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1 Introduction 

1.1 Objectives 

1.1.1 In January 2019, the Greater Manchester Combined Authority (GMCA) published its revised 
draft Spatial Framework (GMSF), the Greater Manchesterôs Plan for Homes, Jobs and the 
Environment.  The team of Three Dragons, Ward Williams Associates and Troy Planning and 
Design were commissioned to undertake a Viability Assessment of the Spatial Framework 
(VASF) to test whether the requirements of the National Planning Policy Framework (NPPF) are 
met, that is that the policy requirements in a plan should not threaten the development viability 
of the plan as a whole.   

1.1.2 Within this broad aim, the GMCA sets out a number of objectives for the VASF that are 
summarised as being to: 

¶ Meet the tests of soundness, using the approach to viability set out in guidance; 

¶ Address issues identified in consultation and engage with the development industry; 

¶ Provide a broad strategic understanding of viability, including costs and values, across 

Greater Manchester area based on current available information;  

¶ Test the viability and deliverability of an appropriate range of sample sites across Greater 

Manchester, including allocated sites; 

¶ Identify policies that will affect viability and examine the likely cumulative viability impact of 

the proposed policies and standards in the Plan. 

1.1.3 The VASF comprises three linked reports, setting out the viability position across Greater 
Manchester and which includes two update reports.  The three reports are: 

a) The Strategic Viability Report (SVRS1) and Technical Report (appendices) ï plan policy 

testing of typologies representing site supply in Greater Manchester. 

b) The Allocated Sites Viability Report ï site specific testing of allocated sites identified in the 

Greater Manchester Spatial Framework (Stage 2); Amended June 2021. 

c) Strategic Viability Stage 1 ï Addendum June 2021.  

 

Update June 2021 

1.1.4 Following the decision of Stockport Council on 3rd December 2020, Greater Manchesterôs Plan 
for Homes Jobs and Environment (GMSF) is no longer being progressed. Instead, Bolton, Bury, 
Manchester, Oldham, Rochdale, Salford, Tameside, Trafford and Wigan councils have formed a 
new joint committee to develop a long term plan for jobs, new homes and sustainable growth in 
their boroughs. This plan is known as Places for Everyone (the replacement Spatial Framework) 
and will map out where development can take place in areas connected by sustainable 
transport links; creating new homes and jobs for people across the city-region and laying the 
foundations for new investment and innovation. 

1.1.5 As a result of Stockport withdrawing from the GMSF process, the sites allocated in Stockport 
that were previously included in the Autumn 2020 version of this report have been removed ï 

for clarity these were as follows: 

¶ GMA 32 Former Offerton High School (GM35) 
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¶ GMA 33 Heald Green 1 (West) (GM37)  

¶ GMA 36 Hyde Bank Meadows (GM39) 

¶ GMA 37 Woodford Aerodrome (GM41) 

1.1.6 It should also be noted that Salford and Oldham have altered housing numbers on five sites 
which has necessitated a reappraisal of these sites: 

¶ GMA 29 North of Irlam Station (GM32) 

¶ GMA 2 Stakehill (GM2)1 

¶ GMA 15 Chew Brook Vale (Robert Fletchers) (GM18) 

¶ GMA17 Hanging Chadder (GM17)2 

¶ GMA 18 Land South of Coal Pit Lane (Ashton Road) (GM13) 

1.1.7 At this stage GMCA have requested that no further updates are undertaken, therefore all other 

sites are unchanged from those set out in the Autumn 2020 report. 

1.1.8 Please note that the reference numbers and site names have changed several times during this 
work. Whilst most references have been changed there maybe occasions where this has not 
been possible, and the older numbering is still used ï therefore a key is supplied below setting 

out the numbering changes to clarify any discrepancies. 

 

 
 
 
1 Whilst there was a change to policy is respect of the anticipated employment floorspace at Stakehill, the revised policy wording still allows for 
the level of floorspace that has already been set out in the testing reported in Autumn 2020, therefore no changes are required to the testing. 
2 GMA17 Hanging Chadder is no longer an allocation. 
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2019 Allocation 

Ref
2019 Title 

GMSF 2020 policy 

number 
2020 Title

PFE 2021 Policy 

number
PfE 2021 Policy Title

GMA1.1 Northern Gateway Heywood Pilsworth GMA1.1 Heywood / Pilsworth (Northern Gateway) JPA1.1 Heywood / Pilsworth (Northern Gateway)

GMA1.2 Northern Gateway Simister and Bowlee GMA1.2 Simister and Bowlee (Northern Gateway) JPA1.2 Simister and Bowlee (Northern Gateway)

GMA2 Stakehill GMA2 Stakehill JPA2 Stakehill

GM11 MediPark GMA3.1 Medipark JPA3.1 Medipark

GM46 Timperley Wedge GMA3.2 Timperley Wedge JPA3.2 Timperley Wedge

GMA4 Bewshill Farm GMA4 Bewshill Farm JPA4 Bewshill Farm

GMA5 Chequerbent North GMA5 Chequerbent North JPA5 Chequerbent North

GMA6 West of Wingates GMA6 West of Wingates / M61 Junction 6 JPA6 West of Wingates / M61 Junction 6

GMA7 Elton Resevoir GMA7 Elton Resevoir JPA7 Elton Resevoir

GMA8 Seedfield GMA8 Seedfield JPA8 Seedfield

GMA9 Walshaw GMA9 Walshaw JPA9 Walshaw

GMA10 Global Logistics GMA10 Global Logistics JPA10 Global Logistics

GMA12 Southwick Park GMA11 Southwick Park JPA11 Southwick Park

GMA14 Beal Valley GMA12 Beal Valley JPA12 Beal Valley

GMA22 Woodhouses GMA13 Bottom Field Farm (Woodhouses)  JPA13 Bottom Field Farm (Woodhouses) 

GMA15 Broadbent Moss GMA14 Broadbent Moss JPA14 Broadbent Moss

GMA18 Robert Fletchers GMA15 Chew Brook Vale (Robert Fletchers) JPA15 Chew Brook Vale (Robert Fletchers)

GMA16 Cowlishaw GMA16 Cowlishaw JPA16 Cowlishaw

GMA17 Hanging Chadder GMA17 Hanging Chadder N/A Deleted

GMA13 Ashton Road Corridor GMA18 Land south of Coal Pit Lane (Ashton Road) JPA17 Land south of Coal Pit Lane (Ashton Road)

GMA19 South of Rosary Road GMA19 South of Rosary Road JPA18 South of Rosary Road

GMA23 Bamford and Norden GMA20 Bamford / Norden JPA19 Bamford / Norden

GMA24 Castleton Sidings GMA21 Castleton Sidings JPA20 Castleton Sidings

GMA25 Crimble Mill GMA22 Crimble Mill JPA21 Crimble Mill

GMA26 Land north of Smithy Bridge GMA23 Land north of Smithy Bridge JPA22 Land north of Smithy Bridge

GMA27 Newhey Quarry GMA24 Newhey Quarry JPA23 Newhey Quarry

GMA28 Roch Valley GMA25 Roch Valley JPA24 Roch Valley

GMA29 Trows Farm GMA26 Trows Farm JPA25 Trows Farm

GMA30 Land at Hazelhurst Farm GMA27 Land at Hazelhurst Farm JPA26 Land at Hazelhurst Farm

GMA31 East of Boothstown GMA28 East of Boothstown JPA27 East of Boothstown

GMA32 North of Irlam Station GMA29 North of Irlam Station JPA28 North of Irlam Station

GMA33 Port Salford Extension GMA30 Port Salford Extension JPA29 Port Salford Extension

GMA34 Bredbury Park Extension GMA31 Bredbury Park Extension N/A Deleted

GMA35 Former Oferton High School GMA32 Former Offerton High School N/A Deleted

GMA37 Heald Green GMA33 Heald Green 1 (West) N/A Deleted

GMA40 Griffen Farm/Stanley Green GMA34 Heald Green 2 N/A Deleted

GMA38 High Lane GMA35 High Lane N/A Deleted

GMA39 Hyde Bank Meadows GMA36 Hyde Bank Meadows N/A Deleted

GMA41 Woodford Aerodrome GMA37 Woodford Aerodrome N/A Deleted

GMA42 Ashton Moss West GMA38 Ashton Moss West JPA30 Ashton Moss West

GMA43 Godley Green Garden Village GMA39 Godley Green Garden Village JPA31 Godley Green Garden Village

GMA44 South of Hyde GMA40 South of Hyde JPA32 South of Hyde

GMA45 New Carrington GMA41 New Carrington JPA33 New Carrington

GMA48 M6 Jctn 25 GMA42 M6 Junction 25 JPA34 M6 Junction 25

GMA49 North of Mosley Common GMA43 North of Mosley Common JPA35 North of Mosley Common

GMA50 Pocket Nook GMA44 Pocket Nook JPA36 Pocket Nook

GMA51 West of Gibfield GMA45 West of Gibfield JPA37 West of Gibfield 
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1.2 The impact of COVID-19 

1.2.1 The evidence underpinning the earlier reports and the viability testing of the allocated sites, was 
collected during 2019 and 2020. It is too early to determine what the impact of COVID-19 
pandemic will be on the construction industry, house prices, build costs and overall viability in 
the medium to long term period of the GMSF. Therefore, the analysis in the report reflects the 
pre COVID-19 situation.  

1.2.2 The Stage 1 Addendum June 2021 report contains a further review of the impact of COVID-19 
and other changes in values and costs since the evidence was collected in 2019 and 2020. In 
the context of this report, it is important to note that values have risen, and costs have generally 
lowered. The sensitivity testing for allocated sites that are marginal or unviable shows the 
impact of increases in values, consistent with the review of values and costs reported in the 
Stage 1 Addendum Report. 

1.3 Implications of planning reform 

1.3.1 In August 2020 the Government published its White Paper óPlanning for The Futureô. The White 
Paper was accompanied by a consultation document, óChanges to the current planning systemô.  
Together, these documents propose radical reforms to the planning system ï long and short 
term.  Key changes include zoning of land in local plans into three types of area ï Growth, 
Renewal and Protection - and replacing the current system of planning obligations and CIL with 
a single development levy to fund local infrastructure. As of September 2020, these proposals 
are subject to a consultation period and therefore could be subject to change. It is also noted 
that primary legislation may be required to bring forward the proposals. There is also very little 

detail as to how the proposals would be brought forward and operate in practice. 

1.3.2 Whilst the government included its intention to take forward the reforms into legislation (as 
announced in the Queenôs speech of 11th May 2021) there are no details available at this time 
and so this report relies on the current National Planning Policy Framework and associated 

Planning Practice Guidance. 

1.4 Purpose of the Allocated Sites Viability Report 

1.4.1 The Allocated Sites Viability Report (SVRS2) as amended in June 2021, sets out the impact of 
the GMSFôs policies on the development viability of sites identified in the GMSF.   Each site to 
be taken forward into the Submission Plan has been reviewed and tested separately. 

1.5 Consultation 

1.5.1 A series of meetings with planning, housing and delivery officers from the 10 Greater 
Manchester authorities has helped inform the testing.  The meetings sought information about 
sites allocated in the GMSF as well as general background information across a range of policy 
and implementation issues.   

1.5.2 In addition to the meetings with the local authority officers, meetings were also held with 
housing associations, particularly to help inform assumptions around affordable housing and 
with delivery teams to discuss the development of large sites.  

1.5.3 Consultation was undertaken with Transport for Greater Manchester (TfGM) on potential 
transport requirements arising from the proposed allocated sites. The headline (transport cost) 
figures have been recorded within the testing results. The detail around the measures and 
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requirements are set out in ólocality assessmentsô prepared for each Greater Manchester local 
authority. 

1.5.4 Where promoter details were provided to the consultant team by local authorities, site promoters 
were invited to discuss their sites with the consultant team A programme of consultation with the 
promoters of the allocated sites was also undertaken to ensure that the viability testing for these 
sites uses realistic assumptions about the scale and type of development proposed and site-
specific costs to be taken into account.  

1.5.5 The level of detail and evidence provided varied greatly between the sites.  The site specific 
consultations were in addition to the two development industry workshops, held in September 
20193 and that informed the testing.4 

1.6 National guidance and testing principles 

1.6.1 National guidance and testing principles have been reviewed in the (Stage 1) Strategic Viability 

Report section 2. 

1.7 Review of policies in the Spatial Framework and local policy 

Greater Manchester Spatial Framework 

1.7.1 A review of the general policies in the Spatial Framework has been undertaken and is set out in 
section 3 of the Strategic Viability Report. The analysis of the viability implications of the policies 
in the Strategic Framework is set out in Appendix A of the Stage 1 Technical Report along with 
a commentary about how the implications are taken into account in the testing. The GMSF also 
sets out, individual policies for each of the allocated sites and, in discussion with each GM local 
authority these have been considered and, where relevant, reflected in the testing. 

