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CHAPTER 1 – INTRODUCTION   

Overview and objectives 

1.1 Andrew Golland Associates (AGA) have been appointed to carry out 

the Whole Plan Viability Assessment for Braintree District Council. 

1.2 Whole Plan Viability Studies are required to cover a wide range of 

activities and tests.  These include: 

 High Level Testing – assessment of viability across a range of 

market circumstances, densities and Affordable Housing 

scenarios; 

 Assessment of major strategic sites.  This is a key element as 

capacity from these sites are highly significant to overall housing 

delivery; 

 Assessment of other development uses – commercial including 

retail, offices and light industrial, retirement housing, hotels and 

HMOs (Houses in Multiple Occupation); 

 Commentary on small site delivery and Affordable Housing. 

 Background for this study 

1.3 The study takes place against a backdrop of significant political and 

economic change.  The global economic situation is currently 

uncertain.  We are now largely beyond the physical effects of Covid, 

although it has made a significant dent in the public finances as a 

consequence of the furlough scheme and the cost of mitigating health 

impacts.   

1.4 There is now a wealth of evidence demonstrating the impact of Brexit 

on GDP (this varies between 4% and 8% of GDP) and the more direct 

effects are evident in the costs of imported materials and labour 

shortages at home.  House prices in many locations have seen little to 

no growth and in some places (notably some London Boroughs), 

prices have fallen.   
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1.5 The market therefore finds itself in a situation where the viability 

‘gap’ (between values and costs) is tight and not conducive to 

developing profitably.  Nevertheless because of an historic shortfall 

in new development (which stretches beyond Brexit and Covid), 

prices are holding up to some extent.  The incoming Labour 

Government of July (2024) set out an ambition to increase housing 

supply in particular via the release of green field land and ‘grey’ belt. 

1.6 An updated NPPF has just been published (August 2026) although 

this study is based on NPPF 2024.  Both documents bolster the 

expectation that viability assessment should be led by the plan 

making stage.  It is anticipated that evidence bases underpinning 

plans should obviate or reduce the need for site specific assessments.  

Scheme specific negotiations should only be needed where certain 

circumstances are in place.   

1.7 A new NPPG relating to viability is anticipated.  The current guidance 

remains imperfect, particularly with respect to guidance on land 

value benchmarks.  

Policy background  

National Planning Policy 

1.8 The National Planning Policy Framework (revised 12th December 
2024) states: 

57. Planning conditions should be kept to a minimum and only 
imposed where they are necessary, relevant to planning and to the 
development to be permitted, enforceable, precise and reasonable in 
all other respects.  

 
Agreeing conditions early is beneficial to all parties involved in the 
process and can speed up decision making. Conditions that are 
required to be discharged before development commences should be 
avoided, unless there is a clear justification.  

 
58. Planning obligations must only be sought where they meet all of 
the following tests: 
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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.  

 
59. 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 practice guidance, including standardised inputs, and 
should be made publicly available.’  

 
1.9 National Planning Policy Guidance on viability states: 
 

‘The role for viability assessment is primarily at the plan making 
stage. 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. 

 
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. 

 
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. 
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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. The price paid for land is not a relevant 
justification for failing to accord with relevant policies in the plan. 
Landowners and site purchasers should consider this when agreeing 
land transactions.’ 
 
Local planning policy – Braintree DC 

 
1.10 The adopted Local Plan (2022) states in relation to Affordable 

Housing: 
 

 
 

And: 
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1.11 The Council’s SPD on Affordable Housing (2006) states: 
 

‘Where the provision of affordable housing on site is not appropriate, 
and the developer cannot offer an alternative site, a commuted 
payment would be sought from the developer to enable the Council, in 
conjunction with a registered social landlord, to provide the 
affordable housing.  The level of payment required will be based on 
the level of subsidy that would be required to permit a registered 
social landlord to purchase units on the open market. The assessment 
of the level of the payment will be based on properties in the same 
settlement as the proposed development and will reflect the tenure 
split and mix that the Council would have normally required on the 
development site. Any payments received this way, through Section 
106 contributions, must be spent within Braintree District.’ 

 
1.12 The methodology has been used consistently since adoption of the 

Affordable Housing SPD, which followed from a process of 
consultation. 

 
General approach 

1.13 This study relates to Whole Plan Viability Assessment (WPVA).   

1.14 The Planning Inspectorate have set out the following principles for 

Whole Plan Testing - 

http://www.pas.gov.uk/documents/332612/6363137/Pages+from+

http://www.pas.gov.uk/documents/332612/6363137/Pages+from+FINAL+PAS+Good+Plan+Making+-10.pdf/06519013-bb1d-4676-a005%206832ab6253f8
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FINAL+PAS+Good+Plan+Making+-10.pdf/06519013-bb1d-4676-

a005 6832ab6253f8) and have stated that: 

‘Evidence for viability can be gathered from a variety of sources 

including local agents, mystery shopping exercises, the internet, 

previous planning applications (it can be helpful to record this 

information over time), and Inspectors’ reports on plans and CIL. 

However, if you are relying on more than one set of viability evidence 

(perhaps commissioned for different purposes CIL or affordable 

housing and or by different consultancies). This can result in 

inconsistencies in methodology and assumptions. It is important to 

understand and to be able to reconcile these differences, through 

discussion with the consultants, to enable them to use the evidence in 

relation to whole-plan viability’. 

1.15 Set out below is the approach (Figure 1.1) adopted in this study, 

which involves High Level Testing (HLT), testing major and strategic 

sites and testing small sites.   

 

http://www.pas.gov.uk/documents/332612/6363137/Pages+from+FINAL+PAS+Good+Plan+Making+-10.pdf/06519013-bb1d-4676-a005%206832ab6253f8
http://www.pas.gov.uk/documents/332612/6363137/Pages+from+FINAL+PAS+Good+Plan+Making+-10.pdf/06519013-bb1d-4676-a005%206832ab6253f8
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Figure 1.1: Viability testing approach 

 
Source: Dr A Golland, based on a range of projects for local authorities 
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Research undertaken for this study 

1.16 There were five main strands to the research undertaken to complete 

this study: 

 Discussions with a project group of officers from the Council to 
help inform the structure of the research approach; 

 Analysis of information held by the authority, including that 
which described  the types of sites coming forward; 

 Consultation with local developers, housing associations and 
land owners via a Developer Forum and electronic survey work;  
The Discussion Paper is set out at Appendix 1 and a Summary of 
the Responses at Appendix 2; 

 Liaison with TROY Planning on infrastructure costs to be 
inputted to the viability testing; 

 Use of the Development Appraisal Toolkit to carry out High Level 
Testing and to analyse scheme specific viability; 

 Reporting on the viability of the Plan and its various policy 
impacts. 
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CHAPTER 2 – APPROACH TO VIABILITY ASSESSMENT 

Policy framework and Best Practice 

2.1 The NPPF and NPPG affects both Plan Making and Viability 
Assessment (although in practice these are linked). 

 
Plan Making 

 
2.2 The key paragraphs here are 1 to 6: 
 
2.3 Paragraph: 001 Reference ID: 10-001-20251216 is clear that all 

policy requirements and impacts shall be reflected in the assessment 
work and ‘should be informed by evidence of infrastructure and 
affordable housing need, including the need for those who require 
Social Rent, 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.’ 

 
2.4 Paragraph: 002 Reference ID: 10-002-20251216 stresses the 

importance of Planning leading the viability process – where site 
specific assessment lead back to the evidence base of the Plan.  The 
paragraph places emphasis on consultation and the importance of 
local stakeholders engaging with the evidence generating process.  
Paragraph: 006 Reference ID: 10-006-20190509 expands on how this 
process shall be carried out. 

 
2.5 Paragraghs 3 and 4 Paragraph: 003 Reference ID: 10-003-20180724 

and Paragraph: 004 Reference ID: 10-004-20190509 support the role 
of a typology approach which is used to cover all eventualities of 
schemes and sites.  This is typically in the form of sub market areas, a 
range of policy tests (significantly Affordable Housing targets – this is 
the Section 106 contribution that has the biggest viability effects) and 
by testing a range of densities.  In conurbations and big cities this will 
usually be high density apartment through to smaller town housing 
schemes.   

 
2.6 Paragraph: 005 Reference ID: 10-005-20180724 relates to the 

assessment of large and strategic sites.  The guidance here is short 
but the emphasis is on making sure that such significant sources of 
supply are fully assessed in the report. 
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2.7 The approach taken in the Viability Assessment follows these 
principles. 

 
Viability Assessment 

 
2.8 The NPPG as it now stands, follows very closely the GLA Toolkit 

Guidance Notes of which I am the author.  The NPPG guidance owes 
credit in particular to John Wacher, now of the GLA, for his work at 
LB Islington which consolidated the approach. 

 
2.9 The RICS, in their most recent guidance (2019) ‘Assessing Viability in 

Planning under the National Planning under the National Planning 
Policy Framework 2019’ unsurprisingly follows the NPPG, although 
the initial RICS guidance on viability and planning (published in 
2012) failed altogether to recognise the importance of the concept of 
Land Value Benchmark, preferring instead to use purchase price 
(now specifically outlawed in the NPPG) as the basis by which 
Section 106 contributions should be assessed.  

 
2.10 The Development Appraisal Model (DAT) is used in this assessment 

to establish development viability. This mimics the approach of 

virtually all developers when purchasing land. The model assumes 

that the value of the site will be the difference between what the 

scheme generates (scheme revenue) and what it costs to develop 

(build costs and developer margin). The model can take into account 

the impact on scheme residual value of affordable housing and other 

Section 106 contributions or CIL where this is being tested. 

2.11 Figure 2.1 below shows diagrammatically the underlying principles 

of the approach. Scheme costs are deducted from scheme revenue to 

arrive at a gross residual value. Scheme costs assume a profit margin 

to the developer and the ‘build costs’ as shown in the diagram include 

such items as professional fees, finance costs, marketing fees and any 

overheads borne by the development company. 
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Figure 2.1 Viability, CIL and Affordable Housing 

 

Source: Dr A Golland, based on best practice and a range of projects 

for local authorities 

2.12 The gross residual value is the starting point for negotiations about 

the level and scope of Section 106 or CIL contribution. The 

contribution will normally be greatest in the form of affordable 

housing but other Section 106 items or CIL will also reduce the gross 

residual value of the site.  Once the Section 106 contributions/CIL 

have been deducted, this leaves a net residual value.   

