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1. Introduction
1.1 The recent Daventry Town Centre Vision, produced by the Civic Trust and Daventry
District Council, identified key strategies for changing the face of Daventry town centre.
1.2 One proposal suggested the creation of a new canal arm from the Grand Union Canal
to terminate in a new marina on land south of Eastern Way.
1.3 As part of the Daventry Masterplan Wide Area Assessment, the proposal for such a
water feature is to be assessed in terms of the cost of providing such a facility compared
with potential increases in property values.
1.4 The Working Paper will:
•
•

Look at comparable examples from around the country
Assess potential property value increases

2. Experience Elsewhere
2.1 Nationwide research has been undertaken into the benefits, cost and value implications
of development close to water. This research has looked at a range of examples from small
rural regeneration projects to inner city developments and large popular coastal resorts. For
the most part, the development has involved mixed use development comprising offices,
retail, residential, hotel, leisure and exhibition space.
2.2 The Ecotec study “Economic Impacts of Waterway Development Schemes Vol III”
(Sept 2001) offers the greatest comparison with the Daventry proposal. Commissioned by
British Waterways, it is focused primarily on canal based schemes. The locations chosen for
analysis included:
•
•
•
•
•
•

Birmingham – Brindleyplace (canal)
Hatton – Canalside (canal)
Market Harborough – Union Wharf (canal)
Chester – Old Port & Tower Wharf (canal)
Newark – Waterfront (river)
Leeds – Royal Armouries (canal)

2.3 The Savills research document “Impact of a Marina on Property Values at Chatham
Maritime” (Oct 1997) compares marinas to determine likely uplifts in property values caused
by the existence of a quality marina operation at Chatham Maritime. This research was for a
private client and is not generally available. The case studies included:
•
•
•

Brighton Marina – Brighton
Port Solent – Portsmouth
Hythe Marina – Southampton
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•

Ocean Village – Southampton

2.4 The Ecotec report confirmed that the impact of regeneration and development based
on waterside schemes produced positive benefits. The report concluded that this not only
related to safeguarding jobs and creating new employment but also improving the
environment by opening up the waterway for new uses and for the increased use and
enjoyment of the local population.
2.5 The report confirmed that the investor and promoter of a scheme are essential to its
success. British Waterways have, for the most part, been the investors in Hatton and Market
Harborough, which was determined by their 100% ownership. British Waterways pursued a
partnering approach in relation to other schemes which had been funded by a mix of private
and central government support.
2.6 The Birmingham, Leeds, Newark and Chester schemes all received central
government funding as part of a larger package of regeneration investment. The report
concluded that the public / private partnership had been central to bringing forward strategic
sites along the waterfronts and was essential in providing finance for land assembly and
supporting infrastructure.
2.7 The report also found that waterway improvements do contribute to marketability,
particularly in relation to office rents, but that the benefit cannot be converted to specific
percentage increases in rental values as compared with other locations. However, the
impact on residential development was significant in that the presence of water presence
provided a unique selling point for the scheme which would sustain and enhance values as
compared with other locations.
2.8 Additional research by Savills included marina studies at a number of major seaside
resorts. Although not quite matching in scale and use, the general findings in relation to
property values are relevant. The research concluded that:
•
•
•
•
•

the greatest impact on house prices was along the water's edge and that the positive
impact was greater for residential land use than for commercial land
within the schemes themselves there was a premium value attached to residential
properties which had their own berths
there was evidence that house prices in marinas were affected by the impact of a
recession due to a high proportion of buyers being second homeowners
high density, high specification flats designed for the top end of the market were
common
waterside development could be built to a very high density and still command top end
prices
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2.9 Research by Lambert Smith Hampton in December 2002 considered the impact on
property values of those properties having direct access to waterfront. The report,
commissioned by the British Waterways Board, confirmed earlier research that the average
uplift in value against similar non waterside development was close to 20%. The research
was limited to properties in and around Milton Keynes. The sample was 32 properties for
sale with water features as compared with the same number of properties not having a water
feature. The sample was not restricted by type of property or size. The evidence gathered
showed an average uplift of 18.16% in those properties with a water feature. It suggested
that specifically designing dwellings to reflect their waterside location raised the sales price
whilst having little impact on building costs.
General Findings
2.10 The research undertaken highlights many economic and environmental benefits that
have resulted from waterway development. These include:
•

•
•
•
•
•

Canal and waterside development creates a market and environment which is
attractive to commercial development, although evidence of uplift in commercial rents
and values is difficult to find
Residential market values can increase significantly with a residential premium of up to
20% potentially added to house prices
Waterside development offers higher density opportunities than surrounding land
A waterside location can enhance the attractiveness of pubs / restaurants and leisure
facilities
Water can offer an increased draw to leisure and tourism
Increased public realm activity is experienced in walking, fishing, cycling etc.

