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Using the Bluepencil
Development Model
From site feasibility to detailed design, value and viability: what each

level is for, what it saves you, and how to use it, step by step.
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Using the Bluepencil Development Model
One linked model takes a site from the first question, "is it worth pursuing?", to a priced,

phased scheme ready for delivery. This guide shows what each level is for, what it saves

you, and how to use it, step by step.

The benefits
What the Model does for you, whichever level you use.

Time saved

A first answer in 5 minutes, and a
complete site in days rather than
weeks. No spreadsheet to rebuild
for each site.

One set of numbers

Capacity, land budget, policy,
appraisal and cashflow share the
same figures, so they can never
disagree.

Honest about certainty

A confidence range shows how firm
the figures are, and narrows as you
replace defaults with evidence.

Sourced figures

Every policy figure is marked
Verified or Default, and the reports
print your source, so advice stands
up in front of a council.

Grows with the site

Start at Feasibility and move up a
level when better information
arrives. Your figures carry across.

Reports ready to send

A PDF report at every level, for a
client, a landowner, a board or the
council.

How long it takes
Typical times with the Model, for a competent user who knows it and has the site's information

to hand.

LEVEL STARTING POINT
TIME WITH THE

MODEL

Feasibility The default figures, with only the site area, council and land

price entered
5 minutes

Feasibility With your own figures in place of the defaults 20 minutes

Outline A complete Outline site, with the relevant policy, cost and

value information to hand
1 day

Detailed
Design

A complete Detailed Design site, with a masterplan and the

figures carried over from Outline
1 to 2 days
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Getting going

Every level works the same way. Learn these five things once.

1 Open a site from My sites

Log in at bluepencilmodel.com. My sites lists every site you have saved. Choose New site  to start

from the Model's worked example figures, New blank site  to start with no site figures (at

Feasibility the Model's standard figures are kept; at Outline and Detailed Design every figure

starts at zero), or open a saved site by its name.

2 Start here: three things about your site

The panel at the top asks for the gross site area, the local authority and the land price per
hectare. Everything else starts from sensible defaults. The box underneath says straight away

whether the site is viable at that price, and the most it could pay for the land.

The level switch, Feasibility  Outline  Detailed Design , sits at the top right of the panel.

The Start here panel on a demonstration site.

3 The results stay on screen

The land-use donut, the confidence ring and the four headline figures (dwellings, GDV, costs and

profit) stay in view as you work. Change anything and they update at once. The checklist beside the

ring shows which steps would narrow the range.
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4 Open one section at a time

Under the results, each part of the site is a card showing its headline figure. Click a card to open its

tables beneath it, and click again (or Close ▲ ) to put them away. Long sections have a row of

smaller buttons, so you see one part at a time.

5 Save, and save each level under its own name

Name the site in the box at the top and press Save . It is saved to your account and opens on any

computer. A saved site is saved again automatically as you work.

Before moving up a level, type a new name in the name box, such as "Mill Lane O" after "Mill Lane

F", and press Save . The earlier version stays saved under its old name, so each stage of your

advice stays on record. Duplicate  on My sites does the same.

Reports: PDF report  at the top opens the report for your level. Tick the sections you want,

then Print / Save as PDF . Print from Chrome or Edge for the best page breaks.
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Feasibility: should we pursue this site?
A first look at a site before anything has been measured. Three inputs give a realistic

capacity range, the land budget, a rough appraisal and a clear answer on viability at the

land price being asked.

What it is for
Use Feasibility when a site first comes up and you need to know quickly whether it deserves

more time and money. Nothing needs to be measured: the Model works from the site area, the

council and a land price, with sensible defaults for everything else.

Typical uses
A landowner asking what their land could be
worth for housing

A first client call or a call for sites submission

Screening several sites to decide which to
promote

Checking whether an asking price could ever work

What you get
A capacity range by the character of the place

The land budget: how much of the site can be
homes

A rough appraisal and a viability verdict at your
land price

The Feasibility PDF report

The benefits

An answer in minutes

Site area, council and land price give
a complete first answer. About 5
minutes on the default figures, or
20 minutes with your own.

