 0.00

3 0 0.00 0 0.00
Semi 2 0 0.00 0 0.00

3 0 0.00 0 0.00
Det 3 0 0.00 0 0.00

4 0 0.00 0 0.00
5 0 0.00 0 0.00

Flat 1 High* 1 0 0.00 10% 0 0.00
Flat 2 High* 2 0 0.00 10% 0 0.00
Flat 3 High* 3 0 0.00 10% 0 0.00
Affordable 0.00
Flat 1 0 65.00 0.00 30% 1,348 0 0.00

2 0 80.00 0.00 30% 1,348 0 0.00
Terrace 2 0 0.00 0 0 0.00

3 0 0.00 0 0 0.00
Semi 2 0 0.00 0 0 0.00

3 0 0.00 0 0 0.00
Det 3 0 0.00 0 0 0.00

4 0 0.00 0 0 0.00
5 0 0.00 0 0 0.00

Flat 1 High* 1 0 0.00 10% 0 0 0.00
Flat 2 High* 2 0 0.00 10% 0 0 0.00
Flat 3 High* 3 0 0.00 10% 0 0 0.00

N:\Active Clients\Kings Lynn and W Norfolk\2020 Viability\Apps\V5\Extracare
20/04/2021



Extracare
For Apps

Site 1 Site 2 Site 3 Site 4 Site 5 Site 6 Site 7 Site 8 Site 9 Site 10 Site 11 Site 12 Site 13 Site 14 Site 15 Site 16 Site 17 Site 18 Site 19 Site 20 Site 21 Site 22 Site 23 Site 24 Site 25
Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare

Green/brown field Green Green Green Green Green Green Green Green Green Green Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown
Use Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial
Locality 0% 5% 10% 15% 20% 0% 5% 10% 15% 20% 0% 5% Base 15% 20% 0% 5% 10% 15% 20% 0% 5% 10% 15% 20%

Site Area Gross ha 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50
Net ha 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50

Units 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60

Average Unit  Size m2 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00 71.00

Mix Intermediate to Buy 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Affordable Rent 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Price Market £/m2 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600
Intermediate to Buy £/m2 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340 2,340
Affordable Rent £/m2 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300 1,300
Social Rent £/m2 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050 1,050

Grant and SubsidIntermediate to Buy £/unit
Affordable Rent £/unit
Social Rent £/unit

Sales per Quarter
Unit Build Time 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3 3

Alternative Use Value £/ha 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000
Up Lift % % 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20%
Additional Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000

Easements etc £ 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals / Acquisition % land 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5%

Planning Fee <50 £/unit 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462 462
>50 £/unit 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138 138

Architects % 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00%
QS / PM % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Planning Consultants % 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Other Professional % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%

BCIS £/m2 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752 1,752
Over Extra % 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80% 2.80%
Energy £/m2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Design £/m2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Acc & Adpt £/m2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Water £/m2 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06 0.06
Small Sites %
Site Costs % 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66% 15.66%
Pre CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Post CIL s106 £/Unit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

£/m2 69.86 69.86 69.86 69.86 69.86 46.57 46.57 46.57 46.57 46.57 69.86 69.86 69.86 69.86 69.86 46.57 46.57 46.57 46.57 46.57 0 0.00 0.00 0.00 0.00
LIT % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Contingency % 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 5.00% 2.50% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
Abnormals % 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%

£/site 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000 180,000

FINANCE Fees £
Interest % 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% 6.50%
Legal and Valuation £

SALES Agents % 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Legals % 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50% 0.50%
Misc. £ 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Developers Prof % Market DV 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
% Affordable DV 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50% 17.50%
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Site 1 Site 2 Site 3 Site 4 Site 5 Site 6 Site 7 Site 8 Site 9 Site 10 Site 11 Site 12 Site 13 Site 14 Site 15 Site 16 Site 17 Site 18 Site 19 Site 20 Site 21 Site 22 Site 23 Site 24 Site 25

Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare Extracare

Green/brown field Green Green Green Green Green Green Green Green Green Green Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown Brown
Use Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Paddock Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial

Site Are Gross ha 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50
Net ha 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50

Units 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60 60

Mix Market 100.00% 95.00% 90.00% 85.00% 80.00% 100.00% 95.00% 90.00% 85.00% 80.00% 100.00% 95.00% 90.00% 85.00% 80.00% 100.00% 95.00% 90.00% 85.00% 80.00% 100.00% 95.00% 90.00% 85.00% 80.00%
Intermediate to Buy 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Affordable Rent 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00% 0.00% 5.00% 10.00% 15.00% 20.00%
Social Rent 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Alternative Land Value £/ha 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 25,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000 450,000
£ site 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000 225,000

Uplift £/ha 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 300,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000 90,000
£ site 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000

Viability Threshold £/ha 325,000 325,000 325,000 325,000 325,000 325,000 325,000 325,000 325,000 325,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000 540,000
£ site 162,500 162,500 162,500 162,500 162,500 162,500 162,500 162,500 162,500 162,500 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000 270,000

Residua  Gross £/ha 1,640,646 1,073,095 505,544 -128,288 -723,798 1,829,314 1,252,462 675,610 39,700 -565,568 399,317 1,073,095 -789,745 -1,446,753 -2,061,811 590,821 -6,033 -611,301 -1,273,477 -1,898,602 968,075 368,935 -254,488 -927,001 -1,572,253
Net £/ha 1,640,646 1,073,095 505,544 -128,288 -723,798 1,829,314 1,252,462 675,610 39,700 -565,568 399,317 1,073,095 -789,745 -1,446,753 -2,061,811 590,821 -6,033 -611,301 -1,273,477 -1,898,602 968,075 368,935 -254,488 -927,001 -1,572,253

£ site 820,323 536,547 252,772 -64,144 -361,899 914,657 626,231 337,805 19,850 -282,784 199,658 536,547 -394,873 -723,376 -1,030,906 295,410 -3,016 -305,650 -636,739 -949,301 484,038 184,467 -127,244 -463,500 -786,126

Additional Profit £ site 1,796,931 1,546,423 1,129,058 686,128 265,973 1,900,288 1,477,743 1,056,888 339,274 -62,692 712,083 1,031,642 -87,254 -517,054 -918,547 714,740 678,390 -79,529 -509,782 -911,698 731,877 335,375 -64,082 -495,240 575,870
£/m2 422 382 294 190 78 446 365 275 94 -18 167 255 -23 -143 -270 168 168 -21 -141 -268 172 83 -17 -137 169



Extracare
Site 1

SITE NAME Site 1 Extracare

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 60 £/m2 £ m2 Planning app fee dwgs rate BCIS 1,752

LAND /unit or m2 Total No dwgs 60 Over Extra 49 2.80%
Market Housing 71.0 100% 60 3,600 15,336,000 4,260 Land 13,672 820,323 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 30,516 No dwgs over 50 10 138 1,380 Design 0
Shared Ownership 71.0 0% 0 2,340 0 0 Easements etc. 0 Total 24,480 Acc & Adpt 0

Legals Acquisition 1.50% 12,305 42,821 Water 0
Affordable Rent 71.0 0% 0 1,300 0 0 Small Sites 0 0%

PLANNING Site Costs 274 16%
Social Rent 71.0 0% 0 1,050 0 0 Planning Fee 24,480 Stamp duty calc - Residual 2,076

Architects 4.00% 381,690 Land payment 820,323
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 47,711

Affordable Rent 0 0 Planning Consultants 1.00% 95,423
Social Rent 0 0 Other Professional 2.50% 238,556 787,860

SITE AREA - Net 0.50 ha 120 /ha 15,336,000 4,260 CONSTRUCTION
SITE AREA - Gross 0.50 ha 120 /ha Build Cost - BCIS Based 2,076 8,843,560 Total 30,516

s106 / CIL 297,604
Contingency 2.50% 221,089 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 180,000 9,542,253 Land payment 162,500
Unit Build Time 3 Quarters 125,000 0% 1%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 3%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 4%

