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1.0 INTRODUCTION 

 

1.1 Overview 

 

1.1.1 Blackburn with Darwen Borough Council is reviewing the current adopted local 

plans, namely, the Core Strategy (adopted 2011) and the Site Allocations and 

Development Management Policies (adopted 2015).  The Local Plan review will lead 

to a new local plan to replace the existing adopted plans, and will cover the period 

2021 to 2037. The new Local Plan will include a strategy for ‘balanced growth’, 

detailed policies to deliver it and site allocations.  It will set out how much land 

should be provided to accommodate new homes and jobs and where this should be 

located, alongside the need for associated infrastructure such as shops, community 

facilities, transport, open space, sport and recreation. 

 

1.1.2 Blackburn with Darwen Borough Council (the Council) consulted on the Issues and 

Options Stage of the Plan in spring 2019 and it was intended to undertake 

consultation on a draft Local Plan during autumn 2020.  As a result of the 

Coronavirus Pandemic, consultation in relation to this draft Local Plan was delayed.  

The Ministry of Housing, Communities and Local Government also began a 

consultation on the proposals for reform of the planning system in England.  The 

consultation document contained significant changes to the planning system 

including some fundamental changes in the approach to the Local Plan process 

which further delayed publication of the draft plan.   

 

1.1.3 Keppie Massie was appointed in March 2020 to prepare a viability assessment to 

inform and support the policies and proposed site allocations to be contained in the 

new Local Plan.   

 

1.1.4 A six-week public consultation on the Draft Local Plan took place between Friday 

8th January 2021 and Friday 19th February 2021.  The Draft Local Plan is informed 

by a number of evidence base documents which were made available to view and 

comment on as part of this consultation.  These evidence base documents included 

a Baseline Testing Advisory Report (2020) prepared by Keppie Massie which 

assessed the viability of development in the Borough prior to the costs of any 

specific policy requirements set out in the Local Plan. 
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1.1.5 The Draft Local Plan acknowledged that further viability work would be undertaken 

before the next stage of plan preparation, taking into account the policy 

requirements set out in the strategic policies of the plan. This further viability work 

is to be used to inform decisions on the hierarchy of policy priorities in the final 

version of the plan, and to consider the delivery mechanism of priority 

infrastructure. 

 

1.1.6 The National Planning Policy Framework (NPPF) states that: 

 

“Plans should set out the contributions expected from development.  This should 

include setting out the levels and types of affordable housing provision required, 

along with other infrastructure (such as that needed for education, health, 

transport, flood and water management, green and digital infrastructure). Such 

policies should not undermine the deliverability of the plan.” (Para 34) 

 

1.1.7 A number of the Local Plan policies may impact on the viability of development and 

in accordance with the NPPF the Council needs to be satisfied that these policies do 

not undermine the deliverability of the plan.  Similarly the Council needs to be 

satisfied that the site allocations contained within the plan are deliverable and are 

not subject to such a scale of policy burdens that they are unable to be developed 

viably. 

 

1.1.8 In order to ensure a robust and realistic Plan a viability evidence base which 

assesses and tests the policies contained in the emerging Local Plan is required. 

This will also inform decisions made regarding the possible introduction of a CIL 

charge.  This Local Plan Financial Viability Assessment (FVA) establishes the 

viability and deliverability implications of the emerging Local Plan policies and 

allocations.  This is to ensure that they are realistic and can deliver sustainable 

development without putting the delivery of the Plan at risk.  The study has been 

prepared to satisfy the tests of viability and deliverability laid down in the NPPF and 

the National Planning Practice Guidance (PPG).  This report therefore provides an 

assessment of the overall viability of development in the Borough, considering the 

viability implications of emerging plan policies.  It also provides a viability 

framework within which to consider the proposed site allocations.  Ultimately the 

study provides conclusions about ‘whole plan viability’ and any adjustments that 

may be required to proposed plan policies. 

 

 



1.0 INTRODUCTON 

 

Page | 3 

 

1.2 Format of Report 

 

1.2.1 The report is presented to provide an overview of the Local Plan and its key policies, 

details of the study methodology, a property market commentary, the financial 

appraisal assumptions, the results of the viability testing and conclusions regarding 

Plan viability and delivery.   

 

1.2.2 For ease of reference the report is structured based on the following sections: 

 

1.2.3 SECTION 2 – TIMELINE AND CONSULTATION 

This section provides an overview of the timeline for the study and contains details 

of the consultation undertaken to inform the methodology, evidence base and 

appraisal assumptions. 

 

1.2.4 SECTION 3 – BLACKBURN WITH DARWEN LOCAL PLAN 2021-2037 

(PUBLICATION VERSION) 

This section provides an overview of the strategic policies and the development 

management policies which could impact on viability and delivery.  In addition a 

summary of the site allocations is provided. 

 

1.2.5 SECTION 4 – METHODOLOGY 

This section outlines the methodology that has been adopted for the study and the 

viability assessments, together with the rationale for the development scenarios 

tested. 

 

1.2.6 SECTION 5 – PROPERTY MARKET COMMENTARY 

This section provides general information about the characteristics of Blackburn 

with Darwen, together with an overview of the residential and commercial property 

markets. 

 

1.2.7 SECTION 6 – FINANCIAL APPRAISAL ASSUMPTIONS 

This section outlines the key assumptions used in the financial appraisals including 

details of how specific Local Plan policies have been addressed. 

 

1.2.8 SECTION 7 – VIABILITY RESULTS AND POLICY IMPACTS 

This section provides an overview of the results of the viability testing together 

with a commentary on the results and also the impact of the Local Plan policies on 

viability.  This section also contains the results of the sensitivity testing undertaken. 
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1.2.9 SECTION 8– PLAN VIABILITY AND DELIVERY 

Within Section 8 conclusions are provided about the key policies that have 

implications for economic viability and the viability and delivery of the Local Plan.  

The section also contains a commentary about the prospects for the introduction 

of CIL. 

 

1.3 Keppie Massie 

 

1.3.1 Keppie Massie is an established firm of Chartered Surveyors and Property 

Consultants with offices in Liverpool, Manchester, Glasgow and London and is at 

the forefront of development economics, regeneration and strategic development.  

It is regulated by the Royal Institution of Chartered Surveyors (RICS).   

 

1.3.2 The Practice deals with all major aspects of commercial and residential property 

consultancy including valuation, development, development economics, cost 

consultancy advice, investment, strategic land assembly, compulsory purchase, 

investment and development funding, S106 negotiations and affordable housing 

policy and provision, landlord and tenant advice, regeneration, national and local 

taxation, insolvency advice, acquisition, disposal and agency.  

 

1.3.3 We have extensive experience in the preparation of Local Plan and CIL Viability 

Assessments, and have provided studies for a number of Local Planning Authorities 

including the following: 

 

 Knowsley – Local Plan Viability Assessment 

 Sefton – Local Plan and Site Allocations Viability Assessment  

 High Peak – Local Plan Viability Study (including site allocations) 

 Fylde – Local Plan and CIL Viability Study  

 Hyndburn – Development Management DPD Viability Study 

 Barrow – Local Plan Viability Study (including site allocations)  

 Wyre – Local Plan Viability Study (including site allocations) 

 Staffordshire Moorlands – Local Plan and CIL Viability Study (including site 

allocations) 

 Cheshire West and Chester – CIL Viability Assessment and then subsequent 

Local Plan Part Two Viability Assessment 

 Allerdale – Site Allocations DPD and CIL Viability Study 

 Liverpool City Council – Local Plan Viability Study (including site allocations) 
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 Rossendale - Local Plan Viability Study (including site allocations) 

 Hambleton - Local Plan Viability Study (including site allocations) 

 West Lancashire – CIL Viability Assessment 

 Cheshire East – CIL Viability Assessment 

 Mansfield – Local Plan Viability Assessment Update 

 St Helens – Local Plan Viability Assessment 

 

1.3.4 Aside from the present FVA Keppie Massie is also currently preparing Local Plan 

Viability Assessments for Copeland Council and Liverpool City Region. 

 

1.3.5 The Practice has extensive knowledge and experience in dealing with viability in 

relation to development management matters and provides advice to many Local 

Planning Authorities across the North and Midlands including the Lancashire 

Authorities of Hyndburn, West Lancashire, Wyre and Fylde. 

 

1.4 Declaration 

 

1.4.1 Keppie Massie is regulated by the RICS and in preparing this FVA we have had 

regard to all relevant RICS Standards and Guidance.  Reference is made to these 

documents at relevant points within this FVA.  The principal RICS documents that 

have been relied upon in preparing this study are: 

 

1.4.2 RICS Professional Statement: Financial Viability in Planning: Conduct and Reporting 

(1st edition) (May 2019). 

 

1.4.3 RICS Guidance Note:  Assessing viability in planning under the National Planning 

Policy Framework 2019 for England (March 2021). 

 

1.4.4 The RICS Professional Statement sets out 14 mandatory requirements on conduct 

and reporting in relation to FVAs for planning in England to demonstrate how a 

reasonable, objective and impartial outcome, without interference should be 

arrived at and so support the statutory planning decision process.  This FVA has 

been prepared in accordance with these mandatory requirements which are set out 

below. 
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2.1 - Objectivity, impartiality and reasonableness statement 

 

This FVA review has been undertaken by A G Massie BSc (Hons) MRICS IRRV 

MCIArb and Jenny Adie BSc (Hons) MRICS who are RICS Registered Valuers, in 

conjunction with Jon Adams BSc (Hons) MRICS who is a Chartered Quantity 

Surveyor and Director of One2One Construction Solutions Limited.  All are RICS 

Members and suitably qualified practitioners, with sufficient knowledge and skills 

to undertake the FVA competently.  In preparing the assessment they have acted 

with objectivity, impartiality, without interference and with reference to all 

appropriate available sources of information. 

 

2.2 Confirmation of instructions and absence of conflicts of interest 

 

Keppie Massie’s appointment followed a full tender exercise and a copy of the 

tender documentation and contract can be made available on request.  Our Terms 

of Engagement are attached at Appendix 1.  We are not currently undertaking 

any other instructions on behalf of the Council nor are we providing professional 

advice to any landowners, developers or other parties who may have a land or 

property related interest in the Borough.  We therefore confirm that, to the best of 

our knowledge, no conflict of interest, or risk of conflict of interest, arises in 

preparing this FVA. 

 

2.3 - A no contingent fee statement 

 

We confirm that our fee basis for undertaking this viability assessment is neither 

performance related nor involves contingent fees. 

 

2.4 - Transparency of information 

 

We confirm that this viability assessment has been prepared in the full knowledge 

that it may be made publicly available at some point in the future. Where we believe 

there to be information, which is commercially sensitive, that we have relied upon 

in arriving at our opinion we have stated so in our report.  
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2.5 - Confirmation where the RICS member is acting on area-wide and 

scheme-specific FVAs 

 

We are not advising any party in relation to site-specific FVAs in Blackburn with 

Darwen. 

 

We have previously prepared area wide viability assessments to support Local Plans 

and CIL for those LPAs noted at paragraph 1.3.3  The studies listed are all complete 

and the Local Plans or CIL charging schedules have in most cases been adopted, 

or at the very least have been subject to examination.   

 

We are currently preparing Local Plan Viability Assessments for Copeland Council 

and Liverpool City Region. 

 

We are not currently advising any developers in relation to area wide FVAs. 

 

We do not consider that any conflict of interest, or risk of conflict of interest, arises 

as a result of the interests which we have disclosed. 

 

2.6 - Justification of evidence and differences of opinion 

 

In this FVA we have set out a full justification of the evidence and this is explained 

in further detail within the report 

 

2.7 - Benchmark land value and supporting evidence 

 

We have assessed the benchmark land value (‘BLV’) in accordance with the 

requirements of the PPG and Section 2.7 of the Professional Statement.  In doing 

so we have reported the following: 

 

• Current Use Value (referred to as Existing Use Value (EUV)) 

• Premium 

•  Market evidence (as adjusted in accordance with the Planning Practice 

Guidance) 

•  All supporting considerations, assumptions and justifications adopted 

•  Alternative Use Value (as appropriate) 

 

We have explained how market evidence and other supporting information has 

been analysed and, as appropriate, adjusted to reflect existing or emerging 

planning policy and other relevant considerations. 
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2.8 - FVA origination, reviews and negotiations 

 

We make a clear distinction in our reports between preparation/review of a viability 

assessment and subsequent negotiations.  

 

2.9 - Sensitivity analysis (all reports) 

 

A range of sensitivity analysis in relation to the appraisal inputs is provided at 

Section 7 of this report.  We have applied a viability judgement in considering both 

the base results and the results of the sensitivity testing in accordance with the 

RICS Professional Statement. 

 

2.10 – Engagement 

 

We confirm we have advocated transparent and appropriate engagement between 

the parties. 

 

2.11 - Non-technical summaries (all reports) 

 

This FVA is accompanied by a non-technical summary which includes key figures 

and issues that support the conclusions drawn from the assessment and is also 

consistent with the PPG. 

 

2.12 - Author(s) sign-off (all reports) 

 

This FVA is formally signed off and dated by the authors.  Their respective 

qualifications are included. 

 

2.13 - Inputs to reports supplied by other contributors 

 

All contributors to this report are considered competent and are aware of the RICS 

requirements and as such understand they must comply with the mandatory 

requirements. 

 

2.14 - Timeframes for carrying out assessments 

 

We confirm that adequate time has been allowed to prepare this FVA having regard 

to the scope and scale of this project. 
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……………………………………    …………………………………………………..  

GED MASSIE BSc (Hons) MRICS IRRV MCIArb JENNY ADIE BSc (Hons) MRICS 

 

 

 

……………………………. 

JON ADAMS BSc (Hons) MRICS 

 

January 2022 
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2.0 TIMELINE AND CONSULTATION  

 

2.1 Baseline Testing Advisory Report (2020) 

  

2.1.1 Keppie Massie was appointed in March 2020 to prepare the Local Plan Viability 

Assessment.  Initial property market research was undertaken during the spring 

and summer of 2020.  This research was used to compile a transactional and 

construction cost evidence base for the Borough and to inform initial assumptions 

for the viability testing.   

 

2.1.2 Consultation in relation to both the Local Plan and the Viability Assessment were 

then delayed due to both the Covid-19 pandemic, and as a result of potential 

changes to the Planning System arising from the White Paper (Planning for the 

Future). 

 

2.1.3 As a first stage of this study we were however asked to prepare baseline viability 

testing with reference to the evidence base that had been collated at that time.  

This baseline viability testing was absent of any potential local plan policy 

requirements such as affordable housing.  It was to be used by the Council to 

consider the relative viability of sites within the Borough and so would help to 

inform the site allocations process, pending further progress in relation to the Local 

Plan both locally and nationally.   

 

2.1.4 As noted in the introduction to the Baseline Testing Advisory Report, this 

preliminary advice note was prepared for information purposes, prior to the 

preparation of a Publication Draft Viability Report that would fully address RICS 

requirements and any update to the process of Local Plan Viability Assessment 

published following the White Paper.   

 

2.1.5 A six-week public consultation on the Draft Local Plan took place between Friday 

8th January 2021 and Friday 19th February 2021.  As part of this consultation 

comments were invited on the evidence base documents including the Baseline 

Testing Advisory Report.  No comments were received from consultees regarding 

the evidence and assumptions contained within this report. 
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2.1.6 Stakeholder engagement and consultation are vital components in the process of 

establishing plan viability.  Critical assessment of the Viability Assessment 

methodology and assumptions supported by appropriate evidence from 

stakeholders, ensures that sound judgements are made on the viability and 

deliverability of plan policies and sites. 

 

2.1.7 The PPG places a responsibility on plan makers in collaboration with the Local 

Community, developers and other stakeholders to create realistic and deliverable 

policies and states that: 

 

“Plan makers should engage with landowners, developers, and infrastructure and 

affordable housing providers to secure evidence on costs and values to inform 

viability assessment at the plan making stage.” 

 

2.1.8 It also underlines that: 

 

“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.” 

 

2.2 Further Consultation Document 

 

2.2.1 In the absence of any feedback regarding the Baseline Testing Advisory Report we 

provided stakeholders with another opportunity to comment on the methodology 

and assumptions contained in the report.   

 

2.2.2 As part of this further consultation we are also set out the policies contained within 

the Draft Local Plan that were considered to have an impact on viability.  We 

identified the viability impact of the policy and our proposed approach to testing 

the particular policy.  We then sought input from stakeholders regarding the 

implications and associated costs of achieving these policy requirements. 

 

2.2.3 The consultation took the form of a detailed document which is contained at 

Appendix 2 together with a response form for stakeholders to complete.  The 

consultation document was circulated to stakeholders during July 2021 and 

responses invited.  In total 30 stakeholders were contacted including house 

builders, registered providers, agents and landowners. 
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2.3 Consultation Responses  

 

2.3.1 A total of 3 responses were received to the consultation.  These responses were 

from: 

 Cushman and Wakefield (CW) on behalf of a Consortium of House Builders 

 The House Builders Federation (HBF) 

 Great Places Housing Association 

 

2.3.2 A summary of the responses is contained at Appendix 3 together with a brief 

comment on the points made.  The responses specifically referred to the following 

topics: 

 

 Mix, dwelling sizes and densities 

 Benchmark land values 

 Construction Costs including abnormals, EVCs, accessibility and future homes 

standards 

 Profit  

 Sales Rates 

 

 

2.3.3 No particular issues or questions were raised in relation to our approach to many 

aspects including: 

 

 Sales Values  

 Transfer values for affordable rent 

 Sales and Marketing costs 

 Finance Rates 

 Land Acquisition Costs 

 

 

2.3.4 No comments were received about the intended approach and assumptions for the 

commercial viability testing. 

 

2.3.5 We have considered the points raised and discussed any consequential adjustments 

that we have made to the methodology at Section 4 and the appraisal assumptions 

at Section 6. 
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3.0 BLACKBURN WITH DARWEN LOCAL PLAN 

2021-2037 (PUBLICATION VERSION) 
 

3.1 Blackburn with Darwen Borough Council Local Plan 2021 -2037 

Regulation 19 Publication Plan Consultation (at October 2021) 

 

3.1.1 To meet the requirements of the NPPF, the Council is presently preparing a new 

Local Plan.  Once adopted, the new plan will replace the current adopted local plans, 

namely, the Core Strategy (adopted 2011) and the Site Allocations and 

Development Management Policies (adopted 2015), with a single document 

containing borough wide policies and land allocations.  The new Local Plan will guide 

development in the Borough to 2037. 

 

3.1.2 Public consultation on the Issues and Options Draft Local Plan took place in spring 

2019. The comments received from this consultation informed the Preferred 

Options version of the Plan.  Further consultation in relation to the Preferred 

Options version of the Plan (Regulation 18) was undertaken during January and 

February 2021.    

 

3.1.3 This report has regard to the Blackburn with Darwen Borough Council Local Plan 

2021 -2037 Regulation 19 Publication Plan Consultation (at October 2021) as the 

most up to date version of the plan.  This section identifies the key policies 

contained within the Publication Draft (October 2021) that could potentially impact 

on development viability within the Borough.  These impacts may be in terms of 

location, physical form or the level of planning contributions.   

 

3.1.4 The Local Plan sets out strategic Core Policies which identify the ‘Spatial Principles’ 

for new development.  The intended growth strategy is one of ‘balanced growth’ 

which seeks to ensure that new housing and employment growth will be 

accompanied by supporting infrastructure and environmental improvements.  

 

3.1.5 The Core Policies identify a number of key themes and requirements that may have 

an impact on viability.  At a more detailed level the plan then contains linked 

development management policies that further address matters contained in the 

Core Policies.   

  



3.0 LOCAL PLAN 2021-2037 (PUBLICATION VERSION) 

 

Page | 14 

 

3.1.6 With reference to the proposed policies contained in the new Local Plan, we have 

provided a short summary of those most relevant to the study in the paragraphs 

that follow.  In the first instance key themes arising from the Core Policies that 

have an impact on viability are identified, we have then included details of the 

associated development management policies. 

 

3.2 Strategic Core Policies 

 

Core Policy 2 (CP2): The Spatial Approach 

 

3.2.1 The majority of new development over the plan period will be in the urban areas of 

Blackburn and Darwen.  The focus for future investment decisions and growth are 

to be guided by a number of key principles which include: 

 

I. Blackburn urban area - Blackburn will continue to accommodate the majority 

of the Borough’s strategic development needs including a new strategic 

housing site, strategic town centre mixed use site and strategic employment 

allocation. Additional growth sites and infrastructure improvements will 

support the ‘Blackburn Growth Axis’ to become the key future economic 

driver of the Borough. 

 

II. Darwen urban area - Darwen will accommodate more general development 

needs of an appropriate scale to support the existing population and services.  

This will include a range of housing, mixed use, employment and educational 

developments to help reduce the need to travel out of the town. Development 

proposals should support Darwen’s transition to a modern market town, and 

a destination ‘maker-town’ in line with the aims of the Darwen Town 

Investment Plan.  Developments that support the role of Darwen as a 

tourism, leisure and recreation gateway to the West Pennine Moors will also 

be supported. 

 

III. Rural Villages - new development outside of the urban boundaries should be 

focused within the village boundaries of Edgworth, Chapeltown, Hoddlesden, 

Belmont and Pleasington. 
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3.2.2 The policy goes on to say that outside villages, within the designated Countryside 

Areas, the amount of new development will be tightly limited.  New development 

proposed in the Green Belt is to be regarded as inappropriate unless it falls within 

one of the exceptions set out in the NPPF whilst areas identified as Safeguarded 

Land will not be granted planning permission for permanent development during 

the plan period, unless certain circumstances exist. 

 

Core Policy 4 (CP4): Housing Development  

 

3.2.3 This policy states that the Council will seek to deliver a minimum of 447 net new 

dwellings per annum (dpa) over the plan period 2021-2037.  With suitable land 

being allocated to include a buffer to allow for flexibility, choice and competition.  

It is intended that a range of site sizes and locations will be provided together with 

a new strategic housing site in North East Blackburn. 

 

3.2.4 Section 5 of the Local Plan contains the Housing Growth Site Allocations Policies 

and we have provided at table 3.1 details of the proposed allocations with a total 

capacity for 3,643 dwellings. 

Table 3.1: Proposed Housing Allocations 

 

Policy Address Ward Site Area 
(ha) 

Capacity 

HO09 
Blackburn Golf Course 
Practice Ground 

Billinge and 
Beardwood 

3.04 68 

HO29 Fishmoor Drive Site 4 
Blackburn South 
and Lower Darwen 

10.58 241 

HO39 
Haslingden Rd (Fishmoor 
Reservoir Site) 

Blackburn South 
East 

6.74 300 

HO42 Bank Hey  
Blackburn South 
and Lower Darwen 

41.10 650 

HO44-
46 

Holden Fold   Darwen East 17.99 433 

HO68 Queens Park 
Audley and Queens 

Park 
0.94 20 

HO72 Roe Lee Mills Roe Lee 0.75 26 

HO80 Springside Works West Pennine 12.25 110 

HO94 Scotland Bank Terrace Ewood 0.82 30 

H181 Marsh House Lane Darwen South 6.66 140 

H195 
North East Blackburn 
Strategic Housing Site  

Roe Lee 97.52 1500 

H198 
Site of former Longshaw 
HOP Crosby Road 

Blackburn South 
East 

0.50 18 

H217 
St Silas Church, Preston 
New Road 

Billinge and 
Beardwood 

0.39 10 

H222 
Land at Blackburn Rugby 
club 

Roe Lee 1.04 23 

H224 Land off Bog Height Road 
Blackburn South 
and Lower Darwen 

3.35 75 
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Core Policy 10 (CP10): The Economy and Skills   

 

3.2.5 This Core Policy addresses employment land and states that the Council will seek 

to deliver at least 46.4ha of new employment land over the period 2021-2037.  This 

will include the allocation of a range of employment and mixed-use sites to ensure 

that sufficient, suitable land can provide a minimum of 198,000 sq.m of new 

employment floorspace over the plan period to support future jobs growth. 

 

3.2.6 A new strategic employment site (E179) at Junction 5 of the M65 is to be allocated 

to ensure delivery of the qualitative and quantitative employment land 

requirements for this plan period.   

 

3.3 Core Policy And Related Development Management Polices 

 

Core Policy 4 (CP4) Housing Development  

 

3.3.1 As well is identifying the location and quantity of new housing development this 

policy also addresses a number of matters that impact on viability, including: 

 

Affordable housing needs - on developments of 10 or more dwellings at least 

20% of homes delivered will be expected to be affordable units; 

 

Housing for Older and Vulnerable People – on developments of 10 dwellings 

or more, at least 20% of homes should be deemed appropriate to accommodate 

the needs of older and vulnerable people. 

 

3.3.2 Allied to this Core Policy there are a number of development management policies 

that address in more detail housing related matters. 

 

DM Policy 3 (DM3): Housing Mix, Standards and Densities  

 

3.3.3 The key aspects from this policy are: 

 

Housing Mix - All new major housing schemes will be expected to widen the choice 

of housing types available, reflecting the Council’s latest evidence of housing need 

and market demand. 

 

Technical Standards - All new dwellings must comply with the nationally 

described space standards, and optional higher water efficiency standards 

(equivalent to 110 litres/person/day). 
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Accessibility Standards - In residential schemes of 10 dwellings or more, at least 

20% of homes should be built to the ‘accessible and adaptable’ standard in Part M4 

(2) of the Building Regulations, unless specific site conditions make this impractical. 

The Council will also seek 5% of new homes to be wheelchair accessible (or easily 

adaptable) in accordance with Part M4 (3a) of the Building Regulations. 

 

Density - To ensure the best use of land and buildings new housing developments 

will be expected to achieve minimum density standards of 45 dwellings per hectare 

(dph) (net developable hectare) in town centres and other locations that are well 

served by public transport. Minimum densities of between 30-35dph (net 

developable hectare) will be considered appropriate in other locations. Other 

variations may be needed in order to mitigate harm to a heritage asset and/or 

relate to local character, for example. Densities will be expected to have a positive 

relationship with the existing character of a place, any distinctive features, the 

historic environment and the surrounding landscape.    

 

DM Policy 5 (DM5): Affordable Housing and Rural Exception Sites 

 

3.3.4 This policy contains more detail in relation to the requirements for Affordable 

Housing.  In particular it states that: 

 

I. In meeting the identified Affordable Housing target set out in CP4: Housing 

Development, the Council will take into account issues affecting delivery 

including: availability of grant; evidence on the economic viability of 

individual developments; and up to date evidence on market conditions. 

 

II. The type of affordable housing provided should meet the requirement for at 

least 25% of the affordable units to be First Homes and then seek to meet 

the needs identified in the latest housing evidence in terms of type, tenure, 

size and suitability to meet the needs of specific groups. Any local eligibility 

criteria will be set out in the Council’s Affordable Housing Developers Guide. 

 

3.3.5 The further explanation to the policy also addresses viability and notes that in 

assessing any potential variation to the overall target requirement set out in Policy 

CP4 for affordable housing within a new development scheme, consideration will 

be given, through negotiation with the Council, to “open book” evidence supplied 

by the developer relating to the viability of individual developments. 
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Core Policy 5 (CP5): Climate Change  

 

3.3.6 This policy seeks to ensure that the Local Plan contributes to the Council’s carbon 

neutral ambitions.  New development will be expected to consider cutting carbon 

emissions. There are a number of development management policies linking back 

to this Core Policy that contain requirements that may have an impact on viability.  

These are summarised below: 

 

DM Policy 12 (DM12): Clean and Green Energy 

 

3.3.7 BREEAM - Commercial development (Use Classes B2, B8 and E) of 2,500m2 or 

more should achieve, as a minimum, BREEAM Good or an accepted equivalent 

standard. 

 

3.3.8 Water Standards - Development should ensure efficient use of water. All major 

residential development should be accompanied by an Energy Statement which 

demonstrates that water consumption rates of 110 litres or less per person per day 

can be achieved. 

 

3.3.9 Reference is also made in this policy to the Government’s Plans to introduce the 

Future Homes Standard by 2025.  This will require new build homes to be future-

proofed with high standards of energy efficiency and low carbon heating, mandating 

the end of fossil-fuel heating systems in all new houses from 2025. 

 

DM Policy 13 (DM13): Flooding/SuDS 

 

3.3.10 This policy contains requirements in relation to sustainable urban drainage systems 

(SuDS) with surface water to be managed as close to its source as possible and 

drained using SuDS, unless there is clear evidence that this would be inappropriate. 

 

Core Policy 6 (CP6): The Natural Environment  

 

3.3.11 This policy states that new development will be required to conserve and enhance 

biodiversity, geodiversity and landscape features ensuring amongst other matters 

that a biodiversity net gain of no less than 10% is achieved.  Where this is not 

possible on-site local compensatory habitat or development contributions will be 

sought. 
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DM Policy 15 (DM15) Biodiversity   

 

3.3.12 This policy is linked to CP6 and states that Biodiversity net gain is expected to be 

demonstrated as part of any new development. 

 

Core Policy 12 (CP12): Infrastructure and Delivery  

 

3.3.13 This policy states that development proposals will be expected to include or 

contribute to the provision, improvement or replacement of infrastructure that is 

required to meet needs arising from the development proposal and/or to serve the 

needs of the wider area. The types of infrastructure required to support 

developments may include: 

 

a. Affordable housing 

b. Education provision 

c. Transport and travel improvements 

d. Highways infrastructure 

e. Health infrastructure 

f. Community facilities 

g. Open space, public realm and leisure 

h. Flood defence and water management 

i. Biodiversity net gain and environmental improvements 

j. Carbon reduction including decentralised energy; and 

k. Digital infrastructure 

 

3.3.14 The policy goes on to say that delivery of the necessary infrastructure as a result 

of new development may include direct provision of on-site or off-site infrastructure 

and/or financial contributions that will be secured by Section 106 planning 

obligations (or other legally binding agreements). 

 

3.3.15 In addition the policy states that in setting the level of any financial contribution, 

the Council will take into account the total contribution liability incurred by 

developments arising from all policy and site-specific requirements.  Its objective 

will be to ensure that the overall level of contribution required will allow 

developments to remain viable, wherever this is compatible with securing essential 

works that are fundamental to the acceptability of the proposal. (Emphasis 

added) 
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3.3.16 In those cases where developers are seeking a reduction to infrastructure 

contributions, a viability test is included in the policy with evidence as to the 

financial viability of the development being required.  This will normally take the 

form of an open book financial appraisal of the proposed development, 

demonstrating the full range of costs to be incurred by the development including 

the initial purchase of the land, the financial return expected to be realised, and 

the profit expected to be released.  The level of detail required in such an appraisal 

will always be proportionate to the scale and complexity of the development 

proposed.  In cases where an independent assessment of the appraisal is required, 

the developer will be expected to pay for this. 

 

3.3.17 Development Management Policies related to CP12 that have an impact on viability 

include the following: 

 

DM Policy 16 (DM16): Green and Blue Infrastructure  

 

3.3.18 In particular this policy requires amongst other things that all developments must 

be designed to make a positive contribution to Blackburn with Darwen’s Green and 

Blue Infrastructure network through the inclusion of multi-functional landscaped 

public open space in the development. 

 

DM Policy 18 (DM18): Public Open Space in New Developments 

 

3.3.19 Matters contained in this policy include that all new residential development will 

contribute to the provision of high quality open space for its residents, through 

provision of public open space on site and, where appropriate, through financial 

contributions towards improving the quality and/or accessibility of nearby existing 

spaces. The policy also contains requirements to secure the appropriate 

maintenance of the space in the long term. 

 

DM Policy 20 (DM20): Playing Fields, Indoor and Outdoor Sports Facilities 

 

3.3.20 This policy will seek to ensure that major residential developments contribute, 

through land assembly and/or financial contributions, to new or improved sports 

facilities where development will increase demand and/or there is a recognised 

shortage in the locality that would be exacerbated by the increase in demand 

arising from the development. 
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3.3.21 The final development management policy that we have noted is: 

 

DM Policy 29 (DM29): Transport and Accessibility 

 

3.3.22 This policy deals with a number of points including the provision of electric charging 

points. It states that development will be permitted provided it has been 

demonstrated that appropriate provision has been made for parking (vehicle, 

powered two wheelers (PTWs) and cycle facilities) and charging for plug-in and 

other ultra-low emissions vehicles in accordance with the Council’s latest standards 

to assist with the decarbonisation of transport over the plan period. 

 

3.3.23 In formulating the development typologies for viability testing we have had regard 

to both the strategic and development management policies contained in the 

Publication Draft of the Local Plan and also the proposed allocations.  These policies 

have informed the location, size, mix and form of development for testing, together 

with the planning contributions policies that need to be accounted for in the viability 

modelling.  Section 4 explains how the relevant local plan policies have been 

addressed in our methodology. 
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4.0 METHODOLOGY  

 

4.1 Viability Guidance Framework 

 

 National Planning Policy Framework (July 2021) 

 

4.1.1 The National Planning Policy Framework July 2021 (NPPF) states that: 

 

“Plans should set out the contributions expected from development.  This should 

include setting out the levels and types of affordable housing provision required, 

along with other infrastructure (such as that needed for education, health, 

transport, flood and water management, green and digital infrastructure). Such 

policies should not undermine the deliverability of the plan.”  (Para 34) 

 

4.1.2 In addition to the above the NPPF requires that: 

 

“The preparation and review of all policies should be underpinned by relevant and 

up to date evidence.  This should be adequate and proportionate, focused tightly 

on supporting and justifying the policies concerned, and take into account relevant 

market signals.” (Para 31). 

 

4.1.3 The NPPF places the emphasis on establishing viability at plan making stage and at 

paragraph 58 confirms that: 

 

“Where up-to-date policies have set out the contributions expected from 

development, planning applications that comply with them should be assumed to 

be viable. It is up to the applicant to demonstrate whether particular circumstances 

justify the need for a viability assessment at the application stage. The weight to 

be given to a viability assessment is a matter for the decision maker, having regard 

to all the circumstances in the case, including whether the plan and the viability 

evidence underpinning it is up to date, and any change in site circumstances since 

the plan was brought into force. All viability assessments, including any undertaken 

at the plan-making stage, should reflect the recommended approach in national 

planning guidance, including standardised inputs, and should be made publicly 

available.” 
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National Planning Practice Guidance (Sept 2019) 

 

4.1.4 The National Planning Practice Guidance (PPG) has been revised to support the 

NPPF.  It similarly reinforces the role of Viability Assessment at plan making stage 

by stating the following: 

 

“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.” (Paragraph: 002 Reference 

ID:10-002-20190509) 

 

4.1.5 It goes on to say that: 

 

“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.” 

 

4.1.6 The PPG confirms that: 

 

“…..policy requirements should be informed by evidence of infrastructure and 

affordable housing need, and a proportionate assessment of viability that takes into 

account all relevant policies, and local and national standards, including the cost 

implications of the Community Infrastructure Levy (CIL) and section 106.” 

(Paragraph:001 Reference ID:10-001-20190509) 

 

4.1.7 The PPG places a responsibility on plan makers in collaboration with the Local 

Community, developers and other stakeholders to create realistic and deliverable 

policies, whilst advising that it is the responsibility of site promoters to: 

 

“…..engage in plan making, take into account any costs including their own profit 

expectations and risks, and ensure that proposals for development are policy 

compliant. ……..It is important for developers and other parties buying (or 

interested in buying) land to have regard to the total cumulative cost of all relevant 

policies when agreeing a price for the land.  Under no circumstances will the price 

paid for land be a relevant justification for failing to accord with relevant policies in 

the plan.” (Paragraph:006 Reference ID:10-006-20190509) 
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4.1.8 The aim of the Local Plan Viability Assessment in the context of the current 

framework is to provide a proportionate assessment of viability (satisfying the 

requirements of the NPPF and PPG) of the future development sites in Blackburn 

with Darwen (BWD), taking into account all relevant policies contained in the Local 

Plan together with local and national standards. 

 

4.1.9 The PPG provides clarification on the role of viability by stating that: 

 

“In plan making and decision making viability helps to strike a balance between the 

aspirations of developers and landowners, in terms of returns against risk, and the 

aims of the planning system to secure maximum benefits in the public interest 

through the granting of planning permission.” (Paragraph:010 Reference ID:10-

010-20180724) 

 

Financial viability in planning: conduct and reporting (May 2019) 

 

4.1.10 This Professional Statement issued by the RICS is effective from 1 September 2019 

and sets out mandatory requirements on conduct and reporting in relation to 

financial viability assessments (FVAs) for planning in England, whether for area-

wide or scheme-specific purposes. It recognises the importance of impartiality, 

objectivity and transparency when reporting on such matters.  This professional 

statement focuses on reporting and process requirements and reflects the changes 

to the NPPF and PPG.  Reference is made to this document at relevant parts of this 

FVA. 

 

Assessing viability in planning under the National Planning Policy 

Framework 2019 for England (March 2021) (AVIP) 

 

4.1.11 This guidance note issued by the RICS in March 2021 is effective from 1 July 2021 

and replaces the 2012 Financial viability in planning guidance note. It provides 

guidance for carrying out and interpreting the results of viability assessments under 

the NPPF and the updated PPG.  Again reference is made to this document at 

relevant parts of this FVA. 
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4.2 Appraisal Methodology  

 

4.2.1 The PPG provides a helpful definition of what viability assessment is, by stating 

that: 

 

“Viability assessment is a process of assessing whether a site is financially viable, 

by looking at whether the value generated by a development is more than the cost 

of developing it. This includes looking at the key elements of gross development 

value, costs, land value, landowner premium, and developer return.” 

(Paragraph:010 Reference ID:10-010-20180724) 

 

4.2.2 The RICS guidance AVIP notes that this is a residual valuation framework. Figure 1 

from this document provides an illustration of this framework and is reproduced 

below. 

 

 

 

 

 

4.2.3 Para 2.4.4 of AVIP explains that: 

 

“An FVA should determine whether developments are capable of providing levels 

of developer contributions that comply with policy in both emerging and up-to-date 

plans. More specifically, an FVA estimates whether planned developments with 

policy-compliant levels of developer contributions are able to provide: 

 

 a minimum reasonable return to the landowner (defined as the EUV plus a 

premium), and  

 a suitable return to the developer (defined in PPG paragraph 018)” 
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4.2.4 If these benchmarks are not satisfied then the guidance goes on to explain that the 

development typology is unviable at the level of developer contributions being 

tested at plan making stage. 

 

4.2.5 This FVA uses the residual approach advocated in the guidance to determine 

viability.  The value of the completed development is assessed and then the cost 

of undertaking the development including emerging plan policies and a developers 

profit is deducted.  The residual sum that remains is the residual land value.  This 

is then compared to the benchmark land value (BLV) to determine the surplus or 

“headroom”.  Consideration of this then allows an informed decision to be made 

about the viability of the development in general, and in particular, the ability to 

fund planning policies involving additional costs for development such as developer 

contributions policies and CIL 

 

4.2.6 Table 4.1 provides a simple diagram illustrating this approach. 

Table 4.1: Residual Approach to Viability Testing 

 

4.3 Sites And Typologies 

 

4.3.1 In establishing the sites and typologies to test the PPG suggests that: 

 

  

Gross Development Value 

(value of the completed development ) 

Less 

Cost of Development (inclusive of build costs, fees, finance) 

Less 

Other Costs (sales and marketing costs, plan policies) 

Less 

Developers Target Profit 

= Residual Land Value 

Compare to BLV 

= Development Surplus or “Headroom” 



4.0 METHODOLOGY 

 

Page | 27 

 

4.3.2 “Assessing the viability of plans does not require individual testing of every site or 

assurance that individual sites are viable. Plan makers can use site typologies to 

determine viability at the plan making stage. Assessment of samples of sites may 

be helpful to support evidence. In some circumstances more detailed assessment 

may be necessary for particular areas or key sites on which the delivery of the plan 

relies.” (Paragraph:003 Reference ID:10-003-20180724) 

 

4.3.3 In this context a typology approach can be used that groups together sites with 

shared characteristics.  However, in terms of strategic sites the PPG is clear that: 

 

“It is important to consider the specific circumstances of strategic sites. Plan 

makers can undertake site specific viability assessment for sites that are critical to 

delivering the strategic priorities of the plan.” (Paragraph:005 Reference ID:10-

005-20180724) 

 

4.3.4 AVIP at para 3.5.1 suggests that: 

 

“At the plan-making stage, FVAs involve testing representative development 

typologies and may well involve testing actual key strategic sites. This ensures 

proper consideration of the financial impact of policy requirements on different 

locations, types of site (such as greenfield or brownfield), types of development 

and specific (usually only key strategic) sites.” 

 

4.3.5 AVIP also recommends that development typologies should respond to the 

emerging plan policies and be representative of the expected development, with 

particular regard to the five-year housing land supply and the forms of development 

the plan relies on. 

 

Residential Typologies 

 

4.3.6 In preparing the initial assessment of residential typologies for the baseline viability 

assessment we had regard to Version 4 of the Housing Trajectory (July 2020).  The 

sites contained in the housing trajectory can be broadly categorised into three 

types: 

 

Primary – which are predominantly greenfield sites in higher values areas, many 

of which are located on or close to the existing settlement boundary.  These sites 

are likely to be developed at a density of around 30 dwellings per net developable 

hectare, and will provide a range of house types including detached dwellings and 

a number of larger 4 and possibly 5 bed houses. 
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Secondary – the majority of these sites are brownfield although there are also a 

small number of greenfield sites.  The sites are mainly infill sites within the existing 

settlement areas and in some cases may be situated in slightly lower value areas 

in comparison with the primary sites.  Development will typically take place at a 

slightly higher density of 35 dwellings per net developable hectare. 

 

Tertiary – these sites are brownfield sites, situated in the older, inner urban areas 

of the Borough and will be developed at a higher density of around 45 dwellings 

per hectare with a greater number of smaller dwellings. 

 

4.3.7 We have provided at Appendix 4 a summary of the site categorisation taken from 

the housing trajectory.  As a cross check we have also considered the proposed 

allocations at table 3.1.  Many of these were part of the housing trajectory in any 

event.  Appendix 5 contains details of the proposed allocations which are then 

categorised with reference to the three site types above. 

 

4.3.8 Policy DM3 deals with the density of housing development and identifies minimum 

density standards of 45 dwellings per net developable hectare (dph) in town centres 

and other locations that are well served by public transport. Minimum densities of 

between 30-35 dph are considered appropriate in other locations. 

 

4.3.9 Based on this original analysis of the housing trajectory and also the more recent 

proposed allocations together with the density requirements of Policy DM3, we have 

prepared viability assessments based on the typologies listed in tables 4.2-4.4. 

Brownfield is referred to as BF and greenfield as GF. These typologies were adopted 

in the baseline report and have subsequently been subject to consultation.  No 

particular issues were identified as a result of this consultation.  

 

No Dwellings Density Land Type 

25 30 BF-GF 

50 30 BF-GF 

75 30 BF-GF 

100 30 BF-GF 

150 30 BF-GF 

250 30 BF-GF 

500 30 GF 

750 30 GF 

1500 30 GF 

Table 4.2: Primary Housing Sites 
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No Dwellings Density Land Type 

5 35 BF-GF 

15 35 BF-GF 

25 35 BF-GF 

50 35 BF-GF 

75 35 BF-GF 

150 35 BF-GF 

Table 4.3: Secondary Housing Sites 

 

No Dwellings Density Land Type 

10 45 BF 

15 45 BF 

25 45 BF 

50 45 BF 

75 45 BF 

Table 4.4: Tertiary Housing Sites 

 

4.3.10 This broad framework of generic typologies is reflective of the majority of 

development sites likely to come forward during the plan period.  In addition we 

have also prepared a specific viability assessment of H195 North East Blackburn 

Strategic Housing Site.  This assessment is based on the site area and capacity 

identified in the local Plan of 97.52 hectares and 1500 dwellings. 

 

Gross to Net Site Area Ratio 

 

4.3.11 For the generic testing the gross and net site areas have been calculated based on 

the ratio of 75% used in the housing trajectory.  Reductions in gross site area being 

made to allow for matters such as access requirements, open space and 

landscaping to achieve a net developable area.  These gross and net site areas are 

then used to inform the land acquisition costs and also the cost of external works 

and open space requirements.   

 

4.3.12 The gross to net site areas that have been adopted for the NE Blackburn site are 

taken from the North East Blackburn Development Framework (May 2020) 

prepared by Cass Associates and are as shown in table 4.5. 
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Table 4.5: North East Blackburn Site Areas and Capacity 

 

Form of Development Assumed for Testing (Mix and Dwelling Size) 

 

4.3.13 To inform the dwelling sizes adopted in the baseline report viability testing, an 

analysis of dwelling sizes from recent planning consents in the Borough was 

prepared.  This analysis is contained at Appendix 6.  Since June 2012 the Council 

has applied Local Housing Space Standards (LHSS).  We also had regard to the 

Nationally Described Space Standards (NDSS). Table 4.6 contains a summary of 

the floor areas per sq.m for each type of dwelling (2 bed, 3 bed etc), taken from 

these three sources.  

 

Table 4.6: Summary of Dwelling Sizes 

 

4.3.14 The planning application analysis shows that save for the 2 bedroom dwellings, the 

average dwelling sizes have tended to be within both the LHSS and NDSS 

requirements.  For the purpose of the viability testing we have adopted dwelling 

sizes that accord to the range of sizes contained in the NDSS.  Table 4.7 contains 

a summary of the dwelling sizes adopted, which have been carried forward from 

the baseline testing.  

  

Phase Gross Area 

(ha) 

Net Area  

(ha) 

Capacity 

1 23.33 10.57 315 

2 22.25 11.85 355 

3 29.60 19.16 480 

4 24.08 14.13 350 

 99.26 55.71 1,500 

  LHSS  NDSS  Planning 

Applications 

No 
Beds 

No 
People 

Min Area 
Houses  

2 
Storey 

3 
Storey  

Ave of 
Ave 

Overall 
Ave 

2 4p 85  79   66 67 

3 4p 89  84 90  

90 88 3 5p 106  93 99  

3 6p 112  102 108  

4 5p 110  97 103  

120 120 4 6p 117  106 112  

4 7p 123  115 121  

5 6p 125  110 116  
164 156 

5 7p 130  119 125  
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No Beds 1 2 3 4 

Dwelling Size (sq.m) 58 79 93 120 

Dwelling Size (sq.ft) 624 850 1,001 1,292 

Table 4.7: Dwelling Sizes adopted in Viability Assessment 

 

4.3.15 The Housing and Economic Needs Assessment (December 2018) (HENA) identified 

the following mix in terms of need for the Borough. 

 

 
Table 4.8: HENA Housing Mix 

 

4.3.16 To test viability across the three typologies we have adopted slightly differing 

housing mixes reflecting the characteristics of the likely future development sites.  

The primary typologies are predominantly greenfield and on the settlement 

boundaries.  They are likely to be developed at a lower density of 30 dwellings per 

hectare. Reflecting these factors we have assumed a mix that contains a greater 

number of 3 and 4 bed dwellings.  This mix including with a higher proportion of 3 

and 4 bed houses is more reflective of the analysis from recent planning 

applications contained at Appendix 6.   

 

4.3.17 For the secondary sites which are likely to be within the settlement boundary and 

developed at 35 dwellings per hectare we have assumed a mix that contains a 

slighter higher number of smaller dwellings.  In terms of the overall proportions of 

house types this is broadly similar to the HENA mix.   

 

4.3.18 The tertiary mix reflects the characteristics of the inner areas and the requirement 

for development at densities of 45 dwellings per hectare.  The typologies here are 

assumed to contain a higher proportion of 2 and 3 bed dwellings and a number of 

2.5 storey house types.   
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4.3.19 Table 4.9 contains a summary of the mixes that have been adopted for each 

typology. At densities of 30 and 35 dwellings per hectare our experience is that 

housebuilders target a level of site coverage which is broadly between 13,500 to 

15,000 sq.ft per net developable acre. The average site coverage in the planning 

application analysis is 14,847 sq.ft per net developable acre.  The primary mix 

produces a site coverage of approximately 13,300 sq.ft per acre which is 

significantly below this.  For the secondary sites the range is 12,900 to 14,200 sq.ft 

per acre.  The level of site coverage for both mixes is reasonably conservative and 

thus represents a suitably cautious approach for the purpose of assessing viability.  

 

4.3.20 This mix for the tertiary sites produces a site coverage of around 17,000 sq.ft per 

net acre which is considered realistic for sites of this nature.  

 

 

Table 4.9: Dwelling Mixes  

 

4.3.21 The baseline viability testing adopted two different mixes for the primary sites. The 

first of these mixes contained a greater number of smaller dwellings and produced 

an unrealistically low site coverage of around 11,700 sq.ft per acre.  This mix is 

more appropriate to development at higher densities and has been adopted for 

secondary sites at 35dph.  The mix adopted for the primary sites in this FVA is the 

“Sensitivity” mix that was used in the baseline report.  

 

4.3.22 In order to test the viability of affordable homes we have broadly adopted the mixes 

for each affordable tenure based on the HENA.  The primary mix does not include 

any one bed dwellings and so we have increased pro-rata the number of 2 and 3 

bed affordable units to account for this. 

 

4.4 Commercial Typologies  

 

4.4.1 In preparing the non-residential development typologies to be tested, we have had 

regard to recent planning applications and discussed the forms of development that 

are likely to come forward during the Local Plan period with the Council.  We have 

also considered the likely location of this future development, together with its size, 

form and specification.  

 

No Units 1 bed 2 bed 3 bed 4 bed 

Primary Mix 0% 15% 45% 40% 

Secondary Mix 5% 40% 40% 15% 

Tertiary Mix 5% 40% 50% 5% 
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4.4.2 Based on the Local Plan, its evidence base and discussions with Council Officers, 

we have considered non-residential development scenarios for the Borough based 

primarily on employment uses.  There is some limited potential for new retail 

development to come forward during the plan period and as a result we have 

prepared viability assessments for both comparison and convenience retail across 

a range of sizes.  Finally we have assessed the viability of a new hotel development.  

This is assumed to be reflective of for example a Premier Inn which may be 

constructed to complement new employment development. 

 

4.4.3 A summary of the commercial typologies is contained in table 4.10. 

 

Table 4.10: Commercial Testing Typologies 

 

4.4.4 Employment uses will typically be located either on greenfield sites at the edge of 

the settlement boundary or in existing employment areas.  The office uses are also 

expected to be developed within these areas or on the edge of the town centre.  

The new office developments would typically be over 2 or 3 floors with some car 

parking provision. 

 

  

Development Type Built Area (sq.m) Built Area (sq.ft) 

Offices 464 5,000 

Offices 1,857 20,000 

Industrial  464 5,000 

Industrial 1,857 20,000 

Industrial  4,643 50,000 

Industrial 9,287 100,000 

Industrial  32,504 350,000 

Retail (comparison) 929 10,000 

Retail (comparison) 2,786 30,000 

Retail (convenience) 279 3,000 

Retail (convenience) 929 10,000 

Retail (convenience) 2,786 30,000 

Retail (convenience) 4,643 50,000 

Food and Drink 557 6,000 

Hotel 75 beds 
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4.4.5 With reference to the Retail and Leisure Study (July 19) it is noted that there is no 

significant quantative requirement for either convenience or comparison retail save 

in relation to suitable proposals for convenience retail in Darwen to enhance the 

market share.  A range of typologies in terms of size for convenience retail are 

therefore tested together with more limited testing of comparison retail. 

 

4.4.6 The retail and leisure study identifies a requirement for bars and restaurants and 

this is included in the typologies together with provision for a hotel, assumed to be 

Premier Inn, Travel Lodge or similar in terms of style and market. 

 

4.4.7 Policy E179 identifies a strategic employment site at Junction 5 of the M65.  We 

have prepared a specific viability assessment for this proposed allocation based on 

parcels 1 and 3.  The net developable area is assumed to be 15.99 hectares (39.50 

acres).  Parcel 2 is safeguarded for potential future development.  In preparing the 

viability assessment for this site we have had regard to the Development 

Framework Plan prepared for the allocation by Capita.  Based on this framework 

and the indicative plans and capacities, we have assumed the mix of development 

types contained in table 4.11. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 4.11: E179 Junction 5 Strategic Employment Site 

 

4.5 Publication Draft Local Plan Development Management Policies 

 

4.5.1 For the generic and allocated sites tested, table 4.12 contains a summary of the 

key polices that impact on viability and how these have been dealt with in the 

viability testing. 

Parcel 

Net 

Developable 

Area (ha) 

Total Floor 

Area 

(sq.m) 

Use 

A 3.62  

Assumed serviced land sale for 

higher value uses i.e. petrol filling 

station, drive through etc. 

B 8.50 
31,750 B2/B8 

6,800 Trade Counters 

C 1.85  

Assumed serviced land sale for 

higher value uses i.e. drive through, 

etc. 

G 2.02 14,000 B2/B8 
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Policy Requirements Viability Consideration Approach to Viability Testing 

Core Policy 4 (CP4): 

Housing Development  

 

DM Policy 5 (DM5): 

Affordable Housing and 

Rural Exception Sites 

Affordable Housing 

 

 

On developments of 10 or more dwellings at least 

20% of homes delivered will be expected to be 

affordable units. 

 

The type of affordable housing provided should meet 

the requirement for at least 25% of the affordable 

units to be First Homes and then seek to meet the 

needs identified in the latest housing evidence in 

terms of type, tenure, size and suitability to meet 

the needs of specific groups.  

Viability testing undertaken across all relevant typologies 

inclusive of 20% affordable housing.   

 

 

This is on the basis of 50% affordable rent tenure, 25% 

shared ownership and 25% first homes.  The mix of 

affordable dwellings in terms of size will be reflective of the 

need identified in the Housing and Economic Needs 

Assessment (December 2018) (HENA). 

 

DM Policy 3 (DM3): 

Housing Mix, Standards 

and Densities 

 

Housing Mix and Density All new major housing schemes will be expected to 

widen the choice of housing types available, 

reflecting the Council’s latest evidence of housing 

need and market demand. 

  

To ensure the best use of land and buildings new 

housing developments will be expected to achieve 

minimum density standards of 45 dwellings per 

hectare (dph) in town centres and other locations 

well served by public transport. Minimum densities of 

between 30-35dph (net developable hectare) will be 

considered appropriate in other locations. 

Viability testing undertaken based on a range of different 

housing types and densities at 30, 35 and 45 dph. 

 

The higher density typologies adopt a mix that broadly 

reflects the HENA. 

 

DM Policy 3 (DM3): 

Housing Mix, Standards 

and Densities 

 

Nationally described space 

standards (NDSS) 

 

 

Water Efficiency Standards 

 

 

Proposals for new development are to comply with 

the Nationally Described Space Standards. 

 

 

All new dwellings must comply with the optional 

higher water efficiency standards (equivalent to 110 

litres/person/day). 

The dwelling sizes adopted for the purpose of the viability 

testing meet the requirements of the Nationally Described 

Space Standards. 

 

The construction costs adopted include the additional cost of 

compliance with the higher water efficiency standard. 

 

DM Policy 3 (DM3): 

Housing Mix, Standards 

and Densities 

 

Accessibility Standards In residential schemes of 10 dwellings or more, at 

least 20% of homes should be built to the ‘accessible 

and adaptable’ standard in Part M4 (2). The Council 

will also seek 5% of new homes to be wheelchair 

accessible (or easily adaptable) in accordance with 

Part M4 (3a). 

We have undertaken specific testing including an additional 

cost allowance of £1,400 per house to meet the 

requirements of M4 (2).  In relation to the requirements to 

meet M4 (3) with simple adaptation we have included an 

allowance of £6,100 per house. 
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Policy Requirements Viability Consideration Approach to Viability Testing 

Core Policy 5 (CP5): 

Climate Change 

 

DM Policy 12 (DM12): 

Clean and Green Energy 

 

BREEAM Commercial development (Use Classes B2, B8 and E) 

of 2,500m2 or more should achieve, as a minimum, 

BREEAM Good or an accepted equivalent standard. 

The construction cost assessments for the commercial 

typologies are inclusive of any associated costs to achieve 

BREEAM good standard. 

DM Policy 12 (DM12): 

Clean and Green Energy 

 

Future Homes Standards Requirements to achieve 31% reduction in CO2 

introduced in building regulations. 

The base construction costs and hence the viability testing is 

inclusive of the costs associated with the new building 

regulation requirements.  Additional costs range from 

£6,580 for a detached house to £4,783 for a terraced house. 

DM Policy 13 (DM13): 

Flooding/SuDS 

 

Sustainable urban drainage 

system (SuDS) 

Surface water to be managed as close to its source 

as possible and drained using SuDS. 

The construction cost assessments include a cost for surface 

water attenuation.   

 

The form of development tested and in particular the 

inclusion of open spaces addresses the requirement for 

Sustainable Urban Drainage Systems, and the costs 

assessed make provision for associated SuDs costs. 

 

Core Policy 6 (CP6): The 

Natural Environment 

 

DM Policy 15 (DM15): 

Biodiversity  

 

 

Biodiversity net gain New development will be required to conserve and 

enhance biodiversity, geodiversity and landscape 

features ensuring amongst other matters that a 

biodiversity net gain of no less than 10% is achieved.  

Where this is not possible on-site local compensatory 

habitat or development contributions will be sought. 

 

A test of 10% net gain has been undertaken for each 

typology on the basis of Defra’s Impact Assessment, 

assuming a price of £11,000 per biodiversity unit and 4.46 

units per hectare.  A cost of £49,060 per ha. 

Core Policy 12 (CP12): 

Infrastructure and 

Delivery 

Developer Contributions Development proposals will be expected to include or 

contribute to the provision, improvement or 

replacement of infrastructure that is required to meet 

needs arising from the development proposal and/or 

to serve the needs of the wider area. 

As part of the viability testing we have considered the 

impact of a S106/S278 contribution of £2,000 per dwelling. 

 

In addition consideration of the residual surplus generated 

from the financial appraisals provides an indication of the 

level of further financial contribution that the respective 

typologies could support either by way of S106 or CIL. 
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Policy Requirements Viability Consideration Approach to Viability Testing 

DM Policy 16 (DM16): 

Green and Blue 

Infrastructure  

 

DM Policy 18 (DM18): 

Public Open Space in New 

Developments  

 

 

Public Open Space All new residential development will contribute to the 

provision of high quality open space for its residents, 

through provision of public open space on site and, 

where appropriate, through financial contributions 

towards improving the quality and/or accessibility of 

nearby existing spaces.  The policy also contains 

requirements to secure the appropriate maintenance 

of the space in the long term. 

The development typologies include requirements for onsite 

public open space and therefore the construction cost 

assessments are reflective of this together with the costs of 

future maintenance of the open space.  In addition we have 

included the costs of play provision (i.e. LAP, LEAP etc.) 

based on certain size thresholds. 

 

DM Policy 20 (DM20): 

Playing Fields, Indoor and 

Outdoor Sports Facilities  

 

Playing Pitch Provision This policy will seek to ensure that major residential 

developments contribute, through land assembly 

and/or financial contributions, to new or improved 

sports facilities where development will increase 

demand and/or there is a recognised shortage in the 

locality that would be exacerbated by the increase in 

demand arising from the development. 

 

The financial appraisals are inclusive of a playing pitch 

contribution of £30 per dwelling based on the Sport England 

Playing pitch calculation. 

DM Policy 29 (DM29): 

Transport and 

Accessibility 

 

Electric Vehicle Charging 

Points 

Appropriate provision should be made for parking 

(vehicle, powered two wheelers (PTWs) and cycle 

facilities) and charging for plug-in and other ultra-low 

emissions vehicles. 

We have undertaken viability testing inclusive of the costs 

associated with the provision of electric vehicle charging 

points at £480 per point. 

Table 4.12: Implications of Development Management Policies
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5.0 PROPERTY MARKET COMMENTARY  

 

5.1 Overview of Blackburn with Darwen 

 

5.1.1 Blackburn with Darwen (BwD) is a unitary authority situated in east Lancashire 

which was founded in 1974.  The main town and administrative centre is Blackburn.  

The Borough also includes the market town of Darwen and a number of villages 

including Belmont and Edgworth to the south, Hoddlesden to the east, Feniscowles 

and Pleasington to the west and Brownhill to the north.  BwD covers an area of 

approximately 137 km² and has a population of just over 150,000. 

 

5.1.2 BwD forms part of a group of authorities known as ‘Pennine Lancashire’ which is 

named due to the topographical characteristics of the settlements towards the east 

of Lancashire and includes Burnley, Hyndburn, Pendle, Ribble Valley and 

Rossendale.  Neighbouring Local Authorities include Bolton and Bury to the south, 

Chorley and South Ribble to the west, Ribble Valley to the north and Hyndburn and 

Rossendale to the east.   

 

5.1.3 The M65 motorway bisects the Borough.  This major transport corridor provides a 

link from the City of Preston to the west, through Blackburn to the towns of 

Accrington, Burnley and Colne to the east.  Junction 6 of the motorway is located 

at the eastern edge of Blackburn; junctions 5 and 4 are located to the south of 

Blackburn, near to the village of Guide and the Lower Darwen area respectively; 

and junction 3 is located at the south-western edge of the town, close to the 

Feniscowles area. The M65 links Blackburn to the national motorway network, 

connecting to junction 9 of the M61 and junction 29 of the M6. 

 

5.1.4 There are also six railway stations in the authority, with the main Blackburn station 

providing services to stations including Preston, Colne, Blackpool, Leeds, York, 

Manchester Victoria and Wigan. The Leeds and Liverpool Canal runs through 

Blackburn from Feniscowles in the south west to Whitebirk in the north east, 

skirting the town centre to the east of Blackburn railway station. 

 

5.1.5 The 2019 Indices of Deprivation show BwD was ranked as the 14th most deprived 

area out of 317 districts and unitary authorities in England, when measured by the 

rank of average LSOA rank. In total, 33 (36.3%) of the lower super output areas 

in the authority were among the 10% most deprived in the country. 
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5.1.6 According to the Business Register and Employment Survey between 2009 and 

2016 employment numbers increased in BwD by 7.9% to 68,000. The service 

sector has grown to become a far greater source of employee jobs. However there 

still continues to be a bias towards a larger proportion of employees in the 

manufacturing sector in BwD than is the norm. Around seven in ten jobs in the 

Borough are found in the main sectors of health, manufacturing, retail and 

wholesale, education and business administration and support services. The 

unemployment rate (Jul 20-Jun 21) is 6.6% which is relatively high in comparison 

with the North West average of 4.9%. 

 

5.1.7 The main retail centre is Blackburn.  Darwen Town Centre also has a wide range of 

shops and services.  There are also a number of smaller district centres in the 

Borough for example at Whalley Range and Brownhill.   

 

5.1.8 BwD has a very high proportion of its land designated as Green Belt and benefits 

from a number of parks and open spaces including Witton Country Park, 

Corporation Park, Queens Park, and Roe Lee Park.   

  

5.1.9 A map of BwD is contained at Figure 5.1  
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Figure 5.1: Map of Blackburn with Darwen  
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5.2 Residential Property Market  

 

Residential Property Market (October 2021)  

 

5.2.1 The initial research to prepare the property market evidence base for the purpose 

of this study was undertaken during the summer of 2020.  This has been updated 

to inform the viability testing for the Publication Draft of the Local Plan and has 

regard to the most up to date housing market information as at October 2021. 

 

5.2.2 To put house prices in BwD into context we have sourced average price data from 

Land Registry for BwD and the neighbouring authorities.  This data is for August 

2021 which is the most recent data set provided by Land Registry.  Table 5.1 

contains details of overall average house prices and then average price by house 

type for the various local authority areas together with Lancashire as a whole.  The 

overall average house price information has been sorted so that the most expensive 

authority based on overall average price is shown first and then the remaining 

authorities are ranked in descending order. 

 

Table 5.1: Land Registry Average House Prices (Aug 2021) 

 

5.2.3 The data shows that in comparison with the neighbouring authorities, then based 

on average prices, BwD is a relatively inexpensive housing market area.  It is 

ranked in 7th place in terms of average house prices with only Hyndburn to the 

east having lower house prices. 

 

Authority Overall 
(£) 

Detached 
(£) 

Semi 
(£) 

Terraced 
(£) 

Flat 
(£) 

Ribble 

Valley 

£251,053 £390,053 £242,015 £181,951 £158,250 

Chorley £213,726 £323,438 £195,542 £151,282 £127,820 

Bury £208,949 £352,293 £226,882 £162,014 £116,398 

South 
Ribble 

£197,125 £297,921 £183,179 £140,274 £105,560 

Rossendale £182,249 £301,435 £191,296 £142,830 £122,954 

Bolton £164,586 £294,995 £176,083 £130,004 £102,619 

BwD £135,998 £251,678 £143,737 £112,068 £86,847 

Hyndburn £118,132 £214,668 £139,354 £99,466 £70,451 

      

Lancashire £171,337 £297,761 £180,115 £125,413 £105,278 

North West £194,821 £342,544 £208,567 £148,240 £136,070 
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5.2.4 The average house price in BwD at £135,998 is below the average house price for 

the Lancashire as a whole at £171,337.  It is also below the northwest average of 

£194,821 

 

5.2.5 The sales evidence that was collected as part of the initial evidence base during 

summer 2020 related to sales that had primarily taken place during 2019.  This is 

now historic given house price changes over the last 18 months.  Figure 5.2 is 

based on data taken from Land Registry relating to average house prices over the 

period from January 2019 to August 2021.   

 

 

 

Figure 5.2: Average House Price Increases Jan 19 to Aug 21 (Source Land Registry) 

5.2.6 Table 5.2 shows this average price data in tabular form and compares the Jan 2019 

average prices across the respective house types with those at August 2021.  The 

data shows that over this period average house prices have increased by 21.49%.  

The growth in relation to detached houses has been particularly strong over this 

period with an increase of just over 25%. Growth has predominately occurred 

during 2020-21 as the overall average house price in January 2020 was £115,633 

compared to £135,998 in August 2021.  This is an increase of 17.6% over this 

period.  By comparison during 2019 the increase in average prices was only 3.3%. 

 

 

Table 5.2: Average House Price Increases Jan 19 to Aug 21 (Source Land Registry) 

  

Type Jan 2019 Aug 2021 Increase 

Detached £200,547 £251,678 25.50% 

Semi £119,081 £143,737 20.71% 

Terrace £92,587 £112,068 21.04% 

Flat £77,086 £86,847 12.66% 

Overall £111,940 £135,998 21.49% 
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5.2.7 In preparing this assessment the best evidence of house prices is obtained from 

newly built dwellings.  Hence the sales prices for new homes are particularly 

relevant to the FVA.  In January 2019 the average price of a new house in BwD 

was £175,508.  In June 2021, the most recent Land Registry data, this had risen 

to £220,043 which is an increase of just over 25%.  Clearly over the period the 

Borough has experienced significant house price growth. 

 

5.2.8 The most recent house price forecast from Savills at the end of July 2021 predicts 

that house prices across the northwest will continue to rise over the next 4 years.  

Table 5.3 contains a summary of the predicted increases. 

Table 5.3: Savills House Price Forecast (July 21) 

New Houses  

 

5.2.9 The data contained in the preceding paragraphs is helpful to an understanding of 

relative house prices in the Borough and underlying house price trends.  To fully 

inform the study it is necessary to understand the prices that are likely to be 

achieved for the sale of newly constructed dwellings.  Therefore the best evidence 

of house prices for the purpose of the study comes from sales of new dwellings that 

have taken place in the Borough recently.  

 

5.2.10 To inform the study evidence base we initially undertook an analysis of sales prices 

(taken from Land Registry at July 2020) for newly built housing developments in 

BwD.  Appendix 7 contains an overview of the research undertaken in relation to 

the sales and asking prices at that time.   

 

5.2.11 Due to the time lag between completion and registration of sales the available sales 

data all related to sales that had taken place during 2019.  The data was analysed 

based on the size of the dwelling to provide for comparative purposes a price per 

sq.m (and per sq.ft).  The floor areas for the dwellings were sourced either from 

the planning application documents where provided or the Energy Performance 

Certificates for the respective dwelling.  We also considered asking prices at that 

time particularly for those developments where no sales had been completed. 

