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1.0 INTRODUCTION  
 

1.1 KM prepared a Local Plan Viability Assessment to support the emerging Local Plan for 

Blackburn with Darwen (BLPVA).  Work in relation to the BLPVA has been ongoing since spring 

2020 and a number of rounds of consultation have been undertaken to inform the assessment.  

The Council carried out a Regulation 19 consultation in relation to the Local Plan and the 

supporting evidence base over the period from February to March 2022.  In relation to viability 

matters the only substantive response was received from Cushman and Wakefield (CW) on 

behalf of a consortium of housebuilders.  We have read the response received from CW (the 

CWR) and taken into consideration the comments made.  Having reflected on the CWR if a 

matter raised is considered to be relevant to the outcome of this assessment, we have 

provided a response. 

 

1.2 In the following sections we deal firstly with the comments relating to typologies we then go 

on to consider matters relating to the appraisal inputs, results and overall conclusions. 
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2.0 TYPOLOGIES 

 

2.1 CW agree that the range of generic typologies in terms of site size/capacity and densities are 

broadly reasonable for the purpose of the testing.  They do however then go on to raise a 

number of points under this heading in relation to site allocations, gross to net site areas and 

dwelling mixes and sizes.  We have considered each of these points in turn. 

 

Site Allocations 

 

2.2 The generic typologies tested range from 5 units to 1,500 units.  They are considered to be 

representative of the proposed allocations and the type of sites likely to come forward for 

development in BwD during the plan period. 

 

2.3 Appendix 5 of the BLPVA contains details of the proposed allocations and their categorisation 

with reference to the generic typologies tested.  HO39 (Haslingden Road) is now a 

commitment.  For ease of reference we have provided at table 2.1 details of the allocations in 

excess of 250 dwellings that are not yet commitments.  A site specific viability assessment 

has already been prepared as part of the BLPVA for H195 (North East Blackburn).   

 

Allocation 
Ref 

Location Type Capacity Testing Ref 

HO42 Bank Hey Greenfield 650 Primary 

HO44-46 Holden Fold Brownfield 433 Primary 

H195 North East Blackburn Greenfield 1500 Primary 

Table 2.1: Allocations > 250 dwellings 

 

2.4 The viability of HO42 (Bank Hey) can be established with reference to the primary greenfield 

typology tested at 750 dwellings.  The largest primary brownfield typology tested was at 250 

dwellings, therefore to assess the viability of HO44-46 (Holden Fold) we have prepared an 

additional generic test for 500 dwellings.  

 

2.5 Table 2.2 contains the results of the testing for this 500 dwelling brownfield typology.  In line 

with the testing contained in the BLPVA we have tested at a high, typical and low value and 

have presented the results to show the surplus per sq.m at the base position (ie with no 

planning contributions), with all polices excluding affordable housing and then with 10% and 

20% affordable housing added. 
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Value Base 
All Policies 

(ex AH) 
10% AH 20% AH 

20% AH 

(surplus/unit) 

High £251 £203 £153 £102 £10,366 

Typical £172 £124 £76 £27 £2,764 

Low £93 £45 -£1 -£48 £0 

Table 2.2: Testing Results - 500 dwelling brownfield typology 

 

2.6 The results from this additional testing demonstrate that the 500 dwelling generic typology is 

generally viable albeit there are some marginal results in the low value areas once 20% 

affordable housing is taken into consideration. 

 

Gross/Net Ratio 

 

2.7 75% has been adopted as a reasonable average position that accords to the assumptions 

made by the Council in assessing the housing trajectory.  It may be that some larger sites 

could have a lower gross to net site ratio, conversely there will be others that have a higher 

ratio. 

 

2.8 Appendix 6 of the BLPVA contains information relating to the gross to net site area ratio taken 

from the planning application analysis.  For ease of reference we have re-presented this 

information with reference to the number of dwellings and the gross to net site area ratio in 

table 2.3.   

 

2.9 The table shows that for the majority of sites, both large and small, the gross to net site area 

ratio is in excess of 75%.  The site comprising Gib Lane Phase A is part of the larger phased 

development and this earlier phase included much of the site wide open space.  Overall the 

data shows that an assumption of 75% is a reasonable average position for the purpose of 

the BLPVA.  There will inevitably be sites that have a higher gross to net site ratio and others 

where greater site constraints may result in a lower net area.  The Council will need to be 

mindful of this in dealing with any future planning application viability assessments. 
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Address No Dwellings Gross/Net Ratio 

Beechwood Garden Centre, Roman Road 14 100.00% 

Former Waterfield Mill, Balmoral Rd, 
Darwen 

27 100.00% 

School Lane 45 96.93% 

Tower View 17 93.82% 

Eclipse Mill, Eclipse Road, Feniscowles 51 93.33% 

Belmont Bleachworks 12 92.00% 

Fmr Bear Hotel, Bolton Road, Blackburn  35 91.95% 

Gib Lane Phase B 79 90.91% 

Rear of 110 Whinney Lane 12 90.14% 

Fmr Blackburn Royal Infirmary Site 
infirmary Road 

116 89.64% 

Roe Lee Farm, Sandringham Close 34 88.89% 

Pole Lane North,  Darwen 126 85.79% 

Punch Bowl, Roman Road, Darwen 10 85.35% 

Land off Albert St, Hoddlesden 14 82.93% 

Land at Tower Road, Blackburn  30 81.65% 

Yew Tree Drive 272 78.91% 

Old Blackburnians, Lammack Road 55 78.63% 

Gib Lane Phase C 205 71.70% 

Cranberry Lane 139 68.72% 

Parsonage Road 85 68.62% 

Land at Spring Meadows, Darwen 168 62.44% 

Land at Roe Lee 155 51.64% 

Gib Lane Phase A 167 46.00% 

Table 2.3: Planning Application Analysis - Gross to Net Site Area Ratios 

 

Dwelling Mix and Dwelling Sizes 

 

2.10 CW suggest that the planning application analysis that is contained at Appendix 6 of the BLPVA 

needs to be updated to reflect more recent applications.  In addition they comment that the 

unit sizes for the 2 and 3 bed dwellings are large and should be reduced.   

 

2.11 It should be stressed that the planning application analysis, mix and dwelling sizes formed 

part of the baseline report that was consulted on.  No particular issues were raised on these 

matters at that time.  For completeness we have updated the planning application analysis 

and entries 25 – 38 have been added to the analysis.  The updated sheet is contained at 

Appendix 1 to this response note.  Table 2.4 compares the average dwelling sizes taken from 

the original analysis with those from the additional analysis from more recent schemes. 
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No Beds 
BLPVA Analysis Update 

Ave of Ave Overall Ave Ave of Ave Overall Ave 

2 66 67 67 66 

3 90 88 86 86 

4 120 120 113 116 

5 164 156 160 161 

Table 2.4: Updated Planning Application Analysis 

 

2.12 The update shows that the average sizes for 2 bed dwellings have not altered since the 

previous analysis.  The average sizes for 3 and 4 bed dwellings have reduced marginally whilst 

for 5 bed houses the sizes are broadly similar. 

 

2.13 With reference to table 4.6 of the BLPVA, the assumption adopted for a 2 bed dwelling at 79 

sq.m was to ensure consistency of approach with the Local Housing Space Standards applied 

by the Council.  This is the minimum requirement for a 4 person 2 bed dwelling. 

 

2.14 For a 3 bed dwelling an average position was adopted vis-à-vis the NDSS, with the assumption 

being a 5 person dwelling.  This resulted in a dwelling of 93 sq.m (1,001 sq.ft) being adopted 

for the viability testing.  The updated planning application analysis shows an average 3 bed 

house of 86 sq.m (924 sq.ft), however the range of average sizes for each scheme is up to 

102 sq.m (1,095 sq.ft).  The actual range of 3 bed dwelling sizes across the schemes analysed 

is 74 to 103 sq.m (794 to 1,109 sq.ft).  The assumption of 93 sq.m (1,001 sq.ft) therefore 

falls well within the size range for 3 bed houses being built in BwD. 

 

2.15 Since there is a relationship between dwelling size, value and build costs it is the relative 

levels of the values and costs that are most important given the high level nature and purpose 

of the study; rather than necessarily the specific dwelling sizes to which those levels of costs 

and values are applied in each case.  As noted by CW the BLPVA cannot reflect every 

eventuality and it is not practical to adopt a differentiated housing mix and unit sizes for every 

site.  The key point is to ensure that the density, mix and dwelling sizes adopted produce a 

reasonable and efficient amount of floor space per net developable acre.   
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2.16 Paragraph 4.3.19 of the BLPVA explains that at densities of 30 and 35 dwellings per hectare 

housebuilders target a level of site coverage which is broadly between 13,500 to 15,000 sq.ft 

per net developable acre.  The primary mix produces a site coverage of approximately 13,300 

sq.ft per acre which is below this optimum range.  For the secondary typologies the range is 

12,900 to 14,200 sq.ft per acre.  The level of site coverage for both typologies is reasonably 

conservative and thus represents a suitably cautious approach for the purpose of assessing 

viability.   

 

2.17 If the sizes of the 2 and 3 bed dwellings are reduced then the amount of built floor space will 

be less and particularly for densities at 30 dwellings per hectare would represent an inefficient 

use of the site.  To offset this development density will increase to bring the amount of built 

floorspace back to the target level and ensure that viability is not impacted.  

 

2.18 Reference is also made by CW to varying the unit sizes by market area.  CW suggest that the 

mix has been adjusted by market area so this should be extended to the dwelling sizes.  To 

clarify this point, in the BLPVA the mix has been adjusted to reflect the physical aspects of 

the typology rather than with reference to the market area.  
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3.0 SALES VALUES 

 

3.1 CW make a number of points under this heading.  Firstly they seek clarification in relation to 

the date of the assessment.  In particular they note that the build costs relate to 2Q 2021 ie 

June 2021.  CW will be aware that from the point at which a sale is agreed until completion 

takes place is on average 8 – 12 weeks, and can be more dependent on circumstances.  As a 

result for those sales that are completed in June 2021 the sale price will in fact have been 

agreed much earlier, typically 3 months prior which would be March 2021.  The evidence base 

compiled to inform BLPVA therefore considered sales and asking price information that was 

available during the summer and early autumn of 2021.  The backlog of Land Registry sales 

registrations meant that much of this information was historic and related to sales and asking 

price information from 2019 and 2020.  We used this information to inform our reasonable 

judgement of sales values relevant to the summer of 2021. 

 

3.2 CW refer to Land Registry average price data and the references made to this in the BLPVA.  

As noted at para 5.2.9 of the BLPVA consideration of this average price data is helpful to an 

understanding of relative house prices in the Borough and underlying house price trends 

however the best evidence of house prices comes from the sales of new dwellings in the 

Borough.  Accordingly we used this new build evidence in establishing the sales prices for 

viability testing.   

 

3.3 As with any database the Land Registry average price information will change over time as 

more sales are recorded and we acknowledge this.  Hence the information from Land Registry 

included in the BLPVA was provided to demonstrate relative prices and house price growth 

trends at the time of writing.  For completeness we have provided below an update to table 

5.2 which shows price increases over the period Jan 2019 to Aug 2021 based on current (July 

2022) Land Registry average prices. 

 

Type Jan 2019 Aug 2021 Increase 

Detached £200,547 £237,068 18.21% 

Semi £119,081 £138,886 16.63% 

Terrace £92,587 £109,223 17.97% 

Flat £77,086 £85,134 10.44% 

Overall £111,940 £131,315 17.31% 

Table 3.1:  Average House Price Increases Jan 19 to Aug 21 (Source Land Registry) 

  



Blackburn with Darwen Plan Viability Study – Response to Representations July 2022 

_________________________________________________________________________________ 

 

8 

 

3.4 The data shows that house price growth has been strong over the period albeit at 17.31% the 

overall figure has reduced from 21.49% at the time of the BLPVA.  Para 5.2.7 of the BLPVA 

noted that the average price of a new house had increased by just over 25%.  Based on 

current data the increase over the period to June 2021 has reduced however it is still 

significant at 18.5%. 

 

3.5 At para 5.51 of the CW response they also refer to house price growth stalling with growth 

between January 2019 and December 2021 of 13%.  It is not clear where this percentage 

figure has been derived from however the fluctuation in Land Registry data is evident.  At 11 

July 2022 Land Registry data now shows the overall average price of a house in BwD has 

increased over this same period by 15.85% with new build houses increasing by 24.78%. 

 

3.6 CW make various comments about the impact of sales incentives on revenues and the ultimate 

values adopted in the BLPVA.  Given the limited sales evidence available from Land Registry 

and the confidential nature of sales incentives we asked CW to provide details (including 

incentives) of the sales that had taken place at their respective client’s developments in BwD.  

This information has been provided to us on a confidential basis and table 3.2 contains a 

summary breakdown based on this information of the net sales prices (with incentives 

deducted), that have been achieved at the respective developments.  The sales data provided 

relates to the period up to 30 June 2021.  The references are those used at table 5.4 of the 

BLPVA, save for Cherrytree Gardens which wasn’t previously included and we have allocated 

ref 15. 

 

Ref Scheme Ave 2020 
Ave 6 months to  

30 June 21 

2 Hedgerows £215 £224 

5 Swallowfields £209 £212 

12 Cranberry Gardens £201 £210 

15 Cherrytree Gardens £223 £228 

Table 3.2: CW Net Sales Price Summary (per sq.ft) 

 

3.7 The average incentive across the 4 schemes for sales during the 6 month period to 30 June 

2021 ranged from 0% to 1.35%.   

 

3.8 Due to the trend of house price increases over the period we have presented the data to show 

average net sales prices in 2020 and then for the first 6 months of 2021.  The sales data from 

the 4 schemes shows that during the 6 months to 30 June 2021, average net sales prices 

were within the range of values adopted for testing the primary and secondary typologies at 

£210 to £230 per sq.ft. 
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3.9 In addition to the sales evidence received from CW, we have been able to obtain further sales 

data for the developments known as Millrose, the Blossoms and Greenhills from Land Registry.  

Story Homes have provided data relating to all sales at the Sycamores development.  

Kingswood Homes have also provided more recent sales information in relation to Greenhills.  

A summary of the average sales prices from these developments is contained in table 3.3.  

Again this shows the 2020 average and then the 2021 average for the first 6 months of 2021.  

The information presented in this case relates to the gross sales prices before any deduction 

for incentives. 

 

Ref Scheme Ave 2020 
Ave 6 months to  

30 June 21 

1 Millrose  £222 

6 Sycamores £212 £220 

10 Greenhills £210 £217 

11 The Blossoms  £205 £207 

Table 3.3: Average Sales Prices (per sq.ft) Other Developments  

 

3.10 In relation to the Sycamores we are advised by Story Homes that this has been a popular 

development.  For many sales no incentives have been offered whilst the maximum incentive 

on any sale has been around 1%.  Similarly in relation to Greenhills many of the sales have 

been absent of any incentives.  When incentives has been offered these have been limited to 

legal fees contributions or some flooring.  Given the limited extent of sales incentives, the 

gross sales prices in table 3.3 would require limited or no adjustment to align with the net 

selling price. 

 

3.11 The sales at Greenhills and the Sycamores include a number of large 5 bed houses which pro-

rata sell for less than the smaller dwellings and hence reduce the overall average.  If these 

sales are excluded from the analysis to more accurately reflect the size of dwellings used in 

the BLPVA typologies, then the average sale prices for these developments during the first 6 

months of 2021 would be at or in excess of £220 per sq.ft. 

 

3.12 The sales data for the Persimmon development known as the Blossoms has been obtained 

from Land Registry.  The sales of the 2.5 storey Windermere house type at this development 

have been at a disproportionately low price in comparison with the rest of the sales.  If these 

house types excluded from the analysis then the average sale price for the two storey 

dwellings before incentives is £207 per sq.ft during 2021.   
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3.13 The sales evidence from these developments during 2021 demonstrates a range of values 

consistent with those adopted for the primary and secondary typologies in the BLPVA.  In 

addition the information provided demonstrates that sales incentives are limited.  In many 

instances no incentives have been offered whilst from the information provided by CW the 

highest average was equivalent to 1.35% of the gross price.  This is very substantially less 

than the incentive level of 2%-5% referred to in the CW response.   

 

3.14 The Blossoms development is a lower end product, below the standard we are pricing as a 

reasonable and typical average both in relation to costs and value.  We have considered the 

impact on viability of lower construction costs in the sensitivity testing undertaken in the 

BLPVA. 

 

3.15 The BLPVA contains sales evidence in relation to a number of other schemes at table 5.4.  

Many of these developments were sold out at the time that the BLPVA was prepared so there 

is no further sales evidence available (ref: 4, 7, 8, 9, 14).  Of the remaining schemes under 

construction limited further sales have been recorded at Land Registry for Taylors Green and 

there are no sales yet listed for Spring Meadows (both in Darwen).  It has not so far been 

possible to source this information from the developer directly. 

 

3.16 CW suggest that a different range of values should be adopted for the secondary typologies 

in comparison with the primary.  We disagree.  The definition of secondary site was intended 

to address the character of the site rather than the market area.  It is our expectation that 

the secondary sites will be situated in the outer parts of the Borough away from the town 

centres. Any reduction in values that do occur for these typologies is likely to be due to local 

circumstances for example neighbouring uses. 

 

3.17 Having considered the further available sale evidence we are content that the range of values 

that have been tested for primary and secondary typologies are a reasonable representation 

of the typical average values that are likely to be achieved for these typologies.  No further 

change is required to the values that have been adopted. 

 

3.18 The viability testing for the tertiary typologies was undertaken based on a range of values 

from £1,991 to £2,314 per sq.ft (£185 to £215 per sq.ft).  CW argue that the value range 

previously assumed at £1,722 to £2,153 per sq.m (£160 to £200 per sq.ft) better reflects the 

hierarchy of this location. 
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3.19 As noted in the BLPVA there is limited new build housing development in the older, inner parts 

of the Borough where the tertiary typologies are located.  As a result in preparing the BLPVA 

it has been necessary to make a reasonable judgement based on the limited historic evidence 

and having regard to house price trends in the Borough.  Since preparing the BLPVA, as more 

sales have been recorded at Land Registry, there has been an adjustment in the level of house 

price growth over the period from January 2020 to August 2021.  This has reduced from 

17.6% down to 13.36%.  With the benefit of the additional sales evidence we have also been 

able to undertake sampling of modern resales over the first half of 2021.  There are no new 

build sales in these locations and resales of modern homes provide the best indication of likely 

values.  

 

3.20 Having reflected on the available evidence regarding sales values for the tertiary typologies 

and taking into consideration the comments made by CW, we consider that a modest reduction 

in the sales values adopted in BLPVA may be justified in these locations. 

 

3.21 For the testing at low values in these locations, the sales price adopted in the BLPVA at £1,991 

(£185 per sq.ft) is still appropriate.  We have however reduced the high and typical values to 

£2,207 per sq.m (£205 per sq.ft) and £2,099 per sq.m (£195 per sq.ft) respectively.  Based 

on these adjusted values, the updated results for the tertiary typologies are contained in 

tables 3.4a – 3.4c. 
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Tertiary Sites (Brownfield) – 45 DPH 

Table 3.4a: High 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 

 

Table 3.4b: Typical Value 

 

VALUE  £2,099 (£195 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 -£38 -£88 -£132 -£196  £0  £0 £0 

2 15 87 -£92 -£146 -£199 -£219  £0  £0 £0 

3 25 87 -£24 -£75 -£118 -£158  £0  £0 £0 

4 50 87 -£32 -£82 -£121 -£179  £0  £0 £0 

5 75 87 -£28 -£77 -£127 -£167  £0  £0 £0 
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Table 3.4c: 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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3.22 The revised results for the tertiary typologies demonstrate a reduced viability position.  The 

overall conclusion in relation to these typologies remains very much the same as that in the 

BLPVA in that it will be difficult to achieve substantive plan policy requirements for these 

typologies.  The key difference now is that even in the high value locations viability is marginal 

and development is unlikely to be able to support affordable housing or other planning policy 

obligations. 

 

3.23 CW have noted that there is very limited evidence of affordable housing transfer values in 

BwD.  This arises because the Council have historically agreed a contribution to offsite 

provision rather than provision on site.  As a result there is no direct evidence available of 

affordable housing transfer values in the Borough.  CW are content that the values that have 

been adopted for affordable rent tenure are reasonable at 45% of market value however they 

consider that the value adopted for the shared ownership dwellings at 70% of market value 

may be excessive.   

 

3.24 In establishing the evidence base, consultation has taken place through the Council with a 

number of Registered Providers active in the Borough.  Great Places have provided feedback 

regarding the assumptions in the BLPVA and did not express any concern regarding the values 

assumed.  Similarly there have been no issues raised by any of the other RPs contacted.  The 

Rossendale LPVA and St Helens LPVAs, both recently subject to examination and found sound, 

assumed a transfer value for affordable home ownership units at 70% of market value whilst 

the Hyndburn LPVA assumed a transfer value at 75% of market value.  The assumptions in 

the BLPVA as to the value of the shared ownership units are therefore considered to be 

reasonable for the purpose of this assessment. 
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4.0 CONSTRUCTION AND OTHER COSTS 

 

 Construction Costs 

 

 Data Base 

 

4.1 CW suggest that the BLPVA does not follow standard industry practice for plan wide viability 

testing by using BCIS.  CW also state that in their experience of reviewing area wide and site 

specific FVAs base costs are typically derived from BCIS data. 

 

4.2 We disagree.  CW will be well aware of the limitations of the use of BCIS average price data 

and these limitations are set out at paras 2.1 – 2.11 of the Construction Costs Report at 

Appendix 10 of the BLPVA.  We do not propose to repeat these points here.  The limitations 

of BCIS as a data source are recognised by the RICS, and AVIP (para 4.2.14) states that 

“Wherever possible, cost estimates should be based on market evidence from similar 

developments.” AVIP then goes on to say that “BCIS and other indices are ‘appropriate’ but 

are not always reflective of local market conditions.”  As a result, AVIP (para 4.2.18) concludes 

that “BCIS can be used if appropriate, but supporting evidence of costs and duration in the 

local market should be used where available.” 

 

4.3 It is not therefore standard industry practice to use BCIS for a study such as this.  In the 

absence of local market evidence BCIS can be used as an alternative but is not to be used in 

preference to local market evidence.  The use of Keppie Massie’s data base which contains 

local market evidence from within Lancashire and across the north of the England is therefore 

to be preferred to the use of BCIS average price data and accords fully to the requirements 

of AVIP. 

 

4.4 CW also state that site specific FVAs are typically derived from BCIS data.  It is assumed that 

the reference here is to BCIS average price data.  It is not our experience that this is typically 

the case and, in any event, going forward it is a requirement for RICS members in AVIP (para 

4.2.15) to provide a full quantity surveyor’s cost report showing how costs have been 

estimated.  Elsewhere in AVIP table 1.2.13 refers to a detailed build cost plan being provided 

in support of any site specific FVA. 

  



Blackburn with Darwen Plan Viability Study – Response to Representations July 2022 

__________________________________________________________________________________ 

 

16 

 

4.5 The KM data base has been fully interrogated as part of recent Local Plan Examinations under 

the NPPF (2019).  CW themselves have considered the content of the data base and made 

representations accordingly as part of the St Helens Local Plan Examination.  Reference is 

made to the content of these representations at paras 5.142 – 5.144 of the CW response.  