2.13 Calculating what is likely to be the value of a site given a specific 

planning permission, is only one factor in deciding what is viable. 

2.14 A site is extremely unlikely to proceed where the costs of a proposed 

scheme exceed the revenue. But simply having a positive residual 

value will not guarantee that development happens. The Existing Use 

Value (EUV) of the site, or indeed a realistic alternative use value for 

a site will also play a role in the mind of the land owner in bringing 

the site forward and thus is a factor in deciding whether a site is 

likely to be brought forward for housing or any other use. 

2.15 Figure 2.2 shows how this operates in theory. Residual value (RV) 

falls as planning contributions increase.  The issue for the land owner 
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will be the point at which RV is less than or equal to the land value 

benchmark. 

Figure 2.2 Residual Value (RV) and the land owner’s position 

 
Source: Dr A Golland, based on best practice and a range of projects 

for local authorities. 

2.16 Above this point there will be a land owner return.  The extent of this 

returns depends on the existing use value of the site (EUV).  Some 

sites will be green field and some brown field.  Normally brown field 

sites will have a higher EUV than green field but this does not always 

follow; for example where brown field land is heavily contaminated. 

2.17 In some instances, an Alternative Use Value (AUV) will be 

appropriate to use.  The conditions where this is the case are 

discussed in the Harman Review (2012) which looks at how local 

authorities may take viability on board when making plans.  

2.18 How affordable housing targets or CIL charges are set will be a 

function of a number of factors including the nature of land supply, 

residual value, comparable authority policies and the broader land 

supply situation.  There is no specific ‘equation’ which specifies how 

a particular policy should be derived. 
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Approach and best practice 

2.19 The approach set out above is robust for: 

 Policy development; 

 Scheme specific assessment; 

 Updating viability (policy and schemes); 

 Commuted sums; 

 Disposal of public and private land (subject to Section 106 

and/or CIL. 

2.20 This approach, which has led national planning policy guidance has 

been followed in good practice and in all appeals. 

2.21 The approach has never been rejected.   
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CHAPTER 3 KEY ASSUMPTIONS AND PROCESS FOR DATA 

GENERATION 

3.1 This chapter sets out the key assumptions underpinning the viability 

study. 

3.2 The assumptions are based on three main sources: 

 The 2025 Viability Study (this related largely to Affordable 

Housing); 

 Data sourced from the market, from industry standard 

information, and from best practice; 

 Feedback from the June 2026 consultation with developers, large 

site promoters, housing associations and SME (Small and Medium 

Enterprise) builders; 

3.3 To achieve the working assumptions two processes took place: 

 A Developer Forum which took place on 8th June 2026; 

 A Viability Assumptions Paper which was circulated to SME 

developers at the same time. 

All contributors were invited to feed back. 

3.4 The sources of information underpinning each of the key variables 

are set out hereafter: 

Gross development value (GDV) 

3.5 The gross development value of schemes depends on dwelling prices 

for residential development. 

3.6 The report of 2025 analysed the Braintree housing market in terms 

of six sub markets.  These are set out in Table 3.1 on the following 

page. 

3.7 The sub markets were approved in the 2025 report and there were 

no objections in the 2026 consultation. 
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3.8 The indicative new build prices are based on four years data – from 

2023 through to 2026 sourced from HM Land Registry.  The base 

data is second hand property because this provides the optimal 

method of defining differences between sub markets.   

3.9 The sub markets are groupings of postcode sectors into sub market 

descriptors.  The prices adopted are averages of the postcode sectors. 

3.10 The table presents absolute prices and values per square metre. 

3.11 For the 2026 consultation, two main points were raised, one of which 

suggested that prices in the High Value Eastern Settlements were too 

high (and in particular in relation to new development at Kelvedon).  

Also that prices for the Witham sub market were too high. 

3.12 In response, new build developments in those two sub markets were 

crossed checked, and a reduction in prices (at 8%) for the High Value 

Eastern Settlements made.  For Witham, the price of new 

development held up to the prices set out in the Developer Forum 

and Viability Assumptions Paper. 
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Table 3.1 Sub markets in the Braintree District 
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Construction costs 

3.13 Construction costs are based on the RICS (Royal Institution of 

Chartered Surveyors) BCIS (Building Cost Information Service).  This 

is a standard approach.  Lichfields, in their Fine Margins ‘Viability 

assessments in planning and plan making’ (2026) have surveyed a 

sample of current viability assessments for local plans state that 

‘95% of the viability assessments that we reviewed used BCIS as a 

basis for calculating build costs (129 out of a total of 136 studies 

where source of the build cost basis was made explicit).’ 

3.14 The most up to date BCIS construction costs are set out in Table 3.2 

below: 

Table 3.2 Construction costs assumptions 

 

3.15 The two main sources are estate housing and flats.  The study uses 

baseline figures as well as Lower Quartile figures.  The baseline 

figures are used for the High Level Testing and the Lower Quartile for 

the strategic sites to reflect likely delivery through larger and volume 

house builders.  The Lower Quartile point was raised in two 

responses from CBRE (29th June 2026). 



 

Braintree Whole Plan Viability Assessment 2026 P a g e  20 | 183 

 

3.16 The data reflects the standard (15 year) baseline and there was no 

objection to this from respondents other than a point made by CBRE 

that a five year base could be used.  This is however using a much 

smaller sample than the baseline as is hence less reliable.  In all 

events, the costs are much higher and if run through a residual 

appraisal lead to a situation where the residuals produced are out of 

kilter with land values. 

3.17 All costs are enhanced by 15% for external works. This is an accepted 

industry standard for both plan making and scheme specific 

appraisal work. 

3.18 Flats have been adjusted gross (BCIS basis) to nett at 85% efficiency 

(a fair and standard assumption). 

3.19 A contingency of 5% has been allowed.  

Other development costs 

3.20 Other development costs are taken from the assumptions adopted 

originally in the Toolkit and set out in Table 3.3.  This is a model 

which is widely used and has been independently audited on two 

occasions by Atis Real (now BNPP) and found to be robust. 

Table 3.3 Other development costs assumed 

 

3.21 The inputs assumed are therefore: 

Professional Fees: 10% (adjusted from the default of 12% in line with 

feedback) 
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Finance: 8% (adjusted from the default of 8% in line with feedback) 

Marketing: 3.5% (adjusted from the default of 3% in line with 

feedback) 

Developer Return on Market Housing – 20% as per default 

Return on Affordable Housing – 6% as per default. 

Affordable Housing revenue 

3.22 Three tenure splits within the Affordable Housing element have been 

tested: 

 A ‘Housing Needs’ mix.  This is based on the most recent Housing 

Needs Assessment for the Council and assumes a split of 75% 

Social Rent, 10% Affordable Rent and 15% Shared Ownership; 

 A 3 way split – between the above tenures; 

 A 2 way split – between Affordable Rent and Shared Ownership – 

50%:50% 

3.23 This is to reflect a range of potential policy choices based on needs as 

decided when sites come through the development process. 

3.24 The revenue (blended across the tenures) for the ‘Housing Needs’ 

approach is £136,000 per unit.  This figure is supported by feedback 

through the consultation. 

3.25 The revenue (blended across the tenures) for the ‘Housing Needs’ 

approach is £180,000 per unit.  The approach with Social Rent and 

Shared Ownership follows the ‘Housing Needs’ assumptions.  The 

Affordable Rent is calculated at £223,000, a figure taken from a 

housing association offer for this tenure in scheme currently in 

planning. 

3.26 The two way split revenue is calculated from Affordable Housing as 

per current RP offers and Shared Ownership at 65% of open market 

value (this assumption being supported by consultation feedback). 
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Development density and mix 

3.27 A range of densities and development mixes are assessed in the High 

Level Testing.  The testing framework is shown in Table 3.4. 

Table 3.4 Development densities and mixes tested: 

  Dwellings per Hectare  

  25 35 45 55 65 75 

              

1 Bed Flats       10 15 25 

2 Bed Flats      10 10 25 30 

2 Bed Terraces    25 15 15 15 15 

3 Bed Terraces  10 10 15 15 10 10 

3 Bed Semis  15 15 15 15 10 10 

3 Bed Detached  15 15 15 15 15 10 

4 Bed Detached  35 20 20 10 10   

5 Bed Detached  25 15 10 10     

              
Percentage of 
Scheme  100 100 100 100 100 100 

 

3.28 The assumptions follow the needs for housing (where in particular 3 

beds are required) as well as a recognition that the mix is also a 

function of what developers find best to market. 

3.29 This was the table circulated and there were no objections.  One 

respondent implied that mix should follow developer templates 

where known.  This will be picked up at scheme specific level. 

Regulatory costs 

3.30 There are regulatory costs which may be associated with new 

development going forward over the Plan period.  These were set out 

in the Developer Forum and Viability Assumptions consultation 

presentations. 

3.31 The assumed items and costs are set out in Table 3.5 below: 
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Table 3.5 Regulatory costs 

Item 
Per 

Dwelling   Source of assumption 

      
Building Safety 
Levy  £2,500 CBRE Feedback  

Future Homes  £5,600 CBRE Feedback  

BNG £5,000 CBRE Feedback  

Garages  £7,500 Assume 50% Have External Garages  

Accessibility  £3,500 £35,000 per Unit x 10% of 30 dph scheme  
Electric Charging 
Points  £1,000 CBRE Feedback  

      
Total per 
Dwelling  £25,100   

      

 

3.32 It is important to note that some of these items are not yet in force 

(example Future Homes which is not required until September 

2027).  The costs of BNG will vary by scheme and garage provision 

(an item flagged up under this heading) will also vary by scheme. 

3.33 Growth in dwelling prices may eradicate the cost of some of these 

items.  For example a 1% increase in the price of a semi-detached 

dwelling in a mid-market location such as Witham will negate the 

effect of Future Homes.  A 6% increase in house prices will negate the 

entire effects of the above regulatory costs.   House prices in the 

Braintree District have risen 9% over the past 5 years.  

Land value benchmarks 

3.34 The Revised NPPG is very clear that the land value benchmark should 

be based on existing use value (EUV).  It states: 

‘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 

https://www.gov.uk/guidance/viability#para015
https://www.gov.uk/guidance/viability#para015
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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 fully 

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+).’ 

The guidance goes on to state: 

‘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.’ 

