
 

 

On behalf of  

  
 
Project Ref: 41228/4501 | Rev: AA | Date: November 2017 

 
 
Office Address: 10 Queen Square, Bristol, BS1 4NT 
T: +44 (0)117 332 7840   E: bristol@peterbrett.com 

Daventry Local Plan (Part 2) 
Viability Assessment 

 Report 

http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwiAstu_6LPVAhUkDsAKHSZmBRMQjRwIBw&url=http://www.semlep.com/organisation/daventry-district-council&psig=AFQjCNGYdc0QRT4SOip_msqSLf9uGAwdtQ&ust=1501600656244252


Daventry Local Plan (Part 2) Viability Report 
 

 

 

ii 

Document Control Sheet 

Project Name: Daventry Local Plan 2 Viability 

Project Ref: 41228/4501 

Report Title: Daventry Local Plan 2 Viability Assessment 

Doc Ref: Report v2 

Date: November 2017 

 

 Name Position Signature Date 

Prepared by: 
Tom Marshall/ 
Russell Porter  

Planner/ Senior 

Associate 
Economist 

TM/RP October 2017 

Reviewed by: Russell Porter 
Senior Associate 

Economist 
RP November 2017 

For and on behalf of Peter Brett Associates LLP 

 

 

Peter Brett Associates LLP disclaims any responsibility to the Client and others in respect of any 
matters outside the scope of this report.  This report has been prepared with reasonable skill, care and 
diligence within the terms of the Contract with the Client and generally in accordance with the 
appropriate ACE Agreement and taking account of the manpower, resources, investigations and 
testing devoted to it by agreement with the Client.  This report is confidential to the Client and Peter 
Brett Associates LLP accepts no responsibility of whatsoever nature to third parties to whom this 
report or any part thereof is made known.  Any such party relies upon the report at their own risk. 

 

© Peter Brett Associates LLP 2017 



Daventry Local Plan (Part 2) Viability Report 
 

 

 

iii 

Contents 

1 Introduction ................................................................................................................................ 1 

1.1 The Assessment Scope ................................................................................................ 1 

1.2 Assessment Approach .................................................................................................. 2 

1.3 Report Structure ........................................................................................................... 3 

2 National Policy Context ............................................................................................................. 5 

2.1 National Framework ...................................................................................................... 5 

2.2 Summary .................................................................................................................... 10 

3 Local Policy Impacts on Viability ............................................................................................ 11 

3.1 Introduction ................................................................................................................. 11 

3.2 Local Plan Policies...................................................................................................... 11 

4 Local Residential Context ....................................................................................................... 17 

4.1 Introduction ................................................................................................................. 17 

4.2 Local Residential Market Overview............................................................................. 17 

4.3 Sales Values within Daventry District ......................................................................... 18 

4.4 Future Market Conditions ........................................................................................... 22 

5 Viability Assumptions .............................................................................................................. 24 

5.1 Introduction ................................................................................................................. 24 

5.2 Residential Site Typologies ........................................................................................ 24 

5.3 Residential Values and Costs Assumptions ............................................................... 28 

5.4 Proposed Policy Costs ................................................................................................ 32 

5.5 Benchmark Land Value Assumptions ......................................................................... 34 

6 Local Plan 2 Viability Testing and Conclusions .................................................................... 36 

6.1 Introduction ................................................................................................................. 36 

6.2 Viability Testing Results .............................................................................................. 36 

6.3 Draft Local Plan (Part 2) Viability Conclusions ........................................................... 38 

 

Figures 

Figure 1.1 Approach to residual land value assessment for Local Plan viability testing ......................... 2 
Figure 4.1 Trend in average sales price of all (new and existing) residential units ............................... 17 
Figure 4.2 Proportion of sales of new residential unit by type sold between Jan-15 and May-17......... 18 
Figure 4.3 Average residential unit sales values in Daventry & neighbouring areas, Jan’15 - May’17 . 18 
Figure 4.4 Spread of average prices for existing & new detached houses sold Jan’15 to May’17 ....... 19 
Figure 4.5 Spread of average prices for existing & new semidetached houses sold Jan’15 to May’17 19 
Figure 4.6 Spread of average prices for existing & new terraced houses sold Jan’15 to May’17 ......... 20 
Figure 4.7 Spread of average prices for existing & new flats sold Jan’15 to May’17 ............................ 20 
Figure 4.8 Broad value areas and location for development ................................................................ 21 
Figure 4.9 Projected regional increases in average resale residential values ...................................... 23 



Daventry Local Plan (Part 2) Viability Report 
 

 

 

iv 

 

Tables 

Table 3.1 Viability Policy Matrix for the West Northamptonshire Joint Core Strategy (adopted Dec’14)
 11 
Table 3.2 Viability Policy Matrix for the Draft Daventry Settlements and Countryside Local Plan (Part 
2) 14 
Table 5.1 Tested residential typologies ................................................................................................ 25 
Table 5.2 Gross and net areas for each typology ................................................................................. 26 
Table 5.3 Tested residential unit type mix ............................................................................................ 27 
Table 5.4 Floorspace assumptions for NSS, Cat 2 & Cat 3 units ......................................................... 28 
Table 5.5 Tested extra-over costs in meeting Building Regulation Access Standards ......................... 28 
Table 5.6 Tested average Open Market residential sales value, per sqm ............................................ 29 
Table 5.7 Tested median build costs at Q2 2016 tender prices............................................................ 30 
Table 5.8 Tested opening up costs on Greenfield sites ........................................................................ 30 
Table 5.9 Tested site abnormal costs on Brownfield sites .................................................................... 31 
Table 5.10 Tested land purchase costs ................................................................................................ 31 
Table 5.11 Tested build out rates ......................................................................................................... 32 
Table 5.12 Tested transfer values of different affordable housing tenures ........................................... 33 
Table 5.13 Land value transactions in 25-mile radius .......................................................................... 35 
Table 5.14 Benchmark land value based on existing use plus uplift .................................................... 35 
Table 6.1 Viability of typology sites under cumulative policy layers ...................................................... 37 
Table D.1 Tested lower quartile build costs at Q2 2016 tender prices ................................................. 28 
Table D.2 Viability of typology sites under cumulative policy layers (at lower quartile house prices) ... 29 

 

Appendices 

Appendix A Illustrative Site Appraisals 

Appendix B Developer Workshop Notes 

Appendix C NSS & Accessible Units Standards 

Appendix D New Build Residential Properties 

Appendix E Sensitivity Testing at Lower Build Costs 

 

 

 

 
 
 
  
 
  
 



Daventry Local Plan (Part 2) Viability Report 
 

 

0 
 

 

  



Daventry Local Plan (Part 2) Viability Report 
 

 

1 
 

 

1 Introduction 

1.1 The Assessment Scope  

1.1.1 Peter Brett Associates (PBA) was commissioned by Daventry District Council (DDC) to provide 
a high-level district wide viability assessment.  The main purpose of this plan viability study is to 
provide evidence that the policy requirements in the Daventry Settlements and Countryside 
Local Plan (Part 2), which is currently at draft stage, should not threaten the development 
viability of the Local Plan as a whole, in accordance with the National Planning Policy 
Framework (NPPF) paragraph 173.  In assessing the Local Plan, this study will inform policy 
decisions based on the policy aspirations of achieving sustainable development and the realities 
of economic viability.  

1.1.2 The report and the accompanying appraisals have been prepared in line with the Local Housing 
Delivery Group 'Viability Testing Local Plans' advice for planning practitioners, June 2012 
chaired by Sir John Harman (the Harman Report).  The high-level viability appraisals have also 
been prepared in line with the Royal Institute of Chartered Surveyors (RICS) valuation guidance.   

1.1.3 It is first and foremost a supporting document to inform the Local Plan evidence base and 
planning policies, especially those concerned with the planning, funding and delivery of 
infrastructure needed to support delivery of the plan.  Whilst high level viability appraisals have 
been carried out to reflect the likely sites that the Plan will be dependent on coming forward, it 
would be inappropriate to use these for any commercial valuation purpose because the viability 
models are for strategic purposes only.  That is, it is designed as a tool to test policy as opposed 
to being formal valuations of planning application sites at the planning application stage, 
normally carried out by the Valuation Office, Chartered Surveyors and Valuers. Therefore, 
general assumptions have been made and these have been detailed in this report. 

1.1.4 It should therefore be noted that as per Professional Standards 1 of the RICS Valuation 
Standards – Global and UK Edition1, the advice expressly given in the preparation for, or 
during negotiations or possible litigation does not form part of a formal “Red Book” 
valuation and should not be relied upon as such. No responsibility whatsoever is 
accepted to any third party who may seek to rely on the content of the report for such 
purposes. 

Defining Local Plan Level Viability 

1.1.5 The Harman Report2 defines local plan viability (on page 14) as follows: 

'An individual development can be said to be viable if, after taking account of all costs, including 
central and local government policy and regulatory costs, and the cost and availability of 
development finance, the scheme provides a competitive return to the developer to ensure that 
development takes place, and generates a land value sufficient to persuade the land owner to 
sell the land for the development proposed. 

At a Local Plan level, viability is very closely linked to the concept of deliverability.  In the case 
of housing, a Local Plan can be said to be deliverable if sufficient sites are viable (as defined in 
the previous paragraph) to deliver the plan's housing requirement over the plan period.’ 

1.1.6 It should be noted that the approach to Local Plan level viability assessment does not require 
all sites in the plan to be viable.  The Harman Report says that a site typologies approach (i.e. 

                                                     
1 RICS (January 2014) Valuation – Professional Standards, PS1 Compliance with standards and practice 
statements where a written valuation is provided. 

2 The Local Housing Delivery Group and chaired by Sir John Harman 'Viability Testing Local Plans' advice for 
planning practitioners, June 2012. 
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assessing a range of example development sites likely to come forward) to understanding plan 
viability is sensible. Whole plan viability: 

'…does not require a detailed viability appraisal of every site anticipated to come forward over 
the plan period… (p.11) 

…[we suggest] rather it is to provide high level assurance that the policies within the plan are 
set in a way that is compatible with the likely economic viability of development needed to deliver 
the plan. (p.15) 

A more proportionate and practical approach in which local authorities create and test a range 
of appropriate site typologies reflecting the mix of sites upon which the plan relies'. (p.11). 

1.1.7 The Harman Report states that the role of the typologies testing is not required to provide a 
precise answer as to the viability of every development likely to take place during the plan 
period.  

'No assessment could realistically provide this level of detail…rather, [the role of the typologies 
testing] is to provide high level assurance that the policies within the plan are set in a way that 
is compatible with the likely economic viability of development needed to deliver the plan.' (p.18) 

1.1.8 Indeed, the report also acknowledges that a: 

'…plan-wide test will only ever provide evidence of policies being 'broadly viable’.  The 
assumptions that need to be made in order to carry out a test at plan level mean that any specific 
development site may still present a range of challenges that render it unviable given the policies 
in the Local Plan, even if those policies have passed the viability test at the plan level.  This is 
one reason why our advice advocates a 'viability cushion' to manage these risks.’ (p.18) 

1.1.9 The report later suggests that once the typologies testing has been done: 

'it may also help to include some tests of case study sites, based on more detailed examples of 
actual sites likely to come forward for development if this information is available'. (p.38) 

1.1.10 The Harman Report points out the importance of minimising risk to the delivery of the plan.  
Risks can come from policy requirements that are either too high or too low.  So, planning 
authorities must have regard to the risks of damaging plan delivery with excessive policy costs 
- but equally, they need to be aware of lowering standards to the point where the sustainable 
delivery of the plan is not possible.   Good planning in this respect is about 'striking a balance' 
between the competing demands for policy and plan viability. 

1.2 Assessment Approach  

1.2.1 A bespoke development viability model was used in the viability testing in this update report. 
This involved ‘high level’ testing of hypothetical schemes that represent the future allocation of 
development land in the district under the Draft Daventry Settlements and Countryside Local 
Plan (Part 2), which henceforth is referred to as the ‘Draft Local Plan (Part 2)’.   

1.2.2 The viability testing and assessment results are based on establishing a residual land value for 
different parts of the Local Plan (Part 2) area.   The approach takes the difference between 
development values and costs, and compares the 'residual value' (i.e. what is left over after the 
cost of building the scheme is deducted from the potential sales value of the completed 
site/buildings) with a benchmark/threshold land value (i.e. the value over and above the existing 
use value a landowner would accept to bring the site to market for development) to determine 
the balance that could be available to support policy costs such as affordable housing and 
infrastructure.  This is a standard approach, which is advocated by the Harman Report and 
RICS.  The broad method for residual land valuation is illustrated in Figure 1.1. 

Figure 1.1 Approach to residual land value assessment for Local Plan viability testing 
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1.2.3 The arithmetic of residual land value appraisal is straightforward (PBA uses a bespoke 
spreadsheet model for the appraisals). However, the inputs to the calculation are hard to 
determine for a specific site (as demonstrated by the complexity of many S106 negotiations). 
The difficulties grow when making calculations that represent a typical or average site. 
Therefore, our viability assessments in this report are necessarily broad approximations, subject 
to a margin of uncertainty.   

1.2.4 An example of a complete residential site appraisal sheet (excluding the cashflow sheets) is 
provided in Appendix A.  

Consultation 

1.2.5 The Council arranged a viability workshop for the local development industry to enable PBA to 
test the assumptions contained within this report.  The workshop took place in July 2017 and 
was attended by a mix of property and development experts, including local agents, 
housebuilders and land promoters.  A copy of the meeting note is in Appendix B.  Following 
the meeting, the Council circulated the meeting note around the attendees inviting comment 
on the assumptions.    

1.3 Report Structure 

1.3.1 The rest of this report is set out as follows: 

▪ Chapter 2 sets out the policy and legal requirements relating to whole plan viability, which 
the assessment should comply with; 

▪ Chapter 3 sets out the current Draft Local Plan (Part 2) policies, identifying any that may 
require testing for their potential impact on viability; 

▪ Chapter 4 describes the local residential market and development context, including a 
review of past delivery;  

▪ Chapters 5 outlines the development scenarios to be tested, the site typologies and 
assumptions informing their viability;  

▪ Chapter 6 reviews the viability findings to inform the Council’s decisions about the Local 
Plan (Part 2) policies.  
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2 National Policy Context 

2.1 National Framework 

2.1.1 The National Planning Policy Framework (NPPF) recognises that the ‘developer funding pot’ or 
residual value is finite and decisions on how this funding is distributed between affordable 
housing, infrastructure and other policy requirements have to be considered as a whole, they 
cannot be separated out.   

2.1.2 The NPPF advises that cumulative effects of policy should not combine to render plans unviable: 

‘Pursuing sustainable development requires careful attention to viability and costs in plan-
making and decision-taking.  Plans should be deliverable. Therefore, the sites and the scale of 
development identified in the plan should not be subject to such a scale of obligations and policy 
burdens that their ability to be developed viably is threatened. To ensure viability, the costs of 
any requirements likely to be applied to development, such as requirements for affordable 
housing, standards, infrastructure contributions or other requirements should, when taking 
account of the normal cost of development and mitigation, provide competitive returns to a 
willing land owner and willing developer to enable the development to be deliverable’. 3   

2.1.3 With regard to non-residential development, the NPPF states that local planning authorities 
‘…should have a clear understanding of business needs within the economic markets operating 
in and across their area. To achieve this, they should… understand their changing needs and 
identify and address barriers to investment, including a lack of housing, infrastructure or 
viability.’ 4    

2.1.4 The NPPF does not state that all sites must be viable now in order to appear in the plan.  Instead, 
the NPPF is concerned to ensure that the bulk of the development is not rendered unviable by 
unrealistic policy costs.   

Deliverability and Developability Considerations in the NPPF 

2.1.5 As noted above, the NPPF does not state that all sites must be viable now in order to appear 
in Local Plans.  Nevertheless, sites identified for the first five-year period need to be available 
and achievable while meeting any Local Plan policy requirements, which are considered 
through the testing and findings in Chapter 6 of this report.  In addition, the national 
framework over the plan period as a whole is concerned to ensure that the bulk of the 
development proposed in the plan is not rendered unviable by unrealistic policy costs5.  Such 
policy costs, as set out in the Draft Local Plan (Part 2), are considered in Chapter 3 of this 
report.   

2.1.6 It is important to recognise that economic viability will be subject to economic and market 
variations over the Local Plan timescale.  In a free market, where development is largely 
undertaken by the private sector, the Local Planning Authority can seek to provide suitable sites 
to meet the demand for sustainable development.  It is not within the authority's control to ensure 
that delivery actually takes place; this will depend on the willingness of a developer to invest 
and a landowner to release the land. So, in considering whether a site is deliverable with policy 

                                                     
3 DCLG (2012) National Planning Policy Framework (para 173) 

4 Ibid (para 160) 

5 See para 173, which notes that plans should be deliverable, but importantly this goes onto state that the plans 
should not be subject to such a scale of obligation and policy burdens that their ability to be developed viably is 
threatened.  This is clearly about ensuring that policy burden does not threaten viability and not necessarily that 
the development must be viable even if there is not a high policy burden.  For example, infrastructure 
requirements are understood and will not impede delivery (see NPPF para 160). 
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now or developable in the future, the assumptions underpinning our viability assessment should 
be informed by a review of local market conditions 

2.1.7 Within these general principles, which apply to all development, the NPPF sets out more 
detailed policies relating to deliverability and viability, which vary between housing and 
employment uses. These two land uses are discussed in turn below since this will be relevant 
to the following Draft Local Plan (Part 2) testing. 