The Inspectors in providing their report into the soundness of the St Helens Local Plan and 

associated evidence base will have taken into consideration all representations received 

including those from CW in relation to the database.  Having done so the Inspectors report 

which was issued on 18 May 2022 concludes that: 

 

“The EVA is considered to be, overall, realistic, robust, and proportionate, applying existing 

use values, sales values, interest rates, construction costs and developer profits, in 

accordance with PPG and local evidence. Developer profit of 20% for larger developments is 

particularly robust given that the PPG suggests between 15-20% should be considered a 

suitable return. The EVA Update Note (SHBC027), provided after the hearings, included a 

proportionate response to some of the viability evidence, as well as testing of different 

scenarios.” (para 303) 

 

4.6 The construction costs, and by implication the use of the data base, were therefore considered 

to the realistic, robust and proportionate and in accordance with the PPG and local evidence.  

There is no reason to depart from the use of the construction cost data base for the purpose 

of assessing the construction costs used in the BLPVA.   

 

4.7 Similarly, the Inspectors Report in relation to the Rossendale Local Plan which was issued 19 

November 2021, concluded that: 

 

4.8 “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.” (para 344) 

 

4.9 Keppie Massie also prepared this Local Plan Viability Assessment using the construction cost 

data base and the approach was considered to be robust and consistent with the advice 

contained in the Viability PPG.  With reference to para 1.3.3 of the BLPVA, the 15 Local Plan 

Viability Assessments listed have all been prepared using our construction cost data base not 

BCIS average prices.  In all cases the local plans have been found sound.  The respective 

Inspectors have raised no issues with the approach to the assessment of construction costs.  

In those instances where the examination report has made reference to the viability 

assessment it is typically in the context of the robustness of the study and assumptions. 

 

4.10 As well as St Helens and Rossendale, the Local Plans for Liverpool and Hambleton have also 

recently been found sound following Viability Assessments prepared by Keppie Massie. 
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4.11 The CW response (para 5.134-5.136) refers to research undertaken by the Planning 

Consultancy Lichfields.  In particular the approach taken to the assessment of build costs for 

Local Plan and CIL Viability Assessments.  This research notes that BCIS is commonly used in 

such assessments but it does recognise that alternative approaches can be applied.   

 

4.12 With reference to this research CW quote Lichfields in stating that in the context of the Local 

Plan Viability Assessment for Barrow, Keppie Massie are the only consultant who depart from 

the use of BCIS.   

 

4.13 The Lichfields research considers all CIL viability assessments for charging schedules adopted 

between January 2016 and March 2020, and all Local Plan Viability Assessments for Local 

Plans adopted between January 18 and March 2020.  Having considered the map of Local 

Authorities identified in the report we would question the robustness of the Lichfields research 

and the voracity of their conclusions in relation to the use of BCIS.  In particular we have 

concerns about their research in terms of the approach to construction costs which in turn 

leads us to question CWs wider understanding of the report. 

 

4.14 Firstly with reference to the Local Authorities identified we are aware of one Local Authority 

that has been omitted having adopted a local plan during the period stated.  In this particular 

case Keppie Massie produced the Local Plan Viability Assessment.  For the purpose of this 

exercise, we have not cross checked all Local Authorities however the existence of this 

omission leads us to conclude there may be others that have been excluded from the analysis. 

 

4.15 Secondly Lichfields say that based on their research it is only the LPVA for Barrow that does 

not adopt BCIS to assess build costs.  With reference to the map of Local Authorities 

considered as part of the research this is clearly wrong.  There are a number of other local 

authorities identified in the research were Keppie Massie have prepared local plan viability 

assessments including those for Fylde, Wyre and Cheshire West and Chester.  These 

assessments were all prepared using our data base of local market construction costs.  These 

FVAs must have been analysed by Lichfields however they presumably have incorrectly been 

included in the Lichfield’s total for FVAs based on BCIS. 

 

Table 6.5 

 

4.16 CW refer to table 6.5 of the BLPVA and request that the total standard build costs are specified 

for each typology.  This information is actually already provided in full at Appendix A of the 

Construction Costs Report.  With reference to Appendix A, the table on page 8 provides full 

details of the total for each cost heading to enable full interrogation.  The total gross internal 

floor areas for each scheme are also included on page 6 to enable any further cross checks 

that may be required. 



Blackburn with Darwen Plan Viability Study – Response to Representations July 2022 

__________________________________________________________________________________ 

 

18 

 

4.17 For ease of reference, we have however reproduced the respective tables to assist CW.  There 

are two sets of tables for each typology one showing the actual totals and the other showing 

the respective total measured either in £ sq.m, as a percentage or a rate per unit in accordance 

with normal market practice.  The table on page 7 of Appendix A provides a more detailed 

breakdown of the external works costs across site clearance, fencing, driveways, paving, 

gardens, plot services, road and drainage.  

 

4.18 With reference to the tables of rates, the total external works including garages are shown as 

a percentage of the base build cost including preliminaries.  Professional fees are expressed 

as a percentage of the total build costs including preliminaries, part L and external works.  

The contingency is expressed as a percentage of the overall total of these costs including 

professional fees.  For ease of reference the tables of rates also include the assumptions on a 

per dwelling basis for electric vehicle charging points and abnormal costs – greenfield and 

brownfield. 
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No units 
Area 

(sq.m) 
Base Build 

Cost 
Prelims Part L Garages 

External 
Works 

Professional 
Fees 

Contingency POS Total 

25 2,539 £2,015,063 £281,851 £147,638 £116,651 £539,156 £232,527 £166,644 £56,454 £3,555,983 

50 5,078 £4,030,018 £562,495 £295,276 £233,302 £1,066,358 £464,059 £332,575 £208,516 £7,192,600 

75 7,631 £6,040,948 £842,940 £442,914 £349,954 £1,595,585 £695,426 £498,388 £295,274 £10,761,428 

100 10,170 £7,814,227 £988,215 £590,552 £452,607 £2,122,786 £837,787 £640,309 £427,031 £13,873,515 

150 15,248 £11,723,241 £1,481,865 £885,829 £678,910 £3,177,190 £1,256,292 £960,166 £600,547 £20,764,041 

250 25,418 £19,134,531 £2,295,605 £1,476,381 £1,108,186 £5,288,023 £1,904,677 £1,560,370 £947,578 £33,715,353 

500 50,850 £38,265,136 £4,590,033 £2,952,762 £2,216,373 £10,566,117 £3,808,377 £3,119,940 £1,875,157 £67,393,895 

750 76,268 £57,399,566 £6,884,614 £4,429,143 £3,324,559 £15,842,186 £5,712,204 £4,679,614 £2,742,735 £101,014,621 

1500 152,550 £114,795,203 £13,768,050 £8,858,287 £6,649,118 £31,674,444 £11,423,432 £9,358,427 £5,345,470 £201,872,432 

Table 4.1: Total Costs Primary Typology 

 

No units 
Floor Area 

(sq.m) 

Base Build 
/ prelims 

(per sq.m) 

Part L 
(per unit) 

Ext Works 
/garages 

Professional 
Fees 

Contingency 
POS 

(per unit) 
EVC 

(per unit) 

GF 
Abnormal 
(per unit) 

BF 
Abnormal 
(per unit) 

25 2,539 £905 £5,906 28.55% 7.5% 5.0% £2,258 £482 £12,355 £16,473 

50 5,078 £904 £5,906 28.30% 7.5% 5.0% £4,170 £482 £12,355 £16,473 

75 7,631 £902 £5,906 28.26% 7.5% 5.0% £3,937 £482 £12,355 £16,473 

100 10,170 £866 £5,906 29.26% 7.0% 5.0% £4,270 £482 £12,325 £16,473 

150 15,248 £866 £5,906 29.20% 7.0% 5.0% £4,004 £482 £12,355 £16,473 

250 25,418 £843 £5,906 29.85% 6.5% 5.0% £3,790 £482 £12,355 £16,473 

500 50,850 £843 £5,906 29.83% 6.5% 5.0% £3,750 £482 £12,355 £16,473 

750 76,268 £843 £5,906 29.82% 6.5% 5.0% £3,657 £482 £12,355 £16,473 

1500 152,550 £843 £5,906 29.81% 6.5% 5.0% £3,564 £482 £12,355 £16,473 

Table 4.2: Rates Primary Typology 

  



Blackburn with Darwen Plan Viability Study – Response to Representations July 2022 

___________________________________________________________________________________________________________________________ 

 

20 

 

No 
units 

Area 
(sq.m) 

Base Build 
Cost 

Prelims Part L Garages 
External 
Works 

Professional 
Fees 

Contingency POS Total 

5 464 £412,226 £71,050 £27,842 £15,484 £112,845 £51,156 £34,530 £9,678 £734,811 

15 1,330 £1,131,880 £170,418 £81,731 £34,625 £301,015 £133,274 £92,647 £29,033 £1,974,623 

25 2,258 £1,827,269 £252,861 £137,415 £61,130 £502,797 £208,610 £149,504 £48,389 £3,187,976 

50 4,454 £3,608,372 £497,444 £273,035 £113,006 £980,029 £410,391 £294,114 £183,728 £6,360,119 

75 6,712 £5,435,535 £749,099 £410,450 £174,136 £1,470,872 £618,007 £442,905 £258,092 £9,559,095 

150 13,424 £10,544,833 £1,317,001 £820,900 £337,824 £2,929,790 £1,116,524 £853,344 £526,183 £18,446,400 

Table 4.3: Total Costs Secondary Typology 

 

No units 
Area 

(sq.m) 

Base Build 
/ prelims 

(per sq.m) 

Part L 
(per unit) 

Ext Works 
/garages 

Professional 
Fees 

Contingency 
POS 

(per unit) 
EVC 

(per unit) 

GF 
Abnormal 
(per unit) 

BF 
Abnormal 
(per unit) 

5 464 £1,042 £5,568 26.55% 8.0% 5.0% £1,936 £482 £10,590 £14,120 

15 1,330 £979 £5,449 25.77% 7.7% 5.0% £1,936 £482 £10,590 £14,120 

25 2,258 £921 £5,497 27.11% 7.5% 5.0% £1,936 £482 £10,590 £14,120 

50 4,454 £922 £5,461 26.62% 7.5% 5.0% £3,675 £482 £10,590 £14,120 

75 6,712 £921 £5,473 26.60% 7.5% 5.0% £3,441 £482 £10,590 £14,120 

150 13,424 £884 £5,473 27.55% 7.0% 5.0% £3,508 £482 £10,590 £14,120 

Table 4.4: Rates Secondary Typology 
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No 
units 

Area 
(sq.m) 

Base Build 
Cost 

Prelims Part L Garages 
External 
Works 

Professional 
Fees 

Contingency POS Total 

10 866 £766,537 £113,728 £53,888 £19,845 £193,618 £88,940 £61,828 £15,054 £1,313,438 

15 1,303 £1,153,222 £170,257 £80,045 £24,909 £289,617 £133,149 £92,560 £22,582 £1,966,341 

25 2,177 £1,835,877 £249,856 £135,730 £43,015 £483,936 £206,131 £147,727 £37,636 £3,139,908 

50 4,381 £3,690,502 £500,115 £269,775 £85,638 £955,236 £412,595 £295,693 £150,677 £6,360,231 

75 6,523 £5,499,581 £744,121 £403,709 £123,830 £1,414,085 £613,899 £439,961 £208,516 £9,447,702 

Table 4.5: Total Costs Tertiary Typology 

 

No units 
Area 

(sq.m) 

Base Build 
/ prelims 

(per sq.m) 

Part L 
(per unit) 

Ext Works 
/garages 

Professional 
Fees 

Contingency 
POS 

(per unit) 
EVC 

(per unit) 

GF 
Abnormal 
(per unit) 

BF 
Abnormal 
(per unit) 

5 464 £1,016 £5,389 24.25% 7.7% 5.0% £1,505 £482  £10,982 

15 1,330 £1,016 £5,336 23.77% 7.8% 5.0% £1,505 £482  £10,982 

25 2,258 £958 £5,429 25.26% 7.5% 5.0% £1,505 £482  £10,982 

50 4,454 £957 £5,396 24.84% 7.5% 5.0% £3,014 £482  £10,982 

75 6,712 £957 £5,383 24.63% 7.5% 5.0% £2,780 £482  £10,982 

Table 4.6: Rates Tertiary Typology 
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4.19 CW have recently prepared the viability assessment to support the Local Plan for Warrington.  

Within that document they acknowledge “that the calculation of standard build costs is 

sometimes built up without reference to the BCIS, through the base house box cost, plus plot 

external works, plus half standard estate roads and sewers, plus plot connections.”  

(para 7.209). 

 

4.20 At para 7.210 of this report they go on to say that “it is the total ‘all in’ standard build cost 

figure which is relevant rather than the precise methodology, and it is the ‘all in’ standard cost 

figure which must be sufficient to deliver the definition at paragraph 7.187” ie the normal cost 

of the dwelling plus preliminaries, garages and external works. 

 

Garages 

 

4.21 CW seek clarification as to the number of detached houses contained in each typology and 

with reference to this the number of garages assumed.  They also require details of the garage 

cost assumptions and refer to the scale reductions that have been made. 

 

4.22 With reference to these points the number of detached units contained in each typology is in 

fact shown on page 1 of the tables at Appendix A of the Construction Costs report.  In respect 

of adjustments made for scale.  Economies of scale applies to all component costs of a build 

and garages being an integral part of the build cost will be subject to the same overall impact. 

Our schedule of typical garage cost rates varies depending on whether the garage is a single 

or double and then varied further based on whether the garage is integral, attached or 

detached.  In this instance an allowance has been made for single integral garages for the 3 

bed dwellings at a base rate of £4,823/unit and for single detached garages for the 4 bed 

detached dwellings at a base rate of £9,254/unit. 

 

Plot Service Connections 

 

4.23 The table on page 7 of the Construction Costs Report contains details of the costs included for 

plot service connections.  To assist CW the plot services equate to £4,620 per dwelling.  In 

this instance there has been no adjustment made for economies of scale as such adjustment 

would not be independent of many other variable factors such as location, capacity of the 

network, the utility provider and the relevant IDNO. The allowance is therefore conservatively 

on the high side and in reality, there will be opportunity for negotiation with the Utility 

providers to agree “capital installation costs discount” or “Asset Adoption Value” reductions.  

KM have not applied such benefits for the purpose of this exercise.  The breakdown of the Plot 

Service Connections is provided in table 4.7. 



Blackburn with Darwen Plan Viability Study – Response to Representations July 2022 

__________________________________________________________________________________ 

 

23 

 

 

Table 4.7: Plot Services Cost Breakdown 

 

Terminology 

 

4.24 CW seek clarity regarding some of the terminology adopted in the Construction Costs Report.  

To assist CW we can confirm that the base build costs referred to in the table on page 8 of 

Appendix A, are inclusive of garages and part L costs but before the addition of preliminaries, 

external works and oncosts, POS or Abnormals.  For clarity, the Base “Box” Cost has been 

separated from the garages and part L costs to be benchmarked against BCIS (see Appendix 

A Analysis of Build Costs).  Oncosts only refer to professional fees and contingencies.  External 

works and preliminaries are not considered as oncosts.  External Works and preliminaries are 

added to the base build costs (which is the Base Box Cost plus garages plus part L) to form 

the Total Build Costs. Professional Fees are calculated against the Total Build Costs and 

contingency calculated against Total Build Costs plus Professional Fees. 

 

Missing Information 

 

4.25 CW state that page 11 of Appendix A is missing.  It is not, although we acknowledge that the 

page number at bottom of page has been partially cut off, nevertheless it is quite clear from 

the explanation in the report that this is the page being referred to.  Page 11 is titled Rate 

Assumptions and this clearly shows the scale adjustments.  CW will be able to see that the 

adjustment for larger sites over 250 units is in fact only 5%.  The reference to a p12 in para 

2.48 of cost report is a typographical error this should in fact refer to p11. 

 

4.26 BCIS publish scale factors that represent cost variance with development size, with larger 

developments benefiting from economies of scale and hence pro-rata being more cost 

effective to develop. Details of the impact that scale can have on a development are shown 

below: 
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Blackburn with Darwen Plan Viability Study – Response to Representations July 2022 

__________________________________________________________________________________ 

 

25 

 

4.27 This shows the range of index change with contract size and is readily available from the BCIS 

website.  With reference to this data the reduction shown for a contract of £40m (approx. 300 

dwellings) is 10% lower than the mean value and the addition for projects at the smaller end 

of the scale is 10% higher. Overall indicating a fall of 20% between small contracts and multi-

million pound schemes.  KM’s scale adjustments are more conservative than the BCIS study 

with a reduction overall of only 15% for the larger projects (in excess of 250 dwellings), 5% 

of which reduction only impacting developments of less than 10 dwellings. In addition, KM’s 

database is essentially constructed utilising data for projects typically within the range of 25 

to 100 dwellings, hence the reasons for adjustments made above and below that size of 

development. 

 

BCIS Comparison 

 

4.28 CW state that application of significant discounts to BCIS figures is not regarded as appropriate 

for the purpose of cross-checking build costs in plan making. 

 

4.29 It is common practice when using BCIS Average Prices to benchmark costs to discount the 

rates derived from the BCIS Database. The data from which BCIS generates the guide average 

prices is derived predominantly from contractors for smaller schemes often constructed on 

behalf of Registered Providers.  Therefore, the costs do not reflect the economies of scale 

which can be achieved by established regional and national housebuilders.  In addition, the 

BCIS costs include a contribution for main contractor’s overheads and profit.  This is a cost 

not usually incurred by established housebuilders as they typically carry out the main 

contractor’s function internally.  BCIS data also carries a health warning due to the size of 

dataset, relevance to the region and the lack of transparency of schemes in terms of how 

applicable they are in scope to the size and type of market development likely to take place 

here. 

 

4.30 It is for these reasons that it is generally accepted by developers, contractors and their 

advisers that the data should be “normalised” before being utilised as a benchmark. The 

discount applied by KM for the double counting of overheads and profit is 10% and a further 

conservative discount applied of 6% to reflect the economies of scale secured for larger 

projects relative to the typical scheme size within the BCIS database of less than 50 units. 

 

4.31 KM’s extensive experience in the reviewing of Financial Viability Assessments clearly evidences 

the above adopted principle.  In fact, in reviewing FVAs that have been prepared by CW they 

clearly refer to the need to discount BCIS average rates albeit there is inconsistency in their 

approach, as they have applied total discounts ranging from 12.5%, 20% through to 25%.  

Extracts from a sample of CW FVA’s are provided below. 
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Cushman & Wakefield Date: June 2020 

Financial Viability Assessment Financial Viability Assessment of: Land at Moss Nook, Watery Lane, St Helens, WA9 3EN 

 

• The BCIS figures are inclusive of the base house build cost, preliminary costs and a main 

contractor’s overheads and profit but are exclusive of plot external works, garages, standard 

estate roads, sewers, plot service connection costs, contingencies and professional fees. These 

costs must therefore be added to the base build costs to determine the total standard build costs 

for the subject development. 

 

• We note that the BCIS data is predominantly based on build contracts submitted by contractors 

for smaller schemes often constructed on behalf of Registered Providers. As such, the costs do 

not always reflect the economies of scale which can be achieved by established regional and 

national housebuilders on larger sites through supply chain efficiencies. 

 

• The BCIS costs also include a main contractor’s profit and based on our experience in dialogue 

with housebuilders and expert quantity surveyors, this cost is not usually incurred by established 

housebuilders as they typically carry out the main contractor’s function internally. 

 

• Accordingly, when utilising the BCIS to assess base build costs for medium and large sized 

developments which would be delivered by established housebuilders, it has been found 

necessary to adjust the BCIS figures using our extensive market experience in order to reflect a 

market-facing position. 

 

• We have reviewed the Median cost for general estate housing rebased to the St Helens location 

index which equates to £1,180 psm / £109.62 psf as at the date of this FVA. We have adjusted 

the BCIS figure down by 25% to remove the embedded contractor’s profit and to reflect potential 

economies of scale on a site of this size. We have rounded the adjusted figure to the nearest 

whole number. On this basis, our assessment of the base build cost equates to £87.00 psf for the 

housing units. 
 
Cushman & Wakefield Date: August 2020 

Financial Viability Assessment: Financial Viability Assessment of: Land at New Warrington Road, Wincham 

 

7.26.   The BCIS has further advised that in some instances, the data will need to be adjusted to account 

for the effect of COVID-19 on build costs. According to the BCIS Note entitled “Adjusting BCIS 

data for the effects of COVID-19”, the lockdown has had three potential affects: 

 

 Productivity: changes in productivity resulting from the implementation of site operating 

procedures (SOP); 

 

 Preliminaries: lengthening due to extended contract period and thickening due to 

increased cost of supervision for SOP, increased welfare, PPE, etc; and 

 

 Market conditions: reduced demand, reduced availability of resources, and 

increased overheads. 

 

7.27. For the above reasons, the current BCIS data may not be reliable or truly reflective of the base 

build costs including preliminaries being incurred by developers as at the date of this FVA. We 

have therefore relied on the BCIS costs immediately prior to the outbreak of COVID-19 for the 

purposes of our appraisal. 
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7.28. In adopting this approach, we are waiving any potential cost increases since March 2020 both 

due to general build cost inflation since this date and the effects of COVID-19 on build costs as 

highlighted by the BCIS. We recommend that the cost assumptions (as well as the value 

assumptions) are kept under review over the coming weeks and months as the situation with 

regards to the COVID-19 pandemic develops further. 

 

7.29. We have reviewed the Median cost for general estate housing rebased to the Vale Royal location 

which equates to £1,160 psm / £107.77 psf. We have adjusted the BCIS figure down by 20% to 

remove the embedded contractor’s profit and to reflect potential economies of scale on a site of 

this size. We have rounded the adjusted figure to the nearest whole number. On this basis, our 

assessment of the base build cost equates to £90 psf for the housing units. 

 
Cushman & Wakefield Date: February 2021 

Financial Viability Assessment Financial Viability Assessment of: Land at Lowmoor Road, Wigton, Allerdale 

• In the absence of provided base build costs from a quantity surveyor, we therefore consider that 

the BCIS represents a reliable industry-wide source to inform our assessment of the likely base 

build costs for developments of this nature. 

 

• We have considered the BCIS cost data from the most recent 5 year ‘age of results’ sample rather 

than the BCIS default data which is based on a 15 year sample. This is to ensure that the build 

costs are based on the most recent data and are therefore more reflective of the current market 

and specifications. 

 

• This approach is consistent with the recent appeal decision in respect of Land next to School 

Lane, Milford on Sea, Lymington (reference: APP/B1740/W/18/3209706, decision date April 

2019) where the Inspector favoured the use of the BCIS 5 year data rather than the BCIS default 

15 year data. The Inspector provided clear reasoning to support his decision at Paragraph 17. 

 

• The BCIS figures are inclusive of the base house build cost, preliminary costs and a main 

contractor’s overheads and profit but are exclusive of plot external works, garages, standard 

estate roads, sewers, plot service connection costs, contingencies and professional fees. These 

costs must therefore be added to the base build costs to determine the total standard build costs 

for the subject development. 

