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This report is not for publication because it would disclose information relating to the 
financial or business affairs of any particular person (including the authority holding that 
information) as in para 3 of Schedule 12A to the Local Government Act 1972.
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Greater Norwich 
Growth Board

Minutes 

Time: 14:00 to 15:25  Date: 25 June 2018 

Venue: Norwich City Council, Mancroft Room, City Hall, St Peters Street, Norwich, NR2 
1NH  

Present: 
Board members Officers 
Norwich City Council 
Councillor Alan Waters (chair) David Moorcroft 

Graham Nelson 

Broadland District Council 
Councillor Shaun Vincent Phil Courtier 

South Norfolk Council 
Councillor John Fuller Debbie Lorimer 

Norfolk County Council 
Councillor Andrew Proctor Wendy Thomson 

Vince Muspratt 

New Anglia Local Enterprise Partnership 
Chris Starkie 

In attendance: 
Joe Ballard, Greater Norwich Project Team 
Grace Burke, Greater Norwich Project Team 
Mike Burrell, Greater Norwich Local Plan Team 

Apologies: 
Laura McGillivray, Norwich City Council 
Douglas Field, New Anglia Local Enterprise Partnership 
Sandra Dinneen, South Norfolk Council 

Item 3
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Greater Norwich Growth Board: 25 June 2018 

1. Declarations of interest

There were no declarations of interest. 

2. Minutes

RESOLVED to approve the accuracy of the minutes of the meeting held on 
12 March 2018. 

3. City Deal Update – Employment and Skills

Chris Starkie (chief executive officer, New Anglia Local Enterprise Partnership) reported on 
the main elements of the skills work being undertaken.  This included work inspiration which 
looked at how to enthuse young people about work.  He said that regarding employer 
engagement, 66 companies were currently signed up to the youth pledge.  Apprenticeships 
were a major focus, nationally and regionally there had been a drop in take up but this was 
now starting to increase.  Sector skills plans helped colleges to develop curriculums that 
were relevant for employers. 

In response to a question, Chris Starkie said that the priorities were to link schools to 
employers and to ensure the delivery of relevant subjects which provided young people 
opportunities to enter work.  The sector skills plans aimed to make college course provision 
more relevant to business needs.  The delivery of digital skills training was also a priority as 
well as sustainable opportunities being available to all. 

RESOLVED to note the update. 

4. Community Infrastructure Levy Review

Mike Burrell, Greater Norwich planning policy team manager, presented the report. 

Members were concerned that resources were not sufficient to conduct a review and Mike 
Burrell advised that the Community Infrastructure Levy (CIL) would be used to fund external 
support to conduct the review. 

RESOLVED to recommend that the constituent authorities: 

(1) seek legal advice on the potential and process for an interim review of the current 
operation of CIL once revised CIL Regulations are published; and, 

(2) consider how a full review of CIL to a parallel timetable to the Greater Norwich Local 
Plan could be undertaken. 

5. Greater Norwich Infrastructure Plan

Phil Courtier (head of planning, Broadland District Council) presented the report which 
introduced the Greater Norwich Infrastructure Plan 2018. 

6



Greater Norwich Growth Board: 25 June 2018 

He advised that it was a living document which was updated annually. 

RESOLVED to note the report. 

6. Local Infrastructure update

Debbie Lorimer (director of growth and business development, South Norfolk District 
Council) presented the report. 

In response to a question Vince Muspratt (interim head of economic development, Norfolk 
County Council) said the project team would audit the three loans which had been made to 
ensure the paperwork had been accurately completed. 

RESOLVED to: 

(1) note that the Local Infrastructure Fund loan for Thurlton had been agreed;  

(2) note that the Greater Norwich Project Team (GNPT) will commence with negotiating 
the loan agreement; and 

(3) ask the GNPT to conduct an audit on loans granted. 

7. Date of Next Meeting

RESOLVED to confirm that the next meeting will be held on Tuesday, 31 July  2018 at 
14:00 in the Mancroft room, City Hall, Norwich. 

8. Exclusion of the public

 RESOLVED to exclude the public from the meeting during consideration of items *9 (below) 
on the grounds contained in the relevant paragraphs of Schedule 12A of the Local 
Government Act 1972 (as amended). 

*9. Review of Infrastructure Investment Fund (Growth Programme) (paragraph 3) 

Joe Ballard, (project manager, Greater Norwich Growth Team) presented the report. 