  

2021 2022 2023 2024 2025 5 years to 

2025 

10.5% 4.5% 4.0% 3.5% 3.0% 28.0% 
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5.2.12 Given the passage of time this evidence base has been updated, a refresh of sales 

prices was undertaken in September 2021 based on Land Registry sales data.  This 

sales update is also contained within the information at Appendix 7.  It is clear 

from this exercise that there are a significant number of new house sales that have 

taken place but are still not recorded at Land Registry.  For a small number of 

developments there is some limited sales evidence from early 2021, but in most 

cases the sales information relates to 2020 and in some cases the last sale is now 

over 12 months old.  In the case of the Miller Homes development known as Millrose 

(ref 1), there are still no sales registered even though many of the houses are 

complete and have been occupied for nearly 12 months. 

 

5.2.13 The Land Registry house price data and in particular the graph at figure 5.2 

demonstrates that there has been significant house price growth over the last 12-

18 months.  However much of the available sales price information at Appendix 7 

is historic and this house price growth is not necessarily captured in the data.  

Therefore to further inform an assessment of new house prices we have also 

considered current asking prices for available dwellings.  This information is also 

contained in Appendix 7.  In some cases there is no current availability for 

example the Sycamores development (ref 6) where the current phase has sold 

out1.  Alternatively availability is limited and it is often the less popular 2.5 storey 

houses that are still available for example at the Spring Meadows (ref 13) 

development.  These houses generally sell pro-rata for less than typical 2 storey 

houses so in cases where there is limited availability of other house types, this 

gives rise to a disproportionately low average asking price. 

 

5.2.14 To fully inform the assessment of new build house prices given the historic nature 

of some of the sales evidence and limited current availability, we have also had 

regard to the last asking prices listed for the various house types.  This information 

has been provided using Rightmove Plus.  Where appropriate the final column for 

the respective development contains details of the last listed asking price and date 

it was last listed. 

 

5.2.15 An overall summary of this data is contained in Appendix 7 and is also provided 

in table 5.4. 

 

  

                                                      
1 At the time of writing 3 new plots have just been released for sale.  Details are contained in Appendix 7.  The 

asking prices range from £2,320 sq.m (£216 per sq.ft) for a 2.5s 5 bed house to £2,565 per sq.m (£238 per 

sq.ft) for a 4 bed house. 
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5.2.16 In table 5.4 the average prices per sq.m and per sq.ft have been rounded to the 

nearest £1 and are presented without any adjustments for incentives that might 

have been required to secure a sale.  At the present time our experience is that 

such incentives are limited.  We have also provided at figure 5.3 a map showing 

the location of the various developments that are listed.  With reference to this 

map all of the developments save for Lakeside Gardens (ref 14) and Meadow Brook 

Rise (ref 15) are situated around the edge of the existing settlement boundaries, 

primarily to the north and west of Blackburn and to the east of Darwen. 
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  Sold Prices  
July 2020 

Asking Prices  
July 2020 

Sold Prices  
Sept 2021 

Asking Prices  
Sept 2021 

Last Listings 

Ref Development Ave  
per sq.ft 

Ave  
per sq.m 

Ave  
per sq.ft 

Ave  
per sq.m 

Ave  
per sq.ft 

Ave  
per sq.m 

Ave  
per sq.ft 

Ave  
per sq.m 

Ave  
per sq.ft 

Ave  
per sq.m 

1 Millrose   £229 £2,461   £237 £2,554   

2 Hedgerows £213 £2,292   £214 £2,302 £225 £2,426 £226 £2,432 

3 Taylors Green £210 £2,260 £211 £2,271 £217 £2,334 £222 £2,392 £224 £2,408 

4 
Roe Lee 

Gardens 
£210 £2,256 £230 £2,483 £201 £2,162     

5 Swallowfields   £209 £2,252 £213 £2,291 £233 £2,499 £221 £2,381 

6 The Sycamores £205 £2,205 £202 £2,172 £207 £2,228   £216 £2,330 

7 Bluebell Walk £200 £2,148   £208 £2,231     

8 Whinney Lane £199 £2,137   £176 £1,892     

9 Eclipse Park £200 £2,152         

10 Greenhills £199 £2,142 £209 £2,274 £208 £2,235 £228 £2,452 £221 £2,386 

11 The Blossoms   £204 £2,198 £202 £2,178 £215 £2,319   

12 
Cranberry 
Meadows 

£192 £2,067   £202 £2,173 £225 £2,421 £215 £2,317 

13 
Spring 

Meadows 
      £207 £2,227 £211 £2,265 

14 
Lakeside 
Gardens 

£165 £1,778         

15 
Meadowbrook 
Rise 

£178 £1,913   £170 £1,835     

Table 5.4:  Summary of New Build Sales and Asking Prices 
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Figure 5.3: Map of Showing Location of New Housing Developments 

 

5.2.17 The sold price data at table 5.4 shows at the time that the sales evidence was first 

gathered during July 2020, there was a clear differentiation in prices for those 

developments situated around the edge of the settlement boundaries in comparison 

with those closer to the town centre.  Lakeside Gardens (ref 14) and Meadowbrook 

Rise (ref 15) had average sold prices from £1,778 to £1,913 per sq.m (£165 to 

£178 per sq.ft).  The average across the two developments was £1,845 per sq.m 

(£171 per sq.ft). In comparison the remaining new developments at that time had 

average sold prices that ranged from £2,067 per sq.m (£192 per sq.ft) up to £2,292 

(£213 per sq.ft).  The overall average from these developments was £2,185 per 

sq.m (£203 per sq.ft).   
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5.2.18 These sales all occurred during 2019 and as noted at para 5.2.6 Land Registry 

house price data shows that house prices have increased in the Borough by 17.6% 

over the period since the end of 2019.  If this uplift is applied to the overall average 

prices for these developments then for the two inner area schemes (14 and 15) the 

average price would increase from £1,845 per sq.m (£171 per sq.ft) to £2,170 per 

sq.m (£201 per sq.ft).  In relation to the outer area schemes the overall average 

price would increase from £2,185 per sq.m (£203 per sq.ft) to £2,570 per sq.m 

(£239 per sq.ft). 

 

5.2.19 In terms of asking prices in July 2020 these were broadly consistent with the range 

of sold prices.  The exceptions were Roe Lee Gardens (ref 4) where a single 3 bed 

detached house was for sale at a price equating to £2,483 per sq.m (£230 per sq.ft) 

and Millrose (ref 1) where the first phase of houses had been released for sale at 

an overall average price equating to £2,461 per sq.m (£229 per sq.ft).  The asking 

prices from this development are notable as at that time they represented a 

significant increase from the 2019 sold prices across other new developments. 

 

5.2.20 At the time of the evidence update in September 2021 there had been few sales of 

new dwellings in schemes located in the inner part of Blackburn.  The Lakeside 

Gardens development sold out in 2019, whilst development at Meadowbrook Rise 

had been the subject of adverse publicity due to a breach of planning conditions in 

relation to site drainage.  Much of the development on the site had stalled.  Of the 

four further sales completed at this development the average price paid was £1,835 

per sq.m (£170 per sq.ft).  The most recent sale in November 2020 was at a price 

equating to £1,900 per sq.m (£177 per sq.ft). 

 

5.2.21 The sales data from the developments located in the outer areas close to the 

settlement boundaries demonstrated an increase in the prices paid.  Excluding the 

development at Whinney Lane (ref 8) where there was a single sale of the last large 

detached house, average sold prices ranged from £2,162 sq.m (£201 per sq.ft) up 

to £2,334 per sq.m (£217 per sq.ft).  The overall average was £2,246 per sq.m 

(£209 per sq.ft).  For a number of the developments listed, the most recently 

recorded sale took place during the middle of 2020 (i.e. ref 3: June 2020 and ref 

4: May 2020) so the sales information is historic.  Given the extent of recent house 

price increases this sales evidence is not necessarily reflective of current house 

prices. 
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5.2.22 The evidence of asking prices and previous listings in September 2021 

demonstrates a further increase in house prices.  With reference to the average 

asking prices then the range is £2,227 to £2,554 per sq.m (£207 to £237 per sq.ft) 

with an overall average of £2,411 per sq.m (£224 per sq.ft).  From the evidence it 

is notable that the asking prices for the two Persimmon developments, the 

Blossoms (ref 11) and Spring Meadows (ref 13) at £2,319 per sq.m (£215 per sq.ft) 

and £2,227 per sq.m (£207 per sq.ft) respectively are lower than the asking prices 

for the other developments.  With these two developments excluded from the 

analysis, average asking prices are all in excess of £2,368 per sq.m (£220 per sq.ft) 

and the overall average is £2,457 sq.m (£228 per sq.ft). 

 

Assessment of House Prices 

 

5.2.23 There are a number of key themes arising from this analysis of new build house 

prices, namely: 

a. A significant rise in house prices as evidenced by Land Registry average 

house price data has taken place over the last 18 months; 

b. This is a lack of available recent sales price evidence across many of the new 

developments given the backlog in registrations at Land Registry; 

c. There are a limited number of new market housing developments within the 

inner parts of Blackburn; 

d. There is a relatively consistent band of house prices for the new 

developments in the outer parts of BwD; 

e. There are variations in prices within this band arising from the developer 

and/or characteristics of the type of houses provided.  

 

5.2.24 Having evaluated the sales evidence and taking these themes into consideration, 

then we have used our judgement and experience to assess a reasonable range of 

values against which to test the viability of new housing development in the 

Borough.   

 

5.2.25 The construction assessments used in this FVA are based on the cost position during 

the second quarter of 2021.  Some of the available sales evidence is historic and 

over 18 months old so does not reflect recent price increases as evidenced by Land 

Registry data.  In the absence of more up to date sales evidence there is a danger 

that costs and values will not be aligned.  The consequence of this is that viability 

will be understated.  Hence we have sought, based on available evidence to adopt 

an assessment of values that represents the most up to date position. 
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5.2.26 The evidence of prices around the settlement boundaries where a significant 

proportion of new housing development is likely to take place, indicates a 

reasonable and realistic range of values of £2,260 to £2,476 per sq.m (£210 to 

£230 per sq.ft).  For the best sites it is likely that values will be at least £2,476 per 

sq.m (£230 per sq.ft).  Conversely there will be instances where the specific 

location of the site or nature of the developer means that the values achieved will 

be towards the lower end of this range.  It is our judgement that a reasonable 

average value for the majority of new housing identified in the plan will be in the 

region of £2,368 per sq.m (£220 per sq.ft).  The viability testing for the secondary 

and primary typologies is therefore based on these typical values and we have 

tested based on a low, average and high positon. 

 

5.2.27 The values in the older inner parts of the Borough are clearly lower however there 

is limited available evidence on which to base an assessment of these values.  

These sites are likely to be infill and the prevailing values will be substantively 

influenced by the immediate area and neighbouring uses. 

 

5.2.28 The average sold prices for Lakeside Gardens (ref 14) and Meadowbrook Rise (ref 

15) during 2019 were £1,778 and £1,913 per sq.m (£165 and £178 per sq.ft) 

respectively.  Since January 2020 average house prices in the Borough have 

increased by 17.6%.  Applying this level of increase to the 2019 prices from these 

developments would give values today of £2,091 and £2,250 per sq.m (£194 and 

£209 per sq.ft) respectively. 

 

5.2.29 It would be realistic to assume a range of values in these inner areas dependent 

on the specific characteristics of the site and the developer.  Using our judgement 

and experience we have assumed values at the lower end of the range at around 

£1,991 per sq.m (£185 per sq.ft).  The best sites which are well located and 

situated in popular and attractive neighbourhoods are likely to achieve values closer 

to those in the outer areas.  For the brownfield tertiary sites our judgement is that 

a range of values from £1,991 per sq.m (£185 per sq.ft) up to £2,314 per sq.m 

(£215 per sq.ft) would be appropriate. 

 

5.2.30 The baseline report and associated consultation document identified values for 

primary and secondary sites from £1,938 to £2,476 per sq.m (£180 to £230 per 

sq.ft).  Following the evidence refresh and analysis we believe that values towards 

the higher end of this range are appropriate and hence the FVA testing is based on 

values ranging from £2,260 to £2,476 per sq.m (£210 to £230 per sq.ft). 
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5.2.31 Similarly for the tertiary sites the previous value range of £1,722 to £2,153 per 

sq.m (£160 to £200 per sq.ft) is now considered to be too low and has been 

adjusted accordingly. 

 

5.2.32 Figure 5.4 is a “Heatmap” of the area reproduced from Zoopla.  The map provides 

a useful illustration of this difference in values between the lower value inner areas 

(blue) and the outer areas (yellow/red) where values are higher. 

Figure 5.4: Zoopla Heat Map 
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5.3 Commercial Property Market  

 

Offices  

 

Northwest Region 

 

5.3.1 Manchester dominates the supply and take up of office accommodation in the North 

West. It is anticipated c 92,900 sq.m (1m sq.ft) will be let in Manchester during 

2021, compared to recent take up ranging between 120,700 – 139,000 sq.m (1.3m 

– 1.5m sq.ft). Therefore this is a relatively strong performance during the Covid 

Pandemic. 

 

5.3.2 The highest rental achieved is £414.41 per sq.m (£38.50 per sq.ft) pa (Grant 

Thornton at Landmark), significantly higher than the wider North West Centres 

including Liverpool at £263 per sq.m (£24.50 per sq.ft) and Warrington at £215 

per sq.m (£19.97 sq.ft). 

 

Lancashire  

 

5.3.3 Lancashire is the third-largest office market in the North West region, with over 17 

million sq.ft of accommodation. More than 50% of this is within the three major 

submarkets of Preston, Blackburn and Blackpool. 

 

5.3.4 Major occupiers are predominantly from the aviation and manufacturing sectors, 

while local authorities also occupy significant office space. There has been 

contraction in take up since the beginning of the Covid pandemic, but prior there 

were three successive years of occupier demand growth.  Robust occupier demand 

and limited new supply, coupled with the loss of office stock due to residential 

conversions actually caused the vacancy rate to drop to its lowest point in early 

2020. 

 

Regional Rental Values  

 

5.3.5 Rental growth in the region has and will continue to ease throughout 2021 and into 

2022 as the impact of reduced demand from the Covid pandemic takes effect. 

However annual rent growth is currently positive, driven by limited new supply and 

record levels of net absorption in recent years. 
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5.3.6 According to CoStar's latest forecast, the outlook is for an easing back of growth 

over the next couple of years, as the impact of reduced occupier demand takes 

effect on rental gains. At an average rent achieved of just £122.71 per sq.m pa 

(£11.40 per sq.ft pa), Lancashire remains one of the cheapest markets in which to 

rent office property in the North West.  Rents here are more than 40% lower than 

in Manchester. 

 

5.3.7 Prime rents in Lancashire are at £161.46 per sq.m pa (£15 per sq.ft pa) for space 

at One Cathedral Square in Blackburn, although this is now historic and has since 

reduced. On a submarket level, the highest rents in the market, at just above 

£193.75 per sq.m pa (£18 per sq.ft pa) are paid in Ribble Valley due to the limited 

office stock available in the submarket. This is double the rents paid in the cheapest 

submarkets such as Rossendale and Burnley. 

 

Regional Sales Trends 

 

5.3.8 Demand from buyers has also been reduced by the impact of the Covid pandemic.  

Investor appetite for well let prime assets remains healthy, while secondary and 

less modern space faces being redeveloped or repurposed.  There has also been 

limited stock coming on to the market due to Covid conditions.  Although hitting a 

two-year quarterly high at the beginning of 2021, overall 12 months sales volumes 

remain suppressed.    

 

5.3.9 The majority of deals in the Lancashire market have been at the smaller end of the 

scale although there are notable exceptions.  In September, Elite Commercial REIT 

completed the acquisition of a portfolio of 54 properties occupied by UK government 

offices for over £200 million. Included in the deal was the purchase of the Tomlinson 

House building in Thornton Cleveleys, Wyre which is 9,290 sq.m (100,000 sq.ft). 

 

5.3.10 One of the larger deals of 2020 involved ATRL UK Property acquiring the freehold 

interest in Melbourne House in Accrington for £2.4 million; the poor quality office 

building will be subject to redevelopment plans as the demand for secondary older 

office stock falls further. 

 

5.3.11 Prior to the pandemic, notable activity included the £5.9 million sale of two 

properties at St Marks House in Preston by Curzon Advisers to Spirit 120 Ltd and 

the £2.2 million acquisition of Ribble House by Saturn Land and Building Ltd. Other 

activity in the market included a number of smaller transactions, around half of 

which were made by private buyers and occupier purchasers. 
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Regional Supply Trends 

 

5.3.12 According to CoStar, Lancashire's office market has seen vacancies almost doubling 

as occupier demand remains subdued. The amount of new space delivered is limited 

with around 22,297 sq.m (240,000 sq.ft) currently under construction in 

Lancashire, and over 80% of the space is pre-let. 

 

5.3.13 The largest scheme is the Bucksaw Parkway development in Chorley. The new 

development will include five three-storey, prime office buildings strategically 

located between the local shopping centre and the railway station, providing around 

80,000 sq.ft of new office space. 

 

5.3.14 A number of conversions under permitted development rights have led to several 

office blocks being converted to residential use. Notable examples include Lime 

House and Guild House in the Preston. More recently in 2018, the Exchange 

Building 3,716 sq.m (40,000 sq.ft) in Blackburn was demolished.  This trend 

continues across the region, with planning applications recently submitted to 

convert office buildings such as Red Rose House, Elizabeth House and Winckley 

House in Preston. 

 

5.3.15 Overall offices value for the region are poor and demand is limited. 

 

Blackburn and Darwen 

 

5.3.16 Locally within BwD the main private sector office-based companies employ almost 

11,205, or 16.7% of the workforce.  BwD has a larger dependence on public sector 

employment than the regional average. 

 

5.3.17 Blackburn’s supply of modern offices is mainly found at Cathedral Square, Walker 

Park, Blakewater Road and Challenge Way in Greenbank and Glenfield Park. 

 

5.3.18 In terms of the local office market, the Borough’s serviced schemes are relatively 

popular.  Generally the office market is mostly local and small scale with greatest 

demand for smaller, leasehold suites of no more than 93 sq.m. (1,000sq.ft).  

 

5.3.19 According to CoStar BwD has 11.6% of Lancashire’s office stock, in over 239 

buildings providing a total of 186,456 sq.m (2,007,000 sq.ft) of accommodation 

and achieving an average rent of £114.53 sq.m pa (£10.64 per sq.ft pa). 

 

5.3.20 Approximately 12,681 sq.m (136,500 sq.ft) is currently available (Nov 2021), an 

increase of 5,491 sq.m (59,000 sq.ft) over last 12 months.  



5.0 PROPERTY MARKET COMMENTARY 

 

Page | 55 

 

5.3.21 Recent rents achieved range between £108 and £150 per sq.m (£10 and £14 per 

sq.ft pa). Historically the highest rent achieved in Borough is £161.46 per sq.m 

(£15 per sq.ft pa). 

 

5.3.22 The M65 Corridor is a popular as a business location and generally demand comes 

from smaller occupiers.  The Town Centre has better transport options, but with 

constrained parking. Market demand indicates little appetite for substantial new 

office space. 

 

5.3.23 Within Blackburn Town Centre, grade A office accommodation is provided solely at 

Cathedral Square, a mixed use office and leisure redevelopment, the first phase of 

which completed in 2015.  The building currently has two floors currently vacant. 

Occupiers include Cummins Mellor, Arriva Rail North, Govnet Communications and 

Capita.  The building provides 3,295 sq.m (35,165 sq.ft) and achieved a maximum 

rent of £161.46 per sq.m pa (£15.00 per sq.ft pa).  We note that rents are currently 

quoted at £156.08 (£14.50 per sq.ft pa) 

 

5.3.24 The second phase, two Cathedral Square is planned to provide a further 3,295 sq.m 

(35,465 sq.ft) over 6 storeys.  Rents will be demand and viability driven.  It 

received planning in 2018 and is to be developed by Maple Grove, a Council 

development partner.  Planning for Two Cathedral Square was given a five-year 

pre-commencement period to secure tenants, which as yet are still awaited. 

 

5.3.25 Within the last 12 months there has been limited demand within the Borough with 

a total of 9 deals are recorded by CoStar.  This partly reflects more limited demand 

due to the Covid Pandemic. However widening the review to look at occupational 

deals since the beginning of 2019 (c12 months prior to the commencement of the 

Covid pandemic) then this also demonstrates a trend of low demand for offices. 

 

5.3.26 Table 5.5 contains details of the notable office lettings that have taken place in the 

Borough since the beginning of 2019.  The rents noted are the headline rents. 
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Date Address Floor Area 
sq.m 

(sq.ft)  

Rent 
(per sq.m) 

Rent  
(per sq.ft) 

May 2021 Euro House  1408 
(15,155) 

£150.70 £14.00 

Mar 2021 Appleby Business Centre 93 
(1,004) 

£103.87 £9.65 

Oct 2020 Cunnigham Court, 
Shadsworth Business Park 

74 
(800)  

£107.64 £10.00 

Nov 2020 Cunningham Court, 
Shadsworth Business Park 

65 
(700) 

£107.64 £10.00 

Sept 2020 St Johns Court, Ainsworth 
Street 

142 
(1,524) 

£107.64 £10.00 

Sept 2020 St Johns Court, Ainsworth 
Street 

270 
(2,901) 

£107.64 £10.00 

Apr 2020 Capricorn Park, 
Blakewater Road 

186 
(2,000) 

£93.86 £8.72 

Apr 2020 Barnfield House, 
Accrington Road 

69 
(748) 

£96.88 £9.00 

Mar 2020 Barnfield House, 
Accrington Road 

51 
(554) 

£96.88 £9.00 

Feb 2020 Capricorn Park, 
Blakewater Road.  

466 
(5,014) 

£96.88 £9.00 

Feb 2020 Blackburn Enterprise 

Centre (serviced) 

67 

(721) 

£214.96 £19.97 

Jan 2020 Barnfield House, 
Accrington Road 

60 
(649) 

£96.88 £9.00 

Jan 2020 Barnfield House, 

Accrington Road 

53 

(568) 

£80.73 £7.50 

Dec 2019 Barnfield House, 
Accrington Road 

50 
(542) 

£96.88 £9.00 

Nov 2019 Blackburn Enterprise 
Centre 

105 
(1,130) 

£214.96 £19.97 

Table 5.5: Blackburn and Darwen Office Lettings (Source: CoStar) 

 

5.3.27 For most of the out of town offices quoting rents are around £108 per sq.m pa (£10 

per sq.ft pa) and historically have been at around this level.  From recent 

discussions with local agents there has been a reduction in rent expectations with 

quoting rents now falling slightly below historic levels. 

 

5.3.28 In terms of sales of office investments transactions are limited.  One of the largest 

high profile transactions remains the sale of One Cathedral Square which dates 

back to March 2015.  Preston based Maple Grove Developments, part of the Eric 

Wright Group, pre-sold One Cathedral Square to Legal & General Property at a price 

of £9.1m, reflecting a net initial a yield of 4.6%. 

 

5.3.29 The building was let to Blackburn with Darwen Council (as rent guarantee) on a 25 

year head lease and therefore the yield is not reflective of normal values. The 

offices are subsequently let by the Council to private sector tenants. 

  



5.0 PROPERTY MARKET COMMENTARY 

 

Page | 57 

 

5.3.30 We set out details of notable sales in table 5.6: 

 

 Table 5.6: BwD Office Sales 

 

5.3.31 Yields are inevitably linked to the covenant strength of the tenant, the terms of the 

lease, condition of the building and the local market.   

 

5.3.32 Whilst there is limited evidence we anticipate that yields in Blackburn for new build 

offices will reflect those in the wider region, typically at 6.5% to 8.5%.  The level 

of yield will be dependent on the specific nature of the transaction (and could well 

be higher or lower depending on the tenant and specific terms of the lease).  

 

  

Date Address Floor Area 
sq.m 

(sq.ft) 

Price 
(per sq.m) 

Price 
(per sq.ft) 

Total Sale 
Price 

Jan 
2021 

Central 
Buildings, 

Richmond 
Terrace 

501 
(5,389) 

£599 £56 £300,000 

May 
2021 

Daisyfield 
Business 
Centre, 
Appleby 

Street 

8,286 
(89,158)  

  Guided at 
£1.75m  
Sold prior to 
auction 

undisclosed 

figure 

Mar 
2021 

7 Richmond 
Terrace 

333 
(3,580) 

£631 £59 £210,000 

Mar 
2021 

Job Centre, 
33 Cardwell 
Place 

1,444 
(13,540) 

£1,658 £154 £2,091,364 
(part of 

portfolio – 
7.3% overall) 

Jan 
2021 

12- 13 
Richmond 

Terrace 

376 
(4,052) 

£491 £46 £185,000 

Jul 
2020 

Wilkinson 
Way  

259 
(2,782) 

£1,199 £111 £310,000 

Feb 

2020 

Tower Court 

Duckworth 

St 

348  

(3,750) 

£710 £66 £246,000 

Dec 
2019 

East Lancs 
Deaf Society 
Kings Court 

1,575 
(16,954) 

£592 £55  £925,000 
6.1% NIY 
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Industrial  

 

North West – Big Sheds 

 

5.3.33 Demand for big sheds throughout the northwest region continues to be strong.  The 

Covid pandemic has accelerated demand for warehouse space with “e-tailers” and 

3rd party logistics continuing to dominate the share of take up. Amazon alone 

accounting for 111,484 sq.m (1.20m sq.ft) in 2021. According to the B8RE latest 

H1 2021 market report a further 341,883 sq.m (3.68m sq.ft) is in solicitors’ hands 

and they expect take up levels to eclipse last year’s total figure of 483,096 sq.m 

(5.2m sq.ft) with a number of high-profile requirements still unsatisfied. 

 

5.3.34 Notable deals include: 

 K800 in Knowsley to Amazon 60,387 sq.m (650,000 sq.ft) at a P&C rent 

 Frontier Park, Blackburn to Fagan and Whalley 14,864 sq.m (160,000 sq.ft) 

at £64.58 sq.m pa (£6 per sq.ft pa)  

 Panattoni Park, Wingates to UPS 26,013 sq.m (280,000 sq.ft) a new build 

due to practically complete shortly at £78.04 per sq.m pa (£7.25 per sq.ft 

pa). 

 

5.3.35 There has also been an increase in manufacturing demand with occupiers Albea 

Creative, Schmitz Cargobull and Science in Sport all taking accommodation.  

Demand from manufacturing accounted for 17% of take up in the northwest (4 

transactions) compared to 5% for all of last year. 

 

5.3.36 47% of take up, equivalent to 195,096 sq.m (2.10m sq.ft), involved speculative 

new build units or pre-lets.  This is down slightly on 2019-2020 figures, largely due 

to the lack of supply in the region.  There have been four transactions above 18,581 

sq.m (200,000 sq.ft) which were all speculative new build or pre-lets accounting 

for 21% of total activity. 

 

5.3.37 All other available new build or modern /refurbished units above 200,000 sq.ft are 

currently under offer.   
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5.3.38 According to B8RE at the end of H1 2021 there was 207,174 sq.m (2.23m sq.ft) of 

new build, Grade A/B stock available.  Speculative new build accounts for 59,737 

sq.m (643,000 sq.ft) (28%) of this availability and there is currently 89,651 sq.m 

(965,000 sq.ft) of Grade A units under offer. B8RE state there is a supply versus 

demand imbalance within the region that continues to lead to an acceleration in 

rental and capital values.  

 

5.3.39 Seven new schemes totalling 155,148 sq.m (1.67m sq.ft) are currently committed 

or under construction.  Demand for prime industrial development sites has resulted 

in unprecedented land values with pricing now in excess of £1m per acre for the 

best locations such as Trafford Park. 

 

North West - Sheds sub 8,361 sq.m (90,000 sq.ft) 

 

5.3.40 The SME sector has seen consistent, strong demand for new build and good quality 

second hand accommodation, achieving record rental values across all sizes in the 

region. 

 

5.3.41 Demand has been particularly strong in the 3,716 – 6,968 sq.m (40,000 -75,000 

sq.ft) size range, with deals at: 

 

 Haydock 63 - 5,852 sq.m let at a rent of £72.66 per sq.m pa (63,000 sq.ft 

at £6.75 per sq.ft pa) 

 Element, Knowsley – 4,235sq.m let at a rent of £72.66 sq.m pa (45,586 sq.ft 

at £6.75 per sq.ft pa)  

 Mersey Reach, Aintree  - 3,902 sq.m let at a rent of £75.35 per sq.m (42,000 

sq.ft at £7.00 per sq.ft pa) 

 

5.3.42 Speculative development provides 120,773 sq.m (1.3m sq.ft) all completed in the 

first half of 2021 (15 schemes). Examples include: 

 Warrington South by Mileway – 4,645 sq.m (50,000 sq.ft) in a single unit;  

 Acornfield Industrial Park, Knowsley by Prime Property – 12,449 sq.m 

(134,000 sq.ft) across 3 units;  

 Spitfire Court, Speke by Network Space / Infra-Red – 12,728 sq.m (137,000 

sq.ft) across 6 units.  

 

5.3.43 There has also been some speculative development for smaller multi let schemes 

between 465 – 1,394 sq.m (5,000 – 15,000 sq.ft) including at Magazine Point, 

Bromborough (Redsun) and Gemini, Warrington (Chancerygate). 
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5.3.44 Record low levels of vacancies on second hand estates across the North West have 

led to strong rental growth with rents in excess of £86.11 per sq.m (£8 per sq.ft) 

pa for the better units.  This is equivalent to new build rents in 2019. 

 

5.3.45 According to B8RE’s latest report, rents continue to rise in the ‘mid box’ sector with 

prime rents now established at £75 - £78 per sq.m (£7.00psf - £7.25 per sq.ft) pa 

and they expect further growth in 2022. 

 

5.3.46 The smaller sub 929 sq.m (10,000 sq.ft) market is also buoyant and prime and 

secondary rents continue to grow.  Examples such as new build schemes under 

construction at Mersey Reach, in North Liverpool and Gemini, Warrington are 

quoting £129 and £140 per sq.m (£12 and £13 per sq.ft) pa respectively. There is 

some evidence of deals being achieved close to this level. 

 

5.3.47 The smaller owner occupier markets have seen sales achieved upward of £984 per 

sq.m (£91.43 per sq.ft) and as high as £1,292 sq.m (£120 per sq.ft) for the 

smallest units. 

 

NW Regional Industrial Investment Sales  

 

5.3.48 Provided at table 5.7 are details of investment sales that have taken place across 

the North West for industrial properties. 

 

Date Address Floor Area 

sq.m 
(sq.ft) 

Tenant Price Yield 

Q1 
2021 

Ellesmere Port 40,877 
(440,000) 

Jaguar Land 
Rover 

£24m 7.02% 

Q1 
2021 

Omega North, 
Warrington 

15,143 
(163,000) 

Hermes 
Parcelnet 

£37.56m 3.00% 

Q1 
2021 

Space 170, 
Liverpool 

15,794 
(170,000) 

Kammac Ltd £11m 6.5% 

Q1 

2021 

Wigan 19,510 

(210,000) 

Essity UK Ltd £10.8m 6.57% 

Q2 
2021 

Aviator Phase 2, 
Ellesmere Port 

25,920 
(279,000) 

Vacant £24.5m 6.60% 

Q2 

2021 

Whitehouse 100, 

Runcorn 

8,997 

(96,840) 

Allied Publicity 

Services 

£11.80m 4.5% 

Q2 
2021 

Rochdale, 
Kingsway 

20,139 
(216,777) 

Amazon C £32m C 3.8% 

Q1 
2021 

Melford Court, 
Warrington 

14,400 
(155,000) 

22 tenants £13,175m 5.0% 

Q1 
2021 

Boulevard Industry 
Park, Speke 

36,232 
(390,000) 

3 tenants £35.29m 5.5% 

Q1 
2021 

Lake Enterprise 
Park, Bromborough 

3,493 
(37,599) 

26 tenants £4.15m 6.68% 

Q2 
2021 

City Court, 
Manchester 

2,503 
(26,945) 

8 tenants £5.8m 5.97% 

Table 5.7: North West Industrial Investment Sales (Source: B8RE   2021 h1 Market 

Update Report) 
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5.3.49 Reduced supply and increased demand has led to yields continuing to reduce with 

consequent price increases.  Record yields are being achieved for prime distribution 

units. Limited prime industrial estates stock has in turn affected secondary stock 

with yields now as low as sub 4.5% for good quality secondary stock.  

 

Lancashire – Industrial 

 

5.3.50 The Lancashire region as a whole is well connected to the UK making it a logistics 

hub.  The largest warehouses are mainly concentrated along the M6/M65/M55/M58 

motorway corridors. Demand for industrial space has been consistently strong in 

recent years. This, coupled with limited new stock, has caused vacancies to remain 

at record low-levels. 

 

5.3.51 As with the wider region the Covid Pandemic has fast tracked many occupiers to 

require increased space to satisfy a surge in demand for online orders – particularly 

in the food, medical and essentials sectors. Lancashire has remained one of the 

tightest markets in the North West making Lancashire one of the top performers in 

terms of rental growth in the region.   

 

5.3.52 According to CoStar several years of increased occupier demand, coupled with 

limited new supply, has compressed the vacancy rate to historically low levels at 

2.0%. 

 

5.3.53 Notable recent deals include: 

 

 Alufold Direct agreed a deal to occupy Frontier Park Development in 

Blackburn  

 Advanced Technologies agreed a deal for a 3,158 sq.m (34,000 sq.ft) unit in 

Nelson  

 ThyssenKrupp Aerospace signed for 13,935 sq.m (150,000 sq.ft) at 

Banksfield Place in the South Ribble  

 H Parkinson Haulage taking 14,121 sq.m (152,000 sq.ft) at Oliver's Place in 

Preston  

 

5.3.54 Overall the outlook for occupier demand is healthy, but with supply pressures 

continuing despite some new accommodation due to be completed. 

  



5.0 PROPERTY MARKET COMMENTARY 

 

Page | 62 

 

5.3.55 In part due to historically low vacancy levels, rental growth in Lancashire continues, 

with annual 12 month growth of 10.0%.  The shift towards online retail is expected 

to sustain continuing rental growth in industrial.  The Lancashire industrial market 

is well positioned to continue to grow and the various submarkets have benefited 

from heightened demand from distributors and logistics.  The forecast is for 

continued rental growth.  

 

5.3.56 Within Lancashire, the extent of rental growth varies, with Ribble Valley, Blackpool 

and Preston submarkets among the strongest performers in rental growth terms. 

At £62.43 per sq.m pa (£5.80 per sq.ft pa) however, Lancashire is relatively 

cheaper than wider North West markets.  For example average rents are around 

12% cheaper than rents in Warrington.  At a submarket level, rents vary greatly 

with South Ribble being the highest, conversely Hyndburn is the cheapest location 

in Lancashire. 

 

5.3.57 Due to increasing rents new build activity is picking up. One of the most notable 

developments is the Frontier Park scheme, on the boundary of BwD and Hyndburn.  

Frontier Park with its mixed use frontage and hotel, Hampton by Hilton, is now 

moving into the final phase of construction with 46,452 sq.m (500,000 sq. ft) under 

construction in units from 2,787 sq.m – 13,936 sq.m (30,000 sq. ft – 150,000 sq. 

ft). The future supply pipeline for Lancashire includes several large-scale projects, 

the most notable of these include Burnley Bridge South 55,742 sq.m (600,000 

sq.ft), a distribution facility at Skelmersdale Distribution Park 55,742 sq.m 

(600,000 sq.ft) and Preston East 37,161 sq.m (400,000 sq.ft). 

 

Regional Industrial Investment sales 

 

5.3.58 There have been a number of recent investment sales in Lancashire and average 

prices has increased in the last few years with yields continuing to reduce.  Strong 

rental growth and tight vacancies have drawn both institutional investors and REITs 

to the market, which have made up the majority of larger scale transactions. 

 

5.3.59 Although investor appetite has been buoyed by the impact of the pandemic, sales 

in Lancashire remained subdued until later in 2020 and into 2021. 
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5.3.60 Epoch Estates Limited sold the Accrol Papers Industrial Portfolio to Lancashire 

County Pension Fund for £25 million in September 2020. The transaction consisted 

of four separate properties that make up the manufacturing, distribution and 

headquarters of AIM-listed Accrol Papers Ltd.  The portfolio totals over 32,516 sq.m 

(350,000 sq.ft) on the Roman Road Industrial Estate in Blackburn. This reflects an 

overall price achieved of c £769 sq.m (£71.43 per sq.ft). 

 

5.3.61 In April 2019, Legal and General sold a 9,754 sq.m (105,000 sq.ft) Booker cash 

and carry unit to Urban Logistics REIT for £5.6 million (£574 per sq.m or £53.33 

per sq.ft) as part of a £48 million portfolio deal. The purchase included six single 

let units and one multi-let industrial estate with the overall portfolio selling at a 

yield of 6.7%.  

 

5.3.62 The most notable individual deal in 2019 was local authority investor Chorley 

Borough Council acquiring the 24,897 sq.m (268,000 sq.ft) Logistics House in 

Chorley for £31.5 million, the sale and leaseback deal with current occupier TVS 

Supply Chain Solutions Limited was completed in Q3 2019.  

 

5.3.63 In late 2019/2020, Starwood capital acquired 8 properties at Ordinance Road in 

Chorley for around £50 million, the deal formed part of a £200 million portfolio 

purchase from US investors, Barings Investment Services.  

 

5.3.64 The prospect of a continued increase in sale and leaseback deals, and continued 

growth in appetite for urban logistics and distribution will provide the majority of 

activity in the Lancashire Industrial market in the near-term. 

 

Blackburn and Darwen – Industrial 

 

5.3.65 According to CoStar, there is a total of 682,645 sq.m (7,348,000 sq.ft) of industrial 

accommodation in Blackburn and Darwen, reflecting 8.4% of the region’s overall 

accommodation.  There is currently 4,988 sq.m (53,700 sq.ft) under construction. 

 

5.3.66 The average market rent achieved is £54.79 per sq.m pa (£5.09 per sq.ft pa) 

reflecting 10% growth in the last 12 months.  According to CoStar there is 17,121 

sq.m (184,291 sq.ft) of available industrial accommodation reflecting 1.8% of stock 

and there has been a reduction in supply over the last 12 months of 7,541 sq.m 

(81,171 sq.ft). 
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5.3.67 The Borough’s highest graded industrial and warehouse stock is generally found in 

Walker Park, Roman Road and Shadsworth, as well as Blackburn Interchange.  It 

is mostly fully occupied.  

 

5.3.68 As mentioned earlier, Frontier Park has had two of the biggest North West lettings 

in 2021: 

 

 Alufold Direct agreed a deal in April 2021 to occupy 6,503 sq.m (70,000 sq.ft) 

at the final phase of the Frontier Park Development in Blackburn. £64.58 per 

sq.m pa (£6 per sq.ft pa) 

 

 Fagan & Whalley took 14,864 sq.m (160,000 sq.ft) also at £64.58 sq.m pa 

(£6 per sq.ft pa).  

 

5.3.69 This followed other notable deals including: 

 

 Science in Sport took a pre-let of 14,864 sq.m 160,000 sq.ft at £64.58 sq.m 

pa (£6 per sq.ft pa)  

 Royal Sander took 7,432 sq.m (80,000 sq.ft) at £64.58 per sq.m pa (£6 per 

sq.ft pa) 

 MDA Logistics took 17,187 (185,000 sq.ft) at £64.58 per sq.m pa (£6 per 

sq.ft pa) 

 Tek Dry Systems took 5,574 sq.m (60,000 sq.ft) at £64.58 per sq.m pa (£6 

per sq.ft pa) 

 

5.3.70 As well as Frontier Park other new build schemes include Greenbank 

Terrace/Milking Lane, just off junction 4 M65, known as Mill Bank.  The site is in a 

prominent location for commercial and residential development. 

 

5.3.71 We note that seven units ranging from 232 – 1,393 sq.m (2,500 – 15,000 sq.ft) 

are under offer with only the larger 3,251 sq.m (35,000 sq.ft) building still 

available.  For the smaller units sub 279 sq.m (3,000 sq.ft) rents upwards of £86.11 

per sq.m pa (£8 per sq.ft pa) and sales values of £1,399 sq.m (£130 per sq.ft) 

have been agreed. They are scheduled for completion in autumn 2022. This 

demonstrates strong latent demand for this size, sector and locality. 

 

5.3.72 Table 5.8 contains a summary of the most recent lettings of more modern industrial 

accommodation that have taken place in the Borough. 
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Table 5.8: Industrial Lettings BwD (Source CoStar and Keppie Massie) 

 

5.3.73 New build industrial accommodation has typically let at rents from £65 per sq.m 

pa (£6 per sq.ft pa).  The rent is to a degree influenced by the size and specification 

of the units and smaller units will tend to let at higher rents, although due to the 

popularity of larger distribution accommodation this gap has closed significantly 

over the past 3 years.  The smallest units tend to be judged on monthly expenses 

rather than rates per sq.ft and due to lack of quantum high values per sq.ft are 

more easily achieved.  

 

5.3.74 Yields for industrial accommodation are linked to the covenant strength of the 

tenant, the terms of the lease, condition of the building and the local market.  

Overall BwD should be similar in comparison to the rest of the North West average 

(ignoring prime locations).  We have provided at table 5.9 details of recent 

industrial sales in BwD.  Agent feedback indicates occupier demand continues to 

strengthen across the region and generally outstrips supply. 

 

Date Address Floor Area 
sq.m 

(sq.ft) 

Rent 
(per sq.m) 

Rent 
(per sq.ft) 

Jul 2021 Shadworth Business Park 271 

(2,922) 

£66.42 £6.17  

May 2021 The Hub, Commercial 
Road 

72 
(775) 

£107.64 £10.00 

Apr 2021 Frontier Park 6,875 

(74,000) 

£64.50 £6.00 

Sep 2020 Frontier Park 14,864 
(160,000) 

£64.50 £6.00 

Sep 2020 Frontier Park 11,148 
(120,000) 

£64.50 £6.00 

Sep 2020 Frontier Park 7,432 
(80,000)  

£64.50 £6.00 

Sep 2020 Frontier Park 5,574 
(60,000)  

£64.50 £6.00 

Jul 2020 Tower Business Park,  2,965 
(31,920) 

£65.66 £6.10 

Jun 2020 Whalley Banks Industrial 
Estate 

315 
(3,390) 

£47.47 £4.41 

Apr 2020 Watery Lane Industrial 
Estate 

432 
(4,646)  

£55.65 £5.17  

Feb 2020 Greenbank Industrial 
Estate, 

680 
(7,323) 

£62.64 £5.82 
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Table 5.9 Industrial Sales BwD (Source: CoStar)  

5.3.75 We anticipate that prime yields in Blackburn and Darwen for new build industrial 

units will be in the order of 5.5% to 7% dependent on the covenant strength of the 

tenant and the length of the lease.  In terms of capital values for owner occupation 

then the evidence suggests that these are likely to be in region of £700 – 969 per 

sq.m (£65 - £90 per sq.ft).  New build units currently under construction at Mill 

Bank Business Park indicate this will soon be higher for smaller units with quoting 

prices at this development from £1,506 per sq.m (£140 per sq.ft).  

 

Retail 

 

5.3.76 Retail sales has recovered to some extent since the easing of Covid 19 restrictions 

in the summer, however the picture remains mixed. Food and essential stores are 

performing strongly while fashion and department stores suffer from reduced 

footfall and the increased shift to online shopping. 

 

5.3.77 The sector has reduced demand for high street and shopping centre space and 

there is a rise in tenants requesting turnover or profits-based rents. Retailer failures 

are likely to continue as occupiers’ running costs increase as staff come off furlough 

and the business rates holiday ends. Out of town and retail park locations continue 

to out-perform the high street due to continued home based working. 

 

  

Date Address Floor Area 
sq.m 

(sq.ft) 

Price 
(per 

sq.m) 

Price 
(per 
sq.ft) 

Sale Price 

Aug 
2021 

Lower Philips 
Road, Blackburn.  

334 
(3,600) 

£495 £46 £165,000 

May 
2021 

Chanters Way, 
Darwen.  

962 
(10,350) 

£1,249 £116 £1,200,000 
(5.5% yield) 

Apr 

2021 

Whitebirk 

Industrial Estate 

3,636 

(39,134) 

£312 £29 £1,150,000 

Sep 
2020 

Acrol Papers Ltd, 
Roman Road, 
Blackburn 

8,242 
(88,714) 

 

£926 £86  £7,606,429 

Sep 
2020 

Phoenix Court, 
Davyfield Road, 

Blackburn 

7,618 
(82,000) 

£872 £81 £6,612,485 

Sep 
2020 

Acrol Papers, 
Davyfield Road 

7,432 
(80,000)  

£861 £80 £6,391,057 

Sep 
2020 

Acrol Papers, 
Davyfield Road 

6,038 
(64,990) 

£732 £68 £4,390,029 

May 
2020 

Five Six Five, 
Duttons Way 

197 
(5,125) 

£667 £62 £320,000 

Nov 
2019 

Duttons Way, 
Blackburn 

2,992 
(32,211) 

£398 £37 £1,200,00 

2019 7 Tattersall 
Street, Blackburn 

290 
(3,122) 

£667 £62 £195,000 
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Town Centre Retail 

 

5.3.78 According to PMA’s Property Information Service (PROMIS) report at Q2 2021 the 

average vacancy rate was at 19.7% of all town centre units, reflecting a particularly 

marked increase since 2019. Corporate failures and store rationalisation 

programmes amongst both retailers and food & beverage operators are sited as 

key reasons. 

 

5.3.79 The Covid-19 pandemic has been a key influence, but vacancy rates across UK high 

streets and shopping centres had in any event been high and rising prior to this 

due to the growth of sales online and competition from out of town retail centres. 

 

5.3.80 Key high street retailers that have fallen into administration or announced plans 

for permanent store closures or store rationalisation programmes since the start of 

the Covid-19 crisis in March 2020 include Debenhams, Arcadia Group, Edinburgh 

Woollen Mill Group, Laura Ashley, Oasis, Warehouse, Cath Kidston, TM Lewin, Ann 

Summers, Office Shoes, Clarks, Quiz and Monsoon.  A number of food & beverage 

operators are also in financial distress, with some, such as The Restaurant Group, 

Pizza Express and Prezzo, announcing widespread closures. 

 

5.3.81 At Q2 2021 according to the PMA retail report the vacancy rate in Blackburn Town 

Centre stood at 24.6% of units, marginally above the retail town centre average 

and a marked increase on the level recorded at Q4 2019. The net balance of take-

up between Q4 2019 and Q2 2021 was -1.9% of units.  Therefore vacancy rates 

were high even prior to the pandemic. 

 

5.3.82 Top achievable prime retail rents across the majority of UK towns and cities have 

been marked down significantly in recent years.  Initially this reflected the wider 

markets with both the diversion of retail sales to online and the combined impact 

of rising costs and the pressure to discount on retailer profitability. The Covid-19 

pandemic accelerated those structural changes and had a particularly strong impact 

on retailers that were unable diversify to online, as well as the burden of large store 

portfolios, often financed through high debt levels.  This is evidenced through the 

scale of store closures resulting from corporate failures, CVAs and rationalisation 

programmes that are severely impacting the retail and leisure sectors. 

 

5.3.83 According to latest PMA retail report, despite a dearth of open market evidence, 

and based on the views of local and national agents, it is estimated that prime town 

centre Zone A rents across the top 200 towns have been marked down by close to 

18% in the period end 2019 to mid-2021. 
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5.3.84 Prior to the Covid-19 pandemic this sector was already performing weakly.  Further 

rental decline during the second half of 2021 and into 2022 is likely, given ongoing 

online growth and the apparent weakness of occupier demand. 

 

Town Centre Retail – Lancashire 

 

5.3.85 The Lancashire Market is an important retail market in the North West. Significant 

shopping towns include Preston, Blackpool, Blackburn, Lancaster and Burnley. 

According to CoStar the largest shopping centre is the Mall in Blackburn, which 

extends to over 55,742 sq.ft (600,000 sq.ft).  Other large shopping centres include 

Charterwalk in Burnley, Houndshill in Blackpool and Fishergate Centre in Preston.  

Prime shopping streets in the County include Fishergate Street in Preston, Darwen 

Street in Blackburn and Chapel Street in Lancaster. 

 

5.3.86 Blackburn Town Centre is located close to Preston, and is also located only 30 miles 

north of Manchester restricting interest from larger scale retailers and leisure 

operators.  

 

5.3.87 It is estimated, that the top achievable prime rents in Blackburn are around 

£570.per sq.m (£53 per sq.ft) Zone A in mid-2021. This is a reduction of c 45% 

since 2017. According to the PMA report, this is higher than the PROMIS average 

rate of decline of c-33%. Overall therefore high street retail values have struggled 

within the borough, and benchmarks poorly against the national average. 

 

Out of Town Retail Warehouse, Leisure and Superstores 

 

5.3.88 During the Covid 19 pandemic there were widespread permanent closures by key 

operators in the out of town sectors including Carphone Warehouse, Outfit, 

Mothercare, Laura Ashley and Argos, alongside food & beverage operators such as 

Frankie & Benny's and Chiquitos.  Whilst take-up was very subdued across the out 

of town retail and leisure sectors in 2020 there was some demand from value 

convenience retailers, such as Aldi, Lidl and The Food Warehouse, as well as 

discounters including B&M Bargains and Home Bargains or expansionist specialists 

such as Wren Kitchens. 

 

5.3.89 Retail warehouse supply in Blackburn and Darwen is estimated at around 63,824 

sq.m (687,000 sq.ft).  The overall, provision per household of retail warehousing 

floor space is above the UK average, with some variation across key sectors. 76% 

of total retail warehousing floor space in the Blackburn area is on retail parks, and 

this is also higher than the UK average. 
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5.3.90 Key retail and leisure provision in the area includes; 

 The Peel Centre (Aldi, B&M, Costa Coffee, Currys/PC World, Dreams, ScS, 

Smyths Toys, Sofology, The Food Warehouse) 

 Nova Scotia Retail Park (B & Q, Carpetright, Pets At Home, Poundstretcher)  

 Peel Leisure & Retail Park (Dunelm, Matalan, Nando's, Pizza Hut, Tenpin 

Bowling, Vue) 

 Blackburn Retail Park (B&M Bargains, Blackburn Ice Arena, Burger King, 

Costa Coffee , Halfords, Jysk)  

 Townsmoor Retail Park (Argos , Boots, Cancer Research, Next, TK Maxx) 

5.3.91 The Blackburn area has an estimated 40,227 sq.m (433,000 sq.ft) of floor space in 

superstores and supermarkets, ranking it 121 of the reported PROMIS Centres; 

provision per household is below average. 

 

5.3.92 Table 5.10 contains details of retail lettings in BwD over 180 sq.m (2,000 sq.ft) 

since the end of 2019.  The rents achieved vary from £65 to £202 per sq.m pa 

(£6.00 - £18.75 per sq.ft pa) on an overall basis. 

 

 Table 5.10: BwD Retail Rents (Source: CoStar) 

 

Retail Investments 

 

5.3.93 Retail investment activity has generally been weighted towards supermarket 

investments with little evidence in other sectors.  Investment transaction volumes 

are expected to remain reduced, but development projects and repurposing of 

space could drive activity. The negative sentiment towards much of the town centre 

retail market will continue to push yields outwards and values down. 

  

Date Address Floor Area 
sq.m 

(sq.ft) 

Rent  
(per sq.m) 

Rent  
(per sq.ft) 

Jul 2021 1 - 19 King William St 203 
(2,187) 

£197 £18.29 

Dec 
2020 

Nat West Market Street 234  
(2,516) 

£111 £10.35 

Aug 
2020 

67 King Street 377 
(4,057) 

£66 £6.15 

Dec 
2019 

Lower Audley Street 372 
(4,000) 

£202 £18.75 

Oct 
2019 

Royal Retail Park, 
Infirmary Road 

368 
(3,960) 

£152 £14.14 
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5.3.94 Significant stock is expected to come to the market in 2022 and this supply could 

impact on investor demand in some areas of the town centre markets.  In contrast 

the stabilising occupational market and low levels of stock will put downwards 

pressure on Out-of-Town yields. 

 

5.3.95 A reduction in values will continue to drive bank-led sales of Shopping Centre and 

High Street assets.  It is however expected that there will be an increasing number 

of investors considering retail as they search for value in the market place. 

 

5.3.96 According to the Knight Frank latest retail investment update, average prime retail 

yields reflect the following net initial yields: 

 Shopping centres: 8.5% 

 Retail warehousing: 5.6% 

 High Street: 6.5% 

 Food Stores: 3.5% 

 

5.3.97 The largest retail investment purchase in the region has been Charter Walk 

Shopping Centre which was acquired by Burnley Council.  The centre was purchased 

as part of the town centre regeneration strategy the in second half of 2021.  The 

price paid of £20.7m, was significantly lower than the £25.6m asking price.  

 

5.3.98 Charter Walk is an open-air community shopping centre comprising 26,012 sq.m 

(280,000 sq.ft) and home to a range of national retailers including Boots, 

Wilkinsons, Home Bargains and JD Sports. The scheme also benefits from a car 

park below ground, which generates further income. 

 

5.3.99 The price achieved reflects a net initial yield of over 13.7% which reflects in part 

the significant regeneration requirements of the scheme and wider area. 

 

5.4 Land Sales 

 

5.4.1 To inform an assessment of benchmark land value for the purpose of this study we 

have obtained details of recent land transactions and current asking prices for land 

from a number of sources including CoStar, Land Registry, Rightmove and through 

contact with agents.  We have categorised this land sale and price information 

across differing types of use, namely agricultural, industrial/office and residential. 
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Agricultural  

 

5.4.2 The RICS and RAU Farmland Market Directory of Land Sales is generated from land 

transaction information provided by land agents across the Country.  The full year 

summary for 2020 shows an average price for bare land in England of £8,687 per 

acre (£21,457 per hectare). 

 

5.4.3 The data analysis carried out on a regional basis uses a reduced data set.  Those 

properties where the residential value represents more than 50% of the sale price 

are removed.  The average prices for the North West contained in the survey are 

summarised in table 5.11. 

 

Small < 50 acres Medium 50-200 acres Large 200+ acres 

£/ha £/acre £/ha £/acre £/ha £/acre 

25,750 10,421 22,189 8,980 16,679 6,750 

Table 5.11: RICS and RAU Farmland Market Directory of Land Sales North West 

Prices 

 

5.4.4 In comparison the last RICS/RAU Rural Land Market Survey published in 2018 

identified arable land prices in the North West at £9,375 per acre (£23,156 per 

hectare) and pasture land at £6,375 per acre (£15,746 per hectare). 

 

5.4.5 We have provided in table 5.12 details of agricultural land either sold or currently 

being marketed for sale in Lancashire as a whole, albeit the majority of the entries 

are sold subject to contract. 
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Address Location Size (ha) 

Sold / 

Asking 
Price 

Price  
(per ha) 

Price  
(per acre) 

Status Comments 

Belmont Road Egerton 23.15 £261,000 £11,274 £4,565 Sold stc Grassland and area of Woodland Grade 4 

Plot 1 Whalley Old 
Road 

Blackburn 3.96 £55,000 £13,889 £5,618 
Sold Dec 

20 
Pasture Grade 4 

Plot 2 Whalley Old 

Road 
Blackburn 8.55 £125,000 £14,629 £5,921 

Sold Aug 

21 
Pasture Grade 4 

Lower Healy Farm Chorley 24.90 £380,000 £15,262 £6,179 Sold stc 
Permanent Pasture and Woodland Grade 
3 

Longber Lane Burton in Lonsdale 28.98 £475,000 £16,391 £6,636 Sold stc Meadow land 

Yealand 
Redmayne 

Carnforth 22.26 £440,000 £19,764 £8,001 Available Grade 3/4 

Ridgy Pool Farm Piling 25.05 £500,000 £19,961 £8,081 Sold stc Grade 2 

Alder Lane Parbold 5.92 £120,000 £20,260 £8,202 Sold stc Grade 3 

Woodman Lane Cowan Bridge 18.35 £385,220 £20,995 £8,500 Sold stc Grassland Grade 3 

Higher Lane Dalton 8.52 £180,000 £21,131 £8,555 Available Grassland Grade 3 

Crabtree Lane Burscough 16.43 £370,000 £22,521 £9,118 Sold stc Grade 1/2 

LongmeanyGate 

Lane 
Martin Mere 3.90 £96,400 £24,700 £10,000 Available Grade 1 arable 

Long Heys Lane Dalton 1.59 £45,000 £28,282 £11,450 Sold stc Grade 3 

Lower House Farm New Springs 8.82 £275,000 £31,187 £12,626 Available Grade 3 Meadow and Woodland 

Belle Vue Farm Dalton 15.83 £500,000 £31,578 £12,784 Available Derelict Farmstead 

Church Lane Clifton 2.57 £90,000 £35,063 £14,196 Sold stc  

Back Lane Newburgh 2.04 £110,000 £53,909 £21,825 Sold stc Grade 1 with Canal Frontage 

Table 5.12:  Agricultural Land Values 
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5.4.6 The agricultural land classification map for the North West shows that agricultural 

land in Blackburn is either grade 3 (good to moderate) or grade 4 (poor).  With 

reference to table 5.12, the most relevant entries in the context of Blackburn are 

those sites listed as grade 3 or 4.  The prices for these grades of land range from 

£11,274 per hectare (£4,565 per acre) to £31,187 per hectare (£12,626 per acre) 

although more typically the range is £13,889 per hectare (£5,618 per acre) to 

£21,131 per hectare (£8,555 per acre).  The land at Belmont Road, Egerton is 

within BwD and is Grade 4, it is also partially located in a SSSI.  The two plots that 

have sold on Whalley Old Road are just on the other side of the authority boundary 

in Ribble Valley nevertheless they provide a very good indication of typical values 

for pasture land in the area. 

 

5.4.7 The MHCLG (2019) figure for agricultural land values in Lancashire is £25,000 per 

ha (c. £10,122 per acre).  This figure excludes any uplift from the ‘pony paddock’ 

market or hope value and is a figure representing a typical location in the region.  

It should be borne in mind that to the west of the County much of the agricultural 

land is higher quality grade 1 and 2.   

 

5.4.8 The Carter Jonas Farmland Market Update Q3 2021 reports the values at table 5.13 

for the North West. 

 

 
Low 

(price per acre) 

Average 

(price per acre) 

Prime 

(price per acre) 

Arable £7,750 £9,500 £11,000 

Pasture £5,500 £7,000 £8,500 

Hill £250 £1,000 £1,750 

Table 5.13: Carter Jonas Farmland Market Update (Q3 2021) North West Prices 

 

5.4.9 Taking the above into consideration it would be reasonable to assume typical 

agricultural land values in Blackburn for grade 3 and 4 land ranging from £14,820 

to £22,230 per hectare (£6,000 to £9,000 per acre) dependent on the size and 

quality of the land.  In some instances the potential for “pony paddocks” or the 

presence of buildings may lead to prices being paid slightly in excess of this range. 

 

Commercial 

 

5.4.10 Land values within the North West have seen strong growth over recent times, 

driven by demand from developers seeking to capitalise on strong industrial 

markets.  As such sites suitable for big distribution warehouses in particular have 

seen a significant rise in values. 
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5.4.11 According to B8RE’s latest market report land values for industrial use are achieving 

the following: 

Land Values Land Values (per acre) 

Prime Site £950,000 - £1,050,000 

Secondary Site £425,000 - £475,000 

Tertiary Site £250,000 - £300,000 

 Table 5.14:  North West Industrial Land Values (Source: B8RE) 

 

5.4.12 Large distribution sites in prime locations have increased in value substantially. 

Appetite from investment markets has driven up values, and economies of scale 

have led to a significant variation in the land values achievable when compared to 

smaller scale development schemes. 

 

5.4.13 A distribution site in good location will regularly receive offers over £1,482,000 per 

hectare (£600,000 per acre) and the prime locations such as Trafford Park have 

achieved in excess of £2.47m per hectare (£1m per acre). 

5.4.14 At table 5.15 we have provided details of selected significant industrial land 

transactions throughout the North West since 2020. 

 

Date  Address Area 
hectares 
(acres) 

Price per 
hectare 
(acre) 

Comments 

Q3 

2020  

Farrington 

Employment Area 
Leyland 

12.2 

(30.0) 

£432,250 

(£175,000) 

Logistics hub inc 

proposed 600,000 sq.ft 
shed 

Q1 
2020 

Ellesmere Port 6.1 
(15.0) 

£679,250 
(£275,000) 

Acquired serviced site 
for speculative 
development 

Q1 
2020 

Radway, Crewe 4.5 
(11.0) 

£741,000 
(£300,000) 

Acquired for SME 
speculative 
development 

Q3 
2020 

Wingates, Bolton 9.7 
(24.0) 

£1,296,750 
(£525,000) 

Acquired site for 
speculative 

development significant 
abnormals 

Q3 
2020 

Lyncastle Road, 
Warrington 

4.5 
(11.0) 

£1,679,600 
(£680,000) 

Acquired site with 110k 
sq ft building to 
demolish for speculative 
development 

Q1 
2020 

Gemini 8, 
Warrington 

2.0 
(4.9) 

£1,786,702 
(£723,361) 

Under development for 
20no industrial units 
ranging from 3,500 to 
12,000 sq. ft. 

Q3 
2020 

Lingley Mere, 
Warrington 

3.2 
(7.8) 

£1,790,750 
(£725,000) 

Acquired for speculative 
development 

Q3 
2020 

Shearings, 
Warrington 

3.0 
(7.3) 

£1,864,850 
(£755,000) 

Acquired for owner 
occupier 

Table 5.15: North West Employment Land Transactions (Source: Keppie Massie 

Research) 
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5.4.15 The data in table 5.15 provides an indication of the prices being paid for some of 

the most well located employment sites in the region.  Prices are typically at their 

highest around Warrington as the data shows.  The land values in other sub market 

areas are significantly lower. 

 

5.4.16 We would expect any brownfield land brought forward for residential development 

during the plan period to be of a poor quality and normally obsolete for employment 

purposes.  The land values on this basis would therefore be significantly below the 

prices paid for the well located sites identified in table 5.15.  To inform an 

assessment of land value on this basis we have specifically considered land 

transactions in the Borough particularly those relating to commercial land or 

potential development sites acquired without the benefit of planning consent.  One 

entry is included from the neighbouring Borough of Hyndburn.  The data has been 

sourced from CoStar, EIG and Land Registry.  Further details are contained in table 

5.16 and at Appendix 8. 

 

Address Location Date 
Price  

(per ha) 
Price  

(per acre) 
Comments 

Delph Mount  Great 
Harwood 

20/01/21 £108,439 £43,902 Overgrown vacant 
site, now subject to 
application for 38 
affordable units 

Heys Lane  Blackburn 19/10/21 £141,849 £57,429 Undeveloped part of 
1990s housing 
estate.  Open space 

Axis Park Darwen 25/07/18 £175,000 £70,850 Employment site with 
derelict offices  

Cemetery 
Road 

Darwen 20/12/18 £247,000 £100,000 Brownfield site with 
store and 6 garages 

Roman Road Blackburn 25/10/19 £388,143 £157,143 Brownfield site with 
consent for 3 
employment units 

Eleanor 
Street 

Blackburn 03/09/19 £433,919 £175,676 Brownfield site close 
to Town centre 

Garden 
Street 

Blackburn 12/12/18 £512,296 £207,407 Cleared site consent 
for B1/B2 units 

Mile End Row Blackburn 03/12/19 £557,186 £225,581 Part vacant garage 
site 

Table 5.16: Commercial Land Transactions 

 

5.4.17 These transactions demonstrate that the prices paid for commercial land around 

the Borough are lower than in the prime strategic locations around the North West.  

Of the transactions listed the Axis Park site is currently being redeveloped for new 

employment uses.  At the time of purchase this site was obsolete with a derelict 

office building.  This is typical of the type of brownfield site likely to come forward 

for residential development.  The price paid for this site equated to just over 

£70,000 per acre. 
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5.4.18 The table also includes information relating to two informal open space areas which 

are not maintained and are currently overgrown.  These sites sold for prices 

equating to £43,900 and £57,430 per acre respectively.  The first of these sites 

which is in nearby Great Harwood is now subject to an application for 38 affordable 

units.  These sites will have been acquired on the assumption that it might be 

possible to gain consent for residential use although at the point of acquisition they 

did not have consent.  As a result the price paid reflected the risk associated with 

gaining consent. 

 

Residential 

 

5.4.19 We have provided at table 5.17 details of recent residential land transactions and 

further information is contained at Appendix 9.  These transactions are reflective 

of the current policy position and we have highlighted those transactions that we 

understand to be policy compliant.  In the majority of cases the purchase of these 

sites will have been subject to first gaining planning consent.  Further details 

regarding the level of planning contributions agreed for each of these developments 

is also contained at Appendix 9.  For ease of reference the transactions are 

presented in ascending order based on the price paid per net developable hectare. 
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Address Ward 
Gross Area 

(Ha) 
Net Area 

(Ha) 
Price Paid Date 

Price per 
Net Ha 

Price per 
Net Acre 

Land at Roe Lee Roe Lee 9.16 4.73 £854,974 15.04.19 £180,756 £73,148 

Cranberry Lane Marsh House, Whitehall 7.40 5.09 £2,228,000 18.05.18 £438,010 £177,332 

Former Waterfield Mill, 
Balmoral Rd, Darwen 

Whitehall 0.76 0.76 £350,000 11.05.16 £458,716 £185,632 

Fmr Bear Hotel, Bolton Road Fernhurst 1.32 1.22 £700,000 25.10.16 £574,713 £232,574 

Pioneer Business Centre, 

New Wellington Street 
Moor Hill and Moorgate 0.62 0.62 £370,000 31.03.20 £596,774 £240,260 

Land at Spring Meadows, 
Darwen 

Darwen South 7.05 4.40 £2,632,000 20.3.20 £598,318 £242,126 

School Lane Blackburn South East 1.63 1.58 £1,021,180 14.05.19 £646,316 £261,550 

Ramsgreave Drive Billinge and Beardwood 3.77 2.61 £1,900,000 27.07.20 £727,597 £294,574 

Parsonage Road Roe Lee 3.46 2.37 £1,805,000 13.08.15 £760,641 £307,815 

Land at Tower Road, 
(Cherry Tree Gardens) 

Livesey 1.28 1.04 £873,000 24.01.20 £837,812 £339,044 

Yew Tree Drive Beardwood with Lammack 12.80 10.10 £8,910,000 22.05.18 £882,178 £356,998 

Beechwood Garden Centre, 
Roman Road 

Blackburn South and 
Lower Darwen 

0.52 0.52 £505,000 25.04.19 £964,661 £390,377 

Gib Lane Phase B Livesey with Pleasington 3.41 3.10 £3,010,000 24.05.16 £970,968 £393,104 

Eclipse Mill, Eclipse Road, 
Feniscowles 

Livesey 1.70 1.59 £1,600,000 30.09.16 £1,006,289 £407,223 

Pole Lane North,  Darwen Darwen South 5.57 4.78 £4,914,000 14.09.18 £1,027,539 £416,008 

Old Blackburnians, 
Lammack Road 

Billinge and Beardwood 2.34 1.84 £2,018,800 15.11.19 £1,097,174 £444,002 

Rear of 110 Whinney Lane Beardwood with Lammack 0.72 0.64 £750,000 26.10.17 £1,163,332 £470,775 

Table 5.17:  Residential Land Transactions 
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5.4.20 Based on the available information regarding the sales of land for residential 

development, the range of prices paid is wide.  A price equating £180,756 per net 

developable hectare (£73,148 per net developable acre) was paid for an allocated 

greenfield site in Roe Lee developed for 155 dwellings.  A price equating to 

£1,163,332 per net developable hectare (£470,775 per net developable acre) was 

paid for a small, predominantly greenfield site, containing an existing house that 

was retained as part of the development.  The overall average price paid across 

these transactions is £760,694 per net developable hectare (£307,797 per net 

developable acre). 