 

• We note that the BCIS data is predominantly based on build contracts submitted by contractors 

for smaller schemes often constructed on behalf of RPs. As such, the costs do not always reflect 

the economies of scale which can be achieved by established regional and national housebuilders 

on medium and larger sized sites through supply chain efficiencies. 

 

• The BCIS costs also include a main contractor’s profit and, based on our experience in dialogue 

with housebuilders and expert quantity surveyors, this cost is not usually incurred by established 

housebuilders as they typically carry out the main contractor’s function internally. 

 

• Accordingly, when utilising the BCIS to assess base build costs for medium and large sized 

developments which would be delivered by established housebuilders, it has been found 

necessary to adjust the BCIS figures using our extensive market experience in order to reflect a 

market-facing position. 

 

• For the purposes of our appraisal, we have reviewed the BCIS Lower Quartile cost for two storey 

estate housing rebased to the Allerdale location index which equates to £1,074 psm / £99.78 psf 

as at the date of this FVA. 
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• We have adjusted the BCIS figure down by 7.5% to remove the embedded contractor’s profit. We 

have reduced the figure by a further 5% to reflect potential economies of scale on a site of this 

size. We have rounded the adjusted figure to the nearest whole number. On this basis, our 

assessment of the base build cost equates to £88 psf for the housing units. 

 

4.32 The benchmarking exercise contained at Appendix B of the Construction Costs report has been 

re-presented to exclude within the Base Build cost any cost associated with garages and part 

L.  The updated table is contained at Appendix 2 of this response. 

 

4.33 KM have adopted the BCIS Lower Quartile rates to benchmark the costs for the BLPVA.  After 

a deduction of 16% for scale and overheads and contractors profit the exercise concludes that 

KM’s costs are on average 3% above the discounted BCIS rates. Putting it another way KM’s 

costs are on average 13% below the raw data of the BCIS rates. This being consistent with 

CWs most conservative approach to utilising BCIS data (i.e., adopting a 12.5% discount 

applied to the Lower Quartile rates). 

 

4.34 CW in their response note that for larger sites it is a common approach to use lower quartile 

rates however if adopted this shouldn’t be further adjusted for profit and scale.  We disagree 

with this point and in any event have noted later in this response the approach taken by CW 

themselves in reducing the lower quartile costs when preparing the Warrington Local Plan 

Viability Assessment. 

 

4.35 To ensure reasonable comparability and address any concerns that CW may have regarding 

the construction costs and associated assumptions adopted in the BLPVA, we have undertaken 

a further benchmarking exercise using the CW construction cost assumptions in the 

Warrington LPVA.  The outcome of this exercise is explained later at paras 4.70 – 4.77. 

 

Professional Fees 

 

4.36 CW incorrectly state that professional fees are applied to base build costs only.  The 

professional fee scales adopted are as outlined at para 2.30 of the Construction Costs Report.  

The professional fees scales have been applied to the base build cost including prelims, all 

external works costs, garages and part L.  Adopting a sliding scale of fees to reflect economies 

of scale for the size of the project is a well-established practice amongst professional 

consultants. The effect is negligible in the exercise that KM undertook but it does represent a 

realistic model adopting this approach. 

 

4.37 Tables 4.2, 4.4 and 4.6 contains details of the fee scales as a percentage of these totals.  CW 

suggest use of a minimum 7% allowance, the tables show that for the majority of typologies 

the professional fees included are in fact at or in excess of 7%.  The quantum of professional 

fees included in the assessments is considered to be particularly robust for the purpose of the 

viability testing. 
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4.38 With regards to the application of professional fees to abnormal costs, the point is 

acknowledged.  The allowance KM have made for abnormal costs on both generic greenfield 

and brownfield sites is deemed to include professional fees and contingencies. 

 

Contingencies 

 

4.39 Again, the CW statement here is not correct.  The 5% allowance for contingencies is applied 

to the base build cost including prelims, all external works costs, garages, part L costs and 

professional fees. 

 

4.40 As noted at para 2.40 of the Construction Costs Report the allowances for abnormal costs are 

inclusive of fees and contingencies. 

 

Abnormal Costs 

 

4.41 CW consider that the allowances made for brownfield sites at £11,000 to £16,475 per plot are 

reasonable however they suggest that the allowances should include fees and contingency.  

As noted previously, the abnormal cost allowances already include fees and contingencies and 

hence no further addition is required.  Following earlier representations from CW, the 

abnormal cost allowances made for the brownfield sites in the BLPVA have already been 

significantly increased from those previously used in the Baseline Report viability testing.  The 

allowances adopted in this baseline testing were approximately £7,700 to £8,750 per plot. 

 

4.42 For greenfield sites, CW state that the allowances included to all typologies at £10,600 to 

£12,400 per plot are still too low notwithstanding that these amounts represent a significant 

increase from the “site opening up” costs adopted in the Baseline Report.  The previous rates 

adopted are as outlined in table 4.8 below.  Again these costs were increased following 

representations made by CW. 

 

No of Dwellings Opening Up Cost (per Dwelling) 

0-14 £0 

15-49 £3,000 

50-99 £4,500 

100-199 £5,500 

200+ £8,300 

Table 4.8: Generic Greenfield Testing – Site Opening Up Costs 

 

4.43 The greenfield allowances at table 4.8 are in accordance with those adopted for generic 

greenfield typologies in all of the other more recent local plan viability assessments that we 

have prepared including St Helens, Rossendale and Hambleton.  All have been found sound 

on this basis. 
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4.44 Within the Construction Costs Report at paras 2.41 – 2.42 there is a clear explanation of the 

items that we would expect to be included in the abnormal cost allowances.  KM’s experience 

is that predominantly the cost of abnormals on brownfield sites per acre exceeds the cost on 

greenfield sites. 

 

4.45 In their response at para 5.197 CW provide examples of abnormal cost allowances per plot 

contained in their data base.  Examples are provided by CW of some of the cost heads that 

are included in these allowances but it is noted that there are other heads of cost.  Also a 

more minor point but with reference to the data at Appendix 7 of the CW response, the lowest 

cost per plot in the 100-249 range is in fact £7,000 not £8,000 per plot.  Coincidentally this 

is noted as being for a brownfield site in Blackburn. 

 

4.46 There is no clear definition of what is included in the examples of abnormal totals per plot 

provided by CW to ensure comparability with the assumptions in the BLPVA.  In the Warrington 

LPVA for the viability testing of generic typologies CW have included an amount of £16,850 

per dwelling for abnormal/extra over costs on both brownfield and greenfield sites, this is 

stated to cover items such as: 

 

1. Cut and Fill 

2. Retaining Walls 

3. Abnormal Foundations 

4. Surface Water Attenuation 

5. Sustainable Urban Drainage Systems 

6. Pumping Stations 

7. Sub Stations 

8. Ecological Mitigation 

9. On-site Public Open Space (Including Play Provision) 

10. Enhanced Elevational Treatments (required under planning permission) 

11. Electric Vehicle Charging Points 

 

4.47 Again, CW state that the list is not exhaustive and represents an example of some of the 

potential abnormal and extra over development costs which could be incurred on residential 

development sites.   

 

4.48 With reference to this list of 11 items it is evident that a number of cost heads are already 

included and costed separately elsewhere in the construction cost assessments for the BLPVA.  

Hence in commenting on the abnormal cost allowances, CW are not necessarily comparing 

like with like.  For example, the onsite open space (including play provision) and electric 

charging points are included in the CW definition of abnormal costs.  KM have costed these 

items separately for BwD and the range of costs per dwelling for each typology can be seen 

at tables 4.2, 4.4 and 4.6.  
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4.49 If the allowances we have made in the BLPVA for POS and EVCs are added to the abnormal 

costs to enable a comparison on a like for like basis with the CW approach, then the overall 

total abnormal costs increase significantly.  For greenfield sites the range of “total abnormal 

costs” is from £13,000 to £17,077 per dwelling.  For brownfield sites the respective ranges 

are from £16,538 up to £21,226 per dwelling at 30-35 dph and £12,970 to £14,478 at 40 

dph.  Quite clearly these allowances are very generous.  In many cases they exceed the 

assumption made by CW in preparing the Warrington LPVA at £16,850 per dwelling.  

 

4.50 The research by Lichfields provided at Appendix 6 of the CW response considers the inclusion 

of abnormal and site opening up costs in area wide viability assessments.  In relation to 

abnormal costs it states that 61% of the studies considered (57/93) did not apply an allowance 

for abnormal costs.  Two thirds of the studies that did apply an allowance for abnormal costs 

adopted a brownfield only approach with no allowance for greenfield sites.  Only 12 out of 93 

studies included an allowance for greenfield abnormal costs.  Justification for the exclusion of 

abnormal costs included the site-specific nature of such costs and the fact that they should 

be factored into the land value.  Lichfields note that 58% of assessments did not include any 

allowances for opening up costs.   

 

4.51 In contrast to the majority of LPVAs that Lichfields have analysed, those we have previously 

prepared have included allowances for abnormal costs/opening up costs however these 

allowances have been at the levels adopted in the Baseline Report rather than the increased 

allowances included in the final BLPVA. 

 

4.52 The research by Lichfields related to Viability Assessments that had been prepared for Local 

Plans and CIL charging schedules adopted before April 2020.  We have analysed Local Plan 

Viability Assessments for those plans either adopted or published since this date.  We have 

specifically considered the approach taken to abnormal/site opening costs and the interaction 

with land value. From this analysis Appendix 3 contains further details of the LPFVAs from 

the North and Midlands and the assumptions made regarding the respective inputs.  The 

analysis excludes the area wide FVAs prepared by Keppie Massie during this period for the 

following: 

 

 Hambleton District Council (Local Plan) 

 Liverpool City Council (Local Plan) 

 Rossendale Borough Council (Local Plan) 

 Staffordshire Moorlands District Council (Local Plan) 

 Mansfield District Council (Local Plan) 

 St Helens Metropolitan Borough Council (Local Plan) 
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4.53 The respective FVAs take differing approaches to the abnormal cost assumptions.  Some are 

based on a rate per unit, others a percentage of build costs and some adopt an amount per 

acre.  The amount of abnormal/infrastructure costs in some cases differs based on the size of 

the typology with larger sites having a greater cost assumption per dwelling.  A number of 

the FVAs analysed also refer to the point made at para 2.5 of the Construction Costs Report, 

that BCIS costs do allow for a level of abnormal costs (or at the very least the data is not 

transparent enough to trace what element of Abnormal costs have been included) as such 

abnormal costs are often encountered on sites that form the basis of the BCIS data sample.  

As a result, in some cases where BCIS average rates have been adopted in LPVAs to assess 

the build costs, then no abnormal costs are included to avoid any double counting. 

 

4.54 For completeness table in Appendix 3 also contains details of the assumed BLVs.  Some of the 

FVAs adopt the same BLV across all value areas whilst others adopt differing BLVs based on 

the hierarchy of sales values.  Where a range does exist then in preparing the tables we have 

identified the BLV from the value area that are most comparable to BwD.  In some cases there 

are a range of values comparable with the BWD assumptions and in these cases we have 

adopted the highest BLV in relevant range.  It should also be noted that all sales values tested 

in some of the FVAs exceed those adopted for the primary and secondary typologies in BLPVA. 

 

4.55 In considering the approach taken to abnormal development costs/opening up costs we have 

taken the assumptions made in the respective FVAs at Appendix 3 and applied these 

assumptions to the BLPVA typologies for BwD.  Tables 4.9 and 4.10 contain details of resultant 

cost per dwelling across the greenfield and brownfield typologies and at the differing densities.  

In those instances where Local Plans have not been adopted the entries are highlighted. 

 

4.56 The PPG is clear that the level of abnormal costs must be reflected in the BLV normally through 

a reduction in the premium uplift.  As abnormal costs increase so the premium should reduce, 

with the cost burden in relation to abnormal costs being largely borne by the landowner rather 

than by the Local Planning Authority through a loss of planning gain.  A reasonable balance 

therefore needs to be struck between the level of abnormal costs assumed and the BLV. 
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Authority 

Abnormal/Infrastructure 
(per dwelling) 

Benchmark Land Value 

30 dph 35 dph Premium 
Net 

Developable 
Ha 

Net 
Developable 

Acre 

North Warwickshire 
Borough Council 

£0 £0 15 £300,000 £121,457 

Middlesbrough 
Borough Council  

£0 £0 
20% plus 
£250,000 

per ha 
£365,333 £147,908 

Wirral Metropolitan 
Borough Council 

£0 £0 20 £494,000 £200,000 

Harrogate Borough 
Council  

£0 £0 
20% plus 
£350,000 

per ha 
£498,667 £201,889 

Sunderland City 

Council 
£0 £0 

20% plus 

£350,000 
per ha 

£498,667 £201,889 

Calderdale 
Metropolitan Borough 
Council 

£0 £0 
15 plus 
25% 

£524,875 £212,500 

South Kesteven 
District Council  

£0 £0 
20% plus 
£425,000 

per ha 
£565,333 £228,880 

Shropshire Council  £0 £0 
EUV plus 
£400,000 

ha 
£566,667 £229,420 

Halton Council £0 £0 21 £630,000 £255,061 

North Lincolnshire 
Council  

£0 £0 
50% share 

uplift to 
residential 

£631,732 £255,762 

Lancaster City Council  £0 £0  £679,250 £275,000 

Cheshire East £0 £0 
EUV plus 
£600,000 

ha 
£833,333 £337,382 

Bassetlaw District 
Council  

£0 £0 
50% share 

uplift to 
residential 

£923,445 £373,864 

Salford Council £1,500 £1,286 13.5 £413,333 £167,341 

Northumberland 
Council 

£2,500 £2,143 17.14 £400,000 £161,943 

Durham Council £2,500 £2,143 21.67 £433,333 £175,439 

Doncaster 
Metropolitan Borough 
Council 

£3,333 £2,857 12.5 £333,333 £134,953 

Darlington Borough 
Council  

£5,143-
£5,513 

£4,745 -
£5,799 

20 £494,400 £200,162 

Wakefield Council £8,233 £7,057 25 £617,500 £250,000 

Lichfield District 
Council  

£10,000 £8,571 10 £333,333 £134,953 

Central Lincolnshire £10,000 £10,000 10 £263,573 £106,710 

North East Derbyshire 
District Council 

200-400 units - £7,500  
1,000 plus - £12,500 

 £432,250 £175,000 

Bolsover District 
Council 

200-400 units - £7,500  
1,000 plus - £12,500 

 £300,000 £121,457 

Warrington Borough 
Council 

£16,850 £16,850 16.67 £370,500 £150,000 

Solihull Metropolitan 
Borough Council 

300+ units - £20,000  £395,200 £160,000 

Lancaster (Climate 
Emergency review) 

10-100 - £5,000 
101 - 500  - £10,000 

500+ - £26,000 
20 £482,667 £195,412 

Table 4.9: Other LPVAs Greenfield Abnormal Cost Assumptions and Benchmark Land Values 
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4.57 Table 4.9 contains the information relating to greenfield sites from the 26 FVAs analysed.  Of 

these 26 FVAs, 13 make no allowances whatsoever for abnormal costs on greenfield sites.  In 

these assessments it is normally suggested that the land value would need to be reduced to 

reflect any abnormal costs.  Furthermore, in some cases where BCIS average rates are used 

to assess the construction costs, it is noted that BCIS average rates already include an element 

of abnormal costs so to include further costs would be double counting. 

 

4.58 With reference to those FVAs that don’t include an allowance for abnormal or site opening up 

costs, the range of greenfield BLVs is from £300,000 to £923,445 per net developable ha 

(£121,457 to £373,864 per net developable acre).  Ten of these assessments adopt BLVs of 

£631,732 per NDH (£255,762 per NDA) or less.  Putting this into context the BLPVA adopts a 

BLV for all greenfield sites of £494,000 per NDH (£200,000 per NDA) with abnormal costs of 

£370,500 per NDH (£150,000 per NDA).  This is an overall total of £864,500 per NDH 

(£350,000 per NDA).  Save for Bassetlaw the total BLV and abnormal cost allowance in the 

other 12 studies is less than the total of £864,500 per NDH (£350,000 per NDA) adopted in 

the BLPVA.  As will be noted the Bassetlaw study adopted an approach to BLV rather different 

from the other studies with the BLV is based on 50% of the uplift from EUV to residential land 

values reflecting the approach in the “Shinfield” appeal decision. 

 

4.59 Of the remaining FVAs that did include an allowance for abnormal costs/site infrastructure, 4 

included an allowance of less than £5,000 per dwelling, a further 4 contained an allowance in 

the range of £5,000- £10,000 per dwelling, whilst only one had an overall allowance at more 

than £10,000 per dwelling.  This was the CW LPVA for Warrington.  It is acknowledged that a 

further 4 of the LPVAs adopted higher rates for strategic sites, ranging from £12,500 to 

£26,000 per dwelling. 

 

4.60 In comparison the abnormal cost allowances in the BLPVA (excluding POS and EVCs) for 

greenfield sites equate to approximately £10,600 per dwelling at 35 dph and £12,350 per 

dwelling at 30 dph.  With reference to table 4.9, these allowances are generous and are only 

really exceeded by the assumptions made in the Warrington LPVA together with Solihull and 

Lancaster for larger sites of 300 and 500 units plus respectively. 
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4.61 With reference to the LPFVAs containing abnormal costs it can also very clearly be seen from 

table 4.9 that the BLV adopted is typically far lower.  The range is £263,573 to £617,500 per 

NDH (£106,710 to £250,000 per NDA).  In fact, all of these remaining FVAs save for one, 

adopt BLVs at or less than the figure of £494,000 per NDH (£200,000 per NDA) adopted in 

the BLPVA.   

 

4.62 This analysis of other local plan FVAs demonstrates that for greenfield sites the allowances 

made in the BLPVA for abnormal/site opening up costs, when considered in the context of the 

BLV assumptions, are already comparatively high and certainly do not warrant any further 

increase as advocated by CW.  Indeed, the converse is true and a reduction in the allowances 

is actually justified, with the previous assumptions in the Baseline Report a more reasonable 

position for the purpose of a high-level assessment such as this. 

 

4.63 Table 4.10 contains the relevant in relation to brownfield abnormal costs and BLV assumptions 

applied to the BLPVA typologies.   
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Table 4.10: Other LPVAs Brownfield Abnormal Cost Assumptions and Benchmark Land 

Values 

 

Authority 

Abnormal/Infrastructure (per 
dwelling) 

Benchmark Land Value 

30 dph 35 dph 40 dph Premium 
Net 

Develop 
Ha 

Net 
Develop

Acre 

North Warwickshire 
Borough Council 

£0 £0 £0 0% £400,000 £161,943 

North Lincolnshire 
Council  

£0 £0 £0 
50% share 

uplift to 
residential 

£744,873 £301,568 

Bassetlaw District 
Council  

£0 £0 £0 
50% share 

uplift to 
residential 

£1,125,945 £455,848 

Wirral Metropolitan 
Borough Council 

£4,100 £3,514 £3,075 10% £330,000 £133,603 

Middlesbrough 
Borough Council  

£4,285-
£4,594 

£3,954 - 
£4,833 

£4,162 - 
£4,401 

20% £320,000 £129,555 

Halton Council 
£4,285 - 
£4,594 

£3,954 - 
£4,833 

£4,162 - 
£4,401 

20% £560,000 £226,721 

South Kesteven 
District Council  

£4,285 - 
£4,594 

£3,954 - 
£4,833 

£4,162 - 
£4,401 

20% £640,000 £259,109 

Shropshire Council  
£4,285 - 
£4,594 

£3,954 - 
£4,833 

£4,162 - 
£4,401 

20% £800,000 £323,887 

Harrogate Borough 
Council  

£4,285 - 
£4,594 

£3,954 - 
£4,833 

£4,162 - 
£4,401 

20% £960,000 £388,664 

Cheshire East 
£4,285 - 
£4,594 

£3,954 - 
£4,833 

£4,162 - 
£4,401 

20% £1,184,000 £479,352 

Northumberland 
Council 

£5,000 £4,286 £3,750 25% £333,333 £134,953 

Durham Council £5,000 £4,286 £3,750 22.22% £366,667 £148,448 

Salford Council £5,333 £4,571 £4,000  £592,000 £239,676 

Doncaster 
Metropolitan 
Borough Council 

£6,667 £5,714 £5,000 15% £266,667 £107,962 

Wakefield Council £8,233 £7,057 £6,175 67% £617,500 £250,000 

Sunderland City 
Council 

£8,571- 
£9,188 

£7,908 - 
£9,666 

£8,325 - 
£8,803 

20% £640,000 £259,109 

Lancaster City 
Council  

£9,057 £7,763 £6,793 
 

£555,750 £225,000 

Lichfield District 
Council  

£10,000 £8,571 £7,500 
 

£1,133,333 £458,839 

Darlington Borough 
Council  

£11,142-
£11,944 

£10,280 - 
£12,565 

£10,822-
£11,443 

33% £494,400 £200,162 

Bolsover District 
Council 

200-400 units - £7,500  
1,000 plus - £12,500 

 
£275,000 £111,336 

North East 
Derbyshire District 
Council 

200-400 units - £7,500  
1,000 plus - £12,500 

 
£420,000 £170,040 

Warrington Borough 
Council 

£16,850 £16,850 £16,850 20% £592,800 £240,000 

Calderdale 
Metropolitan 
Borough Council 

£17,013 £14,583 £12,760 
 

  

Central Lincolnshire £19,057 £20,723 £22,390 10% £597,740 £242,000 

Solihull Metropolitan 
Borough Council 

300+ units - £20,000 
 

  

Lancaster (Climate 
Emergency review) 

10-100 - £5,000 
101 - 500  - £10,000 
500+ - £26,000 

30% £392,000 £158,704 
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4.64 Table 4.10 shows that of the Local Plan FVAs analysed only 3 of the assessments did not 

include any abnormal costs for brownfield typologies.  Ten of the FVAs adopted an abnormal 

cost allowance of around £5,000 per plot or less and a further 5 were in the range of £5,000 

to £10,000 per plot.  Four of the studies adopted an abnormal cost allowance in excess of 

£10,000 per plot including the FVA prepared by CW for Warrington.  A further 4 FVAs adopted 

varying rates for abnormal costs principally for the strategic sites.   

 

4.65 For brownfield sites (excluding the costs of POS and EVCs) the BLPVA includes abnormal 

allowances from £14,120 up to £16,473 per dwelling at 30-35 dph and £10,982 per dwelling 

at 40 dph.  With reference to table 4.10, 18 of the FVAs listed adopted abnormal cost 

allowances less than this range.  Based on the allowances adopted in the BLPVA at densities 

of 30 and 35 dph it is only the studies for Warrington, Calderdale, Central Lincolnshire, Solihull 

(300+ units) and Lancaster (500+ units) that adopt abnormal costs that are comparable to 

or greater than those assumed. 

 

4.66 In considering the BLV for brownfield sites, the existing use value assumptions will vary 

dependent on the local market for industrial land.  This contrasts with the EUVs for greenfield 

sites which are based on agricultural land values and are relatively consistent around the north 

and midlands.  As a result in considering the BLV for brownfield sites we have specifically 

considered the approach to the premium that has been adopted in the FVAs listed at table 

4.10. 