Housing 

2.1.8 In relation to housing development, the NPPF creates the two concepts of ‘deliverability’ (which 
applies to residential sites which are expected in years 0-5 of the plan) and ‘developability’ 
(which applies to year 6 of the plan onwards). The NPPF defines these two terms as follows: 

To be deliverable, ‘sites should be available now, offer a suitable location for development 
now, and be achievable, with a realistic prospect that housing will be delivered on the site 
within five years and in particular that development of the site is viable.’  

To be developable, sites expected from year 6 onwards should be able to demonstrate a 
‘reasonable prospect that the site is available and could be viably developed at the point 
envisaged’.6     

2.1.9 The NPPF advises that a more flexible approach may be taken to the sites coming forward from 
year 6 onwards.  These sites might not be viable now and might instead only become viable at 
a future point in time (e.g. when a lease for the land expires or property values improve).  This 
recognises the impact of economic cycles, variations in values and policy changes over time.  
Consequently, some sites might be identified with marginal unviability however a small change 
in market conditions over the Plan may make them viable. Such sites could contribute to the 
Local Plan housing target in the later period of the Plan.   

2.1.10 NPPF paragraph 14 makes very clear that there is a presumption in favour of sustainable 
development. Paragraph 49 also says that the relevant policies for the supply of housing should 
not be considered up to date if the Local Planning Authority cannot demonstrate a five year 
supply of deliverable housing sites.  The Planning Practice Guidance (PPG) is clear that 
authorities should have an identified five-year housing supply at all points during the plan period, 
and that housing requirement figures in up-to-date adopted Local Plans should be used as the 
starting point for calculating the five-year land supply. However, where the evidence supporting 
that housing requirement has become outdated, the latest information provided in the 
assessment of housing needs should be considered or the latest household projections used 
as a starting point; but it is important to recognise that neither of these will have been tested.7   

2.1.11 It will be important for the Council to ensure that all the sites identified to come forward within 
either the plan period or the 5-year period are viable in meeting Local Plan policies as much 
as possible, to ensure that the Local Plan (Part 2) is deliverable.   

Economic Uses 

2.1.12 With regard to economic land uses, the NPPF states that Local Planning Authorities: 

‘…should have a clear understanding of business needs within the economic markets 
operating in and across their area. To achieve this, they should… understand their changing 
needs and identify and address barriers to investment, including a lack of housing, 
infrastructure or viability’. 

                                                     
6 Ibid (para 47, footnote 12) 
7 NPPG – 3-030-20140306 
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2.1.13 This is quite different to housing.  Local authorities are expected to have a general 
understanding of possible obstacles to delivering employment uses, including viability. But they 
are not under specific requirements to predict the timing of delivery, or demonstrate that sites 
are deliverable / developable according to precise criteria or within a given time frame.  

2.1.14 In relation to employment uses specifically, the NPPF also advises that ‘…planning policies 
should avoid the long term protection of sites allocated for employment use where there is no 
reasonable prospect of a site being used for that purpose’8.  Again this is a less demanding test 
than for housing. It implies that authorities should allocate sites for employment only if they 
expect those sites to be viable to develop (or, if already built up, viable to maintain) for 
employment uses. But for economic uses, unlike housing, this requirement relates to the plan 
period as a whole; there is no requirement that sites be viable now or in the next five years9.  

2.1.15 The commercial property market works differently to the residential market.  Consequently, the 
achievability of non-residential sites remains important but this requires a different method to 
the viability assessments which often suggest that speculative development for employment 
uses is not viable, because the open market value of the completed development would be 
below the cost of delivering it.  The implication is that the development would not be 
worthwhile for an institutional investor.  But for an owner-occupied or pre-let development, the 
same scheme may well be worthwhile. This may be because the property is worth more to the 
business than its open market price, for example because its location or other features are an 
especially good match to the requirements of a particular business.  Such considerations 
cannot be captured in a standard viability appraisal, because they are specific to individual 
occupier businesses and individual sites. 

2.1.16 The upshot is that many sites may be successfully developed for employment uses when a 
standard viability assessment would suggest that they are not viable for such development. 
Therefore, a standard viability assessment is not necessarily a helpful tool for predicting which 
sites will be successfully delivered in the future. To assess the prospects of individual sites, 
authorities use different evidence, comprising both market indicators and qualitative criteria.  

2.1.17 In summary, non-residential development, including for employment uses, does not lend itself 
to standard viability assessment that is used for housing. There are two reasons for this. Firstly, 
the NPPF sets out specific requirements in relation to housing land supply that do not apply to 
other land uses. Secondly, non-residential property markets, including employment, work 
differently to housing markets, which is why this viability assessment report tests the impact of 
policies only on housing sites and not employment sites, which are considered through a 
separate exercise in the West Northamptonshire Employment Land Study – 2012 Review 
prepared by the West Northamptonshire Joint Planning Unit for the West Northamptonshire 
Joint Core Strategy. 

National Policy on Affordable Housing 

2.1.18 In informing future policy on affordable housing, it is important to understand national policy on 
affordable housing.  The NPPF states: 

‘To deliver a wide choice of high quality homes, widen opportunities for home ownership and 
create sustainable, inclusive and mixed communities, local planning authorities should10: 

 Plan for a mix of housing based on current and future demographic trends, market trends 
and the needs of different groups in the community (such as, but not limited to, families with 
children, older people, people with disabilities, service families and people wishing to build 
their own homes); 

                                                     
8 NPPF para 22.  

9 See NPPF para 47 

10 Ibid (para 50 and bullets) 
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 Identify the size, type, tenure and range of housing that is required in particular locations, 
reflecting local demand; and 

 Where they have identified that affordable housing is needed, set policies for meeting this 
need on site, unless off-site provision or a financial contribution of broadly equivalent value 
can be robustly justified (for example to improve or make more effective use of the existing 
housing stock) and the agreed approach contributes to the objective of creating mixed and 
balanced communities. Such policies should be sufficiently flexible to take account of 
changing market conditions over time’.11 

2.1.19 The NPPF accepts that in some instances, off site provision or a financial contribution of a 
broadly equivalent value may contribute towards creating mixed and balanced communities.   

2.1.20 Finally, the NPPF recognises that market conditions change over time, and so when setting 
long term policy on affordable housing, incorporating a degree of flexibility is sensible to reflect 
changing market circumstances. 

Affordable housing exemptions 

2.1.21 In November 2014, the Government introduced an exemption policy for small housebuilders 
(defined as developments of 10 dwellings or fewer and which have a maximum combined gross 
floorspace of no more than 1,000 sqm; or for designated rural areas under Section 157 of the 
Housing Act 1985, a lower threshold of 5 units or less) to exclude them from paying s106 and 
contribute to affordable housing.  Following the West Berkshire District Council & Anr v The 
Secretary of State for Communities and Local Government, C1/2015/2559 High Court ruling 
this was later quashed (May 2015).  However, in May 2016, the Government won a legal 
challenge against this, meaning that this threshold was to be upheld and is now in the NPPG12. 

2.1.22 Despite the Government’s successful legal challenge, the threshold is only a material 
consideration, albeit recommended by the Secretary of State, and there have been 
Examinations and cases where the minimum threshold is held not to apply based on supporting 
evidence.  In this regard, the West Northamptonshire Joint Core Strategy (Part 1) has a lower 
threshold of 5 units and above for affordable housing, which has been tested in Chapter 6 of 
this report.   

Housing and Planning Act 2016 

2.1.23 In July 2016, the Housing and Planning Act 2016 received Royal Assent.  The Act is national 
policy and will eventually feed into Regulations.  The Act sets out changes to the delivery of 
affordable housing in England, as below: 

‘The Secretary of State may by regulations provide that an English planning authority may only 
grant planning permission for a residential development of a specific description if the starter 
homes requirement is met.’ 

‘The “starter homes requirement” means a requirement, specified in the regulations, relating to 
the provision of starter homes in England.’ 

Regulations under this section may, for example, provide that an England planning authority 
may grant planning permission only if a person has entered into a planning obligation to provide 
a certain number of starter homes or to pay a sum to be used by the authority for providing 
starter homes.’ 13 

                                                     
11 Ibid (p13, para 50) 

12 Paragraph: 031 Reference ID: 23b-031-20161116 

13 Housing and Planning Act 2016 (para 5(1) (4) (5)) 
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2.1.24 This indicates that there will be a requirement for starter homes, set by Government, which 
relates to each local authority in England.  The level of that starter home requirement is not 
known at present and will be set out in Regulations.  The Act continues to state: 

‘…the regulations may confer discretions on an English planning authority.…the regulations 
may make different provision for different areas.’ 14 

2.1.25 However, the Housing White Paper was published in February 2017, which dropped plans to 
impose a legal duty on Local Authorities to ensure provision of at least 20% Starter Homes on 
all reasonably sized development sites.  Instead, the Government has stipulated that local 
authorities will deliver Starter Homes as part of a mixed package of affordable housing that can 
respond to local needs and local markets.  That is, at present the level of that starter home 
requirement is not known but the White Paper proposes to amend the NPPF by introducing a 
’…clear policy expectation’ that housing sites deliver a minimum of 10% affordable home 
ownership units and, with developers, identify an appropriate level of Starter Homes alongside 
other affordable home ownership and rented tenures. 

2.1.26 Consequently, the implications of the Housing and Planning Act remain unclear at the time of 
reporting, and the Act does not provide any levels or thresholds relating to Starter Homes or 
density levels.  However, the Council will need to be mindful of future changes in national 
planning policies or regulations which would impact on the viability of development and the 
overall Local Plan, which could be tested within the viability model as the detail will come within 
the secondary legislation and regulations. The Council should be aware that there could be 
potential impacts on viability testing from changes in national policy. 

National Space Standards for Housing 

2.1.27 The Government published ‘Technical Housing Standards – Nationally Described Space 
Standard’ (NSS) in March 2015. The NSS replaces the existing different space standards used 
by local authorities. It is not a building regulation and remains solely within the planning system 
as a new form of technical planning standard. 

2.1.28 The NSS deals with the internal space of new dwellings and sets out the requirement for Gross 
Internal Area (GIA).  GIA is defined as the total floor space measured between the internal faces 
of perimeter walls. The standard is organised by number of bedrooms; number of bed spaces; 
number of storeys and provides an area for built-in storage.  The minimum space standards 
shown in Table 1 in the Technical Standards Guide, as copied in Appendix C of this report 
which considers this in more detail.   

2.1.29 NSS states that GIA ‘…will not be adequate for wheelchair housing (Category 3 homes in Part 
M of the Building Regulations) where additional internal area is required to accommodate 
increased circulation and functionality to meet the needs of wheelchair households.’15 

National Policy on Infrastructure  

2.1.30 The NPPF requires local planning authorities to demonstrate that infrastructure will be available 
to support development:  

‘It is equally important to ensure that there is a reasonable prospect that planned infrastructure 
is deliverable in a timely fashion. To facilitate this, it is important that local planning authorities 
understand district-wide development costs at the time Local Plans are drawn up.’16 

2.1.31 It is not necessary for local planning authorities to identify all future funding of infrastructure 
when preparing planning policy.  The NPPF states that standards and policies in Local Plans 

                                                     
14 Ibid (para 5(6) (7)) 

15 Para. 9, Technical Housing Standards, CLG (March 2015) 
16 DCLG (2012) National Planning Policy Framework (p42, para 177) 
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should ‘facilitate development across the economic cycle,’ 17  suggesting that in some 
circumstances it may be reasonable for a local planning authority to argue that viability is likely 
to improve over time, that policy costs may be revised, that some infrastructure is not required 
immediately, and that mainstream funding levels may recover.  

2.2 Summary 

2.2.1 The NPPF requires councils to ensure that they ‘do not load’ policy costs onto development if it 
would hinder the site being developed.  The key point is that policy costs will need to be 
balanced so as not to render a development unviable, but should still be considered sustainable. 

2.2.2 The Government has successfully appealed a High Court ruling that forced ministers to 
remove a Ministerial Statement to exempt small development from affordable housing and 
‘tariff style’ S106 contributions from the PPG.  However, the West Northamptonshire Joint 
Core Strategy (Part 1) has a lower threshold, which has been tested in this report.   

2.2.3 The Housing and Planning Act 2016 sets out that future Regulations will identify Starter Homes 
requirements for English planning authorities.  This may have implications on future Local Plan 
affordable housing policies.  At this stage, the requirements are unknown and the Council will 
need to keep in mind any change in national policy. In the meantime, this report tests existing 
proposed affordable housing policy set out by the Draft Local Plan (Part 2) document. 

2.2.4 The infrastructure needed to support the plan over time will need to be planned and managed.  
Plans should be backed by a thought-through set of priorities and delivery sequencing that 
allows a clear narrative to be set out around how the plan will be delivered (including meeting 
the infrastructure requirements to enable delivery to take place).  This assessment confines 
itself to the question of development viability.  It is for other elements of the evidence base to 
investigate the other ingredients in the definition of deliverability (i.e. location, infrastructure and 
prospects for development).  

                                                     
17 Ibid (p42, para 174) 
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3 Local Policy Impacts on Viability  

3.1 Introduction  

3.1.1 To identify the implications of local policies on development viability, PBA has reviewed the 
cumulative policy requirements within the Local Plan covering Daventry district to identify those 
that may have a cost implication and hence an impact on viability. The Local Plan covering 
Daventry district is in two parts: West Northamptonshire Joint Core Strategy (Part 1) (adopted 
2014) and the Draft Daventry Settlements and Countryside Local Plan (Part 2).   

3.1.2 The policies have been assessed to determine whether there is likely to be a cost implication 
over and above that required by the market to deliver the defined development. For those 
policies where there will be, or could be, a cost implication, PBA has undertaken a broad 
assessment of the nature of that cost.  This includes whether the cost is likely to be district-wide 
or site specific, whether costs are related to specific timescales or apply for the entire life of the 
plan and whether costs are likely to be incurred directly by the developer through on site or off 
site development, or via financial contributions made by the developer to other agencies or 
developers towards wider schemes within the district.  

3.2 Local Plan Policies 

3.2.1 A review of each draft Local Plan Parts 1 and 2 policy’s impact on development is provided in 
Tables 3.1 and 3.2 using a 'traffic light' system.  A green colour indicates the assessed policy 
is assumed to have no cost to the development, therefore negating a need to test; amber 
indicates either no impact or a slight impact able to be addressed through design with little 
bearing on viability; and red means that the policy would have some bearing on the viability of 
sites and should be included when assessing the potential residential sites achievability. 

Table 3.1 Viability Policy Matrix for the West Northamptonshire Joint Core Strategy (adopted Dec’14)  

Key to ‘policy cost implication’ colour coding:  

Unlikely to have any significant impact 
 
May have an impact so needs to be considered and possibly tested  
 
Expected to have an impact and will need to be tested 

  

  

  

Local Plan policy 
Viability 
impact? 

Nature of impact 
How has this been 
treated? 

SA Presumption in 
Favour of Sustainable 
Development 

No   

S1 - 3 Distribution 
and scale of 
development 

Potentially 
Identifies location for development 
and levels of growth across all local 
authority areas. 

Informed the tested 
typologies. 

S5 Sustainable Urban 
Extensions 

Potentially 
Identifies the quantum of residential 
and employment land take up within 
each strategic urban extension. 

Land take-up for each 
development type (resi and 
employment) applied to the 
SUE. 

S6 Monitoring and 
Review 

No   

S7 – 9 Provision and 
distribution of jobs 
and retail 
development 

No   

S10 Sustainable 
Development 
Principles 

Yes 

Development will achieve the highest 
standards of sustainable design 
principles, including: 

• Environmental performance 

To allow for better 
environmental standards 
that may take a number of 
forms, an extra-over build 
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• Maximising use of renewable 
energies and designing a reduction 
in energy use 

• Minimising pollution 

costs is included in the 
assumptions. 

S11 Low Carbon and 
Renewable Energy 

Potentially 

All new residential development 
(including mixed use) require Level 4 
Code for Sustainable Homes and 
zero carbon standard from 2016 or 
national equivalent standard. 
 
All new non-resi over 500 m2 require 
BREEAM Very Good or future 
national equivalent zero carbon 
standard from 2019. 

No longer applicable since 
the CSH standards are 
being normalised through 
building regulations and 
therefore they will not be 
an exceptional cost. 
 
BREEAM Very Good is 
achievable through design 
and performance without 
affecting costs. 

C1 – 6 Transport 
policies 

No   

RC1 Delivering 
Community 
Regeneration 

No   

RC2 Community 
Needs 

Potentially 

New residential and commercial 
development required to provide 
community facilities and open space 
set out in Open Space / Recreation 
Studies, West Northamptonshire 
Sports Facility Strategy and Cultural 
Investment Plan. Financial 
contributions towards provision to be 
set out in individual Local Plans. 