1.7.2 During the course of preparing the consultation version of the GMSF it should be noted that 
there have been a number of changes, from the revised draft 2019 GMSF, to the allocated sites, 
ranging from alternative boundaries to sites being removed, with the main changes set out in 
table 3.1. 

Local policy review 

1.7.3 We undertook an analysis of the most up to date development plan of each authority.  The table 
in Appendix B in the Stage 1 Technical Report shows the date of the extant development plan 
and progress in updating the plan.  As can be seen from the table, some of the extant plans 
were adopted prior to the publication in 2012 of the National Planning Policy Framework. 
Further detail is set out in section 3 of the Stage 1 Strategic Viability Report. 

 
 
 
3 Two workshops were undertaken to offer invitees with diary options and to ensure that numbers attending the workshop were at a number 
that allowed for discussion between participants. A fuller consultation report will be available responding to comments. 
4 See Appendix C of the Technical Report (which accompanies the Strategic Viability Report). 
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2 Testing approach and assumptions 

2.1.1 The allocated sites are mainly proposed Green Belt releases and therefore are typically 
greenfield and on the edge of existing urban areas. Whilst there are some brownfield sites in 
part or whole, these are mostly under-utilised sites such as former heavy industry or former 
mills. 

2.1.2 Allocations include residential led schemes, employment led schemes and mixed-use 
developments. The residential elements of sites are all modelled in the same way as the generic 
sites in the Strategic Viability Assessment, i.e. a residual approach, taking into account value 
and cost of development, including built form (please see Stage 1 Report for detail) .  Sites for 
employment, including mixed use schemes, have all been modelled as serviced land, rather 

than built employment space. 

2.1.3 Site characteristics, values and costs collected for the viability modelling drew on analysis of 
national and local datasets and policy documents and local consultations with the local 
authorities and the site promoters described above. Specialist cost consultant information from 

within the study team has also been used to inform development costs for the allocated sites.  

2.1.4 Results of the testing are presented in terms of the óheadroomô available after the cost of the 
(benchmark) land value and return to the developer has been taken into account5. The 
óheadroomô also takes into account the costs of providing strategic transport measures that have 
been assessed by Transport for Greater Manchester (and noting that non-strategic transport 
costs within the sites have been allowed for elsewhere in the testing).  It should be noted that 
these strategic transport costs have not been cash-flowed (as with other costs) as information is 
not available to show when costs will be incurred.  The results presented in this report therefore 
need to be viewed as reasonable estimates of the true viability position but further detailed site 
assessments will be required, to take account of the timing of strategic transport costs when 
individual schemes are brought forward. 

2.1.5 With some sites both a óbaseô case and ósensitivityô test are shown. The base case uses 
assumptions provided by the individual local authority, promoters and the GMCA as well as a 
set of standard assumptions consistent with the Stage 1 testing and, as far as possible, 
consistent across all the allocations. However, during the course of consultation with local 
authorities and the GMCA, alternative assumptions for some sites were suggested and these 

have been used for the sensitivity tests.  

2.2 Benchmark land values 

2.2.1 The principles and supporting evidence around benchmark land values has been set out in the 
Strategic Viability Report (section 6). For the purposes of the allocated sites they have all been 
considered as strategic greenfield with a benchmark land values of £250,000 per gross 
hectare6. Whilst some promoters during the consultation process indicated higher BLV, the 
approach has been to test the sites on a consistent basis.  

 
 
 
5 Headroom is what is left after all the known costs have been taken away from the total value of the scheme. The developer return referenced 
here includes where applicable 17.5% return on GDV of market housing, 6% return (contractor) on affordable housing cost and 12% return on 
GDV service employment land. 
6 Please note that a gross developable area has been used and not the óredlineô boundary. In some cases the red line boundary includes land 
that already benefits from planning permission or land where development is not anticipated such as large areas of retained open space. 
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2.3 Residential values 

2.3.1 Greater Manchester has a large range of newbuild residential sales values reflecting the 
different levels of demand in different neighbourhoods, a wide geography and a wide range of 
dwelling sizes and build types. 

2.3.2 For the allocated sites testing we have used a data and sense check approach, using the Land 
Registry data that informed the Strategic Viability Assessment as a starting point and then 
utilising local knowledge of the individual local authorities and site promoters. Each assumptions 
sheet sets out the values used for that individual allocated site. 

2.3.3 Further details regarding the HM Land Registry data are set out in section 4 of the Strategic 
Viability Report. Whilst testing set out in the Stage 1 Strategic Viability Report uses a value area 
approach, the site allocations testing looks instead to the local ward(s) within which the 
allocated sites are located and the dwelling type average values per square metre for new 
builds within those wards. Where there are insufficient transactions (less than 10) then the value 
area average in which that ward is classed is used as a proxy.  

2.3.4 These figures were then discussed with each of the local authorities in which the allocated site 
is located and for some allocations the local authority put forward alternative figures. These are 

set out as sensitivity tests to the standard approach. 

2.4 Build and site costs  

2.4.1 As with the Strategic Viability Report, development costs have been informed by cost 
consultants Ward Williams7. Further detail on the approach to development costs is set out in 
section 4 of the Strategic Viability Report. 

2.4.2 Further information about the costs for individual allocations was provided by some site 
promoters and local authorities. The detail of the information varied considerably between sites. 
Where promoters and local authorities have provided detailed costs, these have been used to 
inform the testing assumptions.  Where less detail has been provided, a degree of judgment has 
been required, based on the experience of the cost consultants and evidence from other 
allocated sites. 

2.5 Policy and mitigation costs 

2.5.1 Each local authority has provided the affordable housing assumptions, education requirements 
and open space/recreation allowances to be used within the testing based on their 

understanding on how their policies are applied.  

2.5.2 There is a range of other policy and mitigation costs around accessibility, future homes 
standards, electric charging points and biodiversity net gain that need to be applied when 
undertaking the testing. These are applied in the same way as the generic testing and further 

detail can be found in section 4 of the Strategy Viability Assessment. 

 
 
 
7 All costs are based on best available data but are approximate only and are not measured in accordance with any recognised standard. 
Consequently they should be regarded as high level estimates and should not be relied on for any other purpose than this study.  When 
specific schemes are brought forward, more detailed costs should be sought. 
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2.6 Residential fees and finance costs 

2.6.1 There is a range of other development assumptions that need to be taken into account in 
viability testing.  For some of these variables, national guidance informs the assumptions used.  
For other assumptions, there are industry-standard values and which have been accepted at 
recent plan and CIL8 examinations.  The list of assumptions and the evidence relied on for their 
use is set out in the table below. 

Table 2.1 Other standard development costs  

Variable  Value used Measure 

Developer return (market 
housing) 

17.5% GDV (market) 

Contractor return (affordable 
housing) 

6% Construction cost (affordable) 

Finance costs 6% Construction and land costs 

Professional fees c8% Build cost 

Marketing 3% GDV 

SDLT (Stamp Duty) Prevailing rates  

Agents and legal 1.75% Land value 

2.6.2 The toolkit used for the viability testing uses a cashflow which applies an interest charge when a 
scheme is in debit but no benefit is accumulated when a scheme is in credit.  

2.7 Non residential assumptions and approach 

2.7.1 The Strategic Viability Report did not include testing of non-residential uses and therefore did 
not include any description of a testing approach or assumptions used.  However, some of the 
allocated sites are either solely non residential or have non residential elements within them 
(typically industrial and/or office developments).  For this report we therefore have assembled 
information about the values and costs for these uses which are set out below.  The testing 
undertaken uses the Three Dragons bespoke non residential model which has been used in 
previous viability studies and found sound at planning examinations. 

Commercial development overview in Greater Manchester 

2.7.2 Offices - Commentators suggest9 that there is a continued shortage of grade A office space and 
that take up has been strong from sectors such as technology, media and telecoms (TMT), 
Insurance/Financial sector and Public Services.  Current top rents are reported to be £390/sq m 
in the city centre and £258/sq m out of town, and it is understood that underlying supply/demand 
dynamics of the occupational market remain positive.  Take up of office space in 2019 was 
reported to be above the 10-year average and examples of new build offices include pre-lets 
(c.40% of floorspace). 

2.7.3 Industrial and Warehouse - Commentators suggest10 that online retail and third-party logistics 
sectors appetite for space is growing, with increased amount of speculative build and a shortage 
of Grade A space.  Much of the demand is for units of between 9,300 sq m and 23,200 sqm, but 

 
 
 
8 Community Infrastructure Levy 
9 Savills, 2020, Market in Minutes: Manchester Offices; Matthews & Goodman, 2019, Manchester Office Market; BisNow 2020; Deloitte, 2020, 
Manchester Crane Survey; CBRE, 2020, The Latest View on the Manchester Office Market; Avison Yong, 2020, The Big Nine 
10 CBRE, 2019, Strong start to 2019 North West industrial market; JLL, 2019, Industrial Market Tracker; Cushman & Wakefield, 2019, 
Industrial Market Snapshot, Business Live 2019, Colliers, 2020, Property Snapshot; B8 Real estate, 2020, Market Update 
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with increasing demand for larger units of 46,000 sq m+.  Prime industrial rents are reported to 
be c.£75/sq m with yields around 4.25%-4.75%.  E-commerce is expected to fuel demand for 
logistics property and it is anticipated that logistics rent will grow by 2% pa over the next five 

years. 

Approach 

2.7.4 The review of the market commentary shows that for both office and industrial/warehouse 
development in the right locations, the market is relatively strong and that the delivery of new 
space is through a mixture of design & build and speculative development.   For the purposes of 
this high-level testing, we have therefore chosen to assess the viability through the sale of 
serviced land on the allocated sites, rather than undertaking appraisals for new offices and 
industrial/warehouse units under different delivery arrangements.    

2.7.5 This approach compares the potential value of a serviced site with the un-serviced benchmark 
land value and the cost of site servicing using the following assumptions: 

¶ The assumed values of serviced land are drawn from a review of example transactions and 

market commentary. 

¶ The estimated costs of servicing the land are drawn from the cost consultant work 

undertaken as part of this study. 

¶ The un-serviced benchmark land values are drawn from the review undertaken as part of 

Stage 1 of this GMSF viability work. 

2.7.6 This approach is by necessity a high-level estimation and we anticipate that the actual costs and 
values for individual sites will differ and will emerge as further technical reports become 
available as part of detailed planning of each site (e.g. specific demand and purchaser 
requirements, ground conditions, volumetrics, flood risk assessments etc.). 

Serviced land values 

2.7.7 The serviced land values are used to estimate the GDV for the serviced sites.  These values are 

applied to the net areas for the serviced parcels. 

2.7.8 Example transactions for 17 serviced land parcels covering 85ha vary between £514,000/ha to 
£4.3m/ha, with an average of £1.55m/ha.  Within this, there is a cluster of well-connected 
serviced sites at between £1m and 1.8m/ha, and another cluster of sites between £0.8m/ha and 

£0.99m.  

2.7.9 Other information includes: 

¶ Commentators11 suggest that prime commercial land is at least £1.7m/ha. 

¶ MHCLG12 suggests that industrial land is £0.55m-£0.65m/ha (Bolton/Manchester) and that 

out-of-town office land is £0.6m-£1.35m/ha (Bolton/Manchester). 

2.7.10 The commentatorsô estimates are at the higher end of the range of example transactions values, 
while the MHCLG estimates are generally below, with the exception of the out of town office 

serviced land. 

 
 
 
11 Colliers, Cushman & Wakefield, B8 Real Estate 
12 MHCLG, 2018, Land Value estimates for policy appraisal 2017 
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2.7.11 For the purposes of this viability testing the following estimated serviced land sales values have 
been used: 

¶ Prime industrial and warehouse serviced land - £1.7m/ha, based on the upper end of the 

example transactions and commentatorsô views; 

¶ Prime office serviced land ï £1.35m/ha based on MHCLG estimates and within the range of 

example transactions; 

¶ Other well-located commercial land - £1.25m/ha, set within the cluster of well-connected 

serviced sites between £1m and 1.8m/ha of the lower cluster of example transaction;   

¶ óStandardô serviced land for commercial uses - £0.65m/ha to £0.9m, with lower figure based 

on the MHCLG estimates and the higher figure the mid-point of the lower cluster of well-

connected example sites. This also reads across to the benchmarks used for the residential 

viability testing, sitting within the range of brownfield land benchmarks.   

2.7.12 The tables below set out the serviced land parcel value estimates for each of the GMSF 
allocated sites with non-residential components. The example transactions, commentatorsô 
estimates and the MHCLG estimates are set out in Appendix A. 

