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Housing Value Zones

The purpose of the housing value zones is to create a visual representation of the
differences in value and what could be reasonably expected to be achieved across the
borough.

We have therefore sought to rationalise and simplify the Housing Value Zones for ease
of application both in terms of policy and values. All planning obligations (including CIL
and Affordable Housing etc.) should ideally ‘align’ in terms of Housing Value Zones
and viability.

Note that this section on Housing Value Zones is about the relativity of values across
zones in the area, not the absolute value assumption which are contained in Section 7
below.

New-Build Achieved Values

6.4

6.5

As shown in Figure 6.1, we have mapped new-build property prices across the District
over the past two years.

Figure 6.1 — New Build House Sales Last 2 Years by Ward

Source: AspinallVerdi, 2026

Wards including Twycross Witherley and Sheepy, Cadeby Carlton Market Bosworth
and Shackerstone, Barlestone Nailstone and Osbaston, and Newbold Verdon with
Desford and Peckleton record the highest values, with averages exceeding £450,000.
Ambien also shows notably high values, with averages between £350,000—£400,000.
In contrast, the lowest-value areas are concentrated around Hinckley, where wards
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such as Hinckley Trinity and Burbage St Catherines and Lash Hill show values up to
£300,000. Wards including Hinckley Clarendon, Burbage Sketchley and Stretton, Earl
Shilton, Ratby Bagworth and Thornton, and Markfield Stanton and Fieldhead fall within
the £300,000-£350,000 range.

Second-Hand Achieved Values

6.6

6.7

6.8

6.9

6.10

To sense check the pattern of new-build values across Hinckley and Bosworth, we
have carried out a market review of sales values for all property types transacted
within the area over the past 2 years. This provides a useful benchmark, enabling
comparison of value zones across the borough based on the existing housing stock.

The analysis has been based on detailed Land Registry data for second-hand
achieved values.

Second-hand transactions falling within Category B have been excluded from this
dataset.

Figure 6.2 below illustrates the average second-hand property prices for all property
types across the District during the last two years.

Figure 6.2 - House Sales (All Unit Types) Last 2 Years by Ward

iD?' L s
W ﬂwlckﬂ A

-

T

] ~
*© Plilnlﬂ\nrpn

. [ Hinckley and Bosworth Borough Boundary
Second—Hand Sales All Units (2024-2026)
- Up to £250,000

:| £250,000 - £300,000

O
g&} - ‘ [ £300,000 - £350,000
oty o 54 1 £350,000 - £400,000

= i f 69
Contains Ordnance Survey Data © Crown copyright and database rlght 2026 ‘ IL w“"”ﬂ Purvs | o7 [ £400,000 and over

Source: AspinallVerdi, 2026

Figure 6.2 illustrates the average sale prices for all unit types across the borough’s
wards over the past two years, segmented by price bands. The data highlights a clear
spatial divide, with areas in the east predominantly falling within the lower value
brackets, where average prices typically range up to £250,000, £250,000—£300,000,
and £300,000—£350,000. In contrast, wards to the west demonstrate consistently
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higher values, with extensive areas averaging between £350,000—£400,000 and
exceeding £400,000 in some locations.

We have also reviewed the dataset at an individual property-type level, with separate
analysis for both houses and flats.

Figure 6.3 — Second-Hand House Sales Last 2 Years by Ward
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Figure 6.3 illustrates the average house price per ward over the past 2 years. The
highest values are concentrated in the western part of the District, including Twycross
Witherley and Sheepy, Ambien, and Cadeby Carlton Market Bosworth and
Shackerstone, where average prices exceed £350,000. Newbold Verdon with Desford
and Peckleton Ward also falls within this upper range. In contrast, the lowest values
are focused around Earl Shilton and Barwell, where average values are up to
£280,000. Across Hinckley, including Hinckley Castle Ward, Hinckley Clarendon Ward,
and Hinckley Trinity Ward, values predominantly fall within the £250,000—£310,000
range.
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Figure 6.4 — Second-Hand Flat Sales Last 2 Years by Ward
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Figure 6.4 illustrates average flat transaction values across each ward within Hinckley
and Bosworth. The pattern broadly mirrors the east—west divide identified in Figure 5.3,
with the highest values concentrated in the western part of the borough and the lowest
values in the eastern wards. The most affordable flats, with averages up to £125,000,
are recorded in Earl Shilton, Hinckley Trinity, and Hinckley De Montfort. As expected,
the transactions identified show generally lower price levels than houses.

In contrast, the highest averages, £155,000 and above, are found in the western
wards, including Twycross Witherley and Sheepy, Ambien, and Cadeby Carlton Market
Bosworth and Shackerstone, as well as in Groby to the north east. Hinckley Clarendon
Ward and Burbage St Catherines and Lash Hill Ward also record notably high values,
with averages between £145,000—£155,000. Markfield Stanton and Fieldhead Ward
and Newbold Verdon with Desford and Peckleton Ward fall within the mid-range, with
averages of £135,000—£145,000. Lower mid-range values, between £125,000—
£135,000, are evident in Burbage Sketchley and Stretton Ward, Hinckley Castle Ward,
Barwell Ward, and Ratby Bagworth and Thornton Ward.

Index of Multiple Deprivation (IMD)

6.15

When preparing our Housing Value Zones, we have also had regard to the Index of
Multiple Deprivation (IMD). The IMD provides a metric in which multiple datapoints,
such as average income, health, education, crime, unemployment etc., are all
amalgamated into a single rating that reflects the level of deprivation an area is
experiencing. This is illustrated on a map in Figure 6.5.
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Figure 6.5 — Index of Multiple Deprivation Map
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The IMD map for Hinckley and Bosworth illustrates the spatial distribution of
deprivation levels across the borough. Higher levels of deprivation, shown in red and
orange, are largely concentrated in and around Hinckley Town Centre, and Earl
Shilton. These areas are typically associated with lower-income households, a greater
proportion of social housing, and historically lower average house prices.

In contrast, the least deprived areas, shaded in dark blue, are typically located on the
periphery of the towns or the in the rural hinterland. These include areas around
settlements including Thornton, Brascote, and Sketchley. These areas often contain
larger, privately-owned homes, better access to green space, and stronger market
demand.

The IMD pattern across Hinckley and Bosworth broadly aligns with the property market
trends observed in our analysis of achieved values. Areas with lower levels of
deprivation tend to correlate with higher sales values, whereas more deprived areas
are generally associated with lower values. While the IMD is not a direct measure of
market performance, it provides a valuable proxy and supports the spatial rationale
behind our value zoning.

AspinallVerdi Housing Market Zones

6.19

6.20

In order to derive our Housing Market Value Zones, we have had regard to our current
new-build achieved values, second-hand achieved values, and the Index of Multiple
Deprivation.

Based on our market assessment above, we have divided the study area into three

distinct areas:
-
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e Lower Value Zone (Red) — Earl Shilton, Barwell, Hinckley Castle, Hinckley De
Montfort, Hinckley Trinity

e Mid Value Zone (Yellow) — Groby, Burbage Sketchley and Stretton, Markfield
Stanton and Fieldhead, Newbold Verdon with Desford and Peckleton, Ratby
Bagworth and Thornton, Barlestone Nailstone and Osbaston, Hinckley
Clarendon, Burbage St Catherines and Lash Hill

e Higher Value Zone (Green) — Twycross Witherley and Sheepy, Cadeby Carlton
Market Bosworth and Shackerstone, Ambien

Following our review of the residential market research we have produced the housing
value zone map to reflect the market across the borough. These zones are illustrated
in Figure 6.6 below.

Figure 6.6 — Recommended Housing Values Zones
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Residential Value Assumptions

Based on the above evidence, our opinion of absolute values is set out below. This
takes into account the general housing zones identified, recent new-build transactions,
and current asking prices.

In forming our opinions of value, we have placed greatest weight on achieved sales
evidence. We have also reviewed second-hand sales and current asking prices to
inform our assumptions, while remaining mindful that asking prices are often
aspirational and not always realised in practice. Where evidence is limited, we have
drawn on the available asking prices and second-hand sales to support our judgement.

Taking the above into account, we have applied our professional judgement to
determine the market values across Hinckley and Bosworth that underpin our financial
appraisals.

AspinallVerdi Value Assumptions (May 2026)

7.4

To support our viability assumptions, we categorised value assumptions
geographically across the value zones identified, as detailed as below.

Table 7.1 — AspinallVerdi Value Assumptions

Lower Value Zone

Unit Type Beds Size (sqm) £ psm Value £
Flat 1-bed 50 £2,600 £130,000
Flat 2-bed 70 £2,000 £140,000
House 2-bed 72 £3,264 £235,000
House 3-bed 85 £3,118 £265,000
House 4-bed 105 £3,143 £315,000
House 5-bed 131 £3,321 £435,000

Mid Value Zone

Unit Type Beds Size (sqm) £ psm Value £
Flat 1-bed 50 £3,100 £155,000
Flat 2-bed 70 £2,429 £170,000
House 2-bed 72 £3,611 £260,000
House 3-bed 85 £3,412 £290,000
House 4-bed 105 £3,333 £350,000
House 5-bed 131 £3,740 £490,000

Higher Value Zone

Unit Type Beds Size (sqm) £ psm Value £

Flat 1-bed 50 £3,800 £190,000
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Flat 2-bed 70 £3,000 £210,000
House 2-bed 72 £4,028 £290,000
House 3-bed 85 £3,647 £310,000
House 4-bed 105 £3,810 £400,000
House 5-bed 131 £4,198 £550,000

Source: AspinallVerdi, May 2026
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Specialist Accommodation for Older People

This section of the report focuses on the specialist accommodation for older people.
We set out a summary of our understanding of the various types of housing for older
people and undertake a review of the current market within the area.