Refers to Local Plan (Part 
2)a – covered by Table 
3.2. 

E1 – 8 Employment 
policies 

No   

H1 Housing Density 
and Mix and Type of 
Dwellings 

Yes 
Within strategic urban extensions - 
minimum of 35 dwellings per hectare. 

Informs the tested 
typologies and therefore is 
included in the viability 
appraisal. 

H2 Affordable 
Housing 

Yes 

5 or more dwellings: 
Daventry Town – 25% 
Rural areas – 40% 
Northampton related development 
area – 35% 
 
Tenure mix of affordable housing 
should reflect local housing need. 

Thresholds set by WNJCS 
and therefore included in 
the viability appraisal. 
 
Refer to the Daventry 
SHMA  

H3, 5 & 6 Housing 
policies 

No   

H4 Sustainable 
Housing 

Yes 
Residential development must meet 
requirements of Lifetime Homes 
Standard. 

Specifically tested in the 
viability appraisal. 

BN2 – 6 & 8 - 9 Built 
and natural 
environment policies 

No   

BN1 Green 
Infrastructure 
Connections 

Potentially 

Securing contributions from 
development for creation of and future 
management of Green Infrastructure 
Network. 

Refers to Local Plan (Part 
2)a – covered by Table 
3.2. 

BN7 Water and flood 
risk policies 

Potentially 

Dev should use SUDs where 
practicable and will ensure adequate 
wastewater treatment. 
 
All housing required achieve Level 4 
standards for water conservation in 
Code for Sustainable Homes or 
national equivalent from 2016. 

Factored into assumptions 
relating to site ‘opening up’ 
costs and S106s in the 
viability appraisal. 
 
No longer applicable since 
the CSH standards are 
being normalised through 
building regulations. 
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BN10 Ground 
Instability 

Potentially 
Remedial works need to be 
undertaken prior to occupation of 
development. 

Factored into assumptions 
relating to ‘abnormal’ costs 
in the viability appraisals. 

INF1 Approach to 
Infrastructure 
Delivery 

Potentially 

Where development generates a 
need for new infrastructure 
developers will need to demonstrate 
that provision will be met. 

Details within individual 
Local Plans. 

INF2 Contributions to 
Infrastructure 
Requirements 

Yes 

Planning obligations may seek pooled 
contributions for infrastructure. 
 
Other site specific needs will be set 
through conditions or planning 
obligation. 

CIL will be set for pooled 
contributions. 
 
 
Allowances, including CIL, 
for planning obligations has 
been included in the 
viability appraisals. 

N1, N2, N5, N6, N9A, 
N10, N12 

No   

N3 Northampton 
North SUE 

Yes 

3,500 dwellings; primary school; 1 
local centre; health care services and 
community facilities; contribution 
towards public transport corridor to 
Northampton town centre; local 
interchange; transport mitigation 
measures and improvements; 
greenspace and wildlife corridors; 
sport and leisure provision; flood 
management. 

Is within the Northampton 
Policy Area and therefore 
not tested in this report 
covering the Local Plan 2 
site allocations and 
policies. 

N4 Northampton 
West SUE 

Yes 

2,550 dwellings; primary school; retail 
centre; financial contribution to NW 
Bypass and Kingsthorpe Corridor; 
greenspace and wildlife corridors; 
sport and recreation provision. 

Is within the Northampton 
Policy Area and therefore 
not tested in this report 
covering the Local Plan 2 
site allocations and 
policies. 

N7 Northampton 
Kings Heath SUE 

Yes 

3,000 dwellings; 2 primary schools; 
10ha site for secondary school; local 
centre; 10ha employment; financial 
contribution to NW Bypass; integrated 
transport network; greenspace and 
wildlife corridors; sport and recreation. 

Is within the Northampton 
Policy Area and therefore 
not tested in this report 
covering the Local Plan 2 
site allocations and 
policies. 

N8 Northampton 
South of Whitehalls 
SUE 

Yes 

1,000 dwellings; primary school; local 
centre; financial contributions to 
Kingsthorpe Corridor, The Cock Hotel 
Junction and NW Bypass; integrated 
transport network; greenspace and 
wildlife corridors; open space and 
recreation. 

Is within the Northampton 
Policy Area and therefore 
not tested in this report 
covering the Local Plan 2 
site allocations and 
policies. 

D1 Regeneration of 
Daventry Town 

No   

D2 Daventry Town 
Centre 

No   

D3 Daventry North 
East SUE 

Yes 

4,000 dwellings (minimum 2,600 in 
plan period); 3 primary schools; 10ha 
land for secondary school; local 
centres; integrated transport network; 
greenspace and wildlife corridors; 
extension to Daventry Country Park; 
financial contributions to Daventry 
Development Link; sport and leisure 
provision. 

It is a strategic site within 
Daventry district that is 
already allocated in 
WNJCS and therefore not 
tested in this report 
covering the Local Plan 2 
site allocations and 
policies. 

D4 Supporting Areas 
of Community 
Regeneration: 
Southbrook 

No   
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D5 Daventry’s 
Transport Network 
Improvements 

No   

T1 – T5 Towcester 
policies 

No   

B1 – B4 Brackley 
policies 

No   

R1 Spatial Strategy 
for the Rural Areas 

Potentially 
2,360 dwellings allocated to rural 
areas within Daventry district. 

Informed the tested 
typologies. 

R2 Rural Economy No   

R3 Transport 
Strategy for the Rural 
Areas 

No   

 

Table 3.2 Viability Policy Matrix for the Draft Daventry Settlements and Countryside Local Plan (Part 2) 

Local Plan policy 
Cost 

impact? 
Nature of costs 

How has this been 
treated? 

NP1 Community led 
planning and 
neighbourhood 
planning 

No   

SP1 Daventry District 
Spatial Strategy 

No   

RA1 - 5 Rural 
settlement types & 
countryside policies 

Potentially 

Identifies the rural settlements where 
housing and other development is 
sustainable and acceptable. 

 

Informed the tested 
typologies. 

HO1 Daventry South 
West 

Yes 

A Draft Local Plan (Part 2) strategic 
housing-led site allocation to make 
provision for: 

• A minimum of 800 Dwellings 

• Appropriate Commercial 
Floorspace 

• A Local Centre providing local 
shopping facilities  

• Land for a two form of entry Primary 
school   

• An integrated transport network  

• Structural Green Spaces including 
leisure  

• Necessary financial contributions to 
off-site Highway Works  

To be tested in the viability 
appraisals. 

HO2 Daventry 
Micklewell Park 

Yes 

A strategic Draft Local Plan (Part 2) 
strategic housing-led site allocation 
including: 

• Residential dwellings (number to be 
confirmed) 

• Schools to be confirmed 

• Strategic infrastructure and 
structural Green Spaces  

To be tested in the viability 
appraisals. 

HO3 Daventry Land 
at Middlemore 

Yes 

A Draft Local Plan (Part 2) strategic 
housing-led site allocation to make 
provision for: 

• A minimum of 100 residential 
dwellings 

Contributions to Daventry to 
Braunston Cycle Link. 

This site has planning 
permission for a mixed-
tenure continuing care 
retirement community and 
therefore is identified to be 
policy compliant through 
Council agreement and 
deliverable. 

HO4 Self Build and 
Custom 
Housebuilding 

No   
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Local Plan policy 
Cost 

impact? 
Nature of costs 

How has this been 
treated? 

HO5 Rural Worker 
Dwellings 

No   

HO6 Rural Exception 
Site Selection 

No   

HO7 Housing Mix and 
Type 

Yes 

Specialist accommodation will be 
sought on Sustainable Urban 
Extensions 
 
Market housing mix specified in 
policy: 
  3% - 1-2 bedroom flats 
14% - 2 bedroom dwellings 
55% - 3 bedroom dwellings 
22% - 4 bedroom dwellings 
  6% - 5+ bedroom dwellings 
 
Affordable housing mix specified in 
policy: 
22% - 1-2 bedroom flats 
47% - 2 bedroom dwellings 
24% - 3 bedroom dwellings 
  6% - 4 bedroom dwellings 
  1% - 5+ bed 
 
50% all dwellings built to accessibility 
standards: 
- Marketing housing – 45% to M4(2) 

and further 5% to M4(3) 
- Affordable housing – 40% to M4(2) 

and a further 10% to M4(3) 
 
National Space Standards as a 
minimum. 

 
 
 
 
 
Informed the tested 
typologies  
 
 
 
 
 
Specifically tested in the 
viability assessment as a 
policy layer. 
 
 
 
 
Specifically tested in the 
viability assessment as a 
policy layer. 
 
Informed the tested 
typologies  

HO8 Gypsy, 
Travellers and 
Travelling 
Showpeople 

No   

EC1 Vibrant Town 
Centre 

No   

EC2 North of High 
Street (Site 1) 

Yes 
Mixed use: retail, community, leisure, 
office, library, residential above retail. 

This site is focussed on 
non-residential uses that 
are assessed through 
Retail and Employment 
land studies (as discussed 
in Chapter 2 of this report).  
The related housing 
number is not significant to 
the delivery of the Local 
Plan to specifically assess 
in this assessment. 

EC3 Land to the 
North and West of 
Daventry Town 
Centre (Site 3 and 5) 

Yes 
Mixed use: residential, office, hotel, 
leisure, restaurant/pub, health. 

This site is focussed on 
non-residential uses that 
are assessed through 
Retail and Employment 
land studies (as discussed 
in Chapter 2 of this report).  
The related housing 
number is not significant to 
the delivery of the Local 
Plan to specifically assess 
in this assessment. 

EC4 Strategic 
Employment Areas 

No   
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Local Plan policy 
Cost 

impact? 
Nature of costs 

How has this been 
treated? 

EC5 Land off 
Newnham Drive 

No 
Allocated for B1 (b,c), B2 and B8 
uses. 

 

EC6 The Knoll, 
Daventry 

No 
Allocated for B1 (b,c), B2 and B8 
uses. 

 

EC7 Land North of 
West of Nasmyth 
Road, Daventry 

No 
Allocated for B1 (b,c), B2 and B8 
uses. 

 

EC8 – Regeneration 
and Renewal 

No   

EC9 – Daventry 
South East Gateway 

No 
Allocated for B1 (b,c), B2 and B8 
uses. 

 

ST1 – 2 Transport 
policies 

No   

ENV1 –5 Natural 
Environment policies 

Yes 

Provision should be made for long 
term management and maintenance 
(minimum of 5 years) of new 
landscape proposals. 

Allowances, including CIL, 
for planning obligations has 
been included in the 
viability appraisals. 

ENV6 – 7 Daventry 
County Park & 
Daventry Canal Arm 

Yes 

Daventry North East SUE will be 
expected to: 
- make provision for the extension to 

the Country Park; 
- safeguard the route of the Canal 

Arm as linear park 

Daventry North East SUE 
strategic site is already 
allocated in WNJCS and 
therefore not tested in this 
report covering the Local 
Plan 2 site allocations and 
policies. 

ENV8 – 9 Built 
Environment 

No   

ENV10 Renewable 
Energy and Low 
Carbon Development 

No   

ENV11 Design No   

CF1 Health and 
Wellbeing 

Potentially 

Regulation 123 infrastructure list 
covers all sport and recreation facility 
provision, although a requirement for 
some on-site provision for larger 
developments through S106. 

An allowance for open 
space has informed the 
tested site typologies.  
 
Any financial contribution 
or costs is treated within 
the allowance for planning 
obligations based on past 
rates has been included in 
the viability appraisals. 

CF2 Open Space 
Requirements 

Yes 

New residential development over 
0.2ha accommodating 6 dwellings or 
more require open space standards 
set out in Policy CF2. 

Assumed within Gross to 
Net calculations. 

CF3 Protecting Local 
Retail Facilities 

No   

PA1 Local Green 
Space 

No   
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4 Local Residential Context 

4.1 Introduction 

4.1.1 This chapter provides a brief summary of the development context and market conditions within 
the district and surrounding authority areas.  This information is used to inform the residential 
testing assumptions presented in the following chapter.   

4.2 Local Residential Market Overview 

4.2.1 Using data of actual residential sales transactions from the Land Registry, Figure 4.1 compares 
average residential unit sales price and trends since January 2015 to May 2017 in Daventry and 
neighbouring areas.  This shows Daventry to have the second highest average residential sales 
after South Northamptonshire.  Sold prices have also been rising in line with neighbouring 
districts and the national trend, although there has been a drop in the last recorded month.   

Figure 4.1 Trend in average sales price of all (new and existing) residential units 

 

 Source: Land Registry 

4.2.2 Focussing just on new build properties, Figure 4.2 shows that nearly all properties have been 
houses, with flats accounting for just 1% of new properties sold in Daventry.  The vast majority 
on new properties sold have been detached (61%) and a further quarter were semi-detached.   
Such preferences are similar, albeit not as stark, across neighbouring authorities with the 
exception of Northampton where nearly I in 5 built new build sales properties were flats. 
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Figure 4.2 Proportion of sales of new residential unit by type sold between Jan-15 and May-17 

 
 Source: Land Registry 

4.2.3 Figure 4.3 shows the average sales price for the same new properties sold between January 
2015 and May 2017 by different property types.  Compared to neighbouring local authority 
areas, average sales prices for new residential developments are second highest after South 
Northamptonshire.  Figure 4.3 also indicates that the average sales price for new semi-
detached, terraced and flatted properties have been fairly similar, with averages ranging 
between £197k and £236k.  Conversely, the average for detached properties has been 
significantly higher at £353k.  

Figure 4.3 Average residential unit sales values in Daventry & neighbouring areas, Jan’15 - May’17 

 

 Source: Land Registry 

4.3 Sales Values within Daventry District  

4.3.1 Land Registry data of transactions by postcodes for different unit types (detached, semi-
detached, terraced and flats sales) since January 2015 to May 2017 are shown as ‘heatmaps’ 
in Figures 4.4, 4.5, 4.6 and 4.7.  Postcodes with blue shading illustrate areas where average 
sales values are lower and red areas where they are higher.  The results are presented 
separately for each dwelling type to avoid skewed data with an over representation of a 
particular type (particularly with the high representation of detached properties in Daventry).  
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Figure 4.4 Spread of average prices for existing & new detached houses sold Jan’15 to May’17 

 

Source: Land Registry data  

Figure 4.5 Spread of average prices for existing & new semidetached houses sold Jan’15 to May’17 

 

Source: Land Registry data 



Daventry Local Plan (Part 2) Viability Report 
 

 

20 
 

 

Figure 4.6 Spread of average prices for existing & new terraced houses sold Jan’15 to May’17 

 

Source: Land Registry data  

Figure 4.7 Spread of average prices for existing & new flats sold Jan’15 to May’17 

 

Source: Land Registry data  

4.3.2 The exercise demonstrates that postcode sectors that comprise Daventry town (NN11-2, NN11-
8 & NN11-9) have lower values than the rest of the district which is largely rural. Therefore, 
testing the different average sales values for these two area will be important.  In the rural area 
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there is are also differences in values but there is no clear pattern to warrant zoning of values 
that might unduly make the viability testing unduly complex, particularly given that the Draft 
Local Plan (Part 2) is not relying on substantial delivery within this area. 

Sales values per square metre (sqm) 

4.3.3 Land Registry data is useful in providing the average sales value of a property but does not 
consider the size of the property.  For instance, it would be reasonable to assume that, all things 
being equal, larger properties attract higher values than smaller ones.  It is also reasonable to 
assume that property sizes are likely to be larger, in general, in rural areas compared to their 
urban counterparts.  Therefore, to provide a better comparison, it is important to gain an 
understanding of likely sales values per square metre values.   

4.3.4 By using Land Registry data of new properties and obtaining the corresponding floorspace for 
each property from their Energy Performance Certificate (EPC), it is possible to derive an 
achieved per square metre sales value.  In doing so, approximately 750 new build transactions 
in Daventry dating back to January 2015 have been assessed, which are listed in Appendix D.   

4.3.5 From the analysis in the previous section it is possible to identify in Figure 4.8 two value areas 
of ‘Daventry town and fringe’ and the ‘Rest of the district’.   Also shown in Figure 4.8 is the 
Northampton fringe area that includes strategic sites within the Northampton Policy Area and 
therefore not tested in this report covering the Local Plan 2 site allocations and policies.    

Figure 4.8 Broad value areas and location for development 

 
 
4.3.6 The new build sales values by square metre has been separated into the two broad values 

areas, which elicits the following average new residential sales values: 

▪ Urban - Daventry town and edge of settlement area - £2,368 per sqm; and 

▪ Rural - rest of district area - £2,613 per sqm. 
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4.4 Future Market Conditions 

4.4.1 Recent analysis by Experian18 has identified19 that the national housing market has been 
relatively volatile in recent months, with prices declining and rising on a monthly basis, with 
annual growth between 2.1% in May to 2.9% in July 2017. Recent RICS surveys have confirmed 
that overall market trends remain lacklustre, with new buyer enquiries declining in the second 
quarter of 2017, which is mostly likely to reflect a high degree of uncertainty around economic 
prospects and because relative income is being threatened by rising inflation.  Consequently, 
potential buyers are increasingly less able to enter the housing market as affordability issues 
come to the fore.  Also, nationally the number of new housing delivery instructions by developer 
institutions continues to fall in the face of economic uncertainty and higher transaction costs 
deter potential sellers. Tight supply conditions have supported prices and prevented these from 
falling more steeply than they would have in a prolonged period of uncertainty. DCLG data 
shows that annual completions were around 148,000 in the year to 2017q1, significantly less 
than the 250,000 estimated needed to fulfil demand, suggesting that the supply crisis will remain 
a defining feature of the UK housing market in the years to come.  