Wider Benchmarks 

3.35 There are a number of land value benchmarks which can be drawn 

on, to help set the figure for any given local authority area.  In this 

wider context, the DCLG’s study on The Cumulative Impact of Policy 

Requirements (2011), although older now, suggests that a figure of 

£100,000 to £150,000 per acre (£247,000 to £370,500 per hectare) is 

a reasonable benchmark for green field land.   
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3.36 The feedback from the consultation on the Council’s 2025 study 

suggested a range of multipliers for green field between 10 and 20 

fold. 

3.37 The Developer Forum and Viability Assumptions Papers (2026) set 

out a figure of £300,000 per hectare for green field land.  This was 

based on multiple of agricultural value (at £17,142 per hectare); the 

multiple range being 10 to 25 (therefore at 17.5). 

3.38 There were no objections to this other than from the CBRE 

submission which had expectations of a LVB of £400,000 per hectare. 

3.39 Given the multiples are conventional set out within a range, the 

figure of £400,000 per hectare has been adopted. 

3.40 Brown field land is conventionally assessed at 20% above existing 

use.  It’s very varied site by site.  A brown field scenario has been 

tested at £1 million per hectare, with the rider that commercial uses 

will vary between sectors. 

Section 106 requirements 

3.41 This is again a difficult area to assess, not least because some items 

apply in some cases, whilst others apply in other schemes. 

3.42 The list of requirements can be extensive – and will be likely to be 

longer for the large and strategic sites. 

3.43 The figures in the table (3.6) below are indicative and taken from a 

large site currently being promoted through planning. 
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Table 3.6 Section 106 requirements 

Item Per Dwelling  

    

Libraries  £110 

Education:   

Early Years & Childcare  £2,917 

Primary Education  £7,342 

Secondary Education  £5,915 

SEND £1,198 

Secondary School Transport  £1,189 

NHS  £1,077 

Sports Pitches  £1,439 

Sports Facilities £1,111 

Community Building  £698 

Essex Coast RAMS  £476 

Public Transport  £3,636 

Total  £27,109 

 

3.44 For medium and smaller sites (less than 20 dwellings) there is no 

education requirement from Essex CC. 

The testing reflects a ‘with’ and ‘without’ education requirements. 

Commercial development 

3.45 The Whole Plan Viability Assessment requires testing of a range of 

commercial property types. 

3.46 The assumptions on capital values of completed units (per square 

metre) are set out in Table 3.7 below. 
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Table 3.7 Commercial property development values 

Retail Rents per Sq M  Yield  YP  Capital Value per Sq M  

          

100 Sq M  £250 7% 14.29 £3,571 

200 Sq M  £180 8% 12.50 £2,250 

400 Sq M  £140 9% 12.50 £1,750 

     Offices  Rents per Sq M  Yield  YP  Capital Value per Sq M  

          

100 Sq M  £250 7% 14.29 £3,571 

200 Sq M  £170 8% 12.50 £2,125 

400 Sq M  £100 9% 12.50 £1,250 

     Light 
Industrial  Rents per Sq M  Yield  YP  Capital Value per Sq M  

          

100 Sq M  £120 5% 20.00 £2,400 

200 Sq M  £100 6% 16.67 £1,667 

400 Sq M  £80 7% 14.29 £1,143 

 

3.47 The rents are taken from units currently being marketed (Rightmove 

scoping survey) and the yields are taken from latest Knight Frank 

Yields Guide. 

3.48 The costs of development are based on the BCIS construction costs 

and calculated in a consistent manner with the residential.  The 

working costs are set out in Table 3.8: 
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Table 3.8 Construction costs for commercial property 

development 

 

3.49 Other development costs are consistent with residential testing. 

Software  
 
3.50 For all viability testing, the Toolkit has been used – this is a nationally 

accepted software model, which has been independently audited and 
found to be the optimal for the purposes of viability assessment. 

 
3.51 This model has been proven robust in the development of local plans 

and for site specific assessments.  The independent assessment (Atis: 
BNPP) results are shown below: 
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             Audit:  Atis Real: BNPP 
 
3.52    Its success lies in: 
 

 Its accuracy.  The model can be run, adopting its default, or pre-
set data to generate results that emulate transactions in the land 
market.  For example, the model can be run and its results shown 
to be very close to the land values reported in the Valuation 
Office’s Property Market report.  This shows that both the 
structure of the model and the data driving it are accurate and 
correct. 

 
 Its validity:  the model has been audited and shown to be robust 

by both the Home Builders Federation and major property 
valuation firms such as Atis Real (now BNP Paribas).  The model 
is extensively accepted at appeal and Core Strategy examination. 

 
 Its user friendliness.  In their major review of viability models, 

Atis Real, the major surveying company rated the model the most 
user friendly of all those on the market (please see table above);  
local authority Planning and Housing officers can be trained to a 
high degree of competence within a day’s training session. 
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 Its flexibility.  The model is by far the most flexible model on the 
market in terms of understanding the impacts of Section 106 and 
CIL contributions on the residual value of schemes.  It is perfectly 
set out to carry out both policy testing and site specific analysis.  
The model allows for schemes to be tested in the ‘here and now’, 
as well as over a period of time, where phasing and changes in 
house prices and development costs may change with time. 

 
 Its compatibility.  The model is an Excel spreadsheet which can be 

saved as a conventional spreadsheet.  The model can be attached 
as a normal spreadsheet file which is helpful in keeping a ‘trail’ on 
development negotiations. 

3.53 The Toolkit (which covers both residential and commercial 
development) can: 

 
 Enable the Council to negotiate Section 106 matters with 

developers and land owners over the Plan period; 

 Allow the Council to update any Viability Study internally as and 
when this is needed; 

 Provide the Council with a tool for calculating commuted sums; 

 Allow the Council to corporately come to agreements on land 
disposals and Section 106 matters. 
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CHAPTER 4 – VIABILITY ANALYSIS: HIGH LEVEL TESTING 

Introduction  

4.1 This chapter of the report considers viability for residential schemes 

including affordable housing.  It provides an understanding of how 

residual value varies under different housing market circumstances, 

different policy impacts and different development densities and 

mixes. 

4.2 The chapter is important in calculating residual values against which 

land value benchmarks are tested. 

4.3 The analysis is based on a range of policy tests.  Specifically, 

affordable housing targets of 0% through to 50%, including 5%, 10%, 

15%, 20%, 25%, 30%, 35%, 40%, 45% and 50%. 

4.4 Residual values have been generated for a notional one hectare site 

that reflect a range of Affordable Housing percentages. 

4.5 A full range of schemes are tested here.  Densities of 25 dph, 30 dph, 

35 dph, 40 dph, 45 dph and 50 dph have been tested for all (six) sub 

markets.   

Residual values at 25 dph 

4.6 Figure 4.1 shows residual values for all sub markets at a density of 25 

dwellings per hectare.  It shows residual values at a range of 

Affordable Housing targets from 0% through to 50%.  The Affordable 

Housing revenue reflects a ‘Housing Needs’ split with 75% Social 

Rent.  The Section 106 package is assumed to be £10,000 per unit for 

the High Level Testing. 
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Figure 4.1 Residual values (£ million per hectare) at 25 
Dwellings per Hectare 

 

 

4.7 The figure shows residual values (£ million) on a per hectare basis, in 

graphical and tabular form.  

4.8 The figure shows in addition, the viable position in terms of the 

policy impacts for Affordable Housing.  The green horizontal line in 

the graph is the £400,000 land value benchmark.  The green cells in 

the table show the viable scenarios. 

4.9 The 25 dph scenario suggests that a 35% Affordable Housing target 

will be deliverable in the higher value areas.  The mid-market 

locations (Northern Rural and Witham) can deliver in the range, 

30%-35% and the lower sub markets at 25%. 

Residual values at 35 dph 

4.10 The next highest density tested is 35 dph.  This is a fair ‘marker’ for 

viability for the District as it reflects a good family housing mix.   The 
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full appraisal is set out in Appendix 3. Figure 4.2 shows residual 

values in tabular and graphical format: 

 Figure 4.2 Residual values (£ million per hectare) at 35 
Dwellings per Hectare 

  

 

4.11 The figure shows the broad split in the market between the higher 

four value sub markets, and Braintree, Halstead and Sible 

Hedingham. This distinction is significant for the ability to deliver 

Affordable Housing. 

4.12 Residual values are generally higher than at 25 dph, reflecting a 

higher intensity of development. 

4.13 Schemes should prove viable up to 40% Affordable Housing in the 

higher value sub markets; to 35% Affordable Housing in the mid 

value submarkets and to 30% Affordable Housing in the lower two 

value sub markets. 
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Residual values at 45 dph 

4.14 The viability of housing has been tested at 45 dph.  This is still 

predominantly family housing but with 40% of the scheme as 

terraces and flats.  Figure 4.3 shows residual values in tabular and 

graphical format: 

 Figure 4.3 Residual values (£ million per hectare) at 45 
Dwellings per Hectare 

 

4.15 The figure is instructive as it indicates the direction of travel with 

respect to higher density schemes.  Development in the higher and 

mid value sub markets is viable at 35% Affordable Housing, whereas 

at 35 dph viability was stronger, delivering 40% Affordable at the top 

end of the market. 

4.16 The reason for this relatively weaker viability is simply the 

relationship between values and costs, where residual values are 

relatively lower with smaller units.  This can be appreciated from 

Table 3.1 which shows that values per square metre for smaller 

family housing (semis and smaller detached) generates higher prices 

per square metre than for e.g. flats.  Flats have the added 

disadvantages of having common areas which are not ‘saleable 

space). 
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Residual values at 55 dph 

4.17 The High Level Testing analysed residual values at 55 dwellings per 

hectare.  This is a mix with 50% of units as flats and terraces; 

therefore a less viable layout.   

4.18 Figure 4.4 shows residual values in tabular and graphical format for 

the 55 dph scheme: 

 Figure 4.4 Residual values (£ million per hectare) at 55 
Dwellings per Hectare 

 

4.19 The figure shows that whilst residual values hold up well to 35% 

Affordable Housing in the (three) higher and mid-market locations, 

they fall significantly in the lower two sub markets giving 25% 

Affordable Housing as viable. 

4.20 Beyond 40% Affordable Housing, residual value are negative for all 

sub markets. 