A realistic number of homes

Capacity comes from the character
of the place and real house type
densities, not a rule-of-thumb figure
across the whole site, which usually
overstates it.

The land budget done for

you

Open space to the council's
standard, drainage and roads come
off automatically, leaving the land
that can actually be homes.

A straight answer on price

Viable or not at the price asked, and
the most the scheme could pay per
hectare, before anyone spends
money on surveys.
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How to use it

Work from the top down. The first three steps give you an answer; the rest refine it.

1 Enter the gross site area

Type the whole site inside the red line, in hectares, in step 1 of the Start here panel. It is then

locked, because everything else is worked out from it. If the boundary changes, click Locked  to

unlock it.

2 Choose the local authority

Start typing the council's name in step 2 and pick it from the list. Essex councils load their local

figures for open space and contributions. Any other English authority starts on a national baseline,

and you can enter its local figures at Outline.

See the figures it uses: open Site overview . At the bottom, Policy figures used lists the six

that move the answer most: affordable housing, the open space standard, Section 106, CIL,

habitats contributions and biodiversity net gain. Each is marked Default, not verified until

you check it at Outline. The same list goes in the Feasibility report.

3 Enter the land price per hectare

Type the price asked or offered in step 3; the total for the site is shown underneath. Until you

enter one, the Model uses the benchmark land value: the existing use value plus a 20% landowner

premium.

The box below the three steps then gives the verdict: viable or not viable at that price, the profit

as a percentage of GDV against the 17.5% target, and the most the scheme could pay for the land.

4 Check the land budget

Open the Land budget  card to see how the gross site becomes the land for homes. The Model

takes out:
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Landscape & Open Space, to the council's standard, growing with the number of residents

SuDS & Drainage, for attenuation basins and swales

Strategic Infrastructure, only on schemes of 700 homes or more

Add a school, shops or a care home in the Education , Commercial  or Other Uses  cards. What is

left is the Net Residential Area.

5 Choose the character of the place

Open Site overview  and pick the character: Rural edge, Village, Edge of settlement or Suburban.

The Model gives a capacity range from that character's house types, applied to this site's own Net

Residential Area, and compares it with the rule of thumb.

Use Use looser mix  or Use tighter mix  to carry either end of the range into the housing mix.

The rule of thumb across the gross site suggests 518 homes; this site and character

support 202 to 223.

6 Adjust the housing mix

Open Housing mix . Move the density slider, or type the number of homes of each type by units or

by percentage. Land required and the achieved density update as you go.

Balanced  returns the slider to the Model's balanced default density and rebuilds the mix from

it.

Lock area  holds the Net Residential Area fixed while you test different mixes.

Sales value / home shows the average price of each type. Type over it to use your own figure; it

carries into Outline as the starting sales values.
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7 Read the appraisal

Open Appraisal . At Feasibility it is a rough appraisal: eleven cost lines, one profit rate, land in and

land out. Use the buttons along the top to look at one part at a time, from GDV  to Result .

Residual Land Value  mode answers "what can the scheme pay for the land?"

Profit Test  mode answers "does the deal clear the target at this price?"

Density & profit  tests the scheme at different densities. It often shows that more homes per

hectare does not mean more profit.
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8 Narrow the confidence range

Feasibility starts at ±25%. Each step you evidence narrows it, down to ±15%. The checklist beside

the confidence ring ticks them off:

1. Site area typed for this site

2. Local Authority picked

3. Density or mix changed from the default

4. Land price entered

5. A cost line changed from its default

9 Take the Feasibility report

Click PDF report , choose Feasibility , tick the sections you want and click Print / Save as PDF .

The report includes the land budget, capacity by character, the housing mix, the rough appraisal

and the confidence range, so the reader always sees how firm the figures are.
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Outline: what could we get permission for,
and what is the land worth?
Figures that stand up in front of a council. Outline adds verified local policy, Section 106

and CIL, your own house types with density tiles to prove them, a full appraisal with a

benchmark land value, and a comparison of land deals.