   

5.4.21 Of the transactions listed two, namely land at Tower Road and Old Blackburnians 

provided a policy compliant level of planning contributions. 

 

5.4.22 We consider at Section 6 an appropriate ‘Benchmark Land Value’ for the purpose 

of the viability testing.  It should be noted that the prices paid for the land in the 

transactions listed Q2 Q2at table 5.17 are not the same as a ‘Benchmark Land 

Value’.  The assessment of a benchmark land value must take into account the 

effect of future planning policy in the emerging Local Plan.  In accordance with the 

PPG it should be based on the existing use value of the land as a starting point 

together with a premium to incentivise the landowner to sell.   
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6.0 FINANCIAL APPRAISAL ASSUMPTIONS 

 

6.1.1 In this section, we have outlined the assumptions that have been adopted in the 

financial appraisals for both the Residential and Commercial Development 

Scenarios. 

 

6.2 Benchmark Land Value  

 

6.2.1 Land value is difficult to assess for a number of reasons.  Firstly, development land 

value is a derived value, with land being bought as a factor of production in the 

course of development.  The price is generally determined by the development 

potential of the site.  Secondly, the comparison of land value in terms of prices paid 

for sites is extremely difficult because of the large number of site specific variables 

that will impact upon the price paid.  For example, the amount of remediation or 

other abnormal costs are likely to differ from site to site.  Hence, any evidence of 

transactions relating to residential development land sales needs to be treated with 

a degree of subjectivity as adjustments may be necessary for factors such as 

abnormal site conditions, contamination and development density. 

 

6.2.2 In undertaking a viability assessment for planning purposes, the PPG is very clear 

about how land value should be assessed.  It specifies a framework for undertaking 

the land valuation and includes specific guidance on how to assess what is termed 

a “benchmark land value” (BLV).  In particular the PPG states that: 

 

“To define land value for any viability assessment, a benchmark land value should 

be established on the basis of the existing use value (EUV) of the land, plus a 

premium for the landowner. The premium for the landowner should reflect the 

minimum return at which it is considered a reasonable landowner would be willing 

to sell their land. The premium should provide a reasonable incentive, in 

comparison with other options available, for the landowner to sell land for 

development while allowing a sufficient contribution to 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+).” 

(Paragraph: 013 Reference ID: 10-013-20190509) 
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Paragraph: 014 Reference ID: 10-014-20190509 then provides details of the 

factors that should be considered in establishing a BLV.  Specifically it states that 

a benchmark land value should: 

 

•  be based upon existing use value; 

•  allow for a premium to landowners (including equity resulting from those 

building their own homes); 

•  reflect the implications of abnormal costs, site-specific infrastructure costs and 

professional site fees 

 

6.2.3 Paragraph 014 explains that existing use value should be informed by market 

evidence of current uses, costs and values and that market evidence can be used 

as a cross check of BLV but should not be used in place of BLV.  It also notes that 

there may be a divergence between BLVs and market evidence but cautions that 

this could be due to different assumptions and methodologies used by individual 

developers, site promoters and landowners.  Any market evidence that is used to 

cross check the BLV should be from developments which are fully compliant with 

emerging or up to date plan policies, including for affordable housing requirements 

at the relevant levels set out in the plan.  This paragraph goes on to say that in 

plan making, the landowner premium should be tested and balanced against 

emerging policies.  

 

6.2.4 The RICS Guidance AVIP provides further guidance to support the application of 

the principles contained in the PPG.  In particular at paragraph 5.1.3 there is 

reference to the fact that a BLV is “not a price to be paid in the marketplace; it is 

a mechanism by which the viability of the site to provide developers’ contributions 

can be assessed.  It should be set at a level that provides the minimum return at 

which a reasonable landowner would be willing to sell.” 

 

6.2.5 AVIP at paragraph 5.1.4 acknowledges that the PPG reduces the status of 

comparable land transactions to that of a cross-check of the BLV and that in 

assessing the BLV the primary approach is the EUV plus a premium. 

 

Existing Use Value 

 

6.2.6 The PPG at paragraph: 015 contains a definition of existing use value (EUV).   

 

“EUV is the value of the land in its existing use. Existing use value is not the price 

paid and should disregard hope value.”  

(Paragraph: 015 Reference ID: 10-015-20190509) 
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6.2.7 The PPG acknowledges that EUVs will vary depending on the type of site and 

development types.  It suggests that an 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.  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. 

 

6.2.8 AVIP indicates that where possible the EUV should be based on a market 

comparison approach, and that assessors should make LPAs aware of any 

limitations of data sources particularly where full knowledge surrounding the terms 

of the transaction are not available. 

 

6.2.9 Based on the assessment of sites contained in the Housing Trajectory, then as 

outlined at para 4.3.6, the residential sites likely to come forward during the plan 

period will be greenfield sites around the settlement boundaries and a number of 

smaller brownfield sites within the settlement area and in the inner urban areas.  

The greenfield sites are predominantly in agricultural use and to inform the EUV of 

these sites we have had regard to agricultural land values.  For the brownfield sites 

we have considered industrial land values.  

 

Greenfield Land 

 

6.2.10 At paras 5.4.2 – 5.4.9 we have provided data relating to agricultural land values.  

In particular we have considered high level market data provided by the RICS/RAU 

and Carter Jonas, whilst table 5.12 provides data relating to sales and asking prices 

for agricultural land both in Blackburn and across the wider North West region.    

 

6.2.11 As noted at para 5.4.6 agricultural land in Borough is either grade 3 or 4.  It is 

predominantly pasture land.  The Carter Jonas Market Update for Q3 shows that 

prices for pasture land are on average £17,290 per hectare (£7,000 per acre) with 

prime pasture land at £20,995 per hectare (£8,500 per acre).   
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6.2.12 Table 5.12 shows that typically the prices paid for grade 3/4 land are £13,889 per 

hectare (£5,618 per acre) to £21,131 per hectare (£8,555 per acre).  There are 

some instances of higher prices, and we would expect that land suitable for 

equestrian use in smaller lot sizes would command a premium above these more 

typical prices.  We have also noted that the first 3 entries in table 5.12 relate to 

sales of grade 4 pasture land in or on the boundary of the Borough.  The land prices 

in these cases equate to £14,629 per hectare (£5,921 per acre) or less.   

 

6.2.13 We do not have full details of all of the entries listed in table 5.12 and have assumed 

that there is hope value included.  It is probable however that in some cases, 

particularly for those entries containing existing buildings i.e. Belle Vue Farm, that 

the price may reflect the prospect of future development. 

 

6.2.14 A number of recent FVAs have also been taken into consideration.  These FVAs 

have been submitted in support of planning applications in the Borough.  In those 

instances involving greenfield sites an existing use value of £24,700 per hectare 

(£10,000 per acre) has consistently been adopted.  Furthermore it is also our 

experience within the North West that for area wide viability assessments an 

existing use value at around £24,700 per hectare (£10,000 per acre) is widely 

adopted.  Recently we have seen one local plan viability assessment (for 

Warrington) that adopts a lower EUV at £22,230 per hectare (£9,000 per acre). 

 

6.2.15 It is probable during the local plan period that greenfield sites of differing quality 

and size will come forward for development.  Some will have more limited existing 

use values as evidenced by the data in table 5.12, whilst others, particularly those 

of a smaller lot size, will be suitable for use as “pony paddocks” and will 

consequently command a higher existing use value.  In light of this and to ensure 

that this FVA is robust we have adopted an existing use value for greenfield sites 

of (£24,700 per hectare) £10,000 per acre.  This is relatively high given the land 

classification in the Borough, however it is consistent with FVAs that have been 

undertaken locally and accords with our experience of EUVs adopted in the region 

as a whole for area wide FVAs. 

 

Brownfield Land 

 

6.2.16 To assess the EUV for brownfield development sites we have had regard to the 

prices paid for land in industrial and employment uses.  Details of relevant 

commercial land transactions are contained in table 5.16. 
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6.2.17 Industrial land values in the wider North West region have experienced strong 

growth over the last few years and as noted in table 5.15, the prices paid for prime 

industrial land in the most strategic locations around Manchester and Warrington 

can be in excess of £1,852,500 per hectare (£750,000 per acre).  Away from 

Warrington table 5.15 also shows recent transactions in the region at prices from 

£432,250 - £741,000 per hectare (£175,000 - £300,000 per acre) for large scale 

industrial sites. 

 

6.2.18 The types of brownfield site that will be developed during the plan period will 

generally be in locations less suitable for access by HGVs, possibly closer to the 

town centre or in residential areas.  It is probable that they will have been in 

industrial use for many years possibly the site of former mills or factories.  The key 

factor to bear in mind when establishing the EUV for these sites is that they will 

normally be obsolete for industrial use and as a consequence the value for such 

use will be limited.  If there was a realistic prospect that these sites could sell in 

their existing use for the range of values highlighted in table 5.15, then they would 

do so and they not be taken forward for residential use during the plan period. 

 

6.2.19 It is often difficult to source evidence of commercial land transactions in these 

situations as invariably the type of older industrial site that we are seeking to value 

will be sold with an expectation of redevelopment for other purposes such as 

residential.  The price paid will therefore reflect an element of “hope value”.  In 

addition were transactional evidence does exist full information is not generally 

available about the extent of abnormal costs that might be applicable to a site. 

 

6.2.20 In the present case evidence is available relating to industrial and other brownfield 

land sales in the Borough.  This evidence is contained in table 5.16.  The evidence 

shows prices paid ranging from £175,000 per hectare (£70,850 per acre) for the 

acquisition of an employment site at Axis Park presently being redeveloped for 

employment use, to £557,186 per hectare (£225,581 per acre) for a partially 

vacant garage site in a residential area.  It is anticipated that the price paid for the 

land in this transaction may reflect an element of hope value for residential use. 

 

6.2.21 In addition to the above we are aware of recent FVAs that have been submitted in 

relation to planning applications on brownfield sites in BwD.  These FVAs are based 

on EUVs in the range of £370,500 - £432,250 per hectare (£150,000 - £175,000 

per acre).  In our experience across the North West, area wide viability assessments 

will typically adopt EUVs for brownfield sites in the range of £247,000 to £494,000 

per hectare (£100,000 to £200,000 per acre).   
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6.2.22 At the present time EUVs at the higher end of this range are typically assumed for 

brownfield sites in locations that are close to major motorway connections for 

example in relation to the area wide FVAs prepared for St Helens and neighbouring 

Warrington.   

 

6.2.23 When considering the types of employment sites likely to be the subject of future 

residential development in BwD we would not expect to see EUVs at the higher end 

of this range.  In assessing the primary and secondary typologies it is our 

judgement that an EUV of £370,500 per hectare (£150,000 per acre) is appropriate.  

For the tertiary typologies a lower EUV of £247,500 per hectare (£100,000 per 

acre) is realistic.  These values are broadly in line with the EUVs that were adopted 

in the Local Plan Viability Assessment for Hyndburn which was found sound and the 

more recent FVA for the Rossendale Local Plan.  

 

Landowner Premium 

 

6.2.24 The premium (or the ‘plus’ in EUV+), is the amount above existing use value (EUV) 

that goes to the landowner.  The PPG states that: 

 

“The premium should provide a reasonable incentive for a land owner to bring 

forward land for development while allowing a sufficient contribution to fully comply 

with policy requirements.” 

(Paragraph: 016 Reference ID: 10-016-20190509) 

 

6.2.25 Paragraph 5.3.3 of AVIP recognises that there is no standard amount for the 

premium.  The setting of realistic policy requirements that satisfy the reasonable 

incentive test behind the setting of the premium is a very difficult judgement.  

 

6.2.26 Ultimately assessors should advise on the amount of BLV that would incentivise 

reasonable landowners to release their land for development. However, AVIP 

makes it clear that “it is for the plan-maker to assess the BLV and resulting policy 

requirements in the plan from the advice and evidence provided by the assessor.”  

(Paragraph 5.8.4)  

 

6.2.27 The PPG at paragraph: 016 references different sources of information that can be 

used to inform the landowner premium.  This information can include BLVs from 

other FVAs.  There is no restriction on the use of FVAs from outside the immediate 

locality or LPA area. 
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6.2.28 For brownfield sites, the EUV element of the BLV is normally a substantial part of 

the overall assessed value.  In these cases the premium is usually stated as a 

percentage increase of the EUV.  Greenfield sites in comparison normally have a 

low EUV which is a small proportion of the BLV.  In these cases the premium is 

more likely to be stated as a multiplier of the EUV. 

 

6.2.29 To establish an appropriate landowner premium, then in accordance with the PPG 

and AVIP we have firstly considered the available evidence from recent FVAs 

submitted alongside planning applications in the Borough.  We have summarised 

in table 6.1 the BLVs that have been agreed for the purpose of assessing the 

viability of these applications.  Also included in the table are details of the amount 

of abnormal costs (excluding planning requirements such as open space) agreed 

as part of the assessment and details of the type of site i.e. greenfield. 

 

Adress Net Area 
(acres) 

Site  
Type 

BLV (per 
net acre) 

Abnormals 
(per net 

acre) 

Date 

Yew Tree Drive, 
Blackburn 

6.5 GF £45,349 £374,002 2019 

Brokenstone Road 31.0 GF £120,968 £168,513 2019 

Ramsgreave Drive 22.6 GF £159,574 £74,468 2018 

Spring Meadows / 

Pole Lane South, 
Darwen 

10.9 GF £196,412 £141,656 2019 

Whinney Lane 24.4 GF £200,025 £185,322 2017 

Former Beechwood 
Garden Centre 

1.2 BF £86,750 £22,686 2019 

New Wellington 
Street  

1.5 BF £180,000 £237,338 2020 

Hollins Grove Mill 
Darwen 

5.4 GF/BF £90,074 £45,956 2020 

Davy Field Farm 2.2 GF/BF £226,027 £186,352* 2021 

Table 6.1:  Planning Application FVAs 

*Applicants assessment of abnormals.  Not clear LPA assessor’s comparable figure 

excluding planning requirements. 

 

6.2.30 With reference to the FVAs relating to greenfield sites the BLV is based on an EUV 

of £10,000 per acre.  A landowner premium has then been applied ranging from as 

little as 4.5 times EUV up to 20 times EUV.  In the case of the former the low level 

of landowner premium reflected the extent of abnormal costs associated with 

development of the site at £374,000 per net developable acre.  More typically 

abnormal costs have been significantly lower than this at £74,468 up to £185,322 

per net developable acre.  As a result the landowner premium has ranged from 12 

to 20 times EUV.   
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6.2.31 We have noted that the BLV for the Whinney Lane site was assessed in 2017 so 

predated the current requirements in the NPPF and PPG relating to the assessment 

of EUV+.   

 

6.2.32 In considering the other three FVAs then assuming a reasonable level of abnormal 

development costs at £74,500 to £168,500 per net developable acre, a landowner 

premium of 12 to 20 times EUV could be justified.   

 

6.2.33 There is also one other FVA that has been carried out for an 18.28 acre site at 

Cranberry Lane in Darwen.  In this case a BLV of £90,782 per net developable acre 

was agreed however we do not have details of the abnormal costs to enable full 

consideration of this BLV. 

 

6.2.34 There are also two FVAs that relate to brownfield sites.  The first was a garden 

centre and here a BLV of £86,750 per net developable acre was adopted to assess 

viability, although the FVA does not make clear the EUV or landowner premium.  

The second FVA relates to a site at New Wellington Street where a BLV of £180,000 

per net acre was adopted.  This was assessed based on an EUV of £150,000 per 

net developable acre to which a 20% uplift for the landowner premium was added.  

The site had abnormal costs equating to £237,338 per net developable acre. 

 

6.2.35 There are also two entries relating to mixed brownfield/greenfield sites.  It is 

understood Davy Field Farm was in commercial use as a children’s zoo.  The EUV 

assessed was higher than the typical figure of £10,000 per net acre normally 

adopted in the Borough for purely agricultural land and this in turn gave rise to a 

higher BLV of £226,027 per net developable acre. 

 

6.2.36 With reference to the Hollins Grove Mill site the FVA does not refer to the EUV that 

was agreed so it is not possible to determine the landowner premium that was 

adopted in assessing the BLV at £90,074 per net developable acre. 

 

6.2.37 To further inform the assessment of landowner premium we have considered BLVs 

that have been adopted in other Local Plan Viability Assessments for neighbouring 

Authorities and to other recent Local Plan FVAs prepared under the new NPPF and 

PPG in the North West.   
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6.2.38 Table 6.2 contains a summary of the BLVs taken from the relevant FVAs.  To enable 

a direct comparison with the sales prices today in BwD as outlined in Section 5, we 

have rebased the sales prices assumed in the respective FVAs.  This has been 

carried out with reference to Land Registry data and is based on the increase in 

average new build prices over the period from publication of the particular FVA to 

July 2021.  The adjusted value figure on a per sq.ft basis is shown in the first 

column.  For St Helens the value figures are taken from the August 21 Update 

Report prepared following the examination hearings.  The Warrington values are 

the unadjusted values taken from the August 21 FVA. 

 

6.2.39 The various FVAs listed adopt a number of value zones.  With reference to the 

rebased values we have detailed below the respective BLVs taken from the value 

zones that are comparable with those identified for BwD.  The table also includes 

details of the respective affordable housing requirement for each of the LPAs listed. 

 

 Brownfield Greenfield 

Adj 
Value 
(psf) 

EUV  
(per 
acre) 

Premium BLV 
(per 
acre) 

EUV 
(per 
acre) 

Premium BLV 
(per 
acre) 

Hyndburn (Oct 2016) 20% AH 

£188   £100,000   £100,000 

£214   £175,000   £175,000 

£227   £200,000   £200,000 

Rossendale (Mar 2019) 30% AH 

£236 £100,000 50% £150,000 £10,000 X15 £150,000 

£263 £125,000 60% £200,000 £10,000 X17.5 £175,000 

Pendle (Dec 19) 10% AH 

£192   £50,000   £100,000 

£224   £100,000   £150,000 

£234   £150,000   £200,000 

St Helens (Aug 21) 0%, 10%, 30% AH 

£180 £100,000 50% £150,000 £10,000 X15 £150,000 

£215 £200,000 25% £250,000 £10,000 X15 £150,000 

Warrington (Aug 21) 20%, 30% AH 

£230 £200,000 20% £240,000 £9,000 X16.67 £150,000 

£240 £200,000 20% £240,000 £9,000 X16.67 £150,000 

Table 6.2: Local Plan FVA Benchmark Lane Value Summary 
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6.2.40 Keppie Massie prepared the FVAs for the neighbouring Boroughs of Hyndburn and 

Rossendale.  The Hyndburn FVA was prepared prior to the introduction of the new 

NPPF and PPG, nevertheless the approach to assessing the BLV was based on EUV 

plus a premium to the landowner in accordance with the then current “Harman 

Guidance”.  In that case the BLV adopted in the low value areas was £100,000 per 

net developable acre.  This broadly aligns to the values in the inner areas here or 

the tertiary typologies.  In the higher value locations BLVs of £175,000 to £200,000 

where assumed.  The Hyndburn Part 2 Local Plan has now been adopted. 

 

6.2.41 The FVA for Rossendale was prepared under the new NPPF and PPG.  The FVA 

adopted EUVs for the brownfield sites in comparable value areas of £100,000 to 

£125,000 per acre.  A premium was then applied of between 50% and 60% 

producing BLVs of £150,000 to £200,000 per net developable acre respectively.  

For greenfield sites an EUV of £10,000 per acre was adopted and then this was 

uplifted by a landowner premium of either 15 or 17.5 times EUV resulting in a BLV 

of £150,000 to £175,000 per net developable acre.  The Rossendale Local Plan was 

adopted in December 2021.  The Inspector’s report concluded that “the Council’s 

viability assessment robustly demonstrates based on reasonable and available 

information that the cumulative impact of the policies in the Plan will not 

compromise development viability. The Council’s approach is consistent with the 

advice contained in the Viability PPG”. 

 

6.2.42 The Local Plan FVA for the nearby Authority of Pendle was prepared by Lambert 

Smith Hampton.  Following stakeholder consultation BLVs for brownfield sites in 

comparable value locations have been adopted at £50,000 to £150,000 per net 

developable acre.  For greenfield sites the range of BLVs is £100,000 to £200,000 

per net developable acre.  The FVA doesn’t provide full details of the EUV that is 

assumed in each case.  It is likely however that for greenfield sites, these EUVs will 

be very similar to those assessed for BwD at £10,000 per acre.  On this basis the 

landowner premiums would be between 10 and 20 times EUV. 

 

6.2.43 The original St Helens Local Plan FVA was prepared by Keppie Massie in 2018.  The 

Local Plan was subject to examination in summer 2021.  Given the passage of time 

an update to the original assessment was prepared for the benefit of the hearings.  

The update increased the original sales values to the figures contained in table 6.2.  

These are the values comparable with BwD.  The BLVs remained unaltered. 
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6.2.44 EUVs for brownfield sites of £100,000 per acre where adopted in the lowest value 

parts of St Helens and a figure of £200,000 per acre was adopted in the medium 

value areas with sites typically closer to strategic motorway connections.  

Landowner premiums of between 25% and 50% where then applied.  For greenfield 

sites an EUV of £10,000 per acre was adopted and a land owner premium 

equivalent to 15 times EUV was then adopted resulting in a BLV of £150,000 per 

net developable acre. 

 

6.2.45 The Local Plan FVA for Warrington was prepared by Cushman and Wakefield and 

published in August 2021.  For brownfield sites in similar value areas to BwD an 

EUV of £200,000 per acre is adopted to which a landowner premium of 20% is 

applied.  The EUV adopted reflects the strategic location of Warrington in the 

context of the national motorway network.  For greenfield sites a BLV of £150,000 

per net acre is adopted in line with the BLVs for St Helens, however this is based 

on an EUV of £9,000 per acre and a landowner premium equivalent to 16.67 times 

EUV. 

 

6.2.46 To establish appropriate landowner premiums and ultimately BLVs for the purpose 

of this study then in accordance with the PPG we have considered evidence from 

planning application FVAs specific to the Borough.  We have also taken into 

consideration evidence from other Local Plan viability assessments. 

 

6.2.47 The evidence relating to greenfield sites in the Borough, demonstrates a landowner 

premium of between 12 to 20 times EUV dependent on the exact level of abnormal 

costs.  The evidence from recent plan wide FVAs indicates a landowner premium of 

between 15 and 17.5 times EUV, although there are some variances in the 

assumptions made regarding abnormal costs. 

 

6.2.48 In preparing a study of this nature is it important not to test to the margins of 

viability.  A reasonably cautious approach to assessing a minimum landowner 

premium should therefore be taken.  In these circumstances we would recommend 

that based on the evidence, a landowner premium equivalent to 20 times EUV 

would be realistic for greenfield sites.  Applying this landowner premium to the EUV 

of £10,000 per acre results in a BLV for greenfield sites of £200,000 per net 

developable acre.  This is considered to be a robust position at the higher end of 

the range of BLVs that could be justified.  To fully inform the Council’s decision 

regarding plan viability then as part of the sensitivity testing we have also 

considered variations to the greenfield BLV based on +/-£50,000 per net acre 

adjustments. 
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6.2.49 There is more limited available evidence from FVAs relating to brownfield sites.  Of 

the two that are detailed at table 6.2 a BLV of £86,750 per net acre was adopted 

for a former garden centre site however it is not clear what the EUV and landowner 

premium were.  In relation to the other brownfield site at New Wellington Street a 

landowner premium of 20% was applied to the EUV of £150,000 per acre.   

 

6.2.50 Evidence from Local Plan FVAs shows landowner premiums ranging from 20% to 

60% although it is our experience that landowner premiums are reducing across 

the North West as the viability requirements and guidance in the PPG start to take 

effect.  This is certainly evident from the assumed premiums in the Warrington FVA 

which are at 20%.  This is also in line with landowner premium adopted for the 

New Wellington Street FVA.   

 

6.2.51 As noted above in relation to the greenfield sites we would recommend a 

conservative approach is adopted to the application of the landowner premium for 

the purpose of this high level assessment.  For the primary and secondary 

typologies we therefore consider a landowner premium of 33% would be a robust 

position against which to test the viability of these brownfield sites.   

 

6.2.52 In relation to the tertiary typologies then given the relatively low residential values 

in these locations landowners are likely to have fairly limited expectations in terms 

of the landowner premium.  In these cases we have adopted a more modest 

premium which is nevertheless in line with evidence from both within the Borough 

and the wider region.  In these cases we have adopted a landowner premium of 

20%.  Applied to the EUV of £100,000 per acre this gives a BLV of £120,000 per 

net developable acre.  As with the greenfield typologies we have prepared 

sensitivity testing with +/- £50,000 per net acre adjustments to the BLV. 

 

6.2.53 Table 6.3 contains a summary of the BLVs that we consider are appropriate for the 

purpose of this area wide FVA. 

 

 Greenfield Brownfield 

Typology EUV Premium BLV EUV Premium BLV 

Primary £10,000 20x £200,000 £150,000 33% £200,000 

Secondary £10,000 20x £200,000 £150,000 33% £200,000 

Tertiary n/a n/a n/a £100,000 20% £120,000 

Table 6.3:  Summary of BLVs (per net developable acre) 
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Cross Checking the BLV/Premium 

 

6.2.54 The PPG states that market evidence can be used as a cross-check of the BLV but 

should not be used in place of the BLV.  Any market evidence used should be based 

on developments that are fully compliant with emerging or up to date plan policies.  

AVIP at 5.2.2 notes that “Where the evidence allows, land transactions adjusted 

for policy compliance can be used. Outliers should be disregarded.” 

 

6.2.55 AVIP at para 5.7.7. goes on to say that “Land transaction evidence may be easier 

to source but may also suffer from the individuality of location, typology and site 

characteristics, and adjustments for not-up-to-date actual or emerging policy 

compliance could be virtually impossible if there is a lack of detail concerning the 

transaction.” 

 

6.2.56 Provided at table 5.17 are details of recent residential land transactions.  The 

average price paid for sites across these transactions is £760,694 per net 

developable hectare (£307,797 per net developable acre).  The sites in question 

have all transacted with the benefit of planning consent.  Furthermore the 

transactions listed are based on pre-existing policy requirements.  The emerging 

local plan contains additional policy requirements for example in relation to 

accessibility standards and EVCs.  National policy requirements are also being 

introduced with additional requirements for biodiversity net gain and part L which 

also result in additional costs for development.   

 

6.2.57 The market evidence that is to be used as a cross check should be based on 

developments that are fully compliant with emerging or up to date plan policies.  

With reference to the sales evidence in this case only two of the transactions listed 

as highlighted in the table are policy compliant, however this is based on pre-

existing requirements rather than emerging requirements.  A downward 

adjustment to these land values would be expected once emerging policy and new 

national standards are taken into consideration.   

 

6.2.58 Further information in relation to these two transactions is not publically available. 

We do not have information in relation to the cost and revenues assumptions that 

were made at the point of sale nor do we have any information about the extent of 

abnormal development costs.  In the absence of this information meaningful 

adjustments for emerging plan policy requirements are not possible and any 

attempt to do so introduces a level of subjectivity that would make the exercise of 

limited value.  
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6.2.59 In terms of the non-policy compliant transactions then similar comments apply.  If 

these transactions were adjusted to make them policy compliant lower land prices 

would apply however in attempting to establish these reduced land prices an even 

greater degree of subjectivity would be involved to make the exercise of limited 

value evidentially.   

 

6.2.60 The PPG and RICS guidance recommends that transactional evidence should only 

be used as a cross check.  Given the lack of detailed available information relating 

to these transactions, the limitations of this exercise mean that we can give little 

weight to the transactional information.  Market evidence in the form of BLVs from 

other FVAs within the Borough and from other North West Local Plan Viability 

Assessments is available.  Our judgement is that this provides a more reliable and 

robust basis against which to establish an appropriate BLV for the purpose of this 

study. 

 

Consultation Responses 

 

6.2.61 A limited number of responses were received following the second consultation 

exercise.  Within these responses reference was made to a lack of detailed 

information supporting the assessment of BLVs.  It was also suggested that the 

BLVs were too low in the context of the abnormal cost assumptions that had been 

made, that the landowner premiums were arbitrary and unevidenced and that the 

“starting” range of premiums were too low.  Notwithstanding these comments no 

alternative suggestions were made regarding the level of landowner premium or 

the BLVs that should be adopted and no supporting evidence was provided. 

 

6.2.62 Given the limitations of the consultation exercise it was not possible to include all 

relevant evidence.  The preceding commentary and associated tables and 

appendices contain full information and explanation to address the point’s made by 

the respondents.  In addition the comments made regarding abnormal costs have 

been acknowledged.  As detailed in the QS report at Appendix 10 and later in this 

section at para 6.3.15 – 6.3.16, the abnormal cost allowances have now been 

increased.  Taken together with the BLVs that are recommended it is considered 

that this represents a robust position on which to base an assessment of viability.  
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Commercial 

 

6.2.63 Potential commercial development sites are most likely to be vacant, previously 

developed land, opportunity sites within or adjacent to existing industrial areas, or 

alternatively the extension of current industrial areas into the surrounding 

greenfield areas. 

 

6.2.64 Consideration of existing use values has also been applied to the sites for non-

residential development to assess the BLVs.  It is assumed that in assessing an 

appropriate BLV the sites will not have planning consent for the intended use and 

as a result the EUV will be limited particularly for those sites in agricultural use.   

 

6.2.65 In arriving at an assessment of BLV, the likely characteristics of each form of 

development have been taken into account.  For example, larger consolidated plots 

in highly accessible locations are likely to command a premium given their 

suitability for supermarket development or for retail warehouse development. 

 

6.2.66 The assessment of office and industrial uses has been undertaken on the basis of 

a BLV at £247,000 per hectare (£100,000 per acre).  For comparison retail, food 

and drink and hotel uses a BLV of £741,000 (£300,000) per acre has been adopted 

whilst convenience retail has been assessed against a BLV of £988,000 (£400,000 

per acre). 

 

Land Acquisition Costs  

 

6.2.67 Land acquisition costs based on agent’s fees and legal fees at 1.8% of the land 

value have been included in the assessments.  This is in line with normal market 

practice and rates.  We have also assumed payment of stamp duty in accordance 

with current HMRC thresholds and rates which are summarised in table 6.4. 

 

Table 6.4: HMRC Stamp Duty Rates 

 

  

Property or lease premium or transfer value SDLT rate 

Up to £150,000 Zero 

The next £100,000 (the portion from £150,001 to 

£250,000) 

2% 

The remaining amount (the portion above £250,000) 5% 
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Timing of Land Acquisition  

 

6.2.68 Save for the larger typologies the financial appraisals assume that the land is 

acquired on day 1 of the development programme and hence the purchase carries 

finance costs from the outset.  For the larger residential developments of 500 units 

and above it would be unusual for a developer to acquire the entirety of such a 

large site from day 1.  A large development site would normally be the subject of 

a phased acquisition programme, with the land only being drawn down by the 

developer as required.  For these sites we have assumed a phased drawdown of 

the land as follows: 

 

1500 units – 5 phases; 

750 units – 4 phases;  

500 units – 3 phases 

 

6.3 Residential Appraisal Assumptions  

 

Programme 

 

6.3.1 In our experience a developer would seek to construct and sell around 30-40 

dwellings per annum.  For the purpose of the assessments we have applied an 

average sales rate for each site of 3 per month, with the first sales taking place 

between 9 and 11 months after a start on site.  The sales rate relates to the total 

market and affordable dwellings. 

 

6.3.2 Sales rates tend to increase in respect of larger sites as developers seek to ‘double 

up’ and develop out a site in tandem.  This may take the form of affiliated 

developers (such as Barratt and David Wilson Homes) or separate house builders. 

We have factored this into the sales rates assumed for the largest typologies and 

allocation, although in doing so we have adopted a reasonably cautious approach.  

For the larger schemes tested (500 and 750 units) we have assumed 4 sales per 

month, and for the 1,500 unit scheme together with the North East Blackburn 

proposed allocation, we have adopted 5 sales per month. 
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6.3.3 It is likely that for all sites, although particularly the larger ones, sales rates will in 

fact be higher than this.  We would expect these sales rates to apply to the market 

dwellings only and this will drive the programme.  Hence in reality the length of the 

sales programme would be based on the market disposals only with the affordable 

dwellings being sold to keep pace with the market houses.  The sales programme 

is likely to be shorter than that assumed for the purpose of the viability testing with 

consequent reductions in finance and other costs.  In undertaking this high level 

assessment it is considered that the sales rates adopted represent a cautiously 

robust position. 

 

Sales Values  

 

Market Houses  

 

6.3.4 With reference to paragraphs 5.2.9 to 5.2.32 sold prices in the majority of new 

housing developments in BwD have been in a relatively narrow range.  Although 

the evidence also shows that lower values may be appropriate in some areas close 

to the town centre.  

 

6.3.5 The majority of the primary housing sites are greenfield and occupy locations on 

the edge of the settlement boundary.  For these sites we would expect sales values 

to be at the higher end of the range noted in table 5.4.  Indeed in some cases 

prospects exist to exceed these values.  For the tertiary sites in the older urban 

areas we would expect values towards the lower end of the range in table 5.4.  

Inevitably the ultimate values will be driven by site specific factors and the quality 

of the product provided.  For the purpose of this assessment, given the generic 

typologies assumed, testing has been carried out based on a range of values for 

each typology representing a high, average and low position. 

 

6.3.6 Table 6.4 contains a summary of the sales prices per sq.m adopted for the purpose 

of this FVA.  The prices per sq.ft are also included in brackets. 

 

Table 6.4: Sales Prices adopted for Testing 

 

6.3.7 As noted in paragraph 5.2.30 we have adjusted the values consulted on for the 

primary and secondary sites to remove the lower figures.  

 

Typology High Average Low 

Primary/ 

Secondary 

£2,476  

(£230) 

£2,368 

(£220) 

£2,260 

(£210) 

Tertiary 
£2,314  

(£215) 

£2,207 

(£205) 

£1,991 

(£185) 
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6.3.8 For the tertiary sites, in the absence of available evidence and reflecting house 

price trends in the Borough we have slightly increased the value range from that 

previously consulted on.  

 

Affordable Houses 

 

6.3.9 To assess the affordable housing transfer values, we have had regard to evidence 

provided to us by house builders and registered providers (RPs) in reviewing and 

preparing FVAs in the North West region.  We have also considered the transfer 

values adopted in other area wide FVAs which have been found sound at 

Examination.  The transfer values have also been subject to consultation with RPs 

active in Blackburn.  Based on this assessment we have adopted the following 

affordable values as a percentage of market value: 

 

 Affordable Rent – 45% 

 Shared Ownership – 70%  

 First Homes – 70% 

 

6.3.10 The appraisals assume a zero grant position for the affordable dwellings which are 

assumed to be provided through a S106 Agreement. 

 

6.3.11 One of the consultation responses received stated that the transfer value assumed 

for the shared ownership houses was excessive however no evidence was provided 

to support this comment nor alternative value suggested.  No objection has been 

raised from any RP consultees to this assumption.  No change has therefore been 

made to the transfer value assumption. 

 

Construction Costs  

 

6.3.12 The construction costs that we have adopted both for the generic and the site 

specific viability assessments have been prepared by a Quantity Surveyor.  A report 

containing their methodology and the generic and site-specific cost assessments is 

contained at Appendix 10 of this Report.  

 

6.3.13 The construction costs are inclusive of the additional costs of compliance with 

changes in the Building Regulations to Part L that come into force in June 2022.  

The costs adopted represent an increase from those previously consulted on and 

are based those contained in Option 2 of the Future Homes Standard 2019 

Consultation Guidance. The construction costs include provision for substructures, 

superstructures, all external works, garages, incoming services and drainage, 

preliminaries, fees and a contingency.   
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6.3.14 The construction costs take into account the costs associated with the provision of 

water efficiency measures, SuDs and on-site public open space (including play 

provision) together with the capitalised cost of future maintenance. 

 

6.3.15 Following the consultation comments received the abnormal costs have been 

increased for both the greenfield and brownfield sites.  For greenfield sites the 

allowance for abnormal costs is now equivalent to £150,000 per net developable 

acre.  This allowance would assume nominal contributions towards highway 

infrastructure works, utilities offsite reinforcement, service diversions, land 

drainage and offsite drain connections, cut/fill works, tree protection works, 

invasive species removal, additional foundation costs and associated contingency 

and professional fees.  The cost equates to an average per dwelling ranging from 

£10,590 for secondary typologies to £12,355 for primary typologies. 

 

6.3.16 For the brownfield typologies a further allowance is made for additional site 

clearance costs, ground remediation works and for some degree of 

abnormal/special foundations. This results in a rate of £200,000 per net 

developable acre.  There is no site-specific data as these are hypothetical sites 

however these costs are based on a realistic allowance based on our QS experience 

in the Region.  It is probable that some brownfield sites will require greater works 

than this and some less. This cost equates to an average per dwelling ranging from 

£10,982 to £16,473 depending on development size and density. 

 

6.3.17 The QS cost report also contains a detailed breakdown of the costs that have been 

assessed for complying with the optional accessibility standards.  These costs have 

been calculated on a cost per dwelling basis by considering each requirement as 

stated in the Approved Document and costing that requirement if it will incur a 

cost.  Further details are contained at Appendix D of the cost report.  The 

allowances that have been assessed are 

 

Building Regulation Requirements M4 (2) - £1,400 per house;  

Building Regulation Requirements M4 (3a) - £6,100 per house. 

 

6.3.18 The QS report also contains at Appendix E full details of the cost allowance for an 

EV charging point at £482. For the avoidance of doubt this cost does not include 

any allowance for the cost of infrastructure upgrades that may in the future be 

needed if the chargers are used on a large scale. 

 

  



6.0 FINANCIAL APPRAISAL ASSUMPTIONS 

 

Page | 98 

 

6.3.19 The QS report contains a detailed commentary relating to the costs and approach 

adopted. This is supported by detailed calculation sheets at Appendix A of the report 

and a benchmarking exercise against BCIS.  Table 6.5 summarises the rate per 

sq.m total cost that has been assessed for each generic typology exclusive of 

abnormal costs, EVCs and M4 requirements but inclusive of fees, contingencies and 

onsite open space and play provision. 

 

Table 6.5: Dwelling Construction Cost Rates per sq.m 

 

6.3.20 The consultation comments received made reference to the qualifications and 

experience of the QS, the provision of detailed and transparent cost assumptions 

and the use of local market evidence.  The QS report addresses these matters and 

furthermore contains the detailed construction cost calculation sheets to enable full 

and transparent scrutiny of the costs assessed.  As noted above the costs for Part 

L have now been adjusted in line with Option 2 and the abnormal cost allowance 

has been increased.  The QS report also contains justification, evidence and 

calculations to support policy costs in relation to M4 requirements and EVCs. 

 

  

No Dwellings Primary Secondary Tertiary 

5  £1,583.65  

10   £1,516.67 

15  £1,484.68 £1,509.09 

25 £1,400.54 £1,411.86 £1,442.32 

50 £1,416.42 £1,427.96 £1,451.78 

75 £1,410.23 £1,424.18 £1,448.37 

100 £1,364.16   

150 £1,361.76 £1,374.14  

250 £1,326.44   

500 £1,325.35   

750 £1,324.47   

1500 £1,323.32   
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Local Plan Policy Costs  

 

Affordable Housing  

 

6.3.21 Core Policy 4 (CP4): Housing Development and DM Policy 5 (DM5): 

Affordable Housing and Rural Exception Sites contain the Local Plan 

requirements in relation to affordable housing.  In accordance with the 

requirements of these policies, the viability testing for each of the generic 

development typologies and also the site specific viability assessment assumes the 

policy requirement for 20% on site affordable housing for developments of 10 or 

more dwellings.  This is on the basis of 50% affordable rent tenure, 25% shared 

ownership and 25% first homes.  The mix of affordable dwellings in terms of size 

is reflective of the need identified in the Housing and Economic Needs Assessment 

(December 2018) (HENA). 

 

6.3.22 The transfer values that have been adopted for the affordable dwellings are 

contained at para 6.3.9.  

 

Housing Mix, Density and Standards  

 

6.3.23 DM Policy 3 (DM3): Housing Mix, Standards and Densities this policy contains 

a number of aspects that inform the viability testing.  The policy contains 

requirements in relation to minimum densities and the need for new major housing 

schemes to widen the choice of housing types available.  The typologies we have 

adopted for the purpose of the FVA are based on a range of different housing types 

and densities at 30, 35 and 45 dph.  The higher density typologies adopt a mix that 

broadly reflects the HENA. 

 

6.3.24 This policy also requires that proposals for new development are to comply with 

the Nationally Described Space Standards.  The dwelling sizes that we have 

adopted therefore meet the requirements of the Nationally Described Space 

Standards. 

 

6.3.25 As part of this policy all new dwellings must comply with the optional higher water 

efficiency standards (equivalent to 110 litres/person/day).  We have therefore 

included the costs associated with these requirements in the construction costs that 

have been prepared for the purpose of the FVA. 
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6.3.26 In residential schemes of 10 dwellings or more, at least 20% of homes should be 

built to the ‘accessible and adaptable’ standard in Part M4 (2), whilst 5% of new 

homes are to be wheelchair accessible (or easily adaptable) in accordance with Part 

M4 (3a).  To test the impact of these policy requirements we have undertaken 

specific testing including an additional cost allowance of £1,400 per house to meet 

the requirements of M4 (2) and an allowance of £6,100 per house to achieve M4 

(3) with simple adaptation.  Further details of the costs assessed are contained in 

our QS report at Appendix 10. 

 

Climate Change 

 

6.3.27 Core Policy 5 (CP5): Climate Change and DM Policy 12 (DM12): Clean and 

Green Energy contain a number of requirements that have been included in the 

viability testing.  Commercial development (Use Classes B2, B8 and E) of 2,500m2 

or more should achieve, as a minimum, BREEAM Good or an accepted equivalent 

standard.  The construction cost assessments for the commercial typologies are 

therefore inclusive of any associated costs to achieve BREEAM good standard. 

 

6.3.28 Reference is made in the policy to Future Homes Standards and in preparing the 

viability testing we have taken into consideration new building regulation 

requirements to achieve 31% reduction in CO2.  The base construction costs are 

therefore inclusive of the costs of meeting this requirement.  The viability testing 

therefore assumes compliance with these new building regulation requirements.  

The additional costs range from £6,580 for a detached house to £4,783 for a 

terraced house.  Further details of the costs assessed are contained in our QS report 

at Appendix 10. 

 

Flood Risk and the Natural Environment 

 

6.3.29 DM Policy 13 (DM13): Flooding/SuDS deals with requirements in relation to 

SuDs.  The construction cost assessments include a cost for surface water 

attenuation.  The form of development tested and in particular the inclusion of open 

spaces addresses the requirement for Sustainable Urban Drainage Systems, and 

the costs assessed make provision for associated SuDs works. 
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6.3.30 Core Policy 6 (CP6): The Natural Environment and DM Policy 15 (DM15): 

Biodiversity contain the Local Plan requirements in relation to biodiversity net 

gain.  A biodiversity net gain of no less than 10% is to be achieved and where this 

is not possible on-site local compensatory habitat or development contributions will 

be sought.  A test of 10% net gain has been undertaken for each typology on the 

basis of Defra’s Impact Assessment, assuming a price of £11,000 per biodiversity 

unit and 4.46 units per hectare.  This is a cost of £49,060 per ha. 

 

Developer Contributions  

 

6.3.31 Core Policy 12 (CP12): Infrastructure and Delivery addresses requirements 

in relation to developer contributions which will be provided by means of a S106 

contribution or CIL.   

 

6.3.32 At Appendix 11 we have included a schedule of S106/S278 contributions per 

dwelling secured by the Council for offsite contributions to affordable housing, 

highways and public open space together with contributions provided by a more 

limited number of larger developments to education. 

 

6.3.33 With reference to these contributions, the viability testing is already inclusive of 

the costs of providing on site open space and affordable housing.  In modelling the 

impact of S106/S278 contributions we have however tested the impact of a 

contribution of £2,000 per dwelling.  Where it has been requested the average 

highways contribution has been £1,602 per dwelling, and including a £2,000 per 

dwelling contribution is largely intended to reflect past contributions in terms of 

highways works.   

 

6.3.34 It is likely that a limited number of larger sites may be required to make 

contributions towards new education provision.  In the absence of clearer detail at 

this stage regarding the sites and potential level of contribution we have not 

included a specific contribution.  We have instead considered the surplus sum 

generated by each appraisal as an indication of the level of further financial 

contribution that these larger typologies could support towards education 

requirements.  This surplus sum is also helpful in determining the prospects for 

introducing a CIL, and the possible amount of any charge. 
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Open Space and Play Pitch Provision  

 

6.3.35 DM Policy 16 (DM16): Green and Blue Infrastructure and DM Policy 18 

(DM18): Public Open Space in New Developments contain the local plan 

requirements relating to the provision of public open space and its long term 

maintenance.  The development typologies include requirements for onsite public 

open space and therefore the construction cost assessments are reflective of this 

together with the costs of future maintenance of the open space.  In addition we 

have included the costs of play provision (i.e. LAP, LEAP etc) based on certain size 

thresholds.  Table 6.6 contains details of the assumptions made as to the type of 

play provision required, scheme size and the associated costs provided by the 

Council.  These costs are then contained in the construction cost assessment for 

each site and hence the overall rates contained in table 6.5. 

 

Table 6.6: Costs of Play Provision 

 

6.3.36 DM Policy 20 (DM20): Playing Fields, Indoor and Outdoor Sports Facilities.  

This policy deals with requirements in relation to new and improved sports facilities 

where development will increase demand and/or where there is a shortage.  Using 

the Sport England Playing Pitch Calculator, the Council have calculated the playing 

pitch contribution to be £26.32 per dwelling.  Taking a cautious approach we have 

rounded this to £30 per dwelling for the purpose of inclusion in the viability 

assessments. 

 

Electric Vehicle Charging Points 

 

6.3.37 DM Policy 29 (DM29): Transport and Accessibility requires that appropriate 

provision is made for charging for plug-in and other ultra-low emissions vehicles.  

We have prepared viability testing inclusive of the costs associated with the 

provision of electric vehicle charging points at £480 per point.  Further details are 

contained in the QS report at Appendix 10. 

 

  

Type of Play Provision Scheme Size  Total Cost 

Local Area Play (LAP) 50-99 dwellings £35,000 

Local Equipped Play (LEAP) 100-499 dwellings £80,000 

Neighbourhood Equipped Play 

(NEAP) 

500+ dwellings £140,000 
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Sales and Marketing  

 

6.3.38 Disposal costs, including sales and marketing expenses, have been assumed at a 

rate of 3.5% of the Gross Development Value of the market housing.  This is in line 

with typical development industry rates for housing development.  We have 

included an allowance of £650 per unit for the costs associated with the transfer of 

the affordable homes to a registered provider. 

 

Finance 

 

6.3.39 For all of the residential viability testing we have assumed a finance rate of 6.5% 

inclusive of arrangement and monitoring fees.  This is towards the higher end of 

the range of interest rates currently available in the market for residential 

developments of the type contained in our viability assessments.  It is therefore 

considered robust for the purpose of this high level assessment.  

 

Developers Profit  

 

6.3.40 Paragraph:018 Reference ID: 10-018-20190509 of the PPG deals with how a return 

to developers (developer’s profit) should be defined for the purpose of viability 

assessment.  In particular it notes that potential risk is accounted for in the 

assumed return for developers at the plan making stage and it is the role of 

developers, not plan makers or decision makers, to mitigate these risks. 

 

6.3.41 The PPG goes on to say that for the purpose of plan making an assumption of 15-

20% of gross development value (GDV) may be considered a suitable return to 

developers in order to establish the viability of plan policies.  In addition it suggests 

that a lower figure may be more appropriate in consideration of delivery of 

affordable housing in circumstances where this guarantees an end sale at a known 

value and reduces risk. 

 

6.3.42 In assessing the appropriate level of developer’s profit, we have had regard to both 

the size and form of the proposed development and the likely risk associated with 

the development as a result.  The level of profit requirement will principally reflect 

the risk of constructing a particular development site and as a result a developer 

will typically require different levels of profit as reward for risk across different sites. 
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6.3.43 Many factors will govern risk in relation to a development site; these include 

location, the local property market, the size and scale of the development, potential 

contamination and other abnormal costs and the type of accommodation being 

provided. Other considerations affecting risk could include the planning status of 

the site, and specifically whether a planning consent is in place for the proposed 

scheme. 

 

6.3.44 In terms of residential development, a smaller residential development would be 

considered less risky than a large scale strategic residential development site.  On 

a larger site it may take many years for the developer to build out and complete 

the sale of all of the houses.  There could be significant changes (for better or 

worse) in the property market during the lifetime of the development. Therefore, 

the risk associated with having capital tied up in the development is carried for 

many years.  As a result, a developer would require a higher profit return than on 

the smaller development site. 

 

6.3.45 The industry standard measure of profit return is typically based on a percentage 

of either Gross Development Value (GDV) or cost.  In certain instances developers 

may use an internal rate of return as an additional check measure.  In our 

experience profit based on GDV is more commonly used for residential 

developments although not exclusively, whilst a return based on cost is more 

typical for commercial development. 

 

6.3.46 From our development market experience, and as also noted in the PPG, residential 

developments would tend to command a profit return of 15-20% GDV, inclusive of 

a developer’s overhead. 

 

6.3.47 Looking at planning decisions, Planning Inspectors in certain instances have made 

reference in decisions to the level of profit adopted and what is typical, including 

the following examples: 

 

Flambard Way, Godalming2  (a mixed development of 225 flats and commercial 

accommodation): the Inspector refers to an industry norm of 15-20% profit and 

although not explicitly stated this seems to be based on cost. 

 

                                                      
2 Planning Inspectorate Decision in relation to ’Waverley Borough Council appeal by Flambard Development 

Limited’ APP/R3650/A/08/2063055 (Planning Inspectorate 2008) 
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Flemingate, Beverly 3 (a mixed use development): Here the Inspector accepted 

15% of cost. 

 

Clay Farm4  (2,300 dwellings and retail, health centre, education): Here the Local 

Planning Authority suggested a profit return based on 20% of cost or 16% of GDV. 

16% GDV was considered by the Council to be consistent with the profit based on 

GDV in the HCA document detailed above.  The Inspector appears to accept the 

LPA’s approach albeit the key point at issue related to whether the scheme should 

be assessed on a residual land value basis, or based on the actual historic purchase 

price. 

 

Former Royal Hotel, Newbury5  (35 sheltered apartments):  The Inspector here 

decided that the profit range of 17.5%-20% of GDV detailed in the HCA EAT user 

manual was the correct level of profit for this development. 

 

Shinfield, Reading6  (residential development comprising 126 dwellings and a sports 

pavilion): The Inspector determined that a figure of 20% profit on GDV was 

appropriate for this development based on the evidence that was presented to him.  

 

Land adjacent to Policemans Lane, Poole, Dorset 7 (a development comprising 70 

dwellings).  The Inspector in reaching a decision regarding the viability of the 

development adopted a blended profit across the market and affordable units of 

16.53% of GDV.  This reflected 20% of GDV for the market units and 8% of cost 

for the affordable dwellings.  

 

  

                                                      
3 Planning Inspectorate Decision in relation to Application by CP Group, Wykeland Group and Quintain Estates & 

Development PLC, LPA: East Riding of Yorkshire’ APP/E2001/V/08/1203215 (Planning Inspectorate 2008) 

4 Planning Inspectorate Decision in relation to ‘Applications by Countryside Properties PLC & Countryside 

Properties (UK) Ltd to Cambridge City Council’  APP/Q0505/A/09/2103599 and APP/ Q0505/A/09/2103592  

(Planning Inspectorate, 2009) 

5 Planning Inspectorate Decision in relation to ‘Former Royal Hotel, Newbury, Gillingham, Dorset SP8 4QJ’ 

APP/N1215/A/09/2117195 

6 Planning Inspectorate Decision in relation to ‘Land at the Manor, Shinfield, Reading RG2 9BX and bordered by 

Brookers Hill to the North, Hollow Lane to the east and Church Lane to the west’ APP/X0360/A/12/2179141 

(Planning Inspectorate 2013) 

7 Planning Inspectorate Decision in relation to ‘Land adjacent to Policemans Lane and the A35, Upton, Poole, 

Dorset BH16 5NE.’ APP/B1225/W/15/3049345 (20 November 2015) 
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Lowfield Road, Bolton upon Dearne, Barnsley8  (a development comprising 97 

houses).  Based on the evidence before him the Inspector concluded that the 

development could reasonably operate at a profit margin of 17.5% GDV for the 

market dwellings. 

 

6.3.48 As the above demonstrates, the profit return requirement is not at a fixed level and 

will vary from site to site, depending upon the risk profile, which is driven by many 

factors. 

 

6.3.49 On the basis of the above and having regard to the nature of the site typologies, 

then for the baseline testing a profit of 15% of GDV was applied for the smaller 

housing schemes of 10 or less dwellings.  For all other sites a developer’s profit of 

18% of GDV was adopted for the market housing.   

 

6.3.50 A consultation response was received that suggested the profit for the larger sites 

should be a minimum of 20% of GDV.  This is at the very highest end of the range 

identified by the PPG.  In our experience it is only those sites with the very highest 

risk profile that are assessed against this level of return.  This may include those 

sites that have significant constraints such as heavily contaminated brownfield 

sites.  In undertaking an FVA such as this it is expected that the number of sites 

that would fall into this category would be limited.  It would therefore be wrong to 

assess the viability of all sites against what is in effect a very worst case scenario 

that could be relevant to very few sites in BwD.   

 

6.3.51 It is acknowledged that in the past we have prepared area wide viability 

assessments against this 20% target however there is now very clear guidance in 

the PPG about the range of profit return that is appropriate at 15%-20% of GDV.  

In the context of this guidance we do not consider it would be appropriate to test 

all sites against a profit set at the highest end of this range.  A profit at 18% of 

GDV is considered proportionate and more appropriate in the circumstances.  In 

addition for the smaller sites the risk profile is lower.  The type of local builder likely 

to take forward the development of such sites may in many cases seek a relatively 

modest return sufficient to cover overheads and recover a small profit.  Again in 

circumstances such as this it is considered that a profit of 15% of GDV is 

appropriate and is within the range suggested in the PPG. 

  

                                                      
8   Planning Inspectorate Decision in relation to ‘Land off Lowfield Road, Bolton upon Dearne, Barnsley S63 2TF’.  

APP/R4408/W/17/3170851 (23 October 2017) 
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6.3.52 We have therefore retained the profit assumptions from the baseline testing at 18% 

of GDV for the market housing and 15% of GDV for the 5 and 10 dwelling schemes.  

To assist the Council in making decisions regarding plan viability we have also 

undertaken sensitivity testing based on developer profits of 17.5% and 20% of 

GDV respectively for the smaller and larger sites. 

 

6.3.53 For the affordable housing reflecting the lower risk noted in the PPG we have 

adopted a profit at 6% of GDV. 

 

6.3.54 Table 6.7 contains a summary of the appraisal inputs and assumptions used in the 

viability testing of the residential typologies. 
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Item Assumption 

GDV 

Primary/Secondary 
£2,476 - £2,260 per sq.m 

(£230 - £210 per sq.ft) 

Tertiary 
£2,314 - £1,991 per sq.m 

(£215 - £185 per sq.ft) 

Affordable Values (% MV) 

Affordable Rent – 45% 

Shared Ownership – 70%  

First Homes – 70% 

Benchmark Lane Value (net hectare) 

Primary/Secondary 
Brownfield - £494,000 (£200,000 /net acre) 

Greenfield - £494,000 (£200,000 / net acre) 

Tertiary Brownfield - £296,400 (£120,000 /net acre) 

Other Assumptions 

Sales Rate  

3 per month 

4 per month – 500 and 750 dwellings 

5 per month – 1,500 dwellings 

Sales and marketing costs  

(market housing) 
3.5% of GDV 

Affordable Housing Transfer Fee £650 per dwelling 

Finance Rate (inc all fees) 6.5% 

Stamp Duty Based on HMRC rates  

Agents fee on acquisition 1% 

Legal fee on acquisition 0.8% 

Developers Profit (% GDV) 

Market (10 or less) 

Market (more than 10) 

Affordable Housing 

15% (Sensitivity 17.5%) 

18% (Sensitivity 20%) 

6% GDV 

Construction Costs  

Base Construction Costs See QS report at Appendix 10 

Part L (per dwelling) 

Detached - £6,580 

Semi - £4,894 

Terrace - £4,783 

Professional Fees 8% to 6.5%  

Contingency 5% 

Overall Construction Cost inc Part 

L, POS, fees and contingency 

Summary in table 6.5 

Range is £1,323.32 to £1,583.65 per sq.m 

Abnormal Costs  

(per net developable acre) 

Greenfield - £150,000 

Brownfield - £200,000 

Electric Vehicle Charging Point  

(per dwelling) 
£482  

Accessibility Standards  

(per dwelling) 

M4(2) - £1,400 

M4 (3a) - £6,100 
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Table 6.7:  Residential Typologies Appraisal Inputs and Assumptions 

 

6.4 Commercial Appraisal Assumptions  

 

Programme 

 

6.4.1 The development programme for commercial sites will vary depending on the 

specific characteristics of each scheme.  Table 6.8 contains details of the 

development programmes that have been assumed for each generic typology.  

 

Use Gross Internal 

Area (sq.m) 

Gross Internal 

Area (sq.ft) 

Programme  

(months) 

Offices  464   5,000  8 

Offices 1,857   20,000  14 

Industrial  464  5,000 6 

Industrial  1,857   20,000  10 

Industrial  4,643   50,000  12 

Industrial  9,287   100,000  15 

Industrial  32,504   350,000  18 

Retail (comparison) 929   10,000  10 

Retail (comparison) 2,786   30,000 12 

Retail (convenience)  279   3,000  7 

Retail (convenience)   929   10,000  10 

Retail (convenience)   2,786   30,000  12 

Retail (convenience)   4,643  50,000  14 

Food and Drink 557  6,000  12 

Hotel 75 beds 15 

 Table 6.8: Development Programmes – Commercial  

 

  

Item Assumption 

Other Policy Costs 

Biodiversity Net Gain £49,060 per ha 

S106/S278 Contribution  

(per dwelling) 
£2,000 

Playing Pitch Contribution  

(per dwelling) 
£30 
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Sales Values 

 

6.4.2 Having regard to the comparable evidence contained in the market commentary at 

Section 5, table 6.9 contains details of the sales values that have been adopted for 

the commercial uses forming the hypothetical development scenarios.   

 

Use 
Rent 

(per sq.m) 

Rent 

(per sq.ft) 
Yield 

Office  £161 £15 7.5% 

Industrial £65-£81 £6.00-£7.50 6.5-7% 

Retail (comparison) £161 £15  8.5% 

Retail (convenience) £194-£215 £18-20 7% 

Food and Drink £215 £20 8% 

Hotel £90,000 per room 

Table 6.9: Rents and Yields for Commercial Generic Testing 

 

6.4.3 As a result of the improving market for B2/B8 we have adopted a lower yield of 

6.5% for the larger typologies from that previously consulted on at 7%.  Conversely 

for comparison retail we have reduced the rent assumption down from £188 per 

sq.m (£17.50 per sq.ft) to £161 per sq.m (£15 per sq.ft) and have increased the 

yield from 8 to 8.5%. 

 

6.4.4 The appraisals are also inclusive of the following average rent free allowances: 

 Offices – Average 12 months 

 Industrial – Average 6 months 

 Retail/food and drink - Average 12 months, save for smaller forms of retail 

at 6 months. 

 

Construction Costs 

 

6.4.5 The construction costs that have been adopted in the viability appraisals have been 

prepared by our Quantity Surveyor and their methodology is included in their report 

at Appendix 10.  These costs are calculated on a cost per sq.m basis, and are 

inclusive of substructures, super structures, all external works, incoming services 

and drainage, preliminaries, fees and a contingency.  The costs are also inclusive 

of BREEAM requirements. 
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Sales and Marketing 

 

6.4.6 We have assumed marketing and disposal fees on lettings of the units based on 

20% of rental value.  Sales disposal fees have been included at a rate of 1.5% (1% 

agent’s fees and 0.5% legal fees). Such fees are considered reasonable at the 

present time and comprise the standard market charges.  Stamp Duty Land Tax 

has been included as appropriate at current HMRC rates as detailed in table 6.4. 

 

Finance 

 

6.4.7 An interest rate of 6% has been applied across all commercial development, which 

is inclusive of arrangement and monitoring fees. This reflects the profile of 

commercial developers and the characteristics of the development.  An interest 

rate at this level is consistent with our recent experience in reviewing commercial 

development appraisals for the purposes of grant awards and valuation. 

 

Developers Profit  

 

6.4.8 In assessing the appropriate level of developer’s profit, we have had regard to both 

the size and form of the proposed development and the likely risk associated with 

the development as a result.  The level of profit requirement will principally reflect 

the risk associated with a particular development site and as a result a developer 

will typically require different levels of profit as reward for risk across different sites. 

 

6.4.9 In the context of most forms of commercial development, the developer will 

typically seek a profit requirement of approximately 15% on cost for speculative 

development. The figure is widely used, and has been applied to all forms of 

commercial development that we have tested. 

 

6.4.10 A much lower profit return would in our experience be appropriate to developments 

were there is a pre-let or pre-sale in place.  This reduces the risk to the developer 

and as a result an appropriate profit is typically around 6% of cost. 

 

Benchmark Lane Value 

 

6.4.11 Details of the BLVs adopted are outlined in para 6.2.66.  These are the BLVS 

previously consulted on.  No responses were received suggesting any changes to 

these assumptions.  For the purpose of this FVA we have however reduced the BLV 

for office uses to £247,000 per hectare (£100,000 per acre), reflecting the limited 

demand and values for such uses at the present time. 
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Summary Assumptions Table 

 

6.4.12 Table 6.10 contains a summary of the appraisal inputs used for the viability testing 

of commercial uses. 

 

 

Table 6.10: Commercial Testing Assumptions 

 

Junction 5, M65 

 

6.4.13 The assumptions made in the viability assessment for the Junction 5 employment 

allocation are largely based on the assumptions contained in table 6.10.  The 

employment development on the site will comprise new buildings in a variety of 

sizes and we would expect higher rents to be paid for the smaller units.  

 

Use Rent 

(per sq.m) 

Rent 

(per sq.ft) 

Rent Free 

(months) 

Yield 

Rents and Yields 

Office  £161 £15 12 7.5% 

Industrial £65-81 £6.00-£7.50 6 6.5-7% 

Retail (comparison) £161 £15 12 8.5% 

Retail (convenience) £194-£215 £18-£20 6-12 7% 

Food and Drink £215 £20 12 8% 

Hotel £90,000 per room 

Benchmark Land Values 

Use 
Brownfield Greenfield 

per ha per acre per ha per acre 

Office  £247,000 £100,000 £247,000 £100,000 

Industrial £247,000 £100,000 £247,000 £100,000 

Retail (comparison) £741,000 £300,000 £741,000 £300,000 

Retail (convenience) £988,000 £400,000 £988,000 £400,000 

Food and Drink £741,000 £300,000 £741,000 £300,000 

Hotel £741,000 £300,000 £741,000 £300,000 

Other Costs 

Construction Costs Refer to QS construction cost assessment 

Letting Agents Fees  

(inc marketing) 
15% 

Letting Legal Fees 5% 

Sales Agent Fees 1% 

Sales Legal Fees 0.5% 

Finance Rate 6% 

Developers Profit 15% Cost 
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6.4.14 This is a high level assessment based on a hypothetical development scheme.  We 

have therefore adopted an average approach in assessing the likely values. For the 

B2/B8 accommodation have assumed an overall average rent of £70 per sq.m 

(£6.50 per sq.ft) together with an average rent free period of 6 months and a yield 

at 6.5%.  It is assumed that an element of the new development will comprise 

higher value trade counters and these have been included at a rent of £108 per 

sq.m (£10 per sq.ft). 

 

6.4.15 Based on our experience in undertaking valuations for grant appraisals and also 

reviewing planning viability assessments we have assumed serviced land sales for 

the higher value uses will be on the basis of an average figure of £1,235,000 per 

hectare (£500,000 per acre).   

 

6.4.16 We have adopted a benchmark land value of £123,500 per hectare (£50,000 per 

acre) based on the net developable area.  The lower figure assumes a more limited 

landowner premium reflecting the size of the site and the extent of servicing and 

infrastructure requirements to deliver development. 

 

6.4.17 It is assumed that approximately 10,000 sq.m (108,000 sq.ft) of new floorspace 

will be delivered annually.   

 

6.4.18 Based on the available information at the present time a construction cost 

assessment has been prepared for the allocation and is contained at Appendix H 

of the Quantity Surveyor Report.  In addition we understand that substantive S278 

works will be required with an estimated budget of £4,097,878.  This cost has also 

been included in our assessment and it is assumed will be incurred during the first 

24 months of the development programme. 
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7.0 VIABILITY RESULTS AND POLICY IMPACTS  

 

This section sets out the results and findings from the viability assessments for the 

generic typologies, both residential and commercial, and also the allocations that 

have been tested. 

 

7.1 Format of Results 

 

Housing Typologies 

 

7.1.1 In presenting the results we have firstly considered the viability of the primary and 

secondary housing typologies.  The first suite of results tables therefore deal with 

the viability testing of these generic typologies for both greenfield and brownfield 

sites.  We have then presented the results tables for the tertiary typologies which 

are based on brownfield sites only.  In all cases the results are presented based on 

a high, typical and low value position. 

 

7.1.2 In relation to these typologies the relevant results tables are as follows: 

 

 Tables 7.1a-c Primary (greenfield) 

 Tables 7.2a-c Primary (brownfield) 

 Tables 7.3a-c Secondary (greenfield) 

 Tables 7.4a-c Secondary (brownfield) 

 Tables 7.5a-c Tertiary 

 

7.1.3 The next set of tables address the impact of policies and requirements on viability.  

We have prepared these tables based on the results of the testing to show the 

impact on viability of several of the Local Plan polices and standards individually.  

The results here show the impact on viability of the particular requirement in the 

form of the per sq.m reduction to the ‘surplus’.  This allows the viability impact to 

be considered in relation to these requirements both singularly and cumulatively 

and allows the Council to consider the monetary impact of these requirements in 

formulating any potential policy hierarchy.  In particular we have considered the 

impact on viability of the following policies and standards. 

 

a. Biodiversity Net Gain 

b. Electric Vehicle Charging Points 

c. S106/S278 contributions at £2,000 per dwelling 

d. Accessibility Standards 

e. Affordable Housing at 10% and 20% thresholds 
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7.1.4 The respective policy impact tables are as follows: 

 

 Tables 7.6a-b Primary  

 Tables 7.7a-b Secondary 

 Tables 7.8a-b Tertiary 

 

7.1.5 We have then prepared sensitivity testing of the results.  This testing considers the 

impact on viability of changes to various appraisal assumptions (benchmark land 

value, profit and construction costs) and is based on the suite of results for average 

values.   

 

7.1.6 Given the limited viability identified in the modelling of the low value areas, we 

have prepared additional sensitivity testing to understand the extent to which 

changes in the appraisal assumptions lead to viable results in these locations.  The 

tables dealing with the results of the sensitivity testing are as follows: 

 

 Tables 7.9a-b  Primary - typical values 

 Tables 7.10a-b  Secondary - typical values 

 Table 7.11a   Tertiary – typical values 

 Tables 7.12a-b  Primary – low values 

 Tables 7.13a-b  Secondary – low values 

 Table 7.14a   Tertiary – low values 

 

7.1.7 The results for the viability testing of the North East Blackburn allocation are 

contained in tables 7.15 and 7.16. 

 

Commercial Typologies 

 

7.1.8 The results for the viability testing of the generic commercial typologies are 

contained in table 7.17. 