Residual values at 65 dph 

4.21 The 65 dph scheme assumes a mix of 40% flats and 25% terraces, 

therefore a high proportion of smaller units.  The mix is reflected in 

residual values which are negative in all locations above 40% 

Affordable Housing. 
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4.22 Figure 4.5 shows residual values in tabular and graphical format for 

the 65 dph scheme: 

Figure 4.5 Residual values (£ million per hectare) at 65 
Dwellings per Hectare 

 

4.23 The figure shows that viability is significantly weaker at this higher 

density.  Whilst Affordable Housing is deliverable at 25% in the 

stronger (three) sub markets, only a 10% target appears viable in the 

weaker (two) sub markets. 

4.24 This does not prohibit the Council setting much more robust targets.  

But it does mean that with higher density schemes, greater flexibility 

will be likely to be needed in negotiation. 

Residual values at 75 dph 

4.25 75 dph is the highest density tested.  This scheme is made up 70% 

from apartments and terraces.  This has significant implications for 

viability.   

4.26 Figure 4.6 shows residual values in tabular and graphical format for 

the 75 dph scheme: 
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Figure 4.6 Residual values (£ million per hectare) at 75 
Dwellings per Hectare 

 

4.27 The figure shows clearly that only a limited number of scenarios are 

viable.  These are largely in the higher value sub markets at lower 

percentages of Affordable Housing. 

Further tests – Affordable Housing  

4.28 A number of further viability tests have been undertaken.  The 

baseline assessments (Figures 4.1 to 4.6 above) assume a ‘Housing 

Needs’ driven Affordable element including 75% Social Rent.  These 

are scenarios which drive viability down to levels below what might 

be achieved were the Affordable Housing element to be more evenly 

split.  Figure 4.7 below shows residual values and viability for a 

scheme where the Affordable Housing element is split three ways 

equally between Social Rent, Affordable Rent and Shared Ownership: 
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Figure 4.7 Residual values (£ million per hectare) at 35 
Dwellings per Hectare; three way Affordable Housing split: 

 

4.29 Figure 4.7 shows that the increase in higher value Affordable Housing 

mean a shift to higher levels of viability.  At the top of the market, it 

means Affordable Housing at 50% (rather than 40%) and in the 

lower value areas, it means an increase feasible from 30% Affordable 

to 35% Affordable. 

4.30 At higher density the effect is generally similar as shown in Figure 4.8 
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Figure 4.8 Residual values (£ million per hectare) at 35 
Dwellings per Hectare; three way Affordable Housing split 
compared with a Housing Needs approach 

 

4.31 This (Figure 4.8) shows that increasing from the Housing Needs 

assumption to a three way split shifts viability from 25% Affordable 

Housing to 40% in the higher value sub markets and from (broadly) 

20% to 35% in the mid markets.  Critically, at the lower end of the 

market, Affordable Housing can be delivered at an additional 10% 

(10% to 20%). 

Further tests – at full Section 106 requirements 

4.32 An increased level of Section 106 will impact on residual values.  

Figure 4.9 compares the residual values at 35 dph between a scheme 

at lower (£10,000 a unit) and higher (£27,000 a unit) Section 106 

requirements. 
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Figure 4.9 Residual values (£ million per hectare) at 35 
Dwellings per Hectare; three way Affordable Housing split; 
lower versus higher Section 106 requirements 

 

4.33 The figure (4.9) indicates that Affordable Housing contributions can 

be achieved at 50% in the higher value sub markets and at 35% in 

the lower value sub markets at lower Section 106 levels, yet at 40% 

and 25% respectively at higher Section 106 levels. 

Further tests – at a higher land value benchmark 

4.34 The land value benchmark considered thus far is £400,000 per 

hectare.  This is agreed through the consultation.  The figure is a 

multiple of agricultural land.  Brown field site benchmarks are 

calculated normally by reference to a value above existing use with a 

‘plus’ factor of circa 20%.  Further tests have been run with a 

benchmark at £1 million per hectare. 
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Figure 4.10 Viable Affordable Housing percentages at lower 
land value benchmark; three way Affordable Housing split; 35 
dph 
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4.35 Figure 4.10 shows the impact of a higher land value benchmark on 

the viability of Affordable Housing at 35 dwellings per hectare.  The 

impact is perhaps not as significant as may be expected, although 

having a higher benchmark could be very significant to Affordable 

Housing delivery on a large brown field site where delivery might be 

10% lower than on an equivalent green field site. 

4.36 The effect of a higher land value benchmark at higher density is 

however much more significant.  Figure 4.11 shows the effect for a 

scheme at 65 dwellings per hectare. 
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Figure 4.11 Viable Affordable Housing percentages at lower 
land value benchmark; three way Affordable Housing split; 65 
dph 
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4.37 Figure 4.11 shows that at higher density having a higher land value 

benchmark is critically significant in lower value locations, where 

only nominal (to nil) percentages may be viable.  This reflects a 

coming together of relatively low residuals with relatively high land 

value benchmarks. 

Conclusions on High Level Testing 

4.38 This chapter has set out the High Level Testing process and results.  

It sits alongside the testing of the strategic sites (Chapter 5) in terms 

of policy formulation. 

4.39 High Level Testing has a very important part to play in setting targets 

for Affordable Housing in particular and it provides a basis for 

forward planning for local authorities.  Its role is to provide a robust 

starting point for site specific negotiations and to give local planning 

authorities a reference point for negotiating Section 106 

contributions. 
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4.40 High level testing takes place against the backdrop of the current 

market.  Prices have been static in the District since the beginning of 

2025 and costs have been increasing.  This situation won’t 

necessarily prevail throughout the Plan period, yet it is difficult to 

forecast how the relationship between values and costs will change 

with time. 

4.41 The extent of the testing needs careful management.  The process is 

in principle inexhaustible in that any number of scenarios and tests 

can be carried out.  The natural end point then would be an 

inexhaustible number of policies and policy positions.  This would be 

impractical so only the main tests are carried out. 

4.42 The viability assessment process remains unsophisticated.  NPPG 

steers assessors to a dual process in analysing developer margin and 

land owner return.  In many cases, it’s not so straightforward and, 

importantly, different types of development provide different 

balances between the two main types of return.  This is not 

recognised in national planning policy guidance. 

4.43 Clearly the High Level Testing is indicative only.  Within sub markets 

there will be hot and cold spots which the testing cannot practically 

highlight.  The mixes selected here for each of the densities may co-

incide with what developers are bringing forward and policy may 

change the needs equation.  Construction costs are bespoke to 

individual developers and contractors and again the uniqueness of 

these numbers is smoothed over by using industry standard figures. 

4.44 This all being said, the testing process brings forward a number of 

important findings. 

4.45 Dwelling prices in the Braintree District are strong at the top end of 

the market, and robust at the bottom.  This means that the quantum 

of Section 106 delivered (including Affordable Housing) is strong.  At 

a density of 35 dwelling per hectare, Affordable Housing targets at 

40% (three higher sub markets) and 30% in the lower three sub 

markets are viable.  This reflects an Affordable Housing element 
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substantially (75%) made up of Social Rent.  The testing of schemes 

including a 50%:50% Affordable Rent and Shared Ownership split 

suggests that even at higher densities a higher percentage of 

Affordable Housing overall can be delivered. 

4.46 The tenure of Affordable Housing is critical however at higher 

densities.  Where the Affordable element includes a high percentage 

of Social Rented homes, the overall viable percentage above 55 dph 

begins to fall below 30% and collapses to around 15% (higher end) 

with schemes that are substantially flats. 

4.47 Indeed, dwelling type has a big impact on viability.  Braintree is not 

an apartment market, this means that the ability for developers to 

recoup costs through values is limited.  Moreover flats have common 

parts which means building for areas which are not saleable – the 

nett to gross issue.  The analysis suggests that the most efficient way 

of raising land value is through family housing in the mid-range, 

particularly three bed. 

4.48 The testing assumed a fair Section 106 loading – the baseline tests 

assumed no education impact.  Where this is factored in, it appears 

that the ability to deliver Affordable Housing viably reduces by 

around 10% in a 35 dph scheme.  This is a trade-off which may be 

reality in some larger schemes (although it should noted, Chapter 5) 

that build costs are tested at a lower rate than has been the case 

there, so actually no trade may face the LPA. 

4.49 Viability is defined not only by residual value but also by land value 

benchmarks.  There is an argument to be followed which posits that 

benchmarks should be same across all sites.  This is because in a 

transparent land market, land owners know what land ‘goes for’.  If 

this was completely the case, then the £400,000 per hectare adopted 

would apply to all sites.  The reality is however that some sites have 

existing uses which are higher than that; typically sites with 

commercial and/or business use.  Testing at a higher benchmark in 

principle reduces the ability of a local authority to deliver Section 

106. 



 

Braintree Whole Plan Viability Assessment 2026 P a g e  45 | 183 

 

4.50 Given the specific economics of the Braintree market, it appears that 

a 10% reduction in Affordable Housing is likely between the two 

benchmarks (loosely green versus brown field) at a density of 35 

dph.  The effects are most significant however at higher density 

where in the lower value locations the confluence of low residual 

values and high existing use means that Section 106 delivery comes 

under intense pressure. 

4.51 The results of the High Level Testing are robust and stand scrutiny 

with the government’s own Land Values for Policy Testing work 

(https://www.gov.uk/government/publications/land-value-

estimates-for-policy-appraisal-2023) which suggests that for the 

District a range of residual values between £3.2 million and £3.7 

million is appropriate for schemes between 25 and 40 dph.  These 

figures are understood not to include the impact of Affordable 

Housing. 

4.52 Compared with the figures in this chapter, it would appear that 

actually the assumptions made on costs and infrastructure loading 

are too cautious.  

 

 

 

 

 

 

 

 

 

 

https://www.gov.uk/government/publications/land-value-estimates-for-policy-appraisal-2023
https://www.gov.uk/government/publications/land-value-estimates-for-policy-appraisal-2023
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CHAPTER 5 – STRATEGIC SITE ANALYSIS  

5.1 The Council has several key sites being promoted through the Plan.  

The key sites will comprise a major part of the Plan’s housing supply 

and are therefore vital to overall delivery. 

5.2 In terms of viability, large sites have the advantage of being able to be 

constructed at lower costs due to economies of scale; they are 

normally developed by volume house builders who have the 

expertise to keep costs competitive.  For this reason, lower quartile 

build costs have been adopted in the viability testing.  

5.3 On the other hand, large sites are disproportionately affected by 

infrastructure requirements.  They attract ‘big ticket’ items like 

schools, major roads and recreation Section 106 obligations. 

