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  Clayland, The Glass House, Lynford Road, Mundford, IP265HW 

Introduction 

Site 194, Shipdham  was discounted by Breckland in the Site Assessment at Reg 18. Clayland 
disagree  with this assessment as the site is highly suitable for development and is now 
promoted as 100% single storey housing with additional specialist housing and affordable units 
to justify allocation.  

 

Site Proposal;  

• 20 units (aprx) 
• 100% Single Storey bungalows  
• 25% Single Storey Affordable Units (1 & 2 bed Units) 
• 25% M4(3) Wheelchair Accessible Single Storey Units 
• 5% M4(2) Adaptable 

 
 
 

 

Figure 1 

 

Shipdham is not currently allocated further Housing within the 2025 Local Plan however this site 
represents a clear gap in development pattern at the heart of the village. The proposal provides 
for specialist housing with 100% single store units catering for the aging population trajectory in 
Breckland. The site could be considered in addition to existing allocations in Shipdham which 
may not deliver the specific housing benefits attributed with this proposal. 
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Delivery 

The site is available under the control of the developer Clayland Homes. The scheme can be 
delivered rapidly and completely by 2032. The developer has an in-house design and build team 
to guarantee successful delivery. There are no abnormal site constraints known which would 
influence the delivery of the site.  

 

YEAR  Number of 
Dwellings 

2027-2032 20 
2033-2038  
2039-2042  
After 2042  
TOTAL 20 

 

The site is available and under the control of the developer Clayland Homes. The developer has 
knowledge and understanding of the site constraints, services and utilities as they have already 
constructed other adjoining developments at Field Fare Loke. Ref 3PL/2018/1103/F, 
3PL/2011/0382/F, 3PL/2024/0279/F. 

This summary statement of should be read in conjunction with Clayland Stage 2 
Assessment and Appendices A-O which provided evidenced reports including service 
enquiries showing the site is available, deliverable and achievable development  

 

 

Suitability  

• The site is ideally located in a sustainable location at the heart of Shipdham with 
residential development on 3 sides. See dwg 2503 01, 07 Site Model Perspective 

• The site clearly integrates into the built form. See dwg 2503 02A, 04A 
• The scheme provides benefits above minimum policy compliant sites and caters for a 

local demand for single storey housing 
•  The scheme provides benefits above minimum policy compliant sites and the need for 

affordable housing including smaller 1/2bed units. 
• The scheme provides benefits above minimum policy compliant sites and the need for 

wheelchair accessible homes 

 

Access 

• The main access is taken from Market Street with secondary pedestrian links provided 
to the nearby school via Fieldfare Loke. See dwg 2503 05A, 06A Access Plans,   
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• The main access is demonstrated to be sufficient for adoptable standard with requisite 
width, visibility splays and footpath requirements. 

• The site adjoins a straight section of Market Street with existing footpath on both sides of 
the road 

• The site is within a 30mph section of the village which could accommodate a 
development of this modest scale with minimal impact on traffic flow. 

• The layout of the scheme demonstrates vehicles can turn and pass using the proposed 
access and turning arrangements. 

• The land indicated for the access at No 58 Market St is under the control of the 
developer, as is the wider site. 
 

Environmental Issues 

• The Site is not in a protected area, conservation area or SSSI 
• There are no trees on site as the land is currently farmed agricultural land 
• There are no conflicting use classes nearby or sources of odour or noise 
• 10% Bio Net Gain will be provided onsite as the baseline score of monoculture crops 

represents a low baseline for improvements which will be offered in the form of mixed 
grassland and tree planting areas. 

 

Utilities/Water/Drainage and Flooding 

• The site is adjacent adjoining sites at Field Fare Loke which previous phases of housing 
have been built on by the developer and provided an assessment of the site constraints.  