Table 2.2 Serviced land values/ha for GMSF non-residential allocated sites 

LA PfE 
2021 
Ref 

Name Uses Estimated 
serviced land 
value 
benchmark/ha 

Notes 

Bury / 
Rochdale 

JPA1.1 Northern 
Gateway 

B2, B8 £1.7m Well located site with easy access 
to the motorway network.  

Oldham / 
Rochdale 

JPA2 Stakehill B1, B2, 
B8 

£1.7m Well located site with easy access 
to the motorway network. 

Bolton JPA4 Bewshill Farm B2,B8 £1.7m Well located site with easy access 
to the motorway network. 

Bolton JPA5 Chequerbent 
North 

B2, B8 £1.7m Well located site with easy access 
to the motorway network. 

Bolton JPA6 West of 
Wingates / M61 
J6 

B2, B8 £1.7m Well located site with easy access 
to the motorway network. 

Manchester JPA10 Global Logistics B2, B8 £1.7m Well located site within an 
Enterprise Zone with easy access to 
the motorway network  and to 
Manchester Airport.  

Manchester JBA3.1 Roundthorn 
Medipark 
Extension 

B1 £1.35m Complement to the existing 
Roundthorn Medipark  

Oldham JPA14 Broadbent Moss B1, B2, 
B8 

£1.25m Extending the existing employment 
opportunities at Higginshaw 
Business Employment Area 

Salford JPA29 Port Salford 
Extension 

B1, B2, 
B8 

£1.7m Well-connected and market-
attractive industrial and 
warehousing location. 

Stockport N/A 

Tameside JPA30 Ashton Moss 
West 

B1, B2 £1.35m-
£1.7m 

Well located site for key growth 
sectors with easy access to the 
motorway network.   

Trafford JPA33 New Carrington B2, B8 £1.25m Employment development on 
brownfield land as part of new 
settlement. 
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LA PfE 
2021 
Ref 

Name Uses Estimated 
serviced land 
value 
benchmark/ha 

Notes 

Trafford JPA3.2 Timperley 
Wedge 

B1 £1.25m Site for office development close to 
MCR Airport & Hospital.   

Wigan JPA34 M6, Junction 25 B2, B8 £1.7m Well located site with easy access 
to the motorway network. 

Wigan JPA36 Pocket Nook B1, B2, 
B8 

£0.65m-
£0.9m 

Replacement employment 
development for relocation of uses 
displaced by HS2. 

Wigan JPA37 West of Gibfield B1, B2, 
B8 

£1.25m Extension to the existing Gibfield 
Park Industrial Area 

 

Un-serviced land values 

2.7.13 The un-serviced land values are used to estimate the purchase price of greenfield land, and 
form part of the costs of bringing forward serviced employment parcels.  The estimates take 
account of the location (majority in greenbelt amendment locations) of the sites allocated in the 
GMSF as well as the benchmark used for the GMSF allocated sites residential viability 
appraisals.  The un-serviced land benchmark is therefore £250,000/ ha, applied to the gross site 
area, and this is the same as for the residential appraisals. 

Site servicing costs 

2.7.14 The following cost items are included within the servicing costs: 

¶ Cost plan items 

o Surveys 

o Enabling works 

o Site infrastructure 

o Landscaping 

o Utilities 

o Site abnormals 

o Contingencies 

o Professional fees 

¶ Viability testing items 

o Sales costs 

o SDLT 

o Finance 

2.7.15 A range of other assumptions have been used in the testing which are set out below in Table 
2.3: 
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Table 2.3 Other standard serviced employment land development costs 

Variable Value used Measure 
SDLT Prevailing rates Benchmark land value 

Agents and legal 2% Benchmark land value 
Finance costs 6% Site infrastructure and land costs 
Professional fees 10.5% - 10.8% Site infrastructure cost 
Marketing 3% Serviced land GDV 
Purchaser costs 6.8% Serviced land GDV 
Developer return for serviced employment land 12% Serviced land GDV 

2.8 Transport costs ï residential and non residential sites 

2.8.1 Two types of transport costs have been modelled.  The first are costs found within the site and 
include roads serving the development, immediate site access and provision for pedestrians 
and cyclists.  These costs have been derived from different sources depending on the 
availability of information.  The hierarchy of data sources was: 

¶ Costs provided by site promoters (checked against the teamôs standard costs); 

¶ Costs estimated by the teamôs cost consultant on the basis of available master plans (noting 

that these are broad costs based on generalised assumptions about road lengths and 

specification etc); 

¶ Where there was no site specific information, a standard cost based on a proportion of all 

development costs (at circa 10%).  This percentage was derived from an analysis of the site 

specific costs either provided by site promoters or based on the master plans (as set out 

above). 

2.8.2 Separately, costs for strategic transport measures have been provided by Transport for Greater 
Manchester (TfGM) using Locality Assessments for each site. These measures include: 

¶ Necessary Strategic Interventions ï interventions with strategic implications for which the 

development will be expected to contribute or pay for, and which have to come forward in 

order for the development to be allocated; 

¶ Supporting Strategic Interventions ï interventions with strategic impacts to which 

development would be expected to make a contribution where possible to enhance the 

connectivity of the site ï these costs are not included in the viability calculations ï this 

includes measures such as metrolink extensions and some motorway interventions; 

¶ Strategic road network mitigations ï interventions with motorway implications to which 

development would be expected to contribute or pay for. Further work will be required with 

Highways England to understand the detail and final cost of these interventions; 

¶ Necessary local mitigations ï includes measures such as improvements to off-site junction 

and public transport facilities which will be necessary for the development to be allocated. 

2.8.3 In a number of cases, a road within the site has a wider strategic function and a cost for this was 
provided in the Locality Assessment.  To avoid double counting of costs (e.g. as a strategic road 
and as an element of the ówithin sitesô costs), TfGM ensured that only the net additional costs 
were included in the strategic transport costs identified for each site. 

2.8.4 Further information about the derivation of the strategic transport measures and costs is found 
in two appendices.  Appendix B is a background explanatory note of the approach to developing 
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and verifying costs for transport schemes identified in the locality assessments.  Appendix C 
lists the transport interventions for each allocated site.   
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3 Allocation assumptions and testing 

3.1 Summary of allocations tested and guide to the sensitivity testing and results 
tables 

3.1.1 Table 3.1 shows each of the allocated sites as set out in GMSF draft Jan 2019 and the testing 
that has been undertaken. It also sets out how each has been considered in terms of any 
changes from the GMSF draft including changes to boundaries, dwelling numbers and removal 
of sites as advised by each of the Greater Manchester local authorities. 

3.1.2 Some of the allocations have been the subject of sensitivity tests at the request of the relevant 
local authority. The rational for each of the sensitivity tests is set out for each allocation where 
these have been requested by the local authority, based on evidence available to them, but 
noting the evidence has not been verified by the consultant team. 
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 Table 3.1 Summary of allocations and testing approach 

 Site Details        Commentary 

PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 

2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type Employmen
t floorspace 
(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

JPA1.1 GM Allocation 1.1 
Heywood/Pilswort
h (Northern 
Gateway) 

GM1.1.1 NG1 Strategic 
employment 
(Northern 
Gateway) 

Bury Employment Base Model   624,261   Local authority indicated that 
significant area of allocation is already 
within planning process and therefore 
that part of the allocation is excluded 
from viability assessment process. 

  GM1.1.2 NG1 
Castlebrook 
Stables 
(Northern 
Gateway) 

Bury Housing Base Model        
200  

Site split out from allocation for testing 
as it has limited relationship to the 
much larger employment allocation. 

JPA1.2 GM Allocation 1.2 
Simister & Bowlee 
(Northern 
Gateway) 

GM1.2 Simister & 
Bowlee 
(Northern 
Gateway) 

Bury / 
Rochdale 

Mixed Base Model       
1,550  

Local authority has advised that the 
site allocation and development area 
has changed.  

 GM Allocation 1.3 
Whitefield  
(Northern 
Gateway) 

GM1.3 Pole Lane 
(Northern 
Gateway) 

Bury Mixed Base Model        
600  

Local authority has advised that 
allocation is to be removed 

JPA2 GM Allocation 2 
Stakehill 

GM2.1 Stakehill Rochdale Housing Base Model      
1,380  

Local authority and consultant team 
agreed that allocation should be split 
out for testing purposes due to land 
ownership and delivery. 

  GM2.2 Stakehill Rochdale Mixed Base Model 13,778         
301  

Local authority advised reduced level 
of employment floorspace. 

  GM2.3 Stakehill Oldham / 
Rochdale 

Employment Base Model 186,222   
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PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
Reference 
2020 

Site Name Local 
Authority 

Scheme Type Test Type  
Employmen
t floorspace 
(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

 GM Allocation 3 
Kingsway South 

GM3.1 
GM3.2 

Kingsway 
South 

Oldham 
 

Housing 
 

Base Model 

310,000 700  

Local authority advised that allocation 
is to be removed. 

JPA4 GM Allocation 4 
Bewshill Farm 

GM4 Bewshill Farm Bolton Employment Base Model         
21,000  

 No change. 

JPA5 GM Allocation 5 
Chequerbent 
North 

GM5 Chequerbent 
North 

Bolton Employment Base Model         
25,000  

 No change. 

JPA6 GM Allocation 6 
West of Wingates/ 
M61 J6 

GM6 West of 
Wingates / 
M61 Junction 
6 

Bolton Employment Base Model      346,720   Local authority advised reduced level 
of employment floorspace (at 346,720 
sq m) 

JPA7 GM Allocation 7 
Elton Reservoir 

GM7 Elton 
Reservoir 

Bury Housing Base Model      
3,519  

No change. 

JPA8 GM Allocation 8 
Seedfield 

GM8 Seedfield Bury Housing Base Model         
140  

No change. 

JPA9 GM Allocation 9 
Walshaw 

GM9 Walshaw Bury Housing Base Model                  -        
1,250  

No change. 

  GM9 S1 Walshaw Bury Housing Sensitivity 
test: 
Increase 
values by 
5% 

                 -        
1,250  

Local authority requested sensitivity 
test. 

JPA10 GM Allocation 10 
Global Logistics 

GM10 Global 
Logistics 

Manches
ter 

Employment Base Model         
25,000  

 No change. 
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PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type  
Employmen
t floorspace 
(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

JPA3.1 GM Allocation 11 
Roundthorn 
Medipark 
Extension 

GM11/ 
GMA3.1 

Roundthorn 
Medipark 
Extension 

Manches
ter 

Employment Base Model        86,000   Site is now part of cross boundary 
allocation (with Timperley Wedge). 

JPA11 GM Allocation 12 
Southwick Park 

GM12/ 
GMA11 

Southwick 
Park 

Manches
ter 

Housing Base Model                  -             
20  

No change 

JPA17 GM Allocation  13 
Ashton Road 
Corridor 

GM13 / 
GMA18 

Coal Pit Lane 
(Ashton Road 
Corridor) 

Oldham Housing Base Model         
175 

Renamed - Coal Pit Lane 
Site number reduced to 175 dwellings 

  GM13 S1 
/ GMA18 
S1 

Coal Pit Lane 
(Ashton Road 
Corridor) 

Oldham Housing Sensitivity 
test:  
Increase in 
selling prices 
by 17.5% 

        
175  

Local authority requested sensitivity 
test. 

JPA12 GM Allocation 14 
Beal Valley 

GM14 Beal Valley Oldham Housing Base Model        
482  

No change 

  GM14 S1 Beal Valley Oldham Housing Sensitivity 
test: 
Increase 
values by 
15%  

       
482  

Local authority requested sensitivity 
test. 

JPA14 GM Allocation 15 
Broadbent Moss 

GM15 / 
GMA14 

Broadbent 
Moss 

Oldham Mixed Base Model          
21,720  

    
1,373  

Local authority indicated that part of 
allocation is already within planning 
process and excluded from viability 
assessment process. 
  

JPA16 GM Allocation 16 
Cowlishaw 

GM16 Cowlishaw Oldham Housing Base Model        
460  

No change. 

  GM16 S1 Cowlishaw Oldham Housing Sensitivity 
test: 
Increase 
values by 
10% 

       
460  

Local authority requested sensitivity 
test. 



Allocated Sites ï Stage 2 Report ï Amended June 2021 

Three Dragons et al ï June 2021  18 
 

PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type  
Employmen
t floorspace 
(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

 GM Allocation 17 
Hanging Chadder 

GM17 Hanging 
Chadder 

Oldham Housing Base Model        
260  

Local authority advised that allocation 
is to be removed. 