Discussion ensued about recommendation (ii) (listed in appendix A to the report) regarding 
individual project recommendations.   

Regarding recommendation (vi) Joe Ballard clarified this was in the short term. 

RESOLVED to agree the recommendations as detailed in the report removing GP19 from 
recommendation (ii). 

CHAIR 
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Greater Norwich Growth Board 
7 September 2018 

Item No 5               

GNGB Forward Plan 
Greater Norwich Projects Team 

Summary 

This report sets out the forward plan for future meetings of the GNGB. 

The report recommends: 

(i) GNGB agree to support the intention to reschedule future GNGB meetings as 
set out in 3.3. 

1 Introduction 

1.1 The purpose of this report is to provide the Greater Norwich Growth Board 
(GNGB) with a forward plan for dates and agenda items at future GNGB 
meetings.  

1.2 Two of the last four Greater Norwich Growth Board meetings have been 
cancelled due to a lack of agenda items, and the Greater Norwich Projects 
Team (GNPT) feel that instigating a new schedule for meetings will stop this 
from happening in the future. 

1.3 Additionally, the GNPT have expressed concerns that the frequency of the 
scheduled GNGB meetings is not allowing them the opportunity to adequately 
undertake work and seek the advice of the Infrastructure Delivery Board for 
important items. 

2 Current Situation 

2.1 Presently, the Greater Norwich Growth Board are scheduled to meet every 6 
weeks. This was agreed at the GNGB meeting of 12 March 2018. 

2.2 GNPT are responsible for collating and creating all papers discussed at the 
GNGB, and these need to be completed and sent to Norwich City Council 7 
working days prior to the meetings. 

2.3 Additionally, the GNPT are required to submit papers for IDB 5 working days in 
advance of the meetings. 
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2.4 The dates agreed for future GNGB meetings are as follows: 

• Friday, 7th September 2018 

• Monday 15th October 2018 

• Monday 26th November 2018 

• Monday 7th January 2019 

• Monday 4th February 2019 

2.5 Future meetings past this point have not been discussed or organised by the 
board. 

  

3 Proposed Schedule 

3.1 This report requests that there are changes to the future schedule for GNGB 
meetings as the GNPT feel there is not enough time between meetings to 
adequately complete important work, or create enough content to warrant 
bringing the board together. 

3.2 Rescheduling the meetings would also assist the GNPT in allowing them to seek 
important input from the Directors prior to major items appearing on the GNGB 
agendas. 

3.3 The GNPT are seeking support to amend the future GNGB meeting schedule to 
the following: 

• Friday 7th September 2018 

• Monday 26th November 2018 

• Monday 4th February 2019 

3.4 This new plan, if agreed, will supersede the previously agreed forward plan from 
February 2018. 

3.5 In accordance with the terms of reference for the board, all members must 
agree to the changes for the new schedule to be implemented. 

3.6 GNPT will create a future schedule of meetings, and a forward plan of agenda 
items in January 2019 for discussion at the GNGB meeting of 4th February. This 
will include previously agreed standard agenda items such as: 

• Update on City Deal 

• Project Updates 

• GNIP, 5YIP and AGP agreements 

• LIF updates 
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4 Recommendations 

4.1 This report recommends that:  

(i) GNGB agree to support the intention to reschedule future GNGB 
meetings as set out in 3.3. 

  
 

Officer Contact 

If you have any questions about matters contained in this paper please get in touch 
with: 
 
Name  Telephone Number Email address 

Joe Ballard 
Grace Burke 

01603 223258 
01603 222727 

Joseph.ballard@norfolk.gov.uk 
Grace.burke@norfolk.gov.uk  
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	Minutes of Greater Norwich Growth Board 25 June 2018.pdf
	Time: 14:00 to 15:25
	 Date: 25 June 2018
	Venue: Norwich City Council, Mancroft Room, City Hall, St Peters Street, Norwich, NR2 1NH 

