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1 Introduction 

 
1.1.1 Dixon Searle Partnership (DSP) has been engaged by South Gloucestershire Council (SGC) to 

provide an initial scene setting exercise covering the context for a future viability assessment 

(VA) as the Council’s new Local Plan (LP) for the area progresses now to a third stage of 

consultation (Regulation 18). This initial viability exercise has been referred to as a ‘Viability 

Position Statement’ (VPS).  

 

1.1.2 Referred to within DSP’s VPS report, this document – Appendix II – provides an overview of 

the research undertaken into property values (with an emphasis on the residential market at 

this stage), together with the wider economic conditions at the time of writing. Collectively, 

this research and wider exercise aims to help build towards informing the assumptions of a 

LPVA, now getting underway by beginning to the build a picture of the local context for 

reviewing viability, the values and the variation of those within South Gloucestershire. 
 

1.1.3 This report will also provide the Council with an indication of the type and sources of data 

that it could monitor, revisit and update, to further inform its ongoing work. Doing so would 

provide valuable context for continuing to monitor the local delivery while further considering 

the new LP aspirations and settling policy positions. 
 

1.1.4 It should be acknowledged that this is high-level work, and a great deal of variance may be 

seen in practice from one development to another (with site-specific characteristics). This 

data gathering process adopted by DSP involves the review of a range of information sources, 

so as to inform an overview that is relevant to and appropriate for the VPS project context. 

The aim here is to consider values levels (referred to as VLs), patterns and trends as part of 

the local characteristics and therefore enable us to assess with the Council an updated 

context picture so far as is suitable and practically possible. Given the proximity to Bristol and 

the area’s role in the sub-region, including the West of England Combined Authority (WECA) 

that is also an important part of the local context. The information referred to in the VPS 

reflects this.  
 

1.1.5 This Appendix is informed by a range of industry reporting and quotes/extracts (shown in 

italic text to distinguish that externally sourced information from DSP’s commentary and 

context / analysis), with sources acknowledged. 
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2 Economic and housing market context 
 

2.1.1. There are a number of sources available in reviewing the current economic and housing 

market context generally. It is beneficial to review a range of these, which approach should 

be carried into a LPVA. We have made particular reference to the Land Registry, Royal 

Institution of Chartered Surveyors (RICS) market reporting, Office for National Statistics 

(ONS) and Savills market reporting and forecasts. 

2.1.2. These industry reporting resources have all described a similar picture of the current 

economic context alongside the patterns of the housing market, viewed at this time both 

more widely and in respect of the available information for South Gloucestershire. 

2.1.3. For wider context, DSP has reviewed the latest economic / housing market commentary 

alongside our own wider experience across the country. Despite the wide disruption and 

uncertainty within the market caused by the Coronavirus pandemic, and the continuing 

effects of Brexit, the expected general downward pressure on house prices did not initially 

materialise. Following the onset of the pandemic, values rose significantly – overall negative 

market impacts were not experienced to nearly the extent anticipated by many market 

commentators. However, the market appears to have reached its peak in early 2023 and in 

many areas in recent months we have seen the first decreases in house prices for some 

time. Latest HPI (house price index) data shows prices at roughly the same level they were a 

year ago and beginning to fall, with indications being that prices will continue to fall in the 

coming months. The majority of commentators expect that the overall effect on house 

prices will be a c. 10% peak to trough change before the market recovers (expected to be 

not before 2025). Knight Frank’s most recent market commentary predicts a greater fall than 

initially expected for 2023 with prices falling 7% overall outside London, but with the market 

picking up more quickly than at first thought; however still predicting a 4% fall across the 

country in 2024.  

2.1.4. This current economic uncertainty stems from the fallout from the pandemic and the ‘cost 

of living crisis’ reflecting the high energy costs, increasing inflation (albeit now falling back 

from around 10% to closer to 5%) and sustained interest rates. At the time of writing, the 

BoE base rate has been held at the previously increased rate of 5.25%, with this level 

expected by many commentators to be maintained well into 2024. Changing government 

leadership bringing changes in financial policy and evolving planning system reform has also 

been a significant factor, with at the time of writing another new Housing/Planning Minister 

appointed; the 16th Housing Minister since 2010, and a general Election due in 2024. All 
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resulting in heightened levels of uncertainty at this time, likely running into next year and 

potentially beyond.   