4.4.2 Activity levels, measured by the agreed sales indicator in the RICS survey, has also been either 
flat or negative since the beginning of the year and the latest survey shows no change in this 
trend. Bank of England data confirms that the number of loans available for house purchase 
saw a fall from in May, which is down January 2017.  HMRC data shows that the seasonally 
adjusted estimate of the number of residential property transactions decreased by 3.3% 
between May 2017 and June 2017.  

4.4.3 Whilst guidance on viability dictates that decisions on costs and values must be made on current 
data, it is also useful to gain an understanding of likely future residential values forecast.  
Looking forward in Figure 4.9, the latest projections of house prices prepared by Savills in their 
Residential Property Focus20 shows that the East Midlands, which includes Daventry, is not 
expected to grow in 2017, which is in line with national projections.  

4.4.4 Looking forward over the next 5 years, Figure 4.9 shows Savills’ expectation is for national 
sales prices to rise by about 13%, with the East Midlands region being amongst the highest of 
the regions with a forecast sales values increase of 14%, which is slightly higher than the UK 
average.  

                                                     
18 Experian, UK Housing market round-up – August 2017 (online) 

19 Based on house price data from Nationwide. 

20 Residential Property Focus 2016 Q4, Savills Research (2016) 
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Figure 4.9 Projected regional increases in average resale residential values 

 

Source: Savills World Research (2017), Residential Property Focus 2017  

 

-5.0%

0.0%

5.0%

10.0%

15.0%

20.0%

U
K

Lo
n

d
o

n

So
u

th
 E

as
t

Ea
st

 o
f 

En
gl

an
d

So
u

th
 W

es
t

Ea
st

 M
id

la
n

d
d

s

W
es

t 
M

id
la

n
d

s

N
o

rt
h

 E
as

t

Yo
rk

s 
&

 H
u

m
b

er

N
o

rt
h

 W
es

t

W
al

es

Sc
o

tl
an

d

5 year forcasted change in average
secondhand values (2017 to 2022)

Annual Forecast change in average
secondhand values (2017)



Daventry Local Plan (Part 2) Viability Report 
 

 

24 
 

 

5 Viability Assumptions 

5.1 Introduction 

5.1.1 It is not always possible to get a perfect fit between a site, the site profile and cost/revenue 
categories but PBA has attempted a best fit in the spirit of the Harman Report.  For this, the 
viability testing requires a series of assumptions about site typologies, the site coverage and 
floorspace mix to generate an overall sales turnover and value of land, which along with viability 
assumptions are discussed here for residential testing.   

5.1.2 To inform the assumptions in this chapter, PBA conducted research of residential property 
websites and consulted with the development industry to check and challenge the 
appropriateness and suitability of these assumptions based on their own evidence.  A copy of 
the consultation workshop note is included in Appendix B. 

5.2 Residential Site Typologies 

5.2.1 The Harman Report states that the role of the typologies testing is not required to provide a 
precise answer as to the viability of every development likely to take place during the plan 
period:  

‘No assessment could realistically provide this level of detail…rather, [the role of the typologies 
testing] is to provide high level assurance that the policies within the plan are set in a way that 
is compatible with the likely economic viability of development needed to deliver the plan.’21 

5.2.2 Indeed, the Report also acknowledges that a: 

‘…plan-wide test will only ever provide evidence of policies being ‘broadly viable.’ The 
assumptions that need to be made in order to carry out a test at plan level mean that any specific 
development site may still present a range of challenges that render it unviable given the policies 
in the Local Plan, even if those policies have passed the viability test at the plan level.  This is 
one reason why our advice advocates a ‘viability cushion’ to manage these risks.22  

5.2.3 Using the latest Daventry SHLAA, which serves as a good indicator of the likely sites that are 
anticipated to be brought forward over the plan period, and through discussion with the Council, 
the site typologies in Table 5.1 have been identified to reflect likely future housing delivery within 
Daventry district under the requirements of the Draft Local Plan (Part 2). 

5.2.4 Although determined by the characteristics of known developments sites, the majority of the 
typologies are hypothetical, which allows the assessment to deal efficiently with the very high 
level of detail that would otherwise be generated by an attempt to viability test each site.  In 
addition, PBA understands that there are policies within the Draft Local Plan (Part 2) that outline 
sites for residential development that are of importance to the delivery of the Local Plan (Part 
2) and homes within Daventry.  These include strategic site Policies HO1 South West Daventry 
and HO2 Micklewell Park, which have been included within this appraisal.   

5.2.5 In consultation with the Council and developers at the developer workshop, these typologies 
have been split between broad value locations (see below) within the district to reflect where 
future development is anticipated or being planned.   

                                                     
21 Local Housing Delivery Group (2012), op cit (para 15) 

22 Ibid (para 18) 
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Table 5.1 Tested residential typologies 

Ref Typology Value location No. of units 

1 3 units Urban (Brownfield) Daventry town & fringe  3  

2 6 units Urban (Brownfield) Daventry town & fringe  6  

3 10 units Urban (Brownfield) Daventry town & fringe  10  

4 11 units Urban (Brownfield) Daventry town & fringe  11  

5 20 units Urban (Brownfield) Daventry town & fringe  20  

6 50 units Urban (Brownfield) Daventry town & fringe  50  

7 3 units Urban (Greenfield) Daventry town & fringe  3  

8 6 units Urban (Greenfield) Daventry town & fringe  6  

9 10 units Urban (Greenfield) Daventry town & fringe  10  

10 11 units Urban (Greenfield) Daventry town & fringe  11  

11 20 units Urban (Greenfield) Daventry town & fringe  20  

12 50 units Urban (Greenfield) Daventry town & fringe  50  

13 120 units Urban (Greenfield) Daventry town & fringe  120  

14 350 units Urban Greenfield) Daventry town & fringe  350  

15 1,000 units Urban (Greenfield) Daventry town & fringe  1,000  

16 3 units Rural (Brownfield) Rest of district  3  

17 6 units Rural (Brownfield) Rest of district 6  

18 10 units Rural (Brownfield) Rest of district  10  

19 11 units Rural (Brownfield) Rest of district  11  

20 20 units Rural (Brownfield) Rest of district  20  

21 50 units Rural (Brownfield) Rest of district  50  

22 3 units Rural (Greenfield) Rest of district  3  

23 6 units Rural (Greenfield) Rest of district 6  

24 10 units Rural (Greenfield) Rest of district  10  

25 11 units Rural (Greenfield) Rest of district  11  

26 20 units Rural (Greenfield) Rest of district  20  

27 50 units Rural (Greenfield) Rest of district  50  

28 HO1 Daventry South West 

 

Urban  800  

29 HO2 Daventry Micklewell Park Urban  180  
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Site coverage and area 

5.2.6 For establishing site land values, assumptions about the likely number of units and saleable 
floorspace of the dwellings are required, with total sales turnover increased by greater coverage.  
But housing needs to be serviced by roads for instance, and for larger developments, land is 
required for public open space, strategic landscaping, community buildings, employment and 
possibly schools.  

5.2.7 The gross area of the site allows for the provision of non-residential land uses normally 
associated with larger sites, which generally support no direct revenue to the development.  Also 
residential land values are normally traded and reported on a per net hectare basis, since it is 
only this area that delivers a saleable return and is therefore valued.  For the residential 
typologies, the gross area to net (developable) area used in each typology is shown in Table 
5.2.  This is calculated based a formula23 which increases the amount of gross to net site area 
with each additional unit on sites above 0.4 ha.   The exception to this is the strategic sites of 
HO1 and HO2, where it is understood that the council estimate the gross to net to be in the 
region of 60%.   

5.2.8 The site densities of units per net developable hectare for each typology in Table 5.2 have been 
informed by the Council based on their knowledge of previous developments within Daventry 
and expectation for future developments.   

Table 5.2 Gross and net areas for each typology  

Ref Typology 
Gross area 

(ha) 
Net area 

(ha) 
No. of 
units 

Density 
(dph) 

1 3 units Urban (Brownfield)  0.09  0.09   3  35 

2 6 units Urban (Brownfield)  0.17  0.17   6  35 

3 10 units Urban (Brownfield)  0.29  0.29   10  35 

4 11 units Urban (Brownfield)  0.31  0.31   11  35 

5 20 units Urban (Brownfield)  0.73  0.57   20  35 

6 50 units Urban (Brownfield)  1.95  1.43   50  35 

7 3 units Urban (Greenfield)  0.09  0.09   3  35 

8 6 units Urban (Greenfield)  0.17  0.17   6  35 

9 10 units Urban (Greenfield)  0.29  0.29   10  35 

10 11 units Urban (Greenfield)  0.31  0.31   11  35 

11 20 units Urban (Greenfield)  0.73  0.57   20  35 

12 50 units Urban (Greenfield)  1.95  1.43   50  35 

13 120 units Urban (Greenfield)  5.03  3.43   120  35 

14 350 units Urban Greenfield)  15.98  10.00   350  35 

15 1,000 units Urban (Greenfield)  49.65  28.57   1,000  35 

                                                     
23 Uses a non-linear formula to progressively generate a net area from the gross area, so that the greater the 
number of units that there are the greater the amount of gross to net land area, which has been derived from the 
only known published source: English Partnership’s Guidance for Urban Capacity Studies.  While this guidance 
note is out-dated, experience has shown that these general conversion rates remain appropriate to current 
developments. 
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Ref Typology 
Gross area 

(ha) 
Net area 

(ha) 
No. of 
units 

Density 
(dph) 

16 3 units Rural (Brownfield)  0.09  0.09   3  35 

17 6 units Rural (Brownfield)  0.17  0.17   6  35 

18 10 units Rural (Brownfield)  0.29  0.29   10  35 

19 11 units Rural (Brownfield)  0.31  0.31   11  35 

20 20 units Rural (Brownfield)  0.73  0.57   20  35 

21 50 units Rural (Brownfield)  1.95  1.43   50  35 

22 3 units Rural (Greenfield)  0.09  0.09   3  35 

23 6 units Rural (Greenfield)  0.17  0.17   6  35 

24 10 units Rural (Greenfield)  0.29  0.29   10  35 

25 11 units Rural (Greenfield)  0.31  0.31   11  35 

26 20 units Rural (Greenfield)  0.73  0.57   20  35 

27 50 units Rural (Greenfield)  1.95  1.43   50  35 

28 HO1 Daventry South West 

 

 49.71  29.83   800  27 

29 HO2 Daventry Micklewell Park  8.84  5.30   180  34 

Site mix and size of units 

5.2.9 Each typology uses a mix of these dwelling types closely matching the requirement set out in 
Policy H07 (Housing Mix and Type) of the Draft Local Plan (Part 2).  For sites typologies of 20 
or fewer units, it is considered that these are typically likely to come forward with no flats, as 
evidenced in Chapter 4.   

5.2.10 For larger sites, it is considered that an element of flatted development would be incorporated 
based on the requirements shown in Table 5.3. 

Table 5.3 Tested residential unit type mix 

 1-2 bed 
apartments  

2 bed 
dwellings 

3 bed 
dwellings 

4 bed 
dwellings* 

5+ bed 
dwellings* 

Open 
market 
units 

3% 14% 55% 22% 5% 

Affordable 
units 

22% 47% 24% 6% 1% 

Source: Policy H07 of the emerging local plan 

*NB: the modelling doesn’t allow for 5+ beds dwellings so this category is assed with the 4 bed category and referred 
to as 4+ bed dwelling. 

5.2.11 It is understood that DDC are seeking to achieve the minimum National Space Standards (NSS) 
for residential developments, as set out in policy HO7.  Since these space standards cover a 
wide range of sizes according to differing numbers of bedrooms, numbers of storeys and 
numbers of residing persons, PBA has taken an average of the minimum sizes for the tested 
units by bedroom numbers (shown in Table 5.3) based on these minimum sizes, as shown in 
Table 5.4.  These sizes have been taken from the Technical housing standards – nationally 
described space standard, with the highlighted sizes shown in Appendix C forming the inputs 
to the average sizes for the tested unit types in Table 5.4. 
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5.2.12 The Draft Local Plan (Part 2) Policy HO7 includes a requirement to provide specialist homes 
within residential schemes in accordance with Building Regulations Part M4 (Category 2) for 
adaptable and accessible homes.  In meeting this policy, it is assumed that there might be an 
increase in floorspace above the minimum national space standards to accommodate such 
specialised categories of homes.  The extra sizes would be likely to generate an increase in the 
build costs without additional value.  To test for this, the assumptions for how much additional 
floorspace may be required above the NSS is shown in Appendix C, and summarised in Table 
5.4, along with size assumptions for NSS. 

5.2.13 From an audit of new properties sold within the district over the past two to three years, as 
discussed in Chapter 4 and listed in Appendix D, the average unit sizes of new houses in 
Daventry district has been exceeding the minimum sizes for the prescribed NSS, and more 
closely resembles the floorspace sizes requirements for building regulation M4 CAT2 homes, 
which reflect units designed for wheelchair access and lifetime living.  It is therefore assumed 
that the average sizes for all units tested in Chapter 6 is at M4 CAT2 floorspace size.  This is 
increased to the M4 Cat 3 size where required by policy, with the requirement for building a 
larger size home that can be used and lived in by wheelchair users, but this is treated as an 
extra-over build cost and therefore forms one of the policy layers tested in Chapter 6. 

Table 5.4 Floorspace assumptions for NSS, Cat 2 & Cat 3 units24 

 
1-2 bed 

flats (NIA) 
 2 bed house 

(GIA)  
 3 bed house 

(GIA)  
 4+ bed 

house (GIA) 

NSS 55 75 93 117 

Cat 2 58 83 105 126 

Cat 3 70 104 127 154 

Source: PBA Derived using NSS Technical Standards 

5.2.14 Aside from the costs involved with additional floorspace, the DCLG Housing Standards Review 
Cost Impacts (Sept 2014) report for M4 (Cat 2) and M4 (Cat 3), identifies the average costs for 
upgrading a NSS home.  These costs are summarised in Table 5.5, and have informed the 
testing of HO7 accessible homes policy in Chapter 6. 

Table 5.5 Tested extra-over costs in meeting Building Regulation Access Standards 

Category type Cost Unit 

Cat 2 £521 per Cat 2 house 

Cat 2 £924 per Cat 2 flat 

Cat 3 £22,694 per Cat 3 house 

Cat 3 £7,906 per Cat 3 flat 

 

5.3 Residential Values and Costs Assumptions 

Sales values 

5.3.1 Current residential revenues and other viability variables are obtained from a range of sources, 
as discussed in Chapter 4.  These include: 

                                                     
24 The Local Plan (Part 2) Policy HO7 identifies the need for 5+ beds.  But as shown in Table 5.4 of this report, 
the typologies are split into categories of 1 bed, 2 bed, 3 bed and 4+ bed units, with the 5+ bed units being added 
to the 4 bed units. This is to fit with the PBA viability model. 
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 Land Registry, which provides a wealth of transactional data for a local area for new and re-
sale properties25; 

 Property websites, such as Rightmove, provide a snapshot of values of properties currently 
on the market, including new build properties and their respective floorspace sizes which is 
used to derive a sales value per square metre; and 

 Direct research with developers and agents operating in the area.  

5.3.2 Based on these sources of information and the analysis set out in Chapter 4, the likely average 
sales values per square metre by different value areas across Daventry that are used for testing 
open market units in the viability assessment are shown in Table 5.6.  In Chapter 4 it was 
illustrated that there had been a lack of transactional data for flatted development, and therefore 
the values for flats in Table 5.6 are based on consultation and knowledge of comparable 
schemes. 

Table 5.6 Tested average Open Market residential sales value, per sqm 

Value area Houses  Flats  

Daventry Town & fringe £2,400 £2,400 

Rest of district £2,600 £2,600 

 

Build costs 

5.3.3 Residential build costs are taken from actual tender prices for new builds in the market place 
over a 15-year period from the Build Cost Information Service (BCIS), which is published by the 
Royal Institution of Chartered Surveyors (RICS). The data is derived from the second quarter 
2016 prices, which is the most recent data (at the time of the report) that reflects actual 
construction data as opposed to later figures that are based on estimated figures.  The tender 
price data are rebased to local (Daventry) values using BCIS tender price adjustments.   

5.3.4 Volume and regional house builders are able to operate within the median cost figures 
comfortably, especially given that they are likely to achieve significant economies of scale in the 
purchase of materials and the use of labour.  Many smaller and medium sized developers of 
houses are usually unable to attain the same economies, so their construction costs may be 
higher as shown in Table 5.7, which reflects the higher costs for schemes with 3 or fewer houses 
(taken from BCIS) and for 4-14 houses (taken as a mid-point between the larger and small 
schemes).   

