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1. Introduction




2. Overall approach






















4. Monetised impacts

4.1 LVU Assessment







4.2 Wider Area Impacts (WAIs)










4.3 Amenity impacts

4.3 Affordable housing and associated benefits







5. Non-Monetised Impacts

9.1 Transport impacts

5.2 Business growth and agglomeration benefits










6. Public sector costs
















8. Place based analysis — qualitative assessment





