 GM Allocation 18 
Chew Brook Vale  
(Robert Fletcher) 

GM18 / 
GMA15 

Chew Brook 
Vale (Robert 
Fletcher) 

Oldham Housing Base Model          
99 

Housing numbers the same but 
employment area removed, and site 
areas changed. 
Site area reduced to part of mill site 
only 
Dwellings reduced to 99 dwellings 

JPA15 GM Allocation 18 
Chew Brook Vale  
(Robert Fletcher) 

GM18 / 
GMA15 
S1 & S2 

Chew Brook 
Vale (Robert 
Fletcher) 

Oldham Housing Sensitivity 
test: 
Increase 
dwelling 
numbers to 
S1 135 and 
S2 150 

 135 & 
150  

New sensitivity tests to test impact of 
increasing dwelling numbers 

JPA18 GM Allocation 19 
South of Rosary 
Road 

GM19 South of 
Rosary Road 

Oldham Housing Base Model           
60  

No change. 

  GM19 S1 South of 
Rosary Road 

Oldham Housing Sensitivity 
test: 
Increase 
values by 
15% 

          
60  

Local authority requested sensitivity 
test. 

 GM Allocation 20 
Spinners Way / 
Alderney Farm 

GM20 Spinners Way 
/ Alderney 
Farm 

Oldham Housing Base Model           
50  

Local authority advised that allocation 
is to be removed. 

 GM Allocation 21 
Thrnham Old 
Road 

GM21 Thornham Old 
Road 

Oldham Housing Base Model        
600  

Local authority advised that allocation 
is to be removed. 
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PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type Employmen
t floorspace 
(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

JPA13 GM Allocation 22 
Woodhouses 

GM22/ 
GMA13 

Bottom Field 
Farm 
(Woodhouse
s) 

Oldham Housing Base Model            
30  

Local authority has stated that site 
size and dwelling numbers reduced 
 

  GM22/ 
GMA13 S1 

Bottom Field 
Farm 
(Woodhouse
s) 

Oldham Housing Sensitivity 
test: 
Increase 
values by 
10% 

           
30  

Local authority requested sensitivity 
test. 

JPA19 GM Allocation 23 
Bamford/ Norden 

GM23 / 
GMA20 

Bamford / 
Norden 

Rochdale Housing Base Model         
450  

No change 

JPA20 GM Allocation 24 
Castleton Sidings 

GM24 / 
GMA21 

Castleton 
Sidings 

Rochdale Housing Base Model          
135  

No change 

  GM24 S1 Castleton 
Sidings 

Rochdale Housing Sensitivity 
test: 
Change to 
VA3 & 
reduce AH to 
3.75% of 
GDV 

         
135  

Local authority requested sensitivity 
test. 

JPA21 GM Allocation 25 
Crimble Mill 

GM25 / 
GMA22 

Crimble Mill Rochdale Housing Base Model         
250  

No change 

  GM25/ 
GMA22 S1 

Crimble Mill Rochdale Housing Sensitivity 
test: 
Reduce mill 
refurbishmen
t cost to £5m 

        
250  

Local authority requested sensitivity 
test. 

  GM25/ 
GMA22 S2 

Crimble Mill Rochdale Housing Sensitivity 
test: 
Increase 
values by 
15% & 
reduce 
education 
cost 

        
250  

Local authority requested sensitivity 
test. 
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PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type Employmen
t floorspace 
(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

JPA26 GM Allocation 26 
Land North of 
Smithy Bridge 

GM26/ 
GMA23 

Land North 
of Smithy 
Bridge 

Rochdale Housing Base Model                  -          
300  

No change 

  GM26/ 
GMA23 S1 

Land North 
of Smithy 
Bridge 

Rochdale Housing Sensitivity 
test: 
Increase 
values by 
10% 
 

                 -          
300  

Local authority requested sensitivity 
test. 

JPA23 GM Allocation 27 
Newhey Quarry 

GM27/ 
GMA24 

Newhey 
Quarry 

Rochdale Housing Base Model                  -           
250  

No change 

 GM Allocation 28 
Roch Valley 

GM28 Roch Valley Rochdale Housing Base Model   Local authority indicated that 
allocation is already within planning 
process and therefore excluded from 
viability assessment process. 
 

JPA25 GM Allocation 29 
Trows Farm 

GM29/ 
GMA26 

Trows Farm Rochdale Housing Base Model         
550  

Local authority advised dwelling 
number change. 
 

  GM29/ 
GMA26 S1 

Trows Farm Rochdale Housing Sensitivity 
test: 
Change to 
VA3 & 
reduce AH to 
2.5% of GDV 
 

        
550  

Local authority requested sensitivity 
test. 

JPA26 GM Allocation 30 
Land at 
Hazelhurst Farm 

GM30/ 
GMA27 

Land at 
Hazelhurst 
Farm 

Salford Housing Base Model                  -          
400  

No change 

JPA27 GM Allocation 31 
East of 
Boothstown  

GM31/ 
GMA28 

East of 
Boothstown 

Salford Housing Base Model                  -          
300  

No change 
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PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type Employmen
t floorspace 
(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

JPA28 GM Allocation 32 
North of Irlam 
Station 

GM32/ 
GMA29 

North of 
Irlam Station 

Salford Housing Base Model                  -     
800  

Dwellings reduced to 800 dwellings 

JPA29 GM Allocation 33 
Port Salford 
Extension 

GM33/ 
GMA30 

Port Salford 
Extension 

Salford Employment Base Model      320,000            
-    

No change 

 GM Allocation 34 
Bredbury Park 
Extension 

GM34 Bredbury 
Park 
Extension 

Stockport Employment Base Model        60,000    
GMA 34 - Stockport withdrawn from 
GMSF 

 GM Allocation 35 
Former Offerton 
High School 

GM35 Former 
Offerton 
High School 

Stockport Housing Base Model                  -            
185  

GMA 32 - Stockport withdrawn from 
GMSF 

  GM35 S1 Former 
Offerton 
High School 

Stockport Housing Sensitivity 
test: 
Reduced AH 
to 20% 

                 -            
185  

GMA 35 - Stockport withdrawn from 
GMSF 

 GM Allocation 36 
Gravel Bank / 
Unity Mill 

GM36 Gravel Bank 
Road / Unity 
Mill 

Stockport Housing Base Model         
250  

Local authority advised that allocation 
is to be removed. 

 GM Allocation 37 
Heald Green 

GM37 Heald Green Stockport Housing Base Model         
850  

GMA 33 - Stockport withdrawn from 
GMSF 

  GM37 S1 Heald Green Stockport Housing Sensitivity 
test: 
Reduce 
education 
cost 

        
850  

GMA 33 - Stockport withdrawn from 
GMSF 

 GM Allocation 38 
High Lane 

GM38 High Lane Stockport Housing Base Model         
500  

GMA 35 - Stockport withdrawn from 
GMSF 



Allocated Sites ï Stage 2 Report ï Amended June 2021 

Three Dragons et al ï June 2021  22 
 

PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type Employmen
t floorspace 
(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

 GM Allocation 39 
Hyde Bank 
Meadows 

GM39 Hyde Bank 
Meadows 

Stockport Housing Base model         
250  

GMA36 - Stockport withdrawn from 
GMSF 

  GM39 S1 Hyde Bank 
Meadows 

Stockport Housing Sensitivity 
test: 
Reduced 
education & 
increase 
values by 
20% 

        
250  

GMA36 - Stockport withdrawn from 
GMSF 

 GM Allocation 40  
Griffin Farm, 
Stanley Green 

GM40 Griffin Park, 
Stanley 
Green 

Stockport Housing Base Model         
525  

GMA34 - Stockport withdrawn from 
GMSF 

 GM Allocation 41 
Woodford 
Aerodrome 

GM41 Woodford 
Aerodrome 

Stockport Housing Base Model         
750  

GMA37 - Stockport withdrawn from 
GMSF 

  GM41S1 Woodford 
Aerodrome 

Stockport Housing Sensitivity 
test.  
Increased 
AH from 
40% to 45% 

        
750  

GMA37 - Stockport withdrawn from 
GMSF 

JPA30 GM Allocation 42   
Ashton Moss 
West 

GM42/ 
GMA38 

Ashton Moss 
West 

Tamesid
e 

Employment Base Model       
160,000  

 No change 

JPA31 GM Allocation 43   
Godley Green 
Garden Village 

GM43/ 
GMA39 

Godley 
Green 
Garden 
Village 

Tamesid
e 

Housing Base Model     
2,350  

No change 

JPA32 GM Allocation 44 
South of Hyde 

GM44/ 
GMA40 

South of 
Hyde 

Tamesid
e 

Housing Base Model        
442  

No change 

JPA33 GM Allocation 45 
New Carrington 

GM45 New 
Carrington 

Trafford Mixed Base Model       
276,822  

   
3,846  

Local authority has stated that site 
size, dwelling numbers have reduced. 
Employment also reduced (to 103,365 
sqm). 
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PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type Employmen
t floorspace 

(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

JPA33  GM45 S1 New 
Carrington 

Trafford Mixed Sensitivity 
test: 

Reduce AH 
to 15% 

      
276,822  

   
3,846  

Local authority requested sensitivity 
test. 

  GM45 S2 New 
Carrington 

Trafford Mixed S2 - 
Sensitivity 

test: 
Reduced AH 

to 15% & 
increase 
values by 

10% 

      
276,822  

   
3,846  

Local authority requested sensitivity 
test. 

JPA3.2 GM Allocation 46 
Timperley Wedge 

GM46/ 
GMA3.1 

Timperley 
Wedge 

Trafford Mixed Base Model        60,000     
2,546  

Local authority advised on an 
increase in dwellings. 
Site is now part of cross boundary 
allocation (with Medipark) JPA 3.1. 

  GM46/ 
GMA3.1 
S1 

Timperley 
Wedge 

Trafford Mixed Sensitivity 
test: 

Increase AH 
to 45% 

       60,000     
2,546 

Local authority requested sensitivity 
test. 

 GM Allocation 47 
Land South of 
Pennington 

GM47 Land South 
of 
Pennington 

Wigan Employment Base Model   Local authority advised that allocation 
is to be removed. 

JPA34 GM Allocation 48 
M6, Junction 25 

GM48 / 
GMA42 

M6, Junction 
25 

Wigan Mixed Base Model       
140,000  

 Local authority advised site area has 
been changed 
 

JPA35 GM Allocation 49 
North of Mosley 
Common 

GM49 / 
GMA43 

North of 
Mosley 
Common 

Wigan Housing Base Model       
1,100  

Local authority stated that site size 
and dwelling numbers reduced 
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PfE 2021 
Reference 

GMSF Revised 
Draft Jan19 
Allocation Title 

GMSF 
Revised 
2020 
Reference 

Site Name Local 
Authority 

Scheme Type Test Type Employmen
t floorspace 

(sqm)  

Total 
Dwgs 

Changes and amendments from GMSF 
Draft Jan 2019 and the Autumn 2020 
report. 

JPA36 GM Allocation 50 
Pocket Nook 

GM50/ 
GMA44 

Pocket Nook Wigan Mixed Base Model          
15,000  

      
600  

No change 

  GM50/ 
GMA34 S1 

Pocket Nook Wigan Mixed Sensitivity 
test.  

Increased 
values using 

adjacent 
ward  

         
15,000  

      
600  

Local authority requested sensitivity 
test. 

JPA37 GM Allocation 51 
West of Gibfield 

GM51/ 
GMA45 

West of 
Gibfield 

Wigan Mixed Base Model         
45,000  

       
500  

Local authority stated that dwelling 
numbers reduced. 
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3.1.4 A review of each allocation in the above table is set out on a site by site basis in the remainder 
of this report. 

3.1.5 The first section provides a brief description of the site and includes, where applicable 

justification for sensitivity testing.  

3.1.6 This is followed by a summary of the testing results as illustrated in the table below, along with a 
short commentary. shown in tabular form as set out below, with an explanation in italic as to 
what each column means.  

Table 3.2 Results table guide 

Site Details Scheme Results 

a b c d e f g h i 

Site Ref Site Name 
Local 
Authority 

Scheme 
Type 

Base/ 
Sensitivity 
test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

Our 
reference 
ï see 
Table 3.2 
for relation 
to GMSF 
allocation 
reference 

Our 
reference ï 
see Table 
3.2 for 
relation to 
GMSF 
allocation 
reference 

Location for 
allocation 
within 
Greater 
Manchester  

Whether site is 
predominantly 
housing, 
employment or 
mixed 

Whether the 
test is the 
óBaseô test 
or a 
sensitivity 
requested 
by the local 
authority 

This is the 
residual 
value, 
including the 
land 
purchase 
and 
associated 
costs 

This is as 
column ófô 
but is less 
the 
developer 
return 
(profit) 

This is the 
strategic 
transport 
cost 
provided by 
TfGM 

This is 
column ógô 
less the 
strategic 
transport 
cost in 
column óhô 

 

3.1.7 The summary information is then supported by a schedule of the assumptions used in the base 
testing and print out of the toolkit results.  The assumptions and testing results summary for the 
sensitivity testing is set out in Appendix D. Please note that the testing results sheet includes a 
gross residual figure, which matches the figure in column f in the results table described above. 
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3.2 JPA1.1 (GMA1.1/GM1.1) Heywood Pilsworth, including Castlebrook Stables 
(Northern Gateway) 

Description 

¶ This site has been tested as two parts, the strategic employment site of up to 1.2m 

employment floorspace and a residential site of 200 units at Castlebrook Stables. 