Introduction

8.2

8.3

8.4

8.5

With an ageing population, the demand for forms of specialist accommodation for the
elderly is growing. This type of specialist accommodation usually takes the form of
retirement living (typically over 55 accommodation), housing with support, and housing
with care. The specialist accommodation we have tested are defined in the housing for
Older and Disabled People PPG', as:

“Age-restricted general market housing: This type of housing is generally for people
aged 55 and over and the active elderly. It may include some shared amenities
such as communal gardens, but does not include support or care services.

Retirement living or sheltered housing: This usually consists of purpose-built flats
or bungalows with limited communal facilities such as a lounge, laundry room and
guest room. It does not generally provide care services, but provides some support
to enable residents to live independently. This can include 24-hour on-site
assistance (alarm) and a warden or house manager.

Extra care housing or housing-with-care: This usually consists of purpose-built or
adapted flats or bungalows with a medium to high level of care available if required,
through an onsite care agency registered through the Care Quality Commission
(CQC). Residents are able to live independently with 24-hour access to support
services and staff, and meals are also available. There are often extensive
communal areas, such as space to socialise or a wellbeing centre. In some cases,
these developments are known as retirement communities or villages - the
intention is for residents to benefit from varying levels of care as time progresses.

Residential care homes and nursing homes: These have individual rooms within a
residential building and provide a high level of care meeting all activities of daily
living. They do not usually include support services for independent living. This
type of housing can also include dementia care homes.”

For the purposes of our testing, “age-restricted general market housing” and
“retirement living or sheltered housing” are a very similar physical product. The PPG
descriptions are very closely aligned. The main difference between the two are the
provision of 24-hour on-site assistance (alarm) and a warden or house manager.

The age-restricted general market housing is effectively a flatted typology. We do not
consider that the ‘age-restriction’ has a negative impact on viability. Indeed, it is likely
to generate a premium over open market flats as part of a new retirement community
with housing equity from downsizing. The ‘retirement living or sheltered housing’ PPG
definition is more recognisably retirement housing (e.g., a ‘McCarthy & Stone’ or
‘Churchills Retirement Living’ typology) and we have explicitly tested this model. This
includes lower net-to-gross floor areas than general needs housing due to the
communal facilities that are provided as part of these schemes.

Figure 8.1 shows the actual and expected delivery of older persons’ housing in the UK
from 2018 — 2027. Supply is forecast to increase over the coming years, owing to the

1 MHCLG, 26 June 2019, PPG, Paragraph: 010 Reference ID: 63-010-20190626
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country’s ageing population and longer life expectancy. There is also increasing wealth
and income amongst senior age cohorts, leading to more informed housing and
lifestyle choices within the sector. For this reason, age-restricted accommodation is a
sector expected to grow over the next decade.

Figure 8.1 — Retirement Living Supply

Annual delivery of seniors housing units in the UK
by type (2023-27 = forecast)
Retirement Housing IRC
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Source: Knight Frank, 2023

8.6 Whilst overall delivery has improved, with 17% more schemes delivered in 2024 than
the previous year, the delivery of senior living schemes is still low compared to other
development types.? This is despite the senior age cohort accounting for the majority
of past and future population growth. With longer life expectancies and increasing
wealth within qualifying age cohorts, the delivery of senior living housing is expected to
continue to grow over the next decade.

Older Persons Housing Market Value

8.7 A review of Older Persons housing indicates that there are no new-build retirement
schemes currently being delivered within the borough. We have therefore focused our
search on recently constructed resale properties listed on Rightmove. In addition, we
reviewed the official websites of providers including McCarthy & Stone and Churchill
Retirement Living to identify any available retirement housing schemes within Hinckley
and Bosworth. Our search has identified the following schemes.

2 UK Seniors Housing Market Update, Knight Frank (2024)
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Churchmead Court

8.8

8.9

8.10

8.11

Churchmead Court is a purpose-built Retirement Living development (sheltered
housing) by McCarthy Stone providing a mixture of one and two-bedroom flats for
residents over 60. The scheme was completed in 2016 and includes 41no. flats in
total. It is situated on St Marys Road in Hinckley.

The scheme benefits from non-resident management staff, a Careline alarm system,
guest facilities, communal lounges, landscaped gardens and a shared laundry.

We have identified the following sales transactions.
Table 8.1 — Churchmead Court Achieved Values

Address Postcode Sale Date Type Price £ Area £ psm
(sqm)

Flat 26 LE10 1FH Sep-24 Flat £210,000 65 £3,231

Flat 25 LE10 1FH Sep-24 Flat £186,000 51 £3,647

Flat 2 LE10 1FH Apr-24 Flat £245,000 81 £3,025

Flat 14 LE10 1FH Nov-23 Flat £200,000 56 £3,571

Flat 6 LE10 1FH Nov-23 Flat £201,000 51 £3,941

Source: Rightmove (May, 2026)

We have also identified 1no. property currently being marketed for sale at this
development. Details of this listing are set out below.

Table 8.2 — Churchmead Court Asking Prices

Address Postcode Type Beds | Asking Price £ | Area £ psm
(sqm)
5 Argents Mead | LE10 1FH Flat 1 £210,000 49 £4,286

Source: Rightmove (May, 2026)

Bainbridge Court

8.12

8.13

8.14

Bainbridge Court is a Retirement Living development (sheltered housing) by McCarthy
and Stone located in Ashby-de-la-Zouch. The scheme was completed in 2016 and
comprises 32no. one and two-bedroom flats for residents over 60.

Bainbridge Court benefits from 24 hour remote monitoring, non-resident management
staff, a Careline alarm service, and a range of communal facilities including a
residents’ lounge, kitchen and hobby room.

We have obtained the following sales transactions.
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Table 8.3 — Bainbridge Court Achieved Values
Address Postcode Sale Date Type Price £ Area £ psm
(sqm)
Flat 31 LE65 2FW | Dec-25 Flat £230,000 77 £2,987
Flat 17 LE65 2FW | Oct-25 Flat £240,000 78 £3,077
Flat 9 LE65 2FW | Sep-25 Flat £220,000 78 £2,821
Flat 20 LEGS 2FW | Jul-25 Flat £230,000 78 £2,949
Flat 26 LEGS 2FW | Jul-24 Flat £255,000 86 £2,965
Flat 16 LE6G5 2FW | Jun-24 Flat £195,000 54 £3,611
Flat 33 LE65 2FW | May-24 Flat £217,500 71 £3,063
Flat 27 LE65 2FW | Feb-24 Flat £194,000 81 £2,395
Flat 10 LE65 2FW | Dec-23 Flat £195,000 54 £3,611
Flat 3 LE65 2FW | Nov-23 Flat £270,000 78 £3,462
Flat 30 LE65 2FW | Jun-23 Flat £192,500 54 £3,565

Source: Rightmove (May, 2026)

8.15 We have also identified 2no. properties that are currently being marketed for sale at
this development. Details of these listings are set out below.
Table 8.4 — Bainbridge Court Asking Prices
Address Postcode Type Beds | Asking Price £ | Area £ psm
(sam)
Flat 10 LEGS 2FW Flat 1 £200,000 57 £3,515
Flat (no. not LEGS 2FW Flat 1 £190,000 50 £3,777
available)
Source: Rightmove (May, 2026)
The Dials
8.16  The Dials comprises an over 55’s retirement housing development (sheltered housing)
by Anchor Lifestyle Developments, providing 57no. one and two-bedroom flats,
constructed in 2024. The scheme is located at 1-57 Alney House, Elizabeth Coxhead
Gardens, Hinckley, LE10 ORR.
8.17 The Dials development benefits from non-resident management staff and a Careline

alarm service, and includes facilities such as a beauty salon, café, hair salon and
landscaped gardens.
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8.18 Our research indicates that the majority of apartments at The Dials are offered for sale
on a leasehold basis through Shared Ownership. For the purpose of our analysis, we
have applied an uplift to the reported listing prices to reflect the proportion of
ownership being marketed, in order to derirve an equivalent asking price on the basis
of full ownership. The purchase shares available at the Dials are typically 25%, 30%,
50% or 75% of the property.
8.19 We note that the following properties are currently being marketed at the development.
Table 8.5 — The Dials Asking Prices
Address Postcode Type Beds Asking Price £ Area £ psm
(100% ownership (sqm)
basis)
1-57 Alney LE10 ORR Flat 2 £295,500 84 £3,518
House
1-57 Alney LE10 ORR Flat 2 £295,500 84 £3,518
House
1-57 Alney LE10 ORR Flat 2 £279,990 58 £4,827
House
1-57 Alney LE10 ORR Flat 2 £286,667 62 £4.624
House
1-57 Alney LE10 ORR Flat 2 £295,500 84 £3,518
House
Source: Rightmove (May, 2026)
Summary
8.20 A summary of achieved and asking prices for the above schemes is set out below.

Table 8.6 — Summary of Achieved and Asking Prices

Average Achieved | Average Asking
Price £ Price £
1BF £194,917 £200,000
2B+F £231,150 £290,631

Source: Rightmove (May, 2026); AspinallVerdi (May, 2026)

Older Persons Housing Premiums

8.21

8.22

We have considered previous academic evidence to guide our value assumptions for
specialist living, to supplement the lack of new build data.