 

7.1.9 The results for the viability testing of the proposed Junction 5 M65 employment 

allocation are contained in table 7.18. 
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7.2 Residential Results 

 

7.2.1 In each case the results tables (7.1-7.5) are presented to show the scheme 

reference, the number of dwellings and the average dwelling size for the scheme.  

The ‘surplus’ is the difference between the residual land value and the BLV, 

adjusted for acquisition costs and presented as a rate per sq.m of the total floor 

space of the particular typology.  In simple terms it is the residual sum, expressed 

as a rate per sq.m that is left once the gross costs (inclusive of developers profit 

and benchmark land value) are deducted from gross revenues.   

 

7.2.2 With reference to the surplus (per sq.m) columns there are four headings – base, 

all policies (ex AH), 10% AH and 20% AH.  The results have been laid out in this 

way to enable an iterative understanding of the impact of plan policies and assist 

in informing a hierarchy of policies if required. 

 

7.2.3 At the “base” position the viability of development has been tested having regard 

to the base construction cost position (inclusive of abnormal costs) and with 

provision for the costs of the following matters: 

 

 Provision of onsite open space and play equipment;  

 Sustainable Drainage Systems; 

 Optional National Housing Standard for water consumption;  

 Nationally Described Space Standards; 

 Contribution to playing pitch provision at £30 per dwelling and; 

 New Building Regulation Part L requirements ranging from £4,783 per 

dwelling for a terraced house to £6,580 per dwelling for a detached house.   

 

7.2.4 Viability is then tested with the addition of costs for other plan policies and national 

standards to the base position.  The results in the columns headed “All Policies (ex 

AH)” include additional costs for the following items: 

 

 Biodiversity Net Gain at a cost of £49,060 per hectare; 

 Electric Vehicle Charging Points at a cost of £480 per point; 

 A S106/S278 contribution at £2,000 per dwelling, and; 

 Requirements to achieve M4(2) and M4(3a) to 20% and 5% of respectively 

of new homes on developments of 10 or more dwellings.  The cost included 

is £1,400 per house for M4(2) and £6,100 per house for M4(3a). 
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7.2.5 The requirement to deliver 20% onsite affordable provision is then added to the 

financial appraisals.  The column headed 20% AH contains the results of the testing 

on this basis.  This is the fully compliant Local Plan policy position.  Testing has also 

been undertaken with 10% onsite affordable housing provision and the results 

column is titled accordingly.   

 

7.2.6 For ease of reference and presentation the results based on the full policy 

requirements at 20% affordable housing provision have been coloured to 

demonstrate development viability.  Viable results with a surplus are shaded green.  

Results that are marginal i.e. where the level of deficit is less than 2.5% of GDV 

are shaded amber.  Those results that are not viable are shaded red.  For these 

developments to proceed either the land owner or the developer will need to be 

more flexible in relation to their required returns or alternatively the Local Planning 

Authority may need to consider a relaxation of planning policy requirements.   

 

7.2.7 For completeness we have also coded the results at 10% affordable housing on the 

same basis. 

 

7.2.8 The development surplus per sq.m has in all cases been rounded to the nearest £ 

per sq.m.   

 

7.2.9 Once all polices are taken into consideration any surplus that is identified could be 

used to support further planning contributions such as education should this be 

required on certain sites, or CIL.  To assist the Council in understanding the 

quantum of this surplus, the amount per sq.m has been converted into an amount 

per dwelling and this is contained in the column titled “20% AH (surplus/unit)”. 

 

7.2.10 The viability testing based on the full plan policies is already inclusive of a S106/278 

contribution of £2,000 per dwelling.  The final two columns in this suite of tables 

headed “Total available S106/unit” represent the sum of the surplus per dwelling 

and the amount of £2,000 per dwelling already included in the viability testing.  

This is to identify the overall total S106/S278 contribution per dwelling that each 

typology is able to support.  In all cases this sum has been calculated at both the 

full policy position (“20% AH”) and also with 10% affordable housing provision 

(“10% AH”). 
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Residential Results  

 

Primary Sites (Greenfield) – 30 DPH 

Table 7.1a: High Value 

VALUE  £2,476 (£230 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 25 102 £210 £162 £114 £68  £6,905  £13,592 £8,905 

2 50 102 £190 £142 £96 £37  £3,766  £11,741 £5,766 

3 75 102 £192 £145 £93 £46  £4,635  £11,420 £6,635 

4 100 102 £230 £184 £136 £85  £8,648  £15,839 £10,648 

5 150 102 £223 £179 £133 £83  £8,471  £15,509 £10,471 

6 250 102 £235 £194 £149 £103  £10,509  £17,170 £12,509 

7 500 102 £288 £241 £191 £140  £14,221  £21,381 £16,221 

8 750 102 £290 £244 £193 £143  £14,510  £21,673 £16,510 

9 1500 102 £272 £231 £184 £136  £13,864  £20,716 £15,864 
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Table 7.1b: Typical Value 

 

VALUE  £2,368 (£220 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 25 102 £130 £82 £36 -£8  £0  £5,662 £1,176 

2 50 102 £111 £63 £19 -£37  £0  £3,948 £0 

3 75 102 £115 £67 £17 -£28  £0  £3,756 £0 

4 100 102 £154 £108 £62 £13  £1,308  £8,278 £3,308 

5 150 102 £149 £104 £61 £13  £1,348  £8,178 £3,348 

6 250 102 £166 £124 £81 £37  £3,797  £10,270 £5,797 

7 500 102 £210 £162 £114 £65  £6,635  £13,581 £8,635 

8 750 102 £213 £166 £117 £68  £6,960  £13,922 £8,960 

9 1500 102 £202 £160 £114 £67  £6,802  £13,558 £8,802 

 

Table 7.1c: Low Value 

VALUE  £2,260 (£210 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 25 102 £50 £1 -£42 -£85  £0  £0 £0 

2 50 102 £32 -£15 -£58 -£111  £0  £0 £0 

3 75 102 £37 -£10 -£58 -£101  £0  £0 £0 

4 100 102 £78 £31 -£13 -£59  £0  £705 £0 

5 150 102 £75 £30 -£12 -£57  £0  £822 £0 

6 250 102 £96 £54 £13 -£29  £0  £3,327 £0 

7 500 102 £131 £83 £37 -£10  £0  £5,752 £1,019 

8 750 102 £134 £87 £40 -£7  £0  £6,085 £1,324 

9 1500 102 £130 £85 £40 -£5  £0  £6,082 £1,449 
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Primary Sites (Brownfield) – 30 DPH 

Table 7.2a: High Value 

 

VALUE  £2,476 (£230 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 25 102 £171 £123 £75 £29  £2,942  £9,629 £4,942 

2 50 102 £151 £104 £58 -£1  £0  £7,857 £1,881 

3 75 102 £155 £107 £55 £8  £814  £7,599 £2,814 

4 100 102 £193 £147 £99 £48  £4,888  £12,079 £6,888 

5 150 102 £188 £143 £97 £48  £4,834  £11,875 £6,834 

6 250 102 £202 £160 £116 £70  £7,099  £13,767 £9,099 

 

Table 7.2b: Typical Value 

 

VALUE  £2,368 (£220 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 25 102 £91 £43 -£3 -£47  £0  £1,699 £0 

2 50 102 £73 £25 -£19 -£75  £0  £57 £0 

3 75 102 £77 £30 -£20 -£65  £0  £0 £0 

4 100 102 £117 £71 £25 -£24  £0  £4,513 £0 

5 150 102 £114 £69 £25 -£23  £0  £4,531 £0 

6 250 102 £132 £90 £48 £4  £360  £6,844 £2,360 
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Table 7.2c: Low Value 

 

VALUE  £2,260 (£210 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 25 102 £11 -£38 -£81 -£125  £0  £0 £0 

2 50 102 -£6 -£54 -£96 -£151  £0  £0 £0 

3 75 102 -£1 -£48 -£96 -£139  £0  £0 £0 

4 100 102 £41 -£6 -£50 -£97  £0  £0 £0 

5 150 102 £39 -£6 -£48 -£93  £0  £0 £0 

6 250 102 £62 £20 -£21 -£63  £0  £0 £0 

 

Secondary Sites (Greenfield) – 35 DPH 

Table 7.3a: High Value 

 

VALUE  £2,476 (£230 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 5 93 £141 £93    £8,604  £10,604 £10,604 

2 15 89 £144 £90 £33 £10  £912  £4,914 £2,912 

3 25 90 £211 £159 £114 £71  £6,410  £12,278 £8,410 

4 50 89 £186 £135 £93 £31  £2,764  £10,294 £4,764 

5 75 89 £187 £136 £87 £38  £3,417  £9,745 £5,417 

6 150 89 £220 £172 £127 £77  £6,886  £13,355 £8,886 
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Table 7.3b: Typical Value 

 

VALUE  £2,368 (£220 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 5 93 £52 £3    £318  £2,318 £2,318 

2 15 89 £63 £8 -£48 -£70  £0  £0 £0 

3 25 90 £131 £79 £36 -£5  £0  £5,217 £1,515 

4 50 89 £107 £56 £16 -£43  £0  £3,440 £0 

5 75 89 £109 £59 £11 -£35  £0  £2,993 £0 

6 150 89 £146 £98 £55 £7  £613  £6,896 £2,613 

 

Table 7.3c: Low Value 

 

VALUE  £2,260 (£210 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 5 93 -£37 -£86    £0  £0 £0 

2 15 89 -£20 -£77 -£131 -£152  £0  £0 £0 

3 25 90 £51 -£1 -£43 -£83  £0  £0 £0 

4 50 89 £29 -£23 -£61 -£118  £0  £0 £0 

5 75 89 £32 -£19 -£64 -£109  £0  £0 £0 

6 150 89 £72 £24 -£18 -£64  £0 
 

£414 £0 
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Secondary Sites (Brownfield) – 35 DPH 

Table 7.4a: High Value 

 

VALUE  £2,476 (£230 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 5 93 £102 £53    £4,961  £6,961 £6,961 

2 15 89 £105 £51 -£7 -£30  £0  £1,366 £0 

3 25 90 £173 £122 £76 £33  £3,013  £8,881 £5,013 

4 50 89 £149 £98 £56 -£6  £0  £6,964 £1,434 

5 75 89 £150 £100 £50 £2  £141  £6,470 £2,141 

6 150 89 £185 £138 £92 £42  £3,767  £10,239 £5,767 

 

Table 7.4b: Typical Value 

 

VALUE  £2,368 (£220 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 5 93 £13 -£36    £0  £0 £0 

2 15 89 £24 -£32 -£89 -£111  £0  £0 £0 

3 25 90 £93 £42 -£2 -£43  £0  £1,821 £0 

4 50 89 £70 £19 -£21 -£81  £0  £104 £0 

5 75 89 £73 £22 -£26 -£72  £0  £0 £0 

6 150 89 £111 £63 £20 -£28  £0  £3,768 £0 

 

  



7.0 VIABILITY RESULTS AND POLICY IMPACTS 

 

Page | 124 

 

Table 7.4c: Low Value 

 

VALUE  £2,260 (£210 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 5 93 -£77 -£125    £0  £0 £0 

2 15 89 -£60 -£118 -£172 -£194  £0  £0 £0 

3 25 90 £13 -£38 -£81 -£122  £0  £0 £0 

4 50 89 -£9 -£60 -£98 -£157  £0  £0 £0 

5 75 89 -£5 -£56 -£101 -£146  £0  £0 £0 

6 150 89 £37 -£11 -£53 -£99  £0  £0 £0 
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7.3 Results 

Primary Typologies 

Greenfield sites (tables 7.1a-c) 

7.3.1 The results for the higher value locations show that based on a policy compliant 

position, development is viable and able to support full local plan policies including 

20% affordable housing and a section S106 contribution of £2,000 per dwelling.  

The surplus that remains once all local plan policy obligations are taken into 

consideration would be able to support any additional S106 contributions for other 

requirements for example education should they be necessary.  The range of 

surplus is £3,766 to £14,510 per dwelling. 

 

7.3.2 In the average value areas at the policy compliant position, the majority of sites 

are viable and able to support additional S106 contributions over and above the 

sum of £2,000 per dwelling already built into the testing.  There are 3 results for 

the smaller typologies that show a more marginal viability position, with a deficit 

that is equivalent to less than 2.5% of GDV.  For these sites there may need to be 

a limited adjustment in policy requirements to achieve the target viability position.  

Based on 10% affordable housing the three schemes are viable, and in addition, 

they are able to support a total S106 contribution of between £3,756 and £5,662 

per dwelling. 

 

7.3.3 The results for the primary typologies tested at a low value show a more limited 

viability position.  Given the character and location of these typologies it is 

anticipated that few sites would be delivered at these low levels of value.  If sites 

do come forward at lower values, then we would expect the specification of the 

development may be reduced and this would potentially be the reason for the lower 

values achieved.  This is a factor noted earlier in the market commentary.   

 

7.3.4 The results show that if other appraisal inputs for example construction costs 

remain the same then development at these low values is less viable.  In more 

detail the results show that the typologies up to 150 dwellings are generally 

unviable at 20% affordable housing.  For typologies over 150 dwellings the results 

are generally marginal.  With some adjustment in the other planning contributions 

these typologies could support 20% affordable housing.  For example the results 

for schemes 7 and 9 show that if the total S106 contribution was reduced to £1,019 

and £1,449 per dwelling respectively then these typologies could support 20% 

affordable housing. 
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7.3.5 The results inclusive of 10% affordable housing show that schemes 6-9 are viable. 

For schemes 4 and 5 the results are more marginal and with a reduction in the 

amount of S106 contrition (to £705 and £822 per dwelling respectively) they would 

be able to support 10% affordable housing.  For the typologies of 75 dwellings or 

less there would need to be greater flexibility in relation to the application of the 

wider plan policies to be able to support 10% affordable housing. 

 

Brownfield Sites (tables 7.2a-c) 

 

7.3.6 The results for these brownfield typologies show a lower level of viability in 

comparison with the greenfield sites.  This is due to the additional abnormal 

development costs included in the cost assessments.  In the higher value areas the 

results show that all schemes are viable at the policy compliant position.  In 

addition there is a further surplus available to fund any other S106 contributions 

that might arise, for example education.  One result was marginal with a small 

deficit equivalent to £1.  This is not material and with a minor adjustment to the 

S106 contribution contained in the testing, this typology would be brought back in 

line with the target position. 

 

7.3.7 The brownfield results based on average values show that there may need to be 

some flexibility in the application of plan policies. Based on the policy compliant 

position with 20% affordable housing, there is one viable result, three marginal 

results where the deficit is less than 2.5% of GDV and also two unviable results.  If 

the affordable housing requirement is reduced to 10% then three schemes are 

viable and able to support a S106 contribution of at least £4,513 per dwelling.  The 

results for the other three schemes are marginal and show that an adjustment may 

be required to the S106 contribution of £2,000 per dwelling included in the testing 

to achieve a viable position. 

 

7.3.8 The viability testing of these brownfield typologies at low values shows that viability 

is limited.  If all other assumptions remain the same it may be difficult to achieve 

all plan policy requirements.  As noted previously it is not expected that many 

developments will occur in these locations at this low level of value.  Those that do 

come forward are likely to be constructed to a lower specification than has been 

assumed in the build costs that have been adopted. 

 

  



7.0 VIABILITY RESULTS AND POLICY IMPACTS 

 

Page | 127 

 

Secondary Typologies 

 

Greenfield Sites (tables 7.3a-c) 

 

7.3.9 The secondary sites are generally smaller in scale than those considered under the 

primary typologies.  They are expected to be infill developments rather than edge 

of settlement. The typologies tested therefore reflect the smaller scale of 

development and have been tested at a higher density of 35 dwellings per hectare.  

The results of the viability testing for these secondary sites are broadly similar to 

those for the smaller sites tested under the primary typology.   

 

7.3.10 The Local Plan policy requires affordable housing provision on sites of 10 dwellings 

or more.  Therefore the 5 dwelling typology tested as scheme 1 is not subject to 

any affordable housing requirement. 

 

7.3.11 The results for the high value locations show that all typologies tested are viable at 

the policy compliant position including 20% affordable housing.  In addition once 

all requirements are taken into consideration there is a surplus of £912 up to 

£8,604 per dwelling available to fund any additional planning contributions. 

 

7.3.12 Based on the average values, then as noted earlier in the results for the comparable 

primary sites (25-75 dwellings), the results become more marginal.  Inclusive of 

20% affordable housing there is one viable result, one unviable result and three 

marginal results with a deficit equivalent to less than 2.5% of GDV.  To achieve 

viability for these three typologies then some adjustment of the planning 

contributions may be required.  For example with reference to the results for 

scheme 3, then a reduction in the total S106 contribution from £2,000 to £1,515 

per dwelling would bring the scheme back to the target position and able to support 

20% affordable housing.   

 

7.3.13 The results also demonstrate that in relation to the unviable 15 dwelling scheme, 

it may be difficult to support substantive affordable housing.  In all cases, save for 

this 15 dwelling scheme these typologies are viable with 10% affordable housing 

and all other plan policies.  In addition, based on 10% affordable housing the 

typologies could support S106 contributions ranging from £2,993 to £6,896 per 

dwelling.  This could of course be used to fund further affordable housing or 

alternatively other planning contributions. 
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Brownfield Sites (tables 7.4a-c) 

 

7.3.14 The results for the brownfield sites are again very similar to those for the 

comparable schemes tested based on the primary mix.  At high values, the results 

at 20% affordable housing are generally viable and able to support all plan policy 

obligations.  There is one marginal result for the 50 dwelling typology where a small 

adjustment to the S106 contribution would be required to make this typology 

viable.  The result for the 15 dwelling scheme shows that for these smaller 

developments it may be difficult to support substantive affordable housing 

requirements. 

 

7.3.15 Based on the average value position, then as with the comparable results from the 

primary mix, it may be difficult to achieve full plan policy requirements on these 

brownfield sites.  At 20% affordable housing there is a mix of unviable and marginal 

results.  At 10% affordable housing, there is one viable result and the rest are 

marginal save for the 15 dwelling scheme which is unviable. 

 

7.3.16 The results for these typologies tested at a low value are broadly similar to the 

results for the primary mix tested at low values.  They are generally unviable and 

unable to support significant plan policy requirements. 

 

Summary – Primary and Secondary Typologies 

 

7.3.17 During the plan period the majority of new development is likely to take place on 

sites that reflect these typologies.  Predominantly these are likely to be greenfield 

and on the edge of the settlement boundary.  In addition there may be a more 

limited number of smaller in fill sites which may be greenfield or brownfield.  The 

summary points arising from the testing of these typologies are as follows: 

 

Greenfield 

 

7.3.18 Greenfield sites are predominantly viable taking into consideration all plan policy 

requirements including 20% affordable housing.  A number of typologies produce 

a surplus which would be available to fund additional planning contributions should 

they be required, for example in relation to education. 

 

7.3.19 For the sites of 75 dwellings or less, there are some more marginal results and in 

these cases there may need to be flexibility in terms of planning contributions. 
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7.3.20 The results show that for the smallest 15 dwelling site it may be difficult to achieve 

full policy requirements including 20% affordable housing except in the highest 

value locations. 

 

7.3.21 The viability testing assuming low values shows that schemes of 150 dwellings or 

less are generally not viable based on the full policy position.  Assuming 10% 

affordable housing, these typologies produce a mix of unviable and marginal 

results.  For the larger typologies of 250 dwellings and above there are more 

marginal results and it may be possible in these instances to achieve 20% 

affordable housing.  This would require some flexibility in relation to other planning 

contributions.   

 

7.3.22 Given the nature and characteristics of the development tested under these 

typologies it is anticipated that values will exceed those tested in the low value 

scenario and will predominantly achieve values at the average or high positon. 

 

Brownfield 

 

7.3.23 For both the primary and secondary typologies the viability testing of high value 

locations shows that development is predominantly viable and able to support 20% 

affordable housing.  The testing of the 15 dwelling typology produces the least 

viable result at 20% affordable housing with a marginal deficit. 

 

7.3.24 Assuming average values there are a mix of unviable and marginal results with 

20% affordable housing.  At 10% affordable housing the results are generally viable 

with a number of more marginal outcomes.  Again the least viable result is for the 

15 dwelling scheme and for these smaller developments it may be difficult to 

achieve substantive affordable housing provision. 

 

7.3.25 For the brownfield sites tested at low values the results, even with reduced levels 

of affordable housing, are unviable and therefore it may be difficult to achieve 

substantive policy requirements. 
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Tertiary Sites (Brownfield) – 45 DPH 

Table 7.5a: High Value 

 

VALUE  £2,314 (£215 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 10 87 £139 £90 £42 -£27  £0  £5,640 £0 

2 15 87 £79 £26 -£31 -£53  £0  £0 £0 

3 25 87 £138 £90 £45 £3  £256  £5,961 £2,256 

4 50 87 £126 £78 £38 -£22  £0  £5,323 £126 

5 75 87 £128 £80 £28 -£13  £0  £4,455 £886 

 

Table 7.5b: Typical Value 

 

VALUE  £2,207 (£205 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 10 87 £51 £1 -£45 -£111  £0  £0 £0 

2 15 87 -£6 -£60 -£115 -£136  £0  £0 £0 

3 25 87 £58 £9 -£35 -£77  £0  £0 £0 

4 50 87 £47 -£1 -£39 -£99  £0  £0 £0 

5 75 87 £50 £2 -£47 -£88  £0  £0 £0 
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Table 7.5c: Low Value 

 

VALUE  £1,991 (£185 psf) Surplus (per sq.m)    Total available S106/unit 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Policies 

(ex AH) 
10% AH 20% AH  

 20% AH 
(surplus/unit) 

 
10% AH 20% AH 

1 10 87 -£127 -£178 -£221 -£281  £0  £0 £0 

2 15 87 -£179 -£233 -£283 -£303  £0  £0 £0 

3 25 87 -£109 -£161 -£202 -£240  £0  £0 £0 

4 50 87 -£115 -£166 -£203 -£259  £0  £0 £0 

5 75 87 -£109 -£160 -£209 -£247  £0  £0 £0 
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Tertiary Sites (tables 7.5a-c) 

 

7.3.26 These typologies are applicable to brownfield sites located in the inner parts of 

Blackburn close to the town centre.  The results show that for the best sites in the 

highest value positions it may be possible to achieve 20% affordable housing but 

to do so may require flexibility in relation to other policy requirements.  At these 

higher values there are 4 marginal results and one viable result.   

 

7.3.27 Assuming 10% affordable housing all sites save for one are viable and could support 

a S106 contribution of at least £4,455 per dwelling.  This could be utilised to provide 

additional affordable housing.  There is one marginal result at 10% affordable 

provision. 

 

7.3.28 Assuming more typical values the results are unviable at 20% affordable housing.  

Based on 10% affordable provision they are also unviable although there are some 

more marginal results. 

 

7.3.29 At the lowest values tested these typologies are in the main unviable even in the 

absence of planning obligations.  In all likelihood it would require an adjustment in 

the level of developer’s profit, benchmark land value or both for developments on 

these types of site to come forward. 

 

7.3.30 Overall the results from the testing of the tertiary typologies show that it would be 

difficult to achieve substantive plan policy requirements in all but the higher value 

locations. 

 

Plan Policy Impacts 

 

7.3.31 To assist the Council in understanding the relative costs of plan policies and national 

standards we have prepared tables 7.6-7.8.  Using the results of the viability 

testing, these tables show the impact of the particular policy or requirement on the 

development surplus across the various typologies – primary, secondary and 

tertiary. 
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Primary Sites (Greenfield) – 30 DPH 

 

 Policy Impact (per sq.m) 

Scheme BIO-NG EVC S106 
M4 

(2)/(3a) 
10% AH 20% AH 

1 -£21 -£5 -£19 -£4 -£46 -£44 

2 -£20 -£4 -£19 -£4 -£44 -£56 

3 -£20 -£4 -£18 -£5 -£50 -£45 

4 -£20 -£4 -£18 -£5 -£46 -£49 

5 -£19 -£4 -£17 -£4 -£44 -£48 

6 -£18 -£4 -£16 -£4 -£43 -£44 

7 -£20 -£4 -£18 -£5 -£49 -£49 

8 -£20 -£4 -£18 -£5 -£48 -£49 

9 -£18 -£4 -£17 -£4 -£46 -£47 

Table 7.6a: Policy Impact on Surplus (per sq.m) 

 

Primary Sites (Brownfield) – 30 DPH 

 

 Policy Impact (per sq.m) 

Scheme BIO-NG EVC S106 
M4 

(2)/(3a) 
10% AH 20% AH 

1 -£21 -£5 -£19 -£4 -£46 -£44 

2 -£20 -£4 -£19 -£4 -£44 -£56 

3 -£20 -£4 -£18 -£5 -£50 -£45 

4 -£20 -£4 -£18 -£5 -£46 -£49 

5 -£19 -£4 -£17 -£4 -£44 -£48 

6 -£18 -£4 -£16 -£4 -£43 -£44 

Table 7.6b: Policy Impact on Surplus (per sq.m) 

  



7.0 VIABILITY RESULTS AND POLICY IMPACTS 

 

Page | 134 

 

Secondary Sites (Greenfield) – 35 DPH 

 

 Policy Impact (per sq.m) 

Scheme BIO-NG EVC S106 
M4 

(2)/(3a) 
10% AH 20% AH 

1 -£21 -£5 -£22    

2 -£21 -£5 -£23 -£7 -£57 -£22 

3 -£20 -£5 -£21 -£5 -£44 -£41 

4 -£20 -£5 -£21 -£5 -£40 -£59 

5 -£19 -£5 -£21 -£6 -£48 -£46 

6 -£18 -£5 -£20 -£5 -£44 -£48 

Table 7.7b: Policy Impact on Surplus (per sq.m) 

 

Secondary Sites (Brownfield) – 35 DPH 

 

 Policy Impact (per sq.m) 

Scheme BIO-NG EVC S106 
M4 

(2)/(3a) 
10% AH 20% AH 

1 -£21 -£5 -£22    

2 -£21 -£5 -£23 -£7 -£57 -£22 

3 -£20 -£5 -£21 -£5 -£44 -£41 

4 -£20 -£5 -£21 -£5 -£40 -£59 

5 -£19 -£5 -£21 -£6 -£48 -£46 

6 -£18 -£5 -£20 -£5 -£44 -£48 

Table 7.7b: Policy Impact on Surplus (per sq.m) 

 

Tertiary Sites (Brownfield) – 45 DPH 

 

 Policy Impact (per sq.m) 

Scheme BIO-NG EVC S106 
M4 

(2)/(3a) 
10% AH 20% AH 

1 -£17 -£6 -£24 -£3 -£46 -£66 

2 -£17 -£6 -£24 -£7 -£55 -£21 

3 -£16 -£5 -£23 -£5 -£44 -£41 

4 -£16 -£5 -£22 -£5 -£39 -£60 

5 -£16 -£5 -£21 -£6 -£50 -£41 

Table 7.8: Policy Impact on Surplus (per sq.m) 
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7.3.32 Requirements to achieve 10% bio-diversity net gain have been modelled based on 

what is essentially a “worst case” scenario.  Given the generic, high level nature of 

this testing it is not possible to establish site specific requirements in terms of 

meeting this obligation.  Hence the testing is carried out on the assumption that 

this need will be met in full through the purchase of credits.  In reality the cost 

associated with this standard will be less.   

 

7.3.33 The impact of achieving 10% biodiversity net gain is shown in the columns titled 

“BIO-NG”.  The cost is calculated with reference to the site area, hence the cost 

impact tends to reduce at higher densities.  The results show the impact of this 

standard is a reduction to the surplus of between £18 and £21 per sq.m for the 

primary and secondary typologies.  For the higher density tertiary typologies the 

cost impact reduces to £16-£17 per sq.m. 

 

7.3.34 The results of the testing show that the provision of electric vehicle charging points 

(“EVC”) has a fairly limited impact on viability with a reduction in the amount of 

surplus of between £4 and £6 per sq.m. 

 

7.3.35 The viability testing is inclusive of a contribution of £2,000 per dwelling in 

S106/S278 requirements.  Requirements in relation to public open space, playing 

pitch contributions and affordable housing are already included in the viability 

assessments, so this sum of £2,000 per dwelling is intended to address any 

additional requirements such as in relation to highways.  Based on the previous 

S106 contributions contained at Appendix 11, this is a generous allowance and 

therefore is a conservative position for the purpose of this high level testing.  As 

can be seen from the results table, the inclusion of a financial contribution at this 

level has a significant impact on viability.  The consequent reduction in surplus 

across the typologies is from £16 up to £24 per sq.m. 

 

7.3.36 The plan policy requirements to achieve the optional accessibility standards have a 

more limited impact on viability.  The results in the column titled “M4(2)/(3a)” show 

the viability impact ranges from between £4 to £7 per sq.m.   

 

7.3.37 The local plan requirements to provide onsite affordable housing have the biggest 

impact on viability.  There are some slight variances in the outcomes for the smaller 

schemes due to rounding of the number of affordable units, however generally 

speaking the cost impact per 10% of provision is around £40 to £50 per sq.m. 
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Sensitivity Testing 

 

7.3.38 In preparing the residual appraisals, it has been necessary to make certain 

assumptions, both in relation to the form of development and also the variables 

adopted, based upon a significant quantity of data.  Inevitably, given the 

characteristics of the property market in Blackburn with Darwen and the high level 

nature of this assessment, the data does not necessarily fit all eventualities and 

every development site will be unique.  It has therefore been necessary to draw 

upon our development experience and use our professional knowledge and 

judgement to derive a data set that best fits the typical characteristics of future 

development sites and can be considered reasonable.   

 

7.3.39 It should be noted that when adopting the residual appraisal approach, the end 

result is sensitive to even the smallest of changes in any of the assumptions which 

feed into the appraisal process. The assumptions that we have made are 

appropriate to the property market characteristics within the Borough and 

represent the most reasonable and proportionate approach given the available 

evidence at the time of preparing this study.   

 

7.3.40 AVIP at paragraph 2.3.14 states that: 

 

“The outcome of an FVA should not be viewed as a financial certainty. Plan-makers 

and decision-takers will need to exercise judgement over the level of uncertainty, 

informed by the sensitivity analysis, attached to each FVA and make their 

judgements bearing in mind the two major policy imperatives of ensuring maximum 

development contributions and the delivery of land for development.” 

 

7.3.41 The guidance goes onto say that: 

 

“The level of uncertainty regarding both valuations and market cyclicality, the use 

of generic typologies and less fine-grained data in plan making, and the number of 

other factors that drive development values make it particularly important to treat 

the FVA as indicative rather than definitive in terms of the viability of development 

when assessing the level of contributions across a plan area.” (Para 2.3.15) 

 

7.3.42 Paragraph 4.1.5 of AVIP notes that market prices cannot be analysed or interpreted 

in a static environment, specifically it states that: 
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“While the prospect of future value and cost change may be reflected in current 

market pricing, there is always some uncertainty and therefore market prices 

cannot be analysed or interpreted in a static environment. Simply using current 

costs and values, and ignoring changes over the life of a development, can distort 

the analysis in all but the simplest of cases. For example, where residual 

development values are positive, equal growth in both values and costs will always 

increase current residual land values, and the use of current values and costs in 

FVAs in a rising market has been shown in peer-reviewed academic research (e.g. 

Town Planning Review, (2019), 90, (4), 407–428) to have been instrumental in 

reducing the level of developer contributions over time.” 

 

7.3.43 With reference to this point table 5.3 contains the Savills House Price Forecast 

which identifies a 28% increase in house prices over the period from the beginning 

of 2021 to the end of 2025.  Over the same period the tender price index is forecast 

to rise from 328 to 417, this equates to 27.13%.  Based on present estimates, 

costs may be very slightly below values over the next 5 years.  As noted above 

using current costs and values today, may then result in an under estimate of the 

viability position over this next 5 year period. 

 

7.3.44 The coronavirus (COVID – 19) pandemic has given rise to an unprecedented set of 

circumstances.  There remains a degree of uncertainty in terms of the ultimate 

impact of the pandemic on the property market.  A significant number of house 

sales have taken place over the last 12 months however this sales evidence is not 

yet publically available.  As a result there is also a lack of available current market 

evidence on which to base an assessment notwithstanding the rise in house prices 

identified by Land Registry in their published house price index data.  The appraisal 

inputs that we have adopted as outlined in table 6.7 and hence the results 

contained in tables 7.1-7.5 are considered to represent a reasonable average 

position.  This will allow the decision maker to form a judgement as to an 

appropriate level of planning contributions that can be supported by new 

development in the Borough. 

 

7.3.45 To ensure that in reaching this judgement, the decision maker is fully informed 

about the range of possible viability outcomes we have sought to “stress test” the 

FVA results.  This has been carried out using sensitivity testing to understand the 

impact on viability of changes in various appraisal assumptions. This sensitivity 

testing uses the financial appraisals for the average value position against each 

typology inclusive of all local plan policies including 20% affordable housing.   
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7.3.46 The viability testing already carried out at the high and low value position 

demonstrates the change in viability with house price increases/reductions 

equivalent to +/- 4.6% from the average position.  This further sensitivity testing 

demonstrates the impact of changes in landowner and developer returns and also 

changes to construction costs (inclusive of fees and contingencies).    

 

7.3.47 In sensitivity testing the changes to landowner return we have modelled +/- 

£50,000 per net developable acre (£123,500 per net hectare) changes to the 

benchmark land value.  This is assessed at the target level of developers profit 

return for the market houses of 18% of GDV (15% for the smallest schemes).  We 

have then adopted these changes to benchmark land value combined with an 

increase in developers profit to 20% of GDV for the market housing with 17.5% for 

the smallest schemes.  We have also sensitivity tested the impact of changes in 

construction costs based on +/-5% changes with the benchmark land value and 

developers profit remaining unaltered. 

 

7.3.48 The results of this sensitivity testing are contained in tables 7.9-7.11.  The first 

three results columns are based on the developers profit of 18% of GDV, the first 

of these columns shows the result taken from the original viability testing for 

comparison purposes (tables 7.1-7.5).  We have then shown the resultant surplus 

with +/- £50,000 per net developable acre changes in the benchmark land value.  

The subsequent columns show the resultant surpluses with the increased 

developers profit both at the assessed benchmark land value and then with +/-

£50,000 per net developable acre changes. 

 

7.3.49 The final two columns show the impact on the original results (tables 7.1-7.5) with 

+/-5% changes in construction costs. 

 

7.3.50 This sensitivity testing is not intended to predict a particular position, instead it is 

intended to consider variations to key variables and how this could impact on the 

viability position.  The variations are those which one could foresee happening in 

certain circumstances albeit not necessarily all at the same time.  As noted in AVIP 

viability assessment is not a financial certainty.  An FVA should be treated as 

indicative rather than definitive in terms of the viability of development.  It is a 

judgement based on a range of outcomes. 
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Primary Sites – 30 DPH Sensitivity Test 

 

Table 7.9a: Average Value (Greenfield) 

   Profit 18% Profit 20%  Construction Cost Change 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

£200,000  -£50,000 +£50,000 £200,000  -£50,000 +£50,000 
 

-5% +5% 

1 25 102 -£8 £35 -£51 -£44 -£1 -£88  £59 -£76 

2 50 102 -£37 £6 -£80 -£73 -£30 -£116  £30 -£104 

3 75 102 -£28 £15 -£71 -£63 -£19 -£106  £38 -£93 

4 100 102 £13 £56 -£30 -£21 £22 -£65  £75 -£50 

5 150 102 £13 £57 -£30 -£20 £23 -£63  £73 -£47 

6 250 102 £37 £81 -£6 £7 £50 -£37  £92 -£18 

7 500 102 £65 £108 £22 £30 £73 -£13  £127 £3 

8 750 102 £68 £112 £25 £33 £76 -£10  £130 £6 

9 1500 102 £67 £110 £24 £34 £77 -£9  £124 £7 

 

Table 7.9b: Average Value (Brownfield) 

   Profit 18% Profit 20%  Construction Cost Change 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

£200,000  -£50,000 +£50,000 £200,000  -£50,000 +£50,000 
 

-5% +5% 

1 25 102 -£47 -£4 -£90 -£84 -£41 -£127  £20 -£116 

2 50 102 -£75 -£32 -£119 -£111 -£68 -£154  -£9 -£143 

3 75 102 -£65 -£22 -£109 -£100 -£57 -£144  £0 -£131 

4 100 102 -£24 £19 -£67 -£59 -£15 -£102  £38 -£87 

5 150 102 -£23 £21 -£66 -£56 -£13 -£99  £38 -£83 

6 250 102 £4 £47 -£40 -£27 £16 -£71  £59 -£52 
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Secondary Sites – 35 DPH Sensitivity Test 

 

Table 7.10a: Typical Value (Greenfield) 

   Profit 18%/15% Profit 20%/17.5%  Construction Cost Change 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

£200,000  -£50,000 +£50,000 £200,000  -£50,000 +£50,000 
 

-5% +5% 

1 5 93 £3 £44 -£37 -£57 -£16 -£97  £85 -£78 

2 15 89 -£70 -£28 -£113 -£110 -£67 -£152  £5 -£147 

3 25 90 -£5 £36 -£47 -£42 £0 -£84  £63 -£74 

4 50 89 -£43 -£1 -£86 -£79 -£37 -£121  £24 -£111 

5 75 89 -£35 £7 -£77 -£70 -£28 -£112  £31 -£101 

6 150 89 £7 £49 -£35 -£26 £16 -£68  £68 -£54 

 

Table 7.10b: Typical Value (Brownfield) 

   Profit 18%/15% Profit 20%/17.5%  Construction Cost Change 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

£200,000  -£50,000 +£50,000 £200,000  -£50,000 +£50,000 
 

-5% +5% 

1 5 93 -£36 £5 -£76 -£96 -£55 -£137  £46 -£118 

2 15 89 -£111 -£69 -£154 -£150 -£108 -£193  -£35 -£188 

3 25 90 -£43 -£1 -£85 -£80 -£39 -£122  £25 -£113 

4 50 89 -£81 -£38 -£123 -£116 -£74 -£159  -£13 -£150 

5 75 89 -£72 -£30 -£114 -£106 -£65 -£149  -£6 -£138 

6 150 89 -£28 £14 -£70 -£61 -£19 -£103  £33 -£89 
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Tertiary Sites – 45 DPH Sensitivity Test 

 

Table 7.11a: Typical Value  

   Profit 18%/15% Profit 20%/17.5%  Construction Cost Change 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

£120,000  -£50,000 +£50,000 £120,000  -£50,000 +£50,000 
 

-5% +5% 

1 10 87 -£111 -£77 -£145 -£164 -£130 -£197  -£32 -£190 

2 15 87 -£136 -£102 -£170 -£173 -£139 -£207  -£58 -£215 

3 25 87 -£77 -£43 -£111 -£113 -£79 -£147  -£4 -£151 

4 50 87 -£99 -£66 -£133 -£135 -£101 -£168  -£27 -£173 

5 75 87 -£88 -£55 -£122 -£124 -£90 -£157  -£19 -£161 
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7.3.52 With reference to the results in table 7.9a it is apparent that for these particular 

greenfield typologies, 5% changes to construction costs have a greater impact on 

viability than the modelled changes to profit or the BLV.  The results from the 

original viability testing (table 7.1b) contain 3 marginal results and 6 viable results. 

If the developers profit is increased to 20% of GDV, then 4 results remain viable, 

3 are marginal and 2 become unviable.  If on the other hand profit remains the 

same and the benchmark land value is instead increased then a further result 

becomes marginal.  With a 5% increase in construction costs only there are 3 

unviable results, 3 marginal results and 3 viable results. 

 

7.3.53 Conversely the results show that with the modelled reduction in benchmark land 

value all of the results are viable.  A 5% reduction in build costs produces the same 

outcome with a slightly greater surplus. 

 

7.3.54 For the brownfield sites modelled at table 7.9b an increase in either profit, land 

value or construction cost gives a broadly similar outcome with 5 of the 6 results 

becoming unviable.  On the other hand if the benchmark land value is reduced then 

3 of the 6 typologies tested are viable and 3 are marginal.  A 5% reduction in build 

costs has an even greater impact with 5 of the 6 typologies now viable and able to 

support all plan policies with only one marginal result. 

 

7.3.55 The results for the secondary site typologies show a similar pattern, in terms of the 

impact of the modelled increases.  Table 7.10a shows that with the modelled 

increases in profit or benchmark land value all of the typologies become either 

marginal or unviable.  A construction cost increase of 5% has the greatest impact 

with all results save for one becoming unviable. 

 

7.3.56 However with a reduction in the assessed benchmark land value 4 of the results 

are viable and the other 2 are marginal.  With a 5% reduction in construction costs, 

all of the results become viable. 

 

7.3.57 For the brownfield sites (table 7.10b) the original results gave a mix of marginal 

and unviable outcomes.  As would be expected with the modelled increases in build 

costs, profit and benchmark land value all results become unviable.  The sensitivity 

testing does however show that with fairly limited changes it is possible to achieve 

viable development for example a 5% reduction to construction costs alone gives 

rise to 3 viable results and 3 marginal results. 
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7.3.58 For the tertiary typologies the results from the initial viability testing were generally 

unviable based on the full policy position.  The further sensitivity testing undertaken 

is not sufficient to materially alter the outcome of this, however it is notable that 

with a 5% reduction costs 5 of the 6 typologies become marginal with only one 

unviable result. 

 

7.3.59 At this stage of the plan making process the viability testing has been undertaken 

at a high level based on a reasonable and typical position.  It is not possible to 

model every site and eventuality and inevitably some sites will perform better than 

the results suggest conversely others will be less viable.  It is possible that some 

brownfield sites occupying more strategic locations closer to the motorway network 

could attract higher existing use values, than those adopted in our testing.  

Assuming that these locations are still suitable for residential development then 

this could result in consequent increases in the BLV.  The sensitivity testing 

adopting higher benchmark land value figures demonstrates the impact that this 

could have on the viability position. 

 

7.3.60 On the other hand the benchmark land values that have been adopted for the 

greenfield sites assume a relatively generous landowner premium.  It is our 

experience from viability assessments undertaken elsewhere in the North West in 

similar value areas that such premiums are reducing as the PPG takes effect, and 

lower BLVs are being applied.  If this happens tables 7.9a and 7.10a demonstrate 

that at a benchmark land value of £150,000 per net developable acre, 13 of the 15 

greenfield typologies tested are viable with only 2 marginal results. 

 

7.3.61 It is also possible that some sites will prove to be more complex to deliver and 

carry a greater risk to develop than the average position assumed in the viability 

testing.  Inevitably in these situations a developer is likely to require a profit return 

at the highest end of the range identified in the PPG at 20%.  The sensitivity testing 

at this level of profit demonstrates the impact that this higher profit return is likely 

to have on the viability position. 
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7.3.62 The construction costs on which the viability testing is based are conservative.  

They have been prepared by a Quantity Surveyor having regard to local market 

evidence.  They have also been benchmarked against BCIS and against this 

measure are cautious.  They assume a 5% contingency applied to all costs, there 

is a relatively generous allowance for professional fees and the costs for achieving 

part L requirements are included based on full current estimates of these costs.  In 

practice the costs of developing in the Borough will in many cases be lower.  The 

sensitivity testing shows that even a 5% reduction in costs leads to a fairly 

significant improvement in viability.  Of the 32 generic typologies used in the 

sensitivity testing a 5% reduction in construction costs produces 23 are viable 

results, 8 marginal results and only one unviable outcome   

 

7.3.63 It is also acknowledged that there may be instances where there are greater 

technical issues to overcome in developing a site which in turn will lead to additional 

costs.  It is expected that such sites will be more limited, however the sensitivity 

testing does provide give an indication of what could occur in viability terms should 

these circumstances arise. 

 

7.3.64 It also needs to be borne in mind that at this stage it is not possible to accurately 

estimate the abnormal costs for each site.  These costs can only be accurately 

determined once detailed site investigations have been carried out.  The abnormal 

costs will inevitably vary for some sites.  These costs could be higher or lower than 

those assumed in this study. If sites do come forward with lower abnormal costs 

then development viability may improve which would in turn provide greater scope 

to support policy requirements.  Clearly the converse is also true although we would 

expect that in such cases, the BLV (as advocated in the PPG) would be adjusted 

accordingly to take into consideration these additional abnormal costs. 

 

Low Value 

 

7.3.65 In compiling the available sales and asking price information for the Borough some 

lower values were identified in the evidence for the outer market areas.  To fully 

inform the FVA outcomes viability testing was undertaken reflective of these lower 

values and this generally produced unviable and at best marginal results inclusive 

of the full plan policies.  Given these circumstances sensitivity testing has been 

prepared for these typologies to model changes in BLV and construction costs to 

determine the scenarios under which these lower value sites may become viable 

assuming policy compliance.  Obviously the results based on the average and high 

value position demonstrate the outcome of increases in sales prices. 
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7.3.66 The results of this sensitivity testing are contained in tables 7.12 – 7.15.  The tables 

show under the heading “20%AH”, the respective results taken from tables 7.1c-

7.5c based on the full local plan policies.  Reductions in construction costs based 

on 5% and 10% are then modelled.  Further sensitivity is then prepared with a 

reduction in the benchmark land value of £50,000 per net developable acre and 

then combining this with construction cost reductions.
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Primary Sites – 30 DPH Sensitivity Test 

 

Table 7.12a: Low Value (Greenfield) 

 

    Construction Costs  Land Value Construction Costs 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

20% AH -5% -10% 
 -£50,000 

20% AH 
-5% -10% 

1 25 102 -£85 -£17 £51  -£41 £26 £94 

2 50 102 -£111 -£45 £22  -£68 -£1 £66 

3 75 102 -£101 -£36 £30  -£58 £8 £73 

4 100 102 -£59 £3 £65  -£16 £46 £109 

5 150 102 -£57 £3 £64  -£14 £47 £107 

6 250 102 -£29 £26 £81  £14 £70 £125 

7 500 102 -£10 £53 £115  £34 £96 £158 

8 750 102 -£7 £56 £117  £37 £99 £161 

9 1500 102 -£5 £54 £111  £38 £98 £155 

 

Table 7.12b: Low Value (Brownfield) 

    Construction Costs  Land Value Construction Costs 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

20% AH -5% -10% 
 -£50,000 

20% AH 
-5% -10% 

1 25 102 -£125 -£56 £12  -£82 -£13 £55 

2 50 102 -£151 -£83 -£16  -£108 -£40 £27 

3 75 102 -£139 -£73 -£8  -£96 -£30 £36 

4 100 102 -£97 -£34 £28  -£53 £9 £72 

5 150 102 -£93 -£33 £28  -£50 £11 £71 

6 250 102 -£63 -£7 £48  -£20 £36 £91 
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Secondary Sites – 35 DPH Sensitivity Test 

 

Table 7.13a: Low Value (Greenfield) 

    Construction Costs  Land Value Construction Costs 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

20% AH -5% -10% 
 -£50,000 

20% AH 
-5% -10% 

1 5 93 -£86 -£4 £78  -£45 £36 £118 

2 15 89 -£152 -£76 -£1  -£110 -£34 £42 

3 25 90 -£83 -£14 £54  -£41 £28 £96 

4 50 89 -£118 -£50 £17  -£76 -£8 £60 

5 75 89 -£109 -£42 £24  -£67 £0 £66 

6 150 89 -£64 -£2 £58  -£21 £40 £100 

 

Table 7.13b: Low Value (Brownfield) 

    Construction Costs  Land Value Construction Costs 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

20% AH -5% -10% 
 -£50,000 

20% AH 
-5% -10% 

1 5 93 -£125 -£43 £38  -£85 -£3 £79 

2 15 89 -£194 -£117 -£41  -£151 -£75 £1 

3 25 90 -£122 -£51 £17  -£80 -£10 £58 

4 50 89 -£157 -£88 -£20  -£115 -£45 £22 

5 75 89 -£146 -£79 -£13  -£104 -£37 £29 

6 150 89 -£99 -£37 £23  -£57 £5 £66 
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Tertiary Sites – 45 DPH Sensitivity Test 

 

Table 7.14a: Low Value 

    Construction Costs  Land Value Construction Costs 

Scheme  
No. 

Dwellings 

Ave Size 

(sq.m)  
20% AH -5% -10% 

 -£50,000 

20% AH 
-5% -10% 

1 10 87 -£281 -£201 -£122  -£247 -£168 -£88 

2 15 87 -£303 -£224 -£145  -£269 -£190 -£111 

3 25 87 -£240 -£166 -£91  -£206 -£132 -£58 

4 50 87 -£259 -£185 -£111  -£225 -£151 -£78 

5 75 87 -£247 -£174 -£101  -£214 -£140 -£68 
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7.3.67 For the primary greenfield sites table 7.12a shows that a 5% reduction in 

construction costs would be sufficient to make the majority of the schemes tested 

viable, with 3 marginal results.  If this was combined with a £50,000 per acre 

reduction in the BLV to £150,000 per net developable acre, then all sites become 

viable save for one marginal result with a deficit of only £1 per sq.m.   

 

7.3.68 The primary brownfield results (table 7.12b) show that it would require a reduction 

in construction costs in the order of 10% to make the majority of development 

viable and on this basis there are two marginal results.  If the benchmark land 

value is also reduced then a 5% reduction in construction costs generates 3 viable 

and 3 marginal results.  With a 10% reduction then all results become viable. 

 

7.3.69 For the secondary sites, the sensitivity testing shows that for both greenfield (table 

7.13a) and brownfield (table 7.13b), then hitherto unviable results start to become 

marginal with a 5% reduction in construction costs.  With a 10% reduction, 8 of 

the 12 typologies are viable.  Combined with a reduction in the BLV then with a 5% 

reduction in construction costs, 4 of the 12 typologies are viable, 7 are marginal 

and only 1 remains unviable.  With a 10% reduction in construction costs all 

typologies are viable. 

 

7.3.70 The results based on the low value position for the tertiary typologies remain 

unviable based on the full plan policy position notwithstanding the changes to 

construction costs.   

 

7.3.71 Evidence of new dwellings constructed in the Borough demonstrates that delivery 

at these levels of value does take place.  We have taken an average position in 

terms of pricing point and build costs.  If a housebuilder is moving towards a lower 

quality and associated value then we would expect a consequent reduction in 

construction costs.  An improvement in viability based on these lower construction 

costs is evident from the outcomes of the sensitivity testing. 

 

7.3.72 In the very lowest value areas around the Town Centre which are reflected in the 

tertiary typologies, new housing development does occur.  This new development 

may be a scheme undertaken by a registered provider, it may be delivered as a 

result of Local Authority intervention, or a regeneration initiative could result in 

step change in values.  There are many other routes to delivery in these locations 

which are not necessarily down to the form of market scheme tested in this study.  

A trigger of some sort is often required to make development achievable at these 

values often this is through initial public sector support “kick starting” a change in 

the local market and a consequent uplift in values over time.
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North East Blackburn 

 

7.3.73 A financial appraisal has been prepared for this strategic allocation.  This appraisal 

is based on provision of 1,500 dwellings and takes into consideration the available 

information regarding this site including the UCML Level 2 Utility Study.  Further 

detailed information in relation to the construction cost assessment is contained at 

Appendix G of the QS cost report. 

 

7.3.74 In preparing the assessment we have also taken into consideration the North East 

Blackburn Development Framework (May 2020) prepared by Cass Associates.  The 

site areas and net developable area are taken from this document, along with the 

potential housing yield. 

 

7.3.75 The Cass document assumes development across four phases with the first two 

phases developed at 30 dwellings per hectare and the later phases at 25 dwellings 

per hectare.  To test the viability of this allocation we have adopted the primary 

housing mix.  For the two phases identified to be developed at a lower density we 

have substituted 5% of the 4 bed houses with 5 bed units. 

 

7.3.76 The site occupies a semi-rural setting on the edge of the settlement boundary and 

development of this site is will achieve sales values at the higher end of the range 

that we have tested.  The viability assessment therefore assumes sales values at 

£2,476 per sq.m (£230 per sq.ft.) and a BLV for greenfield sites at £494,000 per 

net developable hectare (£200,000 per net developable acre).   

 

7.3.77 Table 7.15 contains details of these appraisal assumptions together with the 

outcome of the testing in terms of the surplus per sq.m and surplus per unit.  The 

results show that development of this allocation is viable based on the information 

that is currently available.  The surplus generated by the appraisal is equivalent to 

£76 per sq.m or £7,750 per unit.  The testing is already inclusive of a S106/S278 

contribution of £2,000 per unit, so in total a sum of £9,750 per unit could be 

available to fund planning contributions. 

 

No Dwellings 
Gross Area 

(ha) 
Net Area 

(ha) 
BLV 

(net ha) 
GDV 

(sq.m) 

1,500 99.26 55.71 £494,000 £2,476 

 

Surplus (sq.m) Surplus (per unit) Total S106 (per unit) 

£76 £7,750 £9,750 

Table 7.15: NE Blackburn Viability Assumptions and Results 
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7.3.78 As with the generic testing we have also prepared sensitivity testing to model the 

outcome of changes to key appraisal variables.  Again we have considered changes 

to land value based on +/-£50,000 per net acre adjustments to the BLV, we have 

modelled a higher profit at 20% of GDV and we have also assessed +/-5% 

adjustments to the construction costs. 

 

7.3.79 The outcomes from this sensitivity testing in terms of the surplus per sq.m are 

contained in table 7.16. 

 

Profit 18% GDV Profit 20% GDV  Construction 
Cost Change 

£200,000 -£50k +£50k £200,000 -£50k +£50k  -5% +5% 

£76 £123 £28 £42 £90 -£6  £134 £14 

Table 7.16: NE Blackburn Sensitivity Testing 

 

7.3.80 The results show that under all scenarios tested the NE Blackburn allocation 

remains viable.  There is one marginal result based on a profit at 20% of GDV but 

only when combined with an increase in the BLV to £250,000 per net developable 

acre.   

 

7.4 Commercial Results 

 

7.4.1 The results of the testing that we have undertaken in respect of the commercial 

development scenarios are listed in table 7.17.  The testing has been undertaken 

on the basis of both brownfield and greenfield development scenarios assuming 

typical hypothetical developments.  As with the residential testing the results are 

presented to show the development surplus or loss per sq.m once all development 

costs (including land and developers profit) are deducted from the GDV of the 

completed development.  The construction cost assessments are inclusive of all 

costs associated with achieving BREEAM good standard. 
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   Surplus (per sq.m) 

Development Type Built Area 

(sq.m) 

Built Area 

(sq.ft) 

Greenfield Brownfield 

Offices 464 5,000 -£776 -£820 

Offices 1,857 20,000 -£628 -£665 

Industrial  464 5,000 -£169 -£244 

Industrial  1,857 20,000 -£186 -£259 

Industrial  4,643 50,000 -£95 -£168 

Industrial  9,287 100,000 -£87 -£159 

Industrial  32,504 350,000 -£67 -£139 

Retail (comparison)  929  10,000 £5 -£47 

Retail (comparison)  2,786  30,000 -£5 -£55 

Retail (convenience) 279 3,000 £519 £467 

Retail (convenience) 929 10,000 £436 £386 

Retail (convenience) 2,786 30,000 £329 £279 

Retail (convenience) 4,643 50,000 £323 £273 

Food and Drink 557 6,000 -£1,335 -£1,380 

Hotel 75 beds -£236 -£279 

Table 7.17: Commercial Appraisal Results 

 

7.4.2 The viability testing for the commercial typologies assumes that development is 

undertaken speculatively and hence includes a market risk adjusted developer’s 

profit return at 15% of cost.  With reference to table 7.17 the results indicate that 

at present, standalone speculative office and industrial development is unviable on 

this basis.  

 

7.4.3 The results of the retail testing show a mixed picture.  The development of new 

convenience retail is generally viable however comparison retail is generally more 

marginal at the present time inclusive of a full speculative developer’s profit. 

 

7.4.4 The viability testing for new hotels and food and drink provision shows that these 

forms of development are not generally viable at the present time if delivery is on 

a speculative basis with a full developer’s profit. 
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7.4.5 The results of the viability testing for speculative commercial developments in the 

Borough align with our experiences elsewhere in the North West.  Speculative 

employment development is generally not viable save for locations such as 

Manchester City Centre and around key transport hubs i.e. Manchester Airport 

where values are significantly higher.  Despite the fact that certain forms of 

commercial development are not considered to be financially viable on a speculative 

basis at this point, new employment development has recently come forward in the 

Borough and will continue to do so in the future. 

 

7.4.6 This new employment development is likely to be motivated by specific 

circumstances such as an existing owner wishing to expand or other business 

requirements necessitating development of that type in that location, for example 

to be near a specific piece of existing infrastructure or for business agglomeration 

reasons.  Development of this type may take place with owner occupiers acquiring 

a site for development themselves, or alternatively procuring new premises 

through a design and build project which carries a lower profit requirement based 

on a contractors return.  Alternatively such forms of development may be delivered 

with pre-lets or pre-sales in place which significantly reduce the risk and hence the 

level of developers profit that is required. 

 

7.4.7 If such forms of development are to come forward on a purely speculative basis, it 

is likely that they may require support from enabling development in the form of 

more viable forms of development such as certain types of retail.  Alternatively, as 

has been the case in the past, with the aid of public sector funding support such 

forms of development may also be delivered. 

 

7.4.8 With reference to the employment sites identified in the Local Plan there is likely 

to be a range of different types of employment development including offices, 

industrial and warehousing.  Development may be brought forward using a variety 

of different mechanisms or the landowners may simply service the sites and seek 

to sell plots for owner occupation or design and build. 
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7.4.9 When applying normal development viability criteria including a speculative 

developer’s profit, office and industrial developments are unviable and as such 

substantive speculative market development is unlikely to take place on this basis.  

We do however expect new employment development to come forward in the 

Borough with development likely to be in the form of expansion space for existing 

companies or secured through pre-lets/sales or higher value enabling development.  

New employment development may also come forward with the benefit of public 

sector funding support or possibly as part of a wider mixed use scheme. 

 

Junction 5, M65 

 

7.4.10 We have provided at Appendix 12 a summary of the appraisal for the Junction 5 

employment allocation.  This appraisal has been prepared so that the costs of 

undertaking the development including the BLV are deducted from the value of the 

completed development to leave a residual developers profit. 

 

7.4.11 Based on the assumptions that we have made the high level appraisal generates a 

positive residual profit, albeit this is only equivalent to 2.16% of cost.  As noted 

earlier if the entire development was undertaken on a speculative basis then we 

would expect a profit at closer to 15% of cost.  It is unlikely however that the 

development of the site would be taken forward as an entirely speculative scheme.  

A limited portion might be constructed on this basis, but more likely development 

will be pre-sales, pre-lets or design and build.  It is also likely that serviced plots 

will be sold to owner occupiers for development.  All of these delivery routes will 

serve to de-risk development and hence will attract a significantly lower profit 

requirement at closer to 6% of cost. 

 

7.4.12 The financial appraisal includes robust assumptions as to letting and disposal costs, 

and particularly in relation to letting fees it is likely that in reality there will be 

savings to the figures assumed.  The appraisal also assumes an investment 

purchase of the entire development and hence investment purchaser’s costs are 

deducted from the value of the completed development.  These costs amount to 

just over 5.5% of total costs.  Given the potential for sales to owner occupiers it is 

also likely that there will be a saving in the investment purchaser’s cost figure which 

in turn will lead to an improvement in viability. 
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7.4.13 For completeness we have prepared sensitivity testing to model the impact on 

viability of reductions in construction costs based on 2.5% increments combined 

with increases in average rents of £5 per sq.m which is just under £0.50 per sq.ft.  

Table 7.18 contains the results of the sensitivity testing on the level of residual 

profit. 

 

 Construction Costs 

Rent 0% -2.5% -5% 

No Change 2.16% 4.69% 7.34% 

+£5 psm 8.87% 11.56% 14.37% 

+£10 psm 15.57% 18.37% 21.27% 

Table 7.18:  Junction 5 M65 Sensitivity Testing 

 

7.4.14 The results of the sensitivity test demonstrate the limited changes that would be 

required to deliver a viable development on this site.  If construction costs reduce 

by 5% then with no change in rents the profit increases to 7.34% of cost.  This 

would be at a level sufficient to start to deliver non-speculative forms of 

development.  Combined with a £5 per sq.m increase in rents then the level of 

profit increases to 14.37% of costs across the entire scheme.  This would be at a 

level sufficient to enable the delivery of some speculative development on parts of 

the site. 

 

7.4.15 The appraisal for this allocation adopts a relatively cautious approach and prospects 

exist to reduce some of the costs in relation to disposals and lettings and also 

purchaser’s costs, which would assist in improving the viability potion.  In addition 

the results of the sensitivity testing show that with relatively small changes in costs 

and rents, the development of the site would also start to achieve the profits 

necessary to facilitate development of the site. 
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8.0 PLAN VIABILITY AND DELIVERY 
 

8.1 Conclusions 

 

8.1.1 As outlined in Section 4 the NPPF requires that the Local Plan should be deliverable 

and the policies contained within the plan should not undermine the deliverability 

of the plan.  The PPG indicates that a viability assessment should be used to ensure 

that the policies contained within the plan are realistic and that the total cumulative 

cost of all relevant polices in the plan will not undermine its deliverability. 

 

8.1.2 In accordance with the NPPF and PPG we have considered the spatial and strategic 

policies of the Local Plan, the proposed housing and employment allocations on 

which new development will be based, the development management policies that 

will guide the form, design and quality of development and the associated planning 

obligations. 

 

8.1.3 At para 7.3.38 – 7.3.39 we noted the sensitivity of residual appraisals to small 

changes in any of the assumptions which feed into the appraisal process.  We have 

ensured that a robust and a rigorous approach has been taken based on the 

appropriate property market evidence available at the time of preparing this study.  

In accordance with the PPG this evidence is considered to be adequate and 

proportionate for the purpose of the viability assessment.   

 

8.1.4 This FVA has been prepared having regard to the requirements of the NPPF and 

PPG and the RICS documents relating to Conduct and Reporting and AVIP.  

References are contained at Section 4.  The study adopts a typologies approach 

supplemented by viability assessments for the key strategic allocations.  The 

appraisals adopt the recommended residual approach to assess the viability of sites 

and plan polices and establish the amount of any surplus monies that may be 

available to fund other potential developer contributions such as CIL.  

 

8.2 Housing  

 

8.2.1 Based on the scale and location of potential future development sites and therefore 

the type of development that is primarily likely to come forward, we have prepared 

a representative sample of potential housing typologies on which to base the 

testing.  These range in size from 5 dwellings to 1,500 dwellings, consider 

brownfield and greenfield development scenarios and have been tested assuming 

different housing mixes and densities.  In addition we have prepared a specific 

viability assessment for the proposed NE Blackburn housing allocation. 
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8.2.2 The Development Management Policies contained in the Local Plan vary in terms of 

their impact on development.  Not all will have direct implications for development 

viability.  A summary of the key policies and their effect on development is 

contained at Section 3 of this report, whilst table 4.12 contains details of the 

implications of these policies and the approach taken to viability testing as a 

consequence. 

 

8.2.3 Of the policies assessed a number will impact on the form and design of 

development such as those that require provision for SuDs or for open space.  

Others such as Affordable Housing will place an obligation on the developer which 

will have a cost implication.  Requirements for local infrastructure provision may 

require a monetary payment either through a S106/S278 contribution or possibly 

CIL at a future point in time.   

 

8.2.4 In preparing the viability assessments we have considered those policies which 

guide the form and design of development.  DM Policy 3 addresses amongst other 

matters density and housing mix.  We have undertaken viability testing assuming 

densities of 30, 35 and 45 dwellings per hectare.  We have also adopted a housing 

mix that moves towards the conclusions of the HENA but also recognises past 

delivery.  The mix tested at higher densities broadly reflects that contained in the 

HENA.  

 

8.2.5 DM Policy 3 addresses the Council’s expectations in relation to housing standards 

and in particular that new housing developments will as a minimum meet the 

requirements for internal space in the Nationally Described Space Standards.  The 

dwelling sizes that we have adopted therefore accord to the requirements of these 

standards.  Furthermore the policy seeks compliance with the optional water 

efficiency standards and the construction costs used in the viability assessments 

reflect the costs associated with this requirement.  This policy also contains 

requirements in relation to accessibility standards and the viability assessments 

contain all costs associated with achieving M4 (2) and M4 (3a) requirements. 

 

8.2.6 The construction cost assessments have been prepared assuming a development 

which meets the new Part L Building Regulation requirements and is reflective of 

policy requirements in relation to matters such as SuDs and water management. 

 

8.2.7 DM Policies 16, 18 and 20 address open space provision and playing pitch 

requirements.  The typologies include the cost of onsite open space and play 

provision and in addition a playing pitch contribution (at £30 per dwelling). 
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8.2.8 We have also assessed the impact of Biodiversity Net Gain requirements and 

provision for electric vehicle charging points.  We have then considered the impact 

of Core Policy 4 and DM Policy 5 in so far as they relate to requirements for 

affordable housing.  Viability testing has been carried out based on the policy 

compliant level of 20% onsite affordable housing and also a lower threshold of 10% 

provision. 

 

8.2.9 In summary the viability testing incorporates all relevant national standards and 

emerging plan policies including the following: 

 

 Provision of onsite open space and play equipment;  

 Sustainable Drainage Systems; 

 Optional National Housing Standard for water consumption;  

 Nationally Described Space Standards; 

 Contribution to playing pitch provision at £30 per dwelling; 

 New Building Regulation Part L requirements ranging from £4,783 per 

dwelling for a terraced house to £6,580 per dwelling for a detached house;   

 Biodiversity Net Gain at a cost of £49,060 per hectare; 

 Electric Vehicle Charging Points at a cost of £480 per point; 

 A S106/S278 contribution at £2,000 per dwelling; 

 Requirements to achieve M4(2) and M4(3a) to 20% and 5% of respectively 

of new homes on developments of 10 or more dwellings.  The cost included 

is £1,400 per house to M4(2) and £6,100 per house for M4(3a), and 

 20% onsite Affordable Housing (50% affordable rent, 25% shared ownership, 

25% first homes). 

 

8.2.10 Tables 7.1 – 7.5 contain the results of the viability testing undertaken for the 

generic housing typologies. 

 

8.2.11 During the plan period the majority of new development is likely to take place on 

sites that reflect the primary and secondary typologies.  Predominantly these will 

be greenfield, on the edge of the settlement boundary.  There may also be a more 

limited number of smaller infill sites which may be greenfield or brownfield.  In the 

majority of cases these typologies will achieve the average values tested and in 

some cases the higher values.  The conclusions arising from the viability testing of 

these typologies at the average and high value position and assuming full policy 

compliance can be summarised as follows. 
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Greenfield 

 Larger sites are predominantly viable and able to support all plan policy 

requirements.  A number produce a surplus which would be available to fund 

additional planning contributions should they be required, for example in 

relation to education. 

 

 Typologies of 75 dwellings or less, have some marginal results (based on 

average values) and there may need to be some flexibility in terms of planning 

contributions in these cases. 

 

 For the smallest 15 dwelling typology it may be difficult to achieve full policy 

requirements including 20% affordable housing except in the higher value 

locations. 

 

Brownfield 

 In high value locations the typologies are predominantly viable and in the main 

able to support all plan policy requirements. 

 

 Based on average values there is a mix of unviable and marginal results.  At 

10% affordable housing the results are generally viable with a number of more 

marginal outcomes. 

 

8.2.12 Viability testing of these typologies has also been undertaken assuming a low value 

position.  The results of this show that achieving full policy compliance will be more 

challenging particularly on brownfield sites.  On these sites, even with lower levels 

of affordable housing, the results are unviable and therefore it may be difficult to 

achieve substantive policy requirements in these cases. 

 

8.2.13 In consideration of the development of older brownfield sites, closer to the Town 

Centre viability testing of tertiary typologies has also been undertaken.  In 

summary the results of this testing were that: 

 

 For the best sites in the highest value positions it may be possible to achieve 

20% affordable housing but to do so may require flexibility in relation to other 

policy requirements. 

 

 Assuming average values the results are unviable assuming full plan policies.  