5.4 In many respects they are more challenging to assess because they 

are delivered over a long period of time and sometimes over more 

than one housing market cycle.  This means phasing can be critical to 

the outturn viability.  In the current market overage agreements for 

large sites is the appropriate way ahead in many cases. 

5.5 The strategic sites assessed here are: 

 Kings Dene – Land North, West and South West of the settlement 

of Kelvedon.  This is development planned for 5,600 homes; 

 Land East of Braintree.  This land is planned for up to 2,660 

dwellings; 

 Land North of the A12 at Hatfield Peverel.  This site should deliver 

1,150 new homes; 

 Land South and North East of Halstead.  Development here will be 

in the region of 2,850 dwellings. 
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Development at Kings Dene, Kelvedon 

5.6 The site (Map 1) comprises approximately 250 hectares, based on a 

dwelling density of 35 dph and a net to gross efficiency of circa 70%.  

The site is green field and in agricultural use. 

 Map 1 Site at Kings Dene 

 

 

5.7 The site is located in the higher value Eastern Settlements sub 

market of the District and prices here are strong with, for example, a 

three bed semi-detached new build at close to £400,000 in value. 

5.8 The infrastructure loading for this development is high.  The main 

items are a new secondary school and improvements to the A12 

junction nearby. 

5.9 Table 5.1 on the following page sets out a summary of the main 

viability assumptions and the currently envisaged infrastructure 

requirements. 
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Table 5.1 Viability assumptions and infrastructure requirements – Kings Dene 
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5.10 This suggests an infrastructure loading of around £33,619 per unit 

including local and District-wide requirements.  This is a very 

significant requirement. 

 Viability testing 

5.11 The Results sheet (Figure 5.1) for the scheme assessment is shown 

below: 

 Figure 5.1 Results – Viability for Kings Dene 

 

5.12 This shows a residual value of £64,345,000.  This broadly balances 

with the land value benchmark at around 33% Affordable Housing, 

with this being valued at £180,000 per unit blended.  The scheme 

generates £188,266,000 of planning obligations over and above 

Affordable Housing.  The full appraisal is set out at Appendix 4. 
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Development at Land East of Braintree 

5.13 The site (Map 2) comprises approximately 107 hectares, based on a 

dwelling density of 35 dph and a net to gross efficiency of circa 70%.  

The site is green field and in agricultural use. 

 Map 2 Site at Land East of Braintree 

 

5.14 The site is located in the higher value Braintree sub market of the 

District and prices here are towards the lower end of the District 

with, for example, a three bed semi-detached new build at close to 

£360,000 in value. 

5.15 As for Kings Dene, the infrastructure loading for this development is 

high.  The main items are a new secondary school and improvements 

to the A120 junction at Galleys Corner. 

5.16 Table 5.2 on the following page sets out a summary of the main 

viability assumptions and the currently envisaged infrastructure 

requirements. 
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Table 5.2 Viability assumptions and infrastructure requirements – East of Braintree 
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5.17 This suggests an infrastructure loading of around £41,179 per unit 

including local and District-wide requirements.   

 Viability testing 

5.18 The Results sheet (Figure 5.2) for the scheme assessment is shown 

below: 

 Figure 5.2 Results – Viability for Land East of Braintree 

  

5.19 This shows a residual value of £30,037,000.  This broadly balances 

with the land value benchmark at around 13% Affordable Housing, 

with this being valued at £180,000 per unit blended.  The scheme 

generates £109,536,000 of planning obligations over and above 

Affordable Housing.  The full appraisal is set out at Appendix 5. 

5.20 This is a weak Affordable Housing outcome and the scheme 

demonstrates that in a lower value housing market area, a high 

infrastructure loading will ‘crowd out’ Affordable Housing. 
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Land North of the A12 at Hatfield Peverel 

5.21 The site (Map 3) comprises approximately 49 hectares, based on a 

dwelling density of 35 dph and a net to gross efficiency of circa 70%.  

The site is green field and in agricultural use. 

 Map 3 Site at Land North of the A12 at Hatfield Peverel 

 

5.22 The site is located in the High Value Eastern Settlements sub market 

of the District and prices here are at the top end of the market with, 

for example, a three bed semi-detached new build at close to 

£400,000 in value. 

5.23 The infrastructure loading for this development is relatively low.  

There are no notable major items. 

5.24 Table 5.3 on the following page sets out a summary of the main 

viability assumptions and the currently envisaged infrastructure 

requirements. 
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Table 5.3 Viability assumptions and infrastructure requirements – Land North of the A12 at Hatfield 

Peverel 
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5.25 The infrastructure loading for site specific and district wide loading is 

circa £12,000 per unit. 

 Viability testing 

5.26 The Results sheet (Figure 5.3) for the scheme assessment is shown 

below: 

 Figure 5.3 Results – Viability for Land North of A12 Hatfield 

Peverel 

 

5.27 This shows a residual value of £12,192,000.  This broadly balances 

with the land value benchmark at around 45% Affordable Housing, 

with this being valued at £180,000 per unit blended.  The scheme 

generates £13,536,000 of planning obligations over and above 

Affordable Housing.  The full appraisal is set out at Appendix 6. 

5.28 This is a strong Affordable Housing outcome and the scheme 

demonstrates that with a modest infrastructure loading a high 

Affordable Housing target can be achieved. 
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Land South and North East of Halstead 

5.29 The site (Map 4) is for 2,850 homes comprises approximately 122 

hectares, based on a dwelling density of 35 dph and a net to gross 

efficiency of circa 70%.  The site is green field and in agricultural use. 

Map 4 Site at Land South and North East of Halstead 

 

5.30 The site is located in the lower value Halstead and Sible Hedingham 

sub market of the District and prices here are at the top end of the 

market with, for example, a three bed semi-detached new build at 

close to £355,000 in value. 

5.31 The infrastructure loading for this development is £20,354 per 

dwelling. 

5.32 Table 5.4 on the following page sets out a summary of the main 

viability assumptions and the currently envisaged infrastructure 

requirements. 
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Table 5.4 Viability assumptions and infrastructure requirements – Land South and North East of 

Halstead 
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5.33 The infrastructure loading for site specific and district wide loading is 

circa £20,354 per dwelling per unit. 

 Viability testing 

5.34 The Results sheet for the scheme assessment is shown below. 

 Figure 5.4 Results – Viability for Land North and South East of 

Halstead 

 

5.35 This shows a residual value of £32,729,000.  This broadly balances 

with the land value benchmark at around 25% Affordable Housing, 

with this being valued at £180,000 per unit blended.  The scheme 

generates £58,012,000 of planning obligations over and above 

Affordable Housing. The full appraisal is set out at Appendix 7.  

Testing the strategic sites over the longer term of the Plan 

5.36 The analysis which precedes relates to a snap shot of viability now.  

5.37 There are two main variables which can changes with time.  The first 

is the infrastructure loading.  Clearly, where this is lower than 

anticipated on the tables above, then more Affordable Housing is 
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deliverable.  This is relatively easily accommodated via updates to 

the appraisals. 

5.38 The other variable is the housing market and potential changes to 

prices and costs.  Two main sensitivity tests have been carried out 

here: 

 Assuming an historic annual increase in house prices over the 

last 15 years (5% according to HMLR data for Braintree along with 

an historic increase of 3% in build costs (BCIS data).  

 Assuming an historic increase in house prices of 3% along with 

an increase of 3% in build costs (BCIS data); so where prices keep 

pace with costs. 

5.39 Table 5.5 sets out the residual values for the strategic sites taking 

into account house prices and build cost inflation over the Plan 

period. 

Table 5.5 Residual values for the strategic sites projected over 

the Plan period 

RESIDUAL VALUES PER HECTARE  
      

Kings Dene at 50% Affordable Housing  House Prices  

  5% 3% 

Build Costs at 3% £1,772,658 £385,394 

Hatfield Peverel at 50% Affordable Housing  House Prices  

  5% 3% 

Build Costs at 3% £1,949,816 £759,551 

East of Braintree at 40% Affordable Housing  House Prices  

  5% 3% 

Build Costs at 3% £1,681,334 £178,000 

Halstead at 40% Affordable Housing  House Prices  

  5% 3% 

Build Costs at 3% £3,221,000 £1,344,376 
      

 

5.40 The results assume the same assumptions as for the High Level 

Testing but with projected value changes.  The results reflect 
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infrastructure costs evenly spread over the period of each scheme.  

Appendix 8 sets out an appraisal (for the East of Braintree site) as an 

example. 

5.41 Assuming an historic performance of development variables (prices 

at 5% and costs at 3%) the schemes at Kings Dene and Hatfield 

Peverel are viable at 50% Affordable Housing and the schemes at 

East of Braintree and Halstead are viable at 40% Affordable Housing.   

5.42 If house prices match build costs over the Plan period then Hatfield 

Peverel is viable at 50% Affordable Housing, Kings Dene is marginal 

at 50% Affordable Housing, East of Braintree produces a positive 

residual at 40% Affordable but this likely to fall below the benchmark 

and land at Halstead is viable at 40% Affordable Housing. 
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CHAPTER 6 – COMMERCIAL PROPERTY DEVELOPMENT 

6.1 Whilst residential development is the main focus of the Whole Plan 
Viability Assessment, the study should test commercial property 
development for viability. 

 
6.2 This chapter looks at the economics of development for retail, offices 

and light industrial uses, beginning with a summary overview of the 
market. 

 
Summary of the commercial market 
 

6.3 The retail property market in the District includes traditional high 
street shop uses in the main centres of Braintree and Witham, 
alongside shopping centres such as George Yard and out-of-town 
centres such as Braintree Village and Braintree Retail and Leisure 
Yard.  Yields for mixed use retail schemes are currently around 7.5%, 
with rents for larger units around £140 per square foot. 

6.4 The wider commercial property market in the Braintree District is 
strong and linked closely to the wider Essex and South East 
(particularly M25) commercial markets. 

6.5 Essex is recognised as a national hub for import and export freight 
and logistics, a sector employing around 50,000 people.  The Greater 
Essex Property Market Review (April 2026) states that the County: 

‘Has a strong track record for attracting Foreign Direct Investment 
(FDI) projects…………………….With access to two of the UK’s busiest 
freeports, Freeport East and Thames Gateway, direct links by car and 
train, and a coastal geographical advantage for offshore energy, Essex 
offers a competitive edge for national and international freight and 
logistics. It also has access to two international airports, London 
Stansted Airport’. 