What it is for
Use Outline once a site is worth pursuing: for promotion, pre-application advice, an outline

application, Section 106 heads of terms, or agreeing a land price. Your Feasibility figures carry

straight across; Outline lets you replace the defaults with evidence.

Typical uses
Pre-application discussions and an outline
planning application

Section 106 heads of terms and affordable
housing negotiations

Agreeing a land price, or choosing between
selling, an option and a promotion agreement

A housebuilder testing a site with their own house
type range

What you get
The Local Authority Policy Profile, with every
figure sourced

Section 106 and CIL, linked to the appraisal

Full Typology & Tenure, with your own house
types and density tiles

A full appraisal with benchmark land value and
sensitivity

The land deal comparison and the Outline PDF
report

The benefits

A complete Outline in a day

With the policy, cost and value
information to hand, a complete
Outline site takes about a day. Each

policy figure is marked Verified or
Default, and the report prints your
source.

Contributions linked to

value

Change a Section 106 contribution
or the affordable housing share, and
the land value and profit move with

it at once.

Your own house types,

proved

Load a housebuilder's range and
draw a density tile for any new type,
so the land it needs is shown, not

assumed.

The land deal, compared

See what the landowner actually
receives from a sale now, an option
or a promotion agreement, and
what each is worth today.
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How to use it

Switch to Outline  in the Start here panel. The three steps at the top work as before; the section

cards now include Section 106 & CIL and Land deal.

1 Check the Local Authority Policy Profile

Open Site overview  and click Show Local Authority Policy Profile . It lists the eleven policy figures

the Model uses, such as the open space standard and the affordable housing percentage. Each is

marked Default until you check it against the council's adopted policy, record your source and

mark it Verified.

Why it matters: the Essex figures are illustrative defaults. The reports state how many

figures you have verified, and responsibility for policy accuracy rests with the user.

2 Set Section 106 and CIL

Open Section 106 & CIL . The buttons along the top take you through the Contribution basis , the

Heads of terms , Affordable housing , the Package & viability  and CIL . Every quantity is read

from the sections already completed: dwellings, population, open space and SuDS.

The Contributions to: Unitary / Tiered switch beside the site name decides which council secures

each contribution. Thurrock and Southend-on-Sea start as Unitary, the rest of Essex as Tiered.

3 Open Full Typology & Tenure

Open Housing mix  and choose Full Typology & Tenure . Each house type now has its own GIA,

density, units, sales value and build cost, split by tenure into private, First Homes, affordable rent

and shared ownership. Totals for sales value and build cost show for every row.

Type over any figure to match your own evidence; edited figures carry a gold border. Optimise for

tests which single house type gives the most homes, GDV or profit: treat it as a ceiling, then bring

the mix back to something buildable.
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4 Add your own house types

1. Under the table, at Add a house type, choose the bedrooms (1 to 5 bed) and click

+ Add typology . The bedroom choice places the house type in its group and can't be changed

later, so pick it carefully.

2. The new row opens with the Manual's middle figures for that size, called "New 3 Bed Type 1".

Type over its name, GIA, units, sales value and build cost.

3. If you know its density, type it in. If not, draw a density tile (next step).

4. To remove a house type, click the × beside its name.

Naming: use exactly the house type name on the architect's plot schedule, such as

"Ashdown". The plot pricing import at Detailed Design matches plots to house types by

name. Capitals don't matter; spelling and spaces do. Handed versions use the same row.

5 Make a density tile

A density tile shows where a house type's density comes from. The Model lays it out on a standard

one-hectare tile, 100 × 100 m with 1,684 m² of roads and paths, and counts the whole homes that

fit.

1. Click Tile  beside the new house type's name. The tile opens under the table.

2. Choose the arrangement: Detached, Semi-detached or Terrace (with the number of homes in

each terrace row).

3. Enter the house's frontage width and depth in metres, from its plans.

4. Choose the parking: tandem beside the house (2 spaces), two bays beside (4 spaces, needed

for 4 and 5 bed homes), or undercroft with a room over.