2.1.5. The most recent analysis from Knight Frank in their Residential Development Update of 

October 2023 notes that build costs increased by 8.7% last year. However, there are signs 

that build cost inflation is beginning to ease, with prices for some key building materials 

reducing following price surges in 2021 and 2022. Supply chain conditions have also 

improved following the disruption caused by the pandemic and global instability such as the 

war in Ukraine.  

2.1.6. This general context aligns with our experience of the current market - we have seen build 

costs stabilise over the past few months (after an extended period of rapid inflation). This is 

partly due to the slowed activity in housebuilding and therefore greater competition for 

building contracts. However, Knight Frank also note that whilst the situation has improved 

regarding build costs trends, this easing is tempered by other pressures such as mortgage 

availability/cost of borrowing; that said, Knight Frank’s prediction is that the continuing 

imbalance between supply and demand will on the whole support housing sales rates and 

pricing over the medium term. 

2.1.7. The tone of the most recent Savills market reporting in October 2023 is cautious, but overall 

positive, noting that market activity has been fairly stable but ‘hovered below the pre-

pandemic average’ and concluding that ‘the medium-term outlook has improved’. Most 

commentators expect mortgage rates to stabilise, against a background of continuing 

demand for housing, yet it is expected that typical mortgage rates will remain between 4% 

and 6% until at least late 2024. First time buyers are amongst the most affected by the 

current situation, and these are key to the market as a whole, with effects widely seen. 

Rents continue to increase due to constrained supply, with the average annual price 

increase across the UK being 10.3%.  

2.1.8. The major housebuilders continue to be cautious about the market, with many reporting a 

reduction in both their acquisition of new sites and construction activity for the time being.  

2.1.9. On the point of balance and mixed messages, the latest RICS residential market survey also 

takes a more positive view than in previous months, noting that whilst nationally house 

prices are falling, ‘downward momentum continues to ease’ and new instructions have 

‘moved into positive territory for the first time since early 2022’. The RICS concludes that 

national house price expectations now sit in ‘broadly neutral territory’.  
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2.1.10. The latest Office for National Statistics (ONS) UK House Price Index (HPI) for September 2023 

focuses on sale prices and trends in data rather than forecasting the future of the housing 

market.  The ONS examines the condition of the market over the last couple of years, and 

notes the following: 

• Average UK house prices increased by 0.1% in the 12 months to September 2023 

(provisional estimate), down from an increase 0.8% (revised estimate) in the 12 

months to August 2023. 

 

• The average UK house price was £291,000 in September 2023, which was little 

changed from 12 months ago, but above the recent low point in March 2023. 

 

• Average house prices over the 12 months to September 2023 decreased in England 

to £310,000 (negative 0.5%), decreased in Wales to £215,000 (negative 2.7%) and 

increased in Scotland to £195,000 (2.5%). 

2.1.11. At the current time, we are informed by some housebuilders that they are increasingly 

pursuing non-standard forms of development or approaches to sales, including for example 

agreeing bulk disposals of homes to Registered Providers of affordable housing, Build to 

Rent schemes as well as outright sale, and retirement housing. It should also be noted 

however that many Registered Providers also have a reduced appetite for expansion and 

acquisitions at this time, due to a tougher lending environment and uncertainty regarding, 

for example, sales of shared ownership. The rental market is currently looking to be a more 

attractive prospect than usual with some developers considering letting properties instead 

of selling; due to an increasing gap between supply and demand in the rental market and 

rising rents (as noted above, seen to have increased by 6% to 10% over the past year 

depending on location, in contrast to house prices which on the whole have been falling 

slightly). 

2.1.12. In general, the view of the housing market is that we will see some price falls over the 

coming year, albeit not at such dramatic levels as feared. The picture is varied, however, and 

we understand the Council’s experience of South Gloucestershire remains that the 

underlying strength of the local market here continues to support demand for sites and 

schemes, so that at this stage the signs are more balanced locally and activity remains 

relatively strong.  

2.1.13. Overall, the broad consensus within the industry is that although house price growth will not 

be seen in the short term, over the medium to long term the market will continued to be 
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supported by the ‘fundamental’ of the continuing imbalance between housing supply and 

demand. There are however concerns about the capacity of the development industry to 

cope with increased demand as the economy and housing market improves out of the 

current cycle, as well as the availability of sufficient developable land should all those 

housebuilders who have ‘retrenched’ to some extent wish to increase their development 

programmes simultaneously. Labour shortages are also cited as a challenge, with this one of 

the factors behind continued build costs inflation.  