	Present:
	Board members
	Officers
	Norwich City Council
	Councillor Alan Waters (chair)
	David MoorcroftGraham Nelson
	Broadland District Council
	Councillor Shaun Vincent
	Phil Courtier
	South Norfolk Council
	Councillor John Fuller
	Debbie Lorimer
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	Wendy ThomsonVince Muspratt
	New Anglia Local Enterprise Partnership
	Chris Starkie
	In attendance:
	Joe Ballard, Greater Norwich Project Team
	Grace Burke, Greater Norwich Project Team
	Mike Burrell, Greater Norwich Local Plan Team
	Apologies:
	Laura McGillivray, Norwich City Council
	Douglas Field, New Anglia Local Enterprise Partnership
	Sandra Dinneen, South Norfolk Council
	1. Declarations of interest
	There were no declarations of interest.
	2. Minutes
	RESOLVED to approve the accuracy of the minutes of the meeting held on 12 March 2018.
	3. City Deal Update – Employment and Skills
	Chris Starkie (chief executive officer, New Anglia Local Enterprise Partnership) reported on the main elements of the skills work being undertaken.  This included work inspiration which looked at how to enthuse young people about work.  He said that regarding employer engagement, 66 companies were currently signed up to the youth pledge.  Apprenticeships were a major focus, nationally and regionally there had been a drop in take up but this was now starting to increase.  Sector skills plans helped colleges to develop curriculums that were relevant for employers.
	In response to a question, Chris Starkie said that the priorities were to link schools to employers and to ensure the delivery of relevant subjects which provided young people opportunities to enter work.  The sector skills plans aimed to make college course provision more relevant to business needs.  The delivery of digital skills training was also a priority as well as sustainable opportunities being available to all.
	RESOLVED to note the update.
	4. Community Infrastructure Levy Review
	Mike Burrell, Greater Norwich planning policy team manager, presented the report. 
	Members were concerned that resources were not sufficient to conduct a review and Mike Burrell advised that the Community Infrastructure Levy (CIL) would be used to fund external support to conduct the review.
	RESOLVED to recommend that the constituent authorities:
	(1) seek legal advice on the potential and process for an interim review of the current operation of CIL once revised CIL Regulations are published; and,
	(2) consider how a full review of CIL to a parallel timetable to the Greater Norwich Local Plan could be undertaken.
	5. Greater Norwich Infrastructure Plan  
	Phil Courtier (head of planning, Broadland District Council) presented the report which introduced the Greater Norwich Infrastructure Plan 2018.
	He advised that it was a living document which was updated annually.
	RESOLVED to note the report.
	6. Local Infrastructure update 
	Debbie Lorimer (director of growth and business development, South Norfolk District Council) presented the report.
	In response to a question Vince Muspratt (interim head of economic development, Norfolk County Council) said the project team would audit the three loans which had been made to ensure the paperwork had been accurately completed.
	RESOLVED to:
	(1) note that the Local Infrastructure Fund loan for Thurlton had been agreed; 
	(2) note that the Greater Norwich Project Team (GNPT) will commence with negotiating the loan agreement; and
	(3) ask the GNPT to conduct an audit on loans granted.
	7. Date of Next Meeting
	RESOLVED to confirm that the next meeting will be held on Tuesday, 31 July  2018 at 14:00 in the Mancroft room, City Hall, Norwich.
	8. Exclusion of the public
	 RESOLVED to exclude the public from the meeting during consideration of items *9 (below) on the grounds contained in the relevant paragraphs of Schedule 12A of the Local Government Act 1972 (as amended).
	*9. Review of Infrastructure Investment Fund (Growth Programme) (paragraph 3)
	Joe Ballard, (project manager, Greater Norwich Growth Team) presented the report.
	Discussion ensued about recommendation (ii) (listed in appendix A to the report) regarding individual project recommendations.  
	Regarding recommendation (vi) Joe Ballard clarified this was in the short term.
	RESOLVED to agree the recommendations as detailed in the report removing GP19 from recommendation (ii).
	CHAIR
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	5. GNGB Forward Plan.pdf
	Greater Norwich Growth Board
	7 September 2018
	Item No 5               
	GNGB Forward Plan
	Greater Norwich Projects Team
	Summary