 

4.67 The BLPVA assumes BLVs for the majority of brownfield sites at £494,000 per NDH (£200,000 

per NDA).  This is based on an EUV of £370,500 per ha (£150,000 per acre) and a premium 

of 33%.  For tertiary sites the EUV is £247,000 per ha (£100,000 per acre) with a 20% 

premium so the BLV is £296,400 per NDH (£120,000 per NDA). 

 

4.68 Table 4.10 shows that where a premium is stated in the respective FVA, it ranges from 0% to 

67% for brownfield sites although more typically the premium is 10% to 33%.  The premiums 

adopted for brownfield sites in the BLPVA at 33% and 20% are therefore comparable with this 

range.  However as noted above in many cases the associated abnormal costs in the respective 

LPFVAs are significantly below those adopted in the BLPVA.  Given the relationship between 

abnormal costs and the assessment of BLV, table 4.10 demonstrates that the assumptions 

made in the BLPVA for brownfield typologies are generous both in terms of the quantum of 

abnormal costs assumed and the premium applied to the BLV.  Indeed as noted earlier in 

relation to greenfield sites, a reduction in the abnormal cost allowances is actually justified.   

 

4.69 The previous assumptions in the Baseline Report are in fact a more reasonable position for 

the purpose of a high-level assessment such as this.  The allowances adopted in this testing 

were approximately £7,700 to £8,750 per plot which equated to circa £95,000 to £117,000 

per net developable acre. 



Blackburn with Darwen Plan Viability Study – Response to Representations July 2022 

__________________________________________________________________________________ 

 

38 

 

Benchmarking to CW Construction Cost Assumptions 

 

4.70 There are clearly differences in approach between KM and CW in assessing the construction 

related costs appropriate to a high-level viability assessment such as this.  Our assessment 

of these costs is based on the established assumptions and data that has been used by us in 

preparing Local Plan Viability Studies elsewhere that have been found sound under the current 

NPPF and PPG and prior to that the NPPF 2012.  There are also apparent differences between 

us in terms of the items that are included under the heading of abnormal costs.  The provision 

of public open space, on site play and EVCs have been costed separately by us whilst CW, 

based on the FVA prepared for Warrington, appear to include these costs as abnormals.   

 

4.71 As noted previously to ensure reasonable comparability and address any concerns that CW 

may have regarding the construction costs and associated assumptions used in the BLPVA, 

we have undertaken a further benchmarking exercise using the CW construction cost 

assumptions in the Warrington LPVA (WLPVA) which was prepared during Q2 2021. 

 

4.72 To ensure comparability in undertaking this benchmarking exercise we have adopted the 

dwelling construction costs used in the WLPVA that were applied to typologies with values at 

£2,583 psm (£240 per sq.ft) or less.  Table 4.11 summarises the relevant assumptions 

adopted by CW in the WLPVA. 

 

Item Approach Rate Comments 

Base Build Cost    

< 25 units BCIS median less 5% £1,123 (£104) 
Rate also covers 

shortfall in Part L 

costs of £2,567 per 

plot 

25-74 units Mid-point median-

lower quartile less 5% 

£1,063 (£99) 

75+ units Lower quartile less 

5% 

£1,003 (£93) 

External works  % of base build 15%  Rate includes the cost 

of garages 

Part L Rate per plot £2,250 CW acknowledge Part 

L is £4,847 per plot 

but say sufficient 

headroom in standard 

build cost assumptions 

to cover shortfall 

Contingency % total costs 5%  

Professional fees % total costs inc 

contingency 

7%  

Abnormal/extra 

over development 

costs 

Per plot plus fees and 

contingency 

£16,850 Includes attenuation, 

SUDs, substations, 

onsite POS (inc play), 

EVCS 

Table 4.11: WLPVA Construction Related Cost Assumptions 
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4.73 Table 4.11 shows that CW have adopted BCIS average prices with adjustments then made to 

the rate for scale and a shortfall in the cost of Part L.   

 

4.74 The table in Appendix 4 contains the calculations relating to the benchmarking exercise.  The 

left-hand side contains the costs from the BLPVA.  The overall total costs are then calculated 

to include abnormal costs for both greenfield and brownfield typologies.  The cost totals are 

highlighted and analysed based on the total floor area to give a rate per sq.m.  This total 

includes abnormal/extra over costs, POS and EVCs to enable overall comparability with the 

cost assumptions in the WLPVA.   

 

4.75 The right-hand columns in Appendix 4 apply the CW assumptions as noted in table 4.11 to 

the BWD typologies.  The final columns contain the overall totals and a rate per sq.m based 

on this total amount.  This then enables a comparison to be made with the total construction 

related costs use in the BLPVA.  Tables 4.12 - 4.14 contain a summary of the respective rates 

per sq.m with reference to density and a comparison of the differences.  The entries are 

rounded to the nearest sq.m (sq.ft).   

 

No 
units 

BLPVA WLPVA  Variance 

GF  

(per sq.m) 

BF 

(per sq.m) 

GF/BF 

(per sq.m) 
 

GF 

(per sq.m) 

BF 

(per sq.m) 

25 £1,527 £1,567 £1,564  -£37 £3 

50 £1,543 £1,583 £1,564  -£21 £19 

75 £1,536 £1,577 £1,486  £50 £91 

100 £1,490 £1,531 £1,486  £4 £44 

150 £1,488 £1,529 £1,487  £2 £42 

250 £1,453 £1,493 £1,486  -£34 £7 

500 £1,452 £1,492 £1,486  -£35 £6 

750 £1,451 £1,491 £1,486  -£36 £5 

1500 £1,450 £1,490 £1,486  -£37 £4 

Table 4.12:  Primary Typologies Overall Construction Cost Rates Benchmarked to WLPVA 

 

No 
units 

BLPVA WLPVA  Variance 

GF  
(per sq.m) 

BF 
(per sq.m) 

GF/BF 
(per sq.m) 

 
GF 

(per sq.m) 
BF 

(per sq.m) 

5 £1,703 £1,741 £1,660  £43 £81 

15 £1,610 £1,649 £1,669  -£60 -£20 

25 £1,534 £1,574 £1,588  -£54 -£14 

50 £1,552 £1,592 £1,591  -£39 £1 

75 £1,548 £1,587 £1,512  £35 £75 

150 £1,498 £1,537 £1,512  -£15 £81 

Table 4.13:  Secondary Typologies Overall Construction Cost Rates Benchmarked to WLPVA 
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No 
units 

BLPVA WLPVA  Variance 

GF  
(per sq.m) 

BF 
(per sq.m) 

GF/BF 
(per sq.m) 

 
GF 

(per sq.m) 
BF 

(per sq.m) 

10  £1,649 £1,675   -£26 

15  £1,641 £1,674   -£33 

25  £1,574 £1,596   -£22 

50  £1,583 £1,595   -£12 

75  £1,580 £1,519   £61 

Table 4.14:  Tertiary Typologies Overall Construction Cost Rates Benchmarked to WLPVA 

 

4.76 In those instances where the KM assessment is higher the variance entry is highlighted red, 

for the other entries the CW assessed cost is greater.  The overall differences between the 

respective approaches are limited.  The greatest differences are in relation to brownfield sites 

where the KM costs are generally higher with the biggest difference equating to £91 per sq.m 

(6.1%).  The CW cost approach is generally higher for greenfield sites and here the greatest 

difference is equivalent to £60 per sq.m (3.7%).  For 18 of the typologies the KM approach to 

assessing the costs results in a higher total rate per sq.m, whilst in 17 cases the CW approach 

produces a higher rate per sq.m. 

 

4.77 Overall, this benchmarking exercise demonstrates that notwithstanding the comments made 

by CW and the differences in approach to some of the costs and definitions, the total 

construction costs in the BLPVA are broadly comparable to those used by CW in the WLPVA.  

They are considered to be robust, particularly so in relation to abnormal costs, and are 

reasonable for a high-level assessment such as this.   

 

Accessibility Standards 

 

4.78 CW have noted that the cost per unit adopted for M4(2) standards at £1,400 is high compared 

to the costs contained in the DCLG – Housing Standards Review (2014) at £521 per unit.  

Conversely they state that the cost per unit for M4(3a) at £6,100 is low compared to a figure 

of £10,210 per unit taken from the DCLG figure.  Hence, they request clarity as to why the 

KM figures are different to the DCLG figures. 

 

4.79 When we first considered these standards in preparing the Local Plan Viability Assessment for 

Fylde Council in 2016, it was apparent that not all of the requirements costed in the earlier 

DCLG report were actually contained in the relevant Building Regulations relating to M4(3a).  

Hence the cost per unit referred to by CW at £10,210 is too high.  For the purpose of the Fylde 

LPVA, our QS identified the specific building regulation requirements to achieve M4(3a) and 

assessed an appropriate cost accordingly.  The updated version of this assessment is 

contained at Appendix D of the Construction Costs report and results in a total cost of £6,100 

per dwelling. 
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4.80 The same approach is taken to assessing the Building Regulation requirements for M4(2) with 

a resultant cost of £1,400 per dwelling. 

 

4.81 This approach to assessing the costs for M4(2) and (3a) based on actual building regulation 

requirements has been adopted by us in numerous other Local Plan Viability Assessments and 

has been found sound.  There is no reason to alter the rates that have been adopted in the 

BLPVA. 

 

Future Homes/Part L 

 

4.82 CW consider the costs contained in the Construction Costs Report for Part L requirements to 

be fair and reasonable. 

 

4.83 For the avoidance of doubt Future Homes requirements were not tested due to the CW 

acknowledged uncertainty as to likely requirements and ultimate costs of implementation. 

 

Vehicle charging points 

 

4.84 We note that the allowance in BLPVA accepted as reasonable.  It is acknowledged in the 

Construction Costs Report that the no allowance is made for any infrastructure costs that may 

in the future be needed if chargers are used on a large scale.  The Council will need to be 

mindful of this point if network reinforcements are required to facilitate future developments. 

 

S106 Contributions 

 

4.85 CW accept the methodology of reviewing past S106 Agreements to inform the allowance for 

S106 contributions but object to the assessed allowance of £2,000 per unit being applied to 

all sites.  They state that based on the data at Appendix 11 of the BLPVA, the 6 larger 

applications since 2017, have an average S106 contribution is £5,323 per plot.  Based on this 

fact they suggest that £5,000 per plot should be adopted for the larger generic typologies. 

 

4.86 The approach taken to the assessment of an appropriate S106 contribution is quite clearly 

explained at para 6.3.33 – 6.3.34 of the BLPVA.  As affordable housing and POS contributions 

are already dealt with separately in the viability testing the other contributions that have then 

been requested are highways and possibly education.  Taken together these contributions 

would be the total of £5,323 per unit referred to the CW response (£1,852 highways and 

£3,471 education).  As clearly noted at para 6.3.34 however: 
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“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.” 

 

4.87 This is a valid approach in the absence of certainty regarding education requirements.  It is 

an approach KM have adopted elsewhere in similar circumstances, most recently in preparing 

the Local Plan Viability Assessment for Rossendale.  Here the Inspectors report concluded at 

para 340, that: 

 

“There is some uncertainty about site specific education requirements in Rossendale. 

Historically, contributions through S106 towards education in Rossendale have varied 

(EL8.020) depending on a number of factors including local capacity. Furthermore, highways 

contributions will depend on detailed transport assessments, only available at planning 

application stage adding to the uncertainty about the level of S106 contributions. There may 

also be instances where contributions towards refuse management or community facilities are 

necessary which are also difficult to predict. The Council’s assessment allows £1000 per 

dwelling for S106 for contributions to cover such matters. This figure is considered reasonable 

based upon the information available.” 

 

4.88 Consideration of the surplus that is generated by the testing allows an informed decision to 

be made regarding the extent to which the various typologies can support S106 contributions 

and the amount.  We do not consider that any adjustment is required to the approach taken 

to modelling S106 contributions. 
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5.0 DEVELOPERS PROFIT AND PROGRAMME 

 

5.1 CW disagree with the assumption of a profit for the market houses at 18% of GDV, 

notwithstanding the fact that this is well with the range noted in the PPG at 15-20% of GDV 

for market dwellings. 

 

5.2 CW in their response refer to 35 studies that they have reviewed over the period June 2017 

to August 2021.  They state that 29 of these studies adopt a profit at 20% of GDV for the 

market housing.  Presumably the remaining studies do in fact adopt a profit of less than 20% 

of GDV.   

 

5.3 We have considered the sample of Local Plan Viability Assessments prepared across the North 

and Midlands (other than by Keppie Massie) post those considered in the Lichfields research.  

Of these studies 16 adopt a profit at 20% of GDV for the market housing, one adopts a profit 

at 18% of GDV and 7 adopt a profit of 17.5% of GDV for the market housing alone or blended 

across the market and affordable dwellings.  The remaining assessments adopt a range of 

profits from 15 – 20% of GDV. 

 

5.4 CW at para 5.244 refer to pertinent examples in the North West and then refer to a series of 

area wide viability assessments prepared by KM.  Other area wide assessments have been 

prepared for Authorities in the North West over this period by practices other than KM, 

adopting a profit for the market dwellings at less than 20% of GDV.  These include for example 

in relation to Lancaster, Salford and Cheshire East. 

 

5.5 With reference to the table of North West LPVAs in the CWR, we have acknowledged at 

paragraph 6.3.51 of the BLPVA the previous use by KM of a 20% target profit and the reasons 

for the approach now being taken.  The Inspectors report relating to St Helens Local Plan 

noted that the use of a 20% profit was generous in the context of the PPG stating that: 

 

“Developer profit of 20% for larger developments is particularly robust given that the PPG 

suggests between 15-20% should be considered a suitable return.” 

 

5.6 Larger developments in the St Helens LPVA comprised greater than 10 dwellings. 

 

5.7 The Local Plan Viability Assessment prepared for Rossendale included a range of sensitivity 

testing with a developer profit at 15% of GDV.  The Inspectors report in this case noted that: 

 

“The assessment includes sensitivity testing which is based on varying levels of suitable return 

for developers which are all within the ranges given in the Viability PPG.” 
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5.8 Notwithstanding the comments made by CW, a profit assumption of 18% of GDV falls well 

within the range of 15-20% referred to in the PPG for the testing of plan policies.  In our view 

it would not be correct to assess all sites against what is very much the worst case scenario 

at 20%.  Clearly the references made to profit in the Inspectors reports for St Helens and 

Rossendale indicate the use of a profit return within the PPG range and lower than 20%. 

 

5.9 Nevertheless to ensure the robustness of the viability testing we have also stress tested the 

results by preparing sensitivity testing with a profit based on 20% of GDV.  This sensitivity 

testing is contained at tables 7.9 – 7.11 of the BLPVA and the outcome is explained fully. 

 

5.10 The level of profit adopted should be reflective of risk.  A financial appraisal may adopt a 

conservative approach to the inputs whilst in other instances an appraisal may assume 

relatively nominal allowances for items such as abnormal costs or contingencies.  In such 

circumstances the later reflects a greater risk profile and hence a higher developer’s profit 

allowance would typically be adopted.  In comparison the more conservative appraisal reflects 

a more limited degree of risk and hence a lower profit would be applied.  In the context of the 

BLPVA the assumptions that have been made are generally reasonable and realistic however 

it is quite clear that the assumptions made for some items including abnormal costs and BLV 

are relatively generous.  In addition a contingency has been included at 5% of all costs.  In 

the circumstances based on the robust assumptions made there is a more limited degree of 

risk inherent in the appraisals.  This justifies a profit return for the market dwellings at less 

than the maximum of 20% referred to in the PPG.  A figure at the lower end of the range 

stated in the PPG, closer to 15% would be appropriate in the circumstances however following 

the generally cautious approach in the appraisals we have adopted a return at 18% of the 

GDV. This is well within the range stated in the PPG at 15 – 20% of GDV. 

 

5.11 Having considered the comments made by CW in relation to profit we are content that no 

further changes are required to the BLPVA.  The profit assumptions that have been adopted 

are fully supported with reference to the PPG. 

 

Development Period and Cashflow Assumptions 

 

5.12 CW support the sales rate of 3 per month across the market and affordable units adopted in 

the BLPVA.  They disagree with our view that the sales rate could in fact be higher with 

affordable units included.  Our experience elsewhere is that this is likely to be the case, 

however as BwD have typically sought affordable housing contributions rather than onsite 

provision it is not possible to confirm this based on sales data from the Borough.  Ultimately 

it is not material to the viability testing as this is based on 3 sales per month across all tenures. 
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5.13 In terms of the cashflow assumptions then in line with other high level assessments that we 

have prepared for Local Plans, we have adopted an average approach to all costs.  This means 

that all costs are profiled on a linear basis across the development period rather than being 

“s-curved”, the approach often taken.  Using an s-curve approach has the impact of pushing 

substantive costs later into the development programme and hence potentially understating 

interest costs.  Given the high level nature of the assessment a specific timetable for the s106 

contribution of £2,000 per unit and other planning requirements is not available so these costs 

are assumed to be incurred from commencement of development through the construction 

programme.  The surplus available for additional planning contributions is of course assumed 

to be a day one contribution paid on commencement. 

 

5.14 A summary of the appraisal for NE Blackburn is provided at Appendix 5 to this note. 
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6.0 BENCHMARK LAND VALUE  

 

6.1 CW have provided many comments under this heading.  Our understanding of the key points 

that they have made is as follows: 

 

a) The EUV adopted for greenfield sites at £10,000 per acre is reasonable; 

b) The EUV for brownfield sites should be a minimum of £150,000 to £175,000 per acre; 

c) The landowner premiums could be too low for many sites.  In particular in the context 

of the abnormal costs assumed in the BLPVA particularly for greenfield sites and the 

policy costs, this produces a BLV that will not provide landowners with sufficient 

incentive to release their land for development.  No alternative suggestions are made 

regarding appropriate landowner premiums. 

 

6.2 We have taken into consideration the comments made by CW and where relevant to the 

assessment have provided a response based on the three topic areas identified at a) – c) 

above. 

 

EUV Greenfield 

 

6.3 There is nothing specific to note under this heading save for the CW comments at para 5.282 

regarding smaller scale greenfield sites or pony paddocks.  The EUV adopted for greenfield 

sites at £10,000 per acre was intended to be generous to reflect the prospects of this type of 

smaller site coming forward for development (see para 5.49 of the BLPVA).  If a viability issue 

arises in such circumstances at application stage it will be up to the developer to justify a case 

with reference to the circumstances outlined in the PPG. 

 

EUV Brownfield 

 

6.4 At para 5.287 CW say that actual price information for the sites listed at table 5.16 is not 

provided.  This is not correct they should refer to para 5.4.16 of the BLPVA and to Appendix 

8 where this information is provided. 

 

6.5 With reference to paras 5.288 – 5.289 we disagree as brownfield sites within the Borough will 

take many forms including housing clearance sites and redundant sites formerly in commercial 

use.  These sites may have been cleared and have become scrubland or informal open space 

over a number of years.  Not all sites will have been in recent industrial or employment use 

and many may have been vacant and derelict for a number of years with no viable commercial 

use. 
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6.6 The comments made at para 5.292 are incorrect.  For the avoidance of doubt it is only with 

reference to the final entry in table 5.16, that reference is made at para 6.2.20 to the 

transaction potentially reflecting an element of hope value. 

 

6.7 Contrary to the comments made at para 5.293 sufficient information is contained at table 6.1 

regarding planning application FVAs to enable an understanding of the BLVs adopted in 

comparison with the site specific abnormal costs. 

 

6.8 CW have misunderstood the term tertiary typology.  It is not a reflection of the market area, 

rather it describes the physical characteristics of the site and local area in which it is likely to 

be situated.  These factors together may ultimately mean, as we have concluded, that such 

typologies will be in a lower value area, however it is not the value area that informs the 

typology.   

 

6.9 We have identified the tertiary typologies as being in the older central parts of the Borough.  

It is our experience that the types of sites in this location have been in industrial use for very 

many years.  These sites are mainly derelict with the buildings on the site, often former mills, 

now obsolete or alternatively they may be housing clearance sites.  Effectively such sites have 

no or very limited value in their existing use, and will require extensive refurbishment or 

clearance to enable any form of further use.  Although they may be situated in central areas, 

the surrounding network of streets are typically Victorian, characterised by terraced houses 

and narrow streets making access for HGVs extremely difficult.  As a result such sites are 

obsolete for industrial purposes and hence have very limited value in their existing use.  In 

preparing the BLPVA we have adopted an EUV at £100,000 per acre.  This is considered 

generous given the circumstances of such sites.  This is also in accordance to the approach 

taken for sites of this nature in the LPVAs prepared St Helens and Rossendale were KM adopted 

EUVs at £100,000 per acre for similar typologies. 

 

6.10 CW are not correct when they state that we have used the lower residential sales values in 

these locations to justify a lower EUV.  The physical and locational characteristics of the 

tertiary typologies give rise to a lower EUV in comparison with the other typologies.  It is the 

premium that we have adjusted for the tertiary typologies to reflect the lower residential sales 

values and hence the more limited landowner expectations. 

 

6.11 In terms of the EUV for brownfield sites used for the primary and secondary topologies, CW 

consider that a minimum EUV of £150,000 to £175,000 per acre would be appropriate for low 

quality brownfield sites across the Borough.  The assumption that we have made at £150,000 

per acre is consistent with this and no adjustment is required. 
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Landowner Premium 

 

6.12 CW are concerned that in the context of the abnormal costs assumed in the BLPVA, particularly 

for greenfield sites, and the policy costs that the landowner premium may not be sufficient. 

 

6.13 As we have already demonstrated at para 4.49 of this response, when viewed in the context 

of the CW definition of abnormal costs, the assumptions that have been made in the BLPVA 

are far more generous than CW suggest.  Indeed in many instances the abnormal cost 

allowance exceeds that made by CW in preparing the generic testing in the WLPVA.   

 

6.14 CW have acknowledged that in accordance with relevant guidance other LPVAs provide 

relevant market evidence.  We have provided at paras 4.53 to 4.69 a detailed analysis of the 

landowner premiums, BLVs and abnormal costs adopted in recent LPVAs across the North and 

Midlands.  It is not proposed to repeat this here save for the conclusions reached that the 

allowances made for abnormal costs for both greenfield and brownfield typologies are 

generous.  In relation to greenfield sites then as noted at para 4.62 the analysis of other local 

plan FVAs demonstrates the allowances made in the BLPVA for abnormal/site opening up 

costs, when considered in the context of the BLV assumptions, are already comparatively high 

and certainly do not warrant any further increase as advocated by CW.  Similarly at para 4.68 

in relation to brownfield typologies the assumptions made are generous both in terms of the 

amount of abnormal costs assumed and the premium applied to the BLV.  Indeed as with 

greenfield sites, a reduction in the abnormal cost allowances is actually justified.   

 

6.15 In the context of this analysis it is difficult to reconcile any concerns that CW may have 

regarding the abnormal cost allowances and the consequent landowner premium. 