¶ Some land identified within the allocation already benefits from planning permission, so 

residential development beyond the 200 units tested and a small proportion of the 1.2m 

employment floorspace has not been tested within this assessment. 

 

Sensitivity test undertaken 

¶ Yes ï some of the floorspace is anticipated to come forward beyond the plan period. The 

base test includes development up to the plan period end, the sensitivity tests takes in all 

the proposed development, yet to receive planning permission. 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivity 
test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme RV 
(g-h) 

JPA1.1
.1 

NG1 
Strategic 
employment  

Bury 
Employ
ment 

Base £81,284,000 

£59,990,000 £76,430,000 -£16,440,000 
JPA1.1
.2 

NG1 
Castlebrook 
Stables  

Bury Housing Base £17,283,000 

JPA1.1
.1 

NG1 
Strategic 
employment  

Bury 
Employ
ment 

Sensitivity £126m 

£84,190,000 £76,430,000 £7,760,000 
JPA1.1
.2 

NG1 
Castlebrook 
Stables  

Bury Housing Sensitivity £17,283,431 

 

Commentary 

¶ JPA1.1.1 is a very large-scale employment site that is well located for the motorway network 

and should be able to attract good values for serviced land parcels.  The underlying viability 

of providing serviced land is strong, with the ability to provide a contribution to the wider JPA 

1.1 Heywood/Pilsworth scheme transport costs. 

¶ The testing for the combined site, of JPA1.1 shows a positive residual land value of £98.6m 

which falls to £59.8m once developer and contractor returns have been accounted.   

¶ However, this residual value is not sufficient to accommodate the strategic transport costs of 

£76.4m and, when these costs are included, there is a shortfall of just under £16.5m.  
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¶ The sensitivity test shows that if the whole site is considered the site would be viable, but 

this is reliant on transports costs remaining at the same level which may not be realistic. 

¶ This allocation is a strategically important employment opportunity, both regionally and 

nationally. Whilst there will be a shortfall in relation to the development funding the full 

infrastructure requirements, due to the opportunity it presents to deliver a large, nationally 

significant employment led development, contributing to driving growth within the north of 

England, this site is likely to secure funding from other sources to support its delivery. 

 

Base assumptions and testing summary 
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Non-residential viability assessment model

Summary
Scheme GM 1.1.1 B1 Office B2 Industrial B8 Warehouse

Total floorspace (sq m) 624261

Size of unit  

(GIA) 0 sq m

Size of unit  

(GIA) 0 sq m Size of unit  (GIA) 624261sq m

Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0%

GEA 0 sq m GEA 0 sq m GEA 624261sq m

NIA as % of GIA 95% NIA as % of GIA 95% NIA as % of GIA 95%

NIA 0 sq m NIA 0 sq m NIA 593047.95sq m

Rooms 250 Rooms 250 Rooms 250

Total site area (ha) 237.5100 Floors 5 Floors 1.50 Floors 1.00

Developable site area (ha) 156.1 Site coverage 40% Site coverage 40% Site coverage 40%

Net to gross 66% Site area 0.0 Hectares Site area 0.0 HectaresSite area 156.1Hectares

SCHEME REVENUE B1 Office B2 Industrial B8 Warehouse

Serviced Land £/ha 1,700,000£                1,700,000£        

Gross scheme value £0 £0 £265,310,925

Less purchaser costs 6.80% 6.80% 6.80%

 Gross Development Value £0 £0 £0 £0 £0 £0 £248,418,469

Total GDV 248,418,469£            

SITE BENCHMARK

Benchmark per ha £250,000.0

Site benchmark £59,377,500

SDLT £2,958,375

Agents and legal 1.75% £1,039,106

Total site purchase costs £63,374,981

SCHEME COSTS B1 Office B2 Industrial B8 Warehouse

Build costs £0 £0 £0 £0 £0 £0

External costs (% bc) £0 10.00% £0 10.00% £0 0.00% £0

Construction costs £0 £0 £0

Total construction costs £0

Site preparation/infrastructure £81,790,000 -£                            -£                            81,790,000£      

Professional fees (% cc&sp/inf) £8,830,000 0.00% £0 0.00% £0 10.80% £8,830,000

Sales and lettings costs (% GDV) £7,452,554 3.00% £0 3.00% £0 3.00% £7,452,554

Planning obligations -£                            -£                            

Other policy costs -£                            -£                            -£                     

Other costs £0 £0 £98,072,554

Total 'other costs' £98,072,554

Finance costs (interest rate) 6.0%

Build period (months)

Finance costs £5,687,450

Void finance period (in months) 0 £0

Total finance costs £5,687,450

81,283,484£              

Developer return % gdv 0.0% £0 0.0% £0 0.0%

32.7%

Total scheme costs £167,134,985

RESIDUAL VALUE

For the scheme 81,283,484£              

Equivalent per hectare 520,830£                    
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3.3 JPA1.2 (GMA1.2/GM1.2) Simister and Bowlee (Northern Gateway) 

Description 

¶ This site allocation is of 1,550; of which 1,350 are within Bury and the remaining 200 within 

Rochdale. 

¶ Those within Bury have been tested using policy requirements relevant to Bury, including a 

requirement for 25% affordable housing.  Those in Rochdale have been tested using 

Rochdaleôs policies, which includes a contribution to affordable housing equal to 7.5% of 

GDV. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref 

Site 
Name 

Local 
Authority 

Scheme 
Type 

Base/ 
Sensitivity 
Test 

Scheme RV 
incl land 
costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA1.2 

Simister 
& Bowlee 
(Northern 
Gateway) 

Bury / Rochdale Housing Base £116,621,000 £48,040,000 £16,330,000 £31,710,000 

 

Commentary 

¶ The testing indicates a headroom of £116.6m, or £48.0m once developer and contractor 

returns have been taken into account.     

¶ This is greater than the assessed transport requirement, estimated as £16.3m and therefore 

considered viable. 

 

Base assumptions and testing summary ï on following pages 
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3.4 JPA2 (GMA2/GM2.1 - 2.3) Stakehill 

Description 

¶ The site has been tested in three parts.  Part 1 of 1,380 homes within the part of the site that 

lies north of the A627.  Part 2 and 3 refer to the part of the site that is south of the A627; part 

2 provides analysis of the mixed-use scheme (with 301 residential units) and part 3 as an 

employment scheme. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA2.1 Stakehill Rochdale Housing Base £64,276,000 

£26,000,000 £14,750,000 £11,250,000 
JPA2.2 Stakehill Rochdale Mixed Base £17,639,000 

JPA2.3 
Stakehill 

Oldham/ 
Rochdale 
 

Employ
ment 

Base £23,296,000 

 

Commentary 

¶ The combined residual value of the three sites (a mix of housing, mixed use and 

employment development) is sufficient to meet the strategic transport costs identified, with 

further headroom of c£11m. 

 

Base assumptions and testing summary ï on following pages 
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Non-residential viability assessment model

Summary
Scheme GM2.3 B1 Office B2 Industrial B8 Warehouse

Total floorspace (sq m) 186222

Size of unit  

(GIA) 0 sq m

Size of unit  

(GIA) 40000sq m Size of unit  (GIA) 146222sq m

Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0%

GEA 0 sq m GEA 40000sq m GEA 146222sq m

NIA as % of GIA 95% NIA as % of GIA 95% NIA as % of GIA 95%

NIA 0 sq m NIA 38000sq m NIA 138910.9sq m

Rooms 250 Rooms 250 Rooms 250

Total site area (ha) 64.8 Floors 5 Floors 1.00 Floors 1.00

Developable site area (ha) 46.6 Site coverage 40% Site coverage 40% Site coverage 40%

Net to gross 72% Site area 0.0 Hectares Site area 10.0HectaresSite area 36.6Hectares

SCHEME REVENUE B1 Office B2 Industrial B8 Warehouse

Serviced Land £/ha 1,700,000£                1,700,000£        

Gross scheme value £0 £17,000,000 £62,144,350

Less purchaser costs 6.80% 6.80% 6.80%

 Gross Development Value £0 £0 £0 £15,917,603 £0 £0 £58,187,594

Total GDV 74,105,197£              

SITE BENCHMARK

Benchmark per ha £250,000

Site benchmark £16,197,500

SDLT £799,375

Agents and legal 1.75% £283,456

Total site purchase costs £17,280,331

SCHEME COSTS B1 Office B2 Industrial B8 Warehouse

Build costs £0 £0 £0 £0 £0 £0

External costs (% bc) £0 10.00% £0 10.00% £0 0.00% £0

Construction costs £0 £0 £0

Total construction costs £0

Site preparation/infrastructure £26,919,798 -£                            5,782,302£                21,137,495£      

Professional fees (% cc&sp/inf) £2,906,260 0.00% £0 10.80% £624,257 10.80% £2,282,003

Sales and lettings costs (% GDV) £2,223,156 3.00% £0 3.00% £477,528 3.00% £1,745,628

Planning obligations -£                            -£                            

Other policy costs -£                            -£                            -£                     

Other costs £0 £6,884,088 £25,165,126

Total 'other costs' £32,049,214

Finance costs (interest rate) 6.0%

Build period (months)

Finance costs £1,480,061

Void finance period (in months) 0 £0

Total finance costs £1,480,061

23,295,591£              

Developer return % gdv 0.0% £0 0.0% £0 0.0%

31.4%

Total scheme costs £50,809,606

RESIDUAL VALUE

For the scheme 23,295,591£              

Equivalent per hectare 500,383£                    
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3.5 JPA3.1/JPA3.2 (GMA3.1 Medipark Extension/GM11 & GMA3.2 Timperley 
Wedge/GM46) 

Description 

¶ These two allocations have now been brought together as one cross boundary allocation 

(Manchester CC and Trafford BC) 

¶ The Medipark is an employment site, whilst the adjacent Timperley Wedge area is a mixed 

use site 

Sensitivity test undertaken 

¶ Yes ï Affordable Housing at the Timperley Wedge site has been increased to 45%. Policy in 

October 2020 revised draft sets affordable housing at a minimum of 40%, therefore Council 

requested the higher figure to test impact as a sensitivity test. 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref 

Site 
Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensiti
vity 
test 

Scheme RV 
incl land 
costs 

Scheme RV 
(f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA3.1 
Medipark 
Extension 

Manchester 
Employ
ment 

Base £2,266,834 

£124,530,000 £45,500,000 £79,030,000 
JPA3.2 Timperley 

Wedge 
Trafford Mixed Base £257,570,405 

JPA3.1 
Medipark 
Extension 

Manchester 
Employ
ment 

Sensitivi
ty 

£2,266,834 

£48,860,000 £45,500,000 £3,360,000 
JPA3.2 Timperley 

Wedge 
Trafford Mixed 

Sensitivi
ty 

£156,467,921 

 

Commentary 

¶ In combination, under both the base and sensitivity tests, the finding suggests the schemes 

are viable. 

¶ The employment site at JPA3.1 is an extension to the existing Medipark and should be able 

to attract considerable values for serviced office land parcels ï however, with an individual 

site residual value after developer return of just over £0.4m, the inclusion of a significant 

transport package (circa £15m) means that, on its own, the site would not be viable.   

¶ For JPA 3.2 both the main and the sensitivity test show positive residual values.  Developer 

return on the base test is £133m and on the sensitivity, test is £108m. Once this is 

accounted for the residual values are £124m and £49m (e.g. £257m minus £133m equals 

£124m), both of which can accommodate the strategic transport costs at circa £31m. 