3 Residential market review 

3.1 Introduction 

 

3.1.1. Consistent with our assessment principles, we research data from a range of readily 

available sources, consistent also with the Planning Practice Guidance (PPG). As noted 

above, these are sources that could also be used by the Council for any future similar work, 

as well as for monitoring context and updating. In the following sections we will provide an 

outline of the data reviewed in preparing the VPS, beginning the groundwork towards full 

LPVA – as all above and as reflected in the VPS report.  

 

3.1.2. The residential market review and data collection/analysis phase involved desktop-based 

research and analysis of both sold and asking prices for new build and resale property across 

South Gloucestershire. This was conducted primarily using data from the Land Registry (LR) 

grouped into urban and other geographies within the LP area – using a dates range between 

2020 and 2023 (to latest available data). Value level (VL) ranges were estimated for each 

area based on a variety of data presentation and analysis techniques, including quartile 

analysis.  

 

3.2. Review of Land Registry new build sold prices data – (January 2020 to July 2023) 

 

3.2.1. The following tables below provide South Gloucestershire based summary of Land Registry 

published sold prices data – focusing solely on new build housing. The floor areas have been 

sourced separately – from the Domestic Energy Performance Certificate (EPC) Register 

operated by Landmark on behalf of the Government and available to view via 

www.epcregister.com under the DLUHC’s remit. Property values have been updated in line 

with the LR UK House Price Index (HPI) at the point of data collection i.e., May 2023 dated 

figures, owing to the circa 2-month lag in LR data recording from sales. Due to its size, the 

full data set has not been included here.  

http://www.epcregister.com/
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3.2.2. Table 1 below summarises the areas reviewed - Locations overview.  

 

3.2.3. Table 1a below summarises the data by average price, with quartile figures shown. 

 

3.2.4. Table 1b below summarises this picture by dwelling type (dwelling type as used in the LR 

data). 

 

3.2.5. Table 1 c below provides a South Gloucestershire wide overview of this LR sourced values 

information – based on all areas and dwelling types.  

 

 

Table 1 

 

List of area and place names. 

Tabled overview list of urban and other geographical areas used as basis for preliminary 

review of Land Registry house price data. 
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Table 1a – Land Registry Sold Prices Review Analysis  

New Build Property – Average Price and quartile analysis by area 

 

Table with numbers and text. Tabled figures showing quartile analysis of Land Registry new 

build house price data (expressed as £ per square metre values) for the reviewed areas of 

South Gloucestershire (north and east fringes of Bristol, Yate and Chipping Sodbury, 

Thornbury and rural areas) – averages for all dwelling types. 

 

 

 

Further table with numbers and text – description as above relating to the sub-areas of the 

Bristol north and east fringes. 
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Table 1b – Land Registry Sold Prices Review Analysis – New Build Property – Average Price 

and quartile analysis by dwelling type (all areas) 

 

 Table with numbers and text. Tabled figures showing quartile analysis of Land Registry new 

build house price data (expressed as £ per square metre values) as overall figures for South 

Gloucestershire, set out by dwelling type. 

 

 

 
 

 

Table 1c – Land Registry Sold Prices Review Analysis  

 

Table with numbers and text. Tabled figures showing new build property average prices and 

quartile analysis as an overview for all dwelling types across South Gloucestershire as a 

whole. The median value shown on this high level overview basis is £4,312 per square metre 

(rounded to nearest £1).   

 

 

 
 

3.2.6. A key point of this analysis is to consider all available information in an appropriate way for 

the study purpose and strategic level, which in this case requires a high-level overview of 

general values ‘patterns’ rather than aiming necessarily to reflect finer grained variations 

and potential site-specifics.  
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3.2.7. The above new build data indicates a range of values with the overall key new build 

median value in district is around £4,300/sq. m (approx. £400/sq. ft). However, the rural 

areas appear likely to support slightly higher values on the whole. On a closer look, the 

North Fringe appears to support values at around the typical levels seen overall for the 

district and while the East Fringe picture looks a little more mixed (with values both 

beneath and above the overall median levels but again a similar overall picture).  