	This report sets out the forward plan for future meetings of the GNGB. 
	The report recommends:
	(i) GNGB agree to support the intention to reschedule future GNGB meetings as set out in 3.3.
	Introduction
	1
	The purpose of this report is to provide the Greater Norwich Growth Board (GNGB) with a forward plan for dates and agenda items at future GNGB meetings. 
	1.1
	Two of the last four Greater Norwich Growth Board meetings have been cancelled due to a lack of agenda items, and the Greater Norwich Projects Team (GNPT) feel that instigating a new schedule for meetings will stop this from happening in the future.
	1.2
	Additionally, the GNPT have expressed concerns that the frequency of the scheduled GNGB meetings is not allowing them the opportunity to adequately undertake work and seek the advice of the Infrastructure Delivery Board for important items.
	1.3
	Current Situation
	2
	Presently, the Greater Norwich Growth Board are scheduled to meet every 6 weeks. This was agreed at the GNGB meeting of 12 March 2018.
	2.1
	GNPT are responsible for collating and creating all papers discussed at the GNGB, and these need to be completed and sent to Norwich City Council 7 working days prior to the meetings.
	2.2
	Additionally, the GNPT are required to submit papers for IDB 5 working days in advance of the meetings.
	2.3
	The dates agreed for future GNGB meetings are as follows:
	2.4
	 Friday, 7th September 2018
	 Monday 15th October 2018
	 Monday 26th November 2018
	 Monday 7th January 2019
	 Monday 4th February 2019
	Future meetings past this point have not been discussed or organised by the board.
	2.5
	Proposed Schedule
	3
	This report requests that there are changes to the future schedule for GNGB meetings as the GNPT feel there is not enough time between meetings to adequately complete important work, or create enough content to warrant bringing the board together.
	3.1
	Rescheduling the meetings would also assist the GNPT in allowing them to seek important input from the Directors prior to major items appearing on the GNGB agendas.
	3.2
	The GNPT are seeking support to amend the future GNGB meeting schedule to the following:
	3.3
	 Friday 7th September 2018
	 Monday 26th November 2018
	 Monday 4th February 2019
	This new plan, if agreed, will supersede the previously agreed forward plan from February 2018.
	3.4
	In accordance with the terms of reference for the board, all members must agree to the changes for the new schedule to be implemented.
	3.5
	GNPT will create a future schedule of meetings, and a forward plan of agenda items in January 2019 for discussion at the GNGB meeting of 4th February. This will include previously agreed standard agenda items such as:
	3.6
	 Update on City Deal
	 Project Updates
	 GNIP, 5YIP and AGP agreements
	 LIF updates
	Recommendations
	4
	This report recommends that: 
	4.1
	(i) GNGB agree to support the intention to reschedule future GNGB meetings as set out in 3.3.
	Officer Contact

	If you have any questions about matters contained in this paper please get in touch with:
	Name 
	Telephone Number
	Email address

	Joseph.ballard@norfolk.gov.uk
	01603 223258
	Joe Ballard
	Grace.burke@norfolk.gov.uk 
	01603 222727
	Grace Burke