• Previous phases included full civil design packages and provide confidence the ground 
conditions and drainage networks are suitable for further development  without 
abnormal development costs.  See Appendix 7, Stage 2 Costing Appendices 

• The site has no signs of contamination (agricultural crop field) 
• The site gentle falls away from Market Street towards the south where it adjoins a ditch 

networks and drainage courses.  There are no streams onsite.  
• The site is within Flood Zone 1 and has very low probability of flooding from all sources.  
• Mains drainage is available in Market Street. 

Local Amenities 

• The site lies in the centre of a Local Service Centre Village with good levels of services 
and amenities available via the footpath or road network. 

• Employment opportunities are available in Shipdham or within Dereham, Swaffham or 
Thetford. 

• Shipdham has a typical level of entertainment, and leisure associated with a rural village 
including shops, post office, takeaways, cafes bowls club, pubs and sports hall and an 
airstrip 

• The development provides direct footpath connections to the front and side of the site 
where these local facilities can be accessed. Further facilities are available nearby in 
Dereham.  
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Developer Contribution 

• Clayland have undertaken a cost appraisal of the scheme including estimates for 
contributions based on Policy Compliant Standards and are confident the scheme can 
be delivered as viable.  See Appendix 7. Clayland Homes Scheme Estimate. 
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194- Fieldfare Loke Phase 3, Shipdham – (Land to rear of 58 Market Street) 

Reg 18- Appendices  

 
PLAN LIST 

1. 2503 01- Site Model Perspective  

2. 2503 02A- Site Plan  

3. 2503 04A-Site Analysis Plan 

4. 2503 05A-Access Connection Plan 

5. 2503 06A-Access Plan 

6. 2503 07- Site Model Perspective 

7. Scheme Estimate Summary- Viability 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 















POTENTIAL SCHEME/ESTIMATE SUMMARY EST/ 15/07/25

NB: To be read in conjunction with accompanying notes

 

CLIENT: Clayland

SCHEME: Land at Pound Green,Shipdham Phase 3

DATE: 15th July 2025

BASED ON: Clayland Architects Drawing 02 H - Proposed Site Plan

HOUSE TYPES: Total net internal floor area = -         m
2

The House Type part of this estimate is priced using BCIS Rates. BCIS Rates are inclusive of standard

Sub-Structures and Preliminaries. 

BCIS Rate Selected

Type Floor x £/m
2

= £/Unit x Nr. of = £

Reference Nr Area (m
2
) Units

1 3B Det Bungalow 145.00 1,652 = 239,540 x 1 = 239,540

2 3B Det Bungalow 136.00 1,652 = 224,672 x 1 = 224,672

3 3B Det Bungalow 136.00 1,652 = 224,672 x 1 = 224,672

4 3B Det Bungalow 136.00 1,652 = 224,672 x 1 = 224,672

5 3B Det Bungalow 145.00 1,652 = 239,540 x 1 = 239,540

6 3B Det Bungalow 136.00 1,652 = 224,672 x 1 = 224,672

7 3B Det Bungalow 145.00 1,652 = 239,540 x 1 = 239,540

8 3B Det Bungalow 145.00 1,652 = 239,540 x 1 = 239,540

9 3B Det Bungalow 145.00 1,652 = 239,540 x 1 = 239,540

10 3B Det Bungalow 136.00 1,652 = 224,672 x 1 = 224,672

11 2B Semi Bungalow Social 83.00 1,550 = 128,650 x 1 = 128,650

12 2B Semi Bungalow Social 83.00 1,550 = 128,650 x 1 = 128,650

13 2B Terr Bungalow Social 83.00 1,550 = 128,650 x 1 = 128,650

14 1B Terr Bungalow Social 74.00 1,550 = 114,700 x 1 = 114,700

15 2B Terr Bungalow Social 83.00 1,550 = 128,650 x 1 = 128,650

16 3B Det Bung 136.00 1,652 = 224,672 x 1 = 224,672

17 3B Det Bung 145.00 1,652 = 239,540 x 1 = 239,540

18 3B Det Bung 145.00 1,652 = 239,540 x 1 = 239,540

DWELLING EXTRA OVER COSTS

Electric Vehicle Chargers 18.00     Item @ £2,500 = 45,000

Tech Adaptions to Retirement Dwellings 7.00      Item @ £1,500 = 10,500

Chimneys -        Item @ £2,000 = 0

Oak Porches 12.00     Item @ £3,000 = 36,000

SERVICES:

(Connections & Infrastructure Costs)

Dwellings + 1Nr Landlord (Cmmnls) 18.00     Nr. @ £3,000 = 54,000

EXTERNAL WORKS:

(Typical - excluding Adoptable Works; flats count 2/3rds)

Dwellings: 18.00     Nr. @ £22,000 = 396,000

MEDIAN



DRAINAGE:

(Typical - excluding Adoptable Works; flats count 2/3rds)

Dwellings: 18.00     Nr. @ £5,000 = 90,000

ADOPTABLE WORKS:

(Typical 5m wide road with two/one 2m wide footpaths, lighting and

two 300mm diameter sewers with manholes)

Creation of Site Entrance 1.00      Item @ £45,000 = 45,000

Length of Road 112.00   m @ £1,650 = 184,800

NON ADOPTABLE PUBLIC WORKS

Private Circulation 

two 300mm diameter sewers with manholes)

Length of Road 243.00   m @ £1,350 = 328,050

GARAGES & STORAGE

Timber Sheds -        item @ £1,500 = 0

Single Garages -        item @ £15,000 = 0

Single Garage & Carport 13.00     item @ £29,000 = 377,000

Double Garages -        item @ £35,000 = 0

ABNORMAL WORKS ALLOWANCES: = 131,000

(See Accompanying Notes)

Sub-Total 5,351,462

CONTINGENCIES: 3.00% 160,544

5,512,006

TOTAL ESTIMATED COST AS AT NOW

Adjustment Factors x

Start Date; Location; Size) 1.000 x 1.000 x 1.000 = 1.000

(No Adjustment as BCIS Rates Area Specific) £ 5,512,006

 

TOTAL ESTIMATED COST (EXCL FEES) FOR START: Spring 2025 £ 5,512,006

Cost/m
2
: #DIV/0! Ave cost/dwelling: 275,600.29

Add - For Design and Other Fees: 8.50 % 468,520

TOTAL ESTIMATED COST (INCL FEES) FOR START: Spring 2025 £ 5,980,526

Cost/m
2
: #DIV/0! Ave cost/dwelling: 299,026.32



POTENTIAL SCHEME/ESTIMATE SUMMARY EST/ 15/07/25

NB: To be read in conjunction with accompanying notes and/or footnotes

CLIENT: Clayland

SCHEME: Land at Pound Green,Shipdham Phase 3

DATE: 15th July 2025

DISTRICT COUNCIL: Breckland

SCHEME: Land at Pound Green,Shipdham Phase 3

CONTRACT BASIS/DEVELOPER:

SCHEME/ESTIMATE BASED ON: Clayland Architects Drawing 02 H - Proposed Site Plan

SCHEME MIX: House Type House Type Floor Nr. of

Name Reference Area (m
2
) Dwellings

(See Above)

Dwellings 18

SITE AREA: 1.50 Hectares (approx.)

DENSITY: 9.33 Dwellings per hectare

ESTIMATED COST: Design and Build Cost £ 5,980,500

Land £ Excluded

Total Scheme Cost £ 5,980,500

Assessed/Actual Design Fees & On-Costs

Within Design & Build Cost £ 468,500

Works Cost £ 5,512,000

Expected GDV 7,509,873

Expected Profit before Land cost, BNG and Nurtrient Nutraility 1,529,373

FORECAST START DATE: TBC

FOOTNOTES: 1 All properties assumed to be no more than two storey in height. 

2 Foul Sewer and all Mains Services assumed to be located immediate adjacent the site.

3 Assumed specification to be as a large scale housebuilding finish throughout the development.



POTENTIAL SCHEME/ESTIMATE SUMMARY EST/ 15/07/25

CLIENT: Clayland

SCHEME: Land at Pound Green,Shipdham Phase 3

DATE: 15th July 2025

ACCOMPANYING NOTES:

"Standard Notes"

1. Price levels are those considered to be obtainable through competitive tendering or comparable 

negotiation.