 

3.3. Review of Land Registry resales sold prices data – (January 2023 – April 2023)  

 

3.3.1. A similar process has been undertaken as above for re-sale property with the following 

Tables (Tables 2a, 2B and 2c) providing an equivalent summary of Land Registry published 

sold prices data as part of the current project phase – looking at an overall market pricing 

picture by focusing on resale housing. As above, the floor areas have been sourced 

separately – from the Domestic Energy Performance Certificate (EPC) Register operated by 

Landmark on behalf of the Government and available to view via www.epcregister.com 

under the former DCLG’s remit. Property values have been updated in line with the UK HPI 

(again using area-specific figures) at the point of data collection i.e., May 2023. Due to its 

size, again the full data set has not been included here.  

 

3.3.2. Given the context of the study, being a high-level preliminary overview of the context for 

considering viability at a strategic level, we have considered general values ‘patterns’ 

rather than aiming necessarily to reflect finer grained variations and potential site specifics. 

As noted in the VPS report, the LPVA should re-examine the geographies considered and 

their characteristics. 

 

Table 2a – Land Registry Sold Prices Review Analysis  

 

Table with numbers and text. Table of resale property average prices and quartile analysis 

figures for the reviewed areas of South Gloucestershire (north and east fringes of Bristol, 

Yate and Chipping Sodbury, Thornbury and rural areas) – averages for all dwelling types. 

 
 

http://www.epcregister.com/
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 Further table with numbers and text – description as above relating to the sub-areas of the 

Bristol north and east fringes. 

 

 
 

Table 2b  

 

Table with numbers and text. Land Registry Sold Prices Review Analysis – Average Price 

Resale and quartile analysis by Dwelling type (all areas) 
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Table 2c  

 

Table with numbers and text. Land Registry Sold Prices Review Analysis – Average Resale 

Price and quartile analysis – South Gloucestershire (overview – all areas and all dwelling 

types 

 
 

4.0 Commercial market – preliminary review 

 

4.1.1 DSP has also reviewed a range of relevant information, reporting and articles relating to 

the commercial property market, rents and yields; including information sources from the 

RICS (Royal Institution of Chartered Surveyors), Savills and Knight Frank. 

 

4.1.2 The commercial market, having rebounded from challenges posed by the pandemic and 

remote working, is now generally seeing commercial values heading downwards again, 

amongst economic uncertainty. The overall view of the commercial sector is considerably 

less positive, particularly regarding short term prospects for values, although noting that 

logistics (the distribution sector) is one of the few areas supporting increasing values at this 

time, on the whole. 

 

4.1.3 The RICS Economy and Property Market Update September 2023 comments that 

transaction activity remains low in terms of overall value of assets changing hands, but that 

the number of transactions has increased. Following previous negative reports on retail 

demand, surveyors are reporting an improvement in retail transactions, but with 

investment values for offices ‘remaining under pressure’.  

 

4.1.4 Industrial values have been ‘more or less unchanged’ during Q2. The November RICS report 

notes that the ‘flattening trend in the appetite to acquire industrial space is also visible’. As 

has been the trend for some time now, the occupier market is anticipated to perform 

better than the investment market with stronger expectations for rental than capital 

growth. RICS notes that prime assets are performing better than secondary assets and that 

there has been a move away from more traditional real estate holdings (offices etc.) 
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towards alternative sectors such as data centers, care homes, student housing and 

multifamily residential (rented).  

 

4.1.5 Savills – UK Market in Minutes – UK Commercial – September/ October 2023 notes the 

bank base rate being held (as noted above) and that two-year SONIA (Sterling Overnight 

Index Average) is below the central bank rate for the first time since early 2023. In Savills’ 

view, the market has hit the trough and is now primed to start a ‘typical asynchronous 

recovery’ as interest rates fall in due course but buyers focus on rental growth prospects 

and concerns around capital expenditure; with prime logistics leading the recovery phase 

of this economic cycle. In Table 3 below, the higher and rising yield % figures indicate less 

security of rental income underpinning weaker investment prospects, which is a trend seen 

in the below, although as can be seen this weaking is noted to be a slowing trend overall.  