	8. LIF update GNGB.pdf
	Greater Norwich Local Infrastructure Fund
	Phil Courtier, Head of Planning, Broadland District Council
	1. Background
	1.1 The Local Infrastructure Fund (LIF) was established through the Greater Norwich City Deal. The GNGB are able to borrow up to £20m from the PWLB at a discounted rate and to use this to provide loans to developers for site-specific help, enabling housing sites to be delivered faster.
	1.2 The board agreed to extend the principles of the fund to small scale developments where funding could be provided for not only delivery of infrastructure, but the delivery of the development itself. 
	1.3 At the board meeting on 25th June 2018, Cllr Fuller requested that the Greater Norwich Project Team (GNPT) undertake a review of all LIF loans and confirm that all legal charges have been fully registered. 
	2.  Introduction
	2.1  There have been two Calls for Schemes, in April 2014 and October 2014, and a total of 8 Expressions of Interest (EOI) were received in response. The Board considered full business cases for 5 of these schemes and agreed to approve them all in-principle, subject to due diligence processes and loan contract negotiations. Two of these have since been withdrawn and the remaining three are not ready to progress to a full loan agreement.
	2.2  An EOI was received in March 2015 following the agreement of the Board to accept applications to the LIF outside the six monthly cycle of Board meetings. A further application was received by the Board at its meeting on 24 March 2016. These applications were subject to financial appraisal and agreed in principle, subject to due diligence processes and loan contract negotiations by the Board via email correspondence on 11 August 2015 and at the Board meeting on 24 March 2016 respectively. Both schemes have progressed to a signed loan agreement and funds have been drawn down.
	2.3 In May 2017 the board made a resolution to approach SME developers with an offer of a smaller scale facility over the next 2-3 years. Three EOIs have since been received. One has progressed to a signed loan agreement and funds have begun to be drawn down. The second was agreed in principle by the board via email correspondence in May 2018, the GNPT are currently progressing the due diligence and loan contract negotiations. The third has submitted a full business case which is currently being financially appraised.
	3.  New LIF Loan Application
	3.1 In April 2018, Cripps Development Ltd submitted their Expression of Interest for a LIF loan to support their development at Horsford. The Infrastructure Development Board discussed this at their meeting on 25th May 2018 and invited Cripps Development to submit their Full Business Case. This was received by GNPT on 13th June 2018 and has since undergone a financial appraisal by Hewdon Consulting. This report is attached within appendix A.
	3.2 The conclusion of the Hewdon Report:
	Subject to detailed verification and due diligence (including an independent valuation of the site), we conclude that:
	 The project appears to be viable.
	 The developer is an experienced and competent housebuilder with a track record in LIF borrowing from GNGB.
	 The proposed loan arrangements provide adequate security. 
	 The LIF loan will be applied to site infrastructure, removing any state aid question.
	3.3  In addition, the GNGB should note that Cripps Development Ltd have two other LIF loans at present. Their loan at Little Plumstead has proceeded as expected and repayments are already being made against the loan. The loan agreement at Thurlton is currently in the final stages of being agreed. The GNPT report no issues with either of these loans.
	3.4  The GNGB are asked to make a recommendation regarding the LIF loan to Cripps Development Ltd at Horsford. The IDB at their meeting of the 17th August have recommended that this application be agreed.
	4. Total LIF loan commitment
	4.1  In summary, a total of nine projects have been agreed in principle by the board. 
	 Two have since withdrawn. 
	 Three are not ready to proceed to a loan agreement.
	 Three have an agreed loan agreement and have drawn down funds.
	 One is nearing completion of the due diligence and loan agreement stage.
	4.2 The scheme names, applicants, loan status, confirmation of loan charge registration and loan amounts are below:
	5. Summary of LIF project delivery
	5.1  Deal Ground
	£3.48m was applied for to provide a spine road, bridge and other associated works to open up the site for development. The site received planning consent for 670 dwellings, a local centre and leisure uses in July 2013.  This consent remains extant but as yet unimplemented. Discussions are continuing between Norwich City Council and the site owner (Serruys Property Company Ltd) on the programme for delivery for Deal Ground.  
	A bid for Housing Infrastructure Funding was unsuccessful in 2017 and the owner is currently seeking to identify new development partners to bring the site forward.  Until a new development partner has been identified it is difficult to be certain on whether the LIF will assist in delivery of this site or whether other forms of intervention will be necessary.
	5.2  Beeston Park 
	£5m was applied for to provide transport infrastructure on the new North Walsham Road Corridor which will help accelerate the delivery of at least 600 homes in the North East Growth Triangle.
	The Housing Infrastructure Fund (HIF) bid currently intends to use the agreed LIF funding to cover residual infrastructure requirements not otherwise covered by HIF funding. Removing the LIF funding at this point could increase the risk that the final HIF business case is unsuccessful. 
	5.3  Buxton Road to North Walsham Road East – West Link 
	This £3.7m scheme delivers a phase of the corridor linking the East and West sectors of the Beeston Park scheme, specifically the section between the North Walsham Road and the Buxton Road. This infrastructure will release the development of circa 1,100 homes, a school and small scale mixed use development.
	There are three separate development interests between North Walsham Road and Buxton Road who will need to work together to deliver this element of link road. There remain delivery challenges to the delivery of this element of the Growth Triangle Orbital Link Road. Since the loan funding was agreed each of the three development interests have indicated alternative sources of funding. Given the ongoing delivery challenge, and prior to the confirmation of alternative funding releasing the funding back into the LIF pool would not be judicious. The funding situation is likely to become clearer by the end of 2018. 
	5.4 St Georges park, Loddon