We refer to the current evidence base in which the HDH WPV (2024) used
representations from the Retirement Housing Group (RHG), to inform the Sheltered
and Extra Care unit values adopted with the WPV appraisals.

’ Aspinall



8.23

Residential Market Paper
Hinckley and Bosworth Borough Council
June 2026

Error! Reference source not found..6 displays the value premium guidance provided
by the RGH.

Table 8.7 — Extra Care Housing Sales Value Premiums

Typology Assumption
Extra care housing unit prices e 25% premium to private market 1-bed flat
Sheltered housing unit prices In high-value areas (with a high proportion of
flats) —
e 10-15% premium to private market 1, 2-
bed flats;

e 75% value of a 3-bed semi-detached
house for a 1-bed sheltered housing unit;
and

e 100% value of a 3-bed semi-detached
house for a 2-bed sheltered housing unit.

Source: Retirement Housing Group, 2016

Specialist Housing Value Assumptions

8.24

8.25

8.26

Our search has revealed limited findings regarding new build retirement living schemes
in Hinckley and Bosworth. However, we appreciate that housing designed for older
persons is likely to achieve a premium compared to regular housing. This expectation
is based on the additional amenities and services tailored to the needs of seniors in
such developments. Despite the scarcity of identified schemes, we consider that the
specialist features of housing for older individuals will position these properties to
command a premium in the market.

Having regard to the above asking price evidence and taking the rule of thumb
principle from Error! Reference source not found., on the basis of adding a 25%
premium for the extra care units on one bed flats and 10-15% premium to private
market one and 2 bedroom flats for sheltered housing, we have calculated potential
values as set out in Table 8.7.

Based on the limited data identified, we do not consider it appropriate to adopt a value
zone approach to the valuation of these units and therefore our assumptions are as
follows:

Table 8.8 — Specialist Housing Value Assumptions

Scenario Value zone Unit type | Unit size | Capital | Price psm
(sqm) Value

Extra Care All Zones 1 bed 60 £240,000 £4.000
housing

Extra Care All Zones 2 bed 80 £265,000 £3,313
housing

Sheltered All Zones 1 bed 60 £220,000 £3,667
housing
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Sheltered All Zones 2 bed 80 £240,000 £3,000
housing

Source: AspinallVerdi (May, 2026)

Empty Property Costs

8.27

8.28

8.29

It is reasonable to consider an element of Empty Property / Leakage costs in relation to
older persons housing; this is generally because:

o Preference for Physical Viewing: Older individuals often prefer to physically visit
and inspect a property before making a purchase decision. They may want to
ensure that the accommodation meets their specific needs and preferences,
such as accessibility, safety features, or proximity to amenities. This can lead to
properties sitting vacant for longer periods while potential buyers or tenants
inspect them.

e Lack of Off-Plan Purchases: Unlike younger buyers who may be more willing to
purchase properties off-plan (before construction is complete), older individuals
may be more cautious and prefer to see the finished product. This can result in
longer marketing periods for the properties and higher costs associated with
keeping them vacant.

During this ‘holding period’ the developer has to cover the empty property costs.
These include the cost of Council Tax on the empty units and any potential service
charge shortfall (e.g. the whole development has to be managed, regardless of how
many units are occupied).

Our adopted empty property costs are set out in detail in our main viability report.
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9  Transfer Values for Affordable Housing

9.1 We have been informed by the draft affordable housing policy that the tenure mix for
affordable housing is as follows:

e Shared ownership — 20%
e Social / Affordable rent — 80%

Adopted Affordable Housing Transfer Values

9.2 We have reviewed our wider experience of undertaking viability assessments,
considered the approach taken in neighbouring authorities, and reflected on what has
been delivered in the market. We have also had regard to the findings of Hinckley and
Bosworth’s Housing Needs Study.

9.3 On this basis, we have adopted the following percentages of Open Market Value
(OMV) for affordable housing:

Table 9.1 — Transfer Value Assumptions

Affordable Housing Tenure % of OMV
Shared ownership 65%
Social / affordable rent 50%

Source: AspinallVerdi, 2026
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Introduction

The (benchmark) land value assumption(s) are fundamental in terms of Local Plan
Viability. This land value paper sets out our approach to land values for the wider
Viability Assessment. The viability assessment is discussed in our separate, main
viability report.

This report sets out the Benchmark Land Values (BLV) found across the Hinckley &
Bosworth borough, hereafter referred to a ‘the borough’. We set out below our
approach to land values for the viability assessment, before reviewing land values
across the borough in order to inform our assumptions for the BLV used in the
appraisals.

The purpose of this study is to assess the viability of the Council’s local plan. This has
regard to the cumulative impact of policy costs and other development value and cost
assumptions, including land value.

This paper includes the following sections:

e Section 2 — Land Value Approach - This section summarises our approach to
the BLV. It should be read in conjunction with the more detailed discussion
and analysis in the main Viability Report.

e Section 3 - Existing Evidence Base Review - In this section, we review the
existing evidence base with regard to land values from previous viability
studies.

e Section 4 — UK Land Context - This section provides context on land values at
a national and regional level. This focuses on greenfield land, as this
represents the majority of likely development sites in Hinckley and Bosworth
Borough, and development land (i.e. land with planning permission or
allocated in previous local plans). We also refer to brownfield land for
completeness as we are aware some sites likely to come forward for
development may not be greenfield.

e Section 5 — Greenfield Land Values - This section sets out the market
information for greenfield / previously undeveloped land values across the
Borough.

e Section 6 — Brownfield Land Values - This section sets out land value
evidence for sites where the existing use is brownfield.

e Section 7 — Residential Development Land Values - This section provides our
market research of land values with development potential.

e Section 8 — Benchmark Land Value Assumptions - Finally, we set out our BLV
assumptions. These are derived from the above research and interrogation of
our confidential land value database.
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Land Value Approach

In a development context, the land value is calculated using a residual approach —
the Residual Land Value (RLV).

The RLV is calculated by the summation of the total value of the development, less
the development costs, planning obligations, developers return/profit to give the land
value. This is illustrated on the following diagram Figure 2.1.

Figure 2.1 - Development Viability

ALL COSTS OF THE DEVELOPMENT IS VIABLE WHEN GOV
GROSS DEVELOPMENT DEVELOPMENT INCLUDING IS EQUAL TO THE WHOLE COSTS OF
VALUE LAND AND PROFIT DEVELOPMENT

Developer return Policy delivery
Includes any
enhanced value from
sustainabilty and Cumulative policy costs Infrastructure SUUCTU cuding CIL and
design standards. contributions
But may have been
reduced on account
of the provision of
affocdable housing,
affordable bl Mitigation of Site-specfc mitigation  Safety standards
community buildings Development costs the impact of
and other pelicy development design and building Sustanability measures

requirements.

Land

Source: Royal Institution of Chartered Surveyors (RICS) Assessing viability in planning under
the National Planning Policy Framework 2019 for England - April 2023.

As above, development is only viable if the cumulative policy costs have sufficient
headroom. If the Gross Development Value (GDV) equals the costs of development
on a policy-compliant basis, then the development is viable, as the necessary
element of policy compliance has been included.

In order to determine whether development is viable in the context of area-wide
studies, the NPPF (December 2024) is silent on the requirements of landowners and
developers' . Paragraph 59 of the Framework simply states that ‘all viability
assessments, including any undertaken at the plan-making stage, should reflect the
recommended approach in national planning guidance, including standardised inputs,
and should be made publicly available’.?

1 Previously paragraph 173 of the NPPF (2012) stated that ‘to ensure viability, the policy costs should provide competitive
returns to a willing land owner and willing developer to enable the development to be deliverable’.

2 pParagraph 59, December 2024, Ministry of Housing, Communities and Local Government, National Planning Policy
Framework
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The Planning Practice Guidance (PPG) Viability sub-section provides guidance on the
land values and particularly benchmark land values for the purposes of viability
assessment:

Paragraph: 013 - How should land value be defined for the purpose of viability
assessment? — ‘a benchmark land value should be established on the basis of the
existing use value (EUV) of the land, plus a premium for the landowner’.

Paragraph: 014 — ‘In plan making, the landowner premium should be tested and
balanced against emerging policies.’

Paragraph: 015 — What is meant by existing use value in viability? ‘EUV is the value
of the land in its existing use. Existing use value is not the price paid and should
disregard hope value. Existing use values will vary depending on the type of site and
development types. EUV can be established in collaboration between plan makers,
developers and landowners by assessing the value of the specific site or type of site
using published sources of information, such as agricultural or industrial land values,
or if appropriate capitalised rental levels at an appropriate yield (excluding any hope
value for development)'.

Paragraph: 016 — ‘The premium should provide a reasonable incentive for a land
owner to bring forward land for development while allowing a sufficient contribution to
comply with policy requirements.’

The above PPG guidance is described in detail in the main report (section on
National Policy Context). The PPG does not provide any guidance on the quantum of
premiums. One therefore has to ‘triangulate’ the BLV based on market evidence.

In this respect we have created a land value database of Hinckley & Bosworth
borough land value evidence and we are able to interrogate this by evidence source,
value basis and zone.

Hence for plans and schemes to be viable, the RLV has to be tested against the
benchmark which would enable sites to come forward — the Benchmark Land Value
(BLV). This is illustrated in the following diagram Figure 2.2.