2. Except where specifically identified, under the section headed "Abnormal Works Allowances", it is 

assumed that ground conditions are suitable for traditional strip foundations and that mains water,

electricity, gas and drainage is available without undue difficulty. Also no allowance  is made for the

treatment of any ground contamination unless shown as included in "Abnormal Works Allowances".

3. Demolitions, where known to be required, are included on an assessed basis only, unless stated 

otherwise in the section headed "Abnormal Works Allowances". Asbestos removal, where known

to be required, is included on the same basis.

4. The estimate allows for prices to be fixed throughout the period of construction subject to a start on 

site not later than the Forecast Start Date stated.

5. It should be noted that design and other fees are included within the total estimated cost only where 

specifically shown.

6. VAT is excluded from the estimated costs but, in accordance with current legislation, this will (with the

exception of relatively minor works of landscaping and some fixtures and finishings) be at zero rate 

for new build works.

"Scheme Specific Notes" (where appropriate)

Not Applicable.

"Abnormal & Additional Works Allowances" are included as follows:-

£

* Drainage SUDS (Swale) 20,000             

* Off Site Drainage Connections (No Allowance) -                  

* Site Clearance - (Clearance of Outbuildings) 10,000             

* Bin Presentation Areas (No Allowance) -                  

* Archaeological Investigations (No Allowance) -                  

* Enhanced Foundations (No Allowance) -                  

* Enhanced Boundary Treatments 15,000             

* Contamination Clean Up (No Allowance) -                  

* Utility Infrastructure Upgrades (Substation) 40,000             

* Utility Infrastructure Diversions (No Allowance) -                  

* Working Around Existing Infrastructure Including AW Sewer (No Additional Allowance) -                  

* Cycle Storage (No Allowance) -                  

* Footpath/Cycleway (No Allowance) -                  

* Enhanced Noise Mitigation (No Allowance) -                  

* Off Site Works (No Allowance) -                  

* Enhanced Landscaping / Amenity Space / POS 16,000             

* Enhanced Ecological Works & Bio Diversity 15,000             

* Specific Flood Mitigation Measures (No Allowance) -                  

* Pumped Drainage (No Allowance) -                  

* Solar Panels (No Allowance) -                  

* Play Equipment 15,000             

* Retaining Walls (No Allowance) -                  

* Nutrient Neutrality Measures (Works to Adjacent Field) TBC

* Non Adopted Circulation / Parking (Included in External Works) TBC

* Bio Diversity Net Gain (No Allowance)

* Girams TBC

131,000          



Plot Revenue - Sales Valuations Units Sqft £/sqft Gross sales

1 3B Det Bungalow 1 1561 350 546,268.45£   
2 3B Det Bungalow 1 1464 350 512,362.14£   
3 3B Det Bungalow 1 1464 350 512,362.14£   
4 3B Det Bungalow 1 1464 350 512,362.14£   
5 3B Det Bungalow 1 1561 350 546,268.45£   
6 3B Det Bungalow 1 1464 350 512,362.14£   
7 3B Det Bungalow 1 1561 350 546,268.45£   
8 3B Det Bungalow 1 1561 350 546,268.45£   
9 3B Det Bungalow 1 1561 350 546,268.45£   

10 3B Det Bungalow 1 1464 350 512,362.14£   
11 2B Semi Bungalow Social 1 893 140 125,076.64£   
12 2B Semi Bungalow Social 1 893 140 125,076.64£   
13 2B Terr Bungalow Social 1 893 140 125,076.64£   
14 1B Terr Bungalow Social 1 797 140 111,514.11£   
15 2B Terr Bungalow Social 1 893 140 125,076.64£   
16 3B Det Bung 1 1464 350 512,362.14£   
17 3B Det Bung 1 1561 350 546,268.45£   
18 3B Det Bung 1 1561 350 546,268.45£   

7,509,872.65£              
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