	£4.5m was applied for to support the construction of a new roundabout on the A146, amongst other onsite infrastructure, to service a development of 200 homes including 66 social housing for rent. Since then the Board has approved an additional £500,000 for surety purposes to support delivery. 
	All units scheduled to be delivered in 2018 are now under construction and foundation works have also commenced for plots due for delivery in early 2019. The company is currently planning to continue to release 4 plots per month to build, throughout the remainder of the build program. There have been a total of 39 legal completions to date (14 affordable and 25 private), with a further 12 private houses which have exchanged contracts and a further 9 private houses reserved. See site plan – Appendix B
	Officers are working with Halsbury homes to agree a suitable design for the new roundabout, but the delivery is currently delayed. Update from Halsbury homes:
	The key issue with the current roundabout design is the Gas Main on the Mundham Road. This cannot be moved without there being a significant time delay being incurred. Over the last 6-7 months Halsbury homes have engaged with various consulting engineers to formulate new designs which avoid the Gas Main so that we can deliver the Roundabout earlier and faster.
	Following discussions with NCC, they are currently re-formulating certain design aspects with the intention of finalising something acceptable to NCC.
	We would like to deliver the roundabout as soon as possible, preferably with a start in late 2018. NCC are supportive and have indicated some changes may be possible to enable us to achieve that. We are due to meet with NCC in the coming weeks.
	5.5 Little Plumstead
	£1.5m was applied for to support the demolition and redevelopment of the site to provide 92 residential buildings and the conversion of the Old Hall to residential uses. The Old Hall has since burnt down so that phase of the scheme is not proceeding at present. Planning is permitted and development underway for phase 1 and 2 totalling 88 units, with a 3rd phase of an additional 20 units currently being assessed by planning. See site plan – Appendix C
	Phase 1 is nearing completion with the main road through the site and the loop road to phase 1 fully constructed. All private sale and shared equity units have been sold and the first 20 affordable rented units are due to be handed to Saffron Housing by 25th September. 
	Phase 2 is now underway which will include an additional 48 units. Utilities are connected to all plots on all phases.
	To date, the scheme has repaid £313,000 against their loan, and we expect it to be fully repaid by end of financial year 2019/20.
	5.6 Rockland St. Mary
	£2m was applied for to speed up the land purchase and to support the overall development. The first loan draw down has been received and the land purchase is now complete. The developer officially started on site on 2nd July. Initial site clearance is underway and the site compound is being mobilised.
	5.7 Thurlton
	NPLaw were instructed to begin negotiation of the loan agreement on 26/06/18 and we await confirmation that this has been completed.
	6.  Financial profile of all LIF loans
	6.1  Although the total commitment of the loans being progressed exceeds the £20m fund, the anticipated draw-down and repayment profile indicates the schemes can easily be accommodated within the current scope of the Local Infrastructure Fund. An overview of the financial profiles for the LIF loans is attached to this report as Appendix D. 
	6.2 Currently less than £5 million of the total £20 million LIF loan allocation is being utilised. 
	6.3 Three projects are on hold and are uncertain about their need for their LIF loan. These schemes are key strategic sites within major growth areas. It is important to allow these to proceed with a LIF loan if, as and when they are ready. But with careful management this should not prevent other schemes coming forward in the meantime. 
	6.4 GNPT recommend that the LIF loan facility should be proactively promoted to SMTs to encourage more Expressions of Interest from SMTs, with a focus on social housing. The GNPT will manage a cash flow forecast of the total LIF loan commitment and will report this to the GNGB when each new loan is assessed. 
	6.5 The GNPT will continue to work closely with senior finance officers at NCC, and will recommend closing the LIF loan facility if cash flow forecasts are expected to exceed the £20m allocation. The Board are asked to agree this request.
	7.  Recommendations to GNGB
	(i)  GNGB to agree in principle funding for the Horsford LIF application, subject to due diligence and the successful negotiation of a loan agreement.
	(ii) Note the imminent completion of the new LIF loan for the Cripps Development in Thurlton, previously agreed in principle.
	(iii)  Note the progress of the previously approved LIF loans.
	(iv) Note the funds currently available to be allocated as LIF loans within appendix D.
	(v) GNGB to agree that the GNPT should proactively promote the LIF loan facility to encourage more Expressions of Interest from SMTs with a focus on social housing, whilst continuing to manage the cash flow forecast for the total LIF loan commitment. 
	8.  Issues and Risks
	8.1  Other resource implications (staff, property)
	The fund will be managed within existing resources and will require continued support from the Greater Norwich Projects Team.
	8.2  Legal implications
	All schemes will be assessed by the Greater Norwich Growth Board and the organisation named in the Business Case will be required to enter into a legal contract with Norfolk County Council, the Accountable Body for the funding.
	8.3 Risks
	Each loan will be subject to financial appraisal and appropriate risk mitigation will be written in to the individual conditions of offer as set out in the Local Infrastructure Fund Criteria and Guidance Notes document.
	8.4  Equality
	No specific issues arising from the award of LIF funding towards a scheme.
	Each scheme will be required to meet its obligations under relevant legislation.
	8.5  Human rights implications
	No specific issues arising from the award of LIF funding towards a scheme.
	Each scheme will be required to meet its obligations under relevant legislation.
	8.6  Environmental implications
	No specific issues arising from the award of LIF funding towards a scheme.
	Each scheme will be required to meet its obligations under relevant legislation.
	Officer Contact
	If you have any questions about matters contained in this paper please get in touch with:
	Name   Telephone Number  Email address
	Joe Ballard  01603 223258  joseph.ballard@norfolk.gov.uk
	Grace Burke   01603 222727   grace.burke@norfolk.gov.uk
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	1. Introduction 