 

6.16 CW suggest that we have adopted arbitrary fixed multipliers.  This is not the case.  The 

multipliers have been informed by consideration of the types of site, market circumstances, 

site specific FVAs and other Local Plan FVAs.  They take into consideration the assumptions 

made in the viability assessments primarily in relation to abnormal costs.  Our experience is 

that for brownfield sites a landowner premium is normally expected to be in the range of 10% 

to 30% and this is supported by the analysis at table 4.10.  We have adopted 20% reflecting 

the more limited landowner aspirations for the tertiary typologies and 33% for all others.  This 

actually exceeds the normal range.  For greenfield sites in similar value areas we would expect 

a typical multiplier in the range of 15-20 times EUV.  Site specific FVAs in the Borough have 

adopted multipliers typically at 12 to 20.   

 

6.17 Due to the relatively high abnormal cost allowances a multiplier at the lower end of the range 

is justified here.  This is particularly the case for viability testing at low values across the 

primary and secondary typologies.  Notwithstanding this we have adopted a robust multiplier 

which in all cases is at the highest end of the range. 
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6.18 CW state in relation to the site specific FVAs there is sufficient information contained in table 

6.1 and paras 6.2.30 – 6.2.36 to allow an informed judgement and cross check to be made.  

Contrary to CWs comments, with reference to table 6.1 there are only two entries (Beechwood 

Garden Centre and Hollins Grove Mill) where the EUV adopted is not specifically stated.  It is 

also worth highlighting that for both sites the overall BLV adopted was £90,000 per net acre 

or less, hence the EUV must have been significantly lower than the lowest EUV adopted in the 

BLPVA at £100,000 per net acre. 

 

6.19 CW raise concerns about the use of the Land Registry HPI in adjusting sales values used in 

other LPVAs to produce table 6.2.  The comments made by CW are disproportionate to the 

reasons for the exercise.  The adjustments were made to ensure broad comparability for the 

purpose of comparison given the passage of time since the respective LPVA.  Taking the 

example of Rossendale, then with reference to table 5.1 of the BLPVA it is very clear that 

overall average house prices in Rossendale at the time of the study were significantly higher 

than in BwD (£182,249 v £135,998).  Four value zones were adopted in the Rossendale LPVA 

having regard to the evidence of average sales prices.  It is quite clear that some of these 

value zones must have higher average prices than BwD and hence not all of these zones are 

comparable.  Our experience of working in both areas is that the values in the two lower value 

zones in Rossendale would be those most relevant for the purpose of this study.  This area 

broadly covers the corridor along the A681 east of Rawtenstall to Bacup and then south along 

the A671 to Whitworth.  The comparative analysis supported this. 

 

6.20 Sales values in Pendle and Hyndburn are in any event broadly comparable with BwD, save for 

some higher values in rural locations across Pendle and pockets of higher values in Hyndburn.   

 

6.21 Figure 6.1 illustrates relative values across BwD and the neighbouring Boroughs of Hyndburn 

and Rossendale.  This is a Zoopla heat map showing comparative values with lower values in 

blue.  It should be noted that this is current at July 2022 however it provides a good illustration 

of price trends across the area. 
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Figure 6.1: Zoopla Heat Map – BwD, Hyndburn and Rossendale 
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6.22 The value zones for St Helens and Warrington are contemporaneous with the date of the 

BLPVA and have not been adjusted.  There should be no dispute that these current value 

zones are those most closely aligned with BwD. 

 

6.23 CW suggest that the BLVs should be indexed to reflect sales price changes.  This suggestion 

is flawed and is not consistent with the PPG.  To support these comments reference is made 

to the Savills Development Land Index.  A BLV is based on existing use value plus a landowner 

premium, not the value of development land.  Hence there is not a 100% correlation between 

houses price increases and the BLV as CW are suggesting.  We do not agree that BLVs should 

be index linked.  Our experience is that the BLV is fixed and it would be for the applicant in 

any application FVA to demonstrate with reference to the PPG a justification for an alteration 

to the BLV from that assumed in the Local Plan Viability Assessment. 

 

6.24 CW at para 5.329 say that a higher premium for brownfield sites of 50% to 60% should be 

adopted for the BLPVA in line with the assumptions made in the Rossendale LPVA.  Particularly 

as the affordable housing requirement for Rossendale at 30% is higher than for BwD.  We 

disagree.  Firstly the Rossendale assessment was completed in March 2019 and since this time 

as CW have acknowledged (para 5.348) there has been a trend of reducing BLVs across more 

recent assessments.  This is further illustrated by the level of premium adopted for brownfield 

sites in those LPVAs summarised at table 4.10 of this response.  Secondly CW do not take into 

consideration the relative level of abnormal costs assumed in the respective LVPAs.  The 

generic typologies in the Rossendale LPVA included an allowance for abnormal costs excluding 

POS of £6,500 to £8,000 per dwelling dependent on density.  The allowances for the current 

study are nearly double this at £11,000 to £16,500 per dwelling.  These factors must be taken 

into consideration in assessing the premium for brownfield sites in the BLPVA in comparison 

with that for Rossendale. 

 

6.25 Applying the CW logic to greenfield sites, then the landowner premium at 20 times EUV for 

BLPVA should be reduced significantly.  The Rossendale study adopted a landowner premium 

of 15 – 17.5 times EUV.  Abnormal costs for these typologies were from £0 to £4,500 per 

dwelling.  In comparison for BwD they are significantly higher at £10,600 to £12,350 per 

dwelling.  Reflecting the Rossendale LPVA approach, the premium of 20 times EUV in the 

BLPVA is high and a reduced assumption of 10 to 15 times EUV is justified. 

 

6.26 CW at para 5.331 refer to the St Helens Local Plan LPVA, as noted earlier notwithstanding any 

representations submitted by CW the Inspector found the EVA to be, “realistic, robust, and 

proportionate.”  The Local Plan was found sound and has now been adopted. 

 

6.27 We note the comments made by CW regarding the Warrington LPVA these are not material to 

the assessment of BLV that we have undertaken. 
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6.28 CW refer in the table at para 5.344 to other area wide viability assessments prepared by KM 

in the North West.  With reference to the assessments listed only the studies for St Helens 

LPVA and the Rossendale LPVA were undertaken in accordance with the current NPPF and 

PPG.  These LPVAs have been found sound.  The remaining studies are not directly relevant 

as they were prepared under the previous 2012 NPPF regime.  The Fylde LPVA was in 

connection with a partial review of the plan and a high level commentary relating to the original 

2016 viability study was prepared.   

 

6.29 Reference is also made by CW to an appeal relating to an application specific FVA at Holts 

Lane.  This was based on the specific circumstances of the site in 2019 and is not considered 

material to the assessment of BLV in the context of the BwD Local Plan. 

 

6.30 CW refer to the cross check undertaken in comparison with residential land transactions.  With 

reference to table 5.17 they note the two policy compliant transactions namely Cherry Tree 

Gardens and Old Blackburnians.  These sites sold for £339,000 and £444,000 per net 

developable acre respectively.  CW acknowledge that the transactions are based on the 

existing policy regime and they would expect to see some downward pressure on land values 

as a result of the additional policy requirements (including part L).  They go on to say however 

that the local plan policy changes are not so substantial that they would result in markedly 

higher costs and markedly different land values.  They also note that the national standards 

relating to Part L and BNG will likely have an impact on land values. 

 

6.31 Appendix 6 contains a summary of the additional national and local policies and standards 

that are built into the viability testing and the associated costs.  These costs would not have 

been incurred in developing the two sites noted at para 6.29, hence the land sales do not 

reflect these additional costs.  The tables at Appendix 6 show that dependent on density, the 

additional cost of these policies and standards is from £137,000 up to £197,000 per net 

developable acre.  This is clearly a more significant sum than CW refer to in their comments.   

 

6.32 The Cherry Tree Gardens site is a development of 30 dwellings at 29 dwellings per hectare.  

Using the analysis in Appendix 6 and the 25 unit typology at 30 dwelling per hectare as a 

comparator, the additional policy costs are £137,180 per net developable acre.  Adjusting the 

land price for these additional costs would reduce the price paid from £339,000 to £201,820 

per net developable acre.  This is in line with the BLV adopted in the BLPVA at £200,000 per 

net developable acre.   
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6.33 The Old Blackburnians site is 55 units developed at 30 dwellings per hectare.  With reference 

to Appendix 6 the additional costs for the 50 unit typology at this density equate to £160,000 

per net acre, this would reduce the price paid to £280,000.  This is above the BLV however 

the land will have been purchased subject to first obtaining planning consent hence de-risking 

the purchase.  A lower price would expected to be paid for a site without planning consent, 

the circumstances that we are considering in assessing a BLV.   

 

6.34 It is clear that once additional policy costs are taken into consideration, then these 

transactions do broadly support the BLV that has been adopted.  As noted at para 6.2.58 of 

the BLPVA we do not have full details in relation these transactions.  This is particularly 

relevant in considering the quantum of abnormal development costs, which may have been 

more or less than those assumed in the BLPVA.  As a consequence any cross check of the BLV 

with these transactions must be treated with a significant degree of caution. 

 

6.35 The final matter under this heading is the impact of abnormal costs on the BLV and the 

requirement in the PPG that the BLV should reflect the implications of abnormal costs and site 

specific infrastructure costs.  Our experience is that it is typically the landowner premium that 

is adjusted to reflect the implications of such costs. 

 

6.36 The assessment of a range of appropriate BLVs has in this case been informed by typology 

specific circumstances, market evidence of existing use values and a reasonable judgement 

of a landowner premium having regard to all relevant reference points including site specific 

and local plan FVAs.  Drawing on our significant experience of undertaking FVAs for Local Plans 

and also planning applications, then “standing back” from the figures that have been assessed, 

our judgement is that they are objective, rational and extremely robust.  Indeed there is 

justification for adopting lower BLVs for both greenfield and brownfield sites modelled under 

the primary and secondary typologies.  As noted in the BLPVA at paras 6.2.48 (greenfield 

typologies) and 6.2.51 (brownfield typologies) we have adopted a cautious and conservative 

approach which is considered to be a robust given the high level nature of a study such as 

this. 

 

6.37 Having considered the comments made by CW we do not consider that there is justification 

for any increases to the BLVs that have been adopted.  Indeed the converse is true and for 

many typologies a reduction could in fact be justified.  This underlines the cautious and robust 

approach that has been applied in the BLPVA. 
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7.0 RESULTS  

 

7.1 Save where noted in relation to the tertiary typologies, we disagree that any revisions are 

required to the assumptions made in the BLPVA.  Full weight can therefore be attributed to 

the findings of the BLPVA. 

 

7.2 CW make comment in relation to the results format.  The results are presented to show the 

surplus amounts per sq.m and per dwelling to enable meaningful interpretation by the Council.  

This is the approach we have taken in the many LPVAs that we have prepared to date that 

have been found sound.  To assist CW Appendix 7 contains full results of the respective 

residual land value for each typology. 

 

7.3 Contrary to the comments made by CW the BLPVA assumptions are considered to be realistic 

and robust.  This response has also demonstrated that the assumptions made in relation to 

abnormal costs and also the BLVs for the primary and secondary typologies may in fact be too 

generous and there is justification for reducing these figures.  The sensitivity testing already 

contained in the BLPVA does however model circumstances relating to a reduction in the BLV 

(of £50,000 per acre) and a reduction to construction costs.  Based on the assumptions that 

have been adopted the BLPVA does not therefore overstate viability. 

 

7.4 CW comments in relation to profit, build costs and BLV have been dealt with elsewhere in this 

response so are not repeated here.  In the context of the sensitivity testing full weight can be 

given to the scenarios with reduced build costs and land values.  

 

7.5 With reference to the CW comments regarding anticipated supply Appendix 5 of the BLPVA 

contains details of the Local Plan allocations and the respective typology.  HO39 is now a 

commitment.  To further assist CW and deal with their request for a clearer map showing the 

location of new housing developments we have provided at Appendix 8 a map showing the 

various housing developments from which sales evidence has been obtained together with the 

housing allocations (growth sites) contained in the plan. 

 

7.6 CW include some comments regarding the introduction of CIL albeit these comments are 

academic as we have already concluded that a CIL charge may not be appropriate for BwD 

given the results of the BLPVA.  CW state that their experience is that a minimum buffer of 

50% is applied for the purpose of CIL testing.  This is not our experience and in preparing CIL 

Viability Assessments elsewhere that have been found sound we have adopted buffers down 

to 35%. 
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8.0 CONCLUSIONS  

 

8.1 We have considered the CWR and reflected on the representations made and further 

information provided.  Where in our judgement it is justified we have made alterations to the 

BLPVA assumptions for example in relation to the values for the tertiary typologies.  In the 

main we do not consider that the comments made by CW support changes to the assumptions 

contained in the BLPVA.  Indeed as explained in this response we believe that certain 

assumptions particularly BLVs and abnormal cost allowances are generous and a case could 

be made to reduce these.  We have been careful however not to test to the margins of viability 

and in preparing the BLPVA have adopted a cautious approach.  In preparing this response we 

have therefore not sought to make adjustments to these assumptions. 

 

8.2 Contrary to the comments made by CW the viability of the Local Plan has been robustly tested, 

and the results of the BLPVA do not overstate the viability of many sites in the Borough.  The 

BLPVA does constitute credible viability evidence on which to base the local plan, and the 

results can be used by the Council to ensure that the Local Plan and its policies are both viable 

and deliverable. 

 

 

     

 

…………………………………………………..   …………………………………………………….. 

Ged Massie BSc (Hons) MRICS IRRV MCIArb Jenny Adie BSc (Hons) MRICS 

Director    Associate 

Registered Valuer     Registered Valuer 

For and on behalf of    For and on behalf of  

KEPPIE MASSIE LTD    KEPPIE MASSIE LTD 
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Appendix 1

Blackburn with Darwen - Planning Application Analysis 10-Jul-22

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

Mix 17 47 4 68

% 25% 69% 6% 100%

Size (sq.ft) 662 876 1,062 56,691

Mix 38 82 27 147

% 26% 56% 18% 100%

Size (sq.ft) 984 1,410 1,749 200,187

Mix 10 10

% 100% 100%

Size (sq.ft) 1,459 14,590

Mix 19 5 24

% 79% 21% 100%

Size (sq.ft) 753 883 18,718

Mix 13 39 43 95

% 14% 41% 45% 100%

Size (sq.ft) 650 973 1,353 104,607

Mix 19 28 9 56

% 34% 50% 16% 100%

Size (sq.ft) 743 894 1,087 48,925

Mix 8 8 16

% 50% 50% 100%

Size (sq.ft) 753 889 13,136

Mix 30 7 37

% 81% 19% 100%

Size (sq.ft) 930 1,001 34,921

Mix 1 57 5 63

% 2% 90% 8% 100%

Size (sq.ft) 900 1,244 1,614 79,900

Mix 12 12 8 10 42

% 29% 29% 19% 24% 100%

Size (sq.ft) 753 861 517 614 19,375

Mix 64 288 31 383

% 17% 75% 8% 100%

Size (sq.ft) 689 905 1,115 339,190

Mix 14 163 166 343

% 4% 48% 48% 100%

Size (sq.ft) 741 956 1,176 361,488

Mix 7 21 2 30

% 23% 70% 7% 100%

Size (sq.ft) 1,095 1,228 1,800 37,063

Mix 24 23 47

% 51% 49% 100%

Size (sq.ft) 871 1,186 48,171

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

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 0 166 690 453 34 0 8 10 0 1361

Percentage 0.0% 8.6% 35.7% 23.4% 1.8% 0.0% 0.4% 0.5% 0.0% 100%

Housing Mix Only

1 bed 2 bed 3 bed 4 bed 5 bed 6 bed Total

No Dwellings 0 166 690 453 34 0 1343

Percentage 0.0% 8.7% 36.2% 23.8% 1.8% 0.0% 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) 718 924 1211 1721 517 614

Ave Size (sq.m) 0 67 86 113 160 57

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 117,667  637,177   563,233      58,885     4,133       6,135    

Total Dwellings 166 690 453 34 8 10

Ave Size (sq.ft) 709 923 1243 1732 517 614

Ave Size (sq.m) 66 86 116 161 48 57

Non RP schemes

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) 723 943

Ave Size (sq.m) 0 67 88

27 10/19/0807

Vacant land off 

Victoria Buildings, 

Waterside

West Pennine

24 10/19/0317
Land at Spring 

Meadows, Darwen
Darwen South 7.05

26 10/19/0662 Gib Lane Phase D
Livesey with 

Pleasington
9.09

23 10/19/0677

Land at Tower 

Road, Blackburn 

(Cherry Tree 

Gardens)

Livesey with 

Pleasington
1.28

25 10/19/0056
Land off Queen 

Victoria Street

Mill Hill & 

Moorgate
1.76

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

1.04 3.15 2.57 82% 29 12,279         
Applethwaite 

Homes

M Hart Homes0.96 2.87 2.38 83% 15 10,877         

Council owned site, sale not yet complete0.51 1.34 1.26 94% 33 14,049         Hearle Homes

20 10/18/0895 Land at Roe Lee Roe Lee 9.16

22 10/18/0326
Land off Albert St, 

Hoddlesden
East Rural 1.16

21 10/18/1048 Tower View Darwen South 0.54

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         Persimmon Homes

1.58 4.03 3.90 97% 2819
19/0520 (DOV to 

18/0075)
School Lane

Blackburn 

South East
1.63

McDermott Homes

Wainhomes

5.09 18.28 12.56 69% 27 12,187         

17/0578 (DoV 

19/0406)
Yew Tree Drive

Beardwood 

with 

Lammack

12.80 10.10

20.71 72% 24 14,003         Story Homes

31.63 24.96 79% 27 12,346         

10/17/0211 Gib Lane Phase C Livesey 11.69 8.38 28.88

100% 35 17,295         

Waterfield 

Developments / 

LSC Finance

Whitehall 0.76 0.76 1.89 1.8915

16

17

18

10/17/0138 (DoV 

17/1425)

Former Waterfield 

Mill, Balmoral Rd, 

Darwen

Conlon 

Construction
14 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

0.64 1.77 1.59 90% 19 12,810         

1.04 2.88 2.56 89% 33 14,523         13 10/16/1398
Roe Lee Farm, 

Sandringham Close
Roe Lee 1.17

McDermott 

Developments
12 10/16/1194

Eclipse Mill, Eclipse 

Road, Feniscowles
Livesey 1.70

Miller Homes

1.59 4.21 3.93 93% 32 14,445         

Site being acquired in phases4.82 25.70 11.91 46% 35 17,659         11 10/16/1132 Gib Lane Phase A Livesey 10.40

Silverchic 

Developments Ltd
10 10/19/0340 (RM)

Beechwood Garden 

Centre, Roman 

Road

Blackburn 

South and 

Lower Darwen

0.52

Kingswood Homes

RM application0.52 1.29 1.29 100% 27 13,342         

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         9 10/18/0577 (var)

Pole Lane North,  

Darwen
Darwen South 5.57

Miller Homes8 10/19/0617 (RM)
Old Blackburnians, 

Lammack Road

Billinge and 

Beardwood
2.34

Kier Living

29 12,614         

1.84 5.78 4.55 79% 30 14,569         

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 Wainhomes1.22 3.27 3.01 92%

6 10/15/0494
Punch Bowl, Roman 

Road, Darwen
Sudell 0.30

5 10/14/0547 Parsonage Road Roe Lee 3.46 2.37

Hearles Builders & 

Contractors Ltd

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         

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

Site area 

net (acres) 

Gross to 

net ratio
Ref

Planning 

Application Number
Address Ward

Develop

ment Tier

Site Area 

(Hectares) 

Gross

Wainhomes

Persimmon Homes 

Lancashire
Application relates to partial re-plan for 65 dwellings4.30 n/a

2.80 2.51

1.74 4.30

16,392         BDW Trading

2 10/12/0170
Laburnum Road (65 

unit re-plan)

Little 

Harwood
1.74

7.66 91% 25

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

Site area 

net 

(hectares)

Houses Apartments
Site area 

gross 

(acres)

13,255         

1.38 4.35 3.42

Analysis excludes 4 bed Thresher A1 as no plan of 

second floor accommodation
22.46 Kingswood Homes

79% 49 16,576         
Countryside 

(Sigma)
PRS scheme

28 10/19/1062
Land at Bowen 

Street

Mill Hill & 

Moorgate
0.44 1.09 Great Places RP scheme includes 2no 2 bed bungalows

0.60 1.48

29 10/19/1072 SAPPI (Phase 1A)
Livesey with 

Pleasington
3.32 2.63 8.20 6.50 79% 36 16,096         

Blackburn 

Waterside 

regeration

30 10/19/1145
Griffin Development 

Site

Blackburn 

Central
1.55 1.46 3.84 3.60 94% 38 13,584         Great Places RP scheme includes 5no 2 bed bungalows

31 10/19/1145
Laneside, Shorrock 

Lane

Mill Hill & 

Moorgate
0.28 0.69 Great Places RP scheme site of former flats and houses

32 10/20/0107 Hollins Grove Darwen East 1.49 3.68 Pillars Site comprises mix of employment and houses

33 10/20/0265
Land West of Rugby 

Club 

Billinge & 

Beardwood
3.77 2.61 9.30 6.45 69% 24 12,382         McDermott Homes

34 10/20/0346
Land off Wellington 

Street, Mill Hill

Mill Hill & 

Moorgate
0.63 0.63 1.56 1.56 100% 67 12,445         Great Places RP scheme

35 10/20/0934 Fishmoor Drive
Blackburn 

South East
10.95 8.90 27.06 21.99 81% 43 15,425         

Countryside 

(Sigma)
Inc 85 PRS and 57 Affordable

36 10/21/0122 Ellison Fold Way Darwen East 14.89 9.40 36.81 23.23 63% 36 15,561         McDermott Homes Inc 19.5% AH

37 10/21/0277
Lomond Gardens 

(St Bede's)

Livesey with 

Pleasington
0.93 0.93 2.30 2.30 100% 32 16,107         McDermott Homes

38 10/21/0636
Land to East of 

Rugby Club
Roe Lee 1.77 1.42 4.38 3.51 80% 33 13,728         

Applethwaite 

Homes
Inc acquistion of property to gain access

O

r

i

g

i

n

a

l

 

A

n

a

l

y

s

i

s

Houses Apartments

Houses Apartments

Houses Apartments

Houses Apartments

Houses Apartments

Houses Apartments

U

p

d

a

t

e

Houses Apartments
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Density - 30 dph (Primary Housing Sites ) 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)

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 % £/m2 £/m2 £/m2 % £/m2 £/m2 %

25 £ 905   £ 892   £ 13   1% £ 993   -£ 88 -9% 25 £ 905   £ 1,062   -£ 157 -15% £ 1,182   -£ 277 -23%

50 £ 904   £ 892   £ 12   1% £ 993   -£ 88 -9% 50 £ 904   £ 1,062   -£ 158 -15% £ 1,182   -£ 278 -23%

75 £ 902   £ 892   £ 10   1% £ 993   -£ 91 -9% 75 £ 902   £ 1,062   -£ 160 -15% £ 1,182   -£ 280 -24%

100 £ 866   £ 892   -£ 27 -3% £ 993   -£ 127 -13% 100 £ 866   £ 1,062   -£ 196 -18% £ 1,182   -£ 316 -27%