Residual Land Value 820,323 1,640,646 1,640,646 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 12,500 25,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 4%
Uplift 0% 0 0 Closing balance = 0 Total 6,500

Plus /ha 300,000 150,000 300,000 SALES
Viability Threshold 162,500 325,000 Check on phasing dwgs nos Agents 2.0% 306,720 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 76,680 Total 0 0.00% 0
£/m2 Misc. 0 383,400 11,576,657

Additional Profit 1,796,931 422 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 70 £/m2 297,604

% Market DV 17.50% 2,683,800 Total 297,604
% Affordable DV 17.50% 0

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 10 10 10 10 10 10
Market Housing 0 0 0 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 30,516
Easements etc. 0
Legals Acquisition 12,305

Planning Fee 24,480
Architects 190,845 190,845
QS 23,856 23,856
Planning Consultants 47,711 47,711
Other Professional 119,278 119,278

Build Cost - BCIS Base 0 491,309 982,618 1,473,927 1,473,927 1,473,927 1,473,927 982,618 491,309 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 74,401 74,401 148,802 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 12,283 24,565 36,848 36,848 36,848 36,848 24,565 12,283 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 10,000 20,000 30,000 30,000 30,000 30,000 20,000 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 0 0 0 0 0 0
Legals 0 0 0 0 0 0 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROFIT 448,991 0 895,282 1,101,584 1,615,176 1,689,577 1,572,725 1,572,725 1,059,133 545,542 31,950 31,950 31,950 31,950 31,950 31,950 31,950 31,950 0 0 0 0 0 0

For Residual Valuation Land 820,323
Interest 20,626 20,962 35,850 54,334 81,463 110,243 116,823 123,511 121,962 112,041 93,613 74,886 55,855 36,514 16,859 0 0 0 0 0 0 0 0

Profit on Costs 2,683,800
Profit on GDV 0

Cash Flow -1,269,314 -20,626 -916,243 -1,137,435 -1,669,510 -1,771,040 -404,968 -411,548 95,356 610,497 1,134,009 1,152,437 1,171,164 1,190,195 1,209,536 1,229,191 1,246,050 1,246,050 0 0 0 0 0 -2,683,800
Opening Balanc 0
Closing Balance -1,269,314 -1,289,940 -2,206,184 -3,343,618 -5,013,128 -6,784,168 -7,189,135 -7,600,684 -7,505,328 -6,894,831 -5,760,822 -4,608,385 -3,437,222 -2,247,027 -1,037,491 191,700 1,437,750 2,683,800 2,683,800 2,683,800 2,683,800 2,683,800 2,683,800 0

CASH FLOW FOR CIL ADDITIONAL PROFIT Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME As Above
INCOME 0 0 0 0 0 0 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 1,278,000 0 0 0 0 0 0

EXPENDITURE
Land 162,500

Stamp Duty 6,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 2,438 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Planning Fee 24,480 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 190,845 0 190,845 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 23,856 0 23,856 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 47,711 0 47,711 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 119,278 0 119,278 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Build Cost - BCIS Base 0 0 491,309 982,618 1,473,927 1,473,927 1,473,927 1,473,927 982,618 491,309 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL -3,966,601 576,353 576,353 576,353 576,353 576,353 576,353 576,353 576,353 576,353 576,353
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 0 12,283 24,565 36,848 36,848 36,848 36,848 24,565 12,283 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 0 10,000 20,000 30,000 30,000 30,000 30,000 20,000 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Agents 0 0 0 0 0 0 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 25,560 0 0 0 0 0 0
Legals 0 0 0 0 0 0 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 6,390 0 0 0 0 0 0
Misc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND PROFIT -3,388,993 0 1,471,635 1,603,536 2,117,128 2,117,128 2,149,078 2,149,078 1,635,486 1,121,895 608,303 608,303 31,950 31,950 31,950 31,950 31,950 31,950 0 0 0 0 0 0