	As part of the Greater Norwich City Deal, Norfolk CC has the ability to borrow up to £20m from the Public Works Loan Board (PWLB) on behalf of Greater Norwich Growth Board (GNGB). The PWLB loan is available to GNGB at the project discount rate, which is 0.4% p.a. less than the equivalent full rate at which a local authority could borrow. PWLB has now been wound up and its activities transferred to HM Treasury but the arrangements remain in place.
	GNGB intends to make loans to applicants in order to unlock infrastructure required to accelerate development for housing or employment uses, but GNGB has decided to charge borrowers a market rate, which is dependent on their creditworthiness and the security offered. 
	An application has been received for a loan of £1,435,000 from Cripps Developments Ltd. The loan would fund infrastructure works for development of a site at Holt Road, Horsfold. The scheme meets the overall aims and objectives of the LIF and the applicants have now submitted a full business case for approval.  
	This report addresses the creditworthiness of the borrowing entity and the collateralisation of the loan, or the potential loss in the event of default.  The assessment is confidential to GNGB/NCC and should not be relied on for any purpose other than determining the application for a LIF loan. Our opinion is provided from a commercial perspective and GNGB will need to carry out detailed due diligence and take financial and legal advice before entering into any loan agreement.
	2. The Project

	Horsfold is a large village in Broadland, about 3 miles north of Norwich and now just north of Broadland Northway, the Northern Distributor Road.  
	The site is a 4 ha (10 acre) field on the southern edge of the village with access off Holt Road which also connects to a new junction on Broadland Northway. The site is clear arable land apart from an area of old piggeries in one corner. It is generally level and as far as is known there are no abnormal site conditions.
	The site was not included in the current local plan but was granted outline consent for development in 2017.  The application was made by Glavenhill Strategic Land which has now agreed to sell the site to Cripps. Glavenhill is a well-known local promoter of strategic sites and is part owned by the directors of Lanpro, the planning consultants who submitted the planning application. They previously advised on the Deal Ground redevelopment proposals and had a stake in the Fifers Nursey site, both the subject of previous LIF applications.
	Cripps has applied for reserved matters approval, expected in autumn 2018. This may result in some changes to the indicative proposals submitted with the outline consent but these should not impact negatively on value. 
	The outline application emphasized that this is intended to be a low density development. Apart from the estate roads, there is a large open space to the Holt Road frontage, meaning that only 2.2 ha (55% of the site) is available for development. This area is intended to accommodate 84 units at a density of 38 per ha (which is actually medium density). The development is mainly 2 and 3 bed houses, of which 28 will be affordable, in a mix of social rent and shared ownership.
	The LIF loan would be applied to these costs:
	Item
	£
	Demolition and archaeology
	100,000
	Roads
	600,000
	Utilities
	420,000
	Pumping station
	100,000
	Design and engineering  
	215,000
	Total
	1,435,000
	The intention is to start on site in autumn 2018.   The first dwellings should be complete by Q3 2019 and the whole scheme should be completed and sold by Q3 2022.  
	The development does qualify for Help to Buy equity loans to first-time purchasers and it is envisaged that the affordable units will be pre-sold to a housing association. 
	The applicants say that the development would be viable without the LIF loan, but the LIF loan would enable them to put in all the infrastructure upfront, rather than in three or more phases, which would accelerate the overall rate of development. 
	3. The Applicant 