150 £ 866   £ 892   -£ 26 -3% £ 993   -£ 127 -13% 150 £ 866   £ 1,062   -£ 196 -18% £ 1,182   -£ 316 -27%

250 £ 843   £ 892   -£ 49 -5% £ 993   -£ 150 -15% 250 £ 843   £ 1,062   -£ 219 -21% £ 1,182   -£ 339 -29%

500 £ 843   £ 892   -£ 49 -6% £ 993   -£ 150 -15% 500 £ 843   £ 1,062   -£ 219 -21% £ 1,182   -£ 339 -29%

750 £ 843   £ 892   -£ 49 -6% £ 993   -£ 150 -15% 750 £ 843   £ 1,062   -£ 219 -21% £ 1,182   -£ 339 -29%

1500 £ 843   £ 892   -£ 49 -6% £ 993   -£ 150 -15% 1500 £ 843   £ 1,062   -£ 219 -21% £ 1,182   -£ 339 -29%

Average -3% Average -13% Average -18% Average -27%

Density - 35 dph (Secondary Housing Sites) Density - 35 dph (Secondary Housing Sites)

KM

BCIS Lower 
Quartile (after 
reduction for 
O/H&P and 

Scale)

BCIS Median 
(after reduction 
for O/H&P and 

Scale)

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 % £/m2 £/m2 £/m2 % £/m2 £/m2 %

5 £ 1,042   £ 892   £ 149   17% £ 993   £ 49   5% 5 £ 1,042   £ 1,062   -£ 20 -2% £ 1,182   -£ 140 -12%

15 £ 979   £ 892   £ 87   10% £ 993   -£ 14 -1% 15 £ 979   £ 1,062   -£ 83 -8% £ 1,182   -£ 203 -17%

25 £ 921   £ 892   £ 29   3% £ 993   -£ 72 -7% 25 £ 921   £ 1,062   -£ 141 -13% £ 1,182   -£ 261 -22%

50 £ 922   £ 892   £ 30   3% £ 993   -£ 71 -7% 50 £ 922   £ 1,062   -£ 140 -13% £ 1,182   -£ 260 -22%

75 £ 921   £ 892   £ 29   3% £ 993   -£ 71 -7% 75 £ 921   £ 1,062   -£ 141 -13% £ 1,182   -£ 261 -22%

150 £ 884   £ 892   -£ 8 -1% £ 993   -£ 109 -11% 150 £ 884   £ 1,062   -£ 178 -17% £ 1,182   -£ 298 -25%

Average 6% Average -5% Average -11% Average -20%

Density - 45 dph (Tertiary Housing Sites) Density - 45 dph (Tertiary Housing Sites)

KM

BCIS Lower 
Quartile (after 
reduction for 
O/H&P and 

Scale)

BCIS Median 
(after reduction 
for O/H&P and 

Scale)

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 % £/m2 £/m2 £/m2 % £/m2 £/m2 %

10 £ 1,016   £ 892   £ 124   14% £ 993   £ 24   2% 10 £ 1,016   £ 1,062   -£ 46 -4% £ 1,182   -£ 166 -14%

15 £ 1,016   £ 892   £ 124   14% £ 993   £ 23   2% 15 £ 1,016   £ 1,062   -£ 46 -4% £ 1,182   -£ 166 -14%

25 £ 958   £ 892   £ 66   7% £ 993   -£ 35 -4% 25 £ 958   £ 1,062   -£ 104 -10% £ 1,182   -£ 224 -19%

50 £ 957   £ 892   £ 64   7% £ 993   -£ 36 -4% 50 £ 957   £ 1,062   -£ 105 -10% £ 1,182   -£ 225 -19%

75 £ 957   £ 892   £ 65   7% £ 993   -£ 36 -4% 75 £ 957   £ 1,062   -£ 105 -10% £ 1,182   -£ 225 -19%

Average 10% Average -1% Average -8% Average -17%

Overall Average 3% Overall Average -7% Overall Average -13% Overall Average -22%

Development Size

Development Size

Development Size

Variance 

Variance 

Variance 

Variance

Variance

Base Build Cost Comparable to BCIS 2Q21

Variance

Variance

Variance

Variance

Development Size

Variance 

Variance Variance

Base Build Cost Comparable to BCIS 2Q22 (no discount applied)

Development Size

Variance 

Variance Variance

Development Size

Variance 

Variance Variance

BlackburnWD Local Plan 17.11.21 Rev8 2Q21 10.06.22 11of11
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BENCHMARK LAND VALUES AND ABNORMALS

Authority Practice GDV Notes
EUV GF per ha 

(per acre)
Premium

GF BLV per ha

(per acre)

EUV BF per ha 

(per acre)
Premium

BF BLV per ha

(per acre)
Abnormal Costs Total (per unit) Total (per unit) Total (per unit) Total (per unit) Total (per unit) Net dev ha Net dev Acre Net dev ha

Net dev 

Acre

North Warwickshire Borough Council 

(Local Plan)
Adams Integra £1,967 to £3,319 psm

VP 1 and 2

Assumed BLV per 

NDH

£20,000

(£8,097)
15

Max £300,000

(£121,458)

£400,000

(£161,943)
0%

£400,000

(£161,943)
None included £0 £0 £0 £0 £0 £300,000 £121,457 £400,000 £161,943

Lincoln City/North Kesthaven/West 

Lindsey Council (Central Lincolnshire 

Review)

Aspinall Verdi

Low - £2,273 - £2,417

Mid Lower - £2,571-£2,636

Mid - £2,667 - £3,000

High - £2,250 - £3,429

Gross area

Applied to all 

value zones

£18,525

(£7,500)
10

£197,680

(£75,000)

£407,550

(£150,000)
10%

£448,305

(£165,000)

BF only £271,700 per net developable 

ha (£110,000 per net developable 

acre)

Strategic infrastrcture £10,000 per 

dwelling

£10,000 £10,000 £19,057 £20,723 £22,390 £263,573 £106,710 £597,740 £242,000

Wirral Metropolitan Borough Council Aspinall Verdi

Houses 

Low - £2,102 (5b) - £3,043 (1b)

Lower med - £2,229 (5b) - £3,696 

(1b)

Upper med - £2,500 (4b) - £3,804 

(1b)

High - £3,503 (5b) - £4,783 (1b)

Low and Low/med 

value zones

per net dev ha

Low - £23,165

(£9,375)

Low/Med - £24,700

(£10,000)

Low - x16

Low/med - x20

Low - £370,500

(£150,000)

Low/med - £494,000

(£200,000)

£741,000

(£300,000)

Low - 5%

Low Med - 

10%

Low - £778,050

(£315,000)

Low/med - £815,100

(£330,000)

BF only - £123,000 (£50,000 per acre) 

for site clearance

Should be deducted from the land 

price

£0 £0 £4,100 £3,514 £3,075

Highest 

£494,000 £200,000 £330,000 £133,603

Calderdale Metropolitan Borough 

Council
Avison Young

Range of 9 zones from £195psf to 

£300 psf

Allied to all zones

gross area

£20,995

(£8,500)
X 15 plus 25%

£393,656

(£159,375)
Judgement taken based on outcome

PDL  

Site prep - £390,000 per ha

Houses - £120,400 per ha

Total - £510,400

(£206,639)

Nothing for GF

£0 £0 £17,013 £14,583 £12,760 £524,875 £212,500

North East Derbyshire District Council Bailey Venning
4 areas ranging from £1,650 psm 

to £2,800 psm
Net dev

Based on market values with discount

<0.64ha - £432,250 (£175,000) with ab 

and £550,000 (£222,672) w/o

0.65-6ha - £325,000 (£131,325) with ab 

and £412,500 (£167,004) w/o

>6ha - £259,350 (£105,000) with ab and 

£330,000 (£133,603) w/o

Based on market values with discount

<0.64ha - £420,000 (£170,040) with ab and 

£542,500 (£219,635) w/o

0.65-6ha - £315,000 (£127,530) with ab 

and £406,873 (£164,726) w/o

>6ha - £252,000 (£102,024) with ab and 

£325,500 (£131,781) w/o

Infrastructure

200-400 units - £7,500 per plot

1,000 plus - £12,500 per plot

200-400 units - 

£7,500 per plot

1,000 plus - 

£12,500 per plot

200-400 units - 

£7,500 per plot

1,000 plus - 

£12,500 per plot

200-400 units - 

£7,500 per plot

1,000 plus - 

£12,500 per 

plot

200-400 units - 

£7,500 per plot

1,000 plus - 

£12,500 per plot

200-400 units - 

£7,500 per plot

1,000 plus - 

£12,500 per plot

Highest 

with abs

£432,250 £175,000 £420,000 £170,040

Bolsover District Council Bailey Venning £1,700 - £2,300 psm Net dev

Based on market values with discount 

<0.64ha - £300,000 (£121,458) with ab 

and £420,000 (£170,000) w/o

0.65-6ha - £225,000 (£91,093) with ab 

and £315,000 (£127,530) w/o

>6ha - £180,000 (£72,87) with ab and 

£252,000 (£102,024) w/o

Based on market values with discount 

<0.64ha - £275,000 (£111,336) with ab and 

£405,000 (£163,968) w/o

0.65-6ha - £206,250 (£83,502) with ab and 

£303,750 (£122,976) w/o

>6ha - £165,000 (£66,802) with ab and 

£243,000 (£98,381) w/o

Infrastrucutre costs

200/400 units - £7,500

Strategic sites - £12,500

200/400 units - 

£7,500

Strategic sites - 

£12,500

200/400 units - 

£7,500

Strategic sites - 

£12,500

200/400 units - 

£7,500

Strategic sites - 

£12,500

200/400 units - 

£7,500

Strategic sites - 

£12,500

200/400 units - 

£7,500

Strategic sites - 

£12,500
Highest 

with abs

£300,000 £121,457 £275,000 £111,336

Warrington Borough Council (Local 

Plan)
CW Range £230 - £330 psf

Low value and 

inner north

Net dev

£22,230

(£9,000)
x 16.67

£370,500

(£150,000)

£494,000

(£200,000)
20%

£592,800

(£240,000)

£16,850 inc contingency and fees.  

Includes for eg POS and EVCs
£16,850 £16,850 £16,850 £16,850 £16,850 £370,500 £150,000 £592,800 £240,000

Solihull Metropolitan Borough Council 

(Review)
CW

Site specific and range from £220 

psf to £380psf

North solihull 

values

£395,200

(£160,000)

All BF sites at significantly higher values 

than BWD

Sites over 300 units £20,000 per 

dwelling for strategic infrastrucutre

300+ units - 

£20,000

300+ units - 

£20,000

300+ units - 

£20,000

300+ units - 

£20,000

300+ units - 

£20,000
£395,200 £160,000

Wakefield Council (Local Plan) CW

Area 1 - £240psf

Area 2 - £220 psf

Area 3 - £200 psf

Area 4 - £180 psf

VA 2-4 

Net

£247,000

(£100,000)

VA2 - x25

VA3 - x20

VA4 - x15

VA2 - £617,500 (£250,000)

VA3 - £494,000 (£200,000)

VA4 -£370,500  (£150,000)

£370,000

(£150,000)

VA2 - 67%

VA3 - 33%

VA4 - 0%

VA2 - £617,500 (£250,000)

VA3 - £494,000 (£200,000)

VA4 - £150,000 (£370,500)

£247,000 (£100,000 per acre) based 

on CIL FVA for generics

Site specific assessments based on 

costs from Bentley project 

management

£8,233 £7,057 £8,233 £7,057 £6,175

Highest

£617,500 £250,000 £617,500 £250,000

Northumberland Council (Local Plan) CPV

Low - £1,700

Medium - £2,100

High - £2,500

Highest - £2,800

Low and med 

areas

BLV assumed 

Gross

£17,500

(£7,085)

Low - x 8.57

Med - x 17.14

Low - £150,000 (£60,704)

Med - £300,000 (£121,408)

Low - £175,000 

(£70,850)

Med - £200,000 

(£80,972)

Low - 14.25%

Med - 25%

Low - £200,000 (£80,972)

Med - £250,000 (£101,215)

GF £75k per net hec

BF £150k per net hec
£2,500 £2,143 £5,000 £4,286 £3,750

Highest

£400,000 £161,943 £333,333 £134,953

Doncaster Metropolitan Borough 

Council (Local Plan)
CPV

Low - £1,700

Medium - £2,100

High - £2,350

All values relevant

BLV assumed 

gross

£20,000

(8,097)

Low - x 7.5

Med - x 12.5

High - x 20

Low - £150,000 (£60,728)

Med - £250,000 (£101,215)

High - £400,000 (£161,943)

Cleared £175,000 

(£70,850)

Occupied - £300,000 

(£121,458)

Cleared - 15%

Occupied - 

30%

Cleared - £200,000 (£80,971)

Occupied - £400,000 (£161,943)

GF - £100,000 per net ha (£40,485)

BF (cleared) - £200,000 per net ha 

(£80,972)

BF (occupied) - £300,000 per net ha 

(£121,458) 

£3,333 £2,857 £6,667 £5,714 £5,000

Med

£333,333 £134,953 £266,667 £107,962

Durham Council (Local Plan) CPV

Low - £1,750

Med - £1,900

High - £2,150

Highest - £2,500

Low - high 

relevant

BLV gross

£15,000 (£6,073)

Low - x13.33

Med - x21.67

High - x33.33

Low - £200,000 (£80,972)

Med - £325,000 (£131,579)

High - £500,000 (£202,429)

Low - £150,000 

(£60,729)

Med - £225,000 

(£91,093)

High - £325,000 

(£131,579)

Low - 16.67%

Med - 22.22%

High - 38.46%

Low - £175,000 (£70,850)

Med - £275,000 (£111,336)

High - £450,000 (£182,186)

GF ave - £30,364 per net acre (£75k 

per nha)

BF ave - £60,729 per net acre (£150k 

per nha)

£2,500 £2,143 £5,000 £4,286 £3,750

Med

£433,333 £175,439 £366,667 £148,448

Lichfield District Council (Local Plan) Dixon Searle

Tested £2,000 - £4,250 but most 

relevant range is £2,500 to £3,250 

psm

BLV applied to 

gross
£25,000 (£10,122) x10

Generally £250,000 (£101,215)

Small sites and paddocks £500,000 

(£202,429)

£850,000 (£344,130)
Site works £300,000 per net dev ha 

(£121,457)
£10,000 £8,571 £10,000 £8,571 £7,500 £333,333 £134,953 £1,133,333 £458,839

Harrogate Borough Council (Local Plan) HDH
Carried forward from 2016 

assessment £2,275 to £2,900

BLV applied to 

gross

Agricultural - £20,000 

(£8,097)

Paddock - £50,000 (£20,243)

20% plus £350,000 

(£141,700)

Agricultural - £374,000 (£151,417)

Paddock -£410,000 (£165,992)
£600,000 (£242,915) 20% £720,000 (£291,498)

5% base build only on BF

None on GF
£0 £0 £4,594 £4,833 £4,401 Agricultur

al

£498,667 £201,889 £960,000 £388,664

£4,285 £3,954 £4,162

South Kesteven District Council (Local 

Plan)
HDH £2,200 to £3,300

BLV applied to 

gross

Agricultural - £20,000 

(£8,097)

Paddock - £50,000 (£20,243)

20% plus £425,000 

(£171,943)

Agricultural - £424,000 (£171,660)

Paddock - £460,000 (£186,235)
£400,000 (£161,943) 20% £480,000 (£194,332)

5% base build only on BF

None on GF
£0 £0 £4,594 £4,833 £4,401

Agricultur

al

£565,333 £228,880 £640,000 £259,109

£4,285 £3,954 £4,162

Brownfield30 dph 35 dph 30 dph 35 dph 40 dph Greenfield



BENCHMARK LAND VALUES AND ABNORMALS

Authority Practice GDV Notes
EUV GF per ha 

(per acre)
Premium

GF BLV per ha

(per acre)

EUV BF per ha 

(per acre)
Premium

BF BLV per ha

(per acre)
Abnormal Costs Total (per unit) Total (per unit) Total (per unit) Total (per unit) Total (per unit) Net dev ha Net dev Acre Net dev ha

Net dev 

Acre

Brownfield30 dph 35 dph 30 dph 35 dph 40 dph Greenfield

Sunderland City Council HDH £1,600-£2,450
BLV applied to 

gross

Agricultural - £20,000 

(£8,097)

Paddock - £50,000 (£20,243)

20% plus £350,000 

(£141,700)

Agricultural - £374,000 (£151,417)

Paddock -£410,000 (£165,992)
£400,000 (£161,943) 20% £480,000 (£194,332)

10% base build only on BF

None on GF
£0 £0 £9,188 £9,666 £8,803 Agricultur

al

£498,667 £201,889 £640,000 £259,109

£8,571 £7,908 £8,325

Halton HDH
BF £2,000 - £2,200

GF - £2,300 - £2,600

BLV applied to 

gross

Agricultural - £22,500 

(£9,109)

Paddock - £50,000 (£20,243)

x 20 plus EUV
Agricultural - £472,500 (£191,295)

Paddock - £500,000 (£202,429)
£350,000 (£141,700) 20% £420,000 (£170,000)

5% base build only on BF

None on GF
£0 £0 £4,594 £4,833 £4,401

Agricultur

al

£630,000 £255,061 £560,000 £226,721

£4,285 £3,954 £4,162

Shropshire Council HDH

North £2,375 - £3,000

South - £2,560 - £3,250

Shrewsbury - £2,700- £3,500

South higher - £3,250 - £4,000

Strategic sites - £2,735 - £3,500

BLV applied to 

gross

Agricultural - £25,000 

(£10,122)

Paddock/Amenity - 

£100,000 (£40,486)

EUV plus £400,000 ha 

(£161,943)

Strategic sites plus 

£300,000 ha (£121,5478)

Agricultural - £425,000 (£172,065)

Paddock - £500,000 (£202,429)

Strategic - £325,000 (£131,579)

PDL - £500,000 

(£202,429)
20% £600,000 (£242,915)

5% base build only on BF

None on GF
£0 £0 £4,594 £4,833 £4,401

Agricultur

al

£566,667 £229,420 £800,000 £323,887

£4,285 £3,954 £4,162

Cheshire East HDH

Low - £2,350

Med - £2,700

High - £3,070

Prime - £4,160

BLV applied to 

gross

Across all areas

Agricultural - £25,000 

(£10,122)

Paddock/Amenity - £50,000 

(£20,243)

>0.5ha EUV + £600,000 

per ha (£242,915)

<0.5ha EUV = £750,000 

per ha (£303,644)

>0.5ha - £625,000 (£253,036)

<0.5ha - £800,000 (£323,889)
£740,000 (£300,000) 20% £888,000 (£359,514)

5% base build only on BF

None on GF
£0 £0 £4,594 £4,833 £4,401

Large

£833,333 £337,382 £1,184,000 £479,352

£4,285 £3,954 £4,162

Middlesbrough Borough Council HDH

Houses 

Low - £1,900

Med - £2,200

High - £2,400

BLV applied to 

gross

Across all areas

Agricultural - £20,000 

(£8,097)

Paddock - £50,000 (£20,243)

20% plus £250,000 ha 

(£101,215)

Agricultural - £274,000 (£110,931)

Paddock -£310,000 (£125,506)
£200,000 (£80,972) 20% £240,000 (£97,166)

5% base build only on BF

None on GF
£0 £0 £4,594 £4,833 £4,401

Agri

£365,333 £147,908 £320,000 £129,555

£4,285 £3,954 £4,162

Darlington Borough Council In house

Low - £1,776 psm

Med - £2,099 psm

High - £2,421 psm

Low/Med most 

relevant

BLV applied to 

NDA

£24,700 

(£10,000)

Low - x 15

Med - x 20

Low - £370,650 (£150,000)

Med - £494,400 (£200,000)

Low - £278,000 

(£112,550)

Med - £370,500 

(£150,000)

33%

Low - £370,650 (£150,000)

Med - £494,400 (£200,000)

GF - 2-3%

BF - 10%

Further contingency allowance 2-3% 

to accommodate unidentified costs

£5,513 £5,799 £11,944 £12,565 £11,443

Med

£494,400 £200,162 £494,400 £200,162

£5,143 £4,745 £11,142 £10,280 £10,822

Lancaster City Council LSH

Lanc - £213 - £222

Carn - £202 - £211

Rural west - £229- £233

More - £182 - £190

Rural East - £243-£249

More/Lanc/Carn 

most relevant

Applied to net

Lancaster - £864,500 (£350,000) 

Carnforth - £679,250 (£275,000)

More - £617,500 (£250,000)

Lancaster - £741,000 (£300,000) 

Carnforth - £555,750 (£225,000)

More - £494,000 (£200,000)

Demolition on BF at £247,000 to 

£271,700 per ha (£100k to £110k per 

acre) 

£0 £0 £9,057 £7,763 £6,793

Med

£679,250 £275,000 £555,750 £225,000

Bassetlaw District Council NCS Houses £2,550 - £2,700psm

Values all greater 

than BWD

Applied to NDA

£20,000 (£8,097)
50% share of uplift to 

residential
£923,445 (£373,864) £425,000 (£172,065)

50% share of 

uplift to 

residential

£1,125,945 (£455,848)
No abnormals to be deducted from 

land values
£0 £0 £0 £0 £0 £923,445 £373,864 £1,125,945 £455,848

North Lincolnshire Council NCS

Houses

Low - £1,675 - £1,825

Med - £1,900 - £2,050

Applied to NDA £20,000 (£8,097)
50% share of uplift to 

residential

High - £631,732 (£255,762)

Low - £339,245 (£137,346) £247,000 (£100,000)

50% share of 

uplift to 

residential

High - £744,873 (£301,568)

Low - £452,744 (£183,297)

No abnormals to be deducted from 

land values
£0 £0 £0 £0 £0

High

£631,732 £255,762 £744,873 £301,568

Lancaster (Climate Emergency review) 3 dragons

Lanc - £2,200 - £2,550

Carn - £2,150 - £2,500

Rural west - £2,350 - £3,000

More - £1,900 - £2,650

Rural East - £2,350 - £2,600

Bowland - £2,550 - £2,850

Arnside - £2,700 - £3,200

Range applied to 

gross

Large based on agricultural 

at £18,100 (£7,328)

Small based on paddock at 

£39,200 (£15,870)

Non developable at £18,100 

(£7,328)

Sensitivity based on 

range from 10 - 20 times

Non developable uplift 

on large GF sites 10% - 

30%

Large £181,000 (£73,279) to £362,000 

(£146,559)

Small £392,000 (£158,704) to £784,000 

(£317,409)

Non developable strategic £20,000 

(£8,09) to £24,000 (£9,717)

Standard - £226,000 

(£91,498)

Sensitivity 

based on 10% 

to 30%

Standard - £249,000 (£100,810) to 

£294,000 (£119,028)