5.3.5 The build costs tested in the appraisals are shown in Table 5.7.  This shows the median average 
cost but also the lower quartile average costs since from experience the BCIS median cost is 
typically a higher than the actual costs; particularly for larger housebuilders with more 
standardised production and greater economies of scale where costs would typically be below 
£1,000.  On this basis, the initial testing is carried out using the median average build costs and 
a sensitive test is carried out in Appendix E using lower quartile average build costs in Table 
5.7.   

                                                     
25 Using average new build values for the past two years and floorspace from the Energy Performance Certificate 
to ascertain an average sales value per square metre 
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Table 5.7 Tested median build costs at Q2 2016 tender prices  

Build cost type 
Median cost 

per sqm 
Lower quartile 

cost per sqm 

Flats / apartments £1,197 £1,045 

Houses (small house builder 3 and under) £1,262 £1,115 

Houses (medium house builder 4 to 14) £1,144 £1,007 

Houses (large house builder 15 and above) £1,026 £899 

Source: PBA derived from BCIS 

5.3.6 It should also be noted that these build costs are exclusive of external works, fees, 
contingencies, VAT and finance charges, plus other revenue costs.  These additional costs are 
discussed below. 

Other development costs 

External works  

5.3.7 This input incorporates all additional costs associated with the site curtilage of the built area. 
These include garages and garden spaces; incidental landscaping costs including trees and 
hedges, soft and hard landscaping; estate roads and connections to the strategic infrastructure 
such as sewers and utilities.     

5.3.8 The external works variable has been set at a rate of 10% of build cost. 

Professional fees  

5.3.9 This input incorporates all professional fees associated with the build, including fees for 
planning, designs, surveying, project managing, etc. Professional fees will typically range 
between depending on the complexity of sites and scheme costs.  An allowance of 8% of build 
cost plus externals is therefore included in the viability testing.   

Contingency 

5.3.10 The above assumed costs may be lower or higher when they are realised, however it is normal 
to build in contingency based on the risk associated with higher costs.  The contingency is 
applied at 4% of build cost plus externals. 

Opening-up site costs 

5.3.11 On greenfield sites there is a need to allow for opening costs such site service installations and 
strategic infrastructure such as drainage, strategic landscaping, and public open space, etc.  
Since some strategic infrastructure like highway improvements may be paid for separately 
through CIL or S106/278 charges, the following assumptions in Table 5.8 are used based on 
the number of units per scheme to identify scale of site infrastructure.   

Table 5.8 Tested opening up costs on Greenfield sites 

No. of units per scheme Cost per unit 

Sites between 50 and 199 units £5,000 

Sites between 200 and 499 £10,000 

Sites over 500 units £15,000 

 

5.3.12 Developing brownfield sites represent different risk and opening costs such as site clearance 
and remediation, which can vary significantly in associated costs depending on the site's 



Daventry Local Plan (Part 2) Viability Report 
 

 

31 
 

 

specific characteristics.  Table 5.9 shows a typical cost allowance to reflect additional costs 
associated with residential development on brownfield sites.  

Table 5.9 Tested site abnormal costs on Brownfield sites 

Brownfield site (abnormal) costs Per net hectare 

Brownfield (e.g. industrial/retail/car park/storage uses) £300,000 

Mixed £150,000 

 

Abnormal/exceptional costs  

5.3.13 It is not necessary to include abnormal/exceptional costs in strategic viability studies because 
all sites are different and such costs can have a wide variation of impact but also would normally 
only affect a minority of sites. For this reason, it is difficult to account for abnormal costs across 
all sites in a strategic study.  Instead, where there are such site specific abnormal costs then 
this would should be reflected in the contingency applied to the scheme, as noted above, or by 
reducing the land price.  

5.3.14 However, where abnormal/exceptional costs are reflected in the costs of building homes, such 
as enhanced foundation costs, and such costs are fairly frequent, then these costs should be 
normalised within the assumed build costs taken from BCIS.    

Land purchase costs 

5.3.15 The land value needs to reflect additional purchase cost assumptions, such as surveying and 
legal costs to a developer in the acquisition of land and the development process.  From 
discussions with developers and agents, in addition to the information about them in the Harman 
Report (2012), PBA has established these costs at the rates shown in Table 5.10 as industry 
standard rates. 

5.3.16 A Stamp Duty Land Tax is payable by a developer when acquiring development land, which is 
applied to the residual valuation at a percentage cost based on the HM Customs & Revenue 
variable rates against the site (residual) land value.  

Table 5.10 Tested land purchase costs 

Land purchase costs Rate Unit 

Surveyor's fees 1.00% land value 

Legal fees 0.75% land value 

Stamp Duty Land Tax HMRC rate land value 

 

Sales fees 

5.3.17 The Gross Development Value (GDV) on open market housing units needs to reflect additional 
sales cost relating to the disposing of the completed residential units.  This will include legal, 
agents and marketing fees generally at the rate of 3% of the open market unit GDV, which is 
based on industry accepted scales established from discussions with developers and agents.   
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Developer profit  

5.3.18 The developer's profit is the expected and reasonable level of return that a private developer 
would expect to achieve from a specific development scheme.  PBA assumes a profit of 18% of 
open market residential sales value.  This also allows for internal central overheads.      

5.3.19 For the affordable housing element, because they will have some, albeit lower, risks to the 
developer, PBA assumes a lower 6% profit margin of affordable housing transfer value for the 
private house builders.  This is on a nil grant basis. 

Finance and development scheme phasing  

5.3.20 The viability appraisals calculate the interaction of costs and values for each site, subject to a 
monthly cashflow (see additional detail below about delivery scheme phases) based on the 
current cost of borrowing and the risk associated with the current economic climate and the near 
term outlook and associated implications for the housing market. A typical rate of finance cost 
at 5.5% per annum is applied to residential schemes similar to those being tested. 

5.3.21 To identify the total borrowing cost per site, the viability assessments assume that the build out 
rate is estimated on a proportional amount of floorspace per month, using a formula that 
increases the actual rate of build per month up to a limit of 250 homes per year.    

Table 5.11 Tested build out rates  

No. of units 
in a scheme 

Build out rate No. of 
units per 

month Months Years 

1 13 1 0.08 

10 16 1 0.61 

100 32 3 3.13 

500 69 6 7.27 

1,000 101 8 9.89 

 

5.3.22 An example of the scale of build out based on this modelled formula is shown in Table 5.11.  
This assumes a six-month lag period between the build and sale throughout the cashflow.  It is 
important to note that these rates are used only for the cashflow modelling mechanics to allow 
for cashflow calculation over the full development lifetime, and they are not expected to be 
representative of actual market build rates. 

5.4 Proposed Policy Costs  

5.4.1 In the policy testing the impact of policies that are considered to impact on the viability of future 
housing delivery have been assessed. This covers affordable housing, sustainable 
development, average S106 costs and tests for Draft Local Plan (Part 2) access standards. 

Affordable housing policy 

5.4.2 Typologies with 5 or more dwellings are tested with the following applicable affordable housing 
rates in the adopted Local Plan Part 1 Policy H2: 

 Daventry Town – 25% 

 Rural areas – 40% 

 Northampton related development area – 35% 

5.4.3 All typologies with affordable housing are tested with the following affordable housing tenure 
mix in the Draft Local Plan (Part 2) Policy HO7. 
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 1/3rd social rented; 

 1/3rd affordable rented; and 

 1/3rd intermediate/shared ownership. 

5.4.4 The testing assumes that affordable housing sales will command a transfer value to a 
Registered Provider at lower than market rates. The indicative values for testing is shown in 
Table 5.12, have been informed by evidence of recent deals and discussion with the Council’s 
housing team, but also takes into account wider discussions with registered providers regarding 
typical transfers prices, including the intermediate tenure.   

Table 5.12 Tested transfer values of different affordable housing tenures 

Affordable housing tenure Rate Unit 

Social rent 40% Of market value 

Affordable rent 50% Of market value 

Intermediate/shared ownership 65% Of market value 

 

Sustainable development principles 

5.4.5 Policy S10 of the adopted West Northamptonshire JCS (Local Plan Part 1) sets out an 
expectation that development will achieve higher levels of sustainable design, including a 
commitment to reduce carbon.  To account for this policy, PBA has applied a cost equal to 2% 
of the total build costs within each typology and the strategic sites.  

Community Infrastructure Levy 

5.4.6 The Council adopted a CIL Charging Schedule, which was formally implemented on the 1st of 
September 2015.  The charging schedule set out a charge for two zones (Urban and Rural), 
though the charge for the Rural zone is based on meeting the affordable housing threshold.   

5.4.7 CIL regulations require the adopted CIL rates to be indexed with current build cost prices using 
the BCIS all in tender price index.  The index rates are taken from the Daventry CIL website26 
and reflect the charges for development in 2017. These are: 

 Urban Zone: £55.00 per CIL liable sqm; 

 Rural Zone (if above the affordable housing threshold): £71.50 per CIL liable sqm; and 

 Rural Zone (if below the affordable housing threshold): £220.00 per CIL liable sqm. 

5.4.8 CIL is applied to the chargeable floorspace within the viability appraisals of the site typologies 
and the two strategic sites.  

5.4.9 The Council have informed PBA that they will be reviewing the CIL boundaries as part of the 
next CIL review to includes strategic site HO1 Daventry South West within the Urban Zone.  
Therefore, this site is tested with CIL assumed to reflect the Urban Zone rate of £55.00 per sqm 

S106 costs 

5.4.10 Where applicable, there is an expectation for a s106 contribution of £5,000 per unit to cover the 
potential financial contributions and on site mitigation costs within the Local Plan Part 1 and 

                                                     
26 Accessed via https://www.daventrydc.gov.uk/living/planning-policy/cil/  

https://www.daventrydc.gov.uk/living/planning-policy/cil/
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emerging Part 2.  This figure has been provided by the Council from recent developments that 
have secured planning permission under the introduction of CIL. 

Accessible and adaptable dwellings 

5.4.11 Draft Local Plan (Part 2) Policy H07 includes a requirement for all units to be built to the national 
minimum size standards.  The policy also includes a recommendation that 45% of open market 
units meet M4 (Category 2) and a further 5% meet M4 (Category 3) and that 40% of affordable 
units meet M4 (Category 2) plus a further 10% meet M4 (Category 3).  The assumptions 
regarding the additional costs, and additional floorspace required, is set out in a previous 
section.   

5.5 Benchmark Land Value Assumptions 

5.5.1 To assess viability, the residual value generated by a scheme is compared with a benchmark 
(sometimes referred to as a threshold) land value, which as stated by Harman reflects ‘a 
competitive return for a landowner’. The difference between the benchmark land value and the 
residual land value is used for estimating financial headroom.  

5.5.2 For the scope of this exercise, viability-led appraisals have been created, however for policy 
purposes these standard appraisals are assumed as being planning led. This accords with 
national planning guidance which advises that the “land or site value should reflect policy 
requirements, planning obligation requirements, and where applicable the CIL.”27 

5.5.3 When considering an appropriate benchmark land value for the scope of this exercise, which is 
viability-led appraisals for policy purposes, the viability appraisals are assumed as being 
planning led.  This accords with national planning guidance advice that the “land or site value 
should reflect policy requirements, planning obligation requirements, and where applicable the 
CIL.”28  Therefore PBA use a benchmark land value that would reflect the existing use value 
plus (EUV+) approach that takes the existing use of a site and applies an uplift or multiplier that 
would provide the competitive return so that a reasonable landowner would require to release 
the site for development. Such benchmark values should be sufficiently below the market rate 
for clean residential land to allow for possible on-costs, like remediation and opening up costs 
discussed earlier, which would normally be expected to come off the clean land value price. 

5.5.4 Table 5.13 identifies a sample of transactions within a 25-mile radius as listed on CoStar, which 
is a subscription property website.  As shown, these vary considerably depending on current 
and its potential use.  

5.5.5 For the tested greenfield sites, the benchmark land value is considered to reflect the average 
agricultural land value plus a substantial uplift.  According to advice published by the 
Government in December 201529, agricultural land value could be considered as £23,000 per 
hectare before any premium.  In the sample of transactions identified in Table 5.13, agricultural 
land has sold for, on average, £45,000 per hectare.  Based on these two figures, and when 
multiplied by 15 to reflect the potential uplift in value for residential land, it could be assumed 
that the price of greenfield land could be between £345,000 and £575,000 per hectare.  For 
these typologies a midpoint of £460,000 per net hectare is assumed to apply.    

5.5.6 For the brownfield typologies within town centre locations it is generally considered that the 
existing use value might be greater.  Industrial land, both in the sample and in discussion with 
the local development industry, was identified to cost around £700,000 per net hectare.  
Assuming an uplift of 25%, to account for the premium associated with a change of use, for the 
brownfield typologies a benchmark residential land value of £875,000 is assumed.  

                                                     
27 NPPG 2014 (“Viability and decision taking” paragraph 023) 

28 Ibid (paragraph 023) 

29 DCLG (2015), Land Value estimates for policy appraisal 
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5.5.7 The land values used in the appraisal are shown in Table 5.14.   It is important to appreciate 
that assumptions on benchmark land values can only be broad approximations subject to a wide 
margin of uncertainty. This uncertainty is considered when drawing conclusions and 
recommendations from this assessment. 

Table 5.13 Land value transactions in 25-mile radius 

Location Status Size 
(ha) 

 

Price per ha 

Coventry Planning permission for mixed use (inc. residential) 12.14 £411,842 

Stratford upon 
Avon 

Unknown 0.57 £1,323,778 

Nuneaton Suitable for Office/industrial (no planning permission) 0.61 £741,316 

Milton Keynes Suitable for Office/industrial (no planning permission) 0.21 £2,098,064 

Coventry Suitable for residential (no planning permission) 0.02 £1,338,487 

Olney Agricultural (no planning permission) 1.62 £49,421 

Hinckley Agricultural (no planning permission) 5.56 £39,566 

Rugby Residential (with planning permission) 0.57 £2,365,902 

Southam Industrial (with planning permission) 0.93 £803,092 

Shipston Industrial (with planning permission) 0.57 £794,267 

*denotes asking price as opposed to sale price 
Source: CoStar 

Table 5.14 Benchmark land value based on existing use plus uplift 

Site type Per net ha 

Greenfield £460,000 

Brownfield £875,000 
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6 Local Plan 2 Viability Testing and Conclusions 

6.1 Introduction 

6.1.1 This chapter sets out the viability assessment of the emerging Local Plan 2 policies and strategic 
sites to identify and assess the risk of delivery on future housing development within Daventry 
district.   

6.2 Viability Testing Results 

6.2.1 Each typology site and the two strategic sites have been subjected to a viability appraisal in 
terms of the achievability of complying with the Draft Local Plan (Part 2) policies based 
identifying whether sites are likely to be viable or not.  Policy costs are considered through 
adding policy 'layers' to the viability assessments for judging the cumulative impact of these 
policies on the site viability results.  The tested policy layers include: 

▪ Policy layer 1 – The baseline including all policies within the adopted West 
Northamptonshire JCS, which includes affordable housing (25% in the Urban area and 40% 
outside at thresholds of 5 and above units) and policy sustainable development principles 
(+2% of build costs), plus the adopted CIL rates;       

▪ Policy layer 2 – This layer adds an S106 contribution at £5,000 per unit to the Policy 
layer 1. 

▪ Policy layer 3 – This layer includes policy layer 2 plus the impact of 45% of open market 
development achieving M4(2) and 40% of affordable housing achieving M4(2); and 

▪ Policy layer 4 – This layer includes policy layer 3 plus a further 5% of open market 
development achieving M4(3) and a further 10% of affordable housing to M4(3). 

6.2.2 Appendix A includes viability appraisal examples for the 10 units in Daventry Town & fringe 
(Brownfield) typology and the two specific appraisals covering strategic allocations: HO1 and 
HO2.  As a summary, Table 6.1 below presents the viability findings for all test site typologies 
and the two strategic sites using a 'traffic light' system, as follows: 

▪ Green colour means that the development is viable with financial headroom that could be 
used for further planning gain;  

▪ Amber is marginal in that they fall within a 20% range (i.e., 10% above or below) around the 
benchmark land value; and   

▪ Red colour means it is unviable if required to be policy compliant.  

6.2.3 The results in Table 6.1 show that under current market conditions within the urban area 
covering Daventry Town and fringe: 

▪ The small (11 units and less) brownfield sites typologies would be likely to find it difficult to 
deliver the full policy requirements of Local Plan Part 1 at policy layer 1, which is the base 
case.  Consequently, based on the assumptions in Chapter 5, any further cumulative 
impacts in the Draft Local Plan (Part 2) policies would increase their risk of not coming 
forward. 

▪ The two larger brownfield sites typologies are identified as being able to deliver the full 
policy requirements of Local Plan Part 1 at policy layer 1, albeit marginally, but the 
cumulative impact of further Draft Local Plan (Part 2) policies would potentially put at risk 
their delivery. 