Figure 2.2 - Balance between RLV and BLV

GDV (inc. AH)

Less

* Fees

« S106/CIL No. Units / Size

* Build costs x Density

* Profit = size of site (ha)
* Interest etc. x BLV (£/ha)

= RLV = BLV

Source: AspinallVerdi (© Copyright)
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The fundamental question is, ‘what is the appropriate BLV?’ The land market is not
perfect but there is a generally accepted hierarchy of values based on the supply and
demand for different uses. This is illustrated on an indicative basis in the following
chart Figure 2.3.

Figure 2.3 - Indicative Land Value Hierarchy

terment

Source: AspinallVerdi (© Copyright)

The value of individual sites depends on the specific location and site characteristics.
In order for development to take place (particularly in the brownfield land context) the
value of the alternative land use has to be significantly above the existing use value
to cover the costs of site acquisition and all the costs of redevelopment (including
demolition and construction costs) and the developer’s profit / return for risk.

It is also important to note that where land is likely to be allocated for development on
brownfield sites, it is a reasonable approach or ‘rule of thumb’ to assume that the
income generating uses are likely to be of a lower quality than that which may
achieve a market facing rental level and yield. Where a site comprises existing
commercial uses which are of a good quality and able to achieve market facing rents
and yields, by their very nature, these sites are unlikely to be released for residential
redevelopment, particularly given the requirement for the alternative land use has to
be significantly above the existing use value to cover the costs of site acquisition and
all the costs of redevelopment.

In an area-wide context, we can only take a broad-brush approach in terms of the
BLV as we can only appraise a representative sample of hypothetical development
typologies. This is in line with national planning guidance and is an established way of
undertaking plan-wide viability assessments.

Note also that some vendors have different motivations for selling sites and releasing
land. Some investors take a very long-term view of returns, whereas other vendors
could be forced sellers (e.g., when a bank forecloses).

Finally, ‘hope value’ has a big influence over land prices. Hope value is the element
of value in excess of the existing use value, reflecting the prospect of some more
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valuable future use or development. The PPG specifically states that hope value (and
the price paid) should be disregarded from the EUV. However, hope value is a
fundamental part of the market mechanism and therefore is relevant in the context of
the premium.

The diagram below (Figure 2.4) illustrates these concepts. It is acknowledged that
there has to be a premium over EUV in order to incentivise the landowner to sell. This
‘works’ in the context of greenfield agricultural land, where the values are well
established, however, it works less well in urban areas where there is competition for
land among a range of alternative uses. It begs the question EUV “for what use?”; it is
impossible to appraise every single possible permutation of the existing use (having
regard to any associated legacy costs®) and development potential.

Figure 2.4 - Benchmark Land Value Approaches

Existing Policy Hope Value
Use Value Compliant
(EUV) Residual Land
Value (RLV)
Alternative Use Value (AUV) / Market
Value (MV)
|
EUV + Premium

Policy adjustment
Source: AspinallVerdi © (Copyright)

In this context, the June 2012 Harman report ‘allows realistic scope to provide for
policy requirements and is capable of adjusting to local circumstances by altering the
percentage of premium used in the model. The precise figure that should be used as
an appropriate premium above current use value should be determined locally. But it
is important that there is [Market Value] evidence that it represents a sufficient
premium to persuade landowners to sell’*

The Homes & Communities Agency Area Wide Viability Model (Annex 1 Transparent
Viability Assumptions) is the only source of specific guidance on the size of the
premium. The guidance states:

There is some practitioner convention on the required premium above EUV, but
this is some way short of consensus and the views of Planning Inspectors at
Examination of Core Strategy have varied. Benchmarks and evidence from
planning appeals tend to be in a range of 10% to 30% above EUV in urban

3 E.g. Existing buildings to be demolished and/or contamination requiring remediation.
4 Viability TestingLocal Plans Advice for planning practitioners - Local Housing Delivery Group - Chaired by Sir John Harman
(June 2012), page 29
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areas. For greenfield land, benchmarks tend to be in a range of 10 to 20
times agricultural value.®

The RICS provides a more market-facing approach, based on Market Value less an
adjustment for emerging policy. This approach has also been endorsed in the Mayor
of London CIL Inspectors Report (Jan 2012); Greater Norwich CIL Inspectors Report
(Dec 2012); and the Sandwell CIL Inspectors Report (Dec 2014).

Greater emphasis is now being placed on the existing use value (EUV) + premium
approach to planning viability to break the circularity of ever-increasing land values.
Due to increasing land values (partly driven by developers negotiating a reduction in
policy obligations on grounds of ‘viability’), we are finding that the range between
existing use value (EUV) and ‘Market Values’ and especially asking prices is getting
larger. Therefore (say) 20 x EUV and (say) 25% reduction from ‘Market Value’ may
not ‘meet in the middle’ and it is therefore a matter of professional judgement what
the BLV should be (based on the evidence). Our BLVs are set out in Table 8.1 — at the
end of this paper.

In order to provide a comprehensive analysis, we also set out a variety of sensitivities
in terms of changes to the BLV (and other) assumptions — these are shown for each
of the typologies on the appraisals provided separately (with an explanation of how to
interpret the sensitivities in the main Viability Assessment report).

5 HCA Area Wide Viability Model (Annex 1 Transparent Viability Assumptions), August 2010, Transparent Assumptions v3.2

06/08/10
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3 Existing Evidence Base Review

3.1 We have undertaken a review of the existing evidence base in regard to land values.
This includes previous studies for Hinckley & Bosworth Borough Council as well as
relevant studies for the surrounding authorities. We note that we did produce land
values for Hinckley & Bosworth Borough Council at Reg 18, and have updated those
values for the purpose of this assessment.

3.2 Therefore, we have only considered published evidence in our review as follows:

e Hinckley & Bosworth Borough Council - Viability Testing of Site Allocation and
Development Management Policies Development Plan Document, 2014.

e Other Leicestershire Whole Plan Viability Assessments.

Viability Testing of Site Allocation and Development Management
Policies Development Plan Document, 2014

3.3 DTZ prepared this report on behalf of Hinckley & Bosworth Borough Council in 2014
to assess the viability of a variety of sites that are being considered for allocation in
the Site Allocations and Development Management Development Plan Document.

3.4 The document adopted the following assumptions for the purposes of viability testing:

e £150,000 per gross acre foragricultural / greenfield land (assuming existing use
value of circa £7,500 / gross acre and a 20x multiplier)

Other Relevant Studies:

3.5 Property market information is not perfect and in particular, land value evidence is
challenging to gather given the absence of a database of all land deals. Thus, for a
high-level area wide study it is also relevant to consider other studies in adjacent
authorities to provide land market context as an appropriate benchmark for land
values for Hinckley & Bosworth.

3.6 Figure 3.1 shows the local authority district boundaries surrounding Hinckley &
Bosworth (Number 60 on the map at Figure 3.1).
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Figure 3.1 - Map of Districts Adjacent to HBBC
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Not all of the surrounding authorities have published area wide viability assessments
on their websites. We set out below the information that is published.

Charnwood Local Plan Viability Assessment, Aspinall Verdi (January
2025)

3.8

We have reviewed Charnwood Borough Council’s Local Plan Viability Assessment —
Initial CIL Viability Assessment, in particular the Land Market Paper, produced by
Aspinall Verdi in January 2025. Figure 3.2 sets out the BLVs adopted within the
assessment:

7 Aspinall
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Figure 3.2 - Charnwood Adopted Land Values
Uplift Multiplier Uplift Multiplier
Scheme Typology Site Type Location EUV - (gross) BLV - (net) (for info.}
£ per acre x [X] E per acre . x [X]
gross £ per ha gross X Y% —r £ per ha gross| Net: Gross (%)| £ per acre net £ per ha net X [V]%
Small Residantial sites (<10 dwellings) field Borough Wide £8,000 £19,768 16.6 £132,800 £328,149 83% £160,000 £395,360 200
Medium Residential Sites (SME and Vol | ool Borough Wide £8,000 £19,768 12.6 £100,800 £249,077 63% £160,000 £395 360 200
House-builder inc. Older Persons)
Large Residential Sites (>700 ) i gh Wide MNIA MIA N/A NA N/A| MNIA N/A NA MIA
Small sites (<10 dwellings) field Leicester Fringe £8,000 £19,768 156 £124 500 £307,640 83% £150,000 £370,650 188
Medium Residential Sites (SME and Vol. | ooy Leicester Fringe £8,000 £19,768 1.8 £94 500 £233,510 63% £150,000 £370,650 18.8
House-builder inc. Older Persons)
Large Residential Sites (>700 dwellings) Greenfield Leicester Fringe £8 000 £19,768 75 £60,000 £148 260 50% £120,000 £206,520 15.0
Small sites (<10 dwellings) ekt Loughborough/Shephed £8,000 £19,768 156 £124 500 £307,640 83% £150,000 £370,650 188
) o N
Medium Residential Sites (SME and Vol. | ooy Loughborough/Shephed £8,000 £19,768 1.8 £94 500 £233,510 63% £150,000 £370,650 18.8
House-builder inc. Older Persons)
Large Residential Sites (>700 ) Loughberoug £8,000 £19,768| 75 £60,000 £148,260 50% £120,000 £206 520 150
Residential Flatted schemes, PBSA; Older | 6o Loughborough/Shephed + £142,860 £353,007 5.0% £150,000 £370,650 100% £150,000 £370,650 5.0%
Persons Leicester Fringe
Commercial / Retail Greenfield Borough Wide / Transport £8,000 £19,768 125 £100,000 £247,100 100% £100,000 £247,100 125
corridors / SUEs
Commercial / Retail Brownfield Loughborough/Shephad + £142,860 £353,007 5.0% £150,000 £370,650 100% £150,000 £370,650 5.0%
Leicester Fringe
These BLVs are for ClL/Local Plan making purposes only. This should be read in conjunction with our main Viability Report and the caveats therein. No responsibility is accepted to any party in respect of the whole or any part of its contents.
The land value for site specific viability app ks should be th hiy evid d having regard to the existing use value of the particular site (as is best practice in the PPG).