5. Leave the tile settings as they are unless a local standard differs: bay including M4(2) access

3.3 m, end buffer 1 m, front set-back 2 m, minimum rear garden 12 m.
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6. Read the plotting density and check each band says Fits. If Turned 90° offers a higher figure,

click Use turned .

7. Click Apply . The density goes into the table, the button changes to Tile ✓ , and the land the

house type needs follows.

The Ashdown, a semi-detached 3 bed, plots at 30 dwellings per hectare.

Real sites are irregular and nobody would design a place like the tile. It is a consistent, repeatable

test, so house types can be compared fairly. Every applied tile is listed as Density tile evidence in

the reports: the evidence for the minimum land any mix needs.

6 Run the full appraisal

Open Appraisal . At Outline the appraisal adds marketing, promotion and purchaser's costs, the

profit target split by tenure (17.5% on private sales and 6% on affordable homes, by default), the

benchmark land value and a sensitivity table.

Benchmark land value: enter the existing use value per hectare (default £27,000) and the

landowner premium (default 20%). This is the planning viability test: the least a landowner is

assumed to accept.

Sensitivity: a grid of the land value (or profit) with sales values from 10% down to 10% up and

build costs from 5% down to 10% up, plus the fall in each that would break even.

7 Compare the land deals

Open Land deal . The same scheme is tested three ways: sell now, an option agreement and a

promotion agreement. Each shows what the landowner receives, when it arrives, and what it is

worth in today's money. The land value with consent comes straight from the appraisal, so any

change to the scheme flows through.
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Illustrative only: it doesn't include tax, overage or every clause of a real agreement. Take

advice from a land agent and a specialist property solicitor before agreeing heads of terms.

8 Narrow the confidence range

Outline starts at ±10% and narrows to ±7% as you evidence these steps:

1. Local Authority picked

2. Policy figures verified

3. Sales values changed from the defaults

4. Build costs priced to your own house types

5. Existing use value evidenced rather than assumed

9 Take the Outline report

Click PDF report  and choose Outline . It adds the policy profile with your sources, Section 106

and CIL, the housing mix by tenure, density tile evidence, the full appraisal with benchmark land

value and sensitivity, and the land deal.
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Detailed Design: what will the scheme
cost, and what will it return?
Once there is a layout, Detailed Design prices it properly: measured infrastructure and

drainage, a plot-by-plot price list, the cost of looking after the open space, and a cashflow

showing the money the scheme needs and when.

What it is for
Use Detailed Design when a layout has been drawn: for reserved matters, the final Section 106

negotiation, funding, and running the delivery of the scheme. Everything from Feasibility and

Outline carries across; Detailed Design replaces estimates with measured quantities.

Typical uses
Reserved matters and the final Section 106
agreement

Pricing plots for the sales team, phase by phase

Deciding who looks after the open space, and
what it costs residents

Funding: peak debt, interest and return for a
lender or a board

What you get
Measured infrastructure, SuDS and planting costs

Plot Sales Pricing and a price list for each phase

Open space management: council adoption or a
management company

Cashflow, programme and delivery triggers, with
an Excel download

The Detailed Design and Viability & Contributions
reports

The benefits

A price list the same day

The architect's plot schedule

becomes a phased price list in
minutes, not days of typing by hand.

Upkeep costed up front

Maintenance of the open space,

play and drainage is costed from the
layout, so the commuted sum or the
residents' yearly charge is known
before it is negotiated.

The money, month by month

Peak debt, interest on the drawn

balance, return and the month the
scheme turns cash positive, from
the figures already entered.

A complete site in one to

two days

With a masterplan and the figures
carried over from Outline, a
complete Detailed Design site takes
one to two days.

The tightest figures

Confidence of ±5%, narrowing to
±3% as quantities are measured: the
figures to put in front of a funder or
a council's viability adviser.
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How to use it

Switch to Detailed Design  in the Start here panel. Three new cards appear: Open space

management, Plot pricing and Cashflow.

1 Measure the infrastructure and drainage

Take the quantities from the layout instead of the Model's estimates:

In Strategic Infrastructure , enter the street lengths from the layout.

In Appraisal , open Infrastructure, SuDS & planting  and type the measured quantity for each

item: roads, footpaths, drainage, basins and swales, planting and street trees.