Based on 10% affordable provision they are also unviable although there are 

some more marginal results. 
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 At the lowest values tested these typologies are in the main unviable even in 

the absence of planning obligations. 

 

8.2.14 The outcome of this testing is that for these tertiary typologies it may be difficult 

to achieve substantive plan policy requirements in all but the higher value locations. 

 

8.2.15 The viability assessment for the NE Blackburn allocation demonstrates that this site 

is viable based on currently available information.  

 

8.2.16 In many cases it will be possible to achieve full policy requirements particularly on 

greenfield sites and also on brownfield sites in higher value part of the Borough.  

Nevertheless the testing outcomes show there will be instances when there may 

need to be an element of flexibility in the application of policies, be that in relation 

to developer contributions or affordable housing. 

 

8.2.17 Tables 7.6-7.8 contain information about the relative cost impact of plan polices.  

With reference to these outcomes affordable housing carries the greatest cost.  In 

comparison requirements in relation to accessibility standards and vehicle charging 

points have a limited impact.  Achieving biodiversity net gain is a nationally set 

standard however the testing undertaken assumes compliance will be met off site 

by purchasing full credits.  In reality some or all of this requirement will be achieved 

on site at a reduced cost.  The modelled S106/S278 contribution at £2,000 per 

dwelling also has a relatively high cost impact but this is less than half of the cost 

of achieving 10% affordable housing. 

 

8.2.18 DM Policy 5 states that “in meeting the affordable housing target set out in CP4: 

Housing Development, the Council will take into account issues affecting delivery 

including: availability of grant; evidence on the economic viability of individual 

developments; and up to date evidence on market conditions”.  In addition in 

assessing any potential variation to the overall target requirement for affordable 

housing, consideration will be given, through negotiation with the Council, to “open 

book” evidence supplied by the developer relating to the viability of individual 

developments. 

8.2.19 The proposed drafting would provide sufficient flexibility to address circumstances 

were affordable housing does have a material impact on viability and enable a lower 

percentage or potentially a different tenure mix to be agreed.  In finalising the 

drafting of this policy the Council may wish to make reference to a requirement for 

any viability assessment submitted in such circumstances to be in accordance with 

the requirements of the PPG and RICS Guidance outlined in Section 4. 
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8.2.20 Core Policy 12:  Infrastructure and Delivery also contains a test of viability.  The 

policy wording states that “the Council will take into account the total contribution 

liability incurred by developments arising from all policy and site-specific 

requirements.  Its objective will be to ensure that the overall level of contribution 

required will allow developments to remain viable, wherever this is compatible with 

securing essential works that are fundamental to the acceptability of the proposal.” 

 

8.2.21 The supporting wording to the policy then goes on to say that  

 

“In cases where developers are seeking a reduction in infrastructure contributions, 

evidence as to the financial viability of the development will be required.  This will 

normally take the form of an open book financial appraisal of the proposed 

development, demonstrating the full range of costs to be incurred by the 

development including the initial purchase of the land, the financial return expected 

to be realised, and the profit expected to be released.  The level of detail required 

in such an appraisal will always be proportionate to the scale and complexity of the 

development proposed.  In cases where an independent assessment of the 

appraisal is required, the developer will be expected to pay for this.” 

 

8.2.22 Again this policy introduces a level of flexibility to enable requirements in relation 

to a range of infrastructure and contributions to be relaxed where it can be 

demonstrated through a financial viability assessment that development would not 

be viable with these policy requirements. 

 

8.2.23 With reference to these respective viability clauses the Council may which to 

standardise the wording to avoid confusion as to the requirements.  In addition it 

would be preferable to strengthen the wording of the text in relation to the form 

and quality of the information submitted to ensure that this accords to the 

requirements of the PPG and all relevant RICS guidance (as appropriate) as referred 

to in Section 4.  This is to make clear to applicants that any relaxation in policy 

requirements will only be permitted where it can be clearly demonstrated through 

a robust site specific viability assessment that development would not be financially 

viable. 

 

8.2.24 Should circumstances arise were based on a robust assessment of viability, policy 

obligations are reduced, then particularly in relation to larger sites, the Council 

should also consider the introduction of a viability review mechanism in any S106 

Agreement.  The PPG at para 009 states that: 
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“Plans should set out circumstances where review mechanisms may be appropriate, 

as well as clear process and terms of engagement regarding how and when viability 

will be reassessed over the lifetime of the development to ensure policy compliance 

and optimal public benefits through economic cycles.” 

 

8.2.25 Such review mechanisms are intended to strengthen the local authority’s ability to 

seek compliance with relevant policies during the lifetime of a project.  Given the 

number of large sites that may come forward during the plan period it would be 

appropriate to consider introducing requirements in relation to a review 

mechanism.  This would ensure there is clarity on the Council approach to viability 

reviews in the event that contributions are relaxed for any sites. 

 

8.2.26 The viability testing shows that in the average and low value areas it may be more 

difficult to achieve policy compliant development on brownfield sites.  It should 

however be remembered that in the context of any unviable results for the 

brownfield typologies, national policy provides an incentive for brownfield 

development on sites containing vacant buildings.  Where a vacant building is 

brought back into any lawful use, or is demolished to be replaced by a new building, 

the developer should be offered a financial credit equivalent to the existing gross 

floor space of relevant vacant buildings when the local planning authority calculates 

the affordable housing contribution.  Affordable housing contributions may be 

required for any increase in floor space.  In many cases the development of 

brownfield sites will involve the demolition and replacement of existing buildings.  

As a result of vacant buildings credit these sites will in any event be required to 

deliver a lower level of affordable housing than the 20% threshold. 

 

8.2.27 The sensitivity testing for primary and secondary brownfield typologies shows that 

in the average value areas relatively limited adjustments to the construction cost 

assumptions produce viable results based on full plan policies.  As noted previously 

the construction costs on which the viability testing is based are conservative.  They 

assume a 5% contingency applied to all costs, there is a relatively generous 

allowance for professional fees and the costs for achieving part L requirements are 

included based on full current estimates of these costs.   

 

8.2.28 In practice the costs of developing in the Borough will in many cases be lower.  

Given the high level nature of the assessment it is also not possible to accurately 

estimate the abnormal costs for each site.  These costs could be higher or lower 

than those assumed in this study. If sites do come forward with lower abnormal 

costs then development viability may improve which would in turn provide greater 

scope to support policy requirements.   
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8.2.29 For the testing at low values there may need a greater reduction to the construction 

costs or alternatively a combination of changes to achieve viability based on full 

policy requirements.  As noted previously we have taken an average position in 

terms of the pricing point and build costs.  If a housebuilder is moving towards a 

lower quality and associated value then we would expect a consequent reduction 

in construction costs in any event. 

 

8.2.30 The sensitivity testing for the tertiary sites both at average and low values indicates 

that it may be difficult at present to achieve viability at the policy compliant 

position.  As noted in para 7.3.72 delivery in these locations may be undertaken 

using other measures rather than the form of market scheme tested in this study. 

 

8.3 Non-Residential Developments 

 

8.3.1 The results from the viability testing for the offices and industrial suggest that 

employment development is not currently viable on a speculative basis.  In certain 

cases for industrial development the results indicate that in the absence of a 

developer’s profit development may come close to ‘breaking even’. 

 

8.3.2 The Local Plan Policy obligations, as drafted, do not place such a burden on new 

employment development so as to prejudice its future delivery.  Issues in relation 

to viability are common across other parts of the North West, and arise because 

rents and capital values for employment uses, although increasing, are generally 

lower than build costs.  Traditionally this gap has been met by public sector funding 

support or in the case of mixed use schemes cross-subsidised by other more viable 

forms of development.   

 

8.3.3 Notwithstanding the results of the viability testing it is likely that office and industrial 

development will come forward in BwD motivated by specific circumstances such as 

an owner occupier wishing to expand or alternatively with the benefit of public 

sector funding support.   

 

8.3.4 There are a number of different routes to delivery of employment development 

aside from the speculative form of development included in our testing.  This could 

include pre-lets, pre-sales or development by owner occupiers of serviced plots.  It 

may be that higher value uses are used to cross fund employment development.  

At the present time there is evidence of employment delivery in the Borough at 

Frontier Park and Mill Bank Business Park, the latter via a joint venture with the 

Council.  This demonstrates that employment delivery is possible via alternative 

delivery methods. 
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8.3.5 The results of the viability testing for retail shows that new convenience retail 

development is viable and able to support plan policies.  Comparison retail is 

generally marginal with a full speculative profit.  Hotel and food and drink uses are 

unviable.  In part these results are due to the higher BLVs assumed for these uses 

and also the fact that construction cost increases in recent times have not 

necessarily been matched by increases in values for these type of uses.  The impact 

of Local Plan policies on these forms of development are fairly limited in comparison 

with these market factors. 

 

8.3.6 The FVA also considers the viability of the proposed Junction 5 employment 

allocation.  The results of the viability testing show that assuming serviced land 

sales on part of the site for higher value uses, and provision of a limited number of 

trade counters, then under certain circumstances this allocation could be 

deliverable.  The assessment is also inclusive of £4m in highway works.  

 

8.4 Community Infrastructure Levy 

 

8.4.1 The Council is presently considering the prospects for the introduction of CIL in the 

Borough.  We have reviewed the results of the viability testing undertaken as part 

of the FVA.  With reference to the results we have provided at Appendix 13 a 

schedule identifying for each typology the maximum surplus per sq.m (based on 

the floor area of market housing only) that would be available for CIL.  This assumes 

compliance with all plan policies including 20% affordable housing.  A CIL “buffer” 

has been applied to these figures based on a typical figure of 40%. 

 

8.4.2 This exercise demonstrates that for the primary typologies on greenfield sites it is 

only really at the very highest values that a substantive CIL could be supported.  

Based on average values, the smaller schemes tested couldn’t support a charge and 

it is only really for the 250 dwellings and above schemes that there is a more 

substantive figure.  Similarly for the brownfield sites, the higher value locations may 

be able to support a charge for some schemes, but at more typical values there 

isn’t really sufficient surplus for CIL. 

 

8.4.3 Given the smaller nature of the secondary typologies then the prospects for CIL are 

limited to the highest value greenfield sites.  For the tertiary sites the results show 

that a CIL charge wouldn’t be viable. 
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8.4.4 If a CIL charge is implemented in BwD then the Council could lose out on funds that 

could otherwise have been collected through S106.  This is because CIL necessitates 

the use of a ‘broad approach to viability’ with the rate set in any area usually based 

on the lowest common denominator.  It is possible to set different rates with 

reference to site type and scale, however this needs to be done without creating 

undue complexity.  A viability buffer must also be applied which further reduces the 

level of charge from the maximum that might be possible on a site by site basis.  

 

8.4.5 The requirements to pay a proportion of the funds raised through CIL to parishes 

and communities with a neighbourhood plan often restrict the amount of monies 

that can be spent by a Council on infrastructure projects such as the requirements 

for new schools.  Although at the present time we are not aware of any 

neighbourhood plans in the Borough. 

 

8.4.6 CIL is typically more of a ‘blunt instrument’ suitable for use in relation to many 

smaller sites.  Contributions through a S106 Agreement may allow more flexible 

and targeted provision for larger strategic sites anticipated to be delivered during 

the plan period.  

 

8.4.7 The use of a S106 approach can provide a greater degree of flexibility on a site by 

site basis in securing contributions and allow the Council to determine policy 

priorities in terms of affordable housing and education for example were viability 

may be at issue.  It will also ensure that the Council is able to secure the maximum 

level of financial and other planning contributions that viability allows.  Given the 

characteristics of CIL it is therefore unlikely that the Council would collect as much 

money through CIL as through S106.  A CIL approach would also offer less flexibility 

and choice on a site by site basis between affordable housing, education and other 

policy requirements. 

 

8.4.8 Given the viability position shown by the results there would seem to be only a fairly 

limited prospect to introduce CIL in the high value areas unless the Council were 

minded to reduce other plan policy requirements in particular for affordable housing.   

 

8.4.9 The results from the viability testing of commercial uses at table 7.17 show that 

save in relation to convenience retail, it would not be possible to introduce a CIL 

charge. 
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8.5 Overall Conclusions 

 

8.5.1 Subject to the comments made above, the overall scale of obligations, standards 

and policy burdens contained in the Local Plan are not of such a scale that 

cumulatively they threaten the ability of the sites and scale of development 

identified in the Plan to be developed viably.  In certain circumstances there may 

need to be a balance achieved between any requirements for affordable housing 

and S106 contributions/CIL (if introduced), however there is sufficient flexibility in 

the Plan policies as currently drafted to allow a relaxation of policy requirements if 

appropriate to ensure that the delivery of the plan is not undermined. 

 

8.5.2 The sensitivity testing demonstrates that for those typologies that are not viable 

based on full plan policy requirements, then in some cases only limited adjustments 

to appraisal inputs may be required to achieve a viable position. 

 

8.5.3 The results of the viability testing for speculative commercial developments in BwD 

align with our experiences elsewhere in the North West where speculative 

employment development is generally not viable save for high value, strategic 

locations. 

 

8.5.4 When applying normal development viability criteria including a speculative 

developer’s profit, office and industrial developments are unviable and as such 

substantive speculative market development is unlikely to take place on this basis.  

However new employment development is likely to be brought forward using a 

variety of different mechanisms including the sale of serviced sites for owner 

occupation or design and build.  New employment development does occur in the 

Borough and will continue to do so during the plan period.  This may be a result of 

existing occupiers wishing to expand or with the benefit of public sector funding 

support or possibly as part of a wider mixed use scheme.  Viability issues do arise 

in relation to certain forms of commercial development however this is as a result 

of market factors rather than Local Plan policy obligations. 
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1.0 INTRODUCTION 

A six-week public consultation on the Draft Local Plan took place between Friday 8th January 

2021 and Friday 19th February 2021.  The new Local Plan will replace the existing adopted 

plans and will cover the period 2018 to 2037. 

 

The Draft Local Plan is informed by a number of evidence base documents which were all made 

available to view and comment on as part of the consultation.  These evidence base documents 

included a Baseline Viability Report (2020) which assessed the viability of development in the 

Borough prior to the costs of any specific policy requirements set out in the Local Plan.  

 

The Draft Local Plan acknowledges that further viability work is to be undertaken before the 

next stage of plan preparation taking into account the policy requirements set out in the 

strategic policies of the plan. This further viability work will be used to inform decisions on the 

hierarchy of policy priorities in the final version of the plan, and to consider the delivery 

mechanism of priority infrastructure. 

 

No comments were received about the Baseline Viability Report (2020) following the 

consultation process. 

 

In the absence of any feedback regarding the Baseline Viability Report (2020) we are giving 

stakeholders another opportunity to comment on the methodology and assumptions contained 

in the report.   

 

We are also seeking to viability test the policies contained within the Draft Local Plan and would 

welcome input from stakeholders regarding the implications and any associated costs of 

achieving these policy requirements. 

 

The NPPF states that: 

 

“Plans should set out the contributions expected from development.  This should include setting 

out the levels and types of affordable housing provision required, along with other infrastructure 

(such as the need for education, health, transport, flood and water management, green and 

digital infrastructure).  Such policies should not undermine the delivery of the plan.” 

 

To ensure that the delivery of the plan is not undermined, the aim of the viability assessment 

is therefore to consider the viability and deliverability of plan based on proposed site allocations 

and plan policies. 
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National Planning Practice Guidance (PPG) reinforces the role of Viability Assessment at plan 

making stage by stating that:  

 

“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 goes on to say that: 

 

“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.” 

 

Stakeholder engagement and consultation are vital components in this process.  Critical 

assessment of the Viability Assessment methodology and assumptions supported by 

appropriate evidence from stakeholders, will ensure that we reach sound judgements on the 

viability and deliverability of plan policies and sites. 

 

The PPG places a responsibility on plan makers in collaboration with the Local Community, 

developers and other stakeholders to create realistic and deliverable policies and states that: 

 

“Plan makers should engage with landowners, developers, and infrastructure and affordable 

housing providers to secure evidence on costs and values to inform viability assessment at the 

plan making stage.” 

 

It also underlines that: 

 

“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.”
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2.0 PURPOSE OF THIS DOCUMENT 

 

To invite comments and supporting evidence from Stakeholders to inform the Local Plan Viability 

Assessment.  In particular we are seeking your views in relation to the following: 

 

• The Methodology and Proposed Testing Typologies 

• The Viability Appraisal Assumptions 

• The impact and cost of the identified plan policies and the approach to testing 

 

This consultation document refers back to the Baseline Viability Report (2020) (BVR) and seeks 

your view on various aspects of this document.   

 

The document also considers the draft policies contained in the Local Plan and how these should 

be addressed for the purpose of testing viability. 

 

At key points throughout the document we ask questions and seek your feedback and comments 

together with appropriate supporting evidence.  To assist in providing comments we have 

provided a response form for you to complete.  All responses should be submitted by 23 

July 2021 at 5pm. 
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3.0 METHODOLOGY 

 

Residual Appraisal 

 

Details of the appraisal methodology are contained at paragraphs 2.10 – 2.12 of the BVR.  

Specifically we have adopted the residual approach and have reproduced table 2.1 from the 

BVR which illustrates this approach. 

 

Gross Development Value (value of the completed development scheme) 

Less 

Cost of Development (inclusive of build costs, fees, finance, land) 

Less 

Other Costs (sales and marketing costs) 

Less 

Developers Target Profit 

= Development Surplus or “Headroom” 

Table 2.1: Residual Approach to Viability Testing 

 

The residual sum that is left represents the development surplus or “headroom”.  Consideration 

of this allows an informed decision to be made about the viability of the development in general, 

and in particular, the ability to fund planning policies involving additional costs for development 

such as developer contributions policies. 

 

Questions & Feedback: 

 

(1a) Do you consider that any changes are required to the residual methodology that is 

proposed? 

(1b) If so, what are these changes and why do you believe that they are necessary? 
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Residential Developments 

 

Sites and Typologies 

 

A typology approach is adopted as identified in the PPG, which groups together sites with shared 

characteristics. To prepare suitable residential typologies for testing we have had regard to the 

Housing Trajectory set out in Appendix B of the Consultation Draft Local Plan.  Based on this 

housing sites are categorised into three types: 

 

Primary – predominantly greenfield sites in higher values areas, many of which are located on 

or close to the existing settlement boundary 

Secondary – the majority of these sites are brownfield although there are also a small number 

of greenfield sites.  The sites are mainly infill sites within the existing settlement areas. 

Tertiary – these sites are brownfield sites, situated in the older, urban areas of the Borough 

 

Further details are contained at paragraphs 2.13 – 2.16 of the BVR and we have re-produced 

tables 2.2 – 2.4 showing the residential typologies tested. 

 

No Dwellings Density Land Type 

25 30 BF-GF 

50 30 BF-GF 

75 30 BF-GF 

100 30 BF-GF 

150 30 BF-GF 

250 30 BF-GF 

500 30 GF 

750 30 GF 

1500 30 GF 

Table 2.2: Primary Housing Sites  

 

No Dwellings Density Land Type 

5 35 BF-GF 

15 35 BF-GF 

25 35 BF-GF 

50 35 BF-GF 

75 35 BF-GF 

150 35 BF-GF 

Table 2.3: Secondary Housing Sites  
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No Dwellings Density Land Type 

10 45 BF 

15 45 BF 

25 45 BF 

50 45 BF 

75 45 BF 

Table 2.4: Tertiary Housing Sites  

 

The gross and net developable site areas have been calculated based on the ratio of 75% used 

in the housing trajectory.  Reductions in gross site area being made to allow for matters such 

as access requirements, open space and landscaping to achieve a net developable area. 

 

Questions & Feedback: 

(2a) What are your views about the generic housing typologies being tested? 

(2b) Is the sample sufficiently broad and representative? 

(2c) If you believe further site testing is required, what form should this take and why do you 

believe it is appropriate? 

 

Dwelling Sizes and Mix 

 

The approach to assessing dwelling sizes and mix is outlined at paragraphs 2.18 – 2.23 of the 

BVR. 

 

Dwelling sizes have been informed by consideration of previous planning applications, the Local 

Housing Space Standards (LHSS) already applied by the Council and the Nationally Described 

Space Standards (NDSS).  Reproduced below is table 2.6 from the BVR showing the dwelling 

sizes adopted for the purpose of viability testing. 

 

No Beds 1 2 3 4 

Dwelling Size (sq.m) 58 79 93 120 

Dwelling Size (sq.ft) 624 850 1,001 1,292 

Table 2.6: Dwelling Sizes adopted in Viability Assessment 

 

The Housing Mix is informed by the Housing and Economic Needs Assessment (December 2018) 

(HEDNA) which identifies the following mix in terms of need. 
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Tables 2.8 – 2.9 are reproduced from the BVR and show the market housing mix adopted. 

 

No Units 1 bed 2 bed 3 bed 4 bed 

Less than 100 5% 40% 40% 15% 

100 or more 0% 35% 45% 20% 

Table 2.8: Housing Mix – Primary and Secondary Typologies 

 

No Units 1 bed 2 bed 3 bed 4 bed 

Less than 100 5% 40% 50% 5% 

Table 2.9: Housing Mix – Tertiary Typologies 

 

At 30 dwellings per hectare (dph) for the primary sites, this mix combined with the dwelling 

sizes gives site coverages of 11,800 up to 12,200 sq.ft per net developable acre.  For the 

secondary sites at 35 dph the range is 12,900 to 14,200 sq.ft per net developable acre.  For 

the primary sites in particular this level of site coverage is relatively low.  Sensitivity testing for 

the primary sites has been undertaken with a greater number of 3 and 4 bed dwellings as shown 

in table 2.10 reproduced from the BVR. This produces a site coverage of 13,300 to 13,600 

sq.ft per net developable acre 

 

No Units 1 bed 2 bed 3 bed 4 bed 

Less than 100 0% 15% 45% 40% 

100 or more 0% 10% 45% 45% 

Table 2.10 Primary Sites Sensitivity Testing Mix 

 

Questions & Feedback: 

(3a) In relation to the generic development typologies being tested do you consider any 

adjustments are required to the gross to net site area ratios and if so why? 

(3b) Do you have any comments regarding the overall dwelling mix and assumed house 

size? 

(3c) Do you feel that any variation is required and, if so, what variation and why? 
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Commercial Typologies 

 

To assess the viability of new commercial development in the Borough, viability assessments 

for a range of different commercial uses have been tested based on the typologies contained in 

table 2.11 (which is reproduced from the BVR). 

 

Development Type Built Area (sq.m) Built Area (sq.ft) 

Offices 464 5,000 

Offices 1,857 20,000 

Industrial B1c/B2 464 5,000 

Industrial B1c/B2 1,857 20,000 

Industrial B1c/B2 4,643 50,000 

Industrial B8 9,287 100,000 

Industrial B8 32,504 350,000 

Retail (Convenience) 279 3,000 

Retail (Convenience) 929 10,000 

Retail (Convenience) 2,786 30,000 

Retail (Convenience) 4,643 50,000 

Non-food Retail 279 3,000 

Non-food Retail 929 10,000 

Non-food Retail 2,786 30,000 

Food and Drink 557 6,000 

Hotel 75 beds 

Table 2.11: Commercial Testing Typologies 

 

It is anticipated that employment uses will typically be located on greenfield sites at the edge 

of the settlement boundary or in existing employment areas.  Office uses are also expected to 

be developed within these areas or on the edge of the town centre.  The new office 

developments would typically be over 2 or 3 floors with some car parking provision. 

 

The Retail and Leisure Study (July 19) noted that there is no significant quantative requirement 

for either convenience or comparison retail save in relation to suitable proposals for convenience 

retail in Darwen to enhance the market share.  The overall plan for the Borough is to seek to 

increase market share and hence this would add to floorspace requirements.  Given this 

aspiration a range of typologies in terms of size for comparison and convenience retail are 

tested. 

 

Questions & Feedback: 

(4a) What are your views about the commercial typologies being tested? 

(4b) In your view is any further testing of employment uses required and, if so, why?
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4.0 VIABILITY TESTING ASSUMPTIONS 

 

Residential 

 

Benchmark Land Value 

 

The BVR at paragraphs 3.2 to 3.15 contains details of the approach to assessing Benchmark 

Land Value (BLV).  The Planning Practice Guidance (PPG) sets out how land value should be 

assessed for the purpose of viability assessment.  It states that: 

 

“To define land value for any viability assessment, a benchmark land value should be 

established on the basis of the existing use value (EUV) of the land, plus a premium for the 

landowner. The premium for the landowner should reflect the minimum return at which it is 

considered a reasonable landowner would be willing to sell their land. The premium should 

provide a reasonable incentive, in comparison with other options available, for the landowner 

to sell land for development while allowing a sufficient contribution to 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+).” 

 

Our approach is therefore to assess an appropriate EUV for the brownfield and greenfield 

typologies and apply a landowner premium.   

 

Existing Use Values (EUV) 

 

Brownfield –typically £100,000 to £150,000 per acre, less than £100,000 per acre for obsolete 

and heavily contaminated former industrial sites. 

 

Greenfield - £10,000 per acre. 

 

Landowner Premiums 

 

Brownfield – typically 20%-50% although for the most contaminated sites in the lowest value 

areas the level of uplift may be nominal.  Recent experience in BwD shows uplifts of 20-30% 

now more typically agreed for the purpose of assessing planning applications. 

 

Greenfield - normally be in the region of 10 to up to 25 times EUV.  Influenced by matters such 

as the extent of enabling infrastructure and servicing costs, abnormal costs, general house 

prices and competition for land. Again recent experience in BwD shows upper limit to uplift now 

typically 20 times EUV. 
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Range to Be Adopted 

 

Brownfield - £100,000 per net developable acre for the sites in the lowest value areas to 

£200,000 per net developable acre for the better sites in the higher value areas (adjusted from 

£250,000 in BVR).   

 

Greenfield - £100,000 per net developable acre for the lowest value areas and £200,000 per 

net developable acre for the highest value areas. 

 

Questions & Feedback: 

(5a) Having regard to appropriate guidance on the matter of ‘benchmark land values’ do you 

believe that any variations are required to the figures proposed? 

(5b) If so, what are these changes and why do you believe them to be appropriate? 

(5c) Please provide evidence to support your suggested changes. 

 

Sales Values 

 

Based on analysis of sales prices (taken from Land Registry) for newly built housing 

developments in the Borough.  Further details at Appendix 3 of BVR and table 3.1.  

Reproduced below table 3.2 which contains details of the prices adopted for testing. 

 

Typology Sales Price 

Primary 
£2,476 - £2,045 per sq.m 

(£230 - £190 per sq.ft) 

Secondary 
£2,368 - £1,938 per sq.m 

(£220 - £180 per sq.ft) 

Tertiary 
£2,153 - £1,722 per sq.m 

(£200 - £160 per sq.ft) 

Table 3.2: Sales Prices adopted for Testing 

 

Questions & Feedback: 

(6a) Is there any other information regarding values that you believe we need to consider, if 

so, what is this? 

(6b) Do you feel that any variations are required to the range of residential values that we 

have adopted? 

(6c) If so, what are these and why? 
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Construction Costs 

 

Prepared by QS further details at paragraphs 3.23 to 3.25 and Appendix 4 of BVR. 

 

Substructures and Superstructures 

Assessment of the substructures and superstructures based on data derived from other open 

market residential schemes of a similar nature from various locations in the North West of 

England.  These have been submitted by Developers for viability purposes and have been 

updated to reflect current price levels.  The cost assessments have been benchmarked against 

BCIS data. 

  

Preliminaries and external works 

Preliminaries assessed on the basis of construction period based on predicted sales rates.  

External works based on the site area and density and include for on plot works, roads and 

sewers, incoming services, and public open space. Rates are current open market rates. 

 

Professional Fees  

< 25 dwellings 8% 

25 – 49 dwellings 7% 

50 – 99 dwellings 6% 

100 – 249 dwellings 5.5% 

250 – 499 dwellings 5% 

500 + dwellings 4.5% 

 

Contingency – 5% all schemes 

 

Site Opening up costs (greenfield) – see table 3.3 of BVR.  Range is £3,000 to £8,300 per 

dwelling for site of 15 units and above. 

 

Sensitivity testing to be undertaken using BCIS lower quartile for BwD with appropriate 

adjustments for scale (based on BCIS data) and contractor’s profit.   

 

Questions & Feedback: 

(7a) Do you have any observations regarding the construction cost methodology? 

(7b) If you believe any adjustments are required, what are these and why do you consider 

they are necessary?  Please provide evidence. 
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Developers Profit 

 

Approach outlined at paragraphs 3.29 to 3.38 of BVR.   

 

PPG – “for the purpose of plan making an assumption of 15-20% of gross development value 

(GDV) may be considered a suitable return to developers in order to establish the viability of 

plan policies.  A lower figure may be more appropriate in consideration of delivery of affordable 

housing in circumstances where this guarantees an end sale at a known value and reduces 

risk.”  

 

Schemes of 10 dwellings or less – 15% GDV 

All other residential schemes – 18% GDV 

Affordable housing to be tested based on 6% GDV 

 

Questions & Feedback: 

(8a) Do you have any observations regarding the developers profit assumptions? 

(8b) If you believe any adjustments are required, what are these and why do you consider 

they are necessary? 
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Summary of Appraisal Assumptions 

 

Reproduced table 3.4 of BVR which summarises all residential appraisal assumptions. 

 

Item Assumption 

GDV 

Primary 
£2,476 - £2,045 per sq.m 

(£230 - £190 per sq.ft) 

Secondary 
£2,368 - £1,938 per sq.m 

(£220 - £180 per sq.ft) 

Tertiary 
£2,153 - £1,722 per sq.m 

(£200 - £160 per sq.ft) 

Benchmark Lane Value (net hectare) 

GDV over £2,153 per sq.m (£200 psf) 
Brownfield - £617,500 (£200,000 /net acre) 

Greenfield - £494,000 (£200,000 / net acre) 

GDV over £1,884 per sq.m (£175 psf) 
Brownfield - £432,250 (£175,000 /net acre) 

Greenfield - £370,500 (£150,000 / net acre) 

GDV less than £1,884 per sq.m (£175 

psf) 

Brownfield - £247,000 (£100,000 /net acre) 

Greenfield - £247,000 (£100,000 / net acre) 

Sales Rate  

3 per month 

4 per month – 500 and 750 dwellings 

5 per month – 1,500 dwellings 

Sales and marketing costs  

(market housing) 
3.5% of GDV 

Finance Rate (inc all fees) 6.5% 

Stamp Duty Based on HMRC rates  

Agents fee on acquisition 1% 

Legal fee on acquisition 0.8% 

Developers Profit (% GDV) 

Market (10 or less) 

Market (more than 10) 

15% (Sensitivity 17.5%) 

18% (Sensitivity 20%) 

Construction Costs  

(inc fees, contingency and opening up 

costs)  

Refer to QS Cost Assessments in BVR 

Table 3.4: Baseline Viability Testing Assumptions 

 

Questions & Feedback: 

(9a) What are your views on the other appraisal assumptions that we propose to adopt? 

(9b) In your view are adjustments required to any of the inputs and, if so, why is this?  Please 

provide evidence 
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Commercial Appraisal Assumptions 

 

Reproduced table 3.5 of BVR which summarises all commercial appraisal assumptions. 

 

Use Rent 

(per sq.m) 

Rent 

(per sq.ft) 

Rent Free 

(months) 

Yield 

Rents and Yields 

Office (Out-of-Town) £161 £15 12 7.5% 

B2/B8 £65-81 £6.00-£7.50 6 7% 

Retail (Comparison) £188 £17.50 12 8% 

Retail (Convenience) £194-£215 £18-£20 6-12 7% 

Food and Drink £215 £20 12 8% 

Hotel £90,000 per room 

Benchmark Land Values 

Use 
Brownfield Greenfield 

per ha per acre per ha per acre 

Office (Out-of-Town) £370,500 £150,000 £370,500 £150,000 

B2/B8 £247,000 £100,000 £432,250 £175,000 

Retail (Comparison) £741,000 £300,000 £617,500 £250,000 

Retail (Convenience) £988,000 £400,000 £741,000 £300,000 

Food and Drink £741,000 £300,000 £617,500 £250,000 

Hotel £741,000 £300,000 £617,500 £250,000 

Other Costs 

Construction Costs Refer to QS construction cost assessment in BVR 

Letting Agents Fees  

(inc marketing) 
15% 

Letting Legal Fees 5% 

Sales Agent Fees 1% 

Sales Legal Fees 0.5% 

Finance Rate 6% 

Developers Profit 15% Cost 

Table 3.5: Commercial Testing Assumptions 

 

Questions & Feedback: 

(10a)  What are your views on the appraisal assumptions that we propose to adopt? 

(10b)  In your view are adjustments required to any of the inputs and, if so, why is this?  Please 

provide evidence 

 



 

   
 

 

 

 

SECTION 5.0:  LOCAL PLAN DEVELOPMENT MANAGEMENT 

POLICIES 
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5.0 LOCAL PLAN DRAFT POLICIES 

 

With reference to Blackburn with Darwen Local Plan 2018-2037 Consultation Draft (January 

2021) we will be considering requirements within the following policies as part of the next stage 

of the Viability Assessment. 

 

Core Policy 2 (CP2): Housing Development 

 

Affordable housing needs 

On developments of 10 or more dwellings at least 20% of homes delivered will be expected to 

be affordable units. 

 

The type of affordable housing provided should meet the needs identified in the latest housing 

evidence in terms of type, tenure, size and suitability to meet the needs of specific groups. 

 

Approach to Testing 

 

Testing will be undertaken across all relevant typologies inclusive of 20% affordable housing.  

This will be on the basis of 50% affordable rent tenure, 25% shared ownership and 25% first 

homes.  The mix of affordable dwellings in terms of size will be reflective of the need identified 

in the Housing and Economic Needs Assessment (December 2018) (HEDNA).   

 

The testing will adopt the following affordable values as a percentage of market value: 

 

Affordable Rent – 45% 

Shared Ownership – 70%  

First Homes – 70% 

 

House Mix and Design (including Optional Standards) 

All new major housing schemes will be expected to widen the choice of housing types available, 

reflecting the Council’s latest evidence of housing need and market demand. 

 

Approach to Testing 

 

The housing mix (tables 2.8 and 2.9 in the BVR) reflects the housing mix contained in the 

HEDNA 2018. 
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All new dwellings must comply with the national described space standards (NDSS). 

 

Approach to Testing 

 

The dwelling sizes contained in table 2.6 of the BVR on which the testing is based accord to 

the sizes contained in the NDSS. 

 

In residential schemes of 10 dwellings or more, at least 20% of homes should be built to the 

‘accessible and adaptable’ standard in Part M4 (2) of the Building Regulations, unless specific 

site conditions make this impractical. The Council will also seek 5% of new homes to be 

wheelchair accessible in accordance with Part M4 (3) of the Building Regulations. 

 

Approach to Testing 

 

Specific testing including an additional cost allowance to 20% of the dwellings of £1,100 per 

house to meet the requirements of M4 (2).   

 

Council’s requirements in terms of M4 (3) are in fact to allow simple adaptation of the dwelling 

to meet the needs of occupants who use wheelchairs, ie M4(3a).  We will undertake specific 

testing including an additional cost to 5% of the dwellings of £5,500 per house to meet the 

requirements of M4(3a). 

 

Efficient and effective use of land and buildings 

To ensure the best use of land and buildings new housing developments will be expected to 

achieve minimum density standards of 45 dwellings per net hectare (dph) in town centres and 

other locations that are well served by public transport. Minimum densities per net hectare of 

between 25 and 35 will be considered appropriate in other locations. 

 

Approach to Testing 

 

Densities of 30, 35 and 45 per net hectare adopted for the generic testing which accord to the 

requirements of the policy. 

 

Core Policy 5 (CP5): Climate Change & the Natural Environment 

 

Commercial development (Use Class E) of 2,500m2 or more should achieve, as a minimum, 

BREEAM Good or an accepted equivalent standard. 
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Approach to Testing 

 

The commercial cost assessments will include appropriate allowances to address any costs 

associated with BREEAM good requirements. 

 

All major residential development should be accompanied by an Energy Statement which 

demonstrates that water consumption rates of 110 litres or less can be achieved, per person 

per day 

 

Approach to Testing 

 

To achieve water consumption rates of 110 litres or less we have assumed requirements for 

aerator taps, low flow showers and toilet flushes and shallow baths.  We will include allowances 

for these items on per dwelling basis as follows: 

Small house - £240 

Medium house - £330 

Large house - £480 

 

The Future Homes Standard by 2025 

The Government plans to introduce The Future Homes Standard by 2025, which will require 

new build homes to be future-proofed with high standards of energy efficiency and low carbon 

heating, mandating the end of fossil-fuel heating systems in all new houses from 2025. 

 

Approach to Testing 

 

Viability testing to model the impact of requirements to achieve these standards.  For Option 1 

(20% reduction in CO2) we will adopt £2,560 per dwelling and for Option 2 (31% reduction in 

CO2) £3,130 per dwelling. 

 

Biodiversity and Green Infrastructure 

New development will be required, as far as is practicable, to conserve and enhance biodiversity 

and geodiversity features ensuring: 

 

A biodiversity net gain of no less than 10% is achieved (where this is not possible on-site local 

compensatory habitat or development contributions will be sought); 
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Approach to Testing 

 

A test of 10% net gain on the basis of Defra’s Impact Assessment, assuming a price of £11,000 

per biodiversity unit and 4.46 units per hectare.  A cost of £49,060 per ha. 

 

We will also model the impact of a higher price of £20,000 per biodiversity unit giving a total of 

£92,000 per ha.  

 

Surface water from development should be drained using a sustainable urban drainage system 

(SuDS) to reduce or have a neutral effect on flood risk, minimise water pollution and enhance 

biodiversity 

 

Approach to Testing 

 

The form of development tested and in particular the inclusion of open spaces addresses the 

requirement for Sustainable Drainage Systems, and the costs assessed make provision for 

associated SUDs costs. 

 

Core Policy 8 (CP8): Transport and Accessibility 

 

Appropriate provision should be made for parking (vehicle and cycle facilities) and charging for 

plug-in and other ultra-low emissions vehicles in accordance with the Council’s latest standards 

to assist with the decarbonisation of transport over the plan period. For EV charging the policy 

requirement is for a standard external plug socket. 

 

Approach to Testing 

 

We will consider the impact of this policy by including the cost of a charging point at £220 per 

dwelling. 

 

Core Policy 9 (CP9): Infrastructure and Delivery 

 

Development proposals will be expected to include or contribute to the provision, improvement 

or replacement of infrastructure that is required to meet needs arising from the development 

proposal and/or to serve the needs of the wider area. The types of infrastructure required to 

support developments may include: 

 

a.  Transport and Highways 

b.  Flood Risk Management 

c.  Education provision 
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d.  Health services 

e.  Community and Leisure Facilities 

f.  Green Infrastructure and Natural Environment 

g.  Decentralised Energy. 

 

Delivery of the necessary infrastructure as a result of new development may include direct 

provision of on-site or off-site infrastructure and/or financial contributions that will be secured 

by: 

 

a.  Section 106 planning obligations (or other legally binding agreements); or 

b.  A tariff based system such as the Community Infrastructure Levy or National 

Infrastructure Levy, if one is introduced. 

 

Approach to Testing 

 

A contribution of £2,000 per dwelling will be included in the testing to cover highways matters.  

Education contributions (primary and secondary) will be tested for major sites based on a total 

of £5,000 per dwelling. 

 

As part of the viability assessment we will consider the prospects for a CIL charge and as 

appropriate a suitable charging schedule. 

 

Protection Area Policy 5 (PAP5): Green Infrastructure Network 

 

All new residential development will contribute to the provision of high quality open space for 

its residents, through provision of public open space on site and, where appropriate, through 

financial contributions towards improving the quality and / or accessibility of nearby existing 

spaces. 

 

The Council will work with developers to determine the most appropriate means of providing 

open space for residents, having regard to the most up to date assessment of open space 

requirements or provision across Blackburn with Darwen. 

 

All development that includes an element of green space will be required to secure the 

appropriate maintenance of the space in the long term. 
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Approach to Testing 

 

The typologies adopted for testing and hence the associated costs make provision for onsite 

public open space and associated maintenance costs.  The area of open space is costed 

assuming new top soil and seeding, some shrub and tree planting, an area of rolled stone paths 

(approx 5%) and an allowance for capitalised basic maintenance (principally grass cutting). 

 

In addition we will include the costs of play equipment based on the following types: 

 

Type of Provision Cost 

LAP £35,000 

LEAP £80,000 

NEAP £140,000 

 

Contributions to playing pitch provision will be included in the testing based on the Sport 

England Playing Pitch Calculator. 

 

Questions & Feedback: 

(11a)  Do you have any comments/observations about our approach to considering the impact 

of the various Development Management Policies listed?   

(11b)  Do you think any adjustments to the approach and/or costs are required and, if so, 

why? 

(11c)  Do you think we have identified all policies that have an impact on viability?  If not what 

other policies need to be considered and why? 

 



 

 

 

 

 

 

SECTION 6.0:  CONCLUSIONS AND NEXT STAGES 
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6.0  CONCLUSIONS AND NEXT STAGES   

 

 Review feedback and responses received 

 Adjust viability assumptions as appropriate 

 Undertake Viability Testing 

 Review results and consider any implications and adjustments 

 Further consultation to discuss results and findings 

 Determine prospects for site and policy viability and delivery in accordance with NPPF 

and PPG 

 Establish prospects for CIL 

 

Deadline for responses to this document is by: 

 

5pm on Friday 23 July 2021 

 

Feedback should be submitted in the response forms provided and returned to: 

BwDLP@keppiemassie.com 

 

 

 

 

 

  

mailto:wllpva@keppiemassie.com
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Blackburn with Darwen – Local Plan Viability Assessment 

 

Summary of Consultation Comments 

 

Topic Respondent Comment Response 

General CW There is insufficient information for stakeholders to fully 

comment on the proposed assumptions due to a limited, 

incomplete evidence base in the preliminary study and the 

additional consultation document. 

A comprehensive and detailed evidence base is 

provided with the FVA. 

respectfully request that our Clients are given the 

opportunity to comment on the Publication Draft Viability 

Report at the next stage of the process, once all relevant 

information and evidence has been provided and the actual 

draft testing results including the policy requirements have 

been shared. 

All stakeholders will be given the opportunity to 

comment on the FVA as part of the consultation in 

relation to the publication version of the plan. 

If the market-facing data and evidence provided by industry 

stakeholders is disregarded during the consultation periods, 

the LPVA will not represent an accurate assessment of 

viability. This will have significant implications for the 

deliverability of the plan. 

Any evidence provided by stakeholder will be fully 

assessed and taken into consideration in the 

preparation of the FVA.  

Typologies CW KM have not stated whether they will be undertaking 

individual testing of allocated sites. 

Testing of some allocated sites will be undertaken 

and further details are provided in the FVA. 
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Topic Respondent Comment Response 

Benchmark 

land value 

CW KM have not fully complied with PPGV requirements as no 

local market evidence appears to have been utilised to 

support the proposed EUVs and BLVs. This is a key omission 

which must be addressed to ensure that the assumed BLVs 

are reflective of actual market realities in Blackburn. 

Local market evidence has been considered and 

utilised to support the proposed EUVs and BLVs.  Full 

details of all evidence considered is provided in the 

FVA. 

We regard the proposed BLVs for certain typologies as 

entirely insufficient which do not reflect a minimum return to 

a reasonable landowner. There is, therefore, a significant 

risk that development will stall in Blackburn if the currently 

proposed BLVs are implemented, as landowners will simply 

have no incentive to bring their sites forward for 

development 

We have given due consideration to these comments 

and full details in relation to the evidence approach to 

the BLVs are contained in the FVA. 

The proposed BLVs are regarded as far too low when 

considering realistic landowner expectations in Blackburn 

and when viewed in the context of the sales values and 

abnormal cost allowances proposed by KM. 

Existing Use 

Value 

CW no local market evidence has been provided to support the 

assumed existing use values (‘EUVs’) for greenfield and 

brownfield land.  The assumed EUVs therefore appear 

arbitrary and are insufficiently evidenced 

Local market evidence has been considered and 

utilised to support the proposed EUVs and BLVs.  Full 

details of all evidence considered is provided in the 

FVA. 

We request that the full evidence base utilised to inform the 

EUVs is published as part of any updated report, with clear 

analysis of the evidence and justification for the adopted 

EUVs. 
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Topic Respondent Comment Response 

Abnormals/BLV CW if the BLVs are based on these low / zero abnormal cost 

allowances, the Council could argue that the BLVs should 

be further reduced in site-specific FVAs at the application 

stage if a site has greater abnormal costs than assumed in 

the LPVA. This would reduce the BLVs to an even lower 

level which, in our view, would not be sufficient to 

incentivise land sales. 

The abnormal cost allowances are explained in the 

FVA and have been further adjusted to take into 

consideration these points. 

Premium CW use of arbitrary, unevidenced ‘fixed’ multipliers / uplifts as 

inappropriate. 

Further explanation of the multipliers adopted are 

contained in the FVA. 

we do not consider that a premium of 10 x EUV would 

provide a sufficient incentive for a landowner to release 

their site for development, save potentially for the most 

highly constrained sites in the lowest value areas with 

significant abnormal costs. 

For the greenfield sites a premium of 20 x EUV has 

been adopted with sensitivity testing undertaken at 

15 x EUV. 

BLV 

(brownfield) 

CW BLVs for brownfield land, which only reach £250,000 per 

acre in the highest value areas, as insufficient particularly 

when considering the apparent nil abnormal cost 

allowances assumed for brownfield sites in the preliminary 

study. 

Full explanation of abnormal costs allowances and 

approach to brownfield land values contained in FVA. 

BLV CW Our Clients are however highly concerned that the 

proposed “starting” range of premiums is far too low for the 

vast majority of development sites in Blackburn and will not 

provide landowners with sufficient incentive to release their 

land for development. 

No information is provided about what the 

respondent considers the starting range of 

premiums to be. 
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Topic Respondent Comment Response 

BLV CW • Fylde LPVA (2020): £200,000 – £450,000 per acre 

• Rossendale LPVA (2021): £150,000 – £350,000 per acre 

 

Whilst we are not suggesting that these BLVs were 

necessarily appropriate for those specific locations, this does 

provide evidence of the range of BLVs adopted by KM in 

other North West local authority areas and the potential 

landowner premiums, subject to adjustment for the policy 

requirements and the site-specific abnormal and extra over 

costs affecting each particular site in Blackburn. 

Consideration of BLV adopted in other Local Plan 

Viability Assessments is provided in the FVA. 

 

Fylde LPVA was prepared in 2016, the report referred 

to was in relation to the partial review. 

 

Rossendale LPVA was prepared in 2019.  The 

reference is in relation to an update report prepared 

in response to additional policy requirements. 

Cross check 

market land 

sales 

CW KM do not appear to have referred to any local market land 

transactional evidence when determining the BLV, in order 

to at least sense check the proposed arbitrary multipliers. 

Local market evidence has been taken into 

consideration and details are provided in the FVA to 

address this point. 

If the local land sales are not policy compliant, KM will need 

to demonstrate how they have utilised and adjusted this 

evidence in accordance with the PPGV. The evidence cannot 

be simply disregarded. 

Build Costs 

 

CW No details of the QS’ qualifications and/or local market 

experience are provided. It is essential that the cost 

consultant has locally-specific expertise and experience of 

developer build costs in Blackburn to ensure that the cost 

assumptions are aligned with the local market. 

QS qualifications and full suite of supporting 

information provided in QS cost report that forms 

part of FVA. 

build cost assumptions are therefore insufficiently evidenced 

and unjustified at present, and there is inadequate detail in 

the preliminary study to properly analyse the cost 

assumptions. 
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Topic Respondent Comment Response 

Build Costs CW that the standard build costs and abnormal costs are clearly 

and transparently defined in any updated report, with the 

assumptions for the base build costs, preliminaries, plot 

external works, standard estate roads and sewers, garages, 

contingencies, professional fees and abnormal costs all 

clearly separated out and reported. It is not possible for 

stakeholders to comment on the assumptions without being 

able to firstly understand the costs adopted. 

Full suite of supporting information provided in QS 

cost report that forms part of FVA. 

full details of the evidence base utilised to derive the build 

costs should be provided in accordance with the 

transparency of evidence requirements in the PPGV 

This approach is not irregular.  The data base 

includes local market evidence from development 

schemes in the north west.  It has been used by us to 

prepare all area wide FVAs that we have prepared to 

date and have been found sound. The PPG states that 

these costs should be based on evidence which is 

reflective of local market conditions.  The RICS 

Guidance note states that wherever possible cost 

estimates should be based on evidence from similar 

developments.  It goes on to say that BCIS and other 

indices are ‘appropriate’ but are not always reflective 

of local market conditions.  As a result BCIS can be 

used if appropriate but supporting evidence of costs 

and duration in the local market should be used 

where available.  The approach that we have adopted 

in using cost data based on local market evidence 

therefore fully accords to the best practice guidance.  

The adoption of an ‘in-house’ database which is not open to 

full stakeholder and public scrutiny is considered highly 

irregular. If KM are departing from the use of the BCIS and 

are utilising another source to inform their assumptions, it is 

essential that the cost database is market-tested, based on 

local market data and comprises recent cost information 

from a wide range of schemes and reliable sources. 
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Topic Respondent Comment Response 

Build Costs CW some of the cost allowances for the typologies appear low 

given that they are inclusive of contingencies, professional 

fees and some abnormal cost heads. Moreover, there 

appears to be no abnormal cost allowance for brownfield 

sites which would be a wholly inappropriate assumption. 

Full details of the cost allowances are included in the 

QS report that forms part of the FVA. 

Profit CW We consider that the proposed developer’s profit allowances 

of 15% of GDV for smaller sites and 18% of GDV for larger 

sites are too low and fall below the minimum acceptable 

return for residential development in current market 

conditions, particularly the 15% of GDV allowance for 

smaller sites which, in our view, should have a higher profit 

when compared to larger sites, rather than a lower profit. 

We disagree the PPG allows for a profit at between 

15-20% of GDV for the purpose of Local Plan Viability 

Testing.  The profit returns that have been adopted 

are within this range.  We have assessed a sample of 

202 FVAs that have been submitted to us for review 

to determine the initial profit requirements that have 

been suggested by the developers in their 

submissions.  Lower profit requirements that may 

have eventually be agreed or adopted following 

review.  Of these FVAs half adopted a profit at 20% 

of GDV whilst the remaining half adopted a profit at 

less than 20% GDV. 

 

For completeness as noted in the consultation 

documentation we have in any event prepared 

sensitivity testing at profits of 17.5% and 20% for 

the small and larger sites respectively. 

28 studies which we have reviewed, 23 of the studies 

adopted a developer’s profit for market housing of 20% of 

GDV 
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Topic Respondent Comment Response 

Profit CW We have however been further advised by Ms Harriet Fisher, 

Team Leader – Developer Contributions at the Ministry of 

Housing, Communities and Local Government (‘MHCLG’), 

who was part of the team monitoring the LPVAs, in an email 

dated 19th September 2019 that this guideline profit range 

of 15 – 20% of GDV is exclusive of overheads: 

 

if a nominal allowance of say 5% for overheads was added 

to the guideline profit range (noting that only the largest 

developers could realistically operate at this level of 

overhead as confirmed in The Harman Report (2012)), the 

developer’s profit inclusive of overheads would equate to 20 

– 25% of GDV according to the PPGV. 

 

For SMEs to obtain bank support and funding, our SME 

clients have advised that they are required to show a 

minimum blended profit margin of 20% or more as funders 

will perceive such developers as carrying greater risk in 

comparison to larger established regional and national 

housebuilders. 
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Topic Respondent Comment Response 

Profit CW In light of the above evidence, we consider that a 

developer’s profit of 20% of market housing GDV represents 

the minimum acceptable return for the majority of medium 

and larger-sized sites 

For the smaller sites, we consider that the minimum profit 

margin is likely to be closer to 25% of GDV to reflect the 

greater risk associated with the nature of the developer 

bringing forward these sites. 

 

AH Profit CW We request that KM have due regard to this evidence and 

their own previous assumptions in formulating the affordable 

housing profit assumption. 

 

Shared 

Ownership 

CW Transfer values of 70% of OMV are considered excessive 

 

No evidence provided as to what is considered a 

reasonable transfer value.   

M4(3) CW £5,500 per unit for the M4(3) accessibility standard is 

considered too low when compared to government guidance 

(DCLG – Housing Standards Review (September 2014)) 

which suggests a cost closer to £10,000 per unit (after 

indexation to the present day). 

Not all elements from the DCLG paper referred to 

were carried forward into building regulations and 

hence the costs adopted are lower than the DCLG 

costs referred to. 

 

A detailed cost assessment of the respective 

requirements is contained in our QS report. 

Part L CW £3,130 per unit for the forthcoming changes to Part L of the 

building regulations (Option 2) is regarded as too low.  Ref 

to Government Impact Assessment 

The costs adopted for Part L have now been increased 

and full details are contained in our QS report.   
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Topic Respondent Comment Response 

SUDS CW SUDS impacts on viability in two ways. Firstly, through the 

actual capital cost of providing and managing the green 

space and SUDS on site and secondly, through a reduction in 

the net developable site area and the quantum of housing 

units which can be delivered on site. Both aspects therefore 

need to be considered in the LPVA to ensure that the 

viability impacts are accurately reflected in the testing. 

 

we are currently working on residential sites where the 

assumed cost of providing SUDS-compliant drainage 

schemes equate to between c. £2,200 – £3,500 per unit 

according to developer / cost consultant abnormal cost 

estimates. Please note that we are not suggesting these 

costs are necessarily appropriate, but provided to 

demonstrate an example cost range. 

 

We request that KM clearly set out their approach in terms 

of cost and gross:net site area allowances for green space 

and SUDS in any updated report, with full justification for 

the assumptions adopted. 

 

Full details are included in our QS cost report. 
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Topic Respondent Comment Response 

EVCs CW the type of infrastructure and the specification of the 

charging facilities upon which the cost allowance has been 

based needs to be clearly set out. It is not possible to 

comment on the cost allowance without this information 

Full details including specification and quotation are 

included in our QS cost report.  Based on this the 

figure has been increased to £482 per dwelling. 

 

The cost referred to by CW is excessive. we request that KM provide the market evidence to support 

their proposed cost allowance to enable stakeholders to 

understand and assess the justification. The cost allowance 

appears very low when compared to government guidance 

which suggests that installing electric vehicle charging points 

will add an additional cost of approximately £976 per car 

parking space for an average home 

S106 CW we firstly request full clarification as to why contributions 

towards highways and education only are being tested (with 

education assumed for larger sites only), when the emerging 

policy will require contributions towards a multitude of 

infrastructure requirements. 

A full explanation is included in the FVA. 

CIL CW We have highlighted multiple assumptions within this note 

which we consider to be inappropriate, as well as a clear lack 

of headroom within the viability testing which is a pre-

requisite for any CIL viability assessment. 

We have taken into consideration CW comments and 

made adjustments were appropriate.  The FVA 

considers the headroom available and the prospects 

for CIL based on the outcome of the viability testing, 

rather than reaching premature conclusions as CW 

have done before any policy testing has been 

undertaken. 
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Topic Respondent Comment Response 

Other 
Assumptions 

CW no clear justification provided for other key appraisal inputs 

such as the finance, sales and marketing and land 

acquisition costs. Nevertheless, the proposed assumptions 

could be considered reasonable in light of our experience 

across other area-wide and site-specific FVAs, reviews of 

developer land bids, Red Book valuations etc. 

Acceptance of reasonableness of this assumptions 

noted. 

Density HBF more appropriate for the secondary housing sites to be 

considered at a density of 30dph 

 

the 45dph density proposed to be used may also need 

further consideration 

Full details of resulting site coverages at the various 

densities is considered in FVA. 

Dwelling Size HBF The HBF is concerned that whilst the 1 and 2 bed dwellings 

are assumed to be built to the largest NDSS spec size, the 3 

and 4 bed homes are not with 93sqm being used rather than 

108sqm for the 3 bed, and 120 sqm rather than 130sqm. 

This use of smaller homes sizes could have implications for 

the viability for development. 

 

Not entirely clear the point that is being made here 

but 3 bed at 93 sq.m is well within the range 

identified in the NDSS and is slightly larger than the 

typical average 3 bed dwelling size based on the 

analysis of planning applications in the Borough. 

 

A 4 bed house at 120 sq.m is at the every largest end 

of the range identified in the NDSS and is constant 

with the average 4 bed dwelling size from the 

planning application analysis. 

BLV HBF The HBF is concerned by the low land values proposed 

strongly recommend that the Council seeks further evidence 

to ensure that these land values are appropriate, as they 

currently appear particularly low. 

 

No comment is provided as to the level of land values 

consider appropriate. 

 

Further evidence is contained in the FVA. 
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Topic Respondent Comment Response 

Profit HBF The Council will need to reconsider the developers profit for 

affordable housing particularly in relation to First Homes, as 

it is likely that the risk for delivering these homes will lie 

with the developer rather than with a registered provider. As 

such the HBF considers that the developers profit should be 

reviewed and in relation to affordable housing will need to be 

increased. 

 

 

Methodology Great Places Do not consider any changes are required to the 

methodology 

 

Typologies Great Places The generic housing typologies appear to be based on 

reasonable assumptions. However, as noted in the response 

to question 3(a) the housetypes are based on NDSS sizes or 

larger and we query whether the densities proposed within 

the three site types have been tested against completed 

schemes to determine if these densities are achievable with 

NDSS+ house sizes.  

 

Further details on density and site coverage is 

contained in the FVA.  The densities are achievable 

with the dwelling sizes tested. 
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Topic Respondent Comment Response 

Mix Great Places The percentage 1 bed mix for affordable home ownership in 

the reference HEDNA document appears a little high and we 

suggest should be in the range 0-5% with the balance 

spread across 3 and 4 bed types. The percentage 1 bed mix 

for affordable rented is also considered high and we suggest 

should be in the range 20-25%. These comments are based 

on our assessments of demand on affordable housing 

schemes in the borough. However, we accept this may have 

been factored in to the overall market and affordable mix 

assumptions shown in tables 2.8 and 2.9. 

These comments are noted and have been taken into 

consideration in relation to the affordable mix. 

Values Great Places The values appear to be in line with our assessments of open 

market values undertaken on recent schemes in the 

borough. 

 

Profit Great Places Developers Profit Assumptions: For affordable home 

ownership we suggest 5-6% is appropriate, but this would 

be less for affordable rented accommodation. 

We have retain a profit assumption at 6% of GDV for 

the affordable dwellings as this is considered to be 

reasonable and robust for the purpose of a high level 

assessment. 

Sales Rates Great Places Sales rates: These appear high and for the purpose of 

affordable housing we would assume a maximum of 2 -3 

sales per month. 

 

Future 
Homes 

Standards 

Great Places Great Places has been working on the Future Homes 

Standard and carbon reduction impacts in terms of costs and 

whilst this is work in progress, early indications are that 

likely build cost increases will be around 4% to achieve 

option 1 (20% carbon reduction) and 6% to achieve option 2 

The costs for 31% carbon reduction have been 

increased in the FVA and full details are contained in 

the QS report.  
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(31% carbon reduction) which will be higher than the costs 

assumed for viability assessments. 
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Appendix 4 - Summary of the Site Categorisation taken from the Housing Trajectory - Version 4 of the Housing Trajectory (July 2020)

1. Primary

Testing 

ref
Ref LOCATION TOWN_VILLA WARD

Brownfield / 

Greenfield / 

Mixed?

SA classification

GROSS 

AREA 

(HA)

Resi. 

Max. 

Yield

Density 

(Dph)

1 S094 Mill, Scotland Bank Terrace Blackburn Ewood Brownfield Proposed brownfield allocation 0.82 30 37

1 S077 SAPPI (Phase 4B) Blackburn Livesey with Pleasington Brownfield Commitment (Outline only) 1.97 49 25

1 S045 Holden Fold  (Fmr Darwen Moorland) - Holden Fold Access - 16/12Darwen Darwen East Brownfield Existing allocation 2.73 66 24

1 S043 Hoddlesden Mill Hoddlesden West Pennine Brownfield Proposed brownfield allocation 2.88 80 28

1 S057 Milking Lane, Lower Darwen Darwen Blackburn South & Lower Darwen Brownfield Proposed brownfield allocation 4.79 80 17

1 S080 Springside Works - 16/18 Belmont West Pennine Brownfield Existing allocation 12.25 110 9

1
S028

Fishmoor Drive (Parcel 3) - Roman Road/Newfield 

School - 16/8 Blackburn Blackburn South East Brownfield Existing allocation 5.14 114 22

1 S076 SAPPI (Phase 4A) Blackburn Livesey with Pleasington Brownfield Commitment (Outline only) 8.76 219 25

1 S190 Osborne Road Blackburn Roe Lee Greenfield Potential greenfield allocation 0.72 20 28

1 S189 Land to East of Rugby Club - 16/2 Blackburn Roe Lee Greenfield Existing allocation 1.83 25 14

1 S011 Lomond Gardens (St Bede's) Blackburn Livesey with Pleasington Greenfield Commitment (Outline only) 1.23 35 28

1 S054 Land off Manxman Road/Laxey Road, Higher Croft Blackburn Blackburn South East Greenfield Potential greenfield allocation 5.43 45 8

1 S078 Land off School Lane, Guide Blackburn Blackburn South East Greenfield Commitment (Outline only) 1.17 45 38

1 S015 Clarendon Road East Blackburn Little Harwood & Whitebirk Greenfield Potential greenfield allocation 1.83 50 27

1 S062 Land West of Rugby Club - 16/2 Blackburn Billinge & Beardwood Greenfield Commitment 3.99 62 16

1 S056 Ellison Fold Way Phase 1 - 16/14 Darwen Darwen South Greenfield Existing allocation 3.29 80 24

1 S074 SAPPI (Phase 1A) Blackburn Livesey with Pleasington Greenfield Commitment 3.32 96 29

1 S044 Holden Fold (Fmr Darwen Moorland) - Goose House Access - 16/12Darwen Darwen East Greenfield Existing allocation 5.38 129 24

1 S075 SAPPI (Phase 1B) Blackburn Livesey with Pleasington Greenfield Commitment (Outline only) 5.46 137 25

1 S035 Gib lane Phase E - 16/9 Blackburn Livesey with Pleasington Greenfield Commitment 8.01 140 17

1 S036 Gib Lane Phase F - 16/9 Blackburn Livesey with Pleasington Greenfield Commitment 6.60 140 21

1 S181 Marsh House Lane Darwen Darwen South Greenfield Potential greenfield allocation 6.66 140 21

1 S034 Gib Lane Phase D - 16/9 Blackburn Livesey with Pleasington Greenfield Commitment 9.09 155 17

1 S196 Land off Whalley Old Road Blackburn Little Harwood & Whitebirk Greenfield Potential Strategic Site Option 8.24 160 19

1 S065 Pole Lane South Darwen Darwen South Greenfield Commitment 6.97 168 24

1 S046 Holden Fold  (Private) - Roman Road Access - 16/12 Darwen West Pennine Greenfield Existing allocation 9.88 238 24

1 S004 Ellison Fold Way Phase 2 - 16/14 Darwen Darwen East Greenfield Existing allocation 18.82 240 13

1 S029 Fishmoor Drive (Parcel 4) - South Site Blackburn Blackburn South & Lower Darwen Greenfield Existing allocation 10.58 241 23

1 S194 Bunker's Hill Blackburn Ewood Greenfield Potential Strategic Site Option 20.89 250 12

1 S143 Land at Fowler Fold Farm, Broken Stone Road Blackburn Livesey with Pleasington Greenfield Potential Strategic Site Option 23.52 588 25

1 S042 Bank Hey - 16/10 Blackburn Blackburn South & Lower Darwen Greenfield Existing allocation 41.10 650 16

1 S129 Yew Tree Farm, land south of Broken Stone Road Blackburn Livesey with Pleasington Greenfield Potential Strategic Site Option 36.08 800 22

1 S195 North East Blackburn Strategic Housing Site Blackburn Roe Lee Greenfield Potential Strategic Site Option 97.52 1500 15

1 S025 Feniscliffe Bank Tower Rd/Hillcrest Rd Blackburn Livesey with Pleasington Mixed Commitment 1.29 30 23

1 S010 Brokenstone Road, Blackburn Blackburn Livesey with Pleasington Mixed Commitment (Outline only) 17.41 450 26



Appendix 4 - Summary of the Site Categorisation taken from the Housing Trajectory - Version 4 of the Housing Trajectory (July 2020)

2. Secondary

Testing 

ref
Ref LOCATION TOWN_VILLA WARD

Brownfield / 

Greenfield / 

Mixed?

SA classification

GROSS 

AREA 

(HA)

Resi. 

Max. 

Yield

Density 

(Dph)

2 S092 Harcourt Road/Cheltenham Road Blackburn Wensley Fold Brownfield Commitment (Outline only) 0.31 6 19

2 S020 Salisbury Road (formerly Greenways) Darwen Darwen West Brownfield Proposed brownfield allocation 0.32 12 38

2 S014 Charles Street Development Site Blackburn Ewood Brownfield Commitment 0.42 14 33

2 S198 Site of former Longshaw HOP Crosby Road Blackburn Blackburn South East Brownfield Proposed brownfield allocation 0.46 16 35

2 S072 Roe Lee - Phase 3 Mill 1 Site - 16/3 Blackburn Roe Lee Brownfield Existing allocation 0.75 26 35

2 S048 Hollins Grove Darwen Darwen East Brownfield Proposed brownfield allocation 1.49 50 34

2 S027 Fishmoor Drive (Parcel2) - former T2000 Blackburn Blackburn South East Brownfield Proposed brownfield allocation 1.68 69 41

2 S037 Griffin Development Site - 16/4 Blackburn Blackburn Central Brownfield Existing allocation 3.97 141 36

2 S082 Albert Street Hoddlesden West Pennine Greenfield Commitment 1.15 14 12

2 S026 Fishmoor Drive (Parcel 1) - former TGH land Blackburn Blackburn South East Greenfield Potential greenfield allocation 5.13 200 39

2 S039 Haslingden Rd (Fishmoor Reservoir) Site - 16/7 Blackburn Blackburn South East Greenfield Existing allocation 6.74 300 45

2 S073 Roe Lee - Phase 4 South (Farthings Pub) - 16/3 Blackburn Roe Lee Mixed Existing allocation 0.96 34 35

3. Tertiary

Testing 

ref
Ref LOCATION TOWN_VILLA WARD

Brownfield / 

Greenfield / 

Mixed?

SA classification

GROSS 

AREA 

(HA)

Resi. 

Max. 

Yield

Density 

(Dph)

3 S093 Laneside, Shorrock Lane Blackburn Mill Hill & Moorgate Brownfield Commitment 0.28 16 57

3 S007 Belgrave Mill site, Darwen Darwen West Brownfield Commitment 1.40 61 44

3 S067 Land off Queen Victoria Street, Mill Hill Blackburn Mill Hill & Moorgate Brownfield Commitment 1.27 68 54
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Appendix 5 - Allocations Typologies

Allocation 

Ref

Testing 

ref
Ref LOCATION TOWN_VILLA WARD

Brownfield / 

Greenfield / 

Mixed?

SA classification

GROSS 

AREA 

(HA)

Resi. 

Max. 

Yield

Density 

(Dph)

Max. 

