














Appendix 2 The Location  
 

 



Appendix 3 
 
The plan showing the development status of the site 
 
 

 



Appendix 4 

Alternative BWR Specific Assumptions Produced by Crest 

 

 

Residential Sales Values  

The residential sales values identified by BNPP for Bath City Centre are set out in table 4.2.1 

and indicates a range of residential sales values from £2,500 per square metre to £4,800 per 

square metre (per m2).  Bath City Centre sites are assumed to have an average value of 

£4,800 per m2.  BWR sits on the edge of the City Centre across the River Avon and the 

sales values underpinning the viability of the site are based on sales values actually 

achieved on site and those anticipated going forward.  The average range of values which 

reflects the inclusion of houses and apartments is between £3,800 to £5,000 per m2., with an 

average between £4,500 and £4,600 per m2, slightly under the assumed City Centre values 

and reflecting the edge of City Centre location.      

 

Affordable Housing Tenure and Values 

The BNPP analysis examines a series of scenarios relating to the quantum of affordable 

housing that can be provided on each of the sites.  BWR has the benefit of an Affordable 

Housing Scheme which sets out the agreement in relation to the affordable housing 

provision across the whole site.  Due to the initial viability challenges on BWR the base level 

of affordable housing provision was set at 25% with the potential to be increased to 30% 

where grant funding supports enhanced affordable housing values above an agreed level.  

The need for a £0 CIL charge correlates with the sensitivity analysis carried out by BNPP at 

table 6.10.1 which confirms that City Centre  schemes they analysed became unviable 

between 20% and 30% affordable housing for site type 9 (sites including houses and flats of 

125 units). This correlates with the experience on BWR and shows that the level of 

affordable housing on the development was set to correspond with the minimum viability 

threshold. 

 

Residential Development Types, Density and Mix.   

The BWR scheme is typical of the assumptions relating to density of housing for larger sites 

(125 units) and has a mix of houses and apartments.  The expected density is anticipated to 

be in the order 100-112 units per hectare.  The mix includes 2, 3 and 4 bed houses and 

studios, 1, 2 and 3 bed apartments.   

 

 



Residential Build Costs 

BWR has an agreed design code which sets out the design considerations, treatment of 

windows, frontages and materials acceptable for the development.  As assumed in the 

BNPP cost assessment Bath stone has been used on all principal frontages. Windows are 

large and floor to ceiling heights are in line with Bath proportions.  The whole development is 

being delivered to Code for Sustainable Homes 4 standards.  BNPP indicates a range of 

build costs in Bath City assuming the use of Bath stone and Code 4 between £1,862 per m2 

and £2,494 per m2. .  BWR build costs sit within this range so we concur with these 

assumptions. 

 

Code for Sustainable Homes 4 is a Section 106 requirement and has been achieved 

throughout the development to date.  The most cost effective means of achieving this 

obligation is to have a combined heat and power district heating system and other 

measures. The usual methods of achieving such measures were not available to BWR for 

various planning and design reasons.  For example ground source heat pumps are not 

acceptable due to the possible interference with the aquifers of Bath;  the use of photovoltaic 

panels is not acceptable in planning/visibility/site line terms given views to the site from the 

Royal Crescent; and a fabric first solution cannot be achieved due to the restriction on 

materials. 

 

Development Programme  

The rate of sales at BWR is similar to those assumptions set out in the BNPP report with a 

slightly faster sales rate of circa five per month. 

 

Professional Fees  

We broadly concur in cost terms with the professional fee assumptions as set out in the 

BNPP analysis.  Infrastructure fees are slightly higher due to the complex nature of the 

works and also the different levels of agents including those of the Council appointed to 

oversee and inspect  adoptable infrastructure such as the replacement of the Destructor 

Bridge and the refurbishment of the very recently completed Grade II listed Victoria Bridge.  

Detailed design fees for the buildings align with the 10% assumption of BNPP.   

 

Finance Costs, Stamp Duty, Acquisition Costs, Developers Profit  

BWR can share the assumptions set out on the stamp duty and finance costs relating to the 

development.  These are industry norms. 

 



Across the whole of BWR, we can accept BNPP’s assumption of 20% developers overhead 

and profit and support the explanation relating to it being driven by both funding institutions 

and the funding environment in which Crest is operating, together with the risk and cash flow 

profile of this challenging development.   

 

Exceptional Costs and S106 Assumptions  

Whilst the BNPP report makes a general allowance for Section 106 costs not covered by 

CIL, it expressly excludes any assumption to cover exceptional / abnormal costs.  This is 

where the BWR development significantly departs from the assumptions set out in the BNPP 

viability analysis. 

 

As a former contaminated industrial site and operational gas works with an operating 

Wessex Water Pumping Station, the costs involved in creating a developable site are 

significant.  The delivery of the development requires: 

 

 removal filter beds; 

 decommissioning and demolition of gas towers 

 whole site remediation; 

 rationalisation of the gas network which is a continuing requirement to supply Bath;  

 provision of the bridges connecting the site over the River Avon allowing movement 

to the City Centre; 

 repair and long term maintenance of the Avon River wall along the length of the 

development site due to riparian rights;  

 highly unique and specific works such as a contribution towards the relocation of the 

Council’s Waste and Recycling facility; 

 provision of land required to deliver a school; and 

 compulsorily purchase of land.  

 

Considerable technical work has been undertaken to investigate the costs of addressing the 

site specific exceptional requirements of the BWR site.  These can be summarised below:  

 

  
Cost 

£'000 

BWR REMAINING SCHEME CPO ACQUISITION &  RELOCATION COSTS     
       

Cost of Relocating Council Waste & Recycling Depot (from within the site)  )   

Land Required for School - CPO Acquisition and Compensation payments   > 16,717  

Related CPO costs  )   



  
Cost 

£'000 

    Total Remaining Scheme CPO & Relocation Costs    16,717  

      

BWR REMAINING SCHEME – ENABLING WORKS       

Demolition and Removal of Existing Gas Towers      

Gas Network Rationalisation    1,250  

Gas Offsite Reinforcement Infrastructure    3,125  

Site remediation of a former gas works, waste and recycling site    13,507  

General Infrastructure      

Roads formation    2,038  

Drainage     1,228  

Utilities    3,377  

Energy Centre    4,785  

Total Remaining Scheme Enabling Works     29,310  

      

BWR REMAINING SCHEME – S106 MITIGATION CONTRIBUTIONS      

Implementation of the public realm and public parks    3,287  

River Avon wall repairs    449  

Provision of a primary school and associated play areas    4,250  

Pedestrian Bridge over the River Avon from the site    1,463  

Works to Lower Bristol Road    767  

Continuation of the Rapid Transit Road for adoption through the site     681  

Financial Contributions to offsite road works, support of City wide transport initiatives    1,584  

Public sector adoption fees and maintenance fees for public realm     1,057  

Financial Contributions to public services including libraries, police and social services    526  

Total Remaining S106 Mitigation Contributions    14,064  

      

TOTAL REMAINING BWR SCHEME COSTS    60,091  
      

Based on (say) 1,000 units, the average cost/unit of the above "abnormal" 
costs for the remaining scheme is:     £60.1k  
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