Source: AspinallVerdi, 2025.
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Oadby & Wigston WPVA, HDH (November 2024)

3.1

In 2024, HDH Planning & Development was instructed to produce a Whole Plan
Viability Assessment (WPVA) on behalf of Oadby & Wigston Borough Council.

BLV Assumptions

3.2

3.3
34

3.5

As part of the assessment, HDH undertook a review of development land values
across Oadby & Wigston and neighbouring areas. This included land transactional
information and details of asking values for land on the market at the time.

The WPVA notes that the relevant figures are applied to gross site area.

Based on HDH'’s assessment of land values, the following existing use value
assumptions in Table 3.1Error! Reference source not found. were adopted in the
2024 assessment.

Table 3.1 - HDH WPVA EXxisting Use Value Assumptions

Previously Developed Land £600,000 per ha

Agricultural £25,000 per ha

Paddock £50,000 per ha
Source: HDH, 2024.

Table 3.2 displays the BLV assumptions used by HDH within the WPVA.
Table 3.2 - HDH WPVA Benchmark Land Value Assumptions

Site Type BLV Assumption

Brownfield/ Urban Sites EUV - Plus 20%

Greenfield Sites (Strategic) EUV - Plus £300,000/ha (12x multiplier)
Greenfield Sites (Non-Strategic) Agricultural EUV x 10

Source: HDH, 2024.

Other Neighbouring Authority BLV Assumptions

3.6

The HDH study referred to consultations with housebuilders and BLV assumptions
featured in other Plan Viability Assessments of nearby local authorities. Figure 3.3
displays the comparable local authority assumptions referenced.

; Aspinall
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Figure 3.3 - Neighbouring Authority BLV Assumptions

Charnwood | Aspinall Brownfield EUV @ £494,200 +5%.

WVerdi August 2023 Greenfield: 11-74 units, 83% net, £23,961 per net ha x12.5
= £296,520 per net ha. =74 units, 63% net, £31,629 per net
ha x12.5 = £395,360 per net ha

Rutland HDH PDL £600,000 +20%,
August 2023 Agricultural £25,000 per ha plus £350k,
Paddock £25,000 per ha plus £350k.
Strategic Sites £25,000 x10
Harborough | Aspinall Verdi Greenfield =100 units as EUV (agricultural £24,710 per ha)

August 2017 x15,

<100 units as EUV x 16.5 to 20,
Brownfield EUV (£334,000 per ha) +20%

Leicester HDH Greenfield — Agricultural £25,000;

May 2022 Paddock £50,000. BLY + £300,000/ha.

Brownfield - City centre £1,200,000,
Elsewhere £600,000,
City centre — Retail £4,000,000. BLY +20%

Blaby Cushman & Wakefield | Greenfield £494, 200 (10 to 15x times agricultural use)

November 2017

Melton HDH Greenfield — Agricultural £25,000;

October 2024 (Draft) Paddock £50,000. BLV plus £350,000/ha
Strategic Sites £25,000 x10
Brownfield EUV £450,000/ha. BLY +20%

Source: HDH, 2024.

Harborough Local Plan Viability Assessment, AspinallVerdi (2025)

3.7

Whilst the majority of the BLV evidence referenced in Figure 3.3 reflects the latest

evidence published by each local authority, AspinallVerdi have subsequently
undertaken a Local Plan Viability Assessment on behalf of Harborough District
Council, dated January 2025.

3.8

As part of this study, AspinallVerdi undertook a review of development land values

across Harborough. This included land transactional information, land values data from
the sample of site-specific FVA’s and details of asking values for land on the market.

3.9

Based on AspinallVerdi’'s assessment, the following land value assumptions were
adopted in the 2025 assessment.

y Aspinall



3.10

Benchmark Land Value Paper
Hinckley & Bosworth Borough Council

April 2026
Figure 3.4 - AspinallVerdi Harborough District BLV Assumptions
Uplift
EUV - Multiplier BLV-
Use/ Location / Gree:lfield
Typology | Value Zones Brownfield | (per acre) Net: (per (per acre)
(per ha) (per ha) x [X] (net | (per ha) (net
(gross) Gross acre) Y1% developabl developabl
ded) (gross) (%) (net) (net) | x[Y]% evelopable) | developable)
(roun (rounded)
Residential ;g":e"a'”e Greenfield £9.000 | £22,239 | 75% | £12,000| £29652| 150 £180,000 £444,780
) . | Mid Value )
Residential Zone Greenfield £9,000 | £22,239 75% | £12,000 | £29,652 17.50 £210,000 £518,910
Residential | 0" Value | Greenfieid £9,000 | £22239 | 75% | £12,000| £20652| 200 £240,000 |  £593,040
) ) Low Value )
Residential Zone Brownfield £400,000 | £988,400 | 100% | £400,000 | £988,400 10.0% £440,000 £1,087,240
Residential Izu':;t:]:alue Brownfield £400,000 | £988,400 | 100% | £400,000 | £988,400 | 15.00% £460,000 £1,136,660
. . High Value ) o
Residential | 7o Brownfield £400,000 | £988.,400 | 100% | £400,000 | £988,400 | 20.0% £480,000 £1,186,080
The above values are for Plan-making purposes only. This table should be read in conjunction with our Financial Viability Assessment Report
and the caveats therein. Mo responsibility is accepted to any other party in respect of the whole or any part of its contents.

Source: AspinallVerdi, 2025.
In addition to the above BLV’s, the study also adopts a reduced multiplier of 10-12x

agricultural EUV for strategic sites.
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4 UK Land Context

41 This section provides some background context to residential and commercial
development land values at a national and regional level. As the majority of the allocated
sites to be tested are likely to be greenfield, we have focused our analysis on greenfield
agricultural land. We have also commented on previously developed land for
completeness and context.

Land Overview

4.2 Figure 4.1 is taken from Savills Research on the residential land marketin its Q1 2026
update. The headline is that the land market has shown clear regional divergence, with
weaker sales rates and increased caution from housebuilders in the South East and
East of England, contrasted by stronger housing markets and continued completion for
sites in the North and parts of the East Midlands.

4.3 Savills report greenfield land values falling by -0.9% over the quarter, with regional
variation ranging from -2.1% in the South East to +3.3% in Scotland. Urban (brownfield)
land values declined by -1.4% over the quarter, contributing to an annual fall of -5.8%,
reflecting ongoing viability challenges and limited appetite forflatted schemes. However,
London, represented an exception with outer and central London values remaining
stable.®

Figure 4.1 - UK Greenfield and Urban Residential Land Value Index

UK greenfield land values UK urban land values = Central London land values
= Quter London land values
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Source: Savills, Market in Minutes — Residential Development Land’, Q1 2026.

6 Savills, Q1 2026. ‘Market in Minutes — Residential Development Land'.
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Savills report that PLC housebuilders have seen a modest improvement in sales rates
at the start of 2026, averaging at 0.6 sales per outlet per week. In response to subdued
sales conditions, housebuilders have become more risk adverse in their land buying
strategy, with preference for sites with full planning consent as they provide faster
delivery and reduced exposure to planning risk.

By contrast, greenfield values in North of England and Scotland have continued to rise,
supported by a more robust housing market and shortage of sites.

Land demand is expected to remain driven by market sentiment, and sales rates, with
weaker appetite in the South but continued strength in the North of England and
Scotland. Affordable housing is likely to provide some counter-cyclical support through
upcoming Social and Affordable homes allocations, boosting activity in lower-demand
areas. Planning activity has increased slightly, however, a significant rise in land supply
is unlikely. The marketis expected to remain cautious, partially due to uncertainty from
geopolitical tensions which adds risk. Therefore, developers are prioritising de-risked,
deliverable sites and selective land buying in the near term.”

Agricultural Land

4.7 Whilst understanding the development land market is important, with the changes to the
PPG on viability in recent years, exploring agricultural land values is equally important
to understand where there are new greenfield sites (e.g. through Green Belt release).

4.8 On a regional level, agricultural land values have seen a general upward trend, however
values softened towards the second half of the year. Figure 4.2 displays average land
values by land type.

Figure 4.2 - Average Agricultural Land Values Per Acre
Average Land Values in England and Wales
Arable Pasture
£ per acre
£12k
£10k
£8k
£6k
£4Kk
£2k
£0
2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
Source: Carter Jonas, Farmland Market Update, Q4 2025.
7 BID.
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Table 4.1 displays land values by type in the West Midlands as of Q4 2025.
Table 4.1 — East Midlands Agricultural Land Values (by type)

Land Type | Low £/ Low£/ | Prime£/| Prime£/ | Average | Average £
acre hectare acre hectare £ /acre / hectare

Arable £8,000 | £19,768 | £11250 | £27,799 £9,000 | £22,239

Pasture £7,250 | £17,910 | £9,000 £22,239 £8,000 £19,768

Lifestyle | £13.000 | £32,123 | £25,000 £61,775 £16,500 | £40,772

Silts and

Fen £9,500 | £23,475 | £17,000 £42,007 £13,000 | £32,123

Source: Carter Jonas, Farmland Market Update, Q4 2025.