▪ The greenfield sites typologies are comfortably able to likely deliver against the full policy 
requirements of Local Plan Part 1 and meet Draft Local Plan (Part 2) policies covered by 
the contributions made through S106.  But with the additional requirements of the policy 
HO7 requirements for 45% of open market development achieving M4(2) and 40% of 
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affordable housing achieving M4(2) lifetime and wheelchair accessible homes, then the 
smaller and larger sites are unlikely to meet policy full requirements.  Only one urban 
greenfield typology (20 units) would be able to meet full policy compliance of the Local Plan 
(Part 1 and 2), including the policy HO7 further requirements for 5% of open market 
development achieving M4(3) and a further 10% of affordable housing to M4(3) wheelchair 
liveable homes.   

Table 6.1 Viability of typology sites under cumulative policy layers 

Typology/Sites 
Policy 
layer 1 

Policy 
layer 2 

Policy 
layer 3 

Policy 
layer 4 

3 units Urban (Brownfield)     

6 units Urban (Brownfield)     

10 units Urban (Brownfield)     

11 units Urban (Brownfield)     

20 units Urban (Brownfield)     

50 units Urban (Brownfield)     

3 units Urban (Greenfield)     

6 units Urban (Greenfield)     

10 units Urban (Greenfield)     

11 units Urban (Greenfield)     

20 units Urban (Greenfield)     

50 units Urban (Greenfield)     

120 units Urban (Greenfield)     

350 units Urban Greenfield)     

1,000 units Urban (Greenfield)     

3 units Rural (Brownfield)     

6 units Rural (Brownfield)     

10 units Rural (Brownfield)     

11 units Rural (Brownfield)     

20 units Rural (Brownfield)     

50 units Rural (Brownfield)     

3 units Rural (Greenfield)     

6 units Rural (Greenfield)     

10 units Rural (Greenfield)     

11 units Rural (Greenfield)     

20 units Rural (Greenfield)     

50 units Rural (Greenfield)     

HO1 Daventry South West     

HO2 Daventry Micklewell Park     
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6.2.4 The results in Table 6.1 show that under current market conditions within rural areas covering 
the rest of the district: 

▪ The small brownfield sites typologies would find it difficult to deliver the full policy 
requirements of Local Plan Part 1 at policy layer 1.  Consequently, the cumulative impact 
of further Draft Local Plan (Part 2) policies would only put their delivery at further risk. 

▪ The two larger brownfield sites typologies would be likely deliver the full policy requirements 
of Local Plan Part 1 at policy layer 1.  But both typologies show a lack of viability with the 
cumulative impact of further Draft Local Plan (Part 2) policies. 

▪ It is likely that all the greenfield sites would be able to meet the full policy requirements in 
Local Plan Part 1 and draft Part 2.  However, the small urban greenfield sites typologies 
(with 11 or fewer units) and the large urban greenfield site (with 1,00 units) are just 
marginally viable under the full requirements.   

6.2.5 The high-level viability results in Table 6.1 show that strategic site HO1 Daventry South West 
would be deliverable in the current market but not with the cumulative burden of policies in the 
Draft Local Plan (Part 2).  Consequently, this strategic allocation may be put at risk of not being 
fully policy compliant with the policies within the Draft Local Plan (Part 2).  

6.2.6 Strategic site HO2 Daventry Micklewell Park is able to fully meet the requirements of Local Plan 
Part 1 and draft Part 2 under current market conditions.   

6.2.7 A sensitive test on the site typologies and the two strategic sites using a lower quartile build 
cost, which is assumed to better reflect the actual costs particularly for larger housebuilders as 
discussed in Chapter 5, has been applied.  The results, shown in Appendix E, suggest that all 
sites would be deliverable at the full cumulative impact of Local Plan Part 1 and Draft Part 2 
policies – i.e. policy layers 4.  However, similar to the previous findings in Table 6.1, the delivery 
of smaller brownfield typologies shows the weakest viability and are found to be only marginally 
viable at the lower build costs.  But more importantly the results for the Daventry South West 
strategic site HO1 show that there would viability be little headroom to apply further under the 
full cumulative impact of policies under Local Plan Part 1 and Draft Part 2 

6.3 Draft Local Plan (Part 2) Viability Conclusions 

6.3.1 The final stage of this viability assessment is to draw broad conclusions on whether the Draft 
Local Plan (Part 2) is deliverable in terms of viability.  But before doing so, it is important to note 
that: 

▪ Where sites are identified to be unviable from the viability assessment, whereby the residual 
value is below the assumed benchmark market land value, this report does not confirm that 
all these types sites would be unviable.  It may well be that the particular circumstances of 
acquisition / ownership mean that their benchmark value is different, and such sites may be 
developable over the Plan period, with or without meeting policy requirements, subject to 
changes in market conditions. 

▪ This document is a theoretical exercise and is for informing and not for setting policy or land 
allocation. Other evidence needs to be carefully considered before policy is set and land 
allocations are made. 

6.3.2 With that in mind, we can conclude that solely based on the exercise of viability testing, the 
evidence would suggest that the emerging Draft Local Plan (Part 2) policy requirements may 
need to provide some flexibility to ensure a fully deliverable plan.  This may include a policy in 
the draft Local Plan to enable a consistent approach to be applied to the consideration of viability 
issues associated with development proposals for introducing flexibility in on-site and off-site 
developer contributions.  Such flexibility may apply to policies to reduce affordable housing 
levels and/or thresholds and accessibility standards, and therefore leaving the market to 
delivering the sites.  
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6.3.3 How much flexibility to be applied should depend on the types of sites coming forward.  Given 
that the results of the assessment show only brownfield sites potentially not achieving 
commercial viability through compliance with the Draft Local Plan (Part 2), as established in the 
NPPF paragraph 173, and since the Council is not particularly reliant on these sites in keeping 
with the aims of the Local Plan, then any requirement for flexibility may be limited or not needed.    

6.3.4 Lastly, the viability findings for the two tested strategic sites would suggest that the Daventry 
Micklewell Park strategic site HO2 would come forward in compliance with Local Plan Part 1 
and the Draft Local Plan (Part 2).  But the results from the high-level testing of the Daventry 
South West strategic site HO1 show that there would be little headroom to apply further 
cumulative policies under Draft Local Plan (Part 2) and therefore some flexibility in the polices 
applicable to this site may be needed, or some alternative funding/support may be needed to 
deliver the site in keeping within the aims of the current Draft Local Plan (Part 2).  However, 
with lower than (BCIS) average build costs, which are more likely to reflect the actual build costs 
for the large housebuilders, then this conclusion may change since potentially there would be 
delivery of this site without intervention through policy flexibility or external support. 
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Appendix A  Illustrative Site Appraisals 
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An example of the 10 units in Daventry Town & fringe (Brownfield) typology 

 

  

10 units Daventry Town & fringe  (Brownfield)Urban 10                            Units

ITEM

Residual Value Technical Checks:

Net area (ha) 0.29 Brownfield Brownfield £183,886 per net ha Sqm/ha 3,651                                       

Stamp Duty Resi Land Dwgs/ha 35                                           

Units/pa 8                                             

Private Affordable Starter Homes Social rent Affordable rentIntermediate GDV=Total costs -                                          

Nr of units 7.50 2.50 0.00 0.83 0.83 0.83

1.0 Development Value

1.1 Private units No. of units Size sq.m Total sq.m £psm Total Value

1.1.1 Flats (NIA) 0.00 58 0 £2,400 £0

1.1.2 2 bed house 1.08 83 90 £2,400 £215,629

1.1.3 3 bed house 4.25 105 447 £2,400 £1,071,649

1.1.4 4+ bed house 2.16 126 273 £2,400 £654,680

7.5                        809                             

1.5 Starter Homes No. of units Size sq.m Total sq.m £psm Total Value

1.5.1 Flats (NIA) 0.00 58 0 £1,920 £0

1.5.2 2 bed house 0.00 83 0 £1,920 £0

1.5.3 3 bed house 0.00 105 0 £1,920 £0

1.5.4 4+ bed house 0.00 126 0 £1,920 £0

1.2 Social rent No. of units Size sq.m Total sq.m £psm Total Value

1.2.1 Flats (NIA) 0.00 58 0 £960 £0

1.2.2 2 bed house 0.50 83 42 £960 £40,010

1.2.3 3 bed house 0.26 105 27 £960 £25,846

1.2.4 4+ bed house 0.07 126 9 £960 £9,046

0.8                        78                               

1.3 Affordable rent No. of units Size sq.m Total sq.m £psm Total Value

1.3.1 Flats (NIA) 0.00 58 0 £1,200 £0

1.3.2 2 bed house 0.50 83 42 £1,200 £50,013

1.3.3 3 bed house 0.26 105 27 £1,200 £32,308

1.3.4 4+ bed house 0.07 126 9 £1,200 £11,308

 0.8                        78                               

1.4 Intermediate No. of units Size sq.m Total sq.m £psm Total Value

1.4.1 Flats (NIA) 0.00 58 0 £1,560 £0

1.4.2 2 bed house 0.50 83 42 £1,560 £65,017

1.4.3 3 bed house 0.26 105 27 £1,560 £42,000

1.4.4 4+ bed house 0.07 126 9 £1,560 £14,700

0.8                        78                               

-                        -                              

Gross Development value £2,232,206

2.0 Developer's Profit

2.1 Private units 18.0% on OM GDV £349,553

2.1 Starter Home 10.0% on Starter Home value £0

2.2 Affordable units 6% on AH transfer values £17,415

Total Developer's Profit £366,967

3.0 Development Costs

3.1 Sale cost

3.1.1 Private units only 3.00% on OM GDV £58,259

£58,259

3.2 Build Costs

3.2.1 Private units No. of units Size sq.m Total sq.m Cost per sq.m Total Costs

3.2.1.1 Flats (GIA) 0.00 67 0 £1,197 £0

3.2.1.2 2 bed house 1.08 83 90 £1,144 £102,783

3.2.1.3 3 bed house 4.25 105 447 £1,144 £510,820

3.2.1.4 4+ bed house 2.16 126 273 £1,144 £312,064

8                           809                             

3.2.2 Affordable units No. of units Size sq.m Total sq.m Cost per sq.m Total Costs

3.2.2.1 Flats (GIA) 0.00 67 0 £1,197 £0

3.2.2.2 2 bed house 1.51 83 125 £1,144 £143,037

3.2.2.3 3 bed house 0.77 105 81 £1,144 £92,400

3.2.2.4 4+ bed house 0.22 126 28 £1,144 £32,340

3                           234                             

CAT2 & CAT3 Costs Policy Req. Additional floorspace Cost per additional florspace

3.2.3 CAT2 Additional floorspace (Open market) 45% 0 £1,144 £0

3.2.3 CAT2 Additional floorspace (Affordable) 40% 0 £1,144 £0

3.2.3 CAT3 Additional floorspace (Open market) 5% 9 £1,144 £10,119

3.2.3 CAT3 Additional floorspace (Affordable) 10% 5 £1,144 £6,274

Policy Req. Number of units cost per unit

3.2.3 CAT2 cost per house 45% 4.5 £521 £2,345

3.2.3 CAT2 cost per flat 40% 0 £924 £0

3.2.3 CAT3 cost per house 5% 0.5 £22,694 £11,347

3.2.3 CAT3 cost per flat 10% 0 £7,906 £0

Total build costs 10                         £1,223,528

3.3 Extra over construction costs

3.3.1 Externals 10% extra-over on build cost £122,352.79

3.3.2 Site abnormals (remediation/demolition) £300,000 per net ha £85,715

3.3.3 Site opening up costs £0 per unit £0

Total extra over construction costs £208,068

3.4 Professional Fees

3.4.1 on build costs (incl: externals) 8% £107,670

Total professional fees £107,670

3.5 Contingency

3.5.1 on build costs (incl: externals) 4% £53,835

Total contingency £53,835

3.6 Developer contributions

3.6.1 Lifetime homes £0 per unit £0

3.6.2 Sustainable Design 2.0% build cost £24,471

3.6.3 CIL £55 per sqm £44,503

3.6.4 S106/S278/AH contribution £5,000 per unit £50,000

3.6.5 - £0 -

Total developer contributions £94,503

TOTAL DEVELOPMENT COSTS £1,745,863

4.0 Site Acquisition

4.1 Net site value (residual land value) £52,539

£0

FALSE

4.3 Purchaser costs 1.75% on land costs £919

Total site costs £53,458

TOTAL PROJECT COSTS [EXCLUDING INTEREST] £2,166,289

TOTAL INCOME - TOTAL COSTS [EXCLUDING INTEREST] £65,917

5.0 Finance Costs

APR PCM

5.1 Finance 5.50% on net costs 0.447% -£41,446

TOTAL PROJECT COSTS [INCLUDING INTEREST] £2,207,736

This appraisal has been prepared by Peter Brett Associates for the Council. The appraisal has been prepared in line with the RICS valuation guidance.  The purpose of the appraisal is to inform the Council about the impact of planning 

policy has on viability at a strategic level. This appraisal is not a formal 'Red Book' (RICS Valuation – Professional Standards January 2014) valuation and should not be relied upon as such.

Stamp Duty4.2
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Site appraisal for HO1 Daventry South West 

 

HO1  Daventry South WestUrban 800                          Units

ITEM

Residual Value Technical Checks:

Net area (ha) 29.83 Greenfield Greenfield £328,373 per net ha Sqm/ha 2,715                                       

Stamp Duty Commercial land Dwgs/ha 27                                           

Units/pa 108                                         

Private Affordable Starter Homes Social rent Affordable rentIntermediate GDV=Total costs -                                          

Nr of units 600.00 200.00 0.00 66.67 66.67 66.67

1.0 Development Value

1.1 Private units No. of units Size sq.m Total sq.m £psm Total Value

1.1.1 Flats (NIA) 18.00 58 1,044 £2,400 £2,505,600

1.1.2 2 bed house 84.00 83 6,972 £2,400 £16,732,800

1.1.3 3 bed house 330.00 105 34,650 £2,400 £83,160,000

1.1.4 4+ bed house 168.00 126 21,168 £2,400 £50,803,200

600.0                    63,834                                           

1.5 Starter Homes No. of units Size sq.m Total sq.m £psm Total Value

1.5.1 Flats (NIA) 0.00 58 0 £1,920 £0

1.5.2 2 bed house 0.00 83 0 £1,920 £0

1.5.3 3 bed house 0.00 105 0 £1,920 £0

1.5.4 4+ bed house 0.00 126 0 £1,920 £0

1.2 Social rent No. of units Size sq.m Total sq.m £psm Total Value

1.2.1 Flats (NIA) 14.67 58 851 £960 £816,640

1.2.2 2 bed house 31.33 83 2,601 £960 £2,496,640

1.2.3 3 bed house 16.00 105 1,680 £960 £1,612,800

1.2.4 4+ bed house 4.67 126 588 £960 £564,480

66.7                      5,719                                             

1.3 Affordable rent No. of units Size sq.m Total sq.m £psm Total Value

1.3.1 Flats (NIA) 14.67 58 851 £1,200 £1,020,800

1.3.2 2 bed house 31.33 83 2,601 £1,200 £3,120,800

1.3.3 3 bed house 16.00 105 1,680 £1,200 £2,016,000

1.3.4 4+ bed house 4.67 126 588 £1,200 £705,600

 66.7                      5,719                                             

1.4 Intermediate No. of units Size sq.m Total sq.m £psm Total Value

1.4.1 Flats (NIA) 14.67 58 851 £1,560 £1,327,040

1.4.2 2 bed house 31.33 83 2,601 £1,560 £4,057,040

1.4.3 3 bed house 16.00 105 1,680 £1,560 £2,620,800

1.4.4 4+ bed house 4.67 126 588 £1,560 £917,280

66.7                      5,719                                             

-                        -                                                 

Gross Development value £174,477,520

2.0 Developer's Profit

2.1 Private units 18.0% on OM GDV £27,576,288

2.1 Starter Home 10.0% on Starter Home value £0

2.2 Affordable units 6% on AH transfer values £1,276,555

Total Developer's Profit £28,852,843

3.0 Development Costs

3.1 Sale cost

3.1.1 Private units only 3.00% on OM GDV £4,596,048

£4,596,048

3.2 Build Costs

3.2.1 Private units No. of units Size sq.m Total sq.m Cost per sq.m Total Costs

3.2.1.1 Flats (GIA) 18.00 67 1,201 £1,197 £1,437,118

3.2.1.2 2 bed house 84.00 83 6,972 £1,026 £7,153,272.00

3.2.1.3 3 bed house 330.00 105 34,650 £1,026 £35,550,900.00

3.2.1.4 4+ bed house 168.00 126 21,168 £1,026 £21,718,368

600                       63,991                                           

3.2.2 Affordable units No. of units Size sq.m Total sq.m Cost per sq.m Total Costs

3.2.2.1 Flats (GIA) 44.00 67 2,935 £1,197 £3,512,955.60

3.2.2.2 2 bed house 94.00 83 7,802 £1,026 £8,004,852.00

3.2.2.3 3 bed house 48.00 105 5,040 £1,026 £5,171,040.00

3.2.2.4 4+ bed house 14.00 126 1,764 £1,026 £1,809,864.00

200                       17,541                                           

CAT2 & CAT3 Costs Policy Req. Additional floorspaceCost per additional florspace

3.2.3 CAT2 Additional floorspace (Open market) 45% 70-                                                  £1,031 -£72,664

3.2.3 CAT2 Additional floorspace (Affordable) 40% 153-                                                £1,064 -£162,861

3.2.3 CAT3 Additional floorspace (Open market) 5% 689                                                £1,031 £710,830

3.2.3 CAT3 Additional floorspace (Affordable) 10% 357                                                £1,064 £379,415

Policy Req. Number of units cost per unit

3.2.3 CAT2 cost per house 45% 332.1                                             £521 £173,024

3.2.3 CAT2 cost per flat 40% 24.8                                               £924 £22,915

3.2.3 CAT3 cost per house 5% 36.9                                               £22,694 £837,409

3.2.3 CAT3 cost per flat 10% 24.8                                               £7,906 £196,069

Total build costs 800                       £86,442,506

3.3 Extra over construction costs

3.3.1 Externals 10% extra-over on build cost £8,644,250.59

3.3.2 Site abnormals (remediation/demolition) £0 per net ha £0

3.3.3 Site opening up costs £15,000 per unit £12,000,000

Total extra over construction costs £20,644,251

3.4 Professional Fees

3.4.1 on build costs (incl: externals) 8% £7,606,941

Total professional fees £7,606,941

3.5 Contingency

3.5.1 on build costs (incl: externals) 4% £3,803,470

Total contingency £3,803,470

3.6 Developer contributions

3.6.1 Lifetime homes £0 per unit £0

3.6.2 Sustainable Design 2.0% build cost £1,728,850

3.6.3 CIL £55 per sqm £3,519,483

3.6.4 S106/S278/AH contribution £5,000 per unit £4,000,000

3.6.5 - £0 -

Total developer contributions £7,519,483

TOTAL DEVELOPMENT COSTS £130,612,698

4.0 Site Acquisition

4.1 Net site value (residual land value) £9,794,040

£0

£479,202

4.3 Purchaser costs 1.75% on land costs £171,396

Total site costs £10,444,637

TOTAL PROJECT COSTS [EXCLUDING INTEREST] £169,910,179

TOTAL INCOME - TOTAL COSTS [EXCLUDING INTEREST] £4,567,341

5.0 Finance Costs

APR PCM

5.1 Finance 5.50% on net costs 0.447% -£2,838,491

TOTAL PROJECT COSTS [INCLUDING INTEREST] £172,748,670

This appraisal has been prepared by Peter Brett Associates for the Council. The appraisal has been prepared in line with the RICS valuation guidance.  The purpose of the appraisal is to inform the Council about the impact of planning policy has on 