For CIL calculation
Interest 0 0 0 0 29,304 64,183 79,381 94,826 102,176 101,300 92,063 82,677 63,772 44,560 25,036 5,194 0 0 0 0 0 0 0

Profit on cost 2,167,249
Profit on GDV 0

Cash Flow 3,388,993 0 -1,471,635 -1,603,536 -2,117,128 -2,146,432 -935,261 -950,459 -452,313 53,929 568,397 577,633 1,163,373 1,182,278 1,201,490 1,221,014 1,240,856 1,246,050 0 0 0 0 0 -2,167,249
Opening Balance 0
Closing Balance 3,388,993 3,388,993 1,917,358 313,822 -1,803,306 -3,949,738 -4,884,999 -5,835,458 -6,287,771 -6,233,842 -5,665,445 -5,087,812 -3,924,439 -2,742,161 -1,540,671 -319,657 921,199 2,167,249 2,167,249 2,167,249 2,167,249 2,167,249 2,167,249 0

correct
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Extracare
Site 25

SITE NAME Site 24 Extracare

INCOME Av Size % Number Price GDV GIA DEVELOPMENT COSTS Planning fee calc Build Cost /m2
m2 60 £/m2 £ m2 Planning app fe dwgs rate BCIS 1,752

LAND /unit or m2 Total No dwgs 60 Over Extra 49 2.80%
Market Housing 70.9 80% 48 3,600 12,258,000 3,405 Land -13,102 -786,126 No dwgs under 50 462 23,100 Energy 0

Stamp Duty 0 No dwgs over 5 10 138 1,380 Design 0
Shared Ownership 71.3 0% 0 2,340 0 0 Easements etc. 0 Total 24,480 Acc & Adpt 0

Legals Acquisition 1.50% -11,792 -11,792 Water 0
Affordable Rent 71.3 20% 12 1,300 1,111,500 855 Small Sites 0 0%

PLANNING Site Costs 274 16%
Social Rent 71.3 0% 0 1,050 0 0 Planning Fee 24,480 Stamp duty calc - Residual 2,076

Architects 4.00% 396,317 Land payment -786,126
Grant and Subsidy Shared Ownership 0 0 QS / PM 0.50% 49,540

Affordable Rent 0 0 Planning Consultants 1.00% 99,079
Social Rent 0 0 Other Professional 2.50% 247,698 817,113

SITE AREA - Net 0.50 ha 120 /ha 13,369,500 4,260 CONSTRUCTION
SITE AREA - Gross 0.50 ha 120 /ha Build Cost - BCIS Based 2,076 8,843,560 Total 0

s106 / CIL 0
Contingency 5.00% 442,178 Stamp duty calc - Add Profit

Sales per Quarter 0 Abnormals 622,178 9,907,916 Land payment 270,000
Unit Build Time 3 Quarters 125,000 0% 0%

RUN Residual MACRO ctrl+r FINANCE 250,000 1% 0%
Whole Site Per ha NET Per ha GROSS Closing balance = 0 Fees 0 500,000 3% 0%

Residual Land Value -786,126 -1,572,253 -1,572,253 Interest 6.50% 1,000,000 4% 0%
Alternative Use Value 225,000 450,000 RUN CIL MACRO ctrl+l Legal and Valuation 0 0 above 5% 0%
Uplift 20% 45,000 90,000 Closing balance = -1,790,196 Total 0

Plus /ha 0 0 0 SALES
Viability Threshold 270,000 540,000 Check on phasing dwgs nos Agents 2.0% 267,390 Pre CIL s106 0 £/ Unit (all) LIT % GDV

Legals 0.5% 66,848 Total 0 0.00% 0
£/m2 Misc. 0 334,238 10,261,349

Additional Profit 575,870 169 Post CIL s106 0 £/ Unit (all) 0
Developers Profit CIL 0 £/m2 0