Resi. 

units/yr

HO09 1 Blackburn Golf Course Practice Ground Blackburn Billinge & Beardwood Greennfield 3.04 73 24

HO29 2 S029 Fishmoor Drive Site 4 Blackburn Blackburn South & Lower DarwenGreenfield Existing allocation 10.58 241 23

HO39 2 S039 Haslingden Rd (Fishmoor Reservoir Site) Blackburn Blackburn South East Greenfield Existing allocation 6.74 300 45

HO42 1 S042 Bank Hey Blackburn Blackburn South & Lower DarwenGreenfield Existing allocation 33.13 650 20

HO44-46 1 S045 Holden Fold  Darwen Darwen East

Greenfield/Br

ownfield Existing allocation 17.99 433 24

HO68 Queens Park Blackburn Audley and Queens Park Greenfield 0.94 20 21 Self build

HO72 3 S072 Roe Lee Mills Blackburn Roe Lee Brownfield Existing allocation 0.75 26 35

HO80 1 S080 Springside Works Belmont West Pennine Brownfield Existing allocation 12.25 110 9

HO94 3 S094 Scotland Bank Terrace Blackburn Ewood Brownfield Proposed brownfield allocation 0.82 30 37

H181 1 S181 Marsh House Lane Darwen Darwen South Greenfield Potential greenfield allocation 6.66 140 21

H195 1 S195 North East Blackburn Strategic Housing Site Blackburn Roe Lee Greenfield Potential Strategic Site Option 97.52 1500 15

H198 3 S198 Site of former Longshaw HOP Crosby Road Blackburn Blackburn South East Brownfield Proposed brownfield allocation 0.50 18 35

H217 2 St Silas Church, Preston New Road Blackburn Billinge & Beardwood 0.39 10 26

H222 1 Land at Blackburn Rugby club Blackburn Roe Lee Greenfield 1.04 23 22

H224 1 Land off Bog Height Road Blackburn Blackburn South & Lower DarwenGreenfield 3.35 75 22

1 Primary

2 Secondary

3 Tertiary
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Appendix 6

Blackburn with Darwen - Planning Application Analysis 23-Sep-20

1 bed 2 bed 3 bed 4 bed 5 bed 6 bed 1 bed 2 bed 3 bed Total

Mix 71 8 79

% 90% 10% 100%

Size (sq.ft) 1,239 1,689 101,492

Mix 8 30 19 8 65

% 12% 46% 29% 12% 100%

Size (sq.ft) 625 1,260 1,473 1,545 83,150

Mix 4 33 68 11 116

% 3% 28% 59% 9% 100%

Size (sq.ft) 455 674 953 1,167 101,670

Mix 1 11 12

% 8% 92% 100%

Size (sq.ft) 1,219 1,658 19,460

Mix 20 65 85

% 24% 76% 100%

Size (sq.ft) 875 1,176 93,911

Mix 10 10

% 100% 100%

Size (sq.ft) 1,046 10,462

Mix 8 27 35

% 23% 77% 100%

Size (sq.ft) 816 1,164 37,965

Mix 20 35 55

% 36% 64% 100%

Size (sq.ft) 998 1,323 66,242

Mix 45 78 3 126

% 36% 62% 2% 100%

Size (sq.ft) 931 1,225 1,529 142,036

Mix 12 2 14

% 86% 14% 100%

Size (sq.ft) 1,221 1,304 17,260

Mix 85 77 2 3 167

% 51% 46% 1% 2% 100%

Size (sq.ft) 987 1,566 1,725 808 210,328

Mix 19 32 51

% 37% 63% 100%

Size (sq.ft) 951 1,209 56,755

Mix 19 15 34

% 56% 44% 100%

Size (sq.ft) 980 1,238 37,195

Mix 8 4 12

% 67% 33% 100%

Size (sq.ft) 1,634 1,834 20,408

Mix 5 10 10 2 27

% 19% 37% 37% 7% 100%

Size (sq.ft) 861 1,150 1,312 1,841 32,609

Mix 36 141 28 205

% 18% 69% 14% 100%

Size (sq.ft) 924 1,452 1,859 289,974

Mix 25 30 181 12 24 272

% 9% 11% 67% 4% 9% 100%

Size (sq.ft) 630 820 1,274 1,713 695 308,132

Mix 43 96 139

% 31% 69% 100%

Size (sq.ft) 894 1,195 153,120

Mix 14 31 45

% 31% 69% 100%

Size (sq.ft) 834 1,234 49,932

Mix 31 62 62 155

% 20% 40% 40% 100%

Size (sq.ft) 741 928 1,183 153,842

Mix 12 5 17

% 71% 29% 100%

Size (sq.ft) 964 1,220 17,671

Mix 1 8 5 14

% 7% 57% 36% 100%

Size (sq.ft) 1,100 1,384 2,747 25,910

Mix 14 16 30

% 47% 53% 100%

Size (sq.ft) 895 1,193 31,616

Mix 46 63 41 18 168

% 27% 38% 24% 11% 100%

Size (sq.ft) 724 948 1,151 1,277 163,223

Overall Mix

Housing Mix 1 bed 2 bed 3 bed 4 bed 5 bed 6 bed 1 bed 2 bed 3 bed Total

No Dwellings 4 148 592 1053 101 8 0 27 0 1933

Percentage 0.2% 7.7% 30.6% 54.5% 5.2% 0.4% 0.0% 1.4% 0.0% 100%

Housing Mix Only

1 bed 2 bed 3 bed 4 bed 5 bed 6 bed Total

No Dwellings 4 148 592 1053 101 8 1906

Percentage 0.2% 7.8% 31.1% 55.2% 5.3% 0.4% 100%

Dwelling Size (ave)

Dwelling Size 1 bed 2 bed 3 bed 4 bed 5 bed 6 bed 1 bed 2 bed 3 bed

 Ave Size (sq.ft) 455 709 973 1294 1769 1545 751

Ave Size (sq.m) 42 66 90 120 164 144 70

Dwelling Size (overall ave)

Dwelling Size 1 bed 2 bed 3 bed 4 bed 5 bed 6 bed 1 bed 2 bed 3 bed

Total Floorspace 1820 105,995 559,439  1,358,209   169,869  12,360 19,093  

Total Dwellings 4 148 592 1053 101 8 27

Ave Size (sq.ft) 455 716 945 1290 1682 1545 707

Ave Size (sq.m) 42 67 88 120 156 144 66

Date of 

Acquisition
Comments

1 10/15/0901 Gib Lane Phase B
Livesey with 

Pleasington
3.41 3.10 8.43

Dwellings 

Per net ha

Floorspace 

(sq.ft) per 

net acre

Developer Price Paid
Price

(per gross acre)

Price

(per net acre)

Site area 

net 

(hectares)

Houses Apartments
Site area 

gross 

(acres)

£393,104 24.05.1613,255         

2 10/12/0170
Laburnum Road 

(65 unit re-plan)

Little 

Harwood
1.74

7.66 91% 25

Persimmon Homes 

Lancashire
Application relates to partial re-plan for 65 dwellings4.30 n/a

2.80 2.51

1.74 4.30

20.02.0816,392         BDW Trading

Site area 

net (acres) 

Gross to 

net 

ratio

Ref
Planning 

Application Number

£357,209

Address Ward
Develop

ment Tier

Site Area 

(Hectares

) Gross

Wainhomes £3,010,000

92% 414 10/12/0590
Belmont 

Bleachworks

North Turton 

with 

Tockholes

6.92 6.20 90% 46

0.32 0.29

3 10/12/0145

fmr Blackburn 

Royal Infirmary 

Site infirmary Road

Ewood

0.79 0.73

13.08.15

24.08.07

8.55 5.86 69% 36 16,015         
Persimmons 

Homes Lancashire

Main application.  There was an earlier application 

relating to 2 dwellings on the site.
26,740         Seddon Homes ltd

37 19,338         

6 10/15/0494

Punch Bowl, 

Roman Road, 

Darwen

Sudell 0.30

£1,805,000 £211,233 £307,8155 10/14/0547 Parsonage Road Roe Lee 3.46 2.37

Hearles Builders & 

Contractors Ltd
0.26 0.74 0.63 85% 39 16,551         

7 10/15/1556

Fmr Bear Hotel, 

Bolton Road, 

Blackburn BB2 4LA

Fernhurst 1.32 Wainhomes £700,000 £213,841 £232,574 25.10.161.22 3.27 3.01 92% 29 12,614         

1.84 5.78 4.55 79% 30 14,569         

9 10/18/0577 (var)
Pole Lane North,  

Darwen

Darwen 

South
5.57

Miller Homes
Sale not yet registered 

(5 Aug 20)
8 10/19/0617 (RM)

Old Blackburnians, 

Lammack Road

Billinge and 

Beardwood
2.34

Kier Living £4,914,000 £356,909 £416,008 14.09.18
Based on Kier variation, price paid inc Vat £5,896,800.  

Site had outline consent
4.78 13.77 11.81 86% 26 12,024         

£390,377 25.04.19 RM application0.52 1.29 1.29 100% 27 13,342         

11 10/16/1132 Gib Lane Phase A Livesey 10.40

Silverchic 

Developments Ltd
£505,000 £390,37710 10/19/0340 (RM)

Beechwood Garden 

Centre, Roman 

Road

Blackburn 

South and 

Lower 

Darwen

0.52

Kingswood Homes Site being acquired in phases4.82 25.70 11.91 46% 35 17,659         

£407,223 30.09.161.59 4.21 3.93 93% 32 14,445         

13 10/16/1398
Roe Lee Farm, 

Sandringham Close
Roe Lee 1.17

McDermott 

Developments
£1,600,000 £380,04812 10/16/1194

Eclipse Mill, Eclipse 

Road, Feniscowles
Livesey 1.70

Miller Homes No price paid data 10.01.181.04 2.88 2.56 89% 33 14,523         

£470,775 26.10.170.64 1.77 1.59 90% 19 12,810         

15

16

17

18

10/17/0138 (DoV 

17/1425)

Former Waterfield 

Mill, Balmoral Rd, 

Darwen

Conlon 

Construction
£750,000 £424,36914 10/17/0089

Rear of 110 

Whinney Lane

Beardwood 

with 

Lammack

0.72

17/1313 (DoV 

19/0412)
Cranberry Lane

Marsh House, 

Whitehall
7.40

Wainhomes

£185,632 11.05.16

10/17/0211 Gib Lane Phase C Livesey 11.69 8.38 28.88

100% 35 17,295         

Waterfield 

Developments / 

LSC Finance

£350,000 £185,632Whitehall 0.76 0.76 1.89 1.89

02.10.17

17/0578 (DoV 

19/0406)
Yew Tree Drive

Beardwood 

with 

Lammack

12.80 10.10

20.71 72% 24 14,003         Story Homes No price paid data

£8,910,000 £281,694 £356,998 22.05.1831.63 24.96 79% 27 12,346         

£177,332 18.05.185.09 18.28 12.56 69% 27 12,187         

19
19/0520 (DOV to 

18/0075)
School Lane

Blackburn 

South East
1.63

McDermott Homes £2,228,000 £121,855

Wainhomes £1,021,180 £253,527 £261,550 14.05.191.58 4.03 3.90 97% 28

£73,148 15.04.19

No beds taken from current marketing however a 

number of house types had bedrooms shown as a study 

and hence had a reduced number of bedrooms for the 

purpose of the planning application

4.73 22.64 11.69 52% 33 13,162         

21 10/18/1048 Tower View
Darwen 

South
0.54

Persimmon Homes £854,974 £37,77220 10/18/0895 Land at Roe Lee Roe Lee 9.16

Hearle Homes Sale not yet complete Council owned site, sale not yet complete0.51 1.34 1.26 94% 33 14,049         

0.96 2.87 2.38 83% 15 10,877         22 10/18/0326
Land off Albert St, 

Hoddlesden
East Rural 1.16

82% 29 12,279         
Applethwaite 

Homes
£873,000 £276,825

M Hart Homes Sale not yet complete

23 10/19/0677

Land at Tower 

Road, Blackburn 

(Cherry Tree 

Gardens)

Livesey 1.28

As per ref 20 issue for a number of house types re 

additional bedroom/study
4.40 17.41 10.87 62% 38 15,015         Persimmon Homes

Details not yet on Land 

registry

£339,044 24.01.201.04 3.15 2.57

Houses Apartments

Houses Apartments

Houses Apartments

24 10/19/0317
Land at Spring 

Meadows, Darwen

Darwen 

South
7.05
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Appendix 7

BLACKBURN WITH DARWEN

Summary of all new build sales since 1st Jan 2019 (at 20th July 2020)

Ref Development Developer Street Ward Last Sale
Ave Price per 

sq.ft

Ave Price per 

sq.m

Ave Price 

per sq.ft

Ave Price 

per sq.m
Last Sale

Ave Price 

per sq.ft

Ave Price 

per sq.m

Ave Price 

per sq.ft

Ave Price 

per sq.m

Ave Price 

per sq.ft

Ave Price 

per sq.m

1 Millrose Miller Homes Lammack Road Billinge & Beardwood £229 £2,461 £237 £2,554

2 Hedgerows Wainhomes Whinney Lane Billing & Bearwood 13/12/2019 £213 £2,292 17/12/2020 £214 £2,302 £225 £2,426 £226 £2,432

3 Taylors Green Kier Living Pole Lane Darwen South 20/12/2019 £210 £2,260 £211 £2,271 25/06/2020 £217 £2,334 £222 £2,392 £224 £2,408

4 Roe Lee Gardens Miller Homes Sandringham Close Roe Lee 31/10/2019 £210 £2,256 £230 £2,483 15/05/2020 £201 £2,162

5 Swallowfields Wainhomes School Lane West Peninne £209 £2,252 08/03/2021 £213 £2,291 £233 £2,499 £221 £2,381

6 The Sycamores Storey Homes Gib Lane Livesey 16/12/2019 £205 £2,205 £202 £2,172 19/02/2021 £207 £2,228 £216 £2,330

7 Bluebell Walk Wainhomes Gib Lane Livesey 25/10/2019 £200 £2,148 30/06/2020 £208 £2,231

8 Whinney Lane Conlan Whinney Lane Billing and Bearwood 25/10/2019 £199 £2,137 11/09/2020 £176 £1,892

9 Eclipse Park McDermott Eclipse Road Livesey 08/11/2019 £200 £2,152

10 Greenhills kingswood Homes Livesey Branch Road Feniscowles 13/12/2019 £199 £2,142 £209 £2,274 26/03/2021 £208 £2,235 £228 £2,452 £221 £2,386

11 The Blossoms Persimmon Ramsgreve Drive Roe Lee £204 £2,198 22/01/2021 £202 £2,178 £215 £2,319

12 Cranberry Meadows McDermott Cranberry Lane Darwen South 25/10/2019 £192 £2,067 17/07/2020 £202 £2,173 £225 £2,421 £215 £2,317

13 Spring Meadows Persimmon Spring Meadows Darwen South £207 £2,227 £211 £2,265

14 Lakeside Gardens McDermott Blackburn South East 28/10/2019 £165 £1,778

15 Meadowbrook Rise Walmer Blackburn South East 13/08/2019 £178 £1,913 06/11/2020 £170 £1,835

High proportion 2.5s

1no 3 bed semi only

Asking Prices July 2020 Asking Prices Sept 21 Last ListingsSold Prices July 2020 Sales Update Sept 21
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Millrose, Lammack Road, Blackburn (Miller Homes)

Availability July 20

Plot Street Settlement Postcode Price Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

10 Blackburn £231,995 87 940 £247 £2,657 Darwin DA 3 bed det

22 Blackburn £231,995 87 940 £247 £2,657 Darwin DA 3 bed det

11 Blackburn £229,995 87 940 £245 £2,634 Darwin DA 3 bed det

13 Blackburn £239,995 99 1068 £225 £2,419 Malory 3 bed det

18 Blackburn £239,995 99 1068 £225 £2,419 Malory 3 bed det

3 Blackburn £258,995 103 1107 £234 £2,518 Foster 4 bed det

12 Blackburn £259,995 109 1170 £222 £2,392 Foster 4 bed det

20 Blackburn £259,995 109 1170 £222 £2,392 Foster 4 bed det

9 Blackburn £259,995 109 1170 £222 £2,392 Foster 4 bed det

21 Blackburn £304,995 129 1388 £220 £2,365 Mitford 4 bed det

17 Blackburn £304,995 129 1388 £220 £2,365 Mitford 4 bed det

19 Blackburn £314,995 131 1407 £224 £2,410 Chadwick 4 bed det

2 Blackburn £309,995 131 1407 £220 £2,372 Chadwick 4 bed det

AVE £229 £2,461

Sales Update at 29/9/21 No sales yet registered

 

Availability 29/09/21

Plot Street Settlement Postcode Price Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

40 £224,395 87 940 £239 £2,570 Darwin DA 3 bed det Parking Space

41 £224,395 87 940 £239 £2,570 Darwin DA 3 bed det Parking Space

46 £224,395 87 940 £239 £2,570 Darwin DA 3 bed det Parking Space

52 £224,395 87 940 £239 £2,570 Darwin DA 3 bed det Parking Space

7 £235,995 87 940 £251 £2,713 Darwin DA 3 bed det Single Garage

49 £245,995 99 1068 £230 £2,479 Malory 3 bed det Single Garage

50 £245,995 99 1068 £230 £2,479 Malory 3 bed det Single Garage

53 £245,995 99 1068 £230 £2,479 Malory 3 bed det Single Garage

AVE £237 £2,554
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The Hedgerows (Wainhomes)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per.sq.m) House Type Description Comment

67 BRADDOCK BLUFF BLACKBURN BB2 7FY £144,950 01/11/2019 59 630 £230 £2,477 Bell 2 bed T

39 ENTWISTLE DRIVE BLACKBURN BB2 7GR £224,995 25/10/2019 102 1099 £205 £2,206 Jenner 4 bed 2.5s det

88 ENTWISTLE DRIVE BLACKBURN BB2 7GR £219,950 29/11/2019 102 1099 £200 £2,156 Jenner 4 bed 2.5s det

41 ENTWISTLE DRIVE BLACKBURN BB2 7GR £239,950 28/06/2019 105 1128 £213 £2,285 Wren Dual Aspect 4 bed det

92 ENTWISTLE DRIVE BLACKBURN BB2 7GR £269,950 13/12/2019 115 1233 £219 £2,347 Newton 4 bed det

94 ENTWISTLE DRIVE BLACKBURN BB2 7GR £286,950 27/09/2019 125 1342 £214 £2,296 Haversham 4 bed det

100 ENTWISTLE DRIVE BLACKBURN BB2 7GR £284,950 16/09/2019 125 1342 £212 £2,280 Haversham Bay 4 bed det

AVE £213 £2,292

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per.sq.m) House Type Description Comment

67 BRADDOCK BLUFF BB2 7FY £144,950 01/11/2019 59 630 £230 £2,477 Bell 2 bed T

61 BRADDOCK BLUFF BB2 7FY £144,950 08/11/2019 59 630 £230 £2,477 Bell 2 bed T

51 BRADDOCK BLUFF BB2 7FY £145,950 20/11/2020 59 630 £232 £2,494 Bell 2 bed T

63 BRADDOCK BLUFF BB2 7FY £144,950 28/02/2020 59 630 £230 £2,477 Bell 2 bed T

65 BRADDOCK BLUFF BB2 7FY £144,950 11/09/2020 59 630 £230 £2,477 Bell 2 bed T

31 BRADDOCK BLUFF BB2 7FY £169,950 17/12/2020 71 766 £222 £2,388 Baird 3 bed SD

31 ENTWISTLE DRIVE BB2 7GQ £229,950 12/11/2020 94 1013 £227 £2,443 Nelson 4 bed det

27 ENTWISTLE DRIVE BB2 7GQ £229,950 27/03/2020 96 1029 £223 £2,405 Nelson DA 4 bed det

88 ENTWISTLE DRIVE BB2 7GR £219,950 29/11/2019 102 1099 £200 £2,156 Jenner 4 bed 2.5s det

98 ENTWISTLE DRIVE BB2 7GR £219,950 29/11/2019 102 1099 £200 £2,156 Jenner 4 bed 2.5s det

37 ENTWISTLE DRIVE BB2 7GQ £226,950 31/07/2020 102 1099 £207 £2,225 Jenner 4 bed 2.5s det

55 BRADDOCK BLUFF BB2 7FY £224,950 14/08/2020 102 1099 £205 £2,205 Jenner 4 bed 2.5s det

53 BRADDOCK BLUFF BB2 7FY £244,950 30/10/2020 105 1128 £217 £2,333 Wren DA 4 bed det

124 WHINNEY LANE MELLOR BB2 7EJ £264,950 28/06/2019 115 1233 £215 £2,304 Newton 4 bed det

92 ENTWISTLE DRIVE BB2 7GR £269,950 13/12/2019 115 1233 £219 £2,347 Newton 4 bed det

29 ENTWISTLE DRIVE BB2 7GQ £269,950 21/02/2020 115 1233 £219 £2,347 Newton 4 bed det

3 RATHBONE AVENUE BB2 7GU £276,950 11/09/2020 115 1233 £225 £2,408 Newton 4 bed det

90 ENTWISTLE DRIVE BB2 7GR £266,950 21/11/2019 116 1246 £214 £2,306 Scott 4 bed det

120 WHINNEY LANE MELLOR BB2 7EJ £264,950 29/11/2019 116 1246 £213 £2,289 Scott 4 bed det

10 RATHBONE AVENUE BB2 7GU £269,950 30/07/2020 116 1246 £217 £2,332 Scott 4 bed det

8 RATHBONE AVENUE BB2 7GU £269,950 18/09/2020 116 1246 £217 £2,332 Scott 4 bed det

28 BRADDOCK BLUFF BB2 7FY £289,950 12/06/2020 125 1342 £216 £2,320 Haversham side and bay 4 bed det

118 WHINNEY LANE MELLOR BB2 7EJ £284,950 20/06/2019 125 1350 £211 £2,272 Shakesphere 4 bed det

33 ENTWISTLE DRIVE BB2 7GQ £289,950 26/03/2020 125 1350 £215 £2,312 Shakesphere 4 bed det

35 ENTWISTLE DRIVE BB2 7GQ £291,950 03/04/2020 125 1350 £216 £2,328 Shakesphere special 4 bed det

9 RATHBONE AVENUE BB2 7GU £304,950 31/07/2020 130 1401 £218 £2,343 Stephenson 4 bed det

86 ENTWISTLE DRIVE BB2 7GR £249,950 06/12/2019 130 1401 £178 £1,920 Wordsworth Special 4 bed 2.5s det

96 ENTWISTLE DRIVE BB2 7GR £249,950 27/03/2020 130 1401 £178 £1,920 Wordsworth Special 4 bed 2.5s det

57 BRADDOCK BLUFF BB2 7FY £249,950 13/08/2020 130 1401 £178 £1,920 Wordsworth Special 4 bed 2.5s det

126 WHINNEY LANE MELLOR BB2 7EJ £319,950 07/06/2019 139 1493 £214 £2,307 Oxford hipped 4 bed det

1 RATHBONE AVENUE BB2 7GU £329,950 26/03/2020 139 1493 £221 £2,379 Oxford hipped 4 bed det

25 ENTWISTLE DRIVE BB2 7GQ £319,950 23/07/2020 139 1493 £214 £2,307 Oxford hipped 4 bed det

59 BRADDOCK BLUFF BB2 7FY £334,950 20/03/2020 142 1532 £219 £2,353 Priestley 4 bed det

122 WHINNEY LANE MELLOR BB2 7EJ £354,950 28/06/2019 159 1712 £207 £2,232 Cavendish 5 bed Det

4 RATHBONE AVENUE BB2 7GU £362,950 25/09/2020 159 1712 £212 £2,282 Cavendish 5 bed Det

AVE £214 £2,302

Availability 29/09/21

Plot Ref Type No Beds Size (sq.m) Size (sq.ft)
Asking 

Price

Price (per 

sq.m)
Price (per sq.ft)

34 Baird Semi 3 71 766 £179,950 £2,529 £235

32 Baird Semi 3 71 766 £180,950 £2,543 £236

33 Baird Semi 3 71 766 £180,950 £2,543 £236

31 Wordsworth Special Det 2.5s 4 130 1401 £271,950 £2,089 £194

Ave £2,426 £225

Last Listings

 

Plot Ref Type No Beds Size (sq.m) Size (sq.ft)
Asking 

Price

Price (per 

sq.m)
Price (per sq.ft) Last Listed

Bell Mews 2 59 630 £149,950 £2,562 £238 27/04/2021

Jenner Semi 2.5s 3 102 1099 £233,950 £2,294 £213 18/08/2021

Haversham Det 4 125 1342 £304,950 £2,440 £227 20/08/2021

Ave £2,432 £226



Appendix 7

Taylors Green, Pole Lane, Darwen, (Kier Living)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

5 CRAVEN TERRACE DARWEN BB3 3FW £195,000 16/08/2019 92 990 £197 £2,120 Pinewood 3 bed det

16 GREEN FIELD DARWEN BB3 3FY £239,995 30/10/2019 102 1098 £219 £2,353 Cherryford Special 4 bed det

8 GREEN FIELD DARWEN BB3 3FY £264,995 20/12/2019 114 1227 £216 £2,325 Roeford 4 bed det

4 GREEN FIELD DARWEN BB3 3FY £269,995 27/09/2019 119 1281 £211 £2,269 Dartford 4 bed det

2 GREEN FIELD DARWEN BB3 3FY £275,995 27/09/2019 121 1302 £212 £2,281 Oxford 4 bed det

6 CRAVEN TERRACE DARWEN BB3 3FW £265,000 28/06/2019 123 1324 £200 £2,154 Guildford 4 bed det

10 TAYLORS TURN DARWEN BB3 3GU £325,000 12/07/2019 140 1507 £216 £2,321 Ravensworth 5 bed det

AVE £210 £2,260

Availability July 20

Plot Ref Type No Beds Size (sq.m) Size (sq.ft)
Asking 

Price

Price (per 

sq.m)
Price (per sq.ft)

105 Pensford Det 4 114 1225 £259,995 £2,285 £212

120 Pensford Det 4 114 1225 £259,995 £2,285 £212

94 Roeford Det 4 114 1227 £266,995 £2,342 £218

92 Langford Det 4 116 1251 £259,995 £2,237 £208

107 Dartford Det 4 119 1281 £269,996 £2,269 £211

110 Dartford Det 4 119 1281 £269,995 £2,269 £211

90 Oxford Det 4 121 1302 £267,995 £2,215 £206

Ave £2,271 £211

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

4 CRAVEN TERRACE DARWEN BB3 3FW £224,950 25/06/2020 93 998 £225 £2,426 E 3 bed det Rosewood

6 GREEN FIELD DARWEN BB3 3FY £218,000 20/12/2019 93 998 £218 £2,351 E 3 bed det Rosewood

10 GREEN FIELD DARWEN BB3 3FY £236,995 20/12/2019 102 1095 £216 £2,330 F 4 bed det

8 GREEN FIELD DARWEN BB3 3FY £264,995 20/12/2019 113 1215 £218 £2,347 I 4 bed det Roeford

6 TAYLORS TURN DARWEN BB3 3GU £264,995 20/12/2019 113 1215 £218 £2,347 I 4 bed det Roeford

2 TAYLORS TURN DARWEN BB3 3GU £269,995 21/02/2020 119 1284 £210 £2,264 K 4 bed det Dartford

14 GREEN FIELD DARWEN BB3 3FY £284,995 16/12/2019 123 1327 £215 £2,311 G 4 bed det

4 TAYLORS TURN DARWEN BB3 3GU £282,995 28/02/2020 124 1330 £213 £2,291 M 4 bed det

AVE £217 £2,334

Availability at 4/10/21

Plot Ref Type No Beds Size (sq.m) Size (sq.ft)
Asking 

Price

Price (per 

sq.m)
Price (per sq.ft)

53 Alderley End t 3 80 860 £186,995 £2,340 £217

84 Orford Det 3 99 1062 £249,995 £2,534 £235

38 Ashleworth Det 4 116 1249 £274,995 £2,370 £220

86 Ashleworth Det 4 116 1249 £274,995 £2,370 £220

82 Ashleworth Det 4 116 1249 £276,995 £2,387 £222

89 Portland Det 4 132 1421 £309,995 £2,348 £218

£2,392 £222

Last Listings

 

Plot Ref Type No Beds Size (sq.m) Size (sq.ft)
Asking 

Price

Price (per 

sq.m)
Price (per sq.ft) Last Listed

Selsdon Det 4 140 1509 £359,995 £2,568 £239 07/08/2021

Roeford Det 4 113 1215 £289,995 £2,568 £239 01/08/2021

Guildford Det 4 123 1324 £284,995 £2,317 £215 03/09/2020

Penford Det 4 114 1225 £279,995 £2,460 £229 03/09/2020

Oxford Det 4 121 1302 £276,995 £2,289 £213 03/09/2020

Buckland Det 4 117 1257 £274,995 £2,355 £219 10/05/2021

Cherryford Special Det 4 102 1098 £239,995 £2,353 £219 02/10/2020

Kingston Det 3 89 961 £209,995 £2,352 £219 23/01/2021

Ave £2,408 £224



Appendix 7

Roe Lee Gardens, Sandringham Close, Blackburn (Miller Homes)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

26 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £180,995 31/10/2019 82 886 £204 £2,199 Tolkein 3 bed semi 2.5s

28 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £180,995 31/10/2019 82 886 £204 £2,199 Tolkein 3 bed semi 2.5s

41 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £180,995 28/06/2019 82 886 £204 £2,199 Tolkein 3 bed semi 2.5s

65 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £218,495 31/10/2019 87 940 £232 £2,502 Darwin DA 3 bed det

37 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £215,995 21/06/2019 95 1027 £210 £2,264 Kipling 3 bed det

43 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £229,995 28/02/2019 99 1068 £215 £2,318 Malory 3 bed det

47 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £229,995 25/03/2019 99 1068 £215 £2,318 Malory  3 bed det

21 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £227,995 29/03/2019 99 1068 £213 £2,298 Malory 3 bed det

49 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £218,495 26/04/2019 99 1068 £205 £2,202 Malory  3 bed det

57 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £227,995 31/05/2019 99 1068 £213 £2,298 Malory 3 bed det

59 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £227,995 30/08/2019 99 1068 £213 £2,298 Malory 3 bed det

24 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £227,995 31/10/2019 99 1068 £213 £2,298 Malory 3 bed det

25 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £209,995 29/03/2019 101 1086 £193 £2,081 Rolland 4 bed 2.5s semi

33 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £217,995 28/06/2019 101 1086 £201 £2,161 Rolland 4 bed 2.5s semi

61 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £217,995 30/08/2019 101 1086 £201 £2,161 Rolland 4 bed 2.5s semi

53 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £237,995 26/04/2019 103 1105 £215 £2,318 Esk 4 bed det

45 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £292,995 28/02/2019 131 1407 £208 £2,241 Chadwick 4 bed det

51 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £293,995 02/05/2019 131 1407 £209 £2,249 Chadwick 4 bed det

55 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £293,995 25/06/2019 131 1407 £209 £2,249 Chadwick 4 bed det

22 SANDRINGHAM CLOSE BLACKBURN BB1 8QJ £295,995 31/10/2019 131 1407 £210 £2,264 Chadwick 4 bed det

AVE £231,445 AVE £210 £2,256

Availability July 20

Plot Ref Type No Beds Size (sq.m) Size (sq.ft)
Asking 

Price

Price (per 

sq.m)

Price (per 

sq.ft)

26 Darwin DA Det 3 87 940 £215,995 £2,483 £230

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

14 SANDRINGHAM CLOSE BB1 8QJ £170,046 31/01/2020 82 886 £192 £2,066 Tolkein 3 bed ter 2.5s

16 SANDRINGHAM CLOSE BB1 8QJ £169,995 19/12/2019 82 886 £192 £2,065 Tolkein 3 bed ter 2.5s

18 SANDRINGHAM CLOSE BB1 8QJ £179,186 20/12/2019 82 886 £202 £2,177 Tolkein 3 bed ter 2.5s

20 SANDRINGHAM CLOSE BB1 8QJ £215,995 29/11/2019 95 1027 £210 £2,264 Kipling 3 bed det

29 SANDRINGHAM CLOSE BB1 8QJ £208,996 13/12/2019 95 1027 £204 £2,190 Kipling 3 bed det

63 SANDRINGHAM CLOSE BB1 8QJ £202,995 24/01/2020 101 1086 £187 £2,012 Rolland 4 bed 2.5s semi

17 SANDRINGHAM CLOSE BB1 8QJ £284,996 15/05/2020 131 1407 £203 £2,180 Chadwick 4 bed det

19 SANDRINGHAM CLOSE BB1 8QJ £305,995 09/12/2019 131 1407 £217 £2,341 Chadwick 4 bed det

£201 £2,162

No current availability



Appendix 7

Swallowfields, School Lane, Blackburn (Wainhomes)

Availability July 20

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price Price (per sq.m) Price (per sq.ft)

41 Trevithick Semi 3 76 816 £169,950 £2,236 £208

11 Brancaster S Det 3 84 900 £184,950 £2,202 £206

8 Nelson Det 3 94 1013 £214,950 £2,287 £212

9 Nelson Det 4 94 1013 £214,950 £2,287 £212

39 Wren Det 4 103 1112 £236,950 £2,300 £213

43 Nightingale Det 4 107 1155 £239,950 £2,243 £208

5 Newton Det 4 115 1233 £259,950 £2,260 £211

7 Newton Det 4 115 1233 £259,950 £2,260 £211

2 Sandown Det 4 116 1246 £259,950 £2,246 £209

40 Haversham Det 4 125 1342 £274,950 £2,200 £205

Ave £2,252 £209

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

7 SPRING FARM GARDENS GUIDE BB1 2RJ £171,950 30/10/2020 76 816 £211 £2,263 Trevithick 3 bed semi

5 SPRING FARM GARDENS GUIDE BB1 2RJ £174,950 13/11/2020 76 816 £214 £2,302 Trevithick 3 bed semi

15 SPRING FARM GARDENS GUIDE BB1 2RJ £174,950 17/12/2020 76 816 £214 £2,302 Trevithick 3 bed semi

17 SPRING FARM GARDENS GUIDE BB1 2RJ £174,950 18/12/2020 76 816 £214 £2,302 Trevithick 3 bed semi

21 SPRING FARM GARDENS GUIDE BB1 2RJ £179,950 18/12/2020 76 816 £221 £2,368 Trevithick 3 bed semi

19 SPRING FARM GARDENS GUIDE BB1 2RJ £179,950 12/02/2021 76 816 £221 £2,368 Trevithick 3 bed semi

10 SPRING FARM GARDENS GUIDE BB1 2RJ £234,950 25/09/2020 103 1112 £211 £2,281 Wren 4 bed det

11 SPRING FARM GARDENS GUIDE BB1 2RJ £236,950 17/12/2020 103 1112 £213 £2,300 Wren 4 bed det

74 SCHOOL LANE GUIDE BB1 2LW £239,950 28/08/2020 107 1155 £208 £2,243 Nightingale SA 4 bed det

3 SPRING FARM GARDENS GUIDE BB1 2RJ £239,950 06/11/2020 107 1155 £208 £2,243 Nightingale 4 bed det

12 SPRING FARM GARDENS GUIDE BB1 2RJ £264,950 26/11/2020 115 1233 £215 £2,304 Newton 4 bed det

8 SPRING FARM GARDENS GUIDE BB1 2RJ £264,950 11/12/2020 115 1233 £215 £2,304 Newton 4 bed det

4 SPRING FARM GARDENS GUIDE BB1 2RJ £259,950 24/07/2020 116 1246 £209 £2,246 Sandown 4 bed det

2 SPRING FARM GARDENS GUIDE BB1 2RJ £264,950 11/12/2020 116 1246 £213 £2,289 Sandown 4 bed det

9 SPRING FARM GARDENS GUIDE BB1 2RJ £279,950 08/03/2021 125 1345 £208 £2,240 Haversham 4 bed det

6 SPRING FARM GARDENS GUIDE BB1 2RJ £299,950 25/09/2020 130 1401 £214 £2,305 Stephenson 4 bed det

AVE £213 £2,291

Availability at 4/10/21

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price Price (per sq.m) Price (per sq.ft)

26 Trevithick Semi 3 76 816 £189,950 £2,499 £233

Last Listings

 

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price Price (per sq.m) Price (per sq.ft) Last Listed

Trevithick Semi 3 76 816 £186,950 £2,460 £229 26/07/2021

Nightingale Det 4 107 1155 £254,950 £2,383 £221 04/10/2021

Sandown Det 4 116 1246 £269,950 £2,332 £217 04/11/2020

Newton Det 4 115 1233 £269,950 £2,347 £219 05/11/2020

Ave £2,381 £221



Appendix 7

The Sycamores, Gib Lane, Livesey (Story Homes)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

10 SYCAMORE DRIVE Livesey BB2 5GW £262,995 29/03/2019 115 1238 £212 £2,287 Wellington 4 bed det 

62 GIB LANE Livesey BB2 5BP £263,995 30/08/2019 117 1255 £210 £2,264 Telford 4 bed det 

80 GIB LANE Livesey BB2 5BP £264,995 19/09/2019 117 1261 £210 £2,262 Greenwich 4 bed det 

90 GIB LANE Livesey BB2 5BP £296,995 22/11/2019 117 1261 £236 £2,535 Greenwich 4 bed det 

9 SYCAMORE DRIVE Livesey BB2 5GW £278,995 21/06/2019 127 1363 £205 £2,203 Durham 4 bed det 

74 GIB LANE Livesey BB2 5BP £279,995 31/05/2019 128 1377 £203 £2,189 Boston 4 bed det 

82 GIB LANE Livesey BB2 5BP £279,995 25/10/2019 128 1377 £203 £2,189 Boston 4 bed det 

94 GIB LANE Livesey BB2 5BP £284,995 06/12/2019 128 1377 £207 £2,228 Boston 4 bed det 

8 SYCAMORE DRIVE Livesey BB2 5GW £279,995 24/05/2019 128 1377 £203 £2,189 Boston 4 bed det 

60 GIB LANE Livesey BB2 5BP £287,995 27/09/2019 130 1402 £205 £2,211 Warwick 4 bed det 

72 GIB LANE Livesey BB2 5BP £284,995 07/06/2019 130 1402 £203 £2,188 Warwick 4 bed det 

64 GIB LANE Livesey BB2 5BP £289,995 30/08/2019 134 1441 £201 £2,166 Grantham 4 bed det 

68 GIB LANE Livesey BB2 5BP £289,995 23/08/2019 134 1441 £201 £2,166 Grantham 4 bed det 

76 GIB LANE Livesey BB2 5BP £291,995 23/08/2019 134 1441 £203 £2,181 Grantham 4 bed det 

84 GIB LANE Livesey BB2 5BP £291,995 27/09/2019 134 1441 £203 £2,181 Grantham 4 bed det 

88 GIB LANE Livesey BB2 5BP £291,995 22/11/2019 134 1441 £203 £2,181 Grantham 4 bed det 

96 GIB LANE Livesey BB2 5BP £315,995 16/12/2019 142 1525 £207 £2,230 Gosforth 4 bed det 

70 GIB LANE Livesey BB2 5BP £312,995 30/08/2019 148 1592 £197 £2,116 Taunton 4 bed det 

11 SYCAMORE DRIVE Livesey BB2 5GW £320,995 07/06/2019 148 1592 £202 £2,170 Taunton 4 bed det 

4 SYCAMORE DRIVE Livesey BB2 5GW £363,995 29/03/2019 165 1778 £205 £2,204 Hampton 4 bed det 

66 GIB LANE Livesey BB2 5BP £383,995 27/09/2019 177 1902 £202 £2,173 Weybridge 5 bed det

78 GIB LANE Livesey BB2 5BP £383,995 01/11/2019 177 1902 £202 £2,173 Weybridge 5 bed det

92 GIB LANE Livesey BB2 5BP £374,995 16/12/2019 177 1902 £197 £2,122 Weybridge 5 bed det 

2 SYCAMORE DRIVE Livesey BB2 5GW £374,995 29/03/2019 177 1905 £197 £2,119 Mayfair 5 bed det

AVE £306,412 AVE £205 £2,205

Availability July 2020

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price
Price (per 

sq.m)
Price (per sq.ft)

37 Hewson Det 4 145 1560 £329,995 £2,277 £212

26 Cambridge Det 4 151 1630 £319,995 £2,113 £196

27 Hampton Det 5 165 1778 £363,995 £2,204 £205

38 Layton Det 5 177 1902 £369,995 £2,094 £195

AVE £2,172 £202

Sales Update at 29/9/21

 

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description

4 HAWTHORN LANE BB2 5FT £259,995 20/02/2020 115 1238 £210 £2,261 Wellington 4 bed det 

5 BLUEBELL WAY BB2 5FZ £259,995 12/06/2020 115 1238 £210 £2,261 Wellington 4 bed det 

86 GIB LANE BB2 5BP £267,995 15/11/2019 115 1238 £216 £2,330 Wellington 4 bed det 

16 BLUEBELL WAY BB2 5FZ £259,995 12/05/2020 117 1261 £206 £2,219 Greenwich 4 bed det 

4 BLUEBELL WAY BB2 5FZ £264,995 13/03/2020 117 1261 £210 £2,262 Greenwich 4 bed det 

8 BLUEBELL WAY BB2 5FZ £269,995 26/03/2020 117 1261 £214 £2,305 Greenwich 4 bed det 

6 BLUEBELL WAY BB2 5FZ £278,995 20/03/2020 127 1363 £205 £2,203 Durham 4 bed det 

14 BLUEBELL WAY BB2 5FZ £278,995 27/03/2020 127 1363 £205 £2,203 Durham 4 bed det 

2 BLUEBELL WAY BB2 5FZ £279,995 13/03/2020 127 1363 £205 £2,211 Durham 4 bed det  

6 HAWTHORN LANE BB2 5FT £288,995 20/03/2020 130 1402 £206 £2,219 Warwick 4 bed det 

2 HAWTHORN LANE BB2 5FT £297,995 07/02/2020 133 1429 £209 £2,245 Arundel 4 bed det 

1 MAPLE WALK BB2 5FW £294,995 11/12/2019 134 1441 £205 £2,204 Grantham 4 bed det 

12 BLUEBELL WAY BB2 5FZ £294,995 26/06/2020 134 1441 £205 £2,204 Grantham 4 bed det  

10 BLUEBELL WAY BB2 5FZ £326,995 26/06/2020 151 1630 £201 £2,159 Cambridge 4 bed det 

1 BLUEBELL WAY BB2 5FZ £362,995 19/02/2021 165 1778 £204 £2,198 Hampton 5 bed det 

7 BLUEBELL WAY BB2 5FZ £383,995 19/06/2020 177 1905 £202 £2,170 Mayfair 5 bed det 

£207 £2,228

No Available Plots Sept 2021  

Last Listings

 

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price
Price (per 

sq.m)
Price (per sq.ft) Last Listed

127 Spencer Semi 3 89 960 £211,995 £2,377 £221 07/02/2021

43 Pearson Det 4 108 1158 £254,995 £2,370 £220 31/10/2020

39 Ferguson Det 4 113 1217 £269,995 £2,388 £222 15/08/2020

205 Greenwich Det 4 117 1261 £272,995 £2,330 £216 17/02/2021

59 Durham Det 4 127 1366 £279,995 £2,206 £205 22/10/2020

70 Saunderson Det 4 131 1412 £299,995 £2,287 £212 01/10/2020

71 Wilspn Det 4 132 1425 £309,995 £2,342 £218 07/01/2021

Harrison Det 4 126 1356 £309,995 £2,461 £229 16/06/2021

178 Hewson Det 4 145 1561 £337,995 £2,331 £217 25/02/2021

129 Lawson Det 4 154 1659 £364,995 £2,368 £220 24/02/2021

27 Hampton Det 4 165 1778 £369,995 £2,240 £208 17/01/2021

Masterton Det 5 168 1803 £382,995 £2,286 £212 07/06/2021

130 Charlton Det 5 177 1905 £407,995 £2,305 £214 01/06/2021

Ave £2,330 £216

Available Plots 10 Nov 21

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price
Price (per 

sq.m)
Price (per sq.ft)

169 Masterton Det 5 168 1803 £410,995 £2,454 £228

160 Layton Det 2.5s 5 177 1902 £409,995 £2,320 £216

162 Fergusson Det 4 113 1217 £289,995 £2,565 £238



Appendix 7

Bluebell Walk, Gib Lane, Blackburn (Wainhomes)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (Per sq.m) House Type Description Comment

52 BUCKTHORN LANE BLACKBURN BB2 5AR £219,950 28/06/2019 94 1012 £217 £2,340 Nelson 4 bed det

8 HONEYSUCKLE GARDENS BLACKBURN BB2 5DA £210,950 29/03/2019 94 1012 £208 £2,244 Nelson 4 bed det

9 HONEYSUCKLE GARDENS BLACKBURN BB2 5DA £209,950 17/06/2019 102 1099 £191 £2,058 Jenner 4 bed det

7 THISTLE TRAIL BLACKBURN BB2 5AS £217,950 01/03/2019 102 1099 £198 £2,137 Jenner 4 bed det

8 THISTLE TRAIL BLACKBURN BB2 5AS £199,950 04/04/2019 102 1099 £182 £1,960 Jenner 4 bed det

9 THISTLE TRAIL BLACKBURN BB2 5AS £209,950 24/05/2019 102 1099 £191 £2,058 Jenner 4 bed det

10 THISTLE TRAIL BLACKBURN BB2 5AS £199,950 10/05/2019 102 1099 £182 £1,960 Jenner 4 bed det

33 BUCKTHORN LANE BLACKBURN BB2 5AR £229,950 28/06/2019 103 1113 £207 £2,233 Wren 4 bed det

7 HONEYSUCKLE GARDENS BLACKBURN BB2 5DA £266,950 23/05/2019 115 1240 £215 £2,321 Newton 4 bed det

6 HONEYSUCKLE GARDENS BLACKBURN BB2 5DA £261,950 22/03/2019 116 1246 £210 £2,258 Scott 4 bed det

5 THISTLE TRAIL BLACKBURN BB2 5AS £261,950 18/04/2019 116 1246 £210 £2,258 Scott 4 bed det

2 BUCKTHORN LANE BLACKBURN BB2 5AR £239,950 28/06/2019 122 1308 £183 £1,967 Wordsworth S 4 bed det

5 HONEYSUCKLE GARDENS BLACKBURN BB2 5DA £239,950 25/01/2019 122 1308 £183 £1,967 Wordsworth S 4 bed det

11 HONEYSUCKLE GARDENS BLACKBURN BB2 5DA £239,950 30/08/2019 122 1308 £183 £1,967 Wordsworth S 4 bed det

1 THISTLE TRAIL BLACKBURN BB2 5AS £239,950 27/06/2019 122 1308 £183 £1,967 Wordsworth S 4 bed det

11 THISTLE TRAIL BLACKBURN BB2 5AS £269,950 28/05/2019 125 1342 £201 £2,160 Haversham 4 bed det

16 THISTLE TRAIL BLACKBURN BB2 5AS £279,950 01/03/2019 125 1342 £209 £2,240 Haversham 4 bed det

31 BUCKTHORN LANE BLACKBURN BB2 5AR £274,950 25/10/2019 125 1342 £205 £2,200 Haversham S 4 bed det

35 BUCKTHORN LANE BLACKBURN BB2 5AR £274,950 12/09/2019 125 1342 £205 £2,200 Haversham S 4 bed det

3 BUCKTHORN LANE BLACKBURN BB2 5AR £300,000 26/04/2019 125 1350 £222 £2,400 Shakespeare 4 bed det

54 BUCKTHORN LANE BLACKBURN BB2 5AR £281,950 20/06/2019 125 1350 £209 £2,256 Shakespeare 4 bed det

3 THISTLE TRAIL BLACKBURN BB2 5AS £334,950 28/06/2019 159 1716 £195 £2,107 Montgomery 5 bed det

AVE £200 £2,148

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (Per sq.m) House Type Description Comment

1 BUCKTHORN LANE BB2 5AR £334,950 26/02/2020 157 1685 £199 £2,133 Cavendish 5 bed det

5 BUCKTHORN LANE BB2 5AR £270,000 30/06/2020 116 1246 £217 £2,328 Scott 4 bed det

£208 £2,231

Resales

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (Per sq.m) House Type Description Comment

41 BUCKTHORN LANE BLACKBURN BB2 5AR £334,950 30/04/2021 159 1711 £196 £2,107 Det

21 BUCKTHORN LANE BLACKBURN BB2 5AR £265,000 26/06/2020 121 1302 £203 £2,190 Det



Appendix 7

Whinney Lane (Conlan Construction)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

9 WELL LANE BLACKBURN BB2 7FX £369,950 04/06/2019 170 1834 £202 £2,171 C 5 bed det

7 WELL LANE BLACKBURN BB2 7FX £374,000 28/06/2019 170 1834 £204 £2,195 C 5 bed det

3 WELL LANE BLACKBURN BB2 7FX £373,000 26/07/2019 170 1834 £203 £2,189 C 5 bed det

4 WELL LANE BLACKBURN BB2 7FX £367,500 25/10/2019 170 1834 £200 £2,157 C 5 bed det

10 WELL LANE BLACKBURN BB2 7FX £367,500 10/06/2019 172 1847 £199 £2,142 B 4 bed det

1 WELL LANE BLACKBURN BB2 7FX £365,000 18/10/2019 172 1847 £198 £2,127 B 4 bed det

12 WELL LANE BLACKBURN BB2 7FX £379,950 22/03/2019 179 1932 £197 £2,117 A 4 bed det

11 WELL LANE BLACKBURN BB2 7FX £374,950 20/06/2019 179 1932 £194 £2,089 A 4 bed det

2 WELL LANE BLACKBURN BB2 7FX £367,500 23/08/2019 179 1932 £190 £2,047 A 4 bed det

AVE £199 £2,137

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

6 WELL LANE BB2 7FX £305,000 11/09/2020 161 1735 £176 £1,892 D 4 bed det

All now sold



Appendix 7

Eclipse Park, Livesey (McDermott)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

30 ECLIPSE ROAD Livesey BB2 5EZ £199,995 05/07/2019 101 1085 £184 £1,984 Churchill 3 bed semi

32 ECLIPSE ROAD Livesey BB2 5EZ £199,995 10/10/2019 101 1085 £184 £1,984 Churchill 3 bed semi

20 ECLIPSE ROAD Livesey BB2 5EZ £232,995 26/04/2019 102 1100 £212 £2,280 Chatam 4 bed det

10 ECLIPSE ROAD Livesey BB2 5EZ £232,995 10/05/2019 104 1120 £208 £2,239 Cleveland 4 bed det

14 ECLIPSE ROAD Livesey BB2 5EZ £232,995 30/08/2019 104 1120 £208 £2,239 Cleveland 4 bed det

16 ECLIPSE ROAD Livesey BB2 5EZ £232,995 14/06/2019 104 1120 £208 £2,239 Cleveland 4 bed det

12 ECLIPSE ROAD Livesey BB2 5EZ £242,995 29/03/2019 114 1232 £197 £2,123 Maidstone 4 bed det

6 ECLIPSE ROAD Livesey BB2 5EZ £269,995 08/11/2019 114 1232 £219 £2,359 Maidstone 4 bed det

5 ECLIPSE ROAD Livesey BB2 5EZ £257,955 28/06/2019 120 1297 £199 £2,141 Garth 4 bed det

8 ECLIPSE ROAD Livesey BB2 5EZ £252,995 25/10/2019 120 1297 £195 £2,100 Garth 4 bed det

18 ECLIPSE ROAD Livesey BB2 5EZ £251,995 09/04/2019 120 1297 £194 £2,091 Garth 4 bed det

26 ECLIPSE ROAD Livesey BB2 5EZ £252,995 28/06/2019 120 1297 £195 £2,100 Garth 4 bed det

28 ECLIPSE ROAD Livesey BB2 5EZ £252,995 21/06/2019 120 1297 £195 £2,100 Garth 4 bed det

AVE £200 £2,152

 



Appendix 7

Greenhills, Livesey Branch Road, Feniscowles (Kingswood Homes)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

4 COCKRIDGE AVENUE Feniscowles BB2 5FJ £177,950 28/02/2019 83 893 £199 £2,144

25 HARRIETS HEIGHTS Feniscowles BB2 5FR £184,950 12/04/2019 85 915 £202 £2,176

12 FERN CRESCENT Feniscowles BB2 5FS £169,950 03/04/2019 85 915 £186 £1,999

17 FERN CRESCENT Feniscowles BB2 5FS £184,950 29/11/2019 86 926 £200 £2,151

21 MOORLAND DRIVE Feniscowles BB2 5DD £169,950 21/01/2019 87 936 £181 £1,953

23 MOORLAND DRIVE Feniscowles BB2 5DD £173,000 31/05/2019 87 936 £185 £1,989

27 MOORLAND DRIVE Feniscowles BB2 5DD £184,950 28/03/2019 87 936 £197 £2,126

10 FERN CRESCENT Feniscowles BB2 5FS £174,950 29/03/2019 87 936 £187 £2,011

2 COCKRIDGE AVENUE Feniscowles BB2 5FJ £179,000 28/02/2019 87 936 £191 £2,057

6 TREETOPS CLOSE Feniscowles BB2 5FN £184,950 25/03/2019 87 936 £197 £2,126

27 HARRIETS HEIGHTS Feniscowles BB2 5FR £214,950 29/03/2019 91 980 £219 £2,362

24 FERN CRESCENT Feniscowles BB2 5FS £214,950 31/07/2019 91 980 £219 £2,362

3 MILLWOOD MEWS Feniscowles BB2 5FG £214,950 17/05/2019 93 1001 £215 £2,311

11 FERN CRESCENT Feniscowles BB2 5FS £249,950 06/12/2019 107 1152 £217 £2,336

5 MILLWOOD MEWS Feniscowles BB2 5FG £249,950 05/07/2019 129 1389 £180 £1,938

7 MILLWOOD MEWS Feniscowles BB2 5FG £249,950 17/05/2019 129 1389 £180 £1,938

22 FERN CRESCENT Feniscowles BB2 5FS £314,950 31/07/2019 135 1453 £217 £2,333

2 MILLWOOD MEWS Feniscowles BB2 5FG £305,000 18/04/2019 135 1453 £210 £2,259

4 MILLWOOD MEWS Feniscowles BB2 5FG £310,000 28/02/2019 135 1453 £213 £2,296

9 THE FALLOWS Feniscowles BB2 5FP £319,950 29/04/2019 135 1453 £220 £2,370

33 MOORLAND DRIVE Feniscowles BB2 5DD £289,950 12/12/2019 137 1479 £196 £2,110

43 MOORLAND DRIVE Feniscowles BB2 5DD £279,950 13/12/2019 137 1479 £189 £2,038

39 MOORLAND DRIVE Feniscowles BB2 5DD £299,950 22/10/2019 142 1525 £197 £2,118

20 FERN CRESCENT Feniscowles BB2 5FS £314,950 12/07/2019 146 1572 £200 £2,157

27 FERN CRESCENT Feniscowles BB2 5FS £314,950 08/11/2019 149 1604 £196 £2,114

1 MILLWOOD MEWS Feniscowles BB2 5FG £329,950 31/01/2019 162 1744 £189 £2,037

8 TREETOPS CLOSE Feniscowles BB2 5FN £329,950 31/01/2019 162 1744 £189 £2,037

AVE £199 £2,142

Availability July 2020

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price Price (per sq.m) Price (per sq.ft)

152 Byre 3 Det 3 97 1044 £234,950 £2,422 £225

131 Forge 4 Det 4 105 1130 £239,950 £2,285 £212

153 Forge 4 Det 4 105 1130 £239,950 £2,285 £212

106 Dovecote Det 4 133 1431 £299,950 £2,255 £210

107 Dovecote Det 4 133 1431 £299,950 £2,255 £210

114 Dovecote Det 4 133 1431 £299,950 £2,255 £210

77 Byre B Det 4 136 1506 £314,950 £2,316 £209

70 Byre B Det 4 136 1506 £314,950 £2,316 £209

73 Byre B Det 4 136 1506 £314,950 £2,316 £209

24 Byre B Det 4 136 1506 £289,950 £2,132 £193

61 Forge 5 Det 4 141 1517 £314,950 £2,234 £208

133 Farmhouse 4 Det 4 147 1582 £324,950 £2,211 £205

£2,274 £209

Sales Update at 29/9/21

Plot Street Settlement Postcode Price Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

19 FERN CRESCENT BB2 5FS £184,950 05/11/2019 82 883 £209 £2,255 Weaver 3 3 bed semi

4 THE GROVE BB2 5FL £184,995 05/08/2020 82 883 £210 £2,256 Weaver 3 3 bed semi

6 HARRIETS HEIGHTS BB2 5FR £224,950 08/11/2019 92 990 £227 £2,445 Farmhouse 3 3 bed det

21 FERN CRESCENT BB2 5FS £214,950 22/11/2019 92 990 £217 £2,336 Farmhouse 3 3 bed det

4 CLOUDBERRY CURVE BB2 5DY £229,950 24/03/2020 97 1044 £220 £2,371 Byre 3 3 bed det

3 THE GROVE BB2 5FL £229,950 20/08/2020 97 1044 £220 £2,371 Byre 3 3 bed det

9 FERN CRESCENT BB2 5FS £239,950 29/11/2019 107 1152 £208 £2,243 D

17A HARRIETS HEIGHTS BB2 5FR £251,950 26/03/2021 107 1152 £219 £2,355 D

12 HARRIETS HEIGHTS BB2 5FR £239,950 15/11/2019 125 1345 £178 £1,920 Byre 3m 4 bed 2.5s det

6A HARRIETS HEIGHTS BB2 5FR £249,950 27/03/2020 125 1345 £186 £2,000 Byre 3m 4 bed 2.5s det

33 MOORLAND DRIVE BB2 5DD £289,950 12/12/2019 133 1431 £203 £2,180 Dovecote 4 4 bed 3s Det

51 MOORLAND DRIVE BB2 5DD £299,950 31/03/2020 133 1431 £210 £2,255 Dovecote 4 4 bed 3s Det

29 MOORLAND DRIVE BB2 5DD £299,950 13/03/2020 133 1431 £210 £2,255 Dovecote 4 4 bed 3s Det

37 MOORLAND DRIVE BB2 5DD £285,000 03/07/2020 133 1431 £199 £2,143 Dovecote 4 4 bed 3s Det

49 MOORLAND DRIVE BB2 5DD £299,950 02/09/2020 133 1431 £210 £2,255 Dovecote 4 4 bed 3s Det

5 HARRIETS HEIGHTS BB2 5FR £314,950 12/06/2020 135 1453 £217 £2,333 Byre 4 4 bed det

10 HARRIETS HEIGHTS BB2 5FR £279,950 28/08/2020 135 1453 £193 £2,074 D

2 HARRIETS HEIGHTS BB2 5FR £309,950 15/09/2020 141 1517 £204 £2,198 Forge 5 4 bed det

25 FERN CRESCENT BB2 5FS £314,000 22/07/2020 141 1517 £207 £2,227 Forge 5 4 bed det

2 CLOUDBERRY CURVE BB2 5DY £359,950 22/06/2020 162 1744 £206 £2,222 Byre 5 5 bed det

Ave £208 £2,235

Availability 4/10/21

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price Price (per sq.m) Price (per sq.ft)

172 Haybarn Det 3 109 1173 £282,995 £2,596 £241

175 Haybarn Det 3 109 1173 £282,995 £2,596 £241

186 Thresher 2M Det bungalow 3 £299,995

187 Forge 4 Det 4 105 1130 £276,995 £2,638 £245

90 Dovecote 5 Det  3s 5 137 1474 £312,995 £2,285 £212

91 Dovecote 5 Det 3s 5 137 1474 £312,995 £2,285 £212

176 Byre 5 Det 5 162 1744 £374,995 £2,315 £215

Ave £2,452 £228

Resales

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (Per sq.m) House Type Description Comment

7 MILLWOOD MEWS Feniscowles BB2 5FG £265,000 21/12/2020 129 1389 £191 £2,054

Last Listings

 

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price Price (per sq.m) Price (per sq.ft) Last Listed

Weaver 3 Semi 3 82 883 £209,950 £2,560 £238 11/09/2020

Farmhouse 3 Det 3 92 990 £233,950 £2,543 £236 12/11/2020

Byre 3 Det 3 97 1044 £237,995 £2,454 £228 04/11/2020

Forge 3 Det 3 92 991 £239,995 £2,607 £242 05/11/2020

Byre 3M Det 3s 4 125 1345 £254,995 £2,040 £190 21/01/2021

Haybarn 4 Det 4 £279,995 04/12/2020

Byre B Det 4 136 1506 £314,950 £2,316 £209 11/09/2020

Byre 4 Det 4 135 1453 £324,995 £2,407 £224 12/05/2021

Farmhouse 5 Det 5 164 1760 £352,950 £2,159 £201 05/11/2020

Ave £2,386 £221

Ex 5 bed £2,435 £225



Appendix 7

The Blossoms, Ramsgreve Drive, Blackburn (Persimmon)

Availability July 20

Plot Street Settlement Postcode Price Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

34 Blackburn £160,000 71 761 £210 £2,263 Barton 3 bed semi Han

35 Blackburn £160,000 71 761 £210 £2,263 Barton 3 bed semi Han

31 Blackburn £147,995 71 762 £194 £2,091 Mosley 3 bed ter Mos

36 Blackburn £180,000 81 870 £207 £2,227 Buttermere 3 bed semi Ruf

37 Blackburn £180,000 81 870 £207 £2,227 Buttermere 3 bed semi Ruf

21 Blackburn £204,995 90 969 £212 £2,277 Derwent 3 bed det Hat

20 Blackburn £234,995 111 1190 £197 £2,126 Kendal 4 bed det Ken

39 Blackburn £250,000 118 1275 £196 £2,111 Belmont 4 bed det Win

AVE £204 £2,198

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

21 CHESTNUT AVENUE BB1 8FG £160,000 22/01/2021 71 761 £210 £2,263 Barton 3 bed semi Han

23 CHESTNUT AVENUE BB1 8FG £160,000 27/11/2020 71 761 £210 £2,263 Barton 3 bed semi Han

9 CHESTNUT AVENUE BB1 8FG £147,995 28/02/2020 71 762 £194 £2,091 Moseley 3 bed 2.5s t Mos

11 CHESTNUT AVENUE BB1 8FG £144,995 28/08/2020 71 762 £190 £2,048 Moseley 3 bed 2.5s t Mos

7 CHESTNUT AVENUE BB1 8FG £189,995 19/12/2019 81 870 £218 £2,351 Buttermere 3 bed det Ruf

17 CHESTNUT AVENUE BB1 8FG £189,995 26/06/2020 81 870 £218 £2,351 Buttermere 3 bed det Ruf

27 CHESTNUT AVENUE BB1 8FG £180,000 18/12/2020 81 870 £207 £2,227 Buttermere 3 bed semi Ruf

6 THE OAKS BB1 8FA £165,995 16/10/2020 88 951 £175 £1,879 Windermere 3 bed 2.5s t Sou

8 THE OAKS BB1 8FA £169,995 25/09/2020 88 951 £179 £1,924 Windermere 3 bed 2.5s t Sou

10 THE OAKS BB1 8FA £204,995 18/12/2020 90 969 £212 £2,277 Derwent 3 bed det Hat

2 THE OAKS BB1 8FA £214,995 20/12/2019 93 999 £215 £2,317 Lockwood Corner 3 bed det CLA

7 THE OAKS BB1 8FA £204,995 31/07/2020 93 999 £205 £2,209 Lockwood Corner 3 bed det CLA

3 THE OAKS BB1 8FA £227,995 26/06/2020 102 1096 £208 £2,239 Hornsea 4 bed det Ros

5 CHESTNUT AVENUE BB1 8FG £227,995 20/12/2019 102 1096 £208 £2,239 Hornsea 4 bed det Ros

19 CHESTNUT AVENUE BB1 8FG £230,000 09/09/2020 102 1096 £210 £2,259 Hornsea 4 bed det Ros

12 THE OAKS BB1 8FA £234,995 18/12/2020 111 1190 £197 £2,126 Kendal 4 bed det Ken

3 CHESTNUT AVENUE BB1 8FG £234,955 20/12/2019 111 1190 £197 £2,125 Kendal 4 bed det Ken

5 THE OAKS BB1 8FA £245,995 02/07/2020 118 1275 £193 £2,077 Belmont 4 bed det Win

29 CHESTNUT AVENUE BB1 8FG £250,000 18/12/2020 118 1275 £196 £2,111 Belmont 4 bed det Win

AVE £202 £2,178

 

Availability 29/09/21

Plot Street Settlement Postcode Price Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

99 £145,000 59 638 £227 £2,446 Alnwick 2 bed

102 £173,000 71 761 £227 £2,447 Barton 3 bed semi Han

103 £173,000 71 761 £227 £2,447 Barton 3 bed semi Han

95 £215,000 90 969 £222 £2,388 Derwent 3 bed det Hat

91 £240,000 102 1096 £219 £2,357 Hornsea 4 bed det Ros

104 £240,000 102 1096 £219 £2,357 Hornsea 4 bed det Ros

93 £245,000 113 1220 £201 £2,162 Earleswood 4 bed 2.5s  detLum

100 £260,000 118 1275 £204 £2,195 Belmont 4 bed det Win

101 £260,000 118 1275 £204 £2,195 Belmont 4 bed det Win

105 £260,000 118 1275 £204 £2,195 Belmont 4 bed det Win

AVE £215 £2,319



Appendix 7

Cranberry Meadows, Cranberry Lane, Darwen, Mcdermott Homes

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

16 WHEATEAR PLACE DARWEN BB3 2FE £161,995 20/09/2019 75 803 £202 £2,171 Windermere 3 bed semi

9 PLOVER CRESCENT DARWEN BB3 2FP £179,995 24/05/2019 84 900 £200 £2,153 Oakhurst 3 bed det

2 WHEATEAR PLACE DARWEN BB3 2FE £179,995 07/06/2019 84 900 £200 £2,153 Oakhurst 3 bed det

12 WHEATEAR PLACE DARWEN BB3 2FE £179,995 28/06/2019 84 900 £200 £2,153 Oakhurst 3 bed det

9 WHEATEAR PLACE DARWEN BB3 2FE £179,995 11/07/2019 84 900 £200 £2,153 Oakhurst 3 bed det

15 WHEATEAR PLACE DARWEN BB3 2FE £179,995 04/10/2019 84 900 £200 £2,153 Oakhurst 3 bed det

11 PLOVER CRESCENT DARWEN BB3 2FP £186,995 11/10/2019 84 900 £208 £2,236 Oakhurst 3 bed det

1 WHEATEAR PLACE DARWEN BB3 2FE £184,995 31/05/2019 90 966 £192 £2,061 Ashdown 3 bed det

14 WHEATEAR PLACE DARWEN BB3 2FE £184,995 20/09/2019 90 966 £192 £2,061 Ashdown 3 bed semi

8 WHEATEAR PLACE DARWEN BB3 2FE £214,995 14/06/2019 101 1085 £198 £2,133 Chatham 4 bed det

10 WHEATEAR PLACE DARWEN BB3 2FE £214,995 28/06/2019 101 1085 £198 £2,133 Chatham 4 bed det

5 PLOVER CRESCENT DARWEN BB3 2FP £214,995 17/05/2019 101 1085 £198 £2,133 Chatham 4 bed det

11 WHEATEAR PLACE DARWEN BB3 2FE £229,995 29/08/2019 111 1200 £192 £2,063 Bowfell 4 bed det

17 WHEATEAR PLACE DARWEN BB3 2FE £239,995 25/10/2019 111 1200 £200 £2,153 Bromley 4 bed det

6 WHEATEAR PLACE DARWEN BB3 2FE £224,995 21/06/2019 115 1233 £182 £1,964 Maidstone 4 bed det

3 WHEATEAR PLACE DARWEN BB3 2FE £224,995 12/07/2019 115 1233 £182 £1,964 Maidstone 4 bed det

5 WHEATEAR PLACE DARWEN BB3 2FE £224,995 12/07/2019 115 1233 £182 £1,964 Maidstone 4 bed det

15 PLOVER CRESCENT DARWEN BB3 2FP £229,995 25/10/2019 115 1233 £187 £2,008 Maidstone 4 bed det

3 PLOVER CRESCENT DARWEN BB3 2FP £234,995 10/05/2019 120 1297 £181 £1,950 Garth 4 bed det

7 PLOVER CRESCENT DARWEN BB3 2FP £234,995 17/05/2019 120 1297 £181 £1,950 Garth 4 bed det

4 WHEATEAR PLACE DARWEN BB3 2FE £234,995 14/06/2019 120 1297 £181 £1,950 Garth 4 bed det

7 WHEATEAR PLACE DARWEN BB3 2FE £235,995 11/07/2019 120 1297 £182 £1,959 Garth 4 bed det

18 WHEATEAR PLACE DARWEN BB3 2FE £244,995 27/09/2019 120 1297 £189 £2,033 Garth 4 bed det

1 PLOVER CRESCENT DARWEN BB3 2FP £236,995 10/05/2019 121 1306 £181 £1,953 Sherbourne 4 bed det

AVE £192 £2,067

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

15 CURLEW GROVE DARWEN BB3 2FN £248,995 11/06/2020 111 1200 £207 £2,233 Bromley 4 bed det

145 CRANBERRY LANE DARWEN BB3 2HL £218,995 15/11/2019 101 1085 £202 £2,173 Chatham 4 bed det

151 CRANBERRY LANE DARWEN BB3 2HL £218,995 03/12/2019 101 1085 £202 £2,173 Chatham 4 bed det

17 PLOVER CRESCENT DARWEN BB3 2FP £219,995 19/12/2019 101 1085 £203 £2,182 Chatham 4 bed det

21 PLOVER CRESCENT DARWEN BB3 2FP £220,995 19/12/2019 101 1085 £204 £2,192 Chatham 4 bed det

8 CURLEW GROVE DARWEN BB3 2FN £222,995 03/07/2020 101 1085 £206 £2,212 Chatham 4 bed det

12 CURLEW GROVE DARWEN BB3 2FN £229,995 17/07/2020 101 1085 £212 £2,282 Chatham 4 bed det

21 WHEATEAR PLACE DARWEN BB3 2FE £234,995 29/11/2019 115 1233 £191 £2,051 Maidstone 4 bed det

19 PLOVER CRESCENT DARWEN BB3 2FP £230,995 19/12/2019 115 1233 £187 £2,017 Maidstone 4 bed det

7 CURLEW GROVE DARWEN BB3 2FN £232,995 27/03/2020 115 1233 £189 £2,034 Maidstone 4 bed det

147 CRANBERRY LANE DARWEN BB3 2HL £186,995 22/11/2019 84 900 £208 £2,236 Oakhurst 3 bed det

149 CRANBERRY LANE DARWEN BB3 2HL £186,995 28/11/2019 84 900 £208 £2,236 Oakhurst 3 bed det

153 CRANBERRY LANE DARWEN BB3 2HL £186,995 13/12/2019 84 900 £208 £2,236 Oakhurst 3 bed det

155 CRANBERRY LANE DARWEN BB3 2HL £186,995 13/12/2019 84 900 £208 £2,236 Oakhurst 3 bed det

1 CURLEW GROVE DARWEN BB3 2FN £187,995 21/02/2020 84 900 £209 £2,248 Oakhurst 3 bed det

11 CURLEW GROVE DARWEN BB3 2FN £187,995 15/05/2020 84 900 £209 £2,248 Oakhurst 3 bed det

23 WHEATEAR PLACE DARWEN BB3 2FE £249,995 29/11/2019 121 1306 £191 £2,060 Sherbourne 4 bed det

2 CURLEW GROVE DARWEN BB3 2FN £249,995 12/06/2020 121 1306 £191 £2,060 Sherbourne 4 bed det

AVE £202 £2,173

Availability 29/09/21

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price
Price (per 

sq.m)
Price (per sq.ft)

135 Chatham Det 4 101 1085 £252,995 £2,510 £233

136 Bromley Det 4 111 1200 £259,995 £2,332 £217

Ave £2,421 £225

Last Listings

 

Plot Ref Type No Beds Size (sq.m) Size (sq.ft) Asking Price
Price (per 

sq.m)
Price (per sq.ft) Last Listed

131 Oakhurst Det 3 84 900 £204,995 £2,452 £228 07/09/2021

134 Maidstone Det 4 115 1233 £249,995 £2,182 £203 22/10/2021

Ave £2,317 £215

Resale

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

3 WHEATEAR PLACE DARWEN BB3 2FE £255,000 11/12/2020 115 1233 £207 £2,226 Maidstone 4 bed det
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Spring Meadows, Darwen

Availability 29/9/21

Plot Ref Type No Beds Size (sq.m) Size (sq.ft)
Asking 

Price

Price (per 

sq.m)
Price (per sq.ft)

152 Moseley 2.5s mid T 3 71 762 £153,000 £2,161 £201

152 Moseley 2.5s mid T 3 71 762 £153,000 £2,161 £201

153 Moseley 2.5s end T 3 71 762 £155,000 £2,190 £203

157 Moseley 2.5s end T 3 71 762 £155,000 £2,190 £203

77a Barton SD 3 71 761 £170,000 £2,405 £223

158 Hornsea Det 4 102 1096 £230,000 £2,259 £210

Ave £2,227 £207

Last Listings

Plot Ref Type No Beds Size (sq.m) Size (sq.ft)
Asking 

Price

Price (per 

sq.m)
Price (per sq.ft) Last Listed

Buttermere Semi 3 81 870 £180,000 £2,222 £207 12/04/2021

Grasmere Det 3 86 921 £200,000 £2,326 £217 20/09/2021

Lockwood CornerDet 3 93 999 £215,000 £2,312 £215 10/06/2021

Belmont Det 4 119 1277 £260,000 £2,185 £204 12/07/2021

Coniston Det 4 114 1222 £260,000 £2,281 £213 28/09/2021

Ave £2,265 £211
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Lakeside Gardens, Blackburn (Mcdermott)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) House Type Description Comment

1 ARNOLD CLOSE Blackburn BB2 3AJ £210,000 28/10/2019 118 1270 £165

30 ARNOLD CLOSE Blackburn BB2 3AJ £175,995 22/03/2019 99 1066 £165

32 ARNOLD CLOSE Blackburn BB2 3AJ £175,995 22/02/2019 99 1066 £165

AVE £165
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Meadowbrook Rise (Walmer)

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

3 MEADOWBROOK RISE BLACKBURN BB2 3JG £130,000 24/05/2019 74 797 £163 £1,757 Avon 3 bed SD

11 MEADOWBROOK RISE BLACKBURN BB2 3JG £152,000 05/04/2019 82 883 £172 £1,854 Mersey 3 bed Det

21 MEADOWBROOK RISE BLACKBURN BB2 3JG £160,000 03/06/2019 82 883 £181 £1,951 Mersey 3 bed Det

23 MEADOWBROOK RISE BLACKBURN BB2 3JG £160,000 30/05/2019 82 883 £181 £1,951 Mersey 3 bed Det

27 MEADOWBROOK RISE BLACKBURN BB2 3JG £160,000 28/06/2019 82 883 £181 £1,951 Mersey 3 bed Det

29 MEADOWBROOK RISE BLACKBURN BB2 3JG £160,000 28/06/2019 82 883 £181 £1,951 Mersey 3 bed Det

35 MEADOWBROOK RISE BLACKBURN BB2 3JG £160,000 29/07/2019 82 883 £181 £1,951 Mersey 3 bed Det

39 MEADOWBROOK RISE BLACKBURN BB2 3JG £155,000 13/08/2019 82 883 £176 £1,890 Mersey 3 bed Det

9 MEADOWBROOK RISE BLACKBURN BB2 3JG £185,000 19/07/2019 99 1066 £174 £1,869 Ribble 4 bed Det

25 MEADOWBROOK RISE BLACKBURN BB2 3JG £200,000 15/07/2019 100 1076 £186 £2,000 Trent 4 bed Det

Ave £178 £1,913

Sales Update at 29/9/21

No Street Settlement Postcode Price Paid Date Size (sq.m) Size (sq.ft) Price (per sq.ft) Price (per sq.m) House Type Description Comment

5 MEADOWBROOK RISE BB2 3JG £130,000 23/12/2019 74 797 £163 £1,757 Avon 3 bed SD

31 MEADOWBROOK RISE BB2 3JG £190,000 06/11/2020 100 1076 £177 £1,900 Trent 4 bed Det

33 MEADOWBROOK RISE BB2 3JG £190,000 19/06/2020 100 1076 £177 £1,900 Trent 4 bed Det

41 MEADOWBROOK RISE BB2 3JG £205,000 28/08/2020 115 1238 £166 £1,783 Severn 4 bed Det

£170 £1,835
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Appendix 8 - Commercial Land Transactions

Address Location Price Paid Date Size (ha)
Size 

(acres)
Price (per ha) Price (per acre) Comments

Delph Mount Great Harwood £180,000 20/01/2021 1.7 4.1 £108,439 £43,902

Informal overgrown open space, now subject to planning 

application for 38 affordable dwellings

Heys Lane Blackburn £201,000 19/10/2021 1.4 3.5 £141,849 £57,429

Overgrown site, undeveloped part of late 1990s housing 

estate.  Open space

Axis Park Darwen £1,575,000 25/07/2018 9.0 22.2 £175,000 £70,850

Employment site with derelict office buildings.  JV with 

Barnfield and Council

Cemetery Road Darwen £131,000 20/12/2018 0.5 1.3 £247,000 £100,000 Brownfield site with store and 6 garages

Roman Road Blackburn £660,000 25/10/2019 1.7 4.2 £388,143 £157,143 Brownfield with consent for 3 employment buildings

Eleanor Street Blackburn £195,000 03/09/2019 0.4 1.1 £433,919 £175,676 Brownfield site close to town centre

Garden Street Blackburn £560,000 12/12/2018 1.1 2.7 £512,296 £207,407

Cleared site of former shoe factory. Consent Sept 2018 for 

B1 and B2 units 

Mile End Row Blackburn £97,000 03/12/2019 0.2 0.4 £557,186 £225,581 Part vacant garage site

Meadow Street Great Harwood £200,000 0.9 2.34 £211,111 £85,470 Auction guide price land and buildings
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Appendix 9

Residential Land Transactions 25-Nov-21

Land at Roe Lee Roe Lee 155 9.16 4.73 22.64 11.69 Persimmon Homes £854,974 £37,772 £180,756 £73,148 15.04.19

£181,000 aff hsg contribution (9% of £1,976,250 

requirement) plus £500,000 highways and £500,000 

education.