	Cripps Developments is a local housebuilder, established in 2000. It is active across the Broads area, from Beccles and Bungay up to North Walsham. 
	Our appraisal report of April 2016 on Little Plumstead provides a detailed assessment of the company and its operations, which is still valid in principle. It was, however, based on the 2015 financial accounts for Cripps and we now have the audited accounts to April 2017 which show a continuing healthy position. Turnover has increased from £6.3m to £8.4m and the gross profit (before administrative expenses) is 29.5%. The post-tax profit is £1m after deducting, among other things, £655,000 of directors’ remuneration. 
	The company has net assets of £5m, including cash at bank of £3.5m, and £6.7m borrowings (almost all short-term) which is an acceptable level of gearing. Apparently there were delays in starting two sites, meaning that work in progress is lower than normal and cash is higher. We assume this situation has continued into 2018 but the 2018 accounts will need to be vetted as part of the due diligence process.
	In 2016 Cripps was awarded a LIF loan of £1.5m towards the development of the former Little Plumstead Hospital with at least 88 new dwellings and the conversion of the Old Hall to residential use.  After the loan was agreed, the Old Hall was destroyed by fire and Cripps intends to build more new-build units on the site of the building.  This has not apparently affected progress on the rest of the project. 
	We understand that the project is progressing well and drawdowns of £1.42m have been processed. So far, £300,000 of the loan has been repaid (plus interest) and the loan is expected to be fully repaid by 2019/20. Cripps’ own sales website lists the whole of Phase One as sold or reserved and 5 units in Phase 2 as already reserved.
	GNGB has also agreed in principle to loan £638,000 to Cripps to finance the development of a 30 unit site at Thurlton, starting in late 2018 and ending in early 2020. 
	It should be noted that the normal repayment clause used by GNGB gears repayment to unit sales, with a longstop repayment date. The effect of this is that GNGB may have to wait until the final sales or the longstop date before receiving payment but the development will have generated the required funds in advance of that date.  So, although the three development loans would have payments outstanding through till 2020/21 the balance of loans outstanding will continue to reduce during that period and Cripps should have generated the sales to repay the loans before the end date. 
	4. Collateralisation

	According to the Cripps Full Business Case, the purchase price for the site (including fees) is £2,657,000 which equates to about £1.1m per ha or £500,000 per acre.  The intention is to obtain a land loan of £1.271m for 50% of the site value and a further loan of 60% construction costs from Lloyds Bank.  The balance of the finance will be provided from Cripps own resources.  
	As normal, the forecast is that receipts from sales will be recycled to reduce the amount of loan outstanding at any one time. So although the total development cost is £14.5m including contingency, the maximum cash requirement peaks at £5.7m.
	Cripps will provide a second charge in favour of Norfolk CC.  The normal assumption is that expenditure on infrastructure – work in progress - represents value for money and enhances the value of the security offered as it is spent (although if there was a loan default, some value would be lost in the process of disposing of the site to a new developer). So, even if the loans exceed the value of the site in its current state, as the loans are drawn down to finance work in progress, the value of the security should rise in proportion. 
	For this project, the unsecured assets available  will be 50% of the site value, plus 100% of the value of the infrastructure plus 40% of the value of work in progress, which even on a forced sale basis should provide an adequate margin of cover for normal risks.  
	5. Conclusions and Recommendations 

	Subject to detailed verification and due diligence (including an independent valuation of the site), we conclude that:
	  The project appears to be viable.
	  The developer is an experienced and competent housebuilder with a track record in LIF borrowing from GNGB.
	 The proposed loan arrangements provide adequate security. 
	 The LIF loan will be applied to site infrastructure, removing any state aid question.
	The main caveat is obviously the uncertainty created by Brexit and its possible impact on the housing market.  As Cripps acknowledge this could lead to slower sales rates making the development less profitable which could in turn lead to the value of the site being reduced for security purposes.  The infrastructure loan is about 8% of total scheme cost so assuming a typical 20% profit margin there is some cover and Cripps also has some balance sheet resources, although it might face other calls on this in a worst case scenario. 
	Savills publish a residential development land index which has a base year of 2006 (Index=100). Greenfield land values fell by 50% to 2009 and have since recovered slowly to 80% of pre-crash levels. This gives some indication of the volatility of land prices in a downturn. However, in the 2008 crisis both the banks and the housebuilders were heavily over-borrowed and it was a global crisis.  Difficulties arising from Brexit should be more localised and the housebuilding industry is in much better shape now than it was in 2008. Moreover, thus far, the housing market outside London has held up well since Brexit. As we have remarked before, GNGB may also take the view that in the event of a sudden downturn in the housing market and the general economy, this loan would not add significantly to the challenges it would be facing.  
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