% Market DV 17.50% 2,145,150 Total 0
% Affordable DV 17.50% 194,513

RESIDUAL CASH FLOW FOR INTEREST Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME
UNITS Started 10 10 10 10 10 10
Market Housing 0 0 0 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500
Shared Ownership 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Affordable Rent 0 0 0 185,250 185,250 185,250 185,250 185,250 185,250 0 0 0 0 0 0 0 0 0 0 0 0
Social Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Grant and Subsidy 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

INCOME 0 0 0 0 0 0 1,206,750 1,206,750 1,206,750 1,206,750 1,206,750 1,206,750 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 0 0 0 0 0 0

EXPENDITURE
Stamp Duty 0
Easements etc. 0
Legals Acquisition -11,792

Planning Fee 24,480
Architects 198,158 198,158
QS 24,770 24,770
Planning Consultants 49,540 49,540
Other Professional 123,849 123,849

Build Cost - BCIS Base 0 491,309 982,618 1,473,927 1,473,927 1,473,927 1,473,927 982,618 491,309 0 0 0 0 0 0 0 0 0 0 0 0 0 0
s106/CIL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 24,565 49,131 73,696 73,696 73,696 73,696 49,131 24,565 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 34,565 69,131 103,696 103,696 103,696 103,696 69,131 34,565 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0
Legal and Valuation 0

Agents 0 0 0 0 0 0 24,135 24,135 24,135 24,135 24,135 24,135 20,430 20,430 20,430 20,430 20,430 20,430 0 0 0 0 0 0
Legals 0 0 0 0 0 0 6,034 6,034 6,034 6,034 6,034 6,034 5,108 5,108 5,108 5,108 5,108 5,108 0 0 0 0 0 0
Misc. 0
COSTS BEFORE LAND INT AND PROF 409,005 0 946,756 1,100,880 1,651,319 1,651,319 1,681,488 1,681,488 1,131,048 580,609 30,169 30,169 25,538 25,538 25,538 25,538 25,538 25,538 0 0 0 0 0 0

For Residual Valuation Land -786,126
Interest 0 0 9,257 27,296 54,574 82,295 91,346 100,545 100,949 92,415 74,797 56,893 41,633 26,125 10,365 0 0 0 0 0 0 0 0

Profit on Costs 2,145,150
Profit on GDV 194,513

Cash Flow 377,122 0 -946,756 -1,110,136 -1,678,616 -1,705,893 -557,033 -566,084 -24,843 525,193 1,084,167 1,101,784 939,070 954,330 969,837 985,597 995,963 995,963 0 0 0 0 0 -2,339,663
Opening Balanc 0
Closing Balance 377,122 377,122 -569,635 -1,679,771 -3,358,387 -5,064,280 -5,621,312 -6,187,397 -6,212,240 -5,687,048 -4,602,881 -3,501,096 -2,562,027 -1,607,697 -637,860 347,738 1,343,700 2,339,663 2,339,663 2,339,663 2,339,663 2,339,663 2,339,663 0

CASH FLOW FOR CIL ADDITIONAL PROFIT Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

INCOME As Above
INCOME 0 0 0 0 0 0 1,206,750 1,206,750 1,206,750 1,206,750 1,206,750 1,206,750 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 1,021,500 0 0 0 0 0 0