6.6 Braintree District has a number of significant commercial locations 
including Horizon 120 Business, Innovation and Logistics Park based 
to the south of Great Notley.  This is a site of 65 acres developed 
following £24.3 million invested by Braintree District Council into the 
land and infrastructure, in partnership with commercial developer 
The Marshgate Group.  In 2024, planning permission was granted for 
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Phase 2 of Horizon 120, for an additional 592,000 sq ft of industrial 
warehousing.  The report states further that the County is a: 

‘Hub for innovation and production excellence…….Home to the UK’s 
second-largest cluster of advanced manufacturing and engineering 
companies, it hosts 4,200 businesses.  The region’s advanced 
manufacturing capabilities have attracted some of the UK’s leading 
manufacturers, including those in the aerospace and zero-emission 
vehicle industries. Notable companies such as Raytheon UK, 
Leonardo, and Teledyne e2v are leaders in the global defence and 
security market, providing products to the Ministry of Defence.’  

6.7 Witham is a second key commercial location. 

6.8 It is well placed for logistics companies, which occupy the town’s 
industrial estates.   Freebournes is the largest commercial area in 
Witham and consists of a mixture of warehouse/industrial and office 
blocks.  Occupiers include Crittall Windows and Simarco.  Planning 
permission has been granted for 160,000 sq ft of B2/B8 warehousing 
at Burghey Brook, Witham. Phase 1a is nearing completion. 

6.9 Commercial Mortgage Brokers Research find that in the ‘Witham-
Braintree A12 Spine’, yields for industrial/warehousing are in the 
range 5.5% to 7.5% 

6.10 The demand for offices remains robust.  As in many districts the 
market is split between bespoke units either as wholly office 
buildings or supporting industrial/warehousing, and, on the other 
hand, smaller offices within town centres and supporting retail and 
high street uses. 

6.11 Glenny’s Office ‘Databook’ reports stable rents for offices at around 
£15 per square foot with  ‘Grade A space coming forward over the 
next 15 months at Panattoni Park.  The firm states further that 
‘owner occupier capital values [have] stabilised across all locations in 
Q1 2026, bringing to an end the downward shift seen over the past 
few years.’    

6.12 Commercial Mortgage Brokers Research find that ‘Across the rest of 
the market, prime and well-let secondary offices across Essex ‘trade 
broadly in the 6.5% to 8% yield range’. 
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Retail property development viability 

6.13 The assumptions on rental values and yields are set out in Table 3.7 

above.  The assumed costs are set out in Table 3.8 above.  There was 

no feedback on these assumptions.  To reflect the fact that new 

commercial development in the district is likely to be delivered in 

larger sites, I have adopted the BCIS Lower quartile costs. 

6.14  Table 6.1 below sets out residual values for the range of retail units – 

100, 200 and 400 square metres. 

 Table 6.1 Retail development viability 

 

6.15 The table shows that retail, if developed in smaller units within larger 

schemes is likely to generate strong residual values in excess of the 

land value benchmark generally adopted for the study. 

6.16 Smaller units look very viable with a surplus of approaching £4 

million per hectare being generated over and above the land value 

benchmark (equivalent of £400,000 per hectare). 

6.17 Larger units (400 square metres) produce a negative residual 

following local rent, yields and BCIS costs.   

6.18 The lesson to be drawn here is not that this form of development is 

unviable, but that retail space, in order to be viable, needs to focus on 
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smaller units where the rental is highest, and best covers the costs 

incurred. 

Light industrial property development viability 

6.19 The assumptions on rental values and yields for industrial are set out 

in Table 3.7 above.  The assumed costs are set out in Table 3.8 above.  

These was no feedback on these assumptions.  As for retail, I have 

adopted BCIS Lower Quartile costs. 

6.20 Table 6.2 below sets out residual values for the range of industrial 

units – 100, 200 and 400 square metres. 

 Table 6.2 Industrial development viability 

  

6.21 The table shows an optimistic picture for industrial property 

development.   

6.22 For smaller units the residual value exceeds the benchmark by some 

£.5 million per hectare.  For a larger unit the appraisal shows a small 

deficit, although with a margin of 10% (rather than 15%) the scheme 

will be in surplus (by around £100,000). 

6.23 This form of development has few viability challenges on the basis of 

the evidence. 
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Office development viability 

6.24 The assumptions on rental values and yields for industrial are set out 

in Table 3.7 above.  The assumed costs are set out in Table 3.8 above, 

where, as for the retail and industrial analysis, I have adopted the 

BCIS lower quartile costs.  I have amended all office yields to 7% in 

the light of the market information preceding, and increased the 

rental on the larger unit to £150 per square metre. 

6.25 Table 6.3 below sets out residual values for the range of industrial 

units – 100, 200 and 400 square metres. 

 Table 6.3 Industrial development viability 

  

6.26 This analysis suggests a problem as negative residuals are evidence, 

and, in the case of larger units the residuals are very negative. 

6.27 In large measure, the numbers appear more pessimistic than what 

the market is reporting.  There are a number of explanations for this.  

Perhaps the most important is that with a significant proportion of 

commercial development, units are not built speculatively, but to 

contract for a bespoke client. 

6.28 It will also be the case that often here costs are considered much 

longer term and funded through a commercial mortgage.  Longer 
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term financing allows the client to pay more for units and to spread 

the costs more evenly. 

6.29 Where units are built to order, the developer margin will not be a 

commercial one, but a contractor; and this is included within the BCIS 

baseline costs, again allowing the property to be developed at much 

lower cost. 

6.30 Re-running the office analysis again, removing the margin for a non 

speculative scheme, generates a surplus approaching £1 million for 

the scheme of 100 square metres. 
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CHAPTER 7 OTHER DEVELOPMENT SECTORS 

7.1 The Whole Plan Viability Assessment requires an analysis of the 

viability of additional sectors.  This chapter looks at the viability of 

Retirement Housing, Hotels and HMOs (Houses in Multiple 

Occupation). 

Retirement Housing 

7.2 Retirement Housing is key in delivering a wide housing supply offer 

locally.  Retirement Housing here is Market Housing for those usually 

older than 55 (this is the way it is often marketed). 

7.3  The economic advantage of this type of housing is that it normally 

has a sizeable premium (typically 20% to 40%) over and above 

apartments in the general market.  This advantage is however offset 

by the areas required for common space and circulation. 

7.4 A residual development appraisal has been carried out utilising local 

scheme comparable data and BCIS industry standard costs.  The 

comparable retirement apartments are shown on the following page 

in Figure 7.1. 
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Figure 7.1 Retirement apartment values 
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7.5 The comparables have been applied to a one hectare scheme of, one 

and two bed retirement apartments.  These are evenly split within a 

scheme of 60 units. 

7.6 The indicative new build prices are determined by plotting the 

relationship between price per square metre and dwelling size, as 

shown in the Figure (7.1). 

7.7 The results of a scheme including 30% Affordable Housing are shown 

in the appraisal in Figure 7.2 on the following page. 
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Figure 7.2 Development appraisal of a 60 unit Retirement scheme  
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7.8 The appraisal shows the total GDV achieved by a mixed tenure 

scheme including Affordable Housing.  Construction costs are taken 

at a higher rate than mainstream housing and an allowance for 

external works and contingency is included.   

7.9 Total GDV is £17.76 million and total development costs are £16.24 

million.  The land value benchmark is £400,000 per hectare which 

gives a surplus of £1.11 million.  There is an allowance of £10,000 per 

unit for Section 106 over and above Affordable Housing. 

7.10 On this basis, an Affordable Housing contribution at 30% is viable. 

7.11 The appraisal has been run in addition at a range of Affordable 

Housing targets.  Figure 7.3 sets out the residual values  

 Figure 7.3 Residual values for Retirement Housing   

 

7.12 This suggests that Affordable Housing will be viable up to, and in 

some cases beyond, 40%. 

7.13 In practice, Affordable Housing with this type of scheme (Retirement 

Housing) will be delivered via a commuted sum. 

7.14 Table 7.1 sets out indicative commuted sums at a range of Affordable 

Housing percentages.  These are calculated as the difference between 
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a scheme with no Affordable Housing contribution and the residual 

value at the relevant Affordable Housing target. 

 Table 7.1 Indicative Affordable Housing commuted sums 

  Affordable Housing Percentages 

  0 10 20 30 40 50 

Residual Value  £3,258,657 £2,675,801 £2,094,946 £1,513,090 £931,235 £349,379 

              

Commuted Sum    £582,856 £1,163,711 £1,745,567 £2,327,422 £2,909,278 

 

7.15 In conclusion, this type of development is viable to deliver significant 

percentages of Affordable Housing.  As with other forms of 

development, viability will depend on existing use and in some 

instances the site will be brown field.  This will normally limit the 

viable percentage deliverable. 

 Hotel sector 

7.16 It is understood that currently hotels do not make a contribution 

towards Affordable Housing although may make contributions 

towards other community benefits. 

7.17 Hotels vary in terms of scale within the District.  Research has been 

carried out however to establish the viability of their development.  

Whereas for Retirement Housing and residential more generally, 

viability can be assessed via a residual appraisal, hotels are typically 

assesed via the Profits Method.  Figure 7.4 identifies a range of hotels 

along with their rent per room per night: 
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Figure 7.4 Hotel comparables – rents per room per night 

 

7.18 The comparables suggest a rent of circa £95 per night. 

7.19 Table 7.2 below describes the economics of the example hotel 

development. 
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Table 7.2 Viability of hotel development 

Rooms per hectare  150 

Income per room per day  £95 

Income per room per annum £34,675 

Income per annum - 150 rooms  £5,201,250 

Occupancy at 85% £4,421,063 

Labour - Staff/Management at 30% Turnover  £1,326,319 

Expenses - Property, Utilities & Food at 25% Turnover £1,300,313 

Marketing at 10% Turnover  £520,125 

Total Expenses  £3,146,756 

    

Gross Profit £1,274,306 

    

Construction Costs    

    

Room Size - 15 Sq M  15 

Rooms  150 

Nett Area  2250 

Gross to Nett at 30% 2925 

    

Build Costs    

Per Square Metre £2,500 

Externals at 15% £375 

Contingency at 5% £144 

Fees, Marketing & Margin @ 1.4 Costs  £1,208 

Total  £4,226.25 

    

Total Construction Costs  £12,361,781 

Mortgage finance at 5% at 70% Loan  - Repayment  700000 

Depreciation at 3% Contract Sum £370,853 

Profit Before Tax  £203,453 

Tax at 25% £50,863 

    

Net Profit  £152,590 

    

Income  £152,590 

    

Yield  6% 

YP 16.67 

    

Capital Value  £2,543,160 
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7.20 Turnover on a nett basis, taking occupancy into account is £4.4 

million.  With industry standard assumptions - 

https://www.knightfrank.co.uk/research/sectors/hotels - the gross 

income is circa £1.3 million. 