 

Table 3 – Savills’ table of yield indications (yield percentage figures) and trends by 

commercial property sector and general location type – September 2022 to September 

2023 

 

Table with text (property and general location types) and numbers proving yield indications  
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4.1.6 To summarise the preliminary overview to date, having stabilised following the pandemic, 

the commercial market has been struggling in the recent period, on the whole - heading 

downwards, although is thought to be at or close to the bottom of the market cycle 

although with prime office space and logistics (which was leading the upward trend 

previously) remaining fairly robust due to demand still not meeting supply; with a focus on 

the occupier market whereas investment appears to be retrenching. Alternative sectors are 

also being explored and seen as increasingly attractive (data centres, student housing, 

Build to Rent and other ‘non-traditional’ commercial investments).  

 

4.1.7 Table 3 below sets out indications on property investment yields provided by the latest 

available issue of Knight Frank’s Yield Guide1. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
1 Knight Frank ‘Investment Yield Guide’ (October 2023) 
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Table 3 – List of yields (percentage level figures) and current market sentiment indications 

(yield movement trend i.e. direction). Table shows overview by property sector and type 

with corresponding details – source Knight Frank Investment Yield Guide October 2023. 
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5.0 Commercial property values – initial review 

 

5.1.1 The information as outlined in the following section is based on research data as far as 

available reflecting commercial properties within South Gloucestershire. Our assessment 

particularly focuses on the main commercial uses – industrial, retail and office rents. 

 

5.1.2 Our commercial rent assumptions are informed by a range of data sources detailed 

throughout this report.  

 

5.2 Commercial property values – initial review using CoStar sourced information 

 

5.2.1 DSP has a subscription to the commercial property data resource ‘CoStar’ and here we 

include relevant extracts, again as preliminary information to this point, for South 

Gloucestershire. CoStar is a comprehensive commercial property intelligence resource 

used and informed by a wide range of Agents and other property firms, to provide 

commercial real estate information and analytics. This resource can be used to analyse, 

interpret and gain insight into commercial property values and availability, as well as 

general commercial market conditions. The data can be used on an area wide / defined 

area down to a very localised basis, with property specific data held and viewable in many 

instances – useful for drawing upon as examples as well as overviewing / considering 

patterns and trends in LPVA and other viability in planning work. 

 

5.2.2 The CoStar sourced research noted here as an initial exercise is based on available lease 

comparables within South Gloucestershire covering industrial, retail and office property 

over the last (36 months). The tables included below (Tables 5, 5a, 5b and 5c) below 

provide an initial summary of information reviewed at this stage. Upon reviewing their 

local relevance (in the new LP context) the LPVA could consider similar information 

sources, across a range of sectors and property types. As far as the available information 

supports, it should then be possible to focus more on indications relevant to new build or 

broadly equivalent modern premises and to particular types (noting those sectors above 

which are currently remaining relatively strong or having leading investment prospects, 

compared with others experiencing a more challenging time).  
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 Table 5 – CoStar sourced summary analysis – South Gloucestershire - Commercial Leases 

(retail) 2021 – 2023 – Quartile analysis rental information for convenience stores, large 

supermarkets (foodstores) and retail warehousing. Table lists these broad retail property 

types with £ per square foot and £ per square metre rental indications by type. 
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 Table 5a – CoStar Lease Comparables – Retail overall (previous 36 months) 

 

Map of the area of data review and figures providing summary statistics sourced from 

CoStar. Figures show the number of deals reflected, the average asking and achieved rents 

and the average number of months on the market.  
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 Table 5b - CoStar Lease Comparables – Offices overall (previous 36 months) 

 

Map of the area of data review and figures providing summary statistics sourced from 

CoStar. Figures show the number of deals reflected, the average asking and achieved rents 

and the average number of months on the market.  
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 Figure 5c – CoStar Lease Comparables – Industrial overall (previous 36 months) 

 

Map of the area of data review and figures providing summary statistics sourced from 

CoStar. Figures show the number of deals reflected, the average asking and achieved 

rents and the average number of months on the market.  
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5.3 Further commercial property values data sources – VOA Rating List 

 

5.3.1 Table 6 below sets out the currently available VOA data based summary of rental levels 

informing rating assessments for retail, office and industrial property in South 

Gloucestershire. Note again that the full data set is not included due to large data sample. 

 

Table 6 – VOA sourced data summary – Overview of rental levels used in rating 

assessments 2023. Table below shows quartile analysis figures for retail, offices and 

industrial premises with overall figures for these broad property types in South 

Gloucestershire.  