viability at a strategic level. This appraisal is not a formal 'Red Book' (RICS Valuation – Professional Standards January 2014) valuation and should not be relied upon as such.

Stamp Duty4.2
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Site appraisal for HO2 Micklewell Park 

HO2  Daventry Micklewell ParkUrban 180                          Units

ITEM

Residual Value Technical Checks:

Net area (ha) 5.30 Greenfield Greenfield £726,619 per net ha Sqm/ha 3,436                                       

Stamp Duty Commercial land Dwgs/ha 34                                           

Units/pa 53                                           

Private Affordable Starter Homes Social rent Affordable rentIntermediate GDV=Total costs -                                          

Nr of units 135.00 45.00 0.00 15.00 15.00 15.00

1.0 Development Value

1.1 Private units No. of units Size sq.m Total sq.m £psm Total Value

1.1.1 Flats (NIA) 4.05 58 235 £2,400 £563,760

1.1.2 2 bed house 18.90 83 1,569 £2,400 £3,764,880

1.1.3 3 bed house 74.25 105 7,796 £2,400 £18,711,000

1.1.4 4+ bed house 37.80 126 4,763 £2,400 £11,430,720

135.0                    14,363                                           

1.5 Starter Homes No. of units Size sq.m Total sq.m £psm Total Value

1.5.1 Flats (NIA) 0.00 58 0 £1,920 £0

1.5.2 2 bed house 0.00 83 0 £1,920 £0

1.5.3 3 bed house 0.00 105 0 £1,920 £0

1.5.4 4+ bed house 0.00 126 0 £1,920 £0

1.2 Social rent No. of units Size sq.m Total sq.m £psm Total Value

1.2.1 Flats (NIA) 3.30 58 191 £960 £183,744

1.2.2 2 bed house 7.05 83 585 £960 £561,744

1.2.3 3 bed house 3.60 105 378 £960 £362,880

1.2.4 4+ bed house 1.05 126 132 £960 £127,008

15.0                      1,287                                             

1.3 Affordable rent No. of units Size sq.m Total sq.m £psm Total Value

1.3.1 Flats (NIA) 3.30 58 191 £1,200 £229,680

1.3.2 2 bed house 7.05 83 585 £1,200 £702,180

1.3.3 3 bed house 3.60 105 378 £1,200 £453,600

1.3.4 4+ bed house 1.05 126 132 £1,200 £158,760

 15.0                      1,287                                             

1.4 Intermediate No. of units Size sq.m Total sq.m £psm Total Value

1.4.1 Flats (NIA) 3.30 58 191 £1,560 £298,584

1.4.2 2 bed house 7.05 83 585 £1,560 £912,834

1.4.3 3 bed house 3.60 105 378 £1,560 £589,680

1.4.4 4+ bed house 1.05 126 132 £1,560 £206,388

15.0                      1,287                                             

-                        -                                                 

Gross Development value £39,257,442

2.0 Developer's Profit

2.1 Private units 18.0% on OM GDV £6,204,665

2.1 Starter Home 10.0% on Starter Home value £0

2.2 Affordable units 6% on AH transfer values £287,225

Total Developer's Profit £6,491,890

3.0 Development Costs

3.1 Sale cost

3.1.1 Private units only 3.00% on OM GDV £1,034,111

£1,034,111

3.2 Build Costs

3.2.1 Private units No. of units Size sq.m Total sq.m Cost per sq.m Total Costs

3.2.1.1 Flats (GIA) 4.05 67 270 £1,197 £323,352

3.2.1.2 2 bed house 18.90 83 1,569 £1,026 £1,609,486.20

3.2.1.3 3 bed house 74.25 105 7,796 £1,026 £7,998,952.50

3.2.1.4 4+ bed house 37.80 126 4,763 £1,026 £4,886,633

135                       14,398                                           

3.2.2 Affordable units No. of units Size sq.m Total sq.m Cost per sq.m Total Costs

3.2.2.1 Flats (GIA) 9.90 67 660 £1,197 £790,415.01

3.2.2.2 2 bed house 21.15 83 1,755 £1,026 £1,801,091.70

3.2.2.3 3 bed house 10.80 105 1,134 £1,026 £1,163,484.00

3.2.2.4 4+ bed house 3.15 126 397 £1,026 £407,219.40

45                         3,947                                             

CAT2 & CAT3 Costs Policy Req. Additional floorspaceCost per additional florspace

3.2.3 CAT2 Additional floorspace (Open market) 45% 16-                                                  £1,031 -£16,349

3.2.3 CAT2 Additional floorspace (Affordable) 40% 34-                                                  £1,064 -£36,644

3.2.3 CAT3 Additional floorspace (Open market) 5% 155                                                £1,031 £159,937

3.2.3 CAT3 Additional floorspace (Affordable) 10% 80                                                  £1,064 £85,368

Policy Req. Number of units cost per unit

3.2.3 CAT2 cost per house 45% 74.7                                               £521 £38,930

3.2.3 CAT2 cost per flat 40% 5.6                                                 £924 £5,156

3.2.3 CAT3 cost per house 5% 8.3                                                 £22,694 £188,417

3.2.3 CAT3 cost per flat 10% 5.6                                                 £7,906 £44,115

Total build costs 180                       £19,449,564

3.3 Extra over construction costs

3.3.1 Externals 10% extra-over on build cost £1,944,956.38

3.3.2 Site abnormals (remediation/demolition) £0 per net ha £0

3.3.3 Site opening up costs £5,000 per unit £900,000

Total extra over construction costs £2,844,956

3.4 Professional Fees

3.4.1 on build costs (incl: externals) 8% £1,711,562

Total professional fees £1,711,562

3.5 Contingency

3.5.1 on build costs (incl: externals) 4% £855,781

Total contingency £855,781

3.6 Developer contributions

3.6.1 Lifetime homes £0 per unit £0

3.6.2 Sustainable Design 2.0% build cost £388,991

3.6.3 CIL £55 per sqm £791,884

3.6.4 S106/S278/AH contribution £5,000 per unit £900,000

3.6.5 - £0 -

Total developer contributions £1,691,884

TOTAL DEVELOPMENT COSTS £27,587,857

4.0 Site Acquisition

4.1 Net site value (residual land value) £3,853,988

£0

£182,199

4.3 Purchaser costs 1.75% on land costs £67,445

Total site costs £4,103,632

TOTAL PROJECT COSTS [EXCLUDING INTEREST] £38,183,379

TOTAL INCOME - TOTAL COSTS [EXCLUDING INTEREST] £1,074,063

5.0 Finance Costs

APR PCM

5.1 Finance 5.50% on net costs 0.447% -£685,072

TOTAL PROJECT COSTS [INCLUDING INTEREST] £38,868,451

This appraisal has been prepared by Peter Brett Associates for the Council. The appraisal has been prepared in line with the RICS valuation guidance.  The purpose of the appraisal is to inform the Council about the impact of planning policy has on 

viability at a strategic level. This appraisal is not a formal 'Red Book' (RICS Valuation – Professional Standards January 2014) valuation and should not be relied upon as such.

Stamp Duty4.2
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Appendix B  Developer Workshop Notes 

Meeting Title: Daventry District Council 2 Local Plan Viability Developer Workshop  

Attendees:   

 

Date of Meeting: 24 July 2017 at 2pm 

 

 

Comment Actions 

1. Introduction 
 
RW introduced the workshop and explained how the viability study fitted with the 
preparation of the Local Plan 2 and site allocations for delivery of housing.  
 
The intention is to take the findings to the Strategy Group by September 2017, 
but they will see how matters progress so the report may go to the October 2017 
meeting.  
 

No comments made. 

2. Purpose of the Workshop (slide 1-3) 
 
RP explained the background to PBA’s commission and PBA’s experience in 
this type of work. 
 
RP explained that the purpose for the workshop is to flesh out any key issues 
with the assumptions that are intended to be used for the viability testing. This is 
to help ensure that they are based on local intelligence and reasonable evidence 
so that they are robust and objective for this assessment in line with the 
necessary guidance.  
 
RP explained that the workshop is interactive and welcomed questions and 
comments throughout the talk.  
 

No comments made. 
 
 
 

3. Approach (slide 4-10) 
 
RP explained the approach to viability testing (see extract from slide 9 below), 
noting that it followed a residual land value approach, as recommended in 
government, RTPI and RICS guidance notes, and that it would be applied with 

No comments were 
made, so it assumed 
that the approach is 
acceptable. 
 

Richard Wood RW Daventry District Council 
Tom James TJ Daventry District Council 
Russ Porter RP PBA 
Hannah Bizoumis HB PBA 
Sue Green  SG Home Builders Federation Ltd 
Paul Johnson  PJ Francis Jackson Homes 
Rachel Buswell  RB Spire Homes and Long Hurst Group 
Fiona Mitchell FM Framptons Planning 
Helen Brown  HB Futures Housing Group 
Val Coleby VC Berrys 
Lennox Thomson LT Berrys 
George Percy GP Sworders 
Toby Haselwood  TH Sworders 
Sue Bridge  SB Davidsons 
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Comment Actions 

iterations (scenarios) in testing for an appropriate balance between plan policies 
and infrastructure funding.   
 

 
 
RP explained that in concluding as to whether a site is viable, PBA would review 
existing use value and apply a suitable uplift that may be required to deliver the 
site.  
 
Additionally, PBA has due regard to policies that have an impact on viability, 
such as affordable housing and open space requirements. 
 
RP discussed the legislative background underpinning PBA’s approach to 
Viability involving the Harman Report, RICS Guidance and the PPG. 
 
Note Benchmark land value = existing use value + uplift to encourage a 
willingness to bring land forward for development 
 

4. Daventry – delivery of houses (slide 12 – 13) 
 
RP presented a chart which demonstrated that Daventry has been meeting its 
housing delivery targets. On review of data, it may be that in the next couple of 
years, delivery is higher than required. The same predictions apply to Affordable 
Housing delivery. 
  

No comments were 
noted. 

5. Past S106 and current CIL (slide 14) 
 
RP explained using the tables below that the past average s106 payment per 
unit has amounted to an average of £6,441 between 2009/10 – 2014/15. RP 
stated that it would be interesting to know whether the s106 figure decreases 
since the adoption of CIL in September 2015.  
 
There was discussion about the impact of CIL being to reduce S106, and R 
noted that the infrastructure being funded by CIL was published in the Council’s 
Regulation 123 list that can be accessed on the Council’s website. 

The council will 
review the latest 
S106 receipts and 
agreements 
operation since CIL 
was adopted. 
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Comment Actions 

 
 

6. Types of properties (slide 15 and 16) 
 
RP explained that evidence from Land Registry suggests that from Jan 2015- 
May 2017 Daventry has delivered 61% detached houses and 25% 
semidetached houses.  
 
RP followed on to state that on review of the emerging Part 2 Local Plan (policy 
HO7) and the latest SHMA, there is an identified demand for 2-3 bed units with 
circa 70% needed. It would appear that not many 1-2 bed units are needed. 
 

No comments made. 

7. Residential Assumptions – space standards (slide 17) 
 
RP presented the table below which illustrates the delivery of house types and 
their sizes between 2015 and 2017 versus the National Space Standards.  
 

 
 
 
From the table it would appear that Daventry have been providing houses with 
larger spaces than required by the NSS. However, RP pointed out that the table 
doesn’t compare apples for apples as there is currently no ‘bed number’ data for 
the unit types. RP asked whether the figures in the table were reflective of the 
market. 
 

Comments raised on 
NSS. 
 
1.More research on 
house sizes and 
space standards. 
 
2.Review recent 
applications to 
understand sizes of 
units coming forward 
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Comment Actions 

Comments/Discussion:  
 
A number of attendees stated that the figures in the table were not helpful as 
they cannot be compared with NSS. Additionally, the table doesn’t identify 
whether the units are 2 storey or 3 storey.  
 
It was asked whether there were any other sources of information from 
Northampton CC.  
 
An attendee commented that the Northampton space standards are causing 
issues for development in terms of their transitional arrangements with 
developments already in the pipeline (both in pre-application stage and outline 
permission stage). The NPPF states that transitional arrangements need to be 
taken into account. Some sites may have been purchased based on what is 
achievable under the old standards, additionally there are possible issues with 
Outline Permissions and Reserved Matters Applications.  
 
JT commented that interested parties would be consulted on the figures allowing 
parties to respond if necessary.  
 
An attendee responded stating that not all parties respond to consultations. 
Often 2 bed units are slightly below space standards and 3 bed units are slightly 
above space standards because 2 bed units are sold to first time buyers and the 
smaller the unit the more affordable. Therefore, the space standards need to 
adjust with the market. Additionally, developers have their own space standards, 
if one LPA adopts a different standard to the next, this can cause issues for the 
developer having to change products in different authorities.  
 
RW responded stating that if the LPA has evidence to show that the NSS should 
be adopted for all sites, including those that have been in pipeline for 15 years or 
so, then the developer should adopt them in their schemes. Otherwise the LPA 
will not meet their targets. RW also pointed out that the NSS are national and 
applied nationwide if an LPA should adopt them.  
 
An attendee asked whether there would be an impact on density. RP responded 
stating that the research suggests that there may be impacts where there are 
high residential densities like tower blocks.  
 
An attendee asked how affordability will be researched? RP confirmed that 
affordability will need to be tested in compliance with the NPPF tests, However, 
that exercise is not part of this study.  
 

8.Site Typologies – Data from 2012 SHLAA (slide 18) 
 
RP explained that findings from the 2012 SHLAA revealed that generally edge of 
settlement developments could develop anything up to 2,000 units where as it 
was expected that within settlements schemes of up to 50 units could be 
provided and up to 20 units in rural areas.  
 
Comments:  
 
An attendee asked whether there would be allocations within rural areas. RW 
responded stating that the DM policies would set out the requirements for AH 
which will need to be tested.  
 

There were 
comments regarding 
site availability.  
 
1.more research into 
GF and BF land. 
 
2.Affordability needs 
to be tested 
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Comment Actions 

Concern was raised regarding small sites where developers hadn’t put their site 
forward for development within the SHLAA, for example sites providing under 10 
units. The data should consider smaller units and look at GF as well as BF land.  
 

9. Sales Values – (slides 19-23) 
 
RP talked through average sales values in the area in comparison to other 
areas. RP presented the following table illustrating average sales values per 
sqm in urban areas and rural areas: 
 

 
 
Comments:  
 
Generally, attendees confirmed sales values were broadly in line with their 
experience but the expectation would be that they are higher in the rural parts of 
the district compared with Daventry.  
 
An attendee stated that the figures could be skewed by the Crest scheme which 
may have brought the values up in Daventry, and also if any Northampton fringe 
sites had been included within the rural figures.  
 

Comments raised 
regarding recent 
schemes. 
 