EXPENDITURE
Land 270,000

Stamp Duty 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Easements etc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legals Acquisition 4,050 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Planning Fee 24,480 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Architects 198,158 0 198,158 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
QS 24,770 0 24,770 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Planning Consultants 49,540 0 49,540 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Professional 123,849 0 123,849 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Build Cost - BCIS Base 0 0 491,309 982,618 1,473,927 1,473,927 1,473,927 1,473,927 982,618 491,309 0 0 0 0 0 0 0 0 0 0 0 0 0 0
POTENTIAL CIL -1,935,948 251,182 251,182 251,182 251,182 251,182 251,182 251,182 251,182 251,182 251,182
Post CIL s106 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Contingency 0 0 24,565 49,131 73,696 73,696 73,696 73,696 49,131 24,565 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Abnormals 0 0 34,565 69,131 103,696 103,696 103,696 103,696 69,131 34,565 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Finance Fees 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legal and Valuation 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Agents 0 0 0 0 0 0 24,135 24,135 24,135 24,135 24,135 24,135 20,430 20,430 20,430 20,430 20,430 20,430 0 0 0 0 0 0
Legals 0 0 0 0 0 0 6,034 6,034 6,034 6,034 6,034 6,034 5,108 5,108 5,108 5,108 5,108 5,108 0 0 0 0 0 0
Misc. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
COSTS BEFORE LAND INT AND PROF -1,241,102 0 1,197,938 1,352,061 1,902,501 1,902,501 1,932,670 1,932,670 1,382,230 831,790 281,351 281,351 25,538 25,538 25,538 25,538 25,538 25,538 0 0 0 0 0 0

For CIL calculation
Interest 0 0 0 21,270 52,531 84,300 97,466 110,846 115,499 111,283 98,053 84,609 69,800 54,749 39,455 23,911 8,116 0 0 0 0 0 0

Profit on cost 2,084,108
Profit on GDV 194,513

Cash Flow 1,241,102 0 -1,197,938 -1,352,061 -1,923,771 -1,955,032 -810,220 -823,386 -286,326 259,461 814,117 827,346 911,353 926,163 941,213 956,508 972,051 987,847 0 0 0 0 0 -2,278,620
Opening Balance 0
Closing Balance 1,241,102 1,241,102 43,163 -1,308,898 -3,232,669 -5,187,701 -5,997,921 -6,821,307 -7,107,634 -6,848,173 -6,034,056 -5,206,711 -4,295,357 -3,369,194 -2,427,981 -1,471,473 -499,422 488,425 488,425 488,425 488,425 488,425 488,425 -1,790,196

correct
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Appendix 24 – Appraisals – Non-residential 
Development 
Greenfield 

 

Offices - 
Central

Offices - Park Larger 
Industrial

Smaller 
Industrial

Distribution

CIL £/m2 0 0 0 0 0
Income m2 2,000 2,000 4,000 400 4,000

£/m2 2,100 1,750 1,430 900 1,700
Capital Value 3,780,000 3,150,000 5,434,000 360,000 6,800,000
Buyers Costs 4.50% 170,100 141,750 244,530 16,200 306,000
Capital Value 3,609,900 3,008,250 5,189,470 343,800 6,494,000

Costs Land Used Coverage 50% 25% 40% 40% 35%
ha 0.133 0.133 1.000 0.100 1.143

£/ha 25,000 25,000 25,000 25,000 25,000
Uplift £/ha 300,000 300,000 300,000 300,000 300,000

20.00% 0 0 0 0 0
Site Cost 43,333 43,333 325,000 32,500 371,429

Stamp Duty (on VT) 4.00% 1,733 1,733 13,000 1,300 14,857
Acquisition 1.50% 650 650 4,875 488 5,571

Strategic Promotion 0 0 0 0 0
Pre Planning 0 0 0 0 0

Construction /m2 1,750 1,612 699 943 572
£ 3,500,000 3,224,000 2,796,000 377,200 2,288,000

Infrastructure 15.00% 525,000 483,600 419,400 56,580 343,200
Abnormals 5.00% 0 0 0 0 0
Fees 8.00% 322,000 296,608 257,232 34,702 210,496
S106 0 0 0 0 0
CIL 0 0 0 0 0
Contingency 2.5% & 5% 201,250 185,380 160,770 21,689 65,780

Finance Costs 0 0 0 0 100,000
Sales 2.50% 47,250 39,375 67,925 4,500 85,000
Misc. Financial 10,000 10,000 10,000 10,000 10,000