 

Base assumptions and testing summary ï on following pages 
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Non-residential viability assessment model

Summary
Scheme GM11 B1 Office B2 Industrial B8 Warehouse

Total floorspace (sq m) 86000

Size of unit  

(GIA) 86000sq m

Size of unit  

(GIA) 0 sq m Size of unit  (GIA) 0 sq m

Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0%

GEA 86000sq m GEA 0 sq m GEA 0 sq m

NIA as % of GIA 95% NIA as % of GIA 95% NIA as % of GIA 95%

NIA 81700sq m NIA 0 sq m NIA 0 sq m

Rooms 250 Rooms 250 Rooms 250

Total site area (ha) 14.69 Floors 2.00 Floors 1.00 Floors 1.00

Developable site area (ha) 12.29 Site coverage 35% Site coverage 35% Site coverage 35%

Net to gross 84% Site area 12.29Hectares Site area 0.0 HectaresSite area 0.0 Hectares

SCHEME REVENUE B1 Office B2 Industrial B8 Warehouse

Serviced Land £/ha 1,350,000£               -£                            -£                     

Gross scheme value £16,585,714 £0 £0

Less purchaser costs 6.80% 6.80% 6.80%

 Gross Development Value £15,529,695 £0 £0 £0 £0 £0 £0

Total GDV 15,529,695£              

SITE BENCHMARK

Benchmark per ha £250,000

Site benchmark £3,672,500

SDLT £173,125

Agents and legal 1.75% £64,269

Total site purchase costs £3,909,894

SCHEME COSTS B1 Office B2 Industrial B8 Warehouse

Build costs £0 £0 £0 £0 £0 £0

External costs (% bc) £0 10.00% £0 10.00% £0 0.00% £0

Construction costs £0 £0 £0

Total construction costs £0

Site preparation/infrastructure £7,103,971 7,103,971£               -£                            -£                     

Professional fees (% cc&sp/inf) £766,944 10.80% £766,944 0.00% £0 0.00% £0

Sales and lettings costs (% GDV) £465,891 3.00% £465,891 3.00% £0 3.00% £0

Planning obligations -£                            -£                            

Other policy costs -£                            -£                            -£                     

Other costs £8,336,807 £0 £0

Total 'other costs' £8,336,807

Finance costs (interest rate) 6.0%

Build period (months) 108

Finance costs £1,016,161

Void finance period (in months) 0 £0

Total finance costs £1,016,161

RV 2,266,834£                 

Developer return £0 0.0% £0 0.0% £0 0.0% £0

Developer return % gdv 14.6%

Total scheme costs £13,262,861

RESIDUAL VALUE

For the scheme 2,266,834£                 

Equivalent per hectare 184,510£                    
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3.6 JPA4 (GMA4/GM4) Bewshill Farm 

Description 

¶ Employment site to provide a modest extension to the successful Logistics North with a 

focus on industrial and warehousing uses reflecting the existing uses at Logistics North. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA4  
Bewshill 
Farm 

Bolton 
Employ
ment 

Base £2,661,000 £1,740,000 £160,000 £1,580,000 

 

Commentary 

¶ This relatively small-scale employment site is well located for the motorway network and 

should be able to attract good values for serviced land parcels.   

¶ Transport costs are relatively low as access is via existing provision for Logistics North and 

therefore it is estimated that the proposed scheme  will be able to meet transport costs 

identified for the scheme. 

 

Base assumptions and testing summary ï on following pages 

 



Allocated Sites ï Stage 2 Report ï Amended June 2021 

Three Dragons et al ï June 2021  46 
 

 
 



Allocated Sites ï Stage 2 Report ï Amended June 2021 

Three Dragons et al ï June 2021  47 
 

 
  

Non-residential viability assessment model

Summary
Scheme GM4 B1 Office B2 Industrial B8 Warehouse

Total floorspace (sq m) 21000

Size of unit  

(GIA) 0 sq m

Size of unit  

(GIA) 5000sq m Size of unit  (GIA) 16000sq m

Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0%

GEA 0 sq m GEA 5000sq m GEA 16000sq m

NIA as % of GIA 95% NIA as % of GIA 95% NIA as % of GIA 95%

NIA 0 sq m NIA 4750sq m NIA 15200sq m

Rooms 250 Rooms 250 Rooms 250

Total site area (ha) 5.6 Floors 5 Floors 1.50 Floors 1.00

Developable site area (ha) 4.8 Site coverage 40% Site coverage 40% Site coverage 40%

Net to gross 87% Site area 0.0 Hectares Site area 0.8 HectaresSite area 4.0 Hectares

SCHEME REVENUE B1 Office B2 Industrial B8 Warehouse

Serviced Land £/ha 1,700,000£                1,700,000£        

Gross scheme value £0 £1,416,667 £6,800,000

Less purchaser costs 6.80% 6.80% 6.80%

 Gross Development Value £0 £0 £0 £1,326,467 £0 £0 £6,367,041

Total GDV 7,693,508£                 

SITE BENCHMARK

Benchmark per ha £250,000

Site benchmark £1,392,500

SDLT £59,125

Agents and legal 1.75% £24,369

Total site purchase costs £1,475,994

SCHEME COSTS B1 Office B2 Industrial B8 Warehouse

Build costs £0 £0 £0 £0 £0 £0

External costs (% bc) £0 10.00% £0 10.00% £0 0.00% £0

Construction costs £0 £0 £0

Total construction costs £0

Site preparation/infrastructure £2,794,779 -£                            481,859£                   2,312,921£        

Professional fees (% cc&sp/inf) £301,724 0.00% £0 10.80% £52,021 10.80% £249,703

Sales and lettings costs (% GDV) £230,805 3.00% £0 3.00% £39,794 3.00% £191,011

Planning obligations -£                            -£                            

Other policy costs -£                            -£                            -£                     

Other costs £0 £573,674 £2,753,635

Total 'other costs' £3,327,309

Finance costs (interest rate) 6.0%

Build period (months)

Finance costs £229,400

Void finance period (in months) 0 £0

Total finance costs £229,400

2,660,805£                 

Developer return % gdv 0.0% £0 0.0% £0 0.0%

34.6%

Total scheme costs £5,032,703

RESIDUAL VALUE

For the scheme 2,660,805£                 

Equivalent per hectare 550,511£                    
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3.7 JPA5 (GMA5/GM5) Chequerbent North 

Description 

¶ This employment site located on the M61 corridor is identified for logistics and industrial 

uses. Given the success of Logistics North it is likely to be attractive to market. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authorit
y 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA5  
Chequerbent 
North 

Bolton 
Employ
ment 

Base £3,612,000 £2,020,000 £930,000 £1,090,000 

 

Commentary 

¶ This employment site is well located for the motorway network and should be able to attract 

good values for serviced land parcels.   

¶ It is estimated that it will be able to meet transport costs identified for the scheme. 

 

Base assumptions and testing summary ï on following pages 
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Non-residential viability assessment model

Summary
Scheme GM5 B1 Office B2 Industrial B8 Warehouse

Total floorspace (sq m) 25000

Size of unit  

(GIA) 0 sq m

Size of unit  

(GIA) 0 sq m Size of unit  (GIA) 25000sq m

Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0%

GEA 0 sq m GEA 0 sq m GEA 25000sq m

NIA as % of GIA 95% NIA as % of GIA 95% NIA as % of GIA 95%

NIA 0 sq m NIA 0 sq m NIA 23750sq m

Rooms 250 Rooms 250 Rooms 250

Total site area (ha) 12.74 Floors 5 Floors 1.50 Floors 1.00

Developable site area (ha) 8.33 Site coverage 40% Site coverage 40% Site coverage 30%

Net to gross 65% Site area 0.0 Hectares Site area 0.0 HectaresSite area 8.3 Hectares

SCHEME REVENUE B1 Office B2 Industrial B8 Warehouse

Serviced Land £/ha 1,700,000£        

Gross scheme value £0 £0 £14,166,667

Less purchaser costs 6.80% 6.80% 6.80%

 Gross Development Value £0 £0 £0 £0 £0 £0 £13,264,669

Total GDV 13,264,669£              

SITE BENCHMARK

Benchmark per ha £250,000

Site benchmark £3,185,000

SDLT £148,750

Agents and legal 1.75% £55,738

Total site purchase costs £3,389,488

SCHEME COSTS B1 Office B2 Industrial B8 Warehouse

Build costs £0 £0 £0 £0 £0 £0

External costs (% bc) £0 10.00% £0 10.00% £0 0.00% £0

Construction costs £0 £0 £0

Total construction costs £0

Site preparation/infrastructure £4,818,585 -£                            -£                            4,818,585£        

Professional fees (% cc&sp/inf) £520,214 0.00% £0 0.00% £0 10.80% £520,214

Sales and lettings costs (% GDV) £397,940 3.00% £0 3.00% £0 3.00% £397,940

Planning obligations -£                            -£                            

Other policy costs -£                            -£                            -£                     

Other costs £0 £0 £5,736,740

Total 'other costs' £5,736,740

Finance costs (interest rate) 6.0%

Build period (months)

Finance costs £526,669

Void finance period (in months) 0 £0

Total finance costs £526,669

3,611,773£                 

Developer return % gdv 0.0% £0 0.0% £0 0.0%

27.2%

Total scheme costs £9,652,896

RESIDUAL VALUE

For the scheme 3,611,773£                 

Equivalent per hectare 433,413£                    
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3.8 JPA6 (GMA6/GM6) West of Wingates/ M61 Junc 6 

Description 

¶ This is a relatively large employment site, located on the M61 corridor. This is an attractive 

area for employment and is anticipated to be a major focus for advanced manufacturing and 

distribution. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authorit
y 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA6  
West of 
Wingate /M61 
Junc 6 

Bolton 
Employ
ment 

Base £43,198,000 £27,600,000 £6,290,000 £21,310,000 

 

Commentary 

¶ This large-scale employment site is well located for the motorway network and should be 

able to attract good values for serviced land parcels.   

¶ It is estimated that it will be able to meet transport costs identified for the scheme. 

 

Base assumptions and testing summary ï on following pages 
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Non-residential viability assessment model

Summary
Scheme GM6 B1 Office B2 Industrial B8 Warehouse

Total floorspace (sq m) 346720

Size of unit  

(GIA) 0 sq m

Size of unit  

(GIA) 60000sq m Size of unit  (GIA) 286720sq m

Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0%

GEA 0 sq m GEA 60000sq m GEA 286720sq m

NIA as % of GIA 95% NIA as % of GIA 95% NIA as % of GIA 95%

NIA 0 sq m NIA 57000sq m NIA 272384sq m

Rooms 250 Rooms 250 Rooms 250

Total site area (ha) 92.9 Floors 5 Floors 1.50 Floors 1.00

Developable site area (ha) 81.7 Site coverage 40% Site coverage 40% Site coverage 40%

Net to gross 88% Site area 0.0 Hectares Site area 10.0HectaresSite area 71.7Hectares

SCHEME REVENUE B1 Office B2 Industrial B8 Warehouse

Serviced Land £/ha 1,700,000£                1,700,000£        

Gross scheme value £0 £17,000,000 £121,856,000

Less purchaser costs 6.80% 6.80% 6.80%

 Gross Development Value £0 £0 £0 £15,917,603 £0 £0 £114,097,378

Total GDV 130,014,981£            

SITE BENCHMARK

Benchmark per ha £250,000

Site benchmark £23,215,000

SDLT £1,150,250

Agents and legal 1.75% £406,263

Total site purchase costs £24,771,513

SCHEME COSTS B1 Office B2 Industrial B8 Warehouse

Build costs £0 £0 £0 £0 £0 £0

External costs (% bc) £0 10.00% £0 10.00% £0 0.00% £0

Construction costs £0 £0 £0

Total construction costs £0

Site preparation/infrastructure £47,229,928 -£                            5,782,312£                41,447,615£      

Professional fees (% cc&sp/inf) £5,098,932 0.00% £0 10.80% £624,257 10.80% £4,474,675

Sales and lettings costs (% GDV) £3,900,449 3.00% £0 3.00% £477,528 3.00% £3,422,921

Planning obligations -£                            -£                            

Other policy costs -£                            -£                            -£                     

Other costs £0 £6,884,098 £49,345,212

Total 'other costs' £56,229,309

Finance costs (interest rate) 6.0%

Build period (months)

Finance costs £5,816,087

Void finance period (in months) 0 £0

Total finance costs £5,816,087

43,198,072£              

Developer return % gdv 0.0% £0 0.0% £0 0.0%

33.2%

Total scheme costs £86,816,909

RESIDUAL VALUE

For the scheme 43,198,072£              

Equivalent per hectare 528,870£                    
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3.9 JPA7 (GMA7/GM7) Elton Reservoir 

Description 

¶ Elton Reservoir will bring forward one of the GMSFôs largest allocations and provide a 

diverse mix of house types and affordable housing provision for the Bury areas. Whilst it is a 

large area it includes extensive areas of open land not being brought forward for 

development. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensiti
vity 
test 

Scheme RV 
incl land 
costs 

Scheme RV 
(f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA7  
Elton 
Reservoir 

Bury Housing Base £236,652,930 £103,150,000 £55,260,000 £47,890,000 

 

Commentary 

¶ This scheme produces a strong residual value which can comfortably accommodate the 

identified strategic transport costs. 