Site development costs 

(preparation/infrastructure) per unit

10-100 - £5,000

101 - 500  - £10,000

500+ - £26,000

10-100 - £5,000

101 - 500  - 

£10,000

500+ - £26,000

10-100 - £5,000

101 - 500  - 

£10,000

500+ - £26,000

10-100 - £5,000

101 - 500  - 

£10,000

500+ - £26,000

10-100 - £5,000

101 - 500  - 

£10,000

500+ - £26,000

10-100 - £5,000

101 - 500  - 

£10,000

500+ - £26,000

Highest

£482,667 £195,412 £392,000 £158,704

Salford Council Three Dragons
Houses - £2,200 - £3,275 psm

Flats £2,175 - £3,650 psm

Low value 

adopted for  BF

Applied to gross 

area

£23,000 (£9,312) x 13.5 £310,000 (£125,506) 20-30% Low - £444,000 (£179,757)

Site prep 

BF - £160,000 (£64,777)

GF - £45,000 (£18,219)

Additional Site infrastructure 100+

Bf - 15% build costs

GF - 25% build costs

£1,500 £1,286 £5,333 £4,571 £4,000 £413,333 £167,341 £592,000 £239,676
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Appendix 4 - Benchmarking to WLPVA

BwD LPVA Build cost breakdown

WLPVA Construction Costs

Primary

£482 15% £2,250 5% 7% £16,850

No units

Floor Area 

(sq.m) Total Base Cost Garages Part L

External 

Works Prelims

Professional 

Fees Contingency POS Total EVCS

GF Abnormal 

Costs

BF Abnormal 

Costs Overall total GF

Overall 

Rate GF

Overall total 

BF

Overall 

Rate BF Base Rate Total Base Externals Part L Subtotal Contingency

Professional 

Fees Abnormals Overall Total

Overall 

Rate (psm)

25 2,539           £2,015,063 £116,651 £147,638 £539,156 £281,851 £232,527 £166,644 £56,454 £3,555,983 £12,050 £308,875 £411,833 £3,876,908 £1,527 £3,979,866 £1,567 £1,063 £2,698,957 £404,844 £56,250 £3,160,051 £158,003 £232,264 £421,250 £3,971,567 £1,564

50 5,078           £4,030,018 £233,302 £295,276 £1,066,358 £562,495 £464,059 £332,575 £208,516 £7,192,600 £24,100 £617,750 £823,667 £7,834,450 £1,543 £8,040,367 £1,583 £1,063 £5,397,914 £809,687 £112,500 £6,320,101 £316,005 £464,527 £842,500 £7,943,134 £1,564

75 7,631           £6,040,948 £349,954 £442,914 £1,595,585 £842,940 £695,426 £498,388 £295,274 £10,761,428 £36,150 £926,625 £1,235,500 £11,724,203 £1,536 £12,033,078 £1,577 £1,003 £7,653,893 £1,148,084 £168,750 £8,970,727 £448,536 £659,348 £1,263,750 £11,342,362 £1,486

100 10,170         £7,814,227 £452,607 £590,552 £2,122,786 £988,215 £837,787 £640,309 £427,031 £13,873,515 £48,200 £1,232,500 £1,647,333 £15,154,215 £1,490 £15,569,048 £1,531 £1,003 £10,200,510 £1,530,077 £225,000 £11,955,587 £597,779 £878,736 £1,685,000 £15,117,101 £1,486

150 15,248         £11,723,241 £678,910 £885,829 £3,177,190 £1,481,865 £1,256,292 £960,166 £600,547 £20,764,041 £72,300 £1,853,250 £2,471,000 £22,689,591 £1,488 £23,307,341 £1,529 £1,003 £15,293,744 £2,294,062 £337,500 £17,925,306 £896,265 £1,317,510 £2,527,500 £22,666,581 £1,487

250 25,418         £19,134,531 £1,108,186 £1,476,381 £5,288,023 £2,295,605 £1,904,677 £1,560,370 £947,578 £33,715,353 £120,500 £3,088,750 £4,118,333 £36,924,603 £1,453 £37,954,186 £1,493 £1,003 £25,494,254 £3,824,138 £562,500 £29,880,892 £1,494,045 £2,196,246 £4,212,500 £37,783,682 £1,486

500 50,850         £38,265,136 £2,216,373 £2,952,762 £10,566,117 £4,590,033 £3,808,377 £3,119,940 £1,875,157 £67,393,895 £241,000 £6,177,500 £8,236,667 £73,812,395 £1,452 £75,871,562 £1,492 £1,003 £51,002,550 £7,650,383 £1,125,000 £59,777,933 £2,988,897 £4,393,678 £8,425,000 £75,585,507 £1,486

750 76,268         £57,399,566 £3,324,559 £4,429,143 £15,842,186 £6,884,614 £5,712,204 £4,679,614 £2,742,735 £101,014,621 £361,500 £9,266,250 £12,355,000 £110,642,371 £1,451 £113,731,121 £1,491 £1,003 £76,496,804 £11,474,521 £1,687,500 £89,658,825 £4,482,941 £6,589,924 £12,637,500 £113,369,189 £1,486

1500 152,550       £114,795,203 £6,649,118 £8,858,287 £31,674,444 £13,768,050 £11,423,432 £9,358,427 £5,345,470 £201,872,432 £723,000 £18,532,500 £24,710,000 £221,127,932 £1,450 £227,305,432 £1,490 £1,003 £153,007,650 £22,951,148 £3,375,000 £179,333,798 £8,966,690 £13,181,034 £25,275,000 £226,756,521 £1,486

Secondary

No units

Floor Area 

(sq.m) Total Base Cost Garages Part L

External 

Works Prelims

Professional 

Fees Contingency POS Total EVCS

GF Abnormal 

Costs

BF Abnormal 

Costs Overall total GF

Overall 

Rate GF

Overall total 

BF

Overall 

Rate BF Base Rate Total Base Externals Part L Subtotal Contingency

Professional 

Fees Abnormals Overall Total

Overall 

Rate (psm)

5 464               £412,226 £15,484 £27,842 £112,845 £71,050 £51,156 £34,530 £9,678 £734,811 £2,410 £52,950 £70,600 £790,171 £1,703 £807,821 £1,741 £1,123 £521,072 £78,161 £11,250 £610,483 £30,524 £44,870 £84,250 £770,127 £1,660

15 1,330           £1,131,880 £34,625 £81,731 £301,015 £170,418 £133,274 £92,647 £29,033 £1,974,623 £7,230 £158,850 £211,800 £2,140,703 £1,610 £2,193,653 £1,649 £1,123 £1,493,590 £224,039 £33,750 £1,751,379 £87,569 £128,726 £252,750 £2,220,424 £1,669

25 2,258           £1,827,269 £61,130 £137,415 £502,797 £252,861 £208,610 £149,504 £48,389 £3,187,976 £12,050 £264,750 £353,000 £3,464,776 £1,534 £3,553,026 £1,574 £1,063 £2,400,254 £360,038 £56,250 £2,816,542 £140,827 £207,016 £421,250 £3,585,635 £1,588

50 4,454           £3,608,372 £113,006 £273,035 £980,029 £497,444 £410,391 £294,114 £183,728 £6,360,119 £24,100 £529,500 £706,000 £6,913,719 £1,552 £7,090,219 £1,592 £1,063 £4,734,602 £710,190 £112,500 £5,557,292 £277,865 £408,461 £842,500 £7,086,118 £1,591

75 6,712           £5,435,535 £174,136 £410,450 £1,470,872 £749,099 £618,007 £442,905 £258,092 £9,559,095 £36,150 £794,250 £1,059,000 £10,389,495 £1,548 £10,654,245 £1,587 £1,003 £6,732,136 £1,009,820 £168,750 £7,910,706 £395,535 £581,437 £1,263,750 £10,151,429 £1,512

150 13,424         £10,544,833 £337,824 £820,900 £2,929,790 £1,317,001 £1,116,524 £853,344 £526,183 £18,446,400 £72,300 £1,588,500 £2,118,000 £20,107,200 £1,498 £20,636,700 £1,537 £1,003 £13,464,272 £2,019,641 £337,500 £15,821,413 £791,071 £1,162,874 £2,527,500 £20,302,857 £1,512

Tertiary

No units

Floor Area 

(sq.m) Total Base Cost Garages Part L

External 

Works Prelims

Professional 

Fees Contingency POS Total EVCS

BF Abnormal 

Costs

Overall total 

BF

Overall 

Rate BF Base Rate Total Base Externals Part L Subtotal Contingency

Professional 

Fees Abnormals Overall Total

Overall 

Rate (psm)

10 866               £766,537 £19,845 £53,888 £193,618 £113,728 £88,940 £61,828 £15,054 £1,313,438 £4,820 £109,822 £1,428,080 £1,649 £1,123 £972,518 £145,878 £22,500 £1,140,896 £57,045 £83,856 £168,500 £1,450,296 £1,675

15 1,303           £1,153,222 £24,909 £80,045 £289,617 £170,257 £133,149 £92,560 £22,582 £1,966,341 £7,230 £164,733 £2,138,304 £1,641 £1,123 £1,463,269 £219,490 £33,750 £1,716,509 £85,825 £126,163 £252,750 £2,181,248 £1,674

25 2,177           £1,835,877 £43,015 £135,730 £483,936 £249,856 £206,131 £147,727 £37,636 £3,139,908 £12,050 £274,556 £3,426,514 £1,574 £1,063 £2,314,151 £347,123 £56,250 £2,717,524 £135,876 £199,738 £421,250 £3,474,388 £1,596

50 4,381           £3,690,502 £85,638 £269,775 £955,236 £500,115 £412,595 £295,693 £150,677 £6,360,231 £24,100 £549,111 £6,933,442 £1,583 £1,063 £4,657,003 £698,550 £112,500 £5,468,053 £273,403 £401,902 £842,500 £6,985,858 £1,595

75 6,523           £5,499,581 £123,830 £403,709 £1,414,085 £744,121 £613,899 £439,961 £208,516 £9,447,702 £36,150 £823,667 £10,307,519 £1,580 £1,003 £6,542,569 £981,385 £168,750 £7,692,704 £384,635 £565,414 £1,263,750 £9,906,503 £1,519



 

 

 

 

 

 

 

 

 

APPENDIX 5 

 

 

 

 

 

 
  



 APPRAISAL SUMMARY  KEPPIE MASSIE 
 North East Blackburn 

 Summary Appraisal for Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price  Gross Sales  Adjustment  Net Sales 

 2 bed  81  6,399.00  2,476.00  195,604  15,843,924  0  15,843,924 
 3 bed  550  51,150.00  2,476.00  230,268  126,647,400  0  126,647,400 
 4 bed  527  63,240.00  2,476.00  297,120  156,582,240  0  156,582,240 
 5 bed  42  6,342.00  2,476.00  373,876  15,702,792  0  15,702,792 
 2 bed AR  72  5,688.00  2,476.00  195,604  14,083,488  (7,745,918)  6,337,570 
 2 bed AHO  72  5,688.00  2,476.00  195,604  14,083,488  (4,225,046)  9,858,442 
 3 bed AR  66  6,138.00  2,476.00  230,268  15,197,688  (8,358,728)  6,838,960 
 3 bed AHO  60  5,580.00  2,476.00  230,268  13,816,080  (4,144,824)  9,671,256 
 4 bed AR  12  1,440.00  2,476.00  297,120  3,565,440  (1,960,992)  1,604,448 
 4 bed AHO  18  2,160.00  2,476.00  297,120  5,348,160  (1,604,448)  3,743,712 
 Totals  1,500  153,825.00  380,870,700  (28,039,957)  352,830,743 

 NET REALISATION  352,830,743 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  38,407,864 

 38,407,864 
 Stamp Duty  1,909,893 
 Agent Fee  1.00%  384,079 
 Legal Fee  0.80%  307,263 

 2,601,235 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 2 bed  6,399.00 m²  1,378.57 pm²  8,821,469 
 3 bed  51,150.00 m²  1,378.57 pm²  70,513,856 
 4 bed  63,240.00 m²  1,378.57 pm²  87,180,767 
 5 bed  6,342.00 m²  1,378.57 pm²  8,742,891 
 2 bed AR  5,688.00 m²  1,378.57 pm²  7,841,306 
 2 bed AHO  5,688.00 m²  1,378.57 pm²  7,841,306 
 3 bed AR  6,138.00 m²  1,378.57 pm²  8,461,663 
 3 bed AHO  5,580.00 m²  1,378.57 pm²  7,692,421 
 4 bed AR  1,440.00 m²  1,378.57 pm²  1,985,141 
 4 bed AHO  2,160.00 m²  1,378.57 pm²  2,977,711 
 Totals  153,825.00 m²  212,058,530  212,058,530 

 Play pitch  1,500.00 un  30.00 /un  45,000 
 BNG  4,869,696 
 EVC  1,500.00 un  482.00 /un  723,000 
 S106  1,500.00 un  2,000.00 /un  3,000,000 
 M4  772,500 

 9,410,196 
 Other Construction 

 Abnormals  16,482,902 
 16,482,902 

 DISPOSAL FEES 
 Marketing and sales  3.50%  11,017,172 
 AFFORDABLE FEE  300.00 un  650.00 /un  195,000 

 11,212,172 
 FINANCE 

 Debit Rate 6.500%, Credit Rate 0.000% (Nominal) 
 Land  3,364,264 
 Construction  335,720 
 Total Finance Cost  3,699,983 

 TOTAL COSTS  293,872,882 

 PROFIT 
 58,957,860 

 Performance Measures 
 Profit on Cost%  20.06% 
 Profit on GDV%  16.71% 
 Profit on NDV%  16.71% 

  Project: O:\GP Projects\Blackburn with Darwen BC - Plan Viability and CIL Feasibility Study\2021 Blackburn Appraisals\NE Blackburn\21.10.22 NEB Sensitivity 18% profitwcfx.wcfx 
  ARGUS Developer Version: 7.60.000  Date: 21/07/2022  
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Appendix 6 

Costs of Local and National Policies and Standards

Primary

No units
Net Site 

Area (ha)

Net Site 

Area (acre)
Part L POS EVC M4 BNG Total

Total  

(net acre)

25 0.833 2.058 £147,638 £56,454 £12,050 £11,700 £54,509 £282,351 £137,180

50 1.667 4.117 £295,276 £208,516 £24,100 £23,400 £109,024 £660,316 £160,398

75 2.500 6.175 £442,914 £295,274 £36,150 £39,800 £163,533 £977,671 £158,327

100 3.333 8.233 £590,552 £427,031 £48,200 £51,500 £218,044 £1,335,327 £162,186

150 5.000 12.350 £885,829 £600,547 £72,300 £74,900 £327,067 £1,960,643 £158,756

250 8.333 20.583 £1,476,381 £947,578 £120,500 £126,400 £545,109 £3,215,968 £156,242

500 16.667 41.167 £2,952,762 £1,875,157 £241,000 £257,500 £1,090,224 £6,416,643 £155,870

750 25.000 61.750 £4,429,143 £2,742,735 £361,500 £383,900 £1,635,333 £9,552,611 £154,698

1500 50.000 123.500 £8,858,287 £5,345,470 £723,000 £772,500 £3,270,667 £18,969,924 £153,603

Secondary

No units
Net Site 

Area (ha)

Net Site 

Area (acre)
Part L POS EVC M4 BNG Total

Total  

(net acre)

5 0.143 0.353 £27,842 £9,678 £2,410 £9,348 £49,278 £139,611

15 0.429 1.059 £81,731 £29,033 £7,230 £8,900 £28,036 £154,930 £146,348

25 0.714 1.764 £137,415 £48,389 £12,050 £11,700 £46,725 £256,279 £145,256

50 1.429 3.529 £273,035 £183,728 £24,100 £23,400 £93,449 £597,712 £169,389

75 2.143 5.293 £410,450 £258,092 £36,150 £39,800 £140,174 £884,666 £167,140

150 4.286 10.586 £820,900 £526,183 £72,300 £74,900 £280,342 £1,774,625 £167,644

Tertiary

No units
Net Site 

Area (ha)

Net Site 

Area (acre)
Part L POS EVC M4 BNG Total

Total  

(net acre)

10 0.222 0.549 £53,888 £15,054 £4,820 £2,800 £14,535 £91,097 £165,983

15 0.333 0.823 £80,045 £22,582 £7,230 £8,900 £21,802 £140,559 £170,737

25 0.556 1.372 £135,730 £37,636 £12,050 £11,700 £36,344 £233,460 £170,119

50 1.111 2.744 £269,775 £150,677 £24,100 £23,400 £72,681 £540,633 £196,994

75 1.667 4.117 £403,709 £208,516 £36,150 £39,800 £109,024 £797,199 £193,648



 

 

 

 

 

 

 

 

 

APPENDIX 7 
  



Blackburn with Darwen Local Plan Results

30 dwellings per hec - Greenfield PRIMARY PROFIT 18%

 

VALUE £2,476 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 25 1.11 0.83 2.06 2,539           £6,285,295 £411,667 £911,716 £442,939 £500,049 £534,053 £210 £796,107 £384,440 £410,582 £162 £683,021 £271,354 £289,806 £114 £573,301 £161,634 £172,625 £68

2 50 2.22 1.67 4.12 5,078           £12,570,589 £823,333 £1,725,441 £419,135 £902,108 £963,451 £190 £1,498,782 £675,449 £721,379 £142 £1,279,386 £456,053 £487,064 £96 £999,639 £176,306 £188,294 £37

3 75 3.33 2.50 6.18 7,631           £18,890,541 £1,235,000 £2,607,996 £422,348 £1,372,996 £1,466,360 £192 £2,269,495 £1,034,495 £1,104,841 £145 £1,896,510 £661,510 £706,493 £93 £1,560,475 £325,475 £347,607 £46

4 100 4.44 3.33 8.23 10,170         £25,175,835 £1,646,667 £3,839,703 £466,361 £2,193,036 £2,342,163 £230 £3,397,791 £1,751,124 £1,870,201 £184 £2,942,455 £1,295,788 £1,383,902 £136 £2,456,383 £809,716 £864,777 £85

5 150 6.67 5.00 12.35 15,248         £37,746,424 £2,470,000 £5,657,144 £458,068 £3,187,144 £3,403,870 £223 £5,018,756 £2,548,756 £2,722,071 £179 £4,367,283 £1,897,283 £2,026,298 £133 £3,659,786 £1,189,786 £1,270,691 £83

6 250 11.11 8.33 20.58 25,418         £62,922,259 £4,116,667 £9,719,239 £472,190 £5,602,572 £5,983,547 £235 £8,723,796 £4,607,129 £4,920,414 £194 £7,667,724 £3,551,057 £3,792,529 £149 £6,576,670 £2,460,003 £2,627,284 £103

7 500 22.22 16.67 41.17 50,850         £125,879,175 £8,233,333 £21,964,350 £533,547 £13,731,017 £14,664,726 £288 £19,719,347 £11,486,014 £12,267,063 £241 £17,306,937 £9,073,604 £9,690,609 £191 £14,891,171 £6,657,838 £7,110,571 £140

8 750 33.33 25.00 61.75 76,268         £188,801,434 £12,350,000 £33,086,681 £535,817 £20,736,681 £22,146,775 £290 £29,758,038 £17,408,038 £18,591,785 £244 £26,165,047 £13,815,047 £14,754,470 £193 £22,539,777 £10,189,777 £10,882,682 £143

9 1500 66.67 50.00 123.50 152,550        £377,637,525 £24,700,000 £63,596,747 £514,953 £38,896,747 £41,541,726 £272 £57,766,752 £33,066,752 £35,315,291 £231 £50,986,983 £26,286,983 £28,074,498 £184 £44,172,588 £19,472,588 £20,796,724 £136

VALUE £2,368 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 25 1.11 0.83 2.06 2,539           £6,012,352 £411,667 £721,248 £350,404 £309,581 £330,633 £130 £605,639 £193,972 £207,162 £82 £497,389 £85,722 £91,551 £36 £392,384 -£19,283 -£20,594 -£8

2 50 2.22 1.67 4.12 5,078           £12,024,704 £823,333 £1,351,208 £328,229 £527,875 £563,770 £111 £1,124,551 £301,218 £321,700 £63 £914,551 £91,218 £97,420 £19 £646,703 -£176,630 -£188,641 -£37

3 75 3.33 2.50 6.18 7,631           £18,070,208 £1,235,000 £2,053,973 £332,627 £818,973 £874,663 £115 £1,715,474 £480,474 £513,146 £67 £1,358,316 £123,316 £131,701 £17 £1,036,564 -£198,436 -£211,930 -£28

4 100 4.44 3.33 8.23 10,170         £24,082,560 £1,646,667 £3,113,124 £378,112 £1,466,457 £1,566,176 £154 £2,670,387 £1,023,720 £1,093,333 £108 £2,234,485 £587,818 £627,790 £62 £1,769,147 £122,480 £130,809 £13

5 150 6.67 5.00 12.35 15,248         £36,107,264 £2,470,000 £4,601,667 £372,605 £2,131,667 £2,276,620 £149 £3,961,568 £1,491,568 £1,592,995 £104 £3,337,653 £867,653 £926,653 £61 £2,659,377 £189,377 £202,255 £13

6 250 11.11 8.33 20.58 25,418         £60,189,824 £4,116,667 £8,065,463 £391,844 £3,948,796 £4,217,314 £166 £7,065,198 £2,948,531 £3,149,031 £124 £6,052,475 £1,935,808 £2,067,443 £81 £5,005,416 £888,749 £949,184 £37

7 500 22.22 16.67 41.17 50,850         £120,412,800 £8,233,333 £18,236,857 £443,001 £10,003,524 £10,683,763 £210 £15,969,024 £7,735,691 £8,261,718 £162 £13,654,933 £5,421,600 £5,790,268 £114 £11,339,830 £3,106,497 £3,317,738 £65

8 750 33.33 25.00 61.75 76,268         £180,602,624 £12,350,000 £27,536,525 £445,936 £15,186,525 £16,219,209 £213 £24,172,297 £11,822,297 £12,626,213 £166 £20,721,872 £8,371,872 £8,941,159 £117 £17,237,323 £4,887,323 £5,219,661 £68

9 1500 66.67 50.00 123.50 152,550        £361,238,400 £24,700,000 £53,619,665 £434,167 £28,919,665 £30,886,202 £202 £47,549,876 £22,849,876 £24,403,668 £160 £40,932,976 £16,232,976 £17,336,818 £114 £34,253,542 £9,553,542 £10,203,183 £67

VALUE £2,260 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 25 1.11 0.83 2.06 2,539           £5,739,410 £411,667 £530,781 £257,869 £119,114 £127,214 £50 £415,171 £3,504 £3,743 £1 £311,757 -£99,910 -£106,704 -£42 £210,354 -£201,313 -£215,002 -£85

2 50 2.22 1.67 4.12 5,078           £11,478,819 £823,333 £976,821 £237,284 £153,488 £163,925 £32 £749,787 -£73,546 -£78,547 -£15 £549,188 -£274,145 -£292,787 -£58 £293,371 -£529,962 -£566,000 -£111

3 75 3.33 2.50 6.18 7,631           £17,249,876 £1,235,000 £1,499,700 £242,866 £264,700 £282,700 £37 £1,160,557 -£74,443 -£79,505 -£10 £819,403 -£415,597 -£443,858 -£58 £511,996 -£723,004 -£772,168 -£101

4 100 4.44 3.33 8.23 10,170         £22,989,285 £1,646,667 £2,385,613 £289,751 £738,946 £789,195 £78 £1,942,084 £295,417 £315,506 £31 £1,525,457 -£121,210 -£129,452 -£13 £1,080,552 -£566,115 -£604,610 -£59