Cranberry Lane
Marsh House, 

Whitehall
139 7.40 5.09 18.28 12.56 McDermott Homes £2,228,000 £121,855 £438,010 £177,332 18.05.18

£138,000 aff hsg contribution (8% of £1,772,250 

requirement) plus £312,000 highways.

Former Waterfield Mill, 

Balmoral Rd, Darwen
Whitehall 27 0.76 0.76 1.89 1.89

Waterfield 

Developments / LSC 

Finance

£350,000 £185,632 £458,716 £185,632 11.05.16
£27,038 aff hsg contribution (8% of £344,250 

requirement), plus £37,962 green infrastructure.

Fmr Bear Hotel, Bolton 

Road, Blackburn BB2 

4LA

Fernhurst 35 1.32 1.22 3.27 3.01 Wainhomes £700,000 £213,841 £574,713 £232,574 25.10.16
 £105,000 aff hsg contribution (24% of overall 

£446,250 aff hsg requirement), plus £49,210 green inf.

Pioneer Business Centre, 

New Wellington Street

Moor Hill and 

Moorgate
42 0.62 0.62 1.54 1.54 Great Places £370,000 £240,260 £596,774 £240,260 31.03.20 100% affordable housing scheme

Land at Spring 

Meadows, Darwen
Darwen South 168 7.05 4.40 17.41 10.87 Persimmon Homes £2,632,000 £151,187 £598,318 £242,126 20.3.20

 £100,000 aff hsg contribution (5% of £2,142,000 

requirement) plus £200,000 highways and £1,500,000 

education.

School Lane
Blackburn South 

East
45 1.63 1.58 4.03 3.90 Wainhomes £1,021,180 £253,527 £646,316 £261,550 14.05.19

£96,230 aff hsg contribution (17% out of £573,750 

requirement) plus £63,270 green infrastructure and 

£40,500 highways.

Ramsgreave Drive
Billinge and 

Beardwood
63 3.77 2.61 9.30 6.45 McDermott Homes £1,900,000 £204,301 £727,597 £294,574 27.7.20

GF site 63 units.  £120,000 AH contribution, highways 

£130,000, education £200,000

Parsonage Road Roe Lee 85 3.46 2.37 8.55 5.86
Persimmons Homes 

Lancashire
£1,805,000 £211,233 £760,641 £307,815 13.08.15

£404,000 aff hsg contribution (37% of required 

£1,083,750) plus £71,000 green infrastructure, 

£75,000 highways.
Land at Tower Road, 

Blackburn (Cherry Tree 

Gardens)

Livesey 30 1.28 1.04 3.15 2.57 Applethwaite Homes £873,000 £276,825 £837,812 £339,044 24.01.20
£255,000 aff hsg contribution (100% of requirement), 

plus £30,000 green infrastructure.

Yew Tree Drive
Beardwood with 

Lammack
272 12.80 10.10 31.63 24.96 Wainhomes £8,910,000 £281,694 £882,178 £356,998 22.05.18

£100,000 aff hsg contribution (3% of £3,468,000 

requirement) plus £740,000 highways and £860,000 

education.

Beechwood Garden 

Centre, Roman Road

Blackburn South 

and Lower Darwen
14 0.52 0.52 1.29 1.29

Silverchic 

Developments Ltd
£505,000 £390,377 £964,661 £390,377 25.04.19

RM application. £38,250 aff hsg contribution (21% of 

overall £178,500 requirement), plus £21,090 green 

infrastructure.

Gib Lane Phase B
Livesey with 

Pleasington
79 3.41 3.10 8.43 7.66 Wainhomes £3,010,000 £357,209 £970,968 £393,104 24.05.16

£60K highways contributions, no affordable housing 

contributions (out of £1,007,250 requirement)

Eclipse Mill, Eclipse 

Road, Feniscowles
Livesey 51 1.70 1.59 4.21 3.93

McDermott 

Developments
£1,600,000 £380,048 £1,006,289 £407,223 30.09.16

No affordable housing contributions (out of £650,250 

requirement).  £51,000 green infrastructure.

Pole Lane North,  

Darwen
Darwen South 126 5.57 4.78 13.77 11.81 Kier Living £4,914,000 £356,909 £1,027,539 £416,008 14.09.18

 Site had outline consent.  No aff hsg contribution 

(£1,606,600 requirement), but £320,000 towards 

highways.

Old Blackburnians, 

Lammack Road

Billinge and 

Beardwood
55 2.34 1.84 5.78 4.55 Miller Homes £2,018,800 £349,130 £1,097,174 £444,002 15.11.19

£701,250 aff hsg contribution (100% of requirement), 

plus £235,011 green infrastructure.

Rear of 110 Whinney 

Lane

Beardwood with 

Lammack
12 0.72 0.64 1.77 1.59 Conlon Construction £750,000 £424,369 £1,163,332 £470,775 26.10.17

£18,558 aff hsg contribution (12% of overall £153,000 

requirement), plus £26,442 green infrastructure.

£760,694 £307,797

Site area 

net 

(hectares)

Site area 

gross 

(acres)

Site area 

net 

(acres) 

Address Ward

 Gross Site 

Area 

(Hectares)

No units
Date of 

Acquisition
Comments

Price

(per net 

hectare)

Developer Price Paid
Price

(per gross acre)

Price

(per net acre)
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1.0 INTRODUCTION 

 

1.1 This report contains details of the data sources, methodology and construction cost 

assessments that have been utilised in preparing the Blackburn with Darwen Borough Council 

Local Plan/CIL Viability Assessment. 

 

Planning Practice Guidance 

 

1.2 The Planning Practice Guidance (“PPG”) suggests that average costs and values can be used 

in making assumptions about viability.  It stresses that comparing data from existing case 

study sites will help to ensure that assumptions of costs are realistic and broadly accurate.  

Furthermore, the PPG states that any viability assessment should be supported by appropriate 

available evidence informed by engagement with developers, landowners, infrastructure, and 

affordable housing providers.  Over time it stresses that improving the transparency of data 

associated with viability assessments will improve the data available for future assessment as 

well as providing more accountability regarding how viability informs decision making. 

 

1.3 In the context of assessing costs for the purpose of viability assessment, the PPG states that 

these should be based on evidence which is reflective of local market conditions.  In the 

context of assessing construction costs for the purpose of the Blackburn with Darwen Local 

Plan/CIL Viability Assessment, this report considers, in the context of ‘local market conditions’ 

the following elements identified within the PPG: 

 

 Build Costs 

 Site Specific Infrastructure Costs 

 Abnormal Costs 

 Professional Fees 

 Contingencies 

 Policy costs such as: 

o Accessible and Adaptable Standards of M4(2) and M4(3a). 

o The Future Homes Standard by 2025 

o Electric Vehicle Charging points 

o Green Infrastructure Network and Public Open Space 

o Commercial Developments of 2500m2 to achieve as a minimum BREEAM Good 

o All Residential Developments to achieve Water Efficiency Standards of water 

consumption of 110 litres per person per day 

o A Sustainable Urban Drainage System (SuDS) to be adopted on any development 
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Keppie Massie 

 

1.3 Keppie Massie (“KM”) has acted as Economic Viability Consultant for over 20 Councils in recent 

years, and therefore has detailed knowledge and practical experience of the costs associated 

with developments in the North of England.  We also regularly prepare viability assessments 

on behalf of several housebuilders – national, regional, and smaller developers together with 

specialist developers such as PJ Livesey.  In undertaking this role, we have prepared viability 

assessments for a significant number of sites ranging from small infill sites located in the 

urban area to large former industrial sites, listed building conversion and several greenfield 

development sites including former playing fields and agricultural land. 

 

1.4 Our Quantity Surveyor undertaking the assessment of Construction Costs is Jon Adams. Jon 

has an Honours Degree in Quantity Surveying and has been an active Member of the Royal 

Institution of Chartered Surveyors since 1988. He has over 35 years’ experience at the highest 

level within the Construction Industry and has held senior and board level positions in both 

National and Local Building Contractors.  

 

1.5 Jon’s career has had a strong focus in the Northwest Construction Market covering a variety 

of residential and commercial developments. Jon was responsible for delivering the Building 

Schools for the Future Framework in partnership with Blackburn with Darwen Borough Council 

over a period of 8 years and so he is very familiar with the local market. Posts held by him 

have included: 

 Commercial Director – Balfour Beatty Construction (North & Midlands) 

 Managing Director – Balfour Beatty Construction (North & Midlands) 

 Managing Director – Lagan Construction (UK) 

 Managing Director – Pochins (Northwest) 

 

1.6 As a result of preparing these viability assessments we have an extensive database of local 

construction costs derived from information provided to us by the housebuilders actively 

undertaking development in the North of England and more locally within the Blackburn with 

Darwen area.  This provides extensive appropriate data in relation to construction costs based 

on market conditions and in line with the PPG has been used to inform the construction cost 

assessments. 
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2.0 RESIDENTIAL TYPOLOGIES – GENERIC AND ALLOCATIONS 

 

Data Sources 

 

2.1 The PPG notes that build costs should be based on appropriate data sources and gives as just 

one example of an appropriate data source information from the Building Cost Information 

Service (“BCIS”). 

 

2.2 If BCIS data is used in an assessment of viability, then care is needed in the use of the data.  

Our experience over many years is that most BCIS data is received from development 

contracts generally administered on behalf of providers of affordable housing, registered 

providers or the like.  BCIS have informed us that they do receive some cost data from private 

open market developers however this is when they are in partnership with registered 

providers.  They receive little data from private developers, particularly local, regional and 

national housebuilders in respect of market developments such as those that need to be 

assessed in a Local Plan/CIL Viability Assessment. 

 

2.3 The nature and basis of the BCIS costs means that they would not necessarily reflect the same 

specification as the dwellings that open market developers are likely to build.   We have 

evidence from many Developers and Quantity Surveyors that they would in fact add to their 

costs for affordable dwellings to meet the higher standards required from for example Homes 

England.  

 

2.4 BCIS costs are historic and thus will include for works such as those needed for Registered 

Providers to comply with for example Code for Sustainable Homes and before that 

EcoHomes.  Such works are not now required for open market developments, but their costs 

would, nonetheless, be included within the costs if BCIS data were to be used.  

 

2.5 We have also noted in our consideration of BCIS costs that they will include additional costs 

for abnormal works within substructures or superstructures, such as costly foundations or the 

results of specific planning requirements.  These are included within costs reported by 

Consulting Quantity Surveyors when reporting costs to BCIS.  Hence the BCIS headline rates 

invariably include an element of abnormal development costs which in the context of a Local 

Plan/CIL Viability Assessment may lead to double counting of Abnormals particularly in 

assessment of construction costs for brownfield development typologies.  The published data 

is not however sufficiently transparent to enable this element of abnormal costs to be 

identified and so avoid any double counting. 
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2.6 BCIS costs include for profit and overheads for a Building Contractor.  Many house builders 

act as Main Contractor on their own behalf and manage the construction directly.  In a viability 

assessment profit from the development is taken from revenue and hence by using unadjusted 

BCIS headline costs there is a likelihood in many instances that the construction element 

of profit will be double counted.   

 

2.7 BCIS also publish a sample of the schemes from which they derive costs data.  We consider 

that this sample reasonably reflects the range of schemes used by BCIS to calculate the 

average price data.  In January 2017 in conjunction with WYG Quantity Surveyors we prepared 

an analysis of these scheme data published since 2011.  There were about 160 suitable 

analyses for houses (excluding flats).  The assessment of these 160 schemes showed that the 

average number of dwellings per scheme was only 18.  

 

2.8 Since 2017 there have been only a further 45 suitable analyses published for houses 

(excluding flats). The assessment of these 45 schemes showed that the average number of 

dwellings per scheme was only 33. This suggests that BCIS are using fewer schemes as a 

basis for their cost data which is then a questionable data sample for it to be relied upon.  The 

specific allocations that are considered for Blackburn with Darwen will range between 25 and 

1,500 dwellings, with the majority exceeding 75 dwellings and hence are not comparable with 

the size and type of scheme that form the basis for the BCIS headline costs. A discount factor 

would need to be applied to reflect the economies of scale for larger projects. Hence in this 

context BCIS data are not considered ‘appropriate data’ to directly assess the construction 

costs in this case. 

 

2.9 It is recognised that many Developers, Contractors and Advisers do continue to use BCIS as 

a benchmark cost. Therefore, within Appendix B, KM have undertaken a comparison of the 

costs that they have independently assessed and compared them to the relevant BCIS data. 

Whilst using BCIS data carries a health warning what is clear, and generally accepted by the 

industry, is that the data should be “normalised” before being utilised as a benchmark. As 

noted in paragraph 2.6 a discount should be applied for the double counting of overheads and 

profit and further discount applied (as noted in paragraph 2.8) to reflect the economies of 

scale secured for larger projects. This exercise is explained further in paragraph 2.47. 

 

2.10 The PPG cites BCIS as one example of an appropriate data source.  The RICS Guidance 

Assessing Viability in Planning under the National Planning Policy Framework 2019 for England 

states that wherever possible cost estimates should be based on evidence from similar 

developments.  It goes on to say that BCIS and other indices are ‘appropriate’ but are not 

always reflective of local market conditions.  As a result, BCIS can be used if appropriate but 

supporting evidence of costs and duration in the local market should be used where available.  

The approach that we have adopted in using cost data based on local market evidence 

therefore fully accords to the best practice guidance. 
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2.11 Given the limitations of BCIS our construction cost database is considered to provide a more 

reliable and transparent source of local build cost data for Blackburn with Darwen particularly 

as it contains data submitted to us by house builders relating to actual housing developments 

being undertaken.  In addition, it has been used to inform the Local Plan Viability Assessments 

undertaken by us for many Local Planning Authorities within the Northwest which have been 

found sound based on this data. 

 

Methodology 

 

2.12 Our database includes analysis from approximately 250 schemes in the North of England 

coupled with bespoke Cost Plans of typical house types that have been measured and rated. 

These Cost Plan rates were refreshed/market tested to reflect current market rates as at April 

2021 using our supply chain contacts within the industry combined with feedback from actual 

costs from Developer schemes previously assessed. The details of these schemes have been 

collated into a database by reference to relevant parameters including date, location, dwelling 

numbers, floor and site area and all cost details.  The data is then adjusted as required to 

make it applicable by reference to date and location, using BCIS Tender Price Index and 

Location Factors. 

 

2.13 The database is based upon information that we consider to be confidential and hence it cannot 

be published for the purpose of the Local Plan/CIL Viability Assessment in its full form.  It is 

possible however to anonymise the data and publish this if required; however, its value for 

analytical purposes would be reduced as a result. 

 

2.14 With reference to the appropriate cost data used in assessing the costs of any individual 

scheme, our database of historical schemes is used as guide to compare the average/median 

rates. The actual costs utilised are derived from the bespoke Cost Plans. we allocate a cost/m2 

to the substructures and superstructures of the house, dependent on its size (floor area) and 

house typology.  The cost of Garages is assessed separately and together with the Costs of 

the new Part L Building Regulations form the Base Build Costs. 

 

2.15 The level of preliminaries is based on the development size and anticipated construction 

period, reflecting the sales rate (refer to page 12 of Appendix A). 

 

2.16 The cost of external works is then assessed, based on the density of the scheme and further 

details are provided later in this report. 

 

2.17 The costs of drains, including surface water attenuation, and incoming services are assessed 

based on typical costs per dwelling, again as detailed later in this report. 
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2.18 The combined total of the above components forms the basis of the Total Build Costs. 

 

2.19 Fees and contingencies are then added as a percentage of the total costs.  Further details are 

again given later in this report. 

 

2.20 The totals are then added together to give a Total Build Cost plus Oncosts.  We then compare 

the costs with those from the KM database to ensure that there is reasonable comparability 

with the costs provided to us by Developers and also by reference to the BCIS Average Prices 

data for General Estate Housing. This is benchmarked against the BCIS Median Rate (after 

adjustment for overheads & profit and scale) and the BCIS Lower Quartile Rate (after 

adjustment for overheads & profit and scale). 

 

2.21 This comparison is made exclusive of Abnormal development costs as these are specific to 

each site and hence are not strictly comparable. 

 

2.22 Further information about our approach to the main cost headings is provided in the following 

sections. 

 

External Works 

 

2.23 The costs of external works are assessed based on the density of the development being 

tested, which varies in Blackburn with Darwen from 30 up to 45 dwellings per hectare.  As 

density varies then the plot size also varies.  For example, the area per plot for a density of 

30dph would be 333m2 while that for a density of 35dph would be 286m2.  These areas will 

include the plots themselves as well as areas for roads, footpaths etc, beyond plot curtilages.  

The areas will not include for Public Open Space, the costs of which are assessed separately. 

 

2.24 The methodology in relation to assessing the cost of external works is as follows: 

 

a) The plot size is calculated based on the density. 

b) An aspect ratio, that is the ratio of width to depth is adopted and applied to the plot area 

to give notional plot dimensions.  The aspect ratio used is 1.3.  It is assumed that the 

smaller dimension will be plot width and the larger dimension the depth.   

c) From the plot dimensions a length of road for a plot is calculated and to this we add 20% 

for inefficiency i.e., the additional area necessarily required for bends, curves etc. 

d) From this length an area of road and an area for footpaths is calculated, based on a road 

width of 5.5m and a footpath width of 2m.  It is assumed that all roads will be double 

banked, that is with houses on both sides. It is also assumed that there is a footpath to 

each side of the road.  Single banking, that is houses to one side only, occurs rarely and 

has not been considered beyond the allowance for inefficiency. 
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e) The roads are then costed using typical rates for the works to be undertaken, including 

the surfacing, kerbs, road lighting, drainage and marking, excluding any abnormal costs 

for capping layers or the like due to poor ground. 

f) This approach ensures a that each development is assessed on its own theoretical site 

criteria as opposed to applying an arbitrary % to the Base Build Costs. The approach gives 

a range of External Works costs that range from 14.9% to 16.3% of the total Base Build 

Costs depending on development size and density. This compares to KM’s database of 

schemes that average at 15.2% across all schemes.  

 

2.25 The costs of works to the plot itself are assessed as follows: 

 

a) Car Parking:  The area of 2 car parking spaces is included for all dwellings except 1 bed 

houses; this is costed assuming tarmacadam surfacing. 

b) Paving: an allowance based on the size of the dwelling; typically, this 1.2m wide to the 

perimeter plus a patio area. 

c) Grassed area:  The area is assessed as the residual area of the plot considering all the 

above and excluding the footprint area of the house itself.  This is costed based on 100mm 

of new topsoil and seeding to rear gardens and turf to front gardens. 

d) Boundaries:  Fencing is costed based on the perimeter of the average plot, assessed from 

the plot dimensions as detailed above.  Allowance is made for the fact that the large 

proportion of plots will share both side and rear boundaries and that front gardens are 

open plan.  The fencing is then costed using typical rates for timber panel fences on timber 

posts and are assumed unpainted. 

e) We also include the costs of garages on the following basis: 

 

3B detached dwellings 1 no single integrated garage; 13m2 

4B detached dwellings 1 no single detached garage; 16m2 

5B detached dwellings 1 no double detached garage; 36m2 

 

2.26 The garages are assumed to be of traditional masonry construction. 

 

Drainage 

 

2.27 Drainage costs have included based on typical cost per dwelling.  This cost has been based on 

typical costs from live experience of projects being constructed on site.  Although there is data 

within our database it is unusual that drainage costs are identified separately. However, a 

comparison of the costs used with those from our database are similar and lie within about 

5%. 

 

2.28 It has become normal for a development to comply with requirements for SuDs (Sustainable 

Urban Drainage System).  We have included costs for this on the basis that POS will provide 
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some resource for swales and similar surface areas for retainment as well as allowance for 

subsurface attenuation.  This has been assessed on a cost per dwelling basis (approximately 

£2,700) and the costs included within the stated drainage costs.  

 

Plot Services 

 

2.29 As with drainage costs, incoming services costs have been included based on a typical average 

cost per dwelling, regardless of size, and include the costs of service connections for water, 

gas, electricity, telecom, cable, and associated trenching/ducting.  A typical cost has been 

applied based on live experience of projects being constructed on site in the past.  As with 

drainage there are data within our database, but it is unusual that incoming service costs are 

identified separately.  A comparison of the incoming services costs that we have used with 

those in our database suggests that developer costs are in fact generally lower (with schemes 

being about 50% lower on average) than our experience would suggest.  Hence, we consider 

that the incoming services costs that we have adopted are robust for the purposes of the Local 

Plan/CIL Viability Assessment. In addition to the incoming services allowance within Plot 

Services is also made for the tail connections required for the Foul and Surface Water Drainage 

on a cost per dwelling basis. 

 

Professional Fees 

 

2.30 We have included an appropriate allowance for professional fees to both the generic and the 

site-specific cost assessments.  Heads of costs have been included for Architectural, Structural 

and Landscaping design; Specialist advisors for Environmental; Acoustics and Principal 

Designer coordination; Site investigations and testing; Statutory fees for Planning and 

Building Control; Building Warranty for NHBC or the equivalent. As is usual industry practice 

the level of fees are calculated on a sliding scale which is follows: 

 

 Small sites (<10 units)      8% 

 Small/Medium sites (10 - 25 units)  7.75% 

 Medium sites (25 - 100 units)   7.5% 

 Medium/Large sites (100 – 250 units)  7% 

 Large site (>250 units)      6.5% 

 

2.31 The fee percentages are applied to the total Base Build Costs (excluding Professional Fees and 

Contingency). Clearly when the total Professional Fee cost is expressed as a percentage 

against all Base Build Costs (excluding Abnormals) then proportionate resultant percentage is 

less.  

 

2.32 The analysis in our database indicates a median fee level of 7.2% (of the Total Base Build 

Costs excluding Oncosts) based on an average scheme size of approximately 140 dwellings.  
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This supports the professional fee allowances that we have adopted which range from 6.5% 

for the largest schemes to 8% for the smaller developments. 

 

Contingencies 

 

2.33 We have included an allowance for contingencies in all the cost assessments at 5% of Total 

Base Build costs including Professional Fees.  A 5% allowance is regarded by many Developers, 

Contractors and Advisors as the ‘industry standard’ for this stage of testing and we have 

adopted this. We have applied this percentage to all the Base Build Costs and not just the 

dwelling construction costs which is often the normal approach. 

 

2.34 The analysis of our database indicates an average contingency level of 3.2% on all build costs 

before Abnormals across developments of all sizes.  This is lower than we have used and 

reflective of the generic nature of the testing exercise and the fact that projects that progress 

to planning application stage and further developed in their design. Clearly when the total 

Contingency Fee cost is expressed as a percentage against all Base Build Costs (excluding 

Abnormals) then proportionately the resultant percentage is less. The “5%” allowance made 

translates to 4.8% when expressed as a percentage against all Base Build Costs (excluding 

Abnormals). 

 

Public Open Space 

 

2.35 The costs of Public Open Space on each site are costed separately from other external works 

for generic sites and the Strategic Housing Site at North East Blackburn.  The area assumed 

for open space is based on the requirements of Blackburn with Darwen Council. 

 

2.36 The calculation of the amount of open space is based on the following additions to NDA: 

 

Site Area POS Requirement Note 

All areas 33.3% addition To give 25% of gross area 

 

2.37 This area of open space is costed assuming new topsoil and seeding, some shrub (10% of 

area) and tree planting (1 per 50m2), an area of rolled stone paths (10% of area), provision 

for signage, picnic sets/benching (1 per 200m2), provision of grass mounding (1 per 400m2) 

and an allowance for capitalised basic 12 months maintenance (principally grass cutting). 

 

2.38 We have included for play costs based on providing LAPs (Local Area for Play), LEAPs (Local 

equipped area for play), NEAPs (Neighbourhood local equipped area for play) based on size 

and in accordance with the requirements of Blackburn with Darwen Council. In relation to the 

allocations tested, these costs are identified on the specific site cost sheets in accordance with 

the table below.  



 

10 

 

 

Development Size Play Equipment 

50 to 99 Dwellings LAP 

100 to 499 Dwellings LEAP 

>500 Dwellings NEAP 

 

Abnormal Development Costs  

 

2.39 Abnormal development costs have been included in both the generic cost assessments and 

for the Strategic Housing Site at North East Blackburn. 

 

2.40 Abnormal development works are those works that are regarded as additional to an ideal 

undeveloped ‘greenfield site’ that has good ground conditions and no other causes for 

additional costs. A rate of £150,000/net acre has been allowed for ‘greenfield sites’ would 

assume nominal contributions towards Highway Infrastructure Works, Utilities offsite 

reinforcement, Service diversions, Land Drainage and Offsite drain connections, cut/fill works, 

tree protection works, Invasive species removal, additional foundation costs and associated 

contingency and professional fees. This cost equates to an average cost per dwelling ranging 

from £8,237/dwelling to £12,355/dwelling depending on development size and density. 

 

2.41 In the case of the cost assessments that have been prepared for the ‘brownfield’ generic site 

typologies a further allowance is made for additional site clearance costs, ground remediation 

works and for some degree of abnormal/special foundations. This results in a rate of 

£200,000/net acre. There is no site-specific data as these are hypothetical sites however these 

costs are based on what is a realistic allowance based on our experience in the Local Area.  It 

is probable that some brownfield sites will require greater works than this and some less. This 

cost equates to an average cost per dwelling ranging from £10,982/dwelling to 

£16,473/dwelling depending on development size and density. 

 

2.42 In relation to the Strategic Housing Site at North East Blackburn where we have been provided 

with information that supports the inclusion, we have made allowances for the risk of likely 

abnormal works based on what is evident from site visits and information, including 

information provided by Blackburn with Darwen Council. Further details about the allowances 

that have been made are contained in the specific allocation cost sheets. The allowances made 

are inclusive of fees and contingencies which are deemed to be included in the allowances per 

net acre provided. 
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Optional Accessibility Standards 

 

2.43 The Local Plan contains a requirement for 20% of dwellings to achieve Part M4(2) of the 

Building Regulations and 5% of dwellings to achieve the standards contained in M4(3a) of the 

Building Regulations. 

 

2.44 We have prepared costs for the application of these polices for access, based on the optional 

requirements of Part M4(2) and M4(3a) of the Building Regulations.  These costs have been 

assessed on a cost per dwelling basis by considering each requirement as stated in the 

Approved Document and costing that requirement if it will incur a cost. 

 

2.45 Details of our costs assessments prepared on this basis are contained in Appendix D. 

 

Other Local Plan Policy Requirements 

 

Electric Vehicle Charging Points 

 

2.46 We have assessed a cost of £481.91 per dwelling for electric vehicle charging points based on 

a 32-amp (7.2kw) supply using heavy duty cables from the distribution board and located 

within the walls of the house.  This would be switched with a dual pole ‘garage unit’ in a 

suitable location.  The costs exclude any charging equipment which is assumed to be supplied 

with the electric vehicle. 

 

2.47 No allowance is made for any infrastructure costs that may in the future be needed if the 

chargers are used on a large scale. 

 

Cost Assessment Summaries 

 

2.48 We have provided at Appendix A the summary sheets containing details of the construction 

cost rates that we have assessed for the purpose of the generic viability testing.  The schedules 

are categorised into 3 typical densities of 30, 35 and 45 dwellings per hectare and reflect both 

greenfield and brownfield site typologies. The schedules within Appendix A are explained 

further below: 

 Page 1 – this captures the Typology Mix. The number of each Dwelling Type are identified 

that contribute to total number within each Development size. 

 Page 2 – this captures the Base Build Costs before any additions for Preliminaries, 

Garages, External Works, Professional Fees, Contingencies or Abnormals. The cost plan 

rates are then adjusted to reflect the scale of Developments. The Scale adjustments are 

categorised on page 12. 

 Page 3 – this captures the Gross Internal Floor Areas (“GIFA”) of the Garages applicable. 
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 Page 4 – this captures the cost of providing Garages which are then adjusted to reflect 

the scale of Developments which form part of the Base Build Costs. 

 Page 5 – this captures the costs associated with complying the changes in the Building 

Regulations effected from June 2022 which form part of the Base Build Costs. 

 Page 6 – this captures the GIFA of the Dwellings (excluding Garages). 

 Page 7 – this captures the GIFA as a ratio against the net site area. In addition, the 

External Works costs are formulated from the Net Site Areas. 

 Page 8 – this summarises the Total Build Costs plus Oncosts (Base Build Costs plus 

External Works plus Preliminaries plus Oncosts for Professional Fees and Contingencies). 

 Page 9 – this captures the Public Open Space (“POS”) requirements and the costs 

associated. The POS costs are added to the Total Build Costs and Oncosts to provide a 

Total Gross Cost per m2 and an Average cost per dwelling. 

 Page 10 – this captures the Variant Optional costs of Abnormals (for Greenfield and 

Brownfield sites), EV Charging Points, Part M and the Future Homes Standard aspiration 

of Net Zero Carbon. The Future Homes Standard beyond 2025 is not presently defined so 

a notional £9,500 per dwelling has been allowed which is driven by the need to eradicate 

the use of gas in dwellings and significantly improve thermal insulation standards. 

 Page 11 – this captures the key Rate Assumptions made in compiling the costs. This 

shows the adjustments made to the base cost plan rates for time and location. The 

assumptions made for Scale factors for the differing sized developments and the range of 

percentages applied for Preliminaries, Professional Fees, Contingency and the ratio of POS 

are stated. Finally, the assumed rate of discount that should be applied to BCIS Average 

Rates data is also stated.  

 

2.49 At Appendix B we have provided the benchmark data from the BCIS Average Rates rebased 

to the 2Q 2021. The comparison on the final page of Appendix A compares the allowance KM 

have made of the Base Build Costs (excluding External Works, Oncosts and Abnormals) with 

both the Lower Quartile rates (discounted for Developer’s overheads and profit and scale of 

16%) and the Median rates (discounted for Developer’s overheads and profit and scale of 16%). 

The conclusion that can be drawn from this comparison is that: 

 In respect of the BCIS Lower Quartile rates, in all instances the Base Build Costs assessed 

by KM are more than this benchmark. For 30dph it’s an average of 9% above, 35dph an 

average of 16% above and 45dph an average of 19% above. The correlation being the 

lower the development size the higher the variance. 

 In respect of the BCIS Median rates, in the majority of instances the Base Build Costs 

assessed by KM are more than this benchmark. For 30dph that’s an average of -2% 

below, 35dph an average of 4% and 45dph an average of 7% above. The correlation 

being the lower the development size the higher the variance. 

 

2.50 Appendix C contains the assessment of additional costs in complying with changes in the 

Building Regulations to Part L that come into force in June 2022. 



 

13 

 

 

2.51 Appendix D contains the assessment of additional costs in complying with Part M4 costs of 

the Building Regulations. 

 

2.52 Appendix E contains the assessment of additional costs in providing Electric Vehicle Charging 

points. 

 

2.53 Appendix F contains the make-up of the rates supporting the costs associated with providing 

the Public Open Space requirements. 
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3.0 STRATEGIC HOUSING SITE – NORTH EAST BLACKBURN  

 

3.1 The costs assessments for the Strategic Housing Site have been tested and calculated in a 

similar manner to the generic testing.   

 

3.2 Full details of the cost assessments are contained at Appendix G. 
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4.0 STRATEGIC EMPLOYMENT SITE – M65 J5  

 

3.1 The costs assessments for the commercial typologies that have been tested have been 

calculated in the following manner.   

 

3.2 Normal substructures and superstructures are based on costs per sq.m from BCIS for buildings 

of the same type and comparable size.  BCIS data have been adjusted for location and brought 

up to date. 

 

3.3 The costs for the external works etc. are based on typical parking requirements with 

allowances for circulation and landscaped areas, footpaths etc.  Appropriate allowances are 

also included for drainage and incoming service supplies. 

 

3.4 Preliminaries are costed within the costs per sq.m derived from BCIS published cost data for 

the buildings.  Professional fees for design, planning etc are based on a percentage of the 

total construction costs.  We have also included a contingency allowance at 5% of total costs. 

 

3.5 Abnormal works are included for brownfield sites based on cost/m2 of the building or cost/m2 

of the site.  This would include allowances for poor ground conditions or similar. 

 

3.6 Full details of the cost assessments for the commercial typologies are contained at Appendix 

H.  
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GENERIC RESIDENTIAL CONSTRUCTION COSTS 
  



Scheme Blackburn with Darwen Local Plan Date of Issue 17/11/2021
Location Blackburn Rev 8
Planning Authority Blackburn with Darwen Borough Council

Density - 30 dph (Primary 
Housing Sites )

1 Bed Terr
2 Storey

2 Bed 
Semi
2 Storey

2 Bed 
Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed 
Semi
2 Storey

3 Bed 
Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed 
Semi
2 Storey

4 Bed 
Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed 
Semi 
Bung

2 Bed 
Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

25 0 4 0 0 0 6 0 5 0 0 0 10 0 0 0 0 0 0 0 0 0 0 25nr

50 0 8 0 0 0 12 0 10 0 0 0 20 0 0 0 0 0 0 0 0 0 0 50nr

75 0 11 0 0 0 19 0 15 0 0 0 30 0 0 0 0 0 0 0 0 0 0 75nr

100 0 15 0 0 0 25 0 20 0 0 0 40 0 0 0 0 0 0 0 0 0 0 100nr

150 0 23 0 0 0 37 0 30 0 0 0 60 0 0 0 0 0 0 0 0 0 0 150nr

250 0 38 0 0 0 62 0 50 0 0 0 100 0 0 0 0 0 0 0 0 0 0 250nr

500 0 75 0 0 0 125 0 100 0 0 0 200 0 0 0 0 0 0 0 0 0 0 500nr

750 0 113 0 0 0 187 0 150 0 0 0 300 0 0 0 0 0 0 0 0 0 0 750nr

1500 0 225 0 0 0 375 0 300 0 0 0 600 0 0 0 0 0 0 0 0 0 0 1,500nr

Density - 35 dph (Secondary 
Housing Sites)

1 Bed Terr
2 Storey

2 Bed 
Semi
2 Storey

2 Bed 
Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed 
Semi
2 Storey

3 Bed 
Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed 
Semi
2 Storey

4 Bed 
Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed 
Semi 
Bung

2 Bed 
Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 20% 0% 20% 0% 0% 0% 15% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

5 0 2 0 0 0 1 0 1 0 0 0 1 0 0 0 0 0 0 0 0 0 0 5nr

15 1 6 0 0 0 3 0 3 0 0 0 2 0 0 0 0 0 0 0 0 0 0 15nr

25 1 10 0 0 0 5 0 5 0 0 0 4 0 0 0 0 0 0 0 0 0 0 25nr

50 3 20 0 0 0 10 0 10 0 0 0 7 0 0 0 0 0 0 0 0 0 0 50nr

75 4 30 0 0 0 15 0 15 0 0 0 11 0 0 0 0 0 0 0 0 0 0 75nr

150 8 60 0 0 0 30 0 30 0 0 0 22 0 0 0 0 0 0 0 0 0 0 150nr

Density - 45 dph (Tertiary 
Housing Sites)

1 Bed Terr
2 Storey

2 Bed 
Semi
2 Storey

2 Bed 
Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed 
Semi
2 Storey

3 Bed 
Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed 
Semi
2 Storey

4 Bed 
Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed 
Semi 
Bung

2 Bed 
Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 0% 25% 25% 0% 0% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

10 1 4 0 0 0 0 2 2 0 0 0 1 0 0 0 0 0 0 0 0 0 0 10nr

15 1 6 0 0 0 0 4 3 0 0 0 1 0 0 0 0 0 0 0 0 0 0 15nr

25 1 10 0 0 0 0 6 7 0 0 0 1 0 0 0 0 0 0 0 0 0 0 25nr

50 2 20 0 0 0 0 13 12 0 0 0 3 0 0 0 0 0 0 0 0 0 0 50nr

75 4 30 0 0 0 0 19 18 0 0 0 4 0 0 0 0 0 0 0 0 0 0 75nr

Development Size

Residential Mixes

Development Size

Development Size

Typology Mix
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Density - 30 dph (Primary Housing Sites )

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

25 £271,703 £383,502 £389,080 £970,778 £2,015,063 £0 £2,015,063

50 £543,405 £766,898 £778,160 £1,941,556 £4,030,018 £0 £4,030,018

75 £747,182 £1,214,192 £1,167,240 £2,912,333 £6,040,948 £0 £6,040,948

100 £1,018,885 £1,597,587 £1,556,320 £3,883,111 £8,055,904 -£241,677 £7,814,227

150 £1,562,290 £2,364,378 £2,334,480 £5,824,667 £12,085,815 -£362,574 £11,723,241

250 £2,581,175 £3,961,859 £3,890,801 £9,707,778 £20,141,612 -£1,007,081 £19,134,531

500 £5,094,425 £7,987,510 £7,781,601 £19,415,555 £40,279,091 -£2,013,955 £38,265,136

750 £7,675,600 £11,949,262 £11,672,402 £29,123,333 £60,420,596 -£3,021,030 £57,399,566

1500 £15,283,274 £23,962,316 £23,344,803 £58,246,666 £120,837,059 -£6,041,853 £114,795,206

Density - 35 dph (Secondary Housing Sites)

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 20% 0% 20% 0% 0% 0% 15% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

5 £135,851 £64,006 £77,816 £97,078 £374,751 £37,475 £412,226

15 £51,018 £407,554 £191,805 £233,448 £194,156 £1,077,981 £53,899 £1,131,880

25 £51,018 £679,257 £319,603 £389,080 £388,311 £1,827,269 £0 £1,827,269

50 £153,055 £1,358,513 £639,099 £778,160 £679,544 £3,608,372 £0 £3,608,372

75 £204,074 £2,037,770 £958,595 £1,167,240 £1,067,856 £5,435,535 £0 £5,435,535

150 £408,148 £4,075,540 £1,917,084 £2,334,480 £2,135,711 £10,870,962 -£326,129 £10,544,833

Density - 45 dph (Tertiary Housing Sites)

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 0% 25% 25% 0% 0% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

10 £51,018 £271,703 £154,604 £155,632 £97,078 £730,035 £36,502 £766,537

15 £51,018 £407,554 £309,208 £233,448 £97,078 £1,098,306 £54,915 £1,153,222

25 £51,018 £679,257 £463,812 £544,712 £97,078 £1,835,877 £0 £1,835,877

50 £102,037 £1,358,513 £1,004,926 £933,792 £291,233 £3,690,502 £0 £3,690,502

75 £204,074 £2,037,770 £1,468,738 £1,400,688 £388,311 £5,499,581 £0 £5,499,581

Base Costs

Adjustment 
for 

Development 
Size Uplifted Cost

Development 
Size

Base Costs

Adjustment 
for 

Development 
Size Uplifted Cost

Development 
Size

Base Build Costs

Base Costs

Development 
Size

Adjustment 
for 

Development 
Size Uplifted Cost
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Density - 30 dph (Primary Housing Sites )

1 Bed 
Terr
2 Storey

2 Bed 
Semi
2 Storey

2 Bed 
Semi
2.5 

2 Bed 
Det
2 Storey

2 Bed 
Det
2.5 

3 Bed 
Semi
2 Storey

3 Bed 
Semi
2.5 

3 Bed 
Det
2 Storey

3 Bed 
Det
2.5 

4 Bed 
Semi
2 Storey

4 Bed 
Semi
2.5 

4 Bed 
Det
2 Storey

4 Bed 
Det
2.5 

5 Bed 
Det
2 Storey

5 Bed 
Det
2.5 

1 Bed 
Semi 
Bung

2 Bed 
Semi 
Bung

3 Bed 
Det 
Bung

4 Bed 
Det 
Bung

1 Bed 
Flat

2 Bed 
Flat

3 Bed 
Flat

\HT112 \HS212
\HS212.

5
\HD212

\HD212.
5

\HS322
\HS322.

5
\HD322

\HD322.
5

\HS422
\HS422.

5
\HD422

\HD422.
5

\HD532
\HD532.

5
\BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

25 65        -       -       -       155      -       -       -       -       219           

50 130      -       -       -       309      -       -       -       -       439           

75 194      -       -       -       464      -       -       -       -       658           

100 259      -       -       -       619      -       -       -       -       878           

150 389      -       -       -       928      -       -       -       -       1,317         

250 648      -       -       -       1,546   -       -       -       -       2,195         

500 1,296   -       -       -       3,093   -       -       -       -       4,389         

750 1,944   -       -       -       4,639   -       -       -       -       6,584         

1500 3,889   -       -       -       9,279   -       -       -       -       13,168       

Density - 35 dph (Secondary Housing Sites)

1 Bed 
Terr
2 Storey

2 Bed 
Semi
2 Storey

2 Bed 
Semi
2.5 
Storey

2 Bed 
Det
2 Storey

2 Bed 
Det
2.5 
Storey

3 Bed 
Semi
2 Storey

3 Bed 
Semi
2.5 
Storey

3 Bed 
Det
2 Storey

3 Bed 
Det
2.5 
Storey

4 Bed 
Semi
2 Storey

4 Bed 
Semi
2.5 
Storey

4 Bed 
Det
2 Storey

4 Bed 
Det
2.5 
Storey

5 Bed 
Det
2 Storey

5 Bed 
Det
2.5 
Storey

1 Bed 
Semi 
Bung

2 Bed 
Semi 
Bung

3 Bed 
Det 
Bung

4 Bed 
Det 
Bung

1 Bed 
Flat

2 Bed 
Flat

3 Bed 
Flat

\HT112 \HS212
\HS212.

5
\HD212

\HD212.
5

\HS322
\HS322.

5
\HD322

\HD322.
5

\HS422
\HS422.

5
\HD422

\HD422.
5

\HD532
\HD532.

5
\BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 20% 0% 20% 0% 0% 0% 15% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

5 13        -       -       -       15        -       -       -       -       28             

15 39        -       -       -       31        -       -       -       -       70             

25 65        -       -       -       62        -       -       -       -       127           

50 130      -       -       -       108      -       -       -       -       238           

75 194      -       -       -       170      -       -       -       -       365           

150 389      -       -       -       340      -       -       -       -       729           

Density - 45 dph (Tertiary Housing Sites)

1 Bed 
Terr
2 Storey

2 Bed 
Semi
2 Storey

2 Bed 
Semi
2.5 
Storey

2 Bed 
Det
2 Storey

2 Bed 
Det
2.5 
Storey

3 Bed 
Semi
2 Storey

3 Bed 
Semi
2.5 
Storey

3 Bed 
Det
2 Storey

3 Bed 
Det
2.5 
Storey

4 Bed 
Semi
2 Storey

4 Bed 
Semi
2.5 
Storey

4 Bed 
Det
2 Storey

4 Bed 
Det
2.5 
Storey

5 Bed 
Det
2 Storey

5 Bed 
Det
2.5 
Storey

1 Bed 
Semi 
Bung

2 Bed 
Semi 
Bung

3 Bed 
Det 
Bung

4 Bed 
Det 
Bung

1 Bed 
Flat

2 Bed 
Flat

3 Bed 
Flat

\HT112 \HS212
\HS212.

5
\HD212

\HD212.
5

\HS322
\HS322.

5
\HD322

\HD322.
5

\HS422
\HS422.

5
\HD422

\HD422.
5

\HD532
\HD532.

5
\BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 0% 25% 25% 0% 0% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

10 26        -       -       -       15        -       -       -       -       41             

15 39        -       -       -       15        -       -       -       -       54             

25 91        -       -       -       15        -       -       -       -       106           

50 156      -       -       -       46        -       -       -       -       202           

75 233      -       -       -       62        -       -       -       -       295           

Development Size

Total GIA 
m2

Garage GIFA

Development Size

Total GIA

Development Size

Total GIA
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Density - 30 dph (Primary Housing Sites )

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

25 £24,116 £0 £0 £0 £92,536 £0 £0 £0 £0 £116,651 £0 £116,651

50 £48,231 £0 £0 £0 £185,071 £0 £0 £0 £0 £233,302 £0 £233,302

75 £72,347 £0 £0 £0 £277,607 £0 £0 £0 £0 £349,954 £0 £349,954

100 £96,462 £0 £0 £0 £370,143 £0 £0 £0 £0 £466,605 -£13,998 £452,607

150 £144,693 £0 £0 £0 £555,214 £0 £0 £0 £0 £699,907 -£20,997 £678,910

250 £241,156 £0 £0 £0 £925,356 £0 £0 £0 £0 £1,166,512 -£58,326 £1,108,186

500 £482,311 £0 £0 £0 £1,850,713 £0 £0 £0 £0 £2,333,024 -£116,651 £2,216,373

750 £723,467 £0 £0 £0 £2,776,069 £0 £0 £0 £0 £3,499,536 -£174,977 £3,324,559

1500 £1,446,934 £0 £0 £0 £5,552,138 £0 £0 £0 £0 £6,999,071 -£349,954 £6,649,118

Density - 35 dph (Secondary Housing Sites)

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 20% 0% 20% 0% 0% 0% 15% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

5 £4,823 £0 £0 £0 £9,254 £0 £0 £0 £0 £14,077 £1,408 £15,484

15 £14,469 £0 £0 £0 £18,507 £0 £0 £0 £0 £32,976 £1,649 £34,625

25 £24,116 £0 £0 £0 £37,014 £0 £0 £0 £0 £61,130 £0 £61,130

50 £48,231 £0 £0 £0 £64,775 £0 £0 £0 £0 £113,006 £0 £113,006

75 £72,347 £0 £0 £0 £101,789 £0 £0 £0 £0 £174,136 £0 £174,136

150 £144,693 £0 £0 £0 £203,578 £0 £0 £0 £0 £348,272 -£10,448 £337,824

Density - 45 dph (Tertiary Housing Sites)

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 0% 25% 25% 0% 0% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100%

10 £9,646 £0 £0 £0 £9,254 £0 £0 £0 £0 £18,900 £945 £19,845

15 £14,469 £0 £0 £0 £9,254 £0 £0 £0 £0 £23,723 £1,186 £24,909

25 £33,762 £0 £0 £0 £9,254 £0 £0 £0 £0 £43,015 £0 £43,015

50 £57,877 £0 £0 £0 £27,761 £0 £0 £0 £0 £85,638 £0 £85,638

75 £86,816 £0 £0 £0 £37,014 £0 £0 £0 £0 £123,830 £0 £123,830

Development Size

Base Costs

Uplift for 
Development 

Size
Uplifted 

Cost

Development Size

Base Costs

Uplift for 
Development 

Size
Uplifted 

Cost

Garage Costs

Uplifted 
Cost

Development Size

Base Costs

Uplift for 
Development 

Size
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Density - 30 dph (Primary Housing Sites )

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

25 £0 £19,577 £0 £0 £0 £29,366 £0 £32,898 £0 £0 £0 £65,796 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £147,638

50 £0 £39,155 £0 £0 £0 £58,732 £0 £65,796 £0 £0 £0 £131,593 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £295,276

75 £0 £53,838 £0 £0 £0 £92,993 £0 £98,695 £0 £0 £0 £197,389 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £442,914

100 £0 £73,415 £0 £0 £0 £122,359 £0 £131,593 £0 £0 £0 £263,185 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £590,552

150 £0 £112,570 £0 £0 £0 £181,091 £0 £197,389 £0 £0 £0 £394,778 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £885,829

250 £0 £185,986 £0 £0 £0 £303,450 £0 £328,982 £0 £0 £0 £657,963 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £1,476,381

500 £0 £367,077 £0 £0 £0 £611,795 £0 £657,963 £0 £0 £0 £1,315,927 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £2,952,762

750 £0 £553,063 £0 £0 £0 £915,245 £0 £986,945 £0 £0 £0 £1,973,890 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £4,429,143

1500 £0 £1,101,231 £0 £0 £0 £1,835,385 £0 £1,973,890 £0 £0 £0 £3,947,780 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £8,858,287

Density - 35 dph (Secondary Housing Sites)

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 20% 0% 20% 0% 0% 0% 15% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

5 £0 £9,789 £0 £0 £0 £4,894 £0 £6,580 £0 £0 £0 £6,580 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £27,842

15 £4,783 £29,366 £0 £0 £0 £14,683 £0 £19,739 £0 £0 £0 £13,159 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £81,731

25 £4,783 £48,944 £0 £0 £0 £24,472 £0 £32,898 £0 £0 £0 £26,319 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £137,415

50 £14,350 £97,887 £0 £0 £0 £48,944 £0 £65,796 £0 £0 £0 £46,057 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £273,035

75 £19,133 £146,831 £0 £0 £0 £73,415 £0 £98,695 £0 £0 £0 £72,376 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £410,450

150 £38,267 £293,662 £0 £0 £0 £146,831 £0 £197,389 £0 £0 £0 £144,752 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £820,900

Density - 45 dph (Tertiary Housing Sites)

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 0% 25% 25% 0% 0% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

10 £4,783 £19,577 £0 £0 £0 £0 £9,789 £13,159 £0 £0 £0 £6,580 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £53,888

15 £4,783 £29,366 £0 £0 £0 £0 £19,577 £19,739 £0 £0 £0 £6,580 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £80,045

25 £4,783 £48,944 £0 £0 £0 £0 £29,366 £46,057 £0 £0 £0 £6,580 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £135,730

50 £9,567 £97,887 £0 £0 £0 £0 £63,627 £78,956 £0 £0 £0 £19,739 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £269,775

75 £19,133 £146,831 £0 £0 £0 £0 £92,993 £118,433 £0 £0 £0 £26,319 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £403,709

Development Size

Part L 
Costs

Development Size

Part L 
Costs

Development Size

Part L 
Costs

Part L Costs
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Density - 30 dph (Primary Housing Sites )

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

25 0m2 316m2 0m2 0m2 0m2 558m2 0m2 465m2 0m2 0m2 0m2 1,200m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 2,539m2

50 0m2 632m2 0m2 0m2 0m2 1,116m2 0m2 930m2 0m2 0m2 0m2 2,400m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 5,078m2

75 0m2 869m2 0m2 0m2 0m2 1,767m2 0m2 1,395m2 0m2 0m2 0m2 3,600m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 7,631m2

100 0m2 1,185m2 0m2 0m2 0m2 2,325m2 0m2 1,860m2 0m2 0m2 0m2 4,800m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 10,170m2

150 0m2 1,817m2 0m2 0m2 0m2 3,441m2 0m2 2,790m2 0m2 0m2 0m2 7,200m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 15,248m2

250 0m2 3,002m2 0m2 0m2 0m2 5,766m2 0m2 4,650m2 0m2 0m2 0m2 12,000m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 25,418m2

500 0m2 5,925m2 0m2 0m2 0m2 11,625m2 0m2 9,300m2 0m2 0m2 0m2 24,000m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 50,850m2

750 0m2 8,927m2 0m2 0m2 0m2 17,391m2 0m2 13,950m2 0m2 0m2 0m2 36,000m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 76,268m2

1500 0m2 17,775m2 0m2 0m2 0m2 34,875m2 0m2 27,900m2 0m2 0m2 0m2 72,000m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 152,550m2

Density - 35 dph (Secondary Housing Sites)

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 20% 0% 20% 0% 0% 0% 15% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

5 0m2 158m2 0m2 0m2 0m2 93m2 0m2 93m2 0m2 0m2 0m2 120m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 464m2

15 58m2 474m2 0m2 0m2 0m2 279m2 0m2 279m2 0m2 0m2 0m2 240m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 1,330m2

25 58m2 790m2 0m2 0m2 0m2 465m2 0m2 465m2 0m2 0m2 0m2 480m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 2,258m2

50 174m2 1,580m2 0m2 0m2 0m2 930m2 0m2 930m2 0m2 0m2 0m2 840m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 4,454m2

75 232m2 2,370m2 0m2 0m2 0m2 1,395m2 0m2 1,395m2 0m2 0m2 0m2 1,320m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 6,712m2

150 464m2 4,740m2 0m2 0m2 0m2 2,790m2 0m2 2,790m2 0m2 0m2 0m2 2,640m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 13,424m2

Density - 45 dph (Tertiary Housing Sites)
0

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

5% 40% 0% 0% 0% 0% 25% 25% 0% 0% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

10 58m2 316m2 0m2 0m2 0m2 0m2 186m2 186m2 0m2 0m2 0m2 120m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 866m2

15 58m2 474m2 0m2 0m2 0m2 0m2 372m2 279m2 0m2 0m2 0m2 120m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 1,303m2

25 58m2 790m2 0m2 0m2 0m2 0m2 558m2 651m2 0m2 0m2 0m2 120m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 2,177m2

50 116m2 1,580m2 0m2 0m2 0m2 0m2 1,209m2 1,116m2 0m2 0m2 0m2 360m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 4,381m2

75 232m2 2,370m2 0m2 0m2 0m2 0m2 1,767m2 1,674m2 0m2 0m2 0m2 480m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 6,523m2

Development Size

Development Size

Total Dwelling GIFA

Development Size
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Density - 30 dph (Primary Housing Sites )

Clear Site Fencing Driveways Paving
Front 

Gardens
Rear 

Gardens
Balance

Plot 
Services

Roads, 
Paving & 
Drainage

Total

Sq.ft Sq.m Acres Sq.m Sq.ft/acre Sq.m/ha

25 27,330ft2 2,539m2 2.06 8,333m2 13,272       3,047         £7,875 £37,352 £35,436 £47,958 £18,672 £9,781 £9,192 £115,496 £257,396 £539,156

50 54,659ft2 5,078m2 4.12 16,667m2 13,272       3,047         £15,749 £74,703 £70,872 £95,915 £37,344 £19,561 £18,383 £230,992 £502,837 £1,066,358

75 82,139ft2 7,631m2 6.18 25,000m2 13,297       3,052         £23,624 £112,117 £106,309 £143,939 £55,978 £29,322 £27,462 £346,488 £750,347 £1,595,585

100 109,469ft2 10,170m2 8.24 33,333m2 13,290       3,051         £31,499 £149,469 £141,745 £191,896 £74,650 £39,102 £36,653 £461,984 £995,789 £2,122,786

150 164,128ft2 15,248m2 12.36 50,000m2 13,284       3,050         £47,248 £224,172 £212,617 £287,811 £111,994 £58,663 £55,036 £692,975 £1,486,672 £3,177,190

250 273,597ft2 25,418m2 20.59 83,333m2 13,287       3,050         £78,747 £373,641 £354,362 £479,707 £186,644 £97,766 £91,689 £1,154,959 £2,470,507 £5,288,023

500 547,344ft2 50,850m2 41.18 166,667m2 13,290       3,051         £157,494 £747,344 £708,725 £959,480 £373,249 £195,512 £183,266 £2,309,918 £4,931,129 £10,566,117

750 820,941ft2 76,268m2 61.78 250,000m2 13,289       3,051         £236,242 £1,120,985 £1,063,087 £1,439,187 £559,893 £293,277 £274,955 £3,464,877 £7,389,682 £15,842,186

1500 1,642,033ft2 152,550m2 123.55 500,000m2 13,290       3,051         £472,483 £2,242,033 £2,126,174 £2,878,440 £1,119,748 £586,535 £549,797 £6,929,754 £14,769,479 £31,674,444

Average 13,286 3,050

Density - 35 dph (Secondary Housing Sites)

Clear Site Fencing Driveways Paving
Front 

Gardens
Rear 

Gardens
Balance

Plot 
Services

Roads, 
Paving & 
Drainage

Total

Sq.ft Sq.m Acres Sq.m Sq.ft/acre Sq.m/ha

5 4,994ft2 464m2 0.35 1,429m2 14,149       3,248         £1,350 £7,378 £7,087 £9,163 £3,588 £1,879 £892 £23,099 £58,409 £112,845

15 14,316ft2 1,330m2 1.06 4,286m2 13,518       3,103         £4,050 £20,612 £21,262 £25,405 £9,936 £5,204 £4,240 £69,298 £141,009 £301,015

25 24,305ft2 2,258m2 1.77 7,143m2 13,770       3,161         £6,750 £35,368 £35,436 £43,731 £17,111 £8,963 £6,024 £115,496 £233,919 £502,797

50 47,942ft2 4,454m2 3.53 14,286m2 13,581       3,118         £13,500 £69,213 £70,872 £85,378 £33,395 £17,493 £13,613 £230,992 £445,573 £980,029

75 72,247ft2 6,712m2 5.30 21,429m2 13,644       3,132         £20,249 £104,581 £106,309 £129,109 £50,506 £26,455 £19,636 £346,488 £667,538 £1,470,872

150 144,495ft2 13,424m2 10.59 42,857m2 13,644       3,132         £40,499 £209,162 £212,617 £258,219 £101,012 £52,911 £39,273 £692,975 £1,323,123 £2,929,790

Average 13,718 3,149

Density - 45 dph (Tertiary Housing Sites)

Clear Site Fencing Driveways Paving
Front 

Gardens
Rear 

Gardens
Balance

Plot 
Services

Roads, 
Paving & 
Drainage

Total

Sq.ft Sq.m Acres Sq.m Sq.ft/acre Sq.m/ha

10 9,322ft2 866m2 0.55 2,222m2 16,976       3,897         £2,100 £12,984 £14,174 £15,980 £6,495 £3,402 -£42 £46,198 £92,327 £193,618

15 14,025ft2 1,303m2 0.82 3,333m2 17,028       3,909         £3,150 £20,096 £21,262 £24,531 £10,036 £5,257 -£416 £69,298 £136,404 £289,617

25 23,433ft2 2,177m2 1.37 5,556m2 17,070       3,919         £5,250 £34,488 £35,436 £42,446 £17,264 £9,043 -£1,562 £115,496 £226,076 £483,936

50 47,157ft2 4,381m2 2.75 11,111m2 17,176       3,943         £10,500 £68,949 £70,872 £84,559 £34,502 £18,072 -£3,155 £230,992 £439,945 £955,236

75 70,213ft2 6,523m2 4.12 16,667m2 17,049       3,914         £15,749 £101,971 £106,309 £124,995 £50,986 £26,707 -£3,383 £346,488 £644,263 £1,414,085

Average 17,060 3,916

GIFA GIFA Ratios External Works Costs

GIFA Net Site Area GIFA Ratios External Works Costs

External Works Costs

Net Site Area

GIFA Net Site Area GIFA Ratios External Works Costs

Development Size

Development Size

Development Size

 Site Area Analysis
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Density - 30 dph (Primary Housing Sites )