 

 

 

6.0 Land – market context  

 

6.1.1. As with the residential and commercial values, DSP also considered information as far as 

available regarding land values. We focused on two main reports, the first being the Savills 

Market in Minutes: UK Residential Development Land – Q3 2023 which indicates that the 

recent falls in land values have continued into this quarter.  

 

6.1.2. However as per their reporting earlier in the year Savills note that fundamentally there 

remains demand for development land and an ongoing scarcity of sites, with ‘oven-ready’ 

greenfield sites holding up more than expected.  
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6.1.3. Overall, Savills report that UK greenfield and urban land values had fallen by -8.0% and -

8.7% respectively at Q2 2023 and the tone is cautious regarding land values, particularly for 

those sites which are difficult/higher risk to develop and are not ready to go. Savills state 

that ‘there is significantly reduced demand for more challenging sites which pose higher 

risks relating to constraints, conditions and costs. Sites in secondary and tertiary locations 

are considerably more difficult to sell as there is less confidence around future sales rates in 

these markets. As a result, there are greater falls in values for more challenging sites.’ 

 

6.1.4. This aligns with our experience on the ground and with press reporting on the whole, with 

major housebuilders having been in a period of ‘retrenchment’ of late, both in terms of 

buying new sites and in building out existing permissions. We note also that some of the 

major housebuilders have been reporting that prices being paid for land (and particularly 

greenfield land) have been falling, due to the increasing pressure on housebuilders from 

national and local policy requirements, alongside downward movement in house prices. 

These will be factors to bear in mind when considering BLVs (benchmark land values) for 

the LPVA in the local context, considering also the SGC experience of ongoing demand and 

activity as has been discussed with the Council’s planning and housing officers. 

 

6.1.5. The Knight Frank reporting ‘Residential Development Land Index Q2 – 2023’ is consistent 

with the sentiment expressed above, noting that ‘The UK’s worsening economic outlook 

weighed on the residential development land market in the second quarter, leading to a 

slowdown in activity and a decline in prices across the board.’  

 

6.1.6. Knight Frank note: ‘The sluggish economy has led to greater caution towards land 

purchases’. This also affects landowners’ decisions around when to bring sites to the market. The 

general outlook per Knight Frank’s analysis is that whilst activity generally in the land 

market will continue to be ‘subdued’, land values should hold fairly steady due to limited 

land availability and ongoing demand for it – despite margins becoming tighter for 

developers (and in particular SMEs). They also note: ‘While the land price falls are 

significant, residential land values tend to be volatile and highly sensitive to house price 

changes. As the economic situation improves and inflation eases, we could see a sharp 

rebound in land values’. 

 

6.1.7. Again, this chimes with our recent experience, with SMEs responding to consultation on 

Local Plans expressing concern about landowner expectations remaining high whilst the 

cost of meeting policy requirements and building regulations / sustainability and other 

requirements is rising; and with the underlying basis for the residential market remaining in 
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place both assisting sales values and also reflecting in smaller developers acquiring existing 

residential sites with the intention of re-working schemes – for example increasing 

development density. 

 

6.1.8. To summarise, the reporting reports indicate a continuing if subdued demand for sites, but 

in the context of constrained supply of land. The various cost pressures and market 

uncertainty are thought likely to continue having a dampening effect on the land market 

for the time being, resulting in land values remaining at a similar level or perhaps falling 

further in the short term.  

 

6.1.9. The above addresses the market for land. The LPVA will need to consider benchmark land 

values (BLVs) which represent the cost of buying sites in their existing use, with a premium 

(uplift) to the landowner which is sufficient in the relevant circumstances to incentivise the 

release of land from its current use. This is all outlined in the VPS report – as per the 

established practice in viability in planning, reflecting the PPG. In considering BLVs, it will 

be appropriate to consider the market context as influences the selection of a suitable 

range of ‘EUV plus’ based BLVs in the local and new Local Plan context.  

 

6.1.10. Appendix I to the VPS report provides details of the WECA SDS typologies viability work 

(assessment by BNP) that is considered to form a useful starting point in building 

assumptions for a South Gloucestershire LPVA – including BLVs in the likely range from 

£150,000/ha towards an upper £2.5m/ha level. 

        

 

 

VPS Appendix II ends 

 