Figure 4.2 and Table 4.1 show that arable land is typically valued higher than pasture
land and that this has been the case in recent years. There is also a larger difference in
the achievable value between low and prime arable land compared to pasture land.

As with development land, the graphics above do not yet provide a clear indication of
how the market will respond in the longer term to ongoing economic and geopolitical
uncertainty. As a result, it remains difficult to predict whether agricultural land values will
experience further growth. While the marketwill need to be closely monitored, the recent
softening of values suggests that significant price increases in the short to medium term
are unlikely. The following chapter therefore, considers regional and local evidence to
inform our BLV assumptions for both greenfield and brownfield scenarios.
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Agricultural Land Market

5.1
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5.3

When determining a value per acre / hectare (ha) for agricultural land, we have
searched for transactional evidence over the last 2-years using CoStar, EGi and
Rightmove for current quoting prices and local agent websites. We have consulted on
the land values with local agents and stakeholders.

Figure 5.1 illustrates the classifications of agricultural land within the East Midlands
area, in particular the Hinckley & Bosworth area. The majority of the borough falls
within land either predominantly in urban use or land graded no. 3 Good to Moderate.

Figure 5.1 - Agricultural Classification Map for Hinckley & Bosworth

Grade Description
1 Excellent

s [l very Poor
Non-Agriculteral Land
Other land primarily in nen-agricultural use

- Land predominantly in urban use

Source: Natural England, 2010

We have carried out our own market research to determine a value per gross acre /
hectare for agricultural land in Hinckley & Bosworth. We have also considered
agricultural land in neighbouring districts as we expect there to be similar values
therein. These can be seen in the section below.

-
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Agricultural Land Values
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5.5

5.6

5.7

5.8

We have set out to populate a database which records agricultural land sales and
listings in the borough. We have identified four recent sales of greenfield agricultural
land within proximity to the subject site. We note that we were unable to find any
recent transactions in Leicestershire, so we identified transactions in the neighbouring
counties of Northamptonshire and Derbyshire. This data has been derived from the
RICS RAU Farmland Market Report Prices (H1 2025), the latest available report at the
time of writing. We summarise the transactions below:

¢ Land at Lower Farm, Northamptonshire — This 197.68-acre parcel of bare
arable land sold in March 2025 and was listed at a guide price of £1,800,000.
This equates to a price of £9,106 per gross acre. This transaction was noted as
selling close to guide price.

o Paddock off Walgrave Road, Northamptonshire — This 0.64-acre plot of
bare land was sold in June 2025 at a guide price of £75,000. This equates to a
price of £117,188 per gross acre. This transaction was noted as selling close to
guide price.

e Land at Village Farm, Felmersham, Northamptonshire — This 17.56-acre
parcel of mixed land, comprising of arable land and woodland sold in March
2025. It's guide price was listed as £195,000. This equates to a price of
£11,105 per gross acre. This transaction was noted as occurring at well above
the asking price.

¢ Land off Isham Road, Northamptonshire — This 19.21-acre parcel of bare
land sold in June 2025 at a guide price of £250,000. This equates to a price of
£13,104 per gross acre. This transaction was noted as being sold substantially
above the guide price

¢ Land off Burnaston Lane, Etwall, Derbyshire — This 5-acre parcel of bare
pastureland sold in April 2025 at a guide price of £75,000, equating to £14,881
per gross acre. The actual transaction was noted as being sold well above the
guide price.

The transactions above ranged from £9,106 - £117,188 per gross acre. We note that
these are just based off guide prices. Generally, as with normal market trends, smaller
sites tended to transact at a higher price per acre than larger sites.

We also note the presence of a number of transactions for paddock land, which
typically transacts at a premium above agricultural land.

Generally, we would expect agricultural land values to sit at the lower end of the range
identified in the transactional evidence where there is no hope value attached, which
may be predicated on the size of site or proximity to existing settlements.

The following table shows land value evidence for greenfield agricultural land existing
use value (EUV).
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Leicestershire

Source: AspinallVerdi 260324 Hinckley & Bosworth Land Value Database vO0.1

Our analysis has identified 9no. sites which show the asking prices for agricultural
land. It is noteworthy to mention the relative scarcity of agricultural land transactions in
the Borough, which prompted us to broaden our scope to the whole of Leicestershire.
The proposed values for these listings range between £8,861 - £21,575 per acre,
whilst averaging at £12,345 per acre.

April 2026
Table 5.1 - Agricultural Land Evidence Summary
Address Information Site Area Value £ Value Value
Type (acres / ha) (E/acres) (£/ha)
Snarestone Asking 234.00 £265,000 £11,752 £29,040
Road, Appleby Prices
Magna,
Swalincote,
Leicestershire
Land Off Asking 18.54 | £2,000,000 £21,575 £53,312
Hinckley Road, Prices
Desford,
Leicestershire
Nottingham Asking 20.78 | £200,000 £9,625 £23,782
Road, Melton Prices ’ ’
Mowbray,
Leicestershire
(1)
Lot 1 at Manor Asking 213.74 £2,100,000 £9,825 £24,278
Farm Goadby, Prices
Leicestershire
Land on North | Asking 27.6 |  £275,000 £9,964 £24,620
Side of Pasture Prices
Lane, Pasture
Lane, Ashby
Folville, Melton
Mowbray,
Leicestershire
Queniborough / | Asking 13.5 £135,000 £10,000 £24.278
East Goscote, Prices
Leicestershire
Charley Road, Asking 31.6 £280,000 £8,861 £21,895
Nanpantan, Prices
Leicestershire
Nottingham Asking 122.66 £1,600,000 £13,044 £32,158
Road, Melton Prices
Mowbray,
Leicestershire
(2)
Land off Desford | Asking 17.92 £295,000 £16,462 £40,678
Lane, Peckleton, | Prices

The Land Off Hinckley Road, Desford, Leicestershire listing appears as an anomaly
within the agricultural land asking prices dataset, being advertised at £21,575 per acre.
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The listing is in close proximity to Leicester, and has access to the A47 from both the
east and west corners of the plot. The marketing suggests that the site offers future
strategic potential, subject to planning permission. We consider that there is likely to be
hope value attached to this asking price.

If we exclude the listing at Land off Hinckley Road from the calculation of our average
asking price in £ per acre terms, the average asking price identified amounts to c.
£11,367. This is more in keeping with the values identified within market reports
analysed in Chapter 3 and our experience of undertaking similar assessments in other
parts of the East Midlands.

As per the data cited in the Carter Jonas Farmland Market Update Q4 2025, arable
land in the East Midlands averages at £8,000 per acre, whilst prime arable land
reaches £11,250 per acre. Our analysis aligns with this assumption.

We also consulted local agents who stated that they would expect greenfield
agricultural land to transact at around £7,000 - £12,000 per acre within Leicestershire,
but this would be dependent on the grade of the land and size of the land parcel. This
is in line with our identified evidence.

Paddock Land Values

5.14

5.15

5.16

5.17

5.18

We classify paddock land as small-scale (i.e., generally less than 1 acre or
thereabouts) agricultural / ‘pony paddock’ greenfield land which is on the edge of an
existing settlement. This type of land typically has ‘hope value’ attached, perhaps due
to a lapsed extant planning permission on the site; or a neighbouring site that has been
identified as one with development potential.

As noted above, paddock land differs from agricultural land in that it comprises smaller
plots of around an acre or smaller, depending on location, which are generally located
on the edges of existing settlements or adjacent to sites that have been identified as
having development potential.

Our search identified 3no. paddock land sites advertised for sale in Leicestershire
ranging from £117,188 - £1,000,000 per gross acre, with an average of £485,178 per
gross acre. This reflects a significant increase on the average £ per acre price
identified for agricultural land asking prices.

This reflects the nature of the listings, whereby the prices may be aspirational
(potentially with hope value for development). Further, since these parcels of land are
smaller, they will tend to denote higher values on a psf basis.

We note that we do not place too much weight on paddock land values. This is
because they tend to reflect some hope value which is explicitly not part of the
definition of EUV (in the PPG). However, the paddock land listings provide useful
supplementary evidence which starts to show the impact of the potential for residential
development on a site value. This is considered in more detail in the following sections.
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Brownfield Land

Assuming a value for brownfield land is challenging, given the numerous variables. For
example, existing use, site clearance costs and/ or historic legacy costs. All factors
influence the value of brownfield development land.

For the purpose of this study, we have evaluated brownfield sites across the borough
and Leicestershire to provide more evidence to support land values within the borough.
Land values across the neighbouring authorities are unlikely to differ considerably from
Hinckley & Bosworth itself.