 

Base assumptions and testing summary ï on following pages 
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3.10 JPA8 (GMA8/GM8) Seedfield 

Description 

¶ Mainly consisting of former playing fields, with the remaining part of land brownfield, this site 

provides an opportunity to deliver a diverse mix of house types and affordable housing 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA8  Seedfield Bury Housing Base £5,266,000 £540,000 £0 £540,000 

 

Commentary 

¶ The site shows a positive headroom. 

¶ As no strategic transport costs have been identified for the site, its residual value is 

unchanged and the site is considered viable. 

 

Base assumptions and testing summary ï on following pages 
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3.11 JPA9 (GMA9/GM9) Walshaw 

Description 

¶ The site has the potential to deliver around 1,250 houses, providing a diverse mix of house 

types and affordable housing provision for the local area. 

¶ However, this number of new homes will require significant improvements to the local 

highways network to accommodate increased traffic generation. 

 

Sensitivity test undertaken 

¶ Yes ï The local authority has indicated that the allocation is in a popular residential area and 

is closely linked with Walshaw and the areas to the west of Bury where house prices are 

typically higher than other parts of the town. The site has been modelled with a small (5%) 

increase in house prices, which is considered appropriate for this location. 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA9  Walshaw Bury Housing Base £46,194,000 £4,790,000 £9,050,000 -£4,260,000 

JPA9 Walshaw Bury Housing Sensitivity £60,164,000 £16,750,000 £9,050,000 £7,700,000 

 

Commentary 

¶ Without a contribution to strategic transport costs, the scheme produces a positive residual 

value both for the main and the sensitivity test. 

¶ However, an increase in house prices of around 5% would be required to accommodate the 

strategic transport costs identified. 

 

Base assumptions and testing summary ï on following pages 
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3.12 JPA10 (GMA10/GM10) Global Logistics 

Description 

¶ This employment allocation provides an opportunity for economic growth around and 

associated with Manchester Airport. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA10 
Global 
Logistics 

Manchester 
Employ
ment 

Base £2,054,000 £1,390,000 £1,080,000 £310,000 

 

Commentary 

¶ This small-scale employment site is within an Enterprise Zone and well located for the 

motorway network, and should be able to attract good values for serviced land parcels.   

¶ It should be able to meet transport costs identified for the scheme although this will make 

the site marginal in viability terms. 

 

Base assumptions and testing summary ï on following pages 
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Non-residential viability assessment model

Summary
Scheme GM10 B1 Office B2 Industrial B8 Warehouse

Total floorspace (sq m) 25000

Size of unit  

(GIA) 0 sq m

Size of unit  

(GIA) 15000sq m Size of unit  (GIA) 10,000sq m

Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0% Ratio of GEA to GIA 100.0%

GEA 0 sq m GEA 15000sq m GEA 10000sq m

NIA as % of GIA 95% NIA as % of GIA 95% NIA as % of GIA 95%

NIA 0 sq m NIA 14250sq m NIA 9500sq m

Rooms 250 Rooms 250 Rooms 250

Total site area (ha) 3.5 Floors 6 Floors 3 Floors 1.05

Developable site area (ha) 3.4 Site coverage 90% Site coverage 45% Site coverage 45%

Net to gross 99% Site area 0.00Hectares Site area 1.33HectaresSite area 2.12Hectares

SCHEME REVENUE B1 Office B2 Industrial B8 Warehouse

Serviced Land £/ha 1,700,000£                1,700,000£        

Gross scheme value £0 £2,266,667 £3,597,884

Less purchaser costs 6.80% 6.80% 6.80%

 Gross Development Value £0 £2,122,347 £3,368,805

Total GDV 5,491,152£                 

SITE BENCHMARK

Benchmark per ha £250,000

Site benchmark £875,000

SDLT £33,250

Agents and legal 1.75% £15,313

Total site purchase costs £923,563

SCHEME COSTS B1 Office B2 Industrial B8 Warehouse

Build costs £0 £0 £0 £0 £0 £0

External costs (% bc) £0 10.00% £0 10.00% £0 0.00% £0

Construction costs £0 £0 £0

Total construction costs £0

Site preparation/infrastructure £1,994,741 -£                            770,974£                   1,223,768£        

Professional fees (% cc&sp/inf) £215,352 0.00% £0 10.80% £83,234 10.80% £132,118

Sales and lettings costs (% GDV) £164,735 3.00% £0 3.00% £63,670 3.00% £101,064

Planning obligations (EV charging) -£                            -£                            

Other policy costs -£                            -£                            -£                     

Other costs £0 £917,878 £1,456,950

Total 'other costs' £2,374,828

Finance costs (interest rate) 6.0%

Build period (months) 0

Finance costs for construction and other costs £138,917

Void finance period (in months) 0 £0

Total finance costs £138,917

2,053,845£                 

Developer return % gdv 0.0% £0 0.0% £0 37.4% £2,053,845

37.4%

Total scheme costs £3,437,307

RESIDUAL VALUE

For the scheme 2,053,845£                 

Equivalent per gross hectare 586,813£                    

Equivalent per net hectare 595,363£                    
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3.13 JPA11 (GMA11/GM12) Southwick Park 

Description 

¶ The site is the smallest site allocated in the GMSF, at 20-units. No affordable housing is 

included and there is very limited mitigation required.  

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA11 
Southwick 
Park 

Manchester Housing Base £2,503,000 £1,550,000 £0 £1,550,000 

 

Commentary 

¶ The site generates a residual value of £1.55m after developer and contractor returns are 

accounted for.  There are no strategic transport costs. 

 

Base assumptions and testing summary ï on following pages 
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3.14 JPA12 (GMA12/GM14) Beal Valley 

Description 

¶ The site is located near to existing residential communities but does offer the potential to 

provide high quality housing in an attractive setting 

 

Sensitivity test undertaken 

¶ Yes - Market values increased by 15%. The site offers the opportunity to provide a 

significant number of new homes that will help to diversify Oldhamôs housing stock and 

contribute to meeting housing needs. Along with the neighbouring Broadbent Moss site and 

the new Metrolink stop with associated park and ride, the Council consider that the site has 

the potential to create a new housing market at a significant scale and in a sustainable and 

accessible location.  They therefore believe it is reasonable to assume that a development 

in this location would be popular, with accelerated sales rates and values. 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme RV 
(g-h) 

GM14/ 
GMA 
12 

Beal Valley Oldham Housing Base £17,977,555 -£980,000 £11,320,000 -£12,300,000 

GM14/ 
GMA 
12 

Beal Valley Oldham Housing Sensitivity £36,066,648 £14,310,000 £11,320,000 £2,990,000 

 

Commentary 

¶ The site is marginal with the main test without the c£11.3m strategic transport costs.  With 

these costs, this site is in deficit by c£12.3m. 

¶ With an increase in market values of 15%, the site is viable with an £14.3m residual value.  

This is adequate to cover the strategic transport costs of c£11.3m and therefore the site 

would be viable under this scenario. 

 

Base assumptions and testing summary ï on following pages 
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3.15 JPA13 (GMA13/GM22) Bottom Field Farm (Woodhouses) 

Description 

¶ This allocation has be significantly changed since the revised draft 2019 GMSF. The site is 

now the second smallest allocation, occupying a very small site at the lower part of the 

original allocation. 

 

Sensitivity test undertaken 

¶ Yes - Increased selling prices by 10%. The Council consider that the location of the site in 

Woodhouses within a strong housing market provides the potential to deliver a range of 

high-quality housing in an appealing location. Recent development in the area has shown it 

commands high values. It is therefore reasonable to assume that a development in this 

location would be popular with accelerated sales rates and values.   

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA13 

Bottom Field 
Farm 
(Woodhouse
s 

Oldham Housing Base £987,371 £10,000 £60,000 -£50,000 

JPA13 

Bottom Field 
Farm 
(Woodhouse
s 

Oldham Housing Sensitivity £1,552,604 £470,000 £60,000 £410,000 

 

Commentary 

¶ Based on the appraisal of a 30 unit scheme there is a residual value of £0.01m.  Although 

strategic transport costs are low, they do take the scheme into a negative, albeit marginal. 

¶ The sensitivity testing at 10% higher sales values produces a more viable site with a 

stronger residual value. 

 

Base assumptions and testing summary ï on following pages 
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3.16 JPA14 (GMA14/GM15) Broadbent Moss 

Description 

¶ Large housing site with potential to enhance the housing offer within the borough and, given 

the scale of the site, has the potential to contribute significantly to the delivery of Oldhamôs 

housing need with a capacity of around 1,450 new homes. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA14 
Broadbent 
Moss 

Oldham Mixed Base £69,130,000 £18,720,000 £18,230,000 £490,000 

 

Commentary 

¶ The site produces a substantial residual value of c£18.7m but this only just matches the 

strategic transport costs and so the site is only marginally viable when the transport costs 

are taken into account. 

¶ Note that the relatively small-scale employment component of this mixed-use site is an 

extension of the Higginshaw Business Employment Area.  Delivery of the employment 

component of the mixed-use development is found to be marginal and unlikely to be able to 

make contributions to the transport costs identified for the wider scheme. 

 

Base assumptions and testing summary ï on following pages 
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3.17 JPA15 (GMA15/GM18) Chew Brook Vale (Robert Fletchers) 

Description 

¶ The site comprises the redundant Robert Fletchers mill complex. It is in a desirable area in a 

gateway location into the Peak District National Park. The testing has only considered the 

residential elements of the proposals. Whilst other uses around leisure and tourism may 

come forward, these are unlikely to attract significant policy requirements and are limited in 

scale when compared to the residential proposals. 

¶ The council has reduced the allocation to only include the Fletchers Mill complex to minimise 

Green Belt land and maximise use of brownfield land. A reduced capacity is proposed to 

reflect flood risk constraints. The promoters have also provided further information on 

development costs around decontamination and site preparation, which has significantly 

increased the cost basis for the testing. 

Sensitivity test undertaken 

¶ Yes ï the site promoters are undertaking further work on flood risk which has potential to 

allow more of the site to come forward. The potential increase in dwellings is unknown at 

present and therefore two further options have been provided with S1- 135 dwellings and S2 

- 150 dwellings.  

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA15  
Chew Brook 
Vale (Robert 
Fletchers) 

Oldham Housing Base 
 
£7,340,000 

 
£1,940,000 

 
£7,020,000 

 
-£5,080,000 

JPA15 
Chew Brook 
Vale (Robert 
Fletchers) 

Oldham Housing Sensitivity 
 
£14,710,000 

 
£7,160,000 

 
£7,020,000 

 
£140,000 

JPA15 
Chew Brook 
Vale (Robert 
Fletchers) 

Oldham Housing Sensitivity £17,750,000 £9,300,000 £7,020,000 £2,280,000 

Commentary 

¶ The site lies within one of the strongest housing value markets within Greater Manchester, 

but the GDV with 99 units is not sufficient to cover the site remediation costs and strategic 

transport costs. 

¶ If flood risk concerns can be overcome and dwelling numbers increased to 135 units then 

the scheme becomes be marginal in viability terms. However, as there is known potential for 

further costs of remediation, an increase to at least 150 dwellings maybe required to bring 

the site forward for development (with a residual value of just over £2.2m). 