7.21 Adopting BCIS indicative costs for the development, funded over 25 

years, and taking depreciation into account, gives a profit before tax.  

Taking a net profit at a going rate yield of 6% gives a capital value of c 

£2.5 million. 

7.22 This is well in excess of the land value benchmark and it concludes 

that the sector could provide Affordable Housing contributions if 

required. 

Houses in Multiple Occupation (HMOs) 

7.23 An increasingly important development sector is Houses in Multiple 

Occupation (HMOs). 

7.24 The valuation of an HMO is via the investment method.  This takes 

the net rental incomes multiplied by an appropriate yield. 

7.25 Comparable room rental are shown in Table 7.3 on the following 

page. 

https://www.knightfrank.co.uk/research/sectors/hotels
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Table 7.3 Rooms for rent – Braintree area 
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7.26 The comparables (Table 7.3) suggest a gross rental of £8,661 per 

annum. 

7.27 Assuming a deduction from gross rent to net rent at 15%, this gives a 

net rent of £7,362 per square metre. 

7.28 I have taken a yield of 7% for HMOs in Essex - 

https://england.landlordsguild.com/article/hmo-investment-yields-

regions-compared-2024.  The valuation per room is then: 

 £7,362 x YP in perp at 7% = £105,171. 

7.29 Table 7.4 sets out the development appraisal for a HMO scheme: 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://england.landlordsguild.com/article/hmo-investment-yields-regions-compared-2024
https://england.landlordsguild.com/article/hmo-investment-yields-regions-compared-2024
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Table 7.4 Development appraisal – HMO scheme 

Capital Value per Room (HMO) £105,171 

    

Rooms - Sq M  16 

    

Capital Value per Sq M  £6,573 

    

BCIS Sheltered Housing per Sq M  £2,400 

    

Externals Works at 15% £360 

Contingency at 5% £138 

Total Construction  £2,898 

Gross to Net at 20% £3,478 

    

Fees at 10% £348 

    

Finance at 8% £306 

    

Marketing at 3% GDV £197 

    

Margin at 20% GDV £1,315 

    

Total Development Costs  £5,643 

    

Residual Value per Sq M  £930 

    

Coverage - 60 flats per ha   

Average flat size at 50 Sq M    

Total Floor Area 3000 

    

  £2,789,897 

    

LVB  £400,000 

    

Surplus  £2,389,897 
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7.30 This suggest a strong residual and a large surplus over and above the 

land value benchmark.  This type of scheme can therefore deliver 

significant Section 106 contributions. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Braintree Whole Plan Viability Assessment 2026 

  Page 80 

CHAPTER 8 – FINDINGS AND CONCLUSIONS 

Main objectives 

8.1 The main objectives of the Whole Plan Viability Assessment have 

been have been to test the full spectrum of policies against the range 

of development types coming forward over the Plan period.  The 

Council require an up-to-date evidence base that will provide a 

justification for those policies. 

8.2 The analysis carried out here is comprehensive and covers high level 

testing for residential development as well as an analysis of strategic 

sites.  In addition other key sectors have been analysed including 

commercial (retail, industrial and offices), Retirement Housing, 

Hotels and HMOs. 

 The current property market 

8.3 Generally the current property market, as measured by residential 

development is in a very difficult place.  A number of factors 

including the UK exit from the European Union and Covid, have 

forced labour and material costs higher, increased job insecurity and 

delivered cost-of-living challenged that previous housing market 

cycles have not faced.  Construction costs are currently rising against 

a backdrop of static house prices. 

8.4 An accumulation of housing shortfall year on year means that 

infrastructure provision is playing ‘catch up’ with the existing stock.  

New house building is falling (Quarter 2 2026 versus Q2 2025) 

around 100,000 short of the government’s target.  Supply in the 

capital has all but collapsed.  A lack of housing land supply means 

land deals are often done at prices which don’t discount for 

infrastructure provision.  Local opposition to development prevents 

LPAs putting sufficient land into the pipeline to prevent this 

happening. 
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The assessment process 

8.5 The assessment process for the WPVA is rigorous.  It involved 

following national guidance on viability assessment, the use of a 

leading software model for assessment, the sourcing of best available 

industry standard data. 

8.6 Importantly, the work reflects helpful feedback given by the Council’s 

Steering Group, DAC Planning and development stakeholders. 

8.7 The approach and work undertaken also reflects feedback given at 

the Developer Forum held on the 8th June 2026. 

8.8 The inputs on infrastructure requirements and costs therefore, are 

thanks to the excellent work by Troy Planning.  

Analysis – residential High Level Testing 

8.9 High Level Testing is critical to policy development as it provides a 

starting point for understanding what might be viable from any site 

being brought forward through planning.  It provides a template for 

understanding the results from the large sites as well as for smaller 

and windfall sites. 

8.10 Viability is strong for family housing development – tested in the 

range 25 to 35 dph.  The analysis shows that in the higher value 

markets a 40% Affordable Housing target is viable even where Social 

Rent makes up the major part of the Affordable element. 

8.11 At the lower end of the market, a 30% Affordable Housing target is 

viable with that same Affordable Housing composition.  With a three 

way split in the Affordable element, the deliverability of schemes 

increases up a range 35% to 50%. 

8.12 Density however plays a significant role in determining the viability 

of schemes.  Braintree is essentially a suburban and rural housing 

market and the inclusion of apartments in a scheme is generally 

detrimental to viability.  At much higher densities -  55 dph through 

to 75 dph – Affordable Housing is much more challenging, and 
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without a higher proportion of Intermediate Affordable the overall 

levels of delivery will fall significantly. 

8.13 Where development happens, is also important for viability not just 

in terms of dwelling prices.  Existing use plays an important role and 

green field land value benchmarks are conventionally lower than 

those for brown field. 

8.14 This being said, if the Council wants to differentiate targets between 

green and brown field then it needs to consider that although land 

value benchmarks might be lower for green field, the costs of 

development with green field are higher.  This particularly relates to 

infrastructure. 

8.15 The High Level Testing results support the current policy position 

which is a split between 30% and 40% Affordable Housing.  This can 

be sustained for family housing and lower density schemes with the 

rider that viability does become more challenging with higher 

density and schemes including flats. 

Strategic site viability 

8.16 Four major sites have been tested in detail.  Two (Kings Dene, North 

West and South of Kelvedon – LPR 26 and Land North of the A12 at 

Hatfield Peverel – LPR 28) are from higher value areas.  The other 

(Land East of Braintree – LPR 23; and Land South and North East of 

Halstead – LPR 24) are in lower value markets.  This impacts on 

viability significantly. 

8.17 The infrastructure loading are also highly significant and these are 

very varied.  The highest loading is for the Braintree site (£41,000 

per dwelling) which happens in a weaker sub market.  The loading 

for the Hatfield Peverel site is only £12,000 per dwelling which 

happens in a stronger housing area.  The loadings for Kings Dene and 

Halstead are £34,000 per unit and £20,000 per unit respectively).   

8.18 The differential loadings are borne out in the viability.  Whilst, in the 

current market situation, a 45% Affordable Housing target looks 
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viable, at the Braintree site, 13% is the current maximum.  At Kings 

Dene, with relatively high loading, a 33% Affordable Housing target 

looks viable now, and at Halstead, a 20% Affordable Housing target. 

8.19 The housing market, and the key viability gap, which is the 

relationship between prices and costs, is however key.  The analysis 

demonstrates that should the envisaged plan period mirror the past 

15 years in the housing market the large sites will deliver very 

significant volumes of Affordable Housing (and indeed other Section 

106 contributions).  Assuming house prices and build costs maintain 

their historic position, then both the Kings Dene and Hatfield Peverel 

schemes can deliver 50% Affordable Housing, with both the East of 

Braintree and Halstead sites delivering 40% Affordable Housing. 

8.20 House prices track build costs on an annual percentage, Hatfield 

Peverel should still deliver 50% Affordable Housing, with Kings Dene 

delivering close to that; Halstead should still deliver 40% Affordable 

Housing although Braintree would deliver below 40%. 

8.21 The sensitivity tests, which are predominantly critical to the large 

sites, are of course subject to the timing of infrastructure provision.  

In many cases, infrastructure will be front loaded, so the percentage 

of Affordable Housing will be reduced.  Currently, it is anticipated 

that the first 600 homes at Kings Dene will be constructed prior to 

any infrastructure being built.  This will work in favour of viability 

but until more is known it will not be possible to finalise Section 106 

delivery. 

8.22 The Council are provided with the Toolkits for all four major sites so 

that adjustments can be made throughout the Plan period. 

Other sectors 

8.23 The commercial sector is robust in the District.  Light industrial, 

warehousing and units for logistics all appear in high demand and 

generally these look viable to deliver in so far that the numbers are 

concerned. 
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8.24 Build costs for retail and offices are high and the values appear to be 

best covered where units are small – 100 to 200 square metres.  This 

does not debar the development of large scale retail and offices, but 

means that viability relies on smaller units being sold and/or let. 

8.25 Retirement Housing has strong viability, not least because GDV will 

be some 20% to 30% higher than the general market for flats.   The 

advantage means than any inefficiencies in the build are dealt with 

through sales.  Significant commuted sums should be viable for this 

form of housing. 

8.26 Hotels were also tested.  These prove viability although it is fair to 

say that there are several potential models of development and 

operation here so viability is more challenging to assess.  For a 

scheme financed over the long term, there looks to be much potential 

to take Section 106 contributions. 

8.27 HMO schemes should prove viable, and viable to deliver Section 106 

contributions.  These schemes yield high value and although build 

costs are relatively expensive, there should in most cases be an 

opportunity to deliver community benefits including Affordable 

Housing. 

Small sites 

8.28 Currently, the Council has a split threshold, at 10 for the urban areas 

and at 15 for the rural areas.  This means that potentially a lot of 

Affordable Housing is being missed by the policy. 

8.29 In the Affordable Housing report of 2025, the viability of small sites 

was assessed.  This found that there is capacity for delivering 

Affordable Housing from small sites, particularly in higher value 

areas and where existing use values are low. 