Each measured quantity replaces an estimate, and the itemised build-up goes into the report.

2 Confirm the full typology and tenure mix

In Housing mix , make sure Full Typology & Tenure  holds the scheme's actual house types and

numbers, named as on the plot schedule. At Detailed Design, plot externals (drives, fencing,

gardens and service connections) are priced in three bands by plot type rather than one blended

allowance.

3 Price the plots

Open Plot pricing . Each plot is priced from its house type's sales value, adjusted for its position.

1. Get the plots in. The Model starts with a schedule generated from the Full Typology table. To

use the real layout, click Import architect's schedule (CSV) : a spreadsheet saved as CSV with

columns headed Plot and House type, and optionally Tenure and Phase. Any house type it can't

match is listed, so you can correct the name. Use generated schedule  switches back.

2. Choose the phases to price. On larger schemes, prices are set phase by phase. Click a phase to

mark it Priced or Not yet priced. Phase size comes from the Cashflow, or from the schedule's

own Phase column.

3. Mark each plot's position. Click a plot and tick what applies: faces open space, south or west-

facing garden, corner plot, main road frontage, parking court and so on. Each adds or takes off

a percentage. The defaults are illustrative: set your own and every plot reprices.

4. Let the sales team have the last word. A Sales override on a plot wins over the calculated

price. Record revision  keeps a dated price history, and Show design grading  scores plots on

kerb appeal, layout, buildability and specification.

5. Link it to the appraisal. Check against GDV  compares the schedule with the appraisal and

changes nothing. Schedule drives GDV  puts the plot prices into GDV, profit and the cashflow.

6. Take the price list. Export price list (CSV)  gives the priced phases, ready for the sales team,

and the report adds a price list page for each priced phase.
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4 Cost the open space management

Open Open space management . The open space, play, sport, allotment and SuDS areas are costed

for maintenance, using quantities read from the layout and published council rates indexed to

today. Type over any quantity or rate, and enter a rate for SuDS basins and trees, which have no

published default.

The Model then compares the two ways the land can be looked after:

Adoption by the council: the developer pays a commuted sum once, through the Section 106.

Add the commuted sum to the Section 106 costs  carries it into the appraisal.

Management company: the land stays private, and residents pay a yearly estate charge,

including the managing agent's fee, a reserve fund and insurance.
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Check the policy position: the government has consulted on new protections for

homeowners over estate charges. Check the current position before relying on the

management company route.

5 Set the programme and read the cashflow

Open Cashflow . Under Programme & sales rate , set the lead-in, build period, months to first

completion, sales rate and number of outlets. The Model builds the cashflow from the costs and

values already entered and shows:

Peak debt and the month it happens

Interest and finance fees on the drawn balance, compared with the flat figure in the appraisal

Profit after real interest, the IRR and the net present value

The month the balance turns cash positive

The other buttons cover phasing, payment timing, finance, the cumulative balance and sales rate

sensitivity. Download cashflow (Excel)  gives the monthly and annual cashflow, assumptions and

triggers as a workbook.
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6 Check the delivery triggers

In Section 106 & CIL , Delivery Triggers set when each payment and obligation falls due. Most

heads follow one blanket schedule; a facility residents need, such as a nursery or community hall,

can be given its own trigger, set by the number of completions. Each payment is placed in the

cashflow in the month it falls due, and the sales rate sensitivity shows how far a trigger moves if

sales slow.

7 Narrow the confidence range

Detailed Design starts at ±5% and narrows to ±3% as you evidence these steps:

1. Street lengths taken from the layout

2. Infrastructure quantities measured, not estimated

3. SuDS quantities measured, not estimated

4. Full typology and tenure mix

5. Programme and sales rate set

8 Take the reports

Click PDF report . Detailed Design offers every report:

Detailed Design: everything, including the itemised infrastructure and SuDS build-up, the full

appraisal, the plot price list and the cashflow with its delivery triggers. Send it when the reader

will ask how a figure was reached.

Viability & Contributions: the pack for a Section 106 negotiation with the council.
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