Base Build 
Costs

Base Build 
Costs

Base Build 
Costs

External Works
External 
Works

External 
Works

Sub-Total Preliminaries Preliminaries Preliminaries
Professional 

Fees
Professional 

Fees
Contingency Contingency Total Cost Total Cost

5%

£ £/m2 % £ £/m2 % £ £ £/m2 % £ % £ % £ £/m2

25 £ 2,279,352   £ 898   65.1% £ 539,156   £ 212   15.4% £ 2,818,508   £ 281,851   £ 111   8.1% £ 232,527   6.6% £ 166,644   4.8% £ 3,499,530   £ 1,378.31   

50 £ 4,558,597   £ 898   65.3% £ 1,066,358   £ 210   15.3% £ 5,624,955   £ 562,495   £ 111   8.1% £ 464,059   6.6% £ 332,575   4.8% £ 6,984,084   £ 1,375.36   

75 £ 6,833,816   £ 896   65.3% £ 1,595,585   £ 209   15.2% £ 8,429,400   £ 842,940   £ 110   8.1% £ 695,426   6.6% £ 498,388   4.8% £ 10,466,154   £ 1,371.53   

100 £ 8,857,386   £ 871   65.9% £ 2,122,786   £ 209   15.8% £ 10,980,172   £ 988,215   £ 97   7.3% £ 837,787   6.2% £ 640,309   4.8% £ 13,446,483   £ 1,322.17   

150 £ 13,287,979   £ 871   65.9% £ 3,177,190   £ 208   15.8% £ 16,465,170   £ 1,481,865   £ 97   7.3% £ 1,256,292   6.2% £ 960,166   4.8% £ 20,163,494   £ 1,322.37   

250 £ 21,719,099   £ 854   66.3% £ 5,288,023   £ 208   16.1% £ 27,007,122   £ 2,295,605   £ 90   7.0% £ 1,904,677   5.8% £ 1,560,370   4.8% £ 32,767,775   £ 1,289.16   

500 £ 43,434,271   £ 854   66.3% £ 10,566,117   £ 208   16.1% £ 54,000,388   £ 4,590,033   £ 90   7.0% £ 3,808,377   5.8% £ 3,119,940   4.8% £ 65,518,739   £ 1,288.47   

750 £ 65,153,268   £ 854   66.3% £ 15,842,186   £ 208   16.1% £ 80,995,455   £ 6,884,614   £ 90   7.0% £ 5,712,204   5.8% £ 4,679,614   4.8% £ 98,271,886   £ 1,288.51   

1500 £ 130,302,610   £ 854   66.3% £ 31,674,444   £ 208   16.1% £ 161,977,054   £ 13,768,050   £ 90   7.0% £ 11,423,432   5.8% £ 9,358,427   4.8% £ 196,526,962   £ 1,288.28   

Density - 35 dph (Secondary Housing Sites)

Base Build 
Costs

Base Build 
Costs

Base Build 
Costs

External Works
External 
Works

External 
Works

Sub-Total Preliminaries Preliminaries Preliminaries
Professional 

Fees
Professional 

Fees
Contingency Contingency Total Cost Total Cost

5%

£ £/m2 % £ £/m2 % £ £ £/m2 % £ % £ % £ £/m2

5 £ 455,553   £ 982   62.8% £ 112,845   £ 243   15.6% £ 568,398   £ 71,050   £ 153   9.8% £ 51,156   7.1% £ 34,530   4.8% £ 725,133   £ 1,562.79   

15 £ 1,248,236   £ 939   64.2% £ 301,015   £ 226   15.5% £ 1,549,251   £ 170,418   £ 128   8.8% £ 133,274   6.9% £ 92,647   4.8% £ 1,945,590   £ 1,462.85   

25 £ 2,025,814   £ 897   64.5% £ 502,797   £ 223   16.0% £ 2,528,612   £ 252,861   £ 112   8.1% £ 208,610   6.6% £ 149,504   4.8% £ 3,139,587   £ 1,390.43   

50 £ 3,994,413   £ 897   64.7% £ 980,029   £ 220   15.9% £ 4,974,442   £ 497,444   £ 112   8.1% £ 410,391   6.6% £ 294,114   4.8% £ 6,176,391   £ 1,386.71   

75 £ 6,020,121   £ 897   64.7% £ 1,470,872   £ 219   15.8% £ 7,490,993   £ 749,099   £ 112   8.1% £ 618,007   6.6% £ 442,905   4.8% £ 9,301,004   £ 1,385.73   

150 £ 11,703,557   £ 872   65.3% £ 2,929,790   £ 218   16.3% £ 14,633,348   £ 1,317,001   £ 98   7.3% £ 1,116,524   6.2% £ 853,344   4.8% £ 17,920,217   £ 1,334.94   

Density - 45 dph (Tertiary Housing Sites)

Base Build 
Costs

Base Build 
Costs

Base Build 
Costs

External Works
External 
Works

External 
Works

Sub-Total Preliminaries Preliminaries Preliminaries
Professional 

Fees
Professional 

Fees
Contingency Contingency Total Cost Total Cost

5%

£ £/m2 % £ £/m2 % £ £ £/m2 % £ % £ % £ £/m2

10 £ 840,270   £ 970   64.7% £ 193,618   £ 224   14.9% £ 1,033,888   £ 113,728   £ 131   8.8% £ 88,940   6.9% £ 61,828   4.8% £ 1,298,384   £ 1,499.29   

15 £ 1,258,176   £ 966   64.7% £ 289,617   £ 222   14.9% £ 1,547,793   £ 170,257   £ 131   8.8% £ 133,149   6.9% £ 92,560   4.8% £ 1,943,759   £ 1,491.76   

25 £ 2,014,623   £ 925   64.9% £ 483,936   £ 222   15.6% £ 2,498,558   £ 249,856   £ 115   8.1% £ 206,131   6.6% £ 147,727   4.8% £ 3,102,272   £ 1,425.02   

50 £ 4,045,915   £ 924   65.2% £ 955,236   £ 218   15.4% £ 5,001,151   £ 500,115   £ 114   8.1% £ 412,595   6.6% £ 295,693   4.8% £ 6,209,554   £ 1,417.38   

75 £ 6,027,121   £ 924   65.2% £ 1,414,085   £ 217   15.3% £ 7,441,205   £ 744,121   £ 114   8.1% £ 613,899   6.6% £ 439,961   4.8% £ 9,239,187   £ 1,416.40   

Development Size

Development Size

Development Size

Total Build Costs plus Oncosts
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Density - 30 dph (Primary Housing Sites )

POS POS POS

33%

Acres Hectares Sq.m % of Gross 
Site Area

Net 
Developable 

Area m2
£ % Cost Per 

Dwelling
£ £/m2

Average 
cost per 
Dwelling

25 0.69 0.28 2,778 25.0% 8,333 11,111 75.00% £0 £ 56,454   1.6% £ 2,258   £ 3,555,983   £ 1,400.54   £ 142,239   

50 1.37 0.56 5,556 25.0% 16,667 22,222 75.00% £0 £ 208,516   3.0% £ 4,170   £ 7,192,600   £ 1,416.42   £ 143,852   

75 2.06 0.83 8,333 25.0% 25,000 33,333 75.00% £0 £ 295,274   2.8% £ 3,937   £ 10,761,428   £ 1,410.23   £ 143,486   

100 2.75 1.11 11,111 25.0% 33,333 44,444 75.00% £0 £ 427,031   3.2% £ 4,270   £ 13,873,515   £ 1,364.16   £ 138,735   

150 4.12 1.67 16,667 25.0% 50,000 66,667 75.00% £0 £ 600,547   3.0% £ 4,004   £ 20,764,041   £ 1,361.76   £ 138,427   

250 6.86 2.78 27,778 25.0% 83,333 111,111 75.00% £0 £ 947,578   2.9% £ 3,790   £ 33,715,353   £ 1,326.44   £ 134,861   

500 13.73 5.56 55,556 25.0% 166,667 222,222 75.00% £0 £ 1,875,157   2.9% £ 3,750   £ 67,393,895   £ 1,325.35   £ 134,788   

750 20.59 8.33 83,333 25.0% 250,000 333,333 75.00% £0 £ 2,742,735   2.8% £ 3,657   £ 101,014,621   £ 1,324.47   £ 134,686   

1500 41.18 16.67 166,667 25.0% 500,000 666,667 75.00% £0 £ 5,345,470   2.7% £ 3,564   £ 201,872,432   £ 1,323.32   £ 134,582   

Density - 35 dph (Secondary Housing Sites)

POS POS POS

33%

Acres Hectares Sq.m % of Gross 
Site Area

Net 
Developable 

Area m2
£ % Cost Per 

Dwelling
£ £/m2

Average 
cost per 
Dwelling

5 0.12 0.05 476 25.0% 1,429 1,905 75.00% £0 £ 9,678   1.3% £ 1,936   £ 734,811   £ 1,583.65   £ 146,962   

15 0.35 0.14 1,429 25.0% 4,286 5,714 75.00% £0 £ 29,033   1.5% £ 1,936   £ 1,974,623   £ 1,484.68   £ 131,642   

25 0.59 0.24 2,381 25.0% 7,143 9,524 75.00% £0 £ 48,389   1.5% £ 1,936   £ 3,187,976   £ 1,411.86   £ 127,519   

50 1.18 0.48 4,762 25.0% 14,286 19,048 75.00% £0 £ 183,728   3.0% £ 3,675   £ 6,360,119   £ 1,427.96   £ 127,202   

75 1.77 0.71 7,143 25.0% 21,429 28,571 75.00% £0 £ 258,092   2.8% £ 3,441   £ 9,559,095   £ 1,424.18   £ 127,455   

150 3.53 1.43 14,286 25.0% 42,857 57,143 75.00% £0 £ 526,183   2.9% £ 3,508   £ 18,446,400   £ 1,374.14   £ 122,976   

Density - 45 dph (Tertiary Housing Sites)

POS POS POS

33%

Acres Hectares Sq.m % of Gross 
Site Area

Net 
Developable 

Area m2
£ % Cost Per 

Dwelling
£ £/m2

Average 
cost per 
Dwelling

10 0.18 0.07 741 25.0% 2,222 2,963 75.00% £0 £ 15,054   1.2% £ 1,505   £ 1,313,438   £ 1,516.67   £ 131,344   

15 0.27 0.11 1,111 25.0% 3,333 4,444 75.00% £0 £ 22,582   1.2% £ 1,505   £ 1,966,341   £ 1,509.09   £ 131,089   

25 0.46 0.19 1,852 25.0% 5,556 7,407 75.00% £0 £ 37,636   1.2% £ 1,505   £ 3,139,908   £ 1,442.31   £ 125,596   

50 0.92 0.37 3,704 25.0% 11,111 14,815 75.00% £0 £ 150,677   2.4% £ 3,014   £ 6,360,231   £ 1,451.78   £ 127,205   

75 1.37 0.56 5,556 25.0% 16,667 22,222 75.00% £0 £ 208,516   2.3% £ 2,780   £ 9,447,702   £ 1,448.37   £ 125,969   

Maintenance - 
Excluded to 
be provided 

by Developer

Net to 
Gross Ratio

POS Requirements

Gross Site 
Area m2

Net to 
Gross Ratio

Gross Site 
Area m2

POS Requirements

Net to 
Gross Ratio

Total Gross Cost

Gross Site 
Area m2

Total Gross CostPOS Requirements

Maintenance - 
Excluded to 
be provided 

by Developer

Total Gross Cost

Development Size

Development Size

Total Gross Cost

Maintenance - 
Excluded to 
be provided 

by DeveloperDevelopment Size

POS Costs
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Density - 30 dph (Primary Housing Sites )

£ £/m2 Per 
Dwelling

£ £/m2 Per 
Dwelling

£482/dwelling £/m2 £ £/m2

25 £308,875 £ 121.65   £ 12,355   £411,833 £ 162.20   £ 16,473   £12,048 £ 4.75   £ 13,140   £ 5.18   

50 £617,750 £ 121.65   £ 12,355   £823,667 £ 162.20   £ 16,473   £24,096 £ 4.75   £ 26,279   £ 5.18   

75 £926,625 £ 121.43   £ 12,355   £1,235,500 £ 161.91   £ 16,473   £36,143 £ 4.74   £ 39,419   £ 5.17   

100 £1,235,500 £ 121.48   £ 12,355   £1,647,333 £ 161.98   £ 16,473   £48,191 £ 4.74   £ 58,677   £ 5.77   

150 £1,853,250 £ 121.54   £ 12,355   £2,471,000 £ 162.05   £ 16,473   £72,287 £ 4.74   £ 84,957   £ 5.57   

250 £3,088,750 £ 121.52   £ 12,355   £4,118,333 £ 162.02   £ 16,473   £120,478 £ 4.74   £ 143,634   £ 5.65   

500 £6,177,500 £ 121.48   £ 12,355   £8,236,667 £ 161.98   £ 16,473   £240,955 £ 4.74   £ 293,386   £ 5.77   

750 £9,266,250 £ 121.50   £ 12,355   £12,355,000 £ 161.99   £ 16,473   £361,433 £ 4.74   £ 437,020   £ 5.73   

1500 £18,532,500 £ 121.48   £ 12,355   £24,710,000 £ 161.98   £ 16,473   £722,865 £ 4.74   £ 880,159   £ 5.77   

Density - 35 dph (Secondary Housing Sites)

£ £/m2 Per 
Dwelling

£ £/m2 Per 
Dwelling

£482/dwelling £/m2 £ £/m2

5 £52,950 £ 114.12   £ 10,590   £70,600 £ 152.16   £ 14,120   £2,410 £ 5.19   £ 1,404   £ 3.03   

15 £158,850 £ 119.44   £ 10,590   £211,800 £ 159.25   £ 14,120   £7,229 £ 5.44   £ 4,213   £ 3.17   

25 £264,750 £ 117.25   £ 10,590   £353,000 £ 156.33   £ 14,120   £12,048 £ 5.34   £ 13,140   £ 5.82   

50 £529,500 £ 118.88   £ 10,590   £706,000 £ 158.51   £ 14,120   £24,096 £ 5.41   £ 26,279   £ 5.90   

75 £794,250 £ 118.33   £ 10,590   £1,059,000 £ 157.78   £ 14,120   £36,143 £ 5.38   £ 39,419   £ 5.87   

150 £1,588,500 £ 118.33   £ 10,590   £2,118,000 £ 157.78   £ 14,120   £72,287 £ 5.38   £ 84,957   £ 6.33   

Density - 45 dph (Tertiary Housing Sites)

£ £/m2 Per 
Dwelling

£ £/m2 Per 
Dwelling

£482/dwelling £/m2 £ £/m2

10 £82,367 £ 95.11   £ 8,237   £109,822 £ 126.82   £ 10,982   £4,819 £ 5.56   £ 2,808   £ 3.24   

15 £123,550 £ 94.82   £ 8,237   £164,733 £ 126.43   £ 10,982   £7,229 £ 5.55   £ 4,213   £ 3.23   

25 £205,917 £ 94.59   £ 8,237   £274,556 £ 126.12   £ 10,982   £12,048 £ 5.53   £ 13,140   £ 6.04   

50 £411,833 £ 94.00   £ 8,237   £549,111 £ 125.34   £ 10,982   £24,096 £ 5.50   £ 26,279   £ 6.00   

75 £617,750 £ 94.70   £ 8,237   £823,667 £ 126.27   £ 10,982   £36,143 £ 5.54   £ 39,419   £ 6.04   

EV Charging Points

EV Charging Points Part M

Abnormals - Brownfield Sites (£200,000/net 
acre)

Abnormals - Greenfield Sites (£150,000/net 
acre)

Variant Optional Costs

Development Size

Development Size

Development Size

Part M

Part M

Abnormals - Greenfield Sites (£150,000/net 
acre)

Abnormals - Brownfield Sites (£200,000/net 
acre)

EV Charging Points

Abnormals - Greenfield Sites (£150,000/net 
acre)

Abnormals - Brownfield Sites (£200,000/net 
acre)
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BCIS AVERAGE RATES FOR 2ND QUARTER 2021 

 
  



Density - 30 dph (Primary Housing Sites )

KM

BCIS Lower 
Quartile (after 
reduction for 
O/H&P and 

Scale)

BCIS Median 
(after reduction 
for O/H&P and 

Scale)

£/m2 £/m2 £/m2 % £/m2 £/m2 %

25 £ 1,009   £ 892   £ 117   13% £ 993   £ 16   2%

50 £ 1,008   £ 892   £ 116   13% £ 993   £ 16   2%

75 £ 1,006   £ 892   £ 114   13% £ 993   £ 13   1%

100 £ 968   £ 892   £ 76   9% £ 993   -£ 25 -2%

150 £ 969   £ 892   £ 77   9% £ 993   -£ 24 -2%

250 £ 945   £ 892   £ 53   6% £ 993   -£ 48 -5%

500 £ 944   £ 892   £ 52   6% £ 993   -£ 48 -5%

750 £ 945   £ 892   £ 52   6% £ 993   -£ 48 -5%

1500 £ 944   £ 892   £ 52   6% £ 993   -£ 48 -5%

Average 9% Average -2%

Density - 35 dph (Secondary Housing Sites)

KM

BCIS Lower 
Quartile (after 
reduction for 
O/H&P and 

BCIS Median 
(after reduction 
for O/H&P and 

Scale)

£/m2 £/m2 £/m2 % £/m2 £/m2 %

5 £ 1,135   £ 892   £ 243   27% £ 993   £ 142   14%

15 £ 1,067   £ 892   £ 175   20% £ 993   £ 74   7%

25 £ 1,009   £ 892   £ 117   13% £ 993   £ 16   2%

50 £ 1,008   £ 892   £ 116   13% £ 993   £ 16   2%

75 £ 1,009   £ 892   £ 116   13% £ 993   £ 16   2%

150 £ 970   £ 892   £ 78   9% £ 993   -£ 23 -2%

Average 16% Average 4%

Density - 45 dph (Tertiary Housing Sites)

KM

BCIS Lower 
Quartile (after 
reduction for 
O/H&P and 

BCIS Median 
(after reduction 
for O/H&P and 

Scale)

£/m2 £/m2 £/m2 % £/m2 £/m2 %

10 £ 1,102   £ 892   £ 210   23% £ 993   £ 109   11%

15 £ 1,096   £ 892   £ 204   23% £ 993   £ 103   10%

25 £ 1,040   £ 892   £ 148   17% £ 993   £ 47   5%

50 £ 1,038   £ 892   £ 146   16% £ 993   £ 45   5%

75 £ 1,038   £ 892   £ 146   16% £ 993   £ 45   5%

Average 19% Average 7%

Development Size

Variance 

Variance Variance

Variance 

Variance Variance

Development Size

Development Size

Variance 

Variance Variance

Base Build Cost Comparable to BCIS 2Q21
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PART L JUNE 2022 CONSTRUCTION COSTS 
  



Index
Start Date 01/07/2021 331
Estimating Base Date 09/04/2021 328

Increase (%) 0.91%

Adopted Costs Uplifted
Detached  £                                                                                                         6,520  £                        6,580 
Semi  £                                                                                                         4,850  £                        4,894 
Terrace  £                                                                                                         4,740  £                        4,783 
Flats  £                                                                                                         2,260  £                        2,281 
Typical mix  £                                                                                                         4,620  £                        4,662 

Detached  £                                                                                                         4,200 
Semi  £                                                                                                         2,560 
Terrace  £                                                                                                         2,200 
Flats  £                                                                                                         2,070 
Typical mix  £                                                                                                         2,870 

Adopted Costs Uplifted
Detached  £                                                                                                         9,500  £                        9,587 
Semi  £                                                                                                         7,067  £                        7,131 
Terrace  £                                                                                                         6,906  £                        6,970 
Flats  £                                                                                                         3,293  £                        3,323 

The FHS 2019 Consultation Guidance - Option 2 Guide Costs Achieves 31% Carbon Reduction

The FHS 2019 Consultation Guidance - Option 1 Guide Costs

Part L 2022

FHS - Nett Zero Carbon
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M4(2) & M4(3) COST ASSESSMENTS 
  



20%

% of dwellings required to meet level 
access

Average  £                                                                                                                  1,400 
Raising Acccessibility Standards for New 
Homes, MHCLG (Sept 2020). KM assessment 
compares to advisory rate of £1,400.

Uplift 01/07/2021  £                                                                                                                        4 
Adopted Costs  £                                                                                                                 1,404 

5%

% of dwellings required to meet "adaptable 
dwelling" standard

Average
 £                                                                                                                  6,100 

Housing Standards Review, DCLG (Sept 2014) - 
advisory £10,438 but undefined.

Uplift 01/07/2021  £                                                                                                                      18 
Adopted Costs  £                                                                                                                 6,118 

Index
Start Date 01/07/2021 331
Estimating Base Date Raising Acccessibility Standards for New Homes, MHCLG (Sept 2020) 01/09/2020 330

Increase (%) 0.30%

Index
Start Date 01/07/2021 331
Estimating Base Date Housing Standards Review, DCLG (Sept 2014) 01/09/2014 257

Increase (%) 28.79%

M4(2)

M4(3)

M4(2)

M4(3)

Part M4 Compliance Costs



OPTIONAL 
ACCESSIBILITY 
STANDARDS

M4(2) Requirements
M4(2)
Page

EXTERNAL

1.7 4
Slope restrictions – general building regulation; not needed additionally for
Part 2a

£0

1.8 5
Step free - No cost if ramp is gentle – general building regulation; not needed
additionally for Part 2a

£0

3.45 50 Rear paving Minimum width 1050 - Cost over 900 basic 2 m2 £45 £80

2.20c 16
Lighting; automatic PIR/DtD (might be provided anyway - would be for
Secured by Design)

1 Nr £150 £150

2.9f 12 Gates to be 850 clear; no additional cost £0

3.22a 30
Landings (1500 Square) for ramps - assumed no cost if 1200 wide path; 1m2
if 900 wide path

1 m2 £45 £45

3.22b 30 Canopy to front door; assumed additional 1 Nr £450 £450

1.14 7
Accessible thresholds to Front and rear (cost is not for level access which is
needed any way but for threshold max 15mm projection)

2 Nr £35 £70

2.12 13
Parking bay to be such as to permit widening to 3.3m in future, not 2.4; needs
only be clear - no extra cost but might mean some dwellings cannot comply

£0

INTERNAL

2.24c
Living Room window cill height assumed no cost; low cill lines to Living Rooms
are normal

£0

2.26 19
Grab rail supports; bathroom; applicable only to stud partitions; 12mm
plywood behind plasterboard; will not apply to all locations

4 m2 £30 £120

2.27c 19 Level access shower to GF; future provision; floor gully only costed 1 Nr £250 £250

£1,165
Design 7% £82
Contingencies 5% £62

£1,309
SAY £1,400

M4(2) ref Description Qty Rate
Cost/ 
dwg



M4(3A) Ref Qty Rate Cost

1.7
1.8

1.7b
3.45 2 m2 £45 £90
3.45 2 m2 £45 £90

2.20c 1 Nr £150 £150
2.9f
3.22a 1 m2 £45 £45
3.22b 1 Nr £450 £450

1.34 2 Nr £25 £50
2.20h £0
2.11f £0

3.12 6 m2 £50 £300

£0
3.22 £0

3.22k £0
3.22g £0

3.25 £0 £0
3.25c 1 Nr £75 £75

3.28 1 Nr £200 £200
3.28 1 Nr £200 £200
3.29 1 Nr £75 £75

Diag 3.8 1 Nr £125 £125
2.24c
3.35c 1 Nr £100 £100

2.26 3 m2 £25 £75
2.27c 1 Nr £900 £900

£2,500

£5,425
7% £380
5% £290

£6,095
£6,100SAY

Costs of other items; Low Surface Temperature radiators, lever taps and hot water temperature
control, 35 degree staircases and 2m2 extra floor area to allow for the area of the shallower stair.

Sub-total
Design fees
Contingencies
TOTAL

Kitchen worktops (table 3.3) - 1800 extra clear below
Living Room window cill height assumed no cost
Hoist capable trusses
Grab rail supports; bathroom
Level access shower to GF

Wheel chair storage - 2m2 (inc in costs below)
Power socket (dedicated)
Through floor lifting provision (preformed access hatch)
Knock out bathroom panel
Stair lift power socket

INTERNAL
Doors no extra cost over normal. power opening not costed as basic door should be <30N
Lobby may need to be bigger than normal – no extra cost unless extra GFA increases
Door control heights - no cost
Clear openings 850 width - normal practice (except cupboards)

Canopy to front door
Accessible thresholds to Front and rear
Steps design criteria – no extra - good practice  Should not be needed
Handrail assumed not needed if no steps
Parking bay to be 1200 wide (3.6 not 2.4)  

Rear Minimum width 1050  - COST over 900 basic
Turning circles
Lighting COST (might be provided anyway - would be for Secured by Design
Gates to be 850 clear
Landings (1500 Square) for ramps -assumed no cost if 1200 wide path

Description

EXTERNAL
Slope restrictions – unlikely to be a problem 
Step free
Front Minimum width 900mm

M4(3A) Requirements
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ELECTRIC VEHICLE CHARGING POINTS CONSTRUCTION COST 
  



Average  £                         482 
Uplift  £                           -   

Adopted Costs  £                         482 

Index
Start Date 01/07/2021 331
Estimating Base Date 01/07/2021 331

Increase (%) 0.00%

Rolec 32 amp changer for domestic properties
Supplier / Trade Details Qty Rate Price

Rolec (direct) To supply only EZWP2020 32 amp Rolec charger unit 1 £291.91 £291.91

Electrical Contractor 
(New Electrics)

To wire from comsumer unit to Rolec pod, install & commission 
Rolec unit free issue

1 £110.00 £110.00

To supply and install Earth Rod 1 £30.00 £30.00

Groundworker Supply and install gully to house and allow access to earth rod 1 £50.00 £50.00

£481.91

EV Charging Points
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PUBLIC OPEN SPACE CONSTRUCTION 

COSTS  



Scheme Blackburn with Darwen Local Plan Date of Issue 10/11/2021
Location Blackburn Rev 8

Section Rate

1 POS
Public Open Space
Landscaped Area - residual area
Grassed area 5.50                                       per m2
Footpaths - 10% of area 45.00                                     per m2
Tree Planting - 1 per 50m2 190.00                                   per nr
Shrub Planting - 10% of area 25.00                                     per m2
Signs & sundries 125.00                                   per nr
Picnic sets / benching - 1 per 200m2 1,200.00                                per nr
Grassed mounds - 1 per 400m2 425.00                                   per nr
Maintenance - 12 months 8%

Average £19.36/m2
Play Area - extra over costs
Groundworks to Play Area (EO to Grass) 29.50                                     per m2
Soft play textured tarmac to Play Area 70.00                                     per m2
Fencing 1.2m bowtop - 40% of Play area 85.00                                     per m
Gates - 1.2m wide hydraulic self closing 700.00                                   per nr
Gates - 2.8m wide maintenance gate 650.00                                   per nr

Average £10.91/m2

Equipment
Local Area Play - 50 to 99 Dwellings (not less than 0.4ha) 35,000.00                              per nr
Local Equipped Area Play - 100 to 499 Dwellings (not less than 0.4ha) 80,000.00                              per nr
Neighbourhood Equipped Area Play  >500 Dwellings 140,000.00                            per nr

Total POS

Public Open Space

Commentary
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COST ASSESSMENTS FOR THE STRATEGIC HOUSING SITE 

 – NORTH EAST BLACKBURN 

 

 

 

 

 

 

 
 

  



Scheme Blackburn with Darwen Local Plan Date of Issue 17/11/2021
Location Blackburn Rev 8
Planning Authority Blackburn with Darwen Borough Council

1 Bed 
Terr
2 Storey

2 Bed 
Semi
2 Storey

2 Bed 
Semi
2.5 

2 Bed 
Det
2 Storey

2 Bed 
Det
2.5 

3 Bed 
Semi
2 Storey

3 Bed 
Semi
2.5 

3 Bed 
Det
2 Storey

3 Bed 
Det
2.5 

4 Bed 
Semi
2 Storey

4 Bed 
Semi
2.5 

4 Bed 
Det
2 Storey

4 Bed 
Det
2.5 

5 Bed 
Det
2 Storey

5 Bed 
Det
2.5 

1 Bed 
Semi 
Bung

2 Bed 
Semi 
Bung

3 Bed 
Det 
Bung

4 Bed 
Det 
Bung

1 Bed 
Flat

2 Bed 
Flat

3 Bed 
Flat

\HT112 \HS212
\HS212.

5
\HD212

\HD212.
5

\HS322
\HS322.

5
\HD322

\HD322.
5

\HS422
\HS422.

5
\HD422

\HD422.
5

\HD532
\HD532.

5
\BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 105.0%

Phase 1 (Plots G, H, J) 315 0 47 0 0 0 79 0 63 0 0 0 126 0 0 0 0 0 0 0 0 0 0 315nr

Phase 2 (Plot F) 355 0 53 0 0 0 89 0 71 0 0 0 142 0 0 0 0 0 0 0 0 0 0 355nr

Phase 3 (Plot A, B) 480 0 72 0 0 0 120 0 96 0 0 0 168 0 24 0 0 0 0 0 0 0 0 480nr

Phase 4 (Plot C, D, E) 350 0 53 0 0 0 88 0 70 0 0 0 121 0 18 0 0 0 0 0 0 0 0 350nr

1500

Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

Phase Development Size

Typology Mix

North East Blackburn
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Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 105%

315 £3,192,506 £5,048,146 £4,902,409 £12,231,800 £25,374,860 -£1,268,743 £24,106,117

355 £3,600,060 £5,687,138 £5,524,937 £13,785,044 £28,597,179 -£1,429,859 £27,167,320

480 £4,890,648 £7,668,014 £7,470,337 £16,309,066 £2,729,655 £39,067,720 -£1,953,386 £37,114,334

350 £3,600,060 £5,623,239 £5,447,121 £11,746,411 £2,047,241 £28,464,071 -£1,423,204 £27,040,868

Development Size

Base Costs

Uplift for 
Development 

Size Uplifted Cost

Base Build Costs

BlackburnWD Local Plan 17.11.21 Rev8 2Q21 2of13



Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

Phase Development 
Size

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat

0 0 \HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111

0% 0% 0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 5% 0% 0% 0% 0% 0% 0%

315                    817           -            -            -            1,949         -            -            -            -            2,765         

355                    920           -            -            -            2,196         -            -            -            -            3,116         

480                    1,244         -            -            -            2,598         -            371           -            -            4,214         

350                    907           -            -            -            1,871         -            278           -            -            3,057         

Development 
Size

Total GIA 
m2

Garage GIFA
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Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 105%

315 £303,856 £0 £0 £0 £1,165,949 £0 £0 £0 £0 £1,469,805 -£73,490 £1,396,315

355 £342,441 £0 £0 £0 £1,314,006 £0 £0 £0 £0 £1,656,447 -£82,822 £1,573,625

480 £463,019 £0 £0 £0 £1,554,599 £0 £347,500 £0 £0 £2,365,118 -£118,256 £2,246,862

350 £337,618 £0 £0 £0 £1,119,681 £0 £260,625 £0 £0 £1,717,924 -£85,896 £1,632,028

Development 
Size

Base Costs

Adjust for 
Development 

Size
Uplifted 

Cost

Garage Costs
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Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0%

315 £0 £230,035 £0 £0 £0 £386,654 £0 £414,517 £0 £0 £0 £829,034 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £1,860,240

355 £0 £259,401 £0 £0 £0 £435,598 £0 £467,154 £0 £0 £0 £934,308 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £2,096,461

480 £0 £352,394 £0 £0 £0 £587,323 £0 £631,645 £0 £0 £0 £1,105,379 £0 £157,911 £0 £0 £0 £0 £0 £0 £0 £0 £2,834,652

350 £0 £259,401 £0 £0 £0 £430,704 £0 £460,574 £0 £0 £0 £796,136 £0 £118,433 £0 £0 £0 £0 £0 £0 £0 £0 £2,065,248

Part L 
Costs

Development Size

Part L Costs
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Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

1 Bed Terr
2 Storey

2 Bed Semi
2 Storey

2 Bed Semi
2.5 Storey

2 Bed Det
2 Storey

2 Bed Det
2.5 Storey

3 Bed Semi
2 Storey

3 Bed Semi
2.5 Storey

3 Bed Det
2 Storey

3 Bed Det
2.5 Storey

4 Bed Semi
2 Storey

4 Bed Semi
2.5 Storey

4 Bed Det
2 Storey

4 Bed Det
2.5 Storey

5 Bed Det
2 Storey

5 Bed Det
2.5 Storey

1 Bed Semi 
Bung

2 Bed Semi 
Bung

3 Bed Det 
Bung

4 Bed Det 
Bung

1 Bed Flat 2 Bed Flat 3 Bed Flat

\HT112 \HS212 \HS212.5 \HD212 \HD212.5 \HS322 \HS322.5 \HD322 \HD322.5 \HS422 \HS422.5 \HD422 \HD422.5 \HD532 \HD532.5 \BS111 \BS211 \BD321 \BD421 \FF111 \FF211 \FF321

0% 15% 0% 0% 0% 25% 0% 20% 0% 0% 0% 40% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0%

315 0m2 3,713m2 0m2 0m2 0m2 7,347m2 0m2 5,859m2 0m2 0m2 0m2 15,120m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 32,039m2

355 0m2 4,187m2 0m2 0m2 0m2 8,277m2 0m2 6,603m2 0m2 0m2 0m2 17,040m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 36,107m2

480 0m2 5,688m2 0m2 0m2 0m2 11,160m2 0m2 8,928m2 0m2 0m2 0m2 20,160m2 0m2 3,624m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 49,560m2

350 0m2 4,187m2 0m2 0m2 0m2 8,184m2 0m2 6,510m2 0m2 0m2 0m2 14,520m2 0m2 2,718m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 0m2 36,119m2

Development Size

Total Dwelling GIFA
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Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

Clear Site Fencing Driveways Paving
Front 

Gardens
Rear 

Gardens
Balance

Plot 
Services

Roads, 
Paving & 
Drainage

Total

Sq.ft Sq.m Acres Sq.m Sq.ft/acre Sq.m/ha

315 344,865ft2 32,039m2 26.11 105,650m2 13,210       3,033         £99,836 £470,843 £446,497 £604,489 £235,138 £123,167 £119,183 £1,455,248 £3,111,551 £6,665,951

355 388,652ft2 36,107m2 29.29 118,533m2 13,269       3,046         £112,010 £530,630 £503,195 £681,247 £264,998 £138,808 £131,245 £1,640,042 £3,505,085 £7,507,260

480 533,459ft2 49,560m2 47.36 191,650m2 11,265       2,586         £181,103 £722,120 £680,376 £927,213 £360,302 £188,730 £347,035 £2,217,521 £4,776,010 £10,400,410

350 388,781ft2 36,119m2 34.92 141,300m2 11,135       2,556         £133,524 £526,595 £496,107 £675,838 £262,588 £137,546 £262,134 £1,616,943 £3,485,427 £7,596,700

Average 12,220 2,805

GIFA Net Site Area GIFA Ratios

Development Size

External Works Costs Site Area Analysis

External Works Costs
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Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

Base Build 
Costs

Base Build 
Costs

Base Build 
Costs

Blank Blank Blank Blank External Works
External 
Works

External 
Works

Sub-Total Preliminaries Preliminaries Preliminaries
Professional 

Fees
Professiona

l Fees
Contingency Contingency Total Cost Total Cost

5%

£ £/m2 % £ £/m2 £ £/m2 £ £/m2 % £ £ £/m2 % £ % £ % £ £/m2

315 £ 27,362,672   £ 854   66.3% £ 0   £ 0   £ 0   £ 0   £ 6,665,951   £ 208   16.1% £ 34,028,623   £ 2,892,433   £ 90   7.0% £ 2,399,869   5.8% £ 1,966,046   4.8% £ 41,286,971   £ 1,288.65   

355 £ 30,837,406   £ 854   66.3% £ 0   £ 0   £ 0   £ 0   £ 7,507,260   £ 208   16.1% £ 38,344,666   £ 3,259,297   £ 90   7.0% £ 2,704,258   5.8% £ 2,215,411   4.8% £ 46,523,631   £ 1,288.49   

480 £ 42,195,847   £ 851   66.1% £ 0   £ 0   £ 0   £ 0   £ 10,400,410   £ 210   16.3% £ 52,596,257   £ 4,470,682   £ 90   7.0% £ 3,709,351   5.8% £ 3,038,814   4.8% £ 63,815,104   £ 1,287.63   

350 £ 30,738,144   £ 851   66.1% £ 0   £ 0   £ 0   £ 0   £ 7,596,700   £ 210   16.3% £ 38,334,845   £ 3,258,462   £ 90   7.0% £ 2,703,565   5.8% £ 2,214,844   4.8% £ 46,511,715   £ 1,287.74   

Development Size

Total Build Costs plus Oncosts
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Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

POS POS POS

Acres Hectares Sq.m % of Gross 
Site Area

Net 
Developable 

Area m2
£ % Cost Per 

Dwelling
£ £/m2

Average 
cost per 
Dwelling

315 31.54 12.77 127,650 54.7% 105,650 233,300 45.29% £0 £ 4,066,870   9.9% £ 12,911   £ 45,353,840   £ 1,415.58   £ 143,980   

355 25.69 10.40 103,967 46.7% 118,533 222,500 53.27% £0 £ 3,327,172   7.2% £ 9,372   £ 49,850,803   £ 1,380.64   £ 140,425   

480 25.78 10.44 104,350 35.3% 191,650 296,000 64.75% £0 £ 3,339,145   5.2% £ 6,957   £ 67,154,249   £ 1,355.01   £ 139,905   

350 24.59 9.95 99,500 41.3% 141,300 240,800 58.68% £0 £ 3,187,666   6.9% £ 9,108   £ 49,699,381   £ 1,375.99   £ 141,998   

Gross Site 
Area m2

Net to 
Gross Ratio

Maintenance - 
Excluded to 
be provided 

by Developer

Total Gross Cost

Total Gross Cost

Development Size

POS Costs

POS Requirements
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Primary Housing Sites Mix - 30ph Phase 1 & 2 / 25dph Phase 3 & 4

£ £/m2 Per 
Dwelling

£ £/m2 Per 
Dwelling

£482/dwelling £/m2 £ £/m2

315 £3,548,840 £ 110.77   £ 11,266   £5,221,223 £ 162.96   £ 16,575   £151,802 £ 4.74   £ 180,245   £ 5.63   

355 £3,840,506 £ 106.36   £ 10,818   £5,857,917 £ 162.24   £ 16,501   £171,078 £ 4.74   £ 203,715   £ 5.64   

480 £5,202,565 £ 104.98   £ 10,839   £9,471,343 £ 191.11   £ 19,732   £231,317 £ 4.67   £ 281,651   £ 5.68   

350 £3,890,991 £ 107.73   £ 11,117   £6,983,046 £ 193.33   £ 19,952   £168,669 £ 4.67   £ 202,311   £ 5.60   

Abnormals - Greenfield Sites

Development Size

Abnormals - Brownfield Sites (£200,000/net 
acre)

EV Charging Points Part M

Variant Optional Costs
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KM

BCIS Lower 
Quartile 
(after 

reduction 
for O/H&P 
and Scale)

Variance

BCIS 
Median 
(after 

reduction 
for O/H&P 
and Scale)

Variance

£/m2 £/m2 £/m2 £/m2 £/m2

£ 944   £ 892   £ 52   £ 993   -£ 49

£ 944   £ 892   £ 52   £ 993   -£ 49

£ 942   £ 892   £ 50   £ 993   -£ 51

£ 941   £ 892   £ 49   £ 993   -£ 52

Variance (after reduction for O/H&P and Scale)

Nett Build Cost Comparable to BCIS 2Q21
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Scheme Blackburn with Darwen Local Plan Date of Issue 17/11/2021
Location Blackburn Rev 8

Greenfield 
Sites

32,039m2 36,107m2 49,560m2 36,119m2 All Plots 153,825m2

233,300m2 222,500m2 296,000m2 240,800m2 992,600m2

315nr 355nr 480nr 350nr 1,500nr

Section Rate £/m2 Quantity Unit £ £/m2 Quantity Unit £ £/m2 Quantity Unit £ £/m2 Quantity Unit £ £/m2 £ £/m2

1 Highway Infrastructure

Rumble strips/ramps 2.50                 32039 m2 80,097.50£      2.50£                    36107 m2 90,267.50£      2.50£                    49560 m2 123,900.00£    2.50£                    36119 m2 90,297.50£      2.50£                    384,562.50£    2.50£                    

278 Works - highway improvements/junctions 8.50                 32039 m2 272,331.50£    8.50£                    36107 m2 306,909.50£    8.50£                    49560 m2 421,260.00£    8.50£                    36119 m2 307,011.50£    8.50£                    1,307,512.50£  8.50£                    

Cycleways, etc 2.00                 32039 m2 64,078.00£      2.00£                    36107 m2 72,214.00£      2.00£                    49560 m2 99,120.00£      2.00£                    36119 m2 72,238.00£      2.00£                    307,650.00£    2.00£                    

2 Utilities

Electric - offsite contribution including diversions 2,081,802£  21% 437,178.42£    13.65£                  24% 492,693.14£    13.65£                  32% 666,176.64£    13.44£                  23% 485,753.80£    13.45£                  2,081,802.00£  13.53£                  

Substation -included above 4.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Water - offsite contribution including diversions 2,342,000£  21% 491,820.00£    15.35£                  24% 554,273.33£    15.35£                  32% 749,440.00£    15.12£                  23% 546,466.67£    15.13£                  2,342,000.00£  15.23£                  

Gas - offsite contribution including diversions 517,000£     21% 108,570.00£    3.39£                    24% 122,356.67£    3.39£                    32% 165,440.00£    3.34£                    23% 120,633.33£    3.34£                    517,000.00£    3.36£                    

BT - offsite contribution including diversions 296,800£     21% 62,328.00£      1.95£                    24% 70,242.67£      1.95£                    32% 94,976.00£      1.92£                    23% 69,253.33£      1.92£                    296,800.00£    1.93£                    

Virgin Media - offsite contribution including diversions 21,600£       21% 4,536.00£        0.14£                    24% 5,112.00£        0.14£                    32% 6,912.00£        0.14£                    23% 5,040.00£        0.14£                    21,600.00£      0.14£                    

Service diversions -other 1.00                 32039 m2 32,039.00£      1.00£                    36107 m2 36,107.00£      1.00£                    49560 m2 49,560.00£      1.00£                    36119 m2 36,119.00£      1.00£                    153,825.00£    1.00£                    

3 Drainage

Offsite connections 1.50                 32039 m2 48,058.50£      1.50£                    36107 m2 54,160.50£      1.50£                    49560 m2 74,340.00£      1.50£                    36119 m2 54,178.50£      1.50£                    230,737.50£    1.50£                    

Storm water oversizing Excluded 9.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Additional attenuation - SUDS ponds 7.50                 32039 m2 240,292.50£    7.50£                    36107 m2 270,802.50£    7.50£                    49560 m2 371,700.00£    7.50£                    36119 m2 270,892.50£    7.50£                    1,153,687.50£  7.50£                    

Deeper pipes and manholes Excluded 1.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Pumping station / rising main Excluded 12.50               -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Land drainage to gardens Excluded 1.80                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

4 Site Development Abnormals

Demolition & Asbestos removal Excluded -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Existing foundation removal Excluded -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Remediation works - contammination 10% 22.00               3204 m2 70,485.80£      2.20£                    3611 m2 79,435.40£      2.20£                    4956 m2 109,032.00£    2.20£                    3612 m2 79,461.80£      2.20£                    338,415.00£    2.20£                    

Redundant mining and coalseam risk (Grouting) Excluded 15.00               -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Groundwater / Flood risk Excluded 5.00                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Cut & Fill works 3.50                 233300 m2 816,550.00£    25.49£                  222500 m2 778,750.00£    21.57£                  296000 m2 1,036,000.00£  20.90£                  240800 m2 842,800.00£    23.33£                  3,474,100.00£  22.58£                  

Cart away surplus excavated material Excluded 4.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Additional stone capping to roads Excluded 1.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Imported topsoil Excluded 10.00               -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Noise attenuation - acoustic fencing / windows Excluded 4.75                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Tree surgery / tree protection works Excluded 2.75                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Archaelogical Excluded 1.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Ecological risks - bats / bird boxes / newts Excluded 0.25                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Invasive species removal - Knotweed, etc Excluded 15.00               -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

5 Foundations & Retaining walls

Abnormal Foundations - suspended g.f. slabs Excluded 13.50               -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Abnormal Foundations - gas membrane Excluded 10.50               -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Abnormal Foundations - piling / additional depth Excluded 35.00               -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Underbuild Excluded 2.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Retaining walls to plots 9.50                 32039 m2 304,370.50£    9.50£                    36107 m2 343,016.50£    9.50£                    49560 m2 470,820.00£    9.50£                    36119 m2 343,130.50£    9.50£                    1,461,337.50£  9.50£                    

6 Elevational treatments / Planning Conditions

Stone / render / clad features - 20% of dwellings 20% 2,000.00          63 nr 126,000.00£    3.93£                    71 nr 142,000.00£    3.93£                    96 nr 192,000.00£    3.87£                    70 nr 140,000.00£    3.88£                    600,000.00£    3.90£                    

Features in brickwork, window detailing, chimneys, etc Excluded 1.80                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Boundary treatments in brick/stone Excluded 6.00                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Road surface treatments - block paviors, coloured chippings, etc Excluded 2.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

Cycle storage / Bin Storage Excluded 4.60                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

7 Landscaping

Strategic tree and shrub planting Excluded 2.50                 -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      -£                 -£                      

8 Contingency 5% 111.35             3,158,735.72   157,936.79£    4.93£                    3,418,340.71   170,917.04£    4.73£                    4,630,676.64   231,533.83£    4.67£                    3,463,276.43   173,163.82£    4.79£                    733,551.48£    4.77£                    

9 Professional Fees 7% 163.68             3,316,672.51   232,167.08£    7.25£                    3,589,257.74   251,248.04£    6.96£                    4,862,210.47   340,354.73£    6.87£                    3,636,440.26   254,550.82£    7.05£                    1,078,320.67£  7.01£                    

2,501.98          

3,548,840 110.77£               3,840,506 106.36£               5,202,565 104.98£               3,890,991 107.73£               16,482,902 107.15£               Total Abnormals

Phase 4 (Plot C, D, E)Phase 3 (Plot A, B)Phase 2 (Plot F)Phase 1 (Plots G, H, J)

Site Area Site Area Site Area Site Area

Abnormals - NEB Site (Primary Mix)

Dwellings Dwellings Dwellings Dwellings
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Appendix H 

Cost Assessments for the Strategic Employment Site – M65 J5 

 

 

 

 

 

 

 

 



OPTION TABLE
BLACKBURN AND DARWEN COUNCIL 23/12/2021
Strategic Employment development at Junction 5, M65
High level assessment of possible future construction costs

OPTION 2A
Parcel A 
(Serviced 
Plots only) Parcel B Parcel C Parcel G Total

GFA of  Buildings 14452 m2 38550 m2 4950 m2 14000 m2 71952 m2

Buildings including preliminaries allocated by cost £22,219,224 £4,338,437 £9,531,860 £36,089,521
Site clearance; gross site area £120,298 £193,552 £41,304 £53,057 £408,211
Car Parking and access; net area exc bdgs x 80% £2,105,164 £3,315,354 £749,738 £682,466 £6,852,722
Pedestrian paving; Net area exc bdgs x 15% £207,746 £327,173 £73,987 £67,349 £676,255
On plot landscaping £34,624 £54,529 £12,331 £11,225 £112,709
Drainage (based on floor area of buildings) £433,560 £1,156,500 £148,500 £420,000 £2,158,560
Incoming service supplies £578,080 £1,542,000 £198,000 £560,000 £2,878,080
POS /Green corridor £265,902 £284,278 £87,874 £73,387 £711,440
Preliminaries at 9% on site works £337,084 £2,618,335 £508,515 £1,025,941 £4,489,875
Deduct External Works for Serviced Plots Only -£3,452,350 -£3,452,350
Add Shared Access Road & associated drainage £81,750 £81,750
TOTALS £711,857 £31,710,945 £6,158,687 £12,425,284 £51,006,773
Fees at 7.5% £53,389 £2,378,321 £461,902 £931,896 £3,825,508
Contingencies at 5% £38,262 £1,704,463 £331,029 £667,859 £2,741,614
OVERALL TOTAL COSTS £803,509 £35,793,729 £6,951,618 £14,025,039 £57,573,895
Overall Rate/m2 £55.60 £928.50 £1,404.37 £1,001.79 £800.17

Notes

Based on development plan (no reference) for option 2
Costs of buildings based on BCIS published analyses
No abnormal development costs included
No allowances for future costs changes or Value Added tax



OPTION TABLE
BLACKBURN AND DARWEN COUNCIL 23/12/2021
Strategic Employment development at Junction 5, M65
High level assessment of possible future construction costs

OPTION 2B 
Parcel A 
(Serviced 
Plots only) Parcel B

Parcel C 
(Serviced 
Plots only) Parcel G Total

GFA of  Buildings 14452 m2 38550 m2 4950 m2 14000 m2 71952 m2

Buildings including preliminaries allocated by cost £22,219,224 £9,531,860 £31,751,084
Site clearance; gross site area £120,298 £193,552 £41,304 £53,057 £408,211
Car Parking and access; net area exc bdgs x 80% £2,105,164 £3,315,354 £749,738 £682,466 £6,852,722
Pedestrian paving; Net area exc bdgs x 15% £207,746 £327,173 £73,987 £67,349 £676,255
On plot landscaping £34,624 £54,529 £12,331 £11,225 £112,709
Drainage (based on floor area of buildings) £433,560 £1,156,500 £148,500 £420,000 £2,158,560
Incoming service supplies £578,080 £1,542,000 £198,000 £560,000 £2,878,080
POS /Green corridor £265,902 £284,278 £87,874 £73,387 £711,440
Preliminaries at 9% on site works £337,084 £2,618,335 £118,056 £1,025,941 £4,099,416
Deduct External Works for Serviced Plots Only -£3,452,350 -£1,213,971 -£4,666,321
Add Shared Access Road & associated drainage £81,750 £81,750 £163,500
TOTALS £711,857 £31,710,945 £297,570 £12,425,284 £45,145,656
Fees at 7.5% £53,389 £2,378,321 £22,318 £931,896 £3,385,924
Contingencies at 5% £38,262 £1,704,463 £15,994 £667,859 £2,426,579
OVERALL TOTAL COSTS £803,509 £35,793,729 £335,882 £14,025,039 £50,958,159
Overall Rate/m2 £55.60 £928.50 £67.85 £1,001.79 £708.22

Notes

Based on development plan (no reference) for option 2
Costs of buildings based on BCIS published analyses
No abnormal development costs included
No allowances for future costs changes or Value Added tax
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S106 SCHEDULE 

  



Appendix 11 - S106 Contributions Summary

Housing units Aff Hsg POS / GI Highways Education
Contracted 

Total

14/0440 26/04/2020 Springside Works, Belmont Urban Springside Ltd 110 £455 £91 £0 £0 £545

14/0547 Implemented Parsonage Road
Persimmons Homes 

Lancashire
85 £4,753 £835 £882 £0 £6,471

15/0047 16/05/2019
Near Scotland Farm, Chapman 

Lane, Hoddlesden, Darwen
John Hart and Debra Hart 1 £1,000 £500 £0 £0 £1,500

15/0494 Implemented Punch Bowl, Roman Road
Hearles Builders & 

Contractors Ltd
11 £909 £455 £0 £0 £1,364

15/0496 19/11/2018 Former Sappi Paper Mill
Blackburn Waterside 

Regeneration Ltd
500 £700 £0 £146 £0 £846

15/1081 29/07/2019 (outline) Ellerslie House, Bury Fold Lane Mrs Da Silva 26 £8,827 £973 £0 £0 £9,800

15/1231 Implemented Viewfield House, Oozehead Lane Sutherland Co 17 £971 £118 £0 £0 £1,088

15/1343 19/01/2021 Cathedral Court BGSA Developments 36 £833 £0 £0 £0 £833

15/1418 Implemented 60 Milking Lane Lower Darwen
B Rawlings & AJ 

Waterhouse
1 £1,000 £500 £0 £0 £1,500

15/1556 Implemented Fmr Bear Hotel, BB2 4LA Wainhomes 35 £3,000 £1,406 £0 £0 £4,406

16/0077 (DoV 17/1391) 02/08/2020 Old Blackburnians, Lammack Road Lea Hough & Co 75 £9,350 £3,133 £0 £0 £12,483

16/0789 (DOV 17/1523) Oct 2018 08/05/2019 Pole Lane North,  Darwen Kier Living 126 £0 £0 £2,540 £0 £2,540

16/0838 and 19/0340 (DOV 

19/0977)
Sept 2019 17/08/2020

Beechwood Garden Centre, Roman 

Road
Avalon Town Planning 14 £2,732 £1,506 £0 £0 £4,239

16/1132 Implemented Gib Lane Phase A Kingswood Homes 167 £0 £0 £2,701 £0 £2,701

16/1194 Implemented Eclipse Mill
McDermott 

Developments
51 £0 £1,000 £0 £0 £1,000

16/1398 Implemented Roe Lee Farm, Sandringham Close Miller Homes 33 £606 £0 £333 £0 £939

17/0089 25/10/2020 Rear of 110 Whinney Lane Conlon Construction 12 £1,547 £0 £2,204 £0 £3,750

17/0138 (DoV 17/1425) 12.06.2018 Implemented
Former Waterfield Mill, Balmoral 

Rd, Darwen

Waterfield Developments 

/ LSC Finance
27 £1,001 £1,406 £0 £0 £2,407

17/0211 Spring 2018 Implemented Gib Lane Phase C Story Homes 205 £1,024 £0 £1,659 £0 £2,683

17/0578 (DoV 19/0406) Oct-18 Mar 2021 Yew Tree Drive Wainhomes 272 £368 £0 £2,721 £3,162 £6,250

17/1313 (DoV 19/0412) Jun-18 Implemented Cranberry Lane McDermott Homes 138 £1,000 £0 £2,261 £0 £3,261

19/0520 (DOV to 18/0075) Jun-19 Under assessment School Lane Wainhomes 45 £2,138 £1,406 £900 £0 £4,444

18/0895 May-19 Land at Roe Lee Persimmon Homes 155 £1,168 £0 £3,226 £3,226 £7,619

18/1048
Sep-19 Tower View Hearle Homes 17 £0 £1,176 £0 £0 £1,176

19/0113 Land at Fountain Street, Darwen Andrew Shorrocks
10 £2,500 £1,406 £0 £0 £3,906

18/1116 Brokenstone Road Pleasington Lakes 

Regeneration Ltd 450 £1,667 £778 £58 £5,511 £8,013

18/0326 Land off Albert St, Hoddlesden M Hart Homes
14 £0 £0 £0 £0 £0

19/0677 Jan-20 Oct 2022
Land at Tower Road, Blackburn 

(Cherry Tree Gardens)
Applethwaite Homes 30 £8,500 £1,000 £0 £0 £9,500

18/0396 Jun-19 Oct 2021 Billinge End Rd Issa Family 5 £2,500 £0 £0 £0 £2,500

19/0317 Jan 2021 Land at Spring Meadows, Darwen Persimmon Homes 168 £595 £0 £1,190 £8,929 £10,714

19/0371 Jan-23 New Telegraph House, Blackburn Empire Properties
13 £0 £1,406 £0 £0 £1,406

2849

Average Overall £1,908 £616 £672 £672 £3,867

Average were contributions requested £2,366 £1,061 £1,602 £5,207 £3,996

Contracted Amounts per dwelling

App Ref Commencement Date Permission Expiry Site Developer
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JUNCTION 5 APPRAISAL 

 

  



 APPRAISAL SUMMARY  KEPPIE MASSIE 
 Junction 5, M65 
 Appendix 12 

 Summary Appraisal for Merged Phases 1 2 3 4 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  Unit Price  Gross Sales 

 Parcel A land sale  1  4,470,700  4,470,700 
 Parcel C land sale  1  2,284,750  2,284,750 
 Totals  2  6,755,450 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  m²  Rate m²  MRV/Unit  at Sale  MRV 

 Parcel B  1  31,750.00  70.00  2,222,500  2,222,500  2,222,500 
 Parcel B trade counter  1  6,800.00  108.00  734,400  734,400  734,400 
 Parcel G  1  14,000.00  70.00  980,000  980,000  980,000 
 Totals  3  52,550.00  3,936,900  3,936,900 

 Investment Valuation 
 Parcel B 
 Market Rent  2,222,500  YP  @  6.5000%  15.3846 
 (6mths Rent Free)  PV 6mths @  6.5000%  0.9690  33,132,454 
 Parcel B trade counter 
 Market Rent  734,400  YP  @  6.5000%  15.3846 
 (6mths Rent Free)  PV 6mths @  6.5000%  0.9690  10,948,245 
 Parcel G 
 Market Rent  980,000  YP  @  6.5000%  15.3846 
 (6mths Rent Free)  PV 6mths @  6.5000%  0.9690  14,609,586 

 58,690,286 

 GROSS DEVELOPMENT VALUE  65,445,736 

 Purchaser's Costs  (3,404,037) 
 (3,404,037) 

 NET DEVELOPMENT VALUE  62,041,699 

 NET REALISATION  62,041,699 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  447,070 
 Fixed Price  1,049,750 
 Fixed Price  228,476 
 Fixed Price  249,471 
 Total Acquisition  1,974,767 

 1,974,767 
 Stamp Duty  57,400 
 Agent Fee  1.00%  19,748 
 Legal Fee  0.80%  15,798 

 92,946 
 CONSTRUCTION COSTS 
 Construction  Units  Unit Amount  Cost 

 Parcel A land sale  1 un  803,509  803,509 
 Parcel C land sale  1 un  335,882  335,882 
 Totals  1,139,391 

 m²  Rate m²  Cost 
 Parcel B  31,750.00 m²  928.50 pm²  29,479,919 
 Parcel B trade counter  6,800.00 m²  928.50 pm²  6,313,810 
 Parcel G  14,000.00 m²  1,001.79 pm²  14,025,039 
 Totals  52,550.00 m²  49,818,768  50,958,159 

 Other Construction 
 S278 works  4,097,878 

 4,097,878 
 MARKETING & LETTING 

 Marketing  5.00%  160,125 
 Letting Agent Fee  10.00%  393,690 
 Letting Legal Fee  5.00%  196,845 

 750,660 
 DISPOSAL FEES 

 Sales Agent Fee  1.00%  620,417 
 Sales Legal Fee  0.50%  310,208 

 930,625 
 FINANCE 

 Debit Rate 6.000%, Credit Rate 0.000% (Nominal) 
 Total Finance Cost  1,924,883 

 TOTAL COSTS  60,729,919 

 PROFIT 
 1,311,781 

 Performance Measures 
 Profit on Cost%  2.16% 
 Profit on GDV%  2.00% 
 Profit on NDV%  2.11% 

  Project: C:\Users\Jenny Adie\Desktop\2021 Blackburn Appraisals\Junc 5 M65\22.01.04 Option 2 v4 with land wcfx.wcfx 
  ARGUS Developer Version: 7.60.000  Date: 04/01/2022  
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Primary Sites (Greenfield) – 30 DPH 

Table 7.1a: High Value 

VALUE  £2,476 (£230 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 25 102 £210 £162 £114 £68  £6,905  £75 £45 

2 50 102 £190 £142 £96 £37  £3,766  £41 £25 

3 75 102 £192 £145 £93 £46  £4,635  £50 £30 

4 100 102 £230 £184 £136 £85  £8,648  £94 £56 

5 150 102 £223 £179 £133 £83  £8,471  £91 £55 

6 250 102 £235 £194 £149 £103  £10,509  £113 £68 

7 500 102 £288 £241 £191 £140  £14,221  £153 £92 

8 750 102 £290 £244 £193 £143  £14,510  £157 £94 

9 1500 102 £272 £231 £184 £136  £13,864  £150 £90 

 

Table 7.1b: Typical Value 

VALUE  £2,368 (£220 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 25 102 £130 £82 £36 -£8  £0  £0 £0 

2 50 102 £111 £63 £19 -£37  £0  £0 £0 

3 75 102 £115 £67 £17 -£28  £0  £0 £0 

4 100 102 £154 £108 £62 £13  £1,308  £14 £9 

5 150 102 £149 £104 £61 £13  £1,348  £15 £9 

6 250 102 £166 £124 £81 £37  £3,797  £41 £25 

7 500 102 £210 £162 £114 £65  £6,635  £72 £43 

8 750 102 £213 £166 £117 £68  £6,960  £75 £45 

9 1500 102 £202 £160 £114 £67  £6,802  £73 £44 



Table 7.1c: Low Value 

VALUE  £2,260 (£210 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 25 102 £50 £1 -£42 -£85  £0  £0 £0 

2 50 102 £32 -£15 -£58 -£111  £0  £0 £0 

3 75 102 £37 -£10 -£58 -£101  £0  £0 £0 

4 100 102 £78 £31 -£13 -£59  £0  £0 £0 

5 150 102 £75 £30 -£12 -£57  £0  £0 £0 

6 250 102 £96 £54 £13 -£29  £0  £0 £0 

7 500 102 £131 £83 £37 -£10  £0  £0 £0 

8 750 102 £134 £87 £40 -£7  £0  £0 £0 

9 1500 102 £130 £85 £40 -£5  £0  £0 £0 

 

  



Primary Sites (Brownfield) – 30 DPH 

Table 7.2a: High Value 

VALUE  £2,476 (£230 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 25 102 £171 £123 £75 £29  £2,942  £32 £19 

2 50 102 £151 £104 £58 -£1  £0  £0 £0 

3 75 102 £155 £107 £55 £8  £814  £9 £5 

4 100 102 £193 £147 £99 £48  £4,888  £53 £32 

5 150 102 £188 £143 £97 £48  £4,834  £52 £31 

6 250 102 £202 £160 £116 £70  £7,099  £77 £46 

 

Table 7.2b: Typical Value 

VALUE  £2,368 (£220 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 25 102 £91 £43 -£3 -£47  £0  £0 £0 

2 50 102 £73 £25 -£19 -£75  £0  £0 £0 

3 75 102 £77 £30 -£20 -£65  £0  £0 £0 

4 100 102 £117 £71 £25 -£24  £0  £0 £0 

5 150 102 £114 £69 £25 -£23  £0  £0 £0 

6 250 102 £132 £90 £48 £4  £360  £4 £2 

 

  



Table 7.2c: Low Value 

VALUE  £2,260 (£210 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 25 102 £11 -£38 -£81 -£125  £0  £0 £0 

2 50 102 -£6 -£54 -£96 -£151  £0  £0 £0 

3 75 102 -£1 -£48 -£96 -£139  £0  £0 £0 

4 100 102 £41 -£6 -£50 -£97  £0  £0 £0 

5 150 102 £39 -£6 -£48 -£93  £0  £0 £0 

6 250 102 £62 £20 -£21 -£63  £0  £0 £0 

 

  



Secondary Sites (Greenfield) – 35 DPH 

Table 7.3a: High Value 

VALUE  £2,476 (£230 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 5 93 £141 £93    £8,604  £87 £52 

2 15 89 £144 £90 £33 £10  £912  £12 £7 

3 25 90 £211 £159 £114 £71  £6,410  £81 £48 

4 50 89 £186 £135 £93 £31  £2,764  £36 £21 

5 75 89 £187 £136 £87 £38  £3,417  £44 £26 

6 150 89 £220 £172 £127 £77  £6,886  £88 £53 

 

Table 7.3b: Typical Value 

VALUE  £2,368 (£220 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 5 93 £52 £3    £318  £3 £2 

2 15 89 £63 £8 -£48 -£70  £0  £0 £0 

3 25 90 £131 £79 £36 -£5  £0  £0 £0 

4 50 89 £107 £56 £16 -£43  £0  £0 £0 

5 75 89 £109 £59 £11 -£35  £0  £0 £0 

6 150 89 £146 £98 £55 £7  £613  £8 £5 

 

  



Table 7.3c: Low Value 

VALUE  £2,260 (£210 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 5 93 -£37 -£86    £0  £0 £0 

2 15 89 -£20 -£77 -£131 -£152  £0  £0 £0 

3 25 90 £51 -£1 -£43 -£83  £0  £0 £0 

4 50 89 £29 -£23 -£61 -£118  £0  £0 £0 

5 75 89 £32 -£19 -£64 -£109  £0  £0 £0 

6 150 89 £72 £24 -£18 -£64  £0  £0 £0 

 

  



Secondary Sites (Brownfield) – 35 DPH 

Table 7.4a: High Value 

VALUE  £2,476 (£230 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 5 93 £102 £53    £4,961  £50 £30 

2 15 89 £105 £51 -£7 -£30  £0  £0 £0 

3 25 90 £173 £122 £76 £33  £3,013  £38 £23 

4 50 89 £149 £98 £56 -£6  £0  £0 £0 

5 75 89 £150 £100 £50 £2  £141  £2 £1 

6 150 89 £185 £138 £92 £42  £3,767  £48 £29 

 

Table 7.4b: Typical Value 

VALUE  £2,368 (£220 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 5 93 £13 -£36    £0  £0 £0 

2 15 89 £24 -£32 -£89 -£111  £0  £0 £0 

3 25 90 £93 £42 -£2 -£43  £0  £0 £0 

4 50 89 £70 £19 -£21 -£81  £0  £0 £0 

5 75 89 £73 £22 -£26 -£72  £0  £0 £0 

6 150 89 £111 £63 £20 -£28  £0  £0 £0 

 

  



Table 7.4c: Low Value 

VALUE  £2,260 (£210 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 5 93 -£77 -£125    £0  £0 £0 

2 15 89 -£60 -£118 -£172 -£194  £0  £0 £0 

3 25 90 £13 -£38 -£81 -£122  £0  £0 £0 

4 50 89 -£9 -£60 -£98 -£157  £0  £0 £0 

5 75 89 -£5 -£56 -£101 -£146  £0  £0 £0 

6 150 89 £37 -£11 -£53 -£99  £0  £0 £0 

 

  



Tertiary Sites (Brownfield) – 45 DPH 

Table 7.5a: High Value 

VALUE  £2,314 (£215 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 10 87 £139 £90 £42 -£27  £0  £0 £0 

2 15 87 £79 £26 -£31 -£53  £0  £0 £0 

3 25 87 £138 £90 £45 £3  £256  £3 £1 

4 50 87 £126 £78 £38 -£22  £0  £0 £0 

5 75 87 £128 £80 £28 -£13  £0  £0 £0 

 

Table 7.5b: Typical Value 

VALUE  £2,207 (£205 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 10 87 £51 £1 -£45 -£111  £0  £0 £0 

2 15 87 -£6 -£60 -£115 -£136  £0  £0 £0 

3 25 87 £58 £9 -£35 -£77  £0  £0 £0 

4 50 87 £47 -£1 -£39 -£99  £0  £0 £0 

5 75 87 £50 £2 -£47 -£88  £0  £0 £0 

 

  



Table 7.5c: Low Value 

VALUE  £1,991 (£185 psf) Surplus (per sq.m)    CIL (per sq.m) 

Scheme  
No. 

Dwellings 
Ave Size 
(sq.m)  

Base 
All Polices 
(ex AH) 

10% AH 20% AH  
 20% AH 

(surplus/unit) 
 Max  

Surplus 
CIL 40% 

Buffer 

1 10 87 -£127 -£178 -£221 -£281  £0  £0 £0 

2 15 87 -£179 -£233 -£283 -£303  £0  £0 £0 

3 25 87 -£109 -£161 -£202 -£240  £0  £0 £0 

4 50 87 -£115 -£166 -£203 -£259  £0  £0 £0 

5 75 87 -£109 -£160 -£209 -£247  £0  £0 £0 
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