8.30 Some examples are back or garden land, infill and edge of village sites 

and even Exception Sites in rural locations.  Even where these sites 

cannot deliver on-site Affordable (as they may be unsustainable), 

they could viably deliver commuted sums. 
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8.31 A policy requiring Affordable Housing contributions on small sites 

would need careful introduction however, as many small sites 

involve demolition or conversion, where existing use value is much 

higher. 

Policy recommendations 

8.32 The High Level Testing, upon which policy should rest to a significant 

extent, suggests that the current policy position of a 30% Affordable 

Housing target for Braintree, Witham, Halstead and Sible Hedingham 

is robust.  Figure 4.2 is key here. 

8.33 For the remaining areas, 40% appears robust so no fundamental 

change to policy is justified. 

8.34 If the Affordable Housing element of schemes includes a higher 

proportion of Shared Ownership and/or Intermediate Rent then 

higher targets might be achieved. 

8.35 This analysis has not included an assessment of the impact of grant, 

but Homes England have this, and may put this in, although 

traditionally not where Section 106 is the route. 

8.36 There might be a case to have a split Affordable Housing target 

around Green and Brown field, but this is always difficult to support 

because site benchmarks for Brown field are hugely variant.  In some 

cases they involve commercial, in some cases, residential and many 

cases, other sources of supply which don’t fall easily into any 

category.  For these reasons, it is recommended that the Council 

maintain a policy that splits between location rather than source of 

supply. 

8.37 The strategic sites prove more challenging.  This largely because the 

infrastructure loading is high; and very high in some cases, for 

example the East of Braintree land.  In the current market situation, 

an Affordable Housing target of 30% looks challenging.   

8.38 This being said, the sites at Hatfield Peveril and Kings Dene are more 

viable to deliver Affordable Housing close or at the policy targets. 
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8.39 Finally, the market will determine what is viable, and if we see a 

return to the long term trend of house prices outpacing build costs, 

then the strategic sites should all deliver to the current policy 

position. 
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Appendix 1 Slides presented at the Developer Forum and circulated wider to stakeholder 
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2 Responses  

Developer Forum 

Feedback on the Whole Plan Viability Assessment 

Generally, feedback on the day of the forum was not extensive on the 

assumptions in the Viability Paper.  There were no comments on the 

overall principles to be adopted.  The specific points raised were limited to: 

 RICS BCIS costs – sometimes these miss the most recent additional costs 
– particularly relating to regulation.  Need to make sure that these are as 
up to date as possible; 

 Land Value Benchmarks – Existing Use Value Plus appeared to be an 
accepted way of defining Benchmarks.  With Green Field, this can be 
based on a multiple of agricultural value.  Agricultural value was 
queried.  The Savills report: 

https://www.savills.co.uk/landing-pages/rural-land-values.aspx 

Sets out how the value of circa £7,000 per acre (£18,000 per hectare 

rounded up) is arrived at. 

Subsequent to the forum, two responses were received (both from CBRE). 

One from Geoff Machin (29th June 2026 in relation to Blue Mills Hill, 

Witham, and the other from Lillian Barth (29th June 2026).  The main points 

of response were: 

 Prices at Kings Dene were overstated; 

 Prices at Witham were too optimistic; 

 Indicative Affordable Housing revenues were offered – these ranged 

from 35% up to 65% of open market value; 

 Construction costs – feedback here emphasized the importance of taking 

account of current costs.  BCIS costs were backed and Lower Quartile 

costs for larger sites; 

 Assumptions on cost over the Plan , e.g. Future Homes were considered 

reasonable; 

https://www.savills.co.uk/landing-pages/rural-land-values.aspx
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 Additional costs for garages and Accessibility were identified; 

 The need to quantify infrastructure costs for the strategic sites was 

emphasised; 

 Other developer cost assumptions were agreed – fees, marketing, 

finance and margin; 

 A LVB of £400,000 was suggested. 

These feedbacks have been carefully considered.   

On GDV, the prices at Kings Dene have been revised downwards.  The 

selling prices at Witham were found not to be too optimistic; 

Indicative Affordable Housing revenue aligns with the assumptions made 

in the analysis. 

Construction costs were tested at different levels to see if the residual 

values broadly aligned with ongoing land values.  The initial assumptions 

were adopted. 

The remaining feedback was adopted throughout. 
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APPENDIX 3 Appraisal (High Level Testing) – 35 dph, Braintree Sub Market – Affordable Housing at policy 
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APPENDIX 4 Assessment for LPR26 – Kings Dene – Land North, West and SW of Kelvedon 
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APPENDIX 5 Assessment for LPR23 –  East of Braintree 
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APPENDIX 6 Assessment for LPR28 – Land North of Hatfield Peverel 
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APPENDIX 7 Assessment for LPR24 – Land South and North East of Halstead 
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APPENDIX 8 – East of Braintree – over Plan period 
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GLOSSARY OF TERMS 
 
A 

Abnormal Development Costs: Costs associated with difficult ground 
conditions e.g. contamination. 
 
Affordable Housing:  As defined in PPS3 as housing that includes Social 
Rented and Intermediate Affordable housing. 
 
Affordable Rented Housing: Housing let at above Social Rented levels and 
up to 80% of Open Market Rent 
 
Appraisal: development calculation taking into account scheme revenue 
and scheme cost and accounting for key variables such as house prices, 
development costs and developer profit. 
 
B 

Base Build Costs: including costs of construction: preliminaries, sub and 
superstructure; plus an allowance for external works. 
 
C 

Commuted Sum: a sum of money paid by the applicant in lieu of providing 
affordable housing on site. 
 
Community Infrastructure Levy: A levy raised by local authorities from 
developers and land owners in order to cover the costs of providing 
infrastructure, where the form of provision can include physical, social and 
environmental infrastructure.  The levy is charged on a per square metre 
basis across a range of development uses. 
 
D 

Developer’s Profit or margin: a sum of money required by a developer to 
undertake the scheme in question.  Profit or margin can be based on cost, 
development value; and be expressed in terms of net or gross level. 
 
Developer Cost: all encompassing term including base build costs (see 
above) plus any additional costs incurred such as fees, finance and 
developer margin. 
 



 

Braintree Whole Plan Viability Assessment 2026 

  Page 181 

Development Economics: The assessment of key variables included within 
a development appraisal; principally items such as house prices, build costs 
and affordable housing revenue. 
 
E 

Existing Use Value (EUV): The value of a site in its current use; for example, 
farmland, industrial or commercial land. 
 
F 
Finance (developer): usually considered in two ways. Finance on the 
building process; and finance on the land.  Relates to current market 
circumstances 
 
G 

Gross Development Value (GDV): the total revenue from the scheme. This 
may include housing as well as commercial revenue (in a mixed use 
scheme). It should include revenue from the sale of open market housing as 
well as the value of affordable units reflected in any payment by a housing 
association(s) to the developer. 
I 

Intermediate Affordable Housing: defines intermediate affordable housing 
as housing at prices and rents above those of social rent, but below market 
price or rents, and which meet the criteria set out above. These can include 
shared equity products (e.g. HomeBuy), other low cost homes for sale and 
intermediate rent. 
 
L 

Land Value: the actual amount paid for land taking into account the 
competition for sites.  It should be distinguished from Residual Value (RV) 
which is the figure that indicates how much should be paid for a site. 
 
M 

Market Housing: residential units sold into the open market at full market 
price to owner occupiers, and in some instances, property investors. 
Usually financed through a mortgage or through cash purchase in less 
frequent cases. 
 
P 

Planning Obligation:  a contribution, either in kind or in financial terms 
which is necessary to mitigate the impacts of the proposed development. 
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Affordable housing is a planning obligation as are, for example, education 
and open space contributions. (See Section 106) 
 
Proportion or percentage of Affordable Housing: the proportion of the 
scheme given over to affordable housing. This can be expressed in terms of 
units, habitable rooms or floorspace 
 
R 

Residual Valuation: a key valuation approach to assessing how much 
should be paid for a site. The process relies on the deduction of 
development costs from development value.  The difference is the resulting 
‘residue’ 
 
Residual Value (RV): the difference between Gross Development Value 
(GDV) and total scheme costs. Residual value provides an indication to the 
developer and/or land owner of what should be paid for a site. Should not 
be confused with land value (see above) 
 
Registered Provider: a housing association or a not for profit company 
which provides affordable housing 
 
S 

Scheme: development proposed to be built.  Can include a range of uses – 
housing, commercial or community, etc 
 
Section 106 (of the Town and Country Planning Act 1990):  This is a legally 
binding agreement between the parties to a development; typically the 
developer, housing association, local authority and/or land owner. The 
agreement runs with the land and bids subsequent purchasers. (See 
Planning Obligation) 
 
Shared Ownership (SO):  Also known as a product as ‘New Build HomeBuy’. 
From a developer or land owner’s perspective SO provides two revenue 
streams: to the housing association as a fixed purchase sum on part of the 
value of the unit; and on the rental stream. Rent charged on the rental 
element is normally lower than the prevailing interest rate, making this 
product more affordable than home ownership. 
 
Social Rented Housing (SR): Rented housing owned and managed by local 
authorities and registered social landlords, for which guideline target rents 
are SET through the national rent regime.  
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Sub Markets: Areas defined in the Viability Study by reference to house 
price differentials.  Areas defined by reference to postcode sectors, or 
amalgams thereof. 
 
Supplementary Planning Guidance (SPG): planning documents that provide 
specific policy guidance on e.g. affordable housing, open space, planning 
obligations generally.  These documents expand policies typically set out in 
Local Development Plans. 
 
T 

Target:  Affordable housing target.  Sets the requirement for the affordable 
housing contribution.  If say 30% on a scheme of 100 units, 30 must be 
affordable (if viable). 
 
Tenure Mix: development schemes usually comprise a range of housing 
tenures.  These are described above including market and affordable 
housing. 
 
Threshold:  the trigger point which activates an affordable housing 
contribution. If a threshold is set at say 15 units, then no contribution is 
payable with a scheme of 14, but is payable with a scheme of 15. The 
appropriate affordable housing target is then applied at the 15 units, e.g. 
20%, or 30%. 
 
V 

Viability: financial variable that determines whether a scheme progresses 
or not. For a scheme to be viable, there must be a reasonable developer and 
land owner return.  Scale of land owner return depends on the planning 
process itself. 