5 150 6.67 5.00 12.35 15,248         £34,468,104 £2,470,000 £3,543,956 £286,960 £1,073,956 £1,146,985 £75 £2,901,468 £431,468 £460,808 £30 £2,304,481 -£165,519 -£176,774 -£12 £1,655,174 -£814,826 -£870,234 -£57

6 250 11.11 8.33 20.58 25,418         £57,457,389 £4,116,667 £6,404,988 £311,174 £2,288,321 £2,443,927 £96 £5,397,972 £1,281,305 £1,368,434 £54 £4,427,259 £310,592 £331,713 £13 £3,422,634 -£694,033 -£741,227 -£29

7 500 22.22 16.67 41.17 50,850         £114,946,425 £8,233,333 £14,481,131 £351,768 £6,247,798 £6,672,648 £131 £12,203,654 £3,970,321 £4,240,302 £83 £9,989,953 £1,756,620 £1,876,070 £37 £7,774,287 -£459,046 -£490,261 -£10

8 750 33.33 25.00 61.75 76,268         £172,403,814 £12,350,000 £21,939,649 £355,298 £9,589,649 £10,241,745 £134 £18,532,751 £6,182,751 £6,603,178 £87 £15,218,722 £2,868,722 £3,063,795 £40 £11,874,941 -£475,059 -£507,363 -£7

9 1500 66.67 50.00 123.50 152,550        £344,839,275 £24,700,000 £43,308,814 £350,679 £18,608,814 £19,874,213 £130 £36,900,035 £12,200,035 £13,029,637 £85 £30,432,702 £5,732,702 £6,122,526 £40 £23,925,909 -£774,091 -£826,729 -£5

ADD M4 

(2)/(3a) 

(sq.m)

10% AH 
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(sq.m)
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SURPLUS
Adj Surplus

20% AH 
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ADD M4 
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(sq.m)
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(sq.m)

ADD 20% 
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Blackburn with Darwen Local Plan Results

30 dwellings per hec - Brownfield PRIMARY PROFIT 18%

VALUE £2,476 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 25 1.11 0.83 2.06 2,539           £6,285,295 £411,667 £818,951 £397,871 £407,284 £434,980 £171 £703,341 £291,674 £311,508 £123 £590,255 £178,588 £190,732 £75 £480,536 £68,869 £73,552 £29

2 50 2.22 1.67 4.12 5,078           £12,570,589 £823,333 £1,543,570 £374,956 £720,237 £769,213 £151 £1,316,912 £493,579 £527,142 £104 £1,097,516 £274,183 £292,827 £58 £817,769 -£5,564 -£5,943 -£1

3 75 3.33 2.50 6.18 7,631           £18,890,541 £1,235,000 £2,339,660 £378,892 £1,104,660 £1,179,777 £155 £2,001,159 £766,159 £818,258 £107 £1,628,174 £393,174 £419,910 £55 £1,292,140 £57,140 £61,026 £8

4 100 4.44 3.33 8.23 10,170         £25,175,835 £1,646,667 £3,488,331 £423,684 £1,841,664 £1,966,898 £193 £3,045,871 £1,399,204 £1,494,350 £147 £2,590,428 £943,761 £1,007,937 £99 £2,104,355 £457,688 £488,811 £48

5 150 6.67 5.00 12.35 15,248         £37,746,424 £2,470,000 £5,148,206 £416,859 £2,678,206 £2,860,324 £188 £4,508,847 £2,038,847 £2,177,489 £143 £3,856,970 £1,386,970 £1,481,284 £97 £3,148,927 £678,927 £725,094 £48

6 250 11.11 8.33 20.58 25,418         £62,922,259 £4,116,667 £8,926,580 £433,680 £4,809,913 £5,136,987 £202 £7,928,468 £3,811,801 £4,071,004 £160 £6,871,191 £2,754,524 £2,941,832 £116 £5,778,518 £1,661,851 £1,774,857 £70

VALUE £2,368 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000   

1 25 1.11 0.83 2.06 2,539           £6,012,352 £411,667 £628,483 £305,336 £216,816 £231,560 £91 £512,873 £101,206 £108,088 £43 £404,623 -£7,044 -£7,523 -£3 £299,619 -£112,048 -£119,667 -£47

2 50 2.22 1.67 4.12 5,078           £12,024,704 £823,333 £1,169,338 £284,050 £346,005 £369,533 £73 £942,384 £119,051 £127,146 £25 £732,379 -£90,954 -£97,139 -£19 £464,531 -£358,802 -£383,201 -£75

3 75 3.33 2.50 6.18 7,631           £18,070,208 £1,235,000 £1,785,638 £289,172 £550,638 £588,081 £77 £1,446,638 £211,638 £226,029 £30 £1,089,472 -£145,528 -£155,424 -£20 £767,720 -£467,280 -£499,055 -£65

4 100 4.44 3.33 8.23 10,170         £24,082,560 £1,646,667 £2,761,096 £335,356 £1,114,429 £1,190,211 £117 £2,318,101 £671,434 £717,092 £71 £1,881,921 £235,254 £251,252 £25 £1,416,411 -£230,256 -£245,913 -£24

5 150 6.67 5.00 12.35 15,248         £36,107,264 £2,470,000 £4,091,290 £331,279 £1,621,290 £1,731,538 £114 £3,449,960 £979,960 £1,046,597 £69 £2,825,503 £355,503 £379,677 £25 £2,146,486 -£323,514 -£345,513 -£23

6 250 11.11 8.33 20.58 25,418         £60,189,824 £4,116,667 £7,269,008 £353,150 £3,152,341 £3,366,701 £132 £6,265,101 £2,148,434 £2,294,528 £90 £5,250,556 £1,133,889 £1,210,994 £48 £4,201,029 £84,362 £90,099 £4

VALUE £2,260 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 25 1.11 0.83 2.06 2,539           £5,739,410 £411,667 £438,013 £212,800 £26,346 £28,138 £11 £322,380 -£89,287 -£95,358 -£38 £218,096 -£193,571 -£206,733 -£81 £114,218 -£297,449 -£317,675 -£125

2 50 2.22 1.67 4.12 5,078           £11,478,819 £823,333 £794,649 £193,032 -£28,684 -£30,635 -£6 £567,616 -£255,717 -£273,106 -£54 £367,016 -£456,317 -£487,347 -£96 £106,347 -£716,986 -£765,741 -£151

3 75 3.33 2.50 6.18 7,631           £17,249,876 £1,235,000 £1,230,855 £199,329 -£4,145 -£4,427 -£1 £891,604 -£343,396 -£366,747 -£48 £550,162 -£684,838 -£731,407 -£96 £242,390 -£992,610 -£1,060,107 -£139

4 100 4.44 3.33 8.23 10,170         £22,989,285 £1,646,667 £2,032,976 £246,920 £386,309 £412,578 £41 £1,589,092 -£57,575 -£61,490 -£6 £1,172,091 -£474,576 -£506,847 -£50 £727,035 -£919,632 -£982,167 -£97

5 150 6.67 5.00 12.35 15,248         £34,468,104 £2,470,000 £3,031,774 £245,488 £561,774 £599,975 £39 £2,387,720 -£82,280 -£87,875 -£6 £1,789,887 -£680,113 -£726,361 -£48 £1,139,341 -£1,330,659 -£1,421,144 -£93

6 250 11.11 8.33 20.58 25,418         £57,457,389 £4,116,667 £5,603,302 £272,225 £1,486,635 £1,587,727 £62 £4,591,464 £474,797 £507,084 £20 £3,617,954 -£498,713 -£532,625 -£21 £2,609,299 -£1,507,368 -£1,609,869 -£63
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(sq.m)

10% AH 

Surplus 

(sq.m)
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Blackburn with Darwen Local Plan Results

35 dwellings per hec - Greenfield SECONDARY PROFIT 18%

VALUE £2,476 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 5 0.19 0.14 0.35 464         £1,148,864 £70,571 £131,880 £373,749 £61,309 £65,478 £141 £0

2 15 0.57 0.43 1.06 1,330       £3,293,080 £211,714 £391,485 £369,824 £179,771 £191,995 £144 £323,514 £111,800 £119,402 £90 £252,643 £40,929 £43,712 £33 £224,525 £12,811 £13,682 £10

3 25 0.95 0.71 1.76 2,258       £5,590,808 £352,857 £798,532 £452,609 £445,675 £475,981 £211 £689,941 £337,084 £360,006 £159 £593,446 £240,589 £256,949 £114 £502,896 £150,039 £160,241 £71

4 50 1.90 1.43 3.53 4,454       £11,028,104 £705,714 £1,481,468 £419,849 £775,754 £828,505 £186 £1,268,570 £562,856 £601,130 £135 £1,093,993 £388,279 £414,682 £93 £835,124 £129,410 £138,210 £31

5 75 2.86 2.14 5.29 6,712       £16,618,912 £1,058,571 £2,233,808 £422,042 £1,175,237 £1,255,153 £187 £1,915,611 £857,040 £915,318 £136 £1,602,489 £543,918 £580,904 £87 £1,298,517 £239,946 £256,262 £38

6 150 5.71 4.29 10.59 13,424     £33,237,824 £2,117,143 £4,883,991 £461,376 £2,766,848 £2,954,994 £220 £4,283,874 £2,166,731 £2,314,069 £172 £3,711,939 £1,594,796 £1,703,242 £127 £3,084,326 £967,183 £1,032,952 £77

VALUE £2,368 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 5 0.19 0.14 0.35 464         £1,098,984 £70,571 £93,087 £263,809 £22,516 £24,047 £52

2 15 0.57 0.43 1.06 1,330       £3,150,105 £211,714 £290,005 £273,959 £78,291 £83,614 £63 £221,226 £9,512 £10,159 £8 £151,422 -£60,292 -£64,392 -£48 £123,921 -£87,793 -£93,763 -£70

3 25 0.95 0.71 1.76 2,258       £5,348,073 £352,857 £629,144 £356,600 £276,287 £295,074 £131 £520,553 £167,696 £179,099 £79 £428,173 £75,316 £80,437 £36 £341,504 -£11,353 -£12,125 -£5

4 50 1.90 1.43 3.53 4,454       £10,549,299 £705,714 £1,153,222 £326,824 £447,508 £477,938 £107 £940,251 £234,537 £250,485 £56 £773,118 £67,404 £71,987 £16 £525,255 -£180,459 -£192,731 -£43

5 75 2.86 2.14 5.29 6,712       £15,897,372 £1,058,571 £1,746,507 £329,974 £687,936 £734,715 £109 £1,428,162 £369,591 £394,723 £59 £1,128,282 £69,711 £74,451 £11 £837,232 -£221,339 -£236,391 -£35

6 150 5.71 4.29 10.59 13,424     £31,794,744 £2,117,143 £3,954,575 £373,577 £1,837,432 £1,962,378 £146 £3,352,861 £1,235,718 £1,319,747 £98 £2,804,739 £687,596 £734,353 £55 £2,203,234 £86,091 £91,945 £7

VALUE £2,260 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 5 0.19 0.14 0.35 464         £1,049,104 £70,571 £54,294 £153,870 -£16,277 -£17,384 -£37

2 15 0.57 0.43 1.06 1,330       £3,007,130 £211,714 £186,749 £176,416 -£24,965 -£26,663 -£20 £116,161 -£95,553 -£102,051 -£77 £48,160 -£163,554 -£174,676 -£131 £21,854 -£189,860 -£202,771 -£152

3 25 0.95 0.71 1.76 2,258       £5,105,338 £352,857 £459,756 £260,590 £106,899 £114,168 £51 £351,165 -£1,692 -£1,807 -£1 £262,900 -£89,957 -£96,074 -£43 £178,092 -£174,765 -£186,649 -£83

4 50 1.90 1.43 3.53 4,454       £10,070,494 £705,714 £824,785 £233,745 £119,071 £127,168 £29 £611,535 -£94,179 -£100,583 -£23 £451,860 -£253,854 -£271,116 -£61 £214,110 -£491,604 -£525,033 -£118

5 75 2.86 2.14 5.29 6,712       £15,175,832 £1,058,571 £1,258,867 £237,843 £200,296 £213,916 £32 £940,066 -£118,505 -£126,564 -£19 £653,568 -£405,003 -£432,544 -£64 £375,356 -£683,215 -£729,674 -£109

6 150 5.71 4.29 10.59 13,424     £30,351,664 £2,117,143 £3,022,964 £285,570 £905,821 £967,417 £72 £2,418,958 £301,815 £322,339 £24 £1,894,440 -£222,703 -£237,847 -£18 £1,318,399 -£798,744 -£853,058 -£64
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Blackburn with Darwen Local Plan Results

35 dwellings per hec - Brownfield SECONDARY PROFIT 18%

VALUE £2,476 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 5 0.19 0.14 0.35 464         £1,148,864 £70,571 £114,826 £325,418 £44,255 £47,264 £102 £0

2 15 0.57 0.43 1.06 1,330       £3,293,080 £211,714 £342,976 £323,999 £131,262 £140,188 £105 £275,005 £63,291 £67,594 £51 £202,809 -£8,905 -£9,511 -£7 £174,614 -£37,100 -£39,623 -£30

3 25 0.95 0.71 1.76 2,258       £5,590,808 £352,857 £719,019 £407,541 £366,162 £391,061 £173 £610,428 £257,571 £275,086 £122 £513,933 £161,076 £172,029 £76 £423,383 £70,526 £75,322 £33

4 50 1.90 1.43 3.53 4,454       £11,028,104 £705,714 £1,325,579 £375,670 £619,865 £662,016 £149 £1,112,682 £406,968 £434,642 £98 £938,105 £232,391 £248,193 £56 £679,235 -£26,479 -£28,280 -£6

5 75 2.86 2.14 5.29 6,712       £16,618,912 £1,058,571 £2,003,806 £378,587 £945,235 £1,009,511 £150 £1,685,609 £627,038 £669,676 £100 £1,372,488 £313,917 £335,263 £50 £1,068,448 £9,877 £10,548 £2

6 150 5.71 4.29 10.59 13,424     £33,237,824 £2,117,143 £4,447,583 £420,150 £2,330,440 £2,488,910 £185 £3,846,545 £1,729,402 £1,847,001 £138 £3,274,239 £1,157,096 £1,235,779 £92 £2,646,217 £529,074 £565,051 £42

VALUE £2,368 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 5 0.19 0.14 0.35 464         £1,098,984 £70,571 £76,033 £215,478 £5,462 £5,833 £13 £0

2 15 0.57 0.43 1.06 1,330       £3,150,105 £211,714 £241,251 £227,902 £29,537 £31,545 £24 £171,315 -£40,399 -£43,146 -£32 £100,558 -£111,156 -£118,715 -£89 £73,030 -£138,684 -£148,115 -£111

3 25 0.95 0.71 1.76 2,258       £5,348,073 £352,857 £549,631 £311,532 £196,774 £210,154 £93 £441,040 £88,183 £94,179 £42 £348,660 -£4,197 -£4,483 -£2 £261,992 -£90,865 -£97,044 -£43

4 50 1.90 1.43 3.53 4,454       £10,549,299 £705,714 £997,334 £282,645 £291,620 £311,450 £70 £784,104 £78,390 £83,720 £19 £616,971 -£88,743 -£94,778 -£21 £369,108 -£336,606 -£359,496 -£81

5 75 2.86 2.14 5.29 6,712       £15,897,372 £1,058,571 £1,516,506 £286,519 £457,935 £489,074 £73 £1,197,725 £139,154 £148,616 £22 £897,845 -£160,726 -£171,656 -£26 £606,794 -£451,777 -£482,498 -£72

6 150 5.71 4.29 10.59 13,424     £31,794,744 £2,117,143 £3,516,915 £332,232 £1,399,772 £1,494,957 £111 £2,914,049 £796,906 £851,096 £63 £2,365,450 £248,307 £265,192 £20 £1,763,212 -£353,931 -£377,998 -£28

VALUE £2,260 (PER SQ.M)

Benchmark 

Land Value Per ha £494,000 Per acre £200,000

1 5 0.19 0.14 0.35 464         £1,049,104 £70,571 £37,241 £105,541 -£33,330 -£35,597 -£77 £0

2 15 0.57 0.43 1.06 1,330       £3,007,130 £211,714 £136,580 £129,023 -£75,134 -£80,243 -£60 £65,270 -£146,444 -£156,402 -£118 -£2,780 -£214,494 -£229,080 -£172 -£29,560 -£241,274 -£257,681 -£194

3 25 0.95 0.71 1.76 2,258       £5,105,338 £352,857 £380,243 £215,522 £27,386 £29,248 £13 £271,608 -£81,249 -£86,774 -£38 £181,462 -£171,395 -£183,050 -£81 £95,226 -£257,631 -£275,150 -£122

4 50 1.90 1.43 3.53 4,454       £10,070,494 £705,714 £668,638 £189,493 -£37,076 -£39,597 -£9 £455,389 -£250,325 -£267,347 -£60 £295,713 -£410,001 -£437,881 -£98 £51,553 -£654,161 -£698,644 -£157

5 75 2.86 2.14 5.29 6,712       £15,175,832 £1,058,571 £1,028,429 £194,305 -£30,142 -£32,192 -£5 £709,379 -£349,192 -£372,938 -£56 £422,662 -£635,909 -£679,151 -£101 £141,229 -£917,342 -£979,722 -£146

6 150 5.71 4.29 10.59 13,424     £30,351,664 £2,117,143 £2,583,750 £244,079 £466,607 £498,336 £37 £1,978,291 -£138,852 -£148,294 -£11 £1,452,963 -£664,180 -£709,344 -£53 £875,771 -£1,241,372 -£1,325,785 -£99
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Blackburn with Darwen Local Plan Results

45 dwellings per hec - Brownfield TERTIARY PROFIT 18%

 

VALUE £2,207 (PER SQ.M)

Benchmark 

Land Value Per ha £296,400 Per acre £120,000

1 10 0.30 0.22 0.55 866         £1,910,829 £65,867 £107,349 £195,575 £41,482 £44,303 £51 £66,707 £840 £897 £1 £29,632 -£36,235 -£38,699 -£45 -£24,010 -£89,877 -£95,988 -£111

2 15 0.44 0.33 0.82 1,303       £2,875,070 £98,800 £91,441 £111,062 -£7,359 -£7,859 -£6 £26,122 -£72,678 -£77,620 -£60 -£41,170 -£139,970 -£149,488 -£115 -£67,175 -£165,975 -£177,261 -£136

3 25 0.74 0.56 1.37 2,177       £4,803,551 £164,667 £283,649 £206,708 £118,982 £127,073 £58 £182,387 £17,720 £18,925 £9 £92,608 -£72,059 -£76,959 -£35 £8,031 -£156,636 -£167,287 -£77

4 50 1.48 1.11 2.74 4,346       £9,589,449 £329,333 £522,052 £190,221 £192,719 £205,824 £47 £327,182 -£2,151 -£2,298 -£1 £169,346 -£159,987 -£170,866 -£39 -£74,947 -£404,280 -£431,771 -£99

5 75 2.22 1.67 4.12 6,523       £14,393,000 £494,000 £800,689 £194,499 £306,689 £327,544 £50 £508,439 £14,439 £15,421 £2 £204,494 -£289,506 -£309,192 -£47 -£46,395 -£540,395 -£577,142 -£88

  

VALUE £2,099 (PER SQ.M)

Benchmark 

Land Value Per ha £296,400 Per acre £120,000

1 10 0.30 0.22 0.55 866         £1,817,734 £65,867 £35,257 £64,233 -£30,610 -£32,691 -£38 -£5,482 -£71,349 -£76,200 -£88 -£41,417 -£107,284 -£114,579 -£132 -£92,983 -£158,850 -£169,651 -£196

2 15 0.44 0.33 0.82 1,303       £2,734,997 £98,800 -£13,093 -£15,902 -£111,893 -£119,502 -£92 -£79,588 -£178,388 -£190,518 -£146 -£144,109 -£242,909 -£259,427 -£199 -£168,878 -£267,678 -£285,880 -£219

3 25 0.74 0.56 1.37 2,177       £4,569,523 £164,667 £115,726 £84,335 -£48,941 -£52,269 -£24 £11,483 -£153,184 -£163,600 -£75 -£75,959 -£240,626 -£256,988 -£118 -£157,923 -£322,590 -£344,526 -£158

4 50 1.48 1.11 2.74 4,346       £9,122,254 £329,333 £199,900 £72,838 -£129,433 -£138,235 -£32 -£3,963 -£333,296 -£355,960 -£82 -£162,258 -£491,591 -£525,020 -£121 -£398,867 -£728,200 -£777,718 -£179

5 75 2.22 1.67 4.12 6,523       £13,691,777 £494,000 £325,470 £79,062 -£168,530 -£179,990 -£28 £23,966 -£470,034 -£501,996 -£77 -£283,709 -£777,709 -£830,593 -£127 -£528,738 -£1,022,738 -£1,092,284 -£167

VALUE £1,991 (PER SQ.M)

Benchmark 

Land Value Per ha £296,400 Per acre £120,000

1 10 0.30 0.22 0.55 866         £1,724,639 £65,867 -£37,499 -£68,318 -£103,366 -£110,395 -£127 -£78,872 -£144,739 -£154,581 -£178 -£112,998 -£178,865 -£191,027 -£221 -£161,956 -£227,823 -£243,315 -£281

2 15 0.44 0.33 0.82 1,303       £2,594,925 £98,800 -£119,273 -£144,866 -£218,073 -£232,902 -£179 -£185,768 -£284,568 -£303,919 -£233 -£247,063 -£345,863 -£369,382 -£283 -£270,722 -£369,522 -£394,649 -£303

3 25 0.74 0.56 1.37 2,177       £4,335,496 £164,667 -£56,819 -£41,407 -£221,486 -£236,547 -£109 -£162,938 -£327,605 -£349,882 -£161 -£246,331 -£410,998 -£438,946 -£202 -£324,581 -£489,248 -£522,517 -£240

4 50 1.48 1.11 2.74 4,346       £8,655,059 £329,333 -£138,633 -£50,514 -£467,966 -£499,788 -£115 -£347,491 -£676,824 -£722,848 -£166 -£498,743 -£828,076 -£884,386 -£203 -£725,189 -£1,054,522 -£1,126,230 -£259

5 75 2.22 1.67 4.12 6,523       £12,990,554 £494,000 -£171,444 -£41,646 -£665,444 -£710,694 -£109 -£485,911 -£979,911 -£1,046,545 -£160 -£781,703 -£1,275,703 -£1,362,451 -£209 -£1,016,720 -£1,510,720 -£1,613,449 -£247
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Scale: 1:75000

New Housing Developments and Proposed Housing 
       Allocations within Blackburn with Darwen



1 - Millrose
2 - Hedgerows
3 - Taylors Green
4 - Roe Lee Gardens
5 - Swallowfields
6 - The Sycamores
7 - Bluebell Walk
8 - Whinney Lane
9 - Eclipse Park
10 - Greenhills
11 - The Blossoms
12 - Cranberry Meadows
13 - Spring Meadows
14 - Lakeside Gardens
15 - Meadowbrook Rise
16 - Cherrytree Gardens


New Housing Developments
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