We identified 12no. brownfield land transactions sold within the Leicestershire area.
6no. of these sites were sold on commercial basis, and 6no. were sold or are for listed
with the potential for residential development (the latter are considered in a later
section).
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Table 6.1 — Brownfield Land Value
Type of Date of Source Land Site Site  Existing Development Value £ Value (£/ Value
Evidence Evidence Address/Site Area Area Use) Potential acre) (£/ha)
Name (acres) (ha)
Holwell
Business Park,
Asking Mather Welby Road, Industrial / Industrial /
Prices 28/03/2026 | ;- ie Asfordby Hill, 44.00  17.81  pistibution = Distribution / £750,000 £17,045|  £42,119
Leicestershire
LE14
West Lane - . .
Transaction = 17/03/2026 = CoStar Firethorn 80.20 32.4¢ _ndustrial/ Industrial /' 051 500,000 £623,441 £1,540,524
. Distribution Distribution /
Bardon Site
Commercial
. Pepperdine Storage Land, . .
/F’,‘S.k'”g 30/03/2026 = & Broome Lane, 018 0.07 D'T‘dt“.f)";‘.”" / D'T“i“.f)”lf‘" / £68,500 £380,556  £940,353
rnces Freckingham | East Goscote, Istrioution Istribution
Leicester, LE7
Land at Murray
Asking Innes Street, Industrial / Industrial/
Prices 30/03/2026 England Leicester 1.28 0.52 Distribution Distribution £1,100,000 £859,375  £2,123,516
Plots A and B,
. : Summerpool Industrial / Industrial /
Transaction = 30/03/2026 @ Rightmove Road, 1.36 0.55 Distribution Distribution £1,100,000 £808,824 £1,998,603
Loughborough
Land at Central Industrial /
Transaction | 20/03/2025 @ Costar Nuneaton, 0.82 0.33 . Mixed Use £700,000 £853,659 £2,109,290
CVA11 Distribution

Source: AspinallVerdi 260324 Hinckley and Bosworth Land Value Database v0.1
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In our analysis of land values within the borough, we noted significant variability.
Brownfield listing values were between £17,045 - £859,375 per acre. We note that the
asking price for Holwell Business Park, Welby Road, is lower than we might expect on
a £ per acre basis. This could be due to the larger size of the site, compared to the
other parcels of land. The site also previously received planning consent which lapsed
in 2017, which could also detract from the asking price. The planning consent was for
the development of 35,080 sgm of Class B1(C), B2 and B8 industrial and warehouse
units with parking and servicing area also construction of access road with cycleway
and footpath, ancillary works and landscaping.

This variation can also be attributed to a variety of influential factors. For instance, the
inherent attributes of each parcel, such as its size, topographical characteristics,
proximity to key amenities, and ease of access to infrastructure, can greatly impact its
development value. Furthermore, external factors including alterations in zoning
regulations, shifts in planning policies, the prevailing economic climate, and market
demand for particular types of developments also contribute to the diversity in land
values.

Smaller sites under 1-acre generally reflect a premium, we have found this to be true
when searching our land database. The size range of the sites identified range
between 0.18-acres to 80.2-acres.

Several of the listings have expired planning permission, or were listed as having
‘development potential’, therefore we suggest that there is also likely to be some hope
value attached to these asking prices.
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Development Land Market

For the purpose of this research, residential development land is land which has either
obtained planning permission or has outline planning consent for residential use and/or
is allocated for residential development within the Council’s adopted policy documents.

As with agricultural land, we have utilised EGi and CoStar for transaction-based
evidence and supplemented this where possible with stakeholder evidence of agreed
prices paid for land. We have also noted sites currently listed on Rightmove and local
agent websites to determine a value per acre/hectare and a value on a per unit basis.
Dependent upon the availability of information and stakeholder engagement, this
process tries to gauge an understanding of what typical market values are for
residential land (greenfield and/or brownfield).

Careful consideration has to be given to whether the values are aspirational and/or
may not represent policy-compliant market values. It should be noted that within our
database of evidence we have carried out background research wherever possible into
the planning consent the site has, and whether that is policy compliant or not. More
weight is given to evidence which is policy compliant. However, it is difficult to be
certain that developers have not offered values (and landowners have not asked for
values) which are not sustainable in planning policy terms and therefore challenge
viability at the detailed planning stage.

We also recognise that it is difficult to generalise what a typical greenfield or brownfield
residential development site is worth across a borough given that all sites are unique. It
is therefore important to reiterate that this is a plan-wide study and thus the purpose of
our research is to establish a suitable Benchmark Land Value for the respective
typologies of development to be appraised, utilising both existing use and market
values for greenfield and brownfield land.

Greenfield Residential Development Land

7.5

Our search identified 5no. sites which have transacted or are listed within Hinckley &
Bosworth and the neighbouring areas for greenfield residential development land. We
summarise the identified sites below:

¢ Land off Spinney Drive and Brookside, Barlestone — This 5.28- gross acre
piece of land is listed for sale for £2,000,000. This asking price equates to a
value of £378,788 per gross acre / £935,985 per gross hectare. This site is
marketed with full planning for 49no. dwellings in total, made up of 1 — 5 bed
houses and bungalows (REF: 21/01389/0OUT). We are unable to identify the
amount of affordable housing the development will offer.

¢ Land at Workhouse Lane, Burbage, Leicestershire, LE10 — This 6.31- gross
acre piece of land sold for £4,500,000 in December 2025. This listing price
equates to a value of £713,154 per gross acre / £1,762,203 per gross hectare.
The site has outline planning permission for 40no. dwellings (REF:
20/01012/0OUT).

o Keats Lane, Earl Shilton, Leicester — This 2.23-acre piece of land is listed for
sale for £900,000. This asking price equates to a value of £403,587 per gross
acre / £997,265 per gross hectare. This site is marketed with outline planning for
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10no. bungalows (REF: 23/00982/OUT). We were unable to identify the quantum
of affordable housing.

e Robeys Lane, Tamworth, Warwickshire — This 105-acre piece of land sold in
November 2025 for £69,000,000 to Persimmon Homes. This sale price equates
to a value of £657,143 per gross acre / £1,623,800 per gross hectare. The land
was purchased by Persimmon Homes, and has consent for the provision of
1,270no. dwellings, along with commercial facilities (PAP/2018/0755 (North
Warwickshire) / 0561/2018 (Tamworth)).

¢ Huncote Road, Croft, Leicester — This 0.46-acre piece of land is listed for sale
for £450,000, equating to £978,261 per acre. An outline planning application was
granted in April 2024 for 1no. dwellings (REF: 23/0476/FUL). Given the size of
the development, we would not expect the scheme to have any affordable
housing. Given the size of the site, we would not consider this evidence as part
of the wider average for the schemes.

As you can see from the above the average greenfield residential development
transacted at an average of c. £685,148 per acre (gross), and are listed at an average
guide price of £586,879 per acre (gross).

We would expect the £ per acre values of these sites to be artificially inflated due to
their planning permission and we would therefore not consider these values to reflect
an appropriate land value for larger sites on a £ per acre basis.

We have also reviewed site specific viability assessments for greenfield sites. These
are set out below:

FVA Review of Burroughs Road Recreation Ground, Hinckley, 2025

7.9

7.10

711

AspinallVerdi were commissioned in August 2025 to undertake a financial viability
assessment review of Burroughs Road Recreation Ground in Hinckley, LE6 0XZ. The
report assesses the viability of the proposed residential development scheme under
REF: 24/00924/OUT. Note the current land use was agricultural / greenfield, and the
gross area comprises of 80.80 acres of land.

In the Applicant’'s assessment, they adopted an EUV+ of £8,0800,000, on the basis
that the site would sell for £100,000 per gross acre total. In this case, AspinallVerdi
undertook the viability review and benchmarked this value by adopting an EUV of
£10,000 per acre, and allowing 10x multiplier to allow for a premium to the landowner
as an incentive to sell the land.

The adopted benchmark land value then equated to £8,080,000, which is the same as
the Applicant’s assumption.
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Brownfield Residential Development Land

712

713

7.14

7.15

7.16

As stated previously, assuming a brownfield land value is challenging given the
numerous variables that influence the value of brownfield development land.

We have identified 6no. listings for brownfield sites being advertised and transacted
within the proximity of the borough with the potential for residential development.
These sites’ values were listed between £916,031 and £4,166,667 per gross acre.

e 238 Forest Road, Loughborough, LE11 — This 0.67-acre piece of land was
sold in August 2025 for £878,710. This sale price equates to a value of
£1,311,507 per acre / £3,240,735 per hectare. The site is sold with planning
permission for 5no. detached dwellings (REF: P/23/2257/2). The existing house
on the site would be demolished as part of the planning.

e Lag Lane, Melton Mowbray, LE14 — This 1.31-acre piece of land sold for
£1,200,000 in December 2025. This price equates to a value of £916,031 per
acre / £2,263,511 per hectare. The site has outline planning permission for 4no.
homes (REF: 22/01014/FUL).

e Station Lane, Scraptoft, LE7 — This 0.05-acre piece of land is listed for sale for
£179,000. This listing price equates to a value of £3,580,000 per acre /
£8,846,180 per hectare. This site is marketed with planning permission for a 4-
bed house (REF: 25/00394/FUL).

e Upper Bond Street, Hinckley, LE10 — This 0.18-acre piece of land sold in
November 2025 for £360,000. This sale price equates to a value of £2,000,000
per acre / £4,924,000 per hectare. The land has planning permission for the
demolition of the former hosiery factory and new-build 9no. apartments (REF:
24/00366/FUL).

e Mill Hill Road, Hinckley, LE10 - This 0.14-acre piece of land sold in for sale for
£230,000, equating to £1,642,857 per gross acre / £4,059,500 per gross hectare.
Planning permission was granted for 1no. detached dwellings, proposed three
storey 1no. 3-bed detached and 1no. 4-bed detached (REF: 23/00629/FUL).
Given the size of the development, we would not expect the scheme to have any
affordable housing.

e Sutton Cheney, Market Bosworth, CV13 — 0.3- acre of land for sale for
£1,250,000, equating to £4,166,667 per gross acre, and £10,295,833 per gross
hectare. The site has planning permission for 9no. residential dwellings, the site
currently comprises a pub and a hotel (REF: 21/01038/FUL).

