
9 Implementation and Viability

Issue 1

Development funding and Implementation

9.1 In order to deliver the full requirements of the Local Plan, including infrastructure such as schools, open
space, roads, libraries and community facilities, it is necessary to consider an implementation strategy. The NPPF
requires Local Plans to ensure that there is a reasonable prospect of any planned infrastructure required for the
Plan to come forward within a timely manner. The Council currently has a significant amount of information relating
to infrastructure implementation, which was used to support the Local Development Framework. These documents
include an Integrated Delivery Programme (IDP), which includes a Local Investment Plan (LIP) and the EDAW
Growth and Infrastructure Study.

9.2 The IDP includes a list of 24 key projects within the District, which are shown below grouped together by
type. A number of these projects are already underway, however it is considered that they will still help to meet
the objectives of the Local Plan.

Transport projects: Attleborough town centre, Attleborough distributor road, Thetford A11 junctions, rural
transportation, Thetford bus station relocation
Housing projects: Estate regeneration in Thetford, improvements and adoptions to housing stock, rural
affordable housing, bringing empty stock back into use, and the provision of a gypsy and traveller site.
Energy projects: Snetterton energy supply, Thetford electricity
Education projects: Post-16 education in Thetford, Attleborough special needs education
Communication projects: rural broadband

Question 1

Are there any other key projects you think are necessary to assist in the delivery of growth.?

9.3 Ensuring there are appropriate levels of funding available for infrastructure delivery will be key to the successful
implementation of the local plan. In June 2014 the Council took the decision to halt the production of a Community
Infrastructure Levey for Breckland for the present time. The intention is now to continue the use of section 106
agreements to fund certain forms of on and off site infrastructure. This includes the need to secure affordable
housing through section 106 agreements.

9.4 Plan wide viability

9.5 In developing policies for the local plan it is important to consider viability. The duty to test in the NPPF is a
high level one, stating that ‘plans should be deliverable’. It is not a requirement that every site should be able to
bear all of the local authority’s policy requirements and be “financially viable”; there will be some sites that are
unviable even with no policy of the local authority. A typical site in the local authority should be able to bear the
policy requirements and the Council should be able to show, with a reasonable degree of confidence that the Local
Plan is deliverable, providing a high level assurance that the polices within the plan are set in a way that is compatible
and realistic in the likely economic climate.

9.6 The NPPF includes the following requirements: Ensuring Viability and Deliverability; Paragraph 173 -174
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Pursuing sustainable development requires careful attention to viability and costs in plan-making and
decision-taking. Plans should be deliverable. Therefore, the sites and the 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. 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.
Local planning authorities should set out their policy on local standards in the Local Plan, including requirements
for affordable housing. They should assess the likely cumulative impacts on development in their area of all
existing and proposed local standards, supplementary planning documents and policies that support the
development plan, when added to nationally required standards. In order to be appropriate, 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. Evidence supporting the assessment should
be proportionate, using only appropriate available evidence.

9.7 As polices are developed in further iterations of the Local Plan they will therefor need to undergo viability
testing to ensure they do not put the delivery of sites at serious risk.

9.8 The primary role of a local plan viability assessment is to provide evidence to show that the requirements
set out within the NPPF are met. i.e that the policy requirements for development set out within the Local Plan do
not threaten the delivery / scale of development and that sites that the Local Pan will rely on can be developed
viably.

9.9 Where sites are not viable developers have scope to make site specific viability submissions at the planning
applications stage; similarly some sites will be able to bear considerably more than the policy requirements.

9.10 A viability study will run alongside the policy development within the Local Plan. This assessment can then
be used to help consider the level of risk that the proposed polices place on delivery and make a local judgement
on sticking a balance between the policy requirements that are seen as necessary in order to provide for sustainable
development and the realities of economic viability. Evidence should be proportionate and reflect the range of
different development; both residential and commercial, likely to come forward in an area and needed to underpin
the vision and delivery of the plan.

Issue 2

The assessment is an important part of evidence that will be taken into account in the formation of policies.
The purpose of the assessment is to help inform the preparation of the Local Plan so that the cumulative
impact of policies does not inhibit the delivery of sites upon which the plan relies, helping to strike a balance
between the three components of sustainable development that are at the heart of the planning system,
(economic, social and environmental), and the vision and aspirations of the local communities, striking a
balance between aspirational objectives with realistic and deliverable polices.