 

Base assumptions and testing summary ï on following pages 
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Site information Source

Allocation (2020)GMA15 Chew Brook Vale (Robert Fletchers)

Allocated redline within GMSF (ha) 5.35 District Oldham Council

Ward Saddleworth South Ward

Site type Housing Name Robert Fletchers

Area to be developed 2.74 TypeStrategic greenfield Council

Dwellings (units) 99                               

Gross Residential area (ha) 2.19Net Residential area (ha) 2.19

Gross Employment area  (ha) 0

Total Development period (yrs) 6 Council

Development mix and values Source

Density 45.21                          DPH

Market % Affordable % Social Rent Affordable Rent Intermediate Other

84.0                                                  15.0                            -                              7.50                                         7.50                            -                              Council

Market housingFloor area sqm Mix Number Selling Price (£ per sqm)

Flats 59.30                          16.1% 13.50                                      £3,712 Consultant team

Terrace 119.58                       62.5% 52.50                                      £3,722 Promoter

Refurbed Flats 58.50                          15.5% 13.00                                      £3,712

Refurbed Bungalow 110.00                       1.2% 1.00                                         £3,951

Refurbed Terrace 55.00                          4.8% 4.00                                         £3,722

Affordable Rent Weekly Rent

Flats 54.90                          100.0% 7.50                                         £83.08 Council Proforma

Terrace £101.26

Intermediate

Flats £2,970 Council Proforma

Terrace 112.00                       100.0% 7.50                                         £2,978

Social and Affordable Rent Assumptions

Management/Maintenance £1,000.00 Council / RP's

Voids/ Bad debts 4% Council / RP's

Repairs reserve 500                             Council / RP's

Capitalisation 6% Council / RP's

BLVHousing Total SDLT Fees

£ per ha gross £250,000 685,000                                  23,750                       11,988                       Stage 1 report

Build Costs Source

New Flats £1,073.60per sqm Consultant team

Refurbed Flats £1,532.00per sqm Council

Terraced £946.00per sqm Consultant team

Refurbished Terraced £1,532.00per sqm Consultant team

Refurbished Bungalow £1,532.00per sqm Consultant team

Blended rate used for houses £946.00per sqm Consultant team

Other Development Costs

Plot costs 10.00%of build costs Consultant team

Professional Fees 8.00%of build costs Consultant team

Finance Rate 6.00% Consultant team

Marketing Fees 3.00%of market GDV Consultant team

Agents & Legals 1.75%of land value Consultant team

SDLTapplied at prevailing rate HMRC

Dev & Cont Returnapplied in Results sheet PPG

Broad Infrastructure Cost Assumption

Site Infrastructure (General) 25%of build costs Consultant team

Broad abnormals/site prep assumption

Site Preparation (General) £1,522,000per ha Promoter

Policy Costs Total

Policy Costs (Local)

Education (Flat) £1,612.97per flat £54,841 Council

Education (House) £1,612.97per house £104,843 Council

Open Space & Recreation  (House & Flats) £3,245.31per dwelling £321,286 Council

Other (specify) £0.00 per dwelling £0 Council

Policy Costs (National & GMSF)

Biodiversity  Net Gain £1,137 per dwelling £112,563 Consultant team

Adaptable dwellings £1,500 per dwelling £148,500 Consultant team

Electric charging vehicle (Detached) £1,500 per detached £1,500 Consultant team

Future Homes Standard (Detached) £3,000 per detached £3,000 Consultant team

Future Homes Standard (Semi) £2,000 per semi £0 Consultant team

Future Homes Standard (Terraced) £2,000 per terraced £128,000 Consultant team

Future Homes Standard (Flat) £1,500 per flat £51,000 Consultant team

Total Development Contributions £925,533
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3.18 JPA16 (GMA16/GM16) Cowlishaw 

Description 

¶ The site is described as being in an attractive area with a potential to provide a range of high 

quality housing including affordable housing. 

 

Sensitivity test undertaken 

¶ Yes - Market values increased by 10%. The local authority has indicated that the location of 

the site is in a strong housing market that provides the potential to deliver a range of high-

quality housing and contribute towards the diversification of the housing stock within the 

area and borough-wide. It is reasonable to assume that a development in this location would 

be popular, with accelerated sales rates and values. 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

GM16/ 
GMA 
16 

Cowlishaw Oldham Housing Base £13,800,000 -£2,280,000 £200,000 -£2,480,000 

GM16/ 
GMA 
16 

Cowlishaw Oldham Housing Sensitivity £24,742,000 £7,090,000 £200,000 £6,890,000 

 

Commentary 

¶ The site produces a negative residual value with the base test but, with an increase in 

market values of 10%, the residual value becomes positive at c£7m. 

¶ This is sufficient to meet the strategic transport costs which, at c£0.2m, are relatively modest 

by comparison with the costs to be met by other sites. 

 

Base assumptions and testing summary ï on following pages 
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3.19 JPA17 (GMA18/GM13) Land South of Coal Pit Lane (Ashton Road) 

Description 

¶ The sites have the potential to meet local housing need in the immediate vicinity and across 

the borough and contribute to and enhance the housing mix within the area through adding 

to the type and range of housing available. However, it is in a currently low value area and 

therefore a viable position will be a challenge. 

 

Sensitivity test undertaken 

¶ Yes - Market values increased by 17.5%. The site provides a significant amount of new 

homes, in a sustainable and accessible location, that will help to diversify Oldhamôs housing 

stock and contribute to meeting housing needs. The Council consider it is therefore 

reasonable to assume that a development in this location would be popular, with higher 

sales values than are general for the area. 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme RV 
(g-h) 

JPA17 

Land South 
of Coal Pit 
Lane 
(Ashton 
Road) 

Oldham Housing Base 

 
 
£1,310,000 

 
 
-£3,950,000 

 
 
£790,000 

 
 
-£4,740,000 

JPA17 

Land South 
of Coal Pit 
Lane 
(Ashton 
Road) 

Oldham Housing Sensitivity 

 
 
£6,950,000 

 
 
£790,000 

 
 
£790,000 

 
 
£0 

 

Commentary 

¶ The main test (with an affordable housing requirement of 10%) gives a negative residual 

value of c£4m.  The shortfall increases to £4.7m when the strategic transport costs are 

included. 

¶ The sensitivity test provides an appraisal of the site with an increase in sales prices by 

17.5%. This results in a residual value of £0.8m after accounting for the strategic transport 

costs.  It should be noted that a 17.5% increase in market values is a significant uplift. 

 

Base assumptions and testing summary ï on following pages 
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Site information Source

Allocation (2020)GMA18 Land south of Coal Pit Lane (Ashton Road)

Allocated redline within GMSF (ha) 19.90 District Oldham

Ward Medlock Vale Ward

Site type Housing Name Ashton Road Corridor

Area to be developed 7.59 TypeStrategic greenfield Council

Dwellings (units) 175                             Council

Gross Residential area (ha) 6.07Net Residential area (ha) 7.8 Council

Gross Employment area  (ha) 0

Total Development period (yrs) 6 Council

Development mix and values Source

Density 22.44                          DPH

Market % Affordable % Social Rent Affordable Rent Intermediate Other

157.50                                              17.50                          -                              8.750                          8.750                          -                              Council

Market housingFloor area sqm Mix Number Selling Price (£ per sqm) Council

Semi 93                               60.0% 94.500                       £1,857

Semi 111                             35.0% 55.125                       £1,857 Consultant team

Detached 122                             5.0% 7.875                          £1,999

Social Rent Rent

Flats 53                               0.0% -                              £62  Council

Terrace 86                               100.0% -                              £76

Affordable Rent Weekly Rent  

Flats 53                               0.0% -                              £83.08 Council

Terrace 86                               100.0% 8.750                          £101.26

Intermediate

Flats 53                               0.0% -                              £1,442 Council

Terrace 86                               100.0% 8.750                          £1,486

Social and Affordable Rent Assumptions

Management/Maintenance £1,000.00 Council / RP's

Voids/ Bad debts 4% Council / RP's

Repairs reserve 500                             Council / RP's

Capitalisation 6% Council / RP's

BLVHousing Total SDLT Fees

£ per ha gross £250,000 1,897,500                  84,375                       33,206                       Stage 1 report

Build Costs Source

Flats 1to2 £1,047.20per sqm Consultant team

Flats 3to5 £1,073.60per sqm Consultant team

Flats 6 £1,416.80per sqm Consultant team

Terraced £932.80per sqm Consultant team

Semi £932.80per sqm

Detached £1,056.00per sqm

Blended rate used for houses £939.65per sqm

Other Development Costs

Plot costs & Contingency 10.00%of build costs Consultant team

Professional Fees 8.00%of build costs Consultant team

Finance Rate 6.00% Consultant team

Marketing Fees 3.00%of market GDV Consultant team

Agents & Legals 1.75%of land value Consultant team

SDLTapplied at prevailing rate HMRC

Dev & Cont Returnapplied in Results sheet PPG

Broad Infrastructure Cost Assumption

Site Infrastructure (General) 25%of build costs Consultant team

Broad abnormals/site prep assumption

Site Preparation (General) £45,000per ha Consultant team

Policy Costs Total

Policy Costs (Local)

Education (Flat) £1,612.97Per flat £0 Council

Education (House) £1,612.97per house £282,270 Council

Open Space & Recreation  (House & Flats) £3,237.77per dwelling £566,610 Council

Policy Costs (National & GMSF)

Biodiversity  Net Gain £1,137 per dwelling £198,975 Consultant team

Adaptable dwellings £1,500 per dwelling £262,500 Consultant team

Electric charging vehicle (Detached) £1,500 per detached £11,813 Consultant team

Future Homes Standard (Detached) £3,000 per detached £23,625 Consultant team

Future Homes Standard (Semi) £2,000 per semi £299,250 Consultant team

Future Homes Standard (Terraced) £2,000 per terraced £35,000 Consultant team

Future Homes Standard (Flat) £1,500 per flat £0 Consultant team

Total Development Contributions £1,680,042
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3.20 JPA18 (GMA19/GM19) South of Rosary Road 

Description 

¶ The site has potential to deliver around 60 new homes within Fitton Hill (which falls within 

the 10% most deprived neighbourhoods in the country), thereby contributing to and 

enhancing the housing mix within the area and adding to the type and range of housing 

available. Due to the lower values anticipated there is no affordable housing requirement on 

this site. 

 

Sensitivity test undertaken 

¶ Yes - Increased selling prices by 15%. The council is working to bring forward a number of 

brownfield sites within the Fitton Hill estate, adjacent to Rosary Road. As part of improving 

the local environment and wider neighbourhood, there will be enhancements to existing 

open space and green infrastructure throughout the area as well as a replacement local 

shopping centre.  GMA19 also lies close to the southern end of Snipe Clough which is a 160 

acre site in the Green Belt that is to be home to óNorthern Rootsô, the UKôs largest urban 

farm and eco park. Given these factors the Council considers it is reasonable to assume 

that a development in this location would have increased sales values than are general for 

the area.    

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA18 
South of 
Rosary 
Road 

Oldham Housing Base £526,000 -£1,270,000 £60,000 -£1,330,000 

JPA18 
South of 
Rosary 
Road 

Oldham Housing Base £2,045,000 -£10,000 £60,000 -£70,000 

 

Commentary 

¶ The main test shows that the residual value is negative at circa -£1.3m.  The anticipated 

transport costs for the site are relatively minor (£60,000). 

¶ An increase in sales values of 15% produces a marginal scheme. 

 

Base assumptions and testing summary ï on following pages 
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3.21 JPA19 (GMA20/GM23) Bamford and Norden 

Description 

¶ Norden and Bamford are well-established residential areas to the west of Rochdale town 

centre and the Council considers there is a strong market demand for housing within the 

area. It is one of the most significant areas of larger, higher value housing and is considered 

to be a desirable and aspirational place to live. 

 

Sensitivity test undertaken 

¶ None 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA19 
Bamford and 
Norden 

Rochdale Housing Base £30,324,000 £5,750,000 £1,810,000 £3,940,000 

 

Commentary 

¶ The scheme produces a residual land value of £5.8m which is sufficient to meet anticipated 

strategic transport cost.  

 

Base assumptions and testing summary ï on following pages 
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3.22 JPA20 (GMA21/GM24) Castleton Sidings 

Description 

¶ The site offers the opportunity to deliver high quality housing in a sustainable and accessible 

location. The site is well placed to utilise existing community facilities and social 

infrastructure. 

¶ The development of the site is important to facilitate the extension of the East Lancashire 

Railway (ELR) from Heywood to Castleton ï although this does not impact on site viability. 

 

Sensitivity test undertaken 

¶ Yes ï change value area and reduce affordable housing contribution. The Council considers 

that Castleton offers significant opportunity as an area for growth and regeneration, based 

primarily on the existing and potential accessibility of the area via a range of transport 

modes.  As a result of this, Castleton has been identified as a key location for development 

in both the boroughôs   Growth Plan and Rochdale Corridor Strategy and which includes 

around 1,500 new homes and associated facilities.   

¶ In addition, Castleton is located on the Rochdale Canal which provides additional walking 

and cycling links as well as recreational and visual opportunities.  Together, these 

opportunities are expected to bring a real change to the area which will be reflected in its 

attractiveness with a subsequent uplift in values. 

 

Summary of results 

Site Details Scheme Results 

a b c d e f g h i 

Site 
Ref Site Name 

Local 
Authority 

Schem
e Type 

Base/ 
Sensitivi
ty test 

Scheme 
RV incl 
land costs 

Scheme 
RV (f less 
return) 

Strategic 
transport 
costs 

Out-turn 
scheme 
RV (g-h) 

JPA20 
Castleton 
Sidings 

Rochdale Housing Base -£1,028,000 -£5,400,000 £110,000 -£5,510,000 

JPA20 
Castleton 
Sidings 

Rochdale Housing Sensitivity £4,881,000 -£360,000 £110,000 -£470,000 

 

Commentary 

¶ The main test provides a negative residual value of -£5m, which is slightly worsened when 

the anticipated strategic transport costs of £0.1m are included.   

¶ The scheme becomes marginally viable with the increase in market values and reduction in 

affordable housing requirement. 

 

Base assumptions and testing summary ï on following pages 
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