Note that asking values are aspirational and do not always reflect the true value of the
site.

Furthermore, all of these listings had the development consent for residential
dwellings. Our research has shown that all 6no. of these listings have full planning
permission approved for residential development.

It is important to acknowledge that often brownfield sites require decontamination in
order to redevelop and reuse for residential purposes. This places a particular burden
on viability and deliverability; due to the scale of the remediation costs this can result in
a negative residual land value (RLV) which causes market failure i.e. there is no
incentive for the ‘polluter pays’ principle if the landowner is still going to make a loss.
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In addition to the above we have also reviewed a sample of site-specific viability
assessments received by HBBC for schemes in the borough. These are as follows:

Cadent, Brick Kiln Street, Hinckley, Viability Assessment Review, 2025

7.18

7.19

7.20

7.21

7.22

In July 2025, AspinallVerdi were commissioned by Hinckley & Bosworth Borough
Council to undertake a financial viability assessment review of the proposed
development REF: 24/00610/OUT at Cadent, Brick Kiln Street in Hinckley.

The proposals aim to provide 195n0. dwellings including affordable housing,
landscaping, drainage, and associated infrastructure on a site of 14.95 acres.

As part of the Applicant’s assessment of benchmark land value, they assessed the site
on an EUV+ basis, and identified commercial land values with planning consent. The
Applicant determined that between £800,000 - £1,200,000 per gross acre was an
appropriate figure for sites with planning consent, and £200,000 - £665,000 per acre
for those sites without planning consent. The Applicant has then adopted a figure of
£500,000 per gross acre. They did not apply a premium on the basis that the EUV
reflects the site’s value as a commercial site.

We had regard to our high-level assumptions made in the previous Hinckley and
Bosworth Borough Local Plan Viability Assessment of £240,000 - £480,000 per gross
acre. Given the lack of comparable land transactions in the area, we considered it a
useful benchmark for existing values. We also reviewed the comparable land
transactions identified by the Applicant. Based on the above analysis, we adopted an
EUV of £240,000 per gross acre, resulting in an EUV of £3,588,000. Based on the
Hinckley and Bosworth Borough Local Plan Viability Assessment, we adopted a
premium of 5% for brownfield land in lower value areas.

When applying this multiplier to the adopted EUV, this gives a value of £3,707,600.

Brownfield Land Summary

7.23

7.24

7.25

7.26

7.27

In our assessment of development land values within the Hinckley and Bosworth
Borough, we have adopted a more conservative approach to valuation, which has
resulted in estimates that are lower than some observed values. This conservative
stance is derived from several key factors.

Firstly, we have given significant weight to the inherent attributes of the land, such as
its size, topography, proximity to amenities, and access to infrastructure, which
fundamentally determine the land's value for development.

Secondly, we have incorporated a comprehensive understanding of the existing
market conditions, including current demand and supply dynamics for various types of
developments, and the prevailing economic climate.

Lastly, we have factored in changes in regulations and planning policies that may
impact future land use and consequently, the land's value.

These methodological choices have led to our BLV assumptions providing a more
stable and realistic estimate of development land values within the borough.
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Benchmark Land Value Assumptions

Table 7.1 sets out our Benchmark Land Value Assumptions for the respective site
typologies, which have been derived from the above research.

For greenfield typologies, the bottom-up approach is based on the net value per acre/
hectare for agricultural land (existing use value (EUV)). This EUV is ‘grossed up’ to
reflect a net developable to gross site area ratio.

The BLV divided by the (higher) net value per acre/ hectare gives an uplift multiplier of
14-23 reflecting the location (i.e., higher, medium and lower value zones). These are
the minimum values that we would assume for the purpose of our hypothetical viability
appraisals, and they act as the benchmark to test the RLVs of schemes to determine
whether sites would come forward for development.

For residential and commercial typologies on brownfield land, the benchmark land
value is based on a 15-20% premium over perceived EUVs. This is a generous
premium intended to cover transaction costs and incentivisation. However, we note
that often brownfield sites would be considered contaminated, in need of site
remediation and therefore a liability. In these instances, for site specific assessments,
the abnormal costs related to the site would be deducted from the premium in line with
national and RICS guidance.

Note that EUVs for brownfield sites are sensitive to the particular use (i.e., the EUV
could be lower if the site has a use which is obsolete, or which is not an existing lawful
use). We have adopted an EUV for brownfield land at the lower end of commercial
land values. This is based on the assumption that commercial land that is viable for
commercial uses will remain in commercial use and that land in less desirable
commercial areas is more likely to come forward for residential development.

We have varied the EUVs across the different value areas and we have also assumed
that the premium will be slightly higher in the higher value residential market areas
notwithstanding any legacy costs of contamination, site remediation and demolition.
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Uplift

EUV Multiplier BLV
Use / Typolo Location / Value Zones Greenfield :
ypology | Brownfield (per acre) (per ha) x [X] £ per acre
(gross) (gross) X [Y]% ross £ per ha gross
(rounded) 9 ° 9
Residential Low Value Zone Greenfield £10,000 £24,710 12.5 £125,000 £308,875.00
Residential Mid Value Zone Greenfield £10,000 £24,710 15.0 £150,000 £370,650.00
Residential High Value Zone Greenfield £10,000 £24,710 17.5 £175,000 £432,425.00
Residential Low Value Zone Brownfield £250,000 £617,750 15.0% £287,500 £710,412.50
Residential Mid Value Zone Brownfield £250,000 £617,750 17.5% £293,750 £725,856.00
Residential High Value Zone Brownfield £250,000 £617,750 20.0% £300,000 £741,300.00

Source: AspinallVerdi 260324 Hinckley and Bosworth Land Value Database v0.1

The above values are for Plan-making purposes only. This table should be read in conjunction with our Financial Viability Assessment Report 2026 and the
caveats therein. No responsibility is accepted to any other party in respect of the whole or any part of its contents.
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Benchmark Land Value Paper
Hinckley & Bosworth Borough Council
April 2026

Benchmark Land Value Caveats

8.7

8.8

It is important to note that the BLVs contained herein are for ‘high-level’ plan / CIL
viability purposes and the appraisals should be read in the context of the BLV
sensitivity table (contained within the appraisals). It is important to emphasise that the
adoption of a particular BLV £ in the base-case appraisal typologies in no way implies
that this figure can be used by applicants to negotiate site specific planning
applications. Where sites have obvious abnormal costs, these costs should be
deducted from the value of the land. The land value for site specific viability appraisals
should be thoroughly evidenced having regard to the existing use value of the site (as
is best practice in the PPG) This report is for plan-making purposes and is ‘without
prejudice’ to future site-specific planning applications.

Furthermore, we are not saying that land can only be acquired in the Hinckley &
Bosworth area for these BLVs. As the appraisals show, there is often a surplus
between the RLV and BLYV, in particular on greenfield sites, which could be put to a
stronger land bid or retained as profit. Conversely, if a site has high abnormal costs,
then the land may be worth less than the BLV presented. Furthermore, the sensitivity
scenarios show the impact on the surplus (i.e., the difference between RLV and BLV)
for various levels of BLV and profit (%).
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BCIS

£/M2 STUDY

Description:
Last updated:
Rebased to Hinckley and Bosworth ( 99; sample 7 )

MAXIMUM AGE OF RESULTS: 5 YEARS

£/m? gross internal floor area

Building function

(Maximum age of projects)
& prol Mean Lowest Lower

quartiles

New build

810. Housing, mixed developments 1,850 1,047 1,594

810.1 Estate housing

Generally 1,807 940 1,556

Single storey 2,094 1,361 1,754

2-storey 1,758 940 1,494

3-storey 1,616 1,294 -

810.12 Estate housing semi detached

Generally 1,884 1,122 1,709

Single storey 2,015 1,361 1,746

2-storey 1,828 1,122 1,546

3-storey 1,938 - -

810.13 Estate housing terraced

Generally 1,644 940 1,409

2-storey 1,644 940 1,409

816. Flats (apartments)

Generally 2,168 1,089 1,736
09-Jun-2026 14:41 © BCIS 2026

Median

1,775

1,763

1,943

1,750

1,807

1,941

1,754

1,599

1,599

2,078

Upper
quartiles

2,022

1,981

2,297

1,963

2,021

2,001

2,063

1,962

1,962

2,530

Highest

4,022

3,632

3,532

2,711

1,938

3,632

3,532

2,711

2,169

2,169

3,807

Sample

303

202

30

169

58

17

40

11

11

144
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BCIS

Building function
(Maximum age of projects)
1-2 storey

3-5 storey

6 storey or above

843. Supported housing
Generally

2-storey

3-storey

843.1 Supported housing with shops,
restaurants or the like

09-Jun-2026 14:41

£/m? gross internal floor area

Mean

2,254

2,067

2,501

2,850

2,677

2,755

2,797

Lowest Lowef
quartiles

1,232 1,830
1,089 1,696
1,529 2,325
1,658 2,048
1,658 -

1,855 2,633

© BCIS 2026

Median

2,237

1,940

2,551

2,701

2,884

2,890

Upper
quartiles

2,691

2,302

2,773

3,175

2,974

Highest

3,612

3,807

3,164

4,928

3,284

3,325

Sample

24

97

23

11
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