9.11 Guidance on how to undertake plan wide viability testing was published in June 2012 by the Local Housing
Delivery Group chaired by Sir John Harman and forms the basis of advice given by the DCLG funded Planning
Advisory Service (PAS). “Viability Testing in Local Plans - Advice for Planning Practitioners” which has subsequently
become known as the “Harman Guidance” advocates an approach based on Threshold Land Value for the testing
of Local Plans. It is important to keep in mind that assessing the potential viability of plan polices will not take the
same form nor share the same set of assumptions as a site-specific development appraisal.

Breckland Local Plan Issues and Options Draft September 20142

9



9.12 What is termed a competitive return is subjective and has not been defined through the planning examination
or legal process. It must be recognised that there are many reasons for a landowner to sell and it is clear that there
needs to be a surplus which is sufficiently large to provide an incentive to the land owner to release the site and
cover appropriate costs, including planning policy costs, required to bring the site forward for development.

9.13 The Harman Guidance recommends that the Threshold Land Value is based on a premium over current
use values and credible alternative use values. It suggests that this is done through an iterative and collaborative
approach in order to establish the threshold levels. The basic viability methodology involves preparing financial
development appraisals for a representative range of sites utilising high level assumptions. It is stressed that this
is a high level and broad brush approach that seeks to capture the generality rather than the specific. The purpose
is to establish whether the sites within the Local Plan are generally viable. This information will help the council to
assess whether or not the sites are actually deliverable. Good quality information provided by Land owners/ site
promoters is vital to assist the testing of plan policy viability. The Harman Guidance states that:

Land owners 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

9.14 Much work has already been done in this area and as the Council moved towards the introduction of the
Community Infrastructure Levy. Assumptions and values have been tested through the consultation on the
preliminary Draft Charging schedule in 2013. Many similar assumptions have been through examination by
neighbouring authorities in the region in the recent past and it is considered that they remain relevant and
proportionate , reflecting a range of different developments at this time.

Question 2

Do you have any reasoned and appropriate evidence that alternative assumptions including Threshold Values
should be considered?

Do you agree with the assumption proposed? If not please provide suitable existing and available evidence
for your justification.

Based on evidence prepared for the preliminary Draft Charging schedule in 20131.Threshold Value

For Zone A £432,000

For Zone B £371,000

£20,000 / ha for all typologies based on typical agricultural land values.2.Existing Use Value

20% GDV – based on previous agreed assumptions3.Developers Profit

4. Developers Costs

The build costs are based upon median BCIS rates, adjusted for Breckland and
Norfolk.

Build Costs
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On the smaller modelled sites an allowance of an additional 5% is proposed to
reflect the higher specification that could be expected.

On Smaller modelled sites an allowance of an additional 5% reflecting the normal
higher specification.

Design

Sliding scale from large greenfield to small sites so as to reflect Strategic costs.
These will be reviewed against known requirements and should be broadly in
alignment with range suggested for larger sites in appendix B of the Harman
guidance.

Additional - Infrastructure
Costs

25% (500 + dwellings) 20% (200 dwellings +), 15% (50-200 dwellings), 10% (below
50 dwellings)

In addition there is an allowance for CIL

10% assumed for all typologies, broken down as:Fees

Architects 6%

Planning consultants 1%

Quantity surveying/project management costs 0.5%

Others 2.5%

3.5%, broken down as:Sales

Agent and marketing costs 3%

Legal 0.5%

Assumed an allowance of 1.5% for acquisition agents and legal fees. Stamp duty
is calculated at the prevailing rates

Site Acquisition

Assumed rate used in the emerging CIL Viability Assessments £1000 per unit on
development greater than 4 units. £750 per unit on developments less than 4 units
for on site contributions.

S106 Contributions

For developments Prior to CIL / without CIL assumed £2, 500 per unit

2.5% - 5%Contingency

6.5%Interest Rates for
Developer Finance

Based on the Draft Charging Schedule 2013 and in the event that CIL process is
re introduced . These rates are applied to all typologies:

5. CIL

Zone A - £60m2
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Zone B - £0m

Zone A: The east of the district and includes the market towns of Dereham and
Attlebourgh.

Zone B: The west of the District and includes the market towns of Swaffham and
Watton

I

Table 9.1 Summary of Assumptions
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