Factors for success
2.11 It is evident through the research undertaken that the success of any waterside
proposal is dependant on a number of issues that need to be managed and controlled. A
summary of these factors is given below:
•
•
•
•
•
•
•

Partnership with a waterside agency / local authority and regeneration agencies to
commit to large investment
Control of land ownership
Waterside agency or promoter to act as manager of water resource and investor in new
assets
Public sector grant availability
Masterplan and good design to maximise the potential of waterway locations
Securing a wider development area which opens up a leisure corridor
Use of S106 agreements with landowners to pay for improvement works / development
of waterside access
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3. The Daventry Canal Arm Proposal
3.1 The Daventry Town Centre Vision includes the provision of a new canal arm running
from the existing Grand Union Canal to Daventry town centre. Daventry town centre is
approximately 1.5 miles from the nearest point of the Grand Union Canal, a little too far for
most canal users to be expected to walk, even if the facilities to do so were to be made
available and advertised along the canal.
3.2 Atkins proposes that the arm would leave the Grand Union Canal at the point where the
existing water supply enters the canal. The existing brook would be enlarged and
incorporated into the new channel as the canal would head more or less straight towards the
reservoir headbank. A lift or staircase would take the canal from the 110 metre level to the
125 metre level. The canal would then follow the 125 metre contour around the reservoir
and would turn west past the top of the reservoir. If development were to be proposed along
this length, it is suggested that the canal should retain views of the Reservoir, although there
is no reason why some development should not occur between the canal and the Reservoir.
3.3 From the top of the Reservoir the canal would pass beneath the A425 and
neighbouring county classified road. If required, a single lock could then lift the canal
between six and ten feet to its terminal basin. This has not been included in the costs.
3.4 The proposal comprises a 1.5 mile (2.5 km) length of canal. Atkins has supplied
preliminary estimates for the cost of the canal as at August 2004. The basic canal track
would cost around £2.1 million. Atkins has assumed seven lock chambers at £600,000
each, giving a total of £4.2 million.
3.5 The alternative option of an inclined plane would be more expensive. Assuming a
route for the plane is selected that minimises earthworks, an estimate of £10 million has
been provided.
3.6 Two bridges would be required to carry roads over the canal. These would take the
form of box culverts, each carrying a sixteen foot channel and a towpath. These are
estimated to cost £250,000 each.
3.7 As there is no water supply to the arm's summit pound, the level would have to be
maintained by pumping. The locks would require much greater pump capacity than the lift,
as the lift pump would only need to top up for environmental losses whereas the lock pump
would have to provide water to operate the locks (potentially a quarter of a million litres every
ten minutes for perhaps three hours). Both would have to overcome a lift of fifty feet, which
would require significant power. Rates used in other reports suggest that the pump for the
locks would cost £2 million and for the lift £0.8 million.
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3.8 The comparative costs (supplied by Atkins) for each scheme are thus:
Item
Canal Track
Lift / Locks
Bridges
Pump
Sub Total

Locks
£2.1 million
£4.2 million
£0.5 million
£2.0 million
£8.8 million

Lift
£2.1 million
£10.0 million
£0.5 million
£0.8 million
£13.4 million

Contingency @ 66%*
Total**

£5.8 million
£14.6 million

£8.9 million
£22.3 million

*The 66% contingency is in line with current treasury guidelines, to allow for cost creep from
first estimates such as these to the final cost.
** Excludes the cost of construction of any associated marina or basin.
3.9 Atkins considers that the Daventry Arm would have significant potential for traffic. In its
opinion, the route could be attractive, given a well designed development to the east of the
Reservoir. The potential to make the end basin attractive and to encourage boaters to visit
the town means that the canal must have the potential to attract boaters.
3.10 Atkins has assumed that 3,000 boats would visit each year. This equates to about half
the traffic on the Grand Union Canal at the entrance to the Arm. On the busiest day,
therefore, between thirty and forty boats might be expected to arrive and leave. Because
these would probably tend to stay overnight in Daventry, the main flows would be to
Daventry in the afternoon and from Daventry in the morning. The staircase locks could
handle a pair of boats every ten minutes, the incline a pair every twenty minutes. At this
rate, it would take two and a half hours to get thirty boats through the staircase and five
hours to get them through the lift. It may therefore be worth considering making the lift tanks
large enough to accommodate four boats (by doubling their length) if this option were to be
chosen.
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4. Preliminary Estimate of Uplift in Residential Values
4.1 The following assumptions have been made:

•

•
•
•

There would be residential development along both sides of the canal for 35% of its
length. This is to allow for roads and incidental open space plus the possibility that,
where the canal runs alongside the Reservoir, it may not be possible to build housing
along the Reservoir side. It would be subject to confirmation in future masterplans /
development briefs.
The uplift would occur in a 165 foot (50m) wide strip either side of this length of the
canal, giving a total of 21.6 acres (8.75 hectares) of land.
There would be an increase in density from 35 dwellings per hectare to 55 dwellings
per hectare within the uplifted area.
There could be an uplift in values of up to 20% in this area.

Property Values
4.2 The Land Registry gives the following average prices for property in Daventry
•
•
•
•

Detached
Semi detached
Terraced
Flats

£252,719
£152,474
£121,672
£89,350

4.3 This is considered to be a sound average price for properties without a water feature
and may be contrasted with local evidence at Braunston Marina. Here, the following prices
have been achieved within the last twelve months:
•
Linked House
£265,000 (4 bed / 3 storey)
•
Flat
£170,000 (2 bed)
.
Possible Development without Canal (Land Registry Figures)
4.4 The assumption is that there would be twice as may houses as flats.
35 units per hectare = 306 units
200 Houses @ £252,719 = £50,543,800
106 Flats @ £89,350 = £9,471,100
Total Value = £60,014,900
Possible Development with Canal
4.5 The canal scheme will be based the higher density figure of 55 units per hectare
producing 480 units. The assumption is that there would be a higher proportion of flats in
this scenario. The Land Registry average prices will be used for the calculation of uplift.
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Based on 55 units per hectare with 10 % uplift
250 Houses @ £277,990 = £69,497,500
230 Flats @ £98,285 = £22,605,550
Total Value = £92,103,050
Based on 55 units per hectare with 15% uplift
250 Houses @ £290,626 = £72,656,500
230 Flats @ £102,752 = £23,632,960
Total Value £96,289,460
Based on 55 units per hectare with 20 % uplift
250 Houses @ £303,262 = £75,815,500
230 Flats @ £107,220 = £24,660,600
Total Value £100,476,100
4.6 The values adopted use the Land Registry average prices for the calculation of uplift.
The range of uplift applied is within the parameters supported by our research and, in the
case of flats, below prices presently being paid at waterside locations elsewhere in the
District.
4.7 The findings show that the difference in the residential values of the canal and noncanal schemes could be as much as £40m with a 20 % uplift and £32 with a more modest
10% uplift. This compares well with the higher of the two estimated canal costs of some
£22.3m, excluding the cost of construction of any marina or basin. This suggests that the
canal scheme warrants further consideration and should be the subject of a detailed
feasibility study which would provide more accurate canal cost estimates and development
values once the masterplan has been completed.
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5. Conclusions
5.1 The impact of a new canal at Daventry will be dependant on the massing and scale of
development, the mix of uses and the successful linkage into the existing facilities of the
town centre.
5.2 From the Daventry Town Centre Vision, it is clear that a number of benefits could arise
from the provision of a town centre waterfront. This would include a new canal and basin,
provision of new development land, potential for a new commercial / leisure quarter and a
new tourist draw for the town and District.
5.3 Against this must be balanced the high cost of providing the canal arm, the loss of
public open space, the potential deficit in land value receipts against the cost and the large
public investment which would lead to potential private wealth being created.
5.4 It is unlikely that the proposed canal arm will lead to a direct uplift in commercial
property values either in the Town Centre or elsewhere along the canal.
5.5 However, it is evident that the canal is likely to generate sufficient uplift in residential
property values to make a significant contribution to its construction costs. It is
recommended that a detailed feasibility study is undertaken to explore the cost estimate and
property value assumptions and conclusions made in this report.
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