Subtotal 4,607,883 4,241,346 3,729,202 506,459 3,122,905

Interest 6.50% 149,756 137,844 121,199 16,460 101,494
Profit % GDV 15.00% 541,485 451,238 778,421 51,570 974,100

0.00% 0.00% 0.00% 0.00% 0.00%
COSTS 5,299,125 4,830,428 4,628,822 574,489 4,198,499

Residual Land Worth Site -1,689,225 -1,822,178 560,648 -230,689 2,295,501

Existing Use Value £/ha 25,000 25,000 25,000 25,000 25,000
Viability Threshold £/ha 325,000 325,000 325,000 325,000 325,000
Residual Value £/ha -12,669,184 -13,666,332 560,648 -2,306,888 2,008,563
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Brownfield 

 

 
 

 

Offices - 
Central

Offices - Park Larger 
Industrial

Smaller 
Industrial

Distribution

CIL £/m2 0 0 0 0 0
Income m2 2,000 2,000 4,000 400 4,000

£/m2 2,100 1,750 1,430 900 1,700
Capital Value 3,780,000 3,150,000 5,434,000 360,000 6,800,000
Buyers Costs 4.50% 170,100 141,750 244,530 16,200 306,000
Capital Value 3,609,900 3,008,250 5,189,470 343,800 6,494,000

Costs Land Used Coverage 50% 25% 40% 40% 35%
ha 0.400 0.800 1.000 0.100 1.143

£/ha 450,000 450,000 450,000 450,000 450,000
Uplift £/ha 0 0 0 0 0

20.00% 90,000 90,000 90,000 90,000 90,000
Site Cost 216,000 432,000 540,000 54,000 617,143

Stamp Duty (on VT) 4.00% 8,640 17,280 21,600 2,160 24,686
Acquisition 1.50% 3,240 6,480 8,100 810 9,257

Strategic Promotion 0 0 0 0 0
Pre Planning 0 0 0 0 0

Construction /m2 1,750 1,612 699 943 752
£ 3,500,000 3,224,000 2,796,000 377,200 3,008,000

Infrastructure 15.00% 525,000 483,600 419,400 56,580 451,200
Abnormals 5.00% 201,250 185,380 160,770 21,689 0
Fees 8.00% 338,100 311,438 270,094 36,438 276,736
S106 0 0 0 0 0
CIL 0 0 0 0 0
Contingency 2.5% & 5% 211,313 194,649 168,809 22,773 86,480

Finance Costs 0 0 0 0 100,000
Sales 2.50% 47,250 39,375 67,925 4,500 85,000
Misc. Financial 10,000 10,000 10,000 10,000 10,000

Subtotal 4,844,793 4,472,202 3,922,697 532,150 4,051,359

Interest 6.50% 157,456 145,347 127,488 17,295 131,669
Profit % GDV 15.00% 541,485 451,238 778,421 51,570 974,100

0.00% 0.00% 0.00% 0.00% 0.00%
COSTS 5,543,733 5,068,786 4,828,605 601,015 5,157,128

Residual Land Worth Site -1,933,833 -2,060,536 360,865 -257,215 1,336,872

Existing Use Value £/ha 450,000 450,000 450,000 450,000 450,000
Viability Threshold £/ha 540,000 540,000 540,000 540,000 540,000
Residual Value £/ha -4,834,583 -2,575,671 360,865 -2,572,148 1,169,763





 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
HDH Planning and Development Ltd is a specialist planning consultancy providing evidence to 
support planning authorities, land owners and developers.  The firm is regulated by the RICS.   
The main areas of expertise are: 

• Community Infrastructure Levy (CIL) 
• District wide and site specific Viability Analysis 
• Local and Strategic Housing Market Assessments and Housing Needs Assessments 

 
HDH Planning and Development have clients throughout England and Wales. 

 
HDH Planning and Development Ltd 

Registered in England Company Number 08555548 
Clapham Woods Farm, Keasden, Nr Clapham, Lancaster.  LA2 8ET 

simon@hdhplanning.co.uk 015242 51831 / 07989 975 977 
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