1.Identify sales 
values from Crest 
scheme 
 
2.Exclude sales 
values for sites in the 
Northampton fringe 
areas that fall under 
the Northampton 
Policy Area, such as 
Brookland Field.   

10. Build Costs (slides 24-27) 
 
Presenting the table below, RP discussed the use of BCIS build costs excluding 
external space costs like gardens, parking and landscaping or professional fees 
and contingency which would be added on. 
 

 
 
Comments: 
 
An attendee commented that small house builders up to 20 homes would usually 
allow for build costs around £120 per sqft.  However, the attendee was unsure 
whether this was an all-in cost or just build costs excluding items like externals, 
which another attendee commented to equate to around £50 more.  
 

No actions. 
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Comment Actions 

11. Residential Assumptions (slide 28) 
 
RP explained the assumed land value and site costs expected in urban and rural 
areas using the table below. 
 

 
 
Comments: 
 
An attendee asked for clarification on what is defined as a site that is ‘ready to 
go’ – does this mean it is serviced up to boundary. Another attendee asked 
whether these figures represent a site with planning permission.  
 
RP confirmed that these figures do not assume planning permission and that 
they are not assumed to be expected to be ready to go since these costs are 
added on top of the assumed benchmark land value when testing sites.  
 
An attendee stated that a landowner isn’t interested in what the site is pre-
planning, they will seek a price for the site based on what they can achieve. 
Need to be clear on the uplift figures and how they are derived.  
 
An attendee asked what area the figures are based on. RP confirmed net 
developable area and that this will be set out in the testing. 
 

Comments raised on 
site values.  
 
1.Clarifcation on the 
figures and what 
they include/exclude 
- details to be 
presented in 
findings. 
 

12. Other residential assumptions (slide 29) 
 
RP explained other assumptions that would be considered including developers 
profit of 18% on market housing and 6% on affordable housing.  
 
Comments:  
 
An attendee asked where overheads are placed. RP confirmed that these are 
included within the 18% profit which has been backed by evidence based on the 
top 50 house builders annual accounts.  
 
An attendee asked whether there would be any consideration for starter homes 
and risks associated. RP stated that there is no policy for this now and therefore 
it is not considered. 
 
 
An attendee commented that there should be no profit for AH. RP suggested 
that it would be reasonable for a developer to assume some return, albeit much 
lower, for capital exposure when building the AH units. 
 

Comments raised on 
assumptions.  
 
1.Provide evidence 
of the assumptions 
in final reports. 

13. Policy Costs (slide 30) 
 
RP explained other costs that are taken into consideration, in particular the cost 
associated with lifetime homes and wheelchair homes. Additionally, RP 
discussed the breakdown of AH.  

Comments raised on 
s106. 
 



Daventry Local Plan (Part 2) Viability Report 
 

 

 
 

 

Comment Actions 

 
RP stated that past s106 figures in the region of £6,400 would be used for the 
assumptions but likelihood is that this figure will reduce once further research 
has been carried out on impact of CIL on recent permissions.  
 
Comments: 
 
An attendee commented that the transfer values for affordable housing is too 
high.  For Intermediate and shared ownership tenures they would expect about 
65% and for affordable rent they would expect around 50%. 
 
An attendee asked whether the s106 figure accounted for primary schools. RW 
commented that not all sites have a requirement to contribute towards primary 
schools. It depends on capacity. CIL includes provision for secondary schools. 
 
RW also confirmed that CIL was adopted after the County Council s106 SPD.  
 

1.More work to be 
carried out on the 
breakdown of AH. 
 
2.Be clear on what is 
included/excluded 
from s106 figure. 

14. Non-residential assumptions (slide 31-33) 
 
RP discussed the expected areas for non-residential uses and their associated 
values and costs.  
 
Comments: 
 
An attendee commented that the size of smaller supermarkets seemed to small 
and that the likes of Lidl are building supermarkets at around 1,400 sqm.  
No other comments relating to non-residential uses values or costs were 
expressed. 
 

Comments noted. 

15. What happens next and conclusion (slide 34-36) 
 
RP outlined the phasing of the remainder of the work.  RP also informed that 
there would be a ‘strategic site’ information pro-forma that will be issued 
following the workshop for subsequent completion by delegates. 
 
RP confirmed that meeting notes and presentation slides will be issued within 
the next few days for attendees to review and provide comments or suggestions 
on methodology.  
 
The timescale for comments to be received back will be 7 August 2017.  
 

PBA to circulate 
meeting notes with 
presentation slides 
and strategic sites 
information 
proforma. 
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Appendix C  NSS & Accessible Units Standards 

NSS Minimum Size Standards 

Number of 
bedrooms (b) 

Number of bed 
spaces (persons) 

1 storey 
dwellings 

2 storey 
dwellings 

3 storey 
dwellings 

1b 

1 39    

2 50 58  

2b 

3 61 70  

4 70 79  

3b 

4 74 84 90 

5 86 93 99 

6 95 102 108 

4b 

5 90 97 103 

6 99 106 112 

7 108 115 121 

8 117 124 130 

5b 

6 103 110 116 

7 112 119 125 

8 121 128 134 

6b 

7 116 123 129 

8 125 132 138 
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M4(2) Size Assumptions 

Number of 
bedrooms (b) 

Number of bed 
spaces (persons) 

1 storey 
dwellings 

2 storey 
dwellings 

3 storey 
dwellings 

1b 

1 41   

2 52.6    

2b 

3 64 78  

4 73 87  

3b 

4 77.5 93 99 

5 90.5 102 108 

6 99.5 111 117 

4b 

5 95 106 113 

6 104 115 122 

7 113 124 131 

8 122 133 140 

5b 

6 108.5 120 126 

7 117.5 123 135 

8 126.5 138 144 

6b 

7  133 140 

8  142 149 

 

M4(3) Size Assumptions 

Number of 
bedrooms (b) 

Number of bed 
spaces (persons) 

1 storey 
dwellings 

2 storey 
dwellings 

3 storey 
dwellings 

1b 

1 50.3   

2 63.2  -  

2b 

3 76.2 99  

4 90.3 109  

3b 

4 95.8 116 117 

5 108 127 128 

6 117.9 136 138 

4b 

5 113.5 132 133 

6 123.4 142 144 

7 133.4 152 154 

8 143.4 162 164 

5b 

6 128.9 147 149 

7 138.9 151 159 

8 148.9 167 169 

6b 

7  163 164 

8  173 174 
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Appendix D  New Build Residential Properties  

 

Street Value area Date 
Property 
type 

Property 
size,sqm 

Estimated 
£ per sqm Price paid 

Yelvertoft Road Rest of district Nov-15 Semi 142 £1,704 £242,000 

Watling Street Rest of district May-16 Detached 145 £2,638 £382,500 

Emery Row Rest of district Nov-15 Terraced 91 £2,418 £220,000 

Emery Row Rest of district Feb-16 Terraced 85 £2,353 £200,000 

Emery Row Rest of district Dec-15 Terraced 94 £2,394 £225,000 

Emery Row Rest of district Nov-15 Detached 160 £2,000 £320,000 

Emery Row Rest of district Aug-15 Detached 151 £2,252 £340,000 

Emery Close Rest of district Jun-16 Detached 200 £2,175 £435,000 

Emery Close Rest of district May-16 Detached 165 £2,303 £380,000 

Emery Close Rest of district Jul-15 Detached 141 £2,305 £325,000 

Main Street Rest of district Mar-15 Semi 200 £2,200 £440,000 

Buswell Court Rest of district Jun-15 Detached 176 £2,369 £417,000 

Buswell Court Rest of district Jun-15 Detached 145 £2,483 £360,000 

St Olave Close Daventry urban and fringe Jan-15 Detached 160 £2,187 £349,950 

Abbotsbury Drive Daventry urban and fringe Mar-15 Detached 160 £2,187 £349,950 

Abbotsbury Drive Daventry urban and fringe Oct-16 Semi 87 £2,701 £234,950 

Abbotsbury Drive Daventry urban and fringe Aug-15 Detached 91 £2,340 £212,950 

Abbotsbury Drive Daventry urban and fringe Aug-15 Detached 160 £2,250 £359,950 

Abbotsbury Drive Daventry urban and fringe Jan-17 Detached 87 £2,747 £238,950 

Abbotsbury Drive Daventry urban and fringe Aug-15 Semi 111 £2,027 £224,950 

Abbotsbury Drive Daventry urban and fringe Jan-17 Detached 87 £2,770 £240,950 

Abbotsbury Drive Daventry urban and fringe Aug-15 Semi 111 £2,072 £229,950 

Abbotsbury Drive Daventry urban and fringe Feb-17 Semi 87 £2,644 £230,000 

Abbotsbury Drive Daventry urban and fringe Oct-16 Semi 123 £2,146 £263,950 

Abbotsbury Drive Daventry urban and fringe Oct-15 Detached 140 £2,135 £298,950 

Abbotsbury Drive Daventry urban and fringe Oct-16 Detached 140 £2,214 £309,950 

Abbotsbury Drive Daventry urban and fringe Oct-15 Detached 160 £2,187 £349,950 

Abbotsbury Drive Daventry urban and fringe Oct-16 Detached 140 £2,214 £309,950 

Abbotsbury Drive Daventry urban and fringe Oct-15 Semi 111 £2,072 £229,950 

Abbotsbury Drive Daventry urban and fringe Oct-16 Detached 160 £2,406 £384,950 

Abbotsbury Drive Daventry urban and fringe Jan-16 Detached 140 £2,164 £302,950 

Abbotsbury Drive Daventry urban and fringe Apr-17 Detached 160 £2,438 £390,000 

Abbotsbury Drive Daventry urban and fringe Jan-16 Detached 160 £2,250 £359,950 

Abbotsbury Drive Daventry urban and fringe Nov-16 Detached 140 £2,179 £305,000 

Abbotsbury Drive Daventry urban and fringe Oct-16 Detached 143 £2,167 £309,950 

Abbotsbury Drive Daventry urban and fringe Sep-16 Semi 111 £2,198 £244,000 

Abbotsbury Drive Daventry urban and fringe Oct-16 Detached 140 £2,214 £309,950 

Abbotsbury Drive Daventry urban and fringe Oct-16 Detached 140 £2,179 £305,000 
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Street Value area Date 
Property 
type 

Property 
size,sqm 

Estimated 
£ per sqm Price paid 

Abbotsbury Drive Daventry urban and fringe Sep-16 Detached 160 £2,406 £384,950 

Abbotsbury Drive Daventry urban and fringe Oct-16 Semi 94 £2,527 £237,500 

Walsingham Drive Daventry urban and fringe Oct-16 Semi 111 £2,216 £245,950 

Walsingham Drive Daventry urban and fringe Oct-16 Detached 118 £2,423 £285,950 

Glastonbury Way Daventry urban and fringe Sep-16 Semi 123 £2,134 £262,500 

Glastonbury Way Daventry urban and fringe May-16 Detached 140 £2,250 £314,950 

Glastonbury Way Daventry urban and fringe Mar-16 Detached 142 £2,260 £320,950 

Glastonbury Way Daventry urban and fringe Jul-16 Detached 118 £2,288 £269,950 

Glastonbury Way Daventry urban and fringe Jan-16 Detached 142 £2,260 £320,950 

Glastonbury Way Daventry urban and fringe Sep-16 Semi 111 £2,140 £237,500 

Glastonbury Way Daventry urban and fringe Apr-16 Semi 123 £2,090 £257,020 

Glastonbury Way Daventry urban and fringe Jul-16 Detached 142 £2,324 £329,950 

Glastonbury Way Daventry urban and fringe Aug-16 Detached 140 £2,214 £309,950 

Tintern Drive Daventry urban and fringe Aug-16 Semi 123 £2,134 £262,500 

Tintern Drive Daventry urban and fringe Jun-16 Semi 64 £2,812 £179,950 

Tintern Drive Daventry urban and fringe Jul-16 Semi 88 £2,602 £228,950 

Tintern Drive Daventry urban and fringe Jun-16 Semi 94 £2,457 £230,950 

Tintern Drive Daventry urban and fringe Apr-16 Semi 111 £2,090 £231,950 

Tintern Drive Daventry urban and fringe Mar-16 Semi 87 £2,597 £225,950 

Tintern Drive Daventry urban and fringe Apr-16 Semi 87 £2,597 £225,950 

Tintern Drive Daventry urban and fringe Mar-16 Semi 111 £2,090 £231,950 

Tintern Drive Daventry urban and fringe Mar-16 Semi 111 £2,081 £230,950 

Tintern Drive Daventry urban and fringe Mar-16 Terraced 123 £2,073 £254,950 

Tintern Drive Daventry urban and fringe Aug-16 Flat 61 £2,622 £159,950 

Tintern Drive Daventry urban and fringe Mar-16 Terraced 87 £2,528 £219,950 

Tintern Drive Daventry urban and fringe Feb-16 Detached 96 £2,343 £224,950 

Tintern Drive Daventry urban and fringe Jul-16 Semi 87 £2,574 £223,950 

Tintern Drive Daventry urban and fringe Jul-16 Semi 64 £2,859 £182,950 

Tintern Drive Daventry urban and fringe Jul-16 Semi 100 £2,300 £229,950 

Tintern Drive Daventry urban and fringe Jul-16 Terraced 111 £2,045 £226,950 

Tintern Drive Daventry urban and fringe Jul-16 Terraced 87 £2,540 £220,950 

Tintern Drive Daventry urban and fringe Jul-16 Terraced 87 £2,586 £224,950 

Tintern Drive Daventry urban and fringe Jul-16 Semi 64 £2,813 £180,000 

Mottisfont Road Daventry urban and fringe Oct-15 Detached 160 £2,375 £379,950 

Mottisfont Road Daventry urban and fringe Apr-16 Detached 142 £2,338 £331,950 

Mottisfont Road Daventry urban and fringe Apr-16 Detached 160 £2,468 £394,950 

Mottisfont Road Daventry urban and fringe Oct-15 Detached 142 £2,274 £322,950 

Mottisfont Road Daventry urban and fringe Jan-16 Detached 142 £2,274 £322,950 

Mottisfont Road Daventry urban and fringe Jan-16 Detached 160 £2,309 £369,470 

Mottisfont Road Daventry urban and fringe Mar-16 Detached 142 £2,324 £329,950 

Mottisfont Road Daventry urban and fringe Mar-16 Detached 160 £2,406 £384,950 

Mottisfont Road Daventry urban and fringe Apr-16 Detached 160 £2,500 £399,950 
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Street Value area Date 
Property 
type 

Property 
size,sqm 

Estimated 
£ per sqm Price paid 

Mottisfont Road Daventry urban and fringe Apr-16 Detached 142 £2,359 £334,950 

Mottisfont Road Daventry urban and fringe Apr-16 Detached 160 £2,343 £374,950 

St Botolph Close Daventry urban and fringe Oct-15 Semi 123 £2,032 £249,950 

St Botolph Close Daventry urban and fringe Oct-15 Detached 88 £2,488 £218,950 

St Botolph Close Daventry urban and fringe Oct-15 Terraced 64 £2,655 £169,950 

St Botolph Close Daventry urban and fringe Oct-15 Terraced 64 £2,734 £174,950 

St Botolph Close Daventry urban and fringe Oct-15 Terraced 87 £2,494 £216,950 

St Botolph Close Daventry urban and fringe Oct-15 Semi 87 £2,528 £219,950 

St Botolph Close Daventry urban and fringe Oct-15 Semi 64 £2,812 £179,950 

St Botolph Close Daventry urban and fringe Oct-15 Semi 64 £2,702 £172,950 

St Botolph Close Daventry urban and fringe Oct-15 Semi 87 £2,528 £219,950 

Buckfast Close Daventry urban and fringe Jan-15 Semi 64 £2,562 £163,950 

Buckfast Close Daventry urban and fringe Aug-15 Detached 87 £2,448 £212,950 

Buckfast Close Daventry urban and fringe Sep-15 Semi 94 £2,329 £218,950 

Buckfast Close Daventry urban and fringe Aug-15 Semi 96 £2,239 £214,950 

Buckfast Close Daventry urban and fringe Jul-15 Detached 72 £2,985 £214,950 

Buckfast Close Daventry urban and fringe Sep-15 Semi 64 £3,405 £217,950 

Buckfast Close Daventry urban and fringe Aug-15 Semi 123 £1,382 £169,950 

Buckfast Close Daventry urban and fringe Aug-15 Semi 61 £4,098 £249,950 

Buckfast Close Daventry urban and fringe Jul-15 Flat 87 £1,666 £144,950 

Buckfast Close Daventry urban and fringe Oct-15 Terraced 100 £2,180 £217,950 

Buckfast Close Daventry urban and fringe Oct-15 Terraced 143 £1,521 £217,500 

Buckfast Close Daventry urban and fringe Apr-15 Detached 64 £4,296 £274,950 

Buckfast Close Daventry urban and fringe Mar-15 Semi 64 £2,546 £162,950 

Buckfast Close Daventry urban and fringe Aug-15 Semi 72 £2,360 £169,950 

Buckfast Close Daventry urban and fringe Jan-16 Semi 64 £1,250 £80,000 

Buckfast Close Daventry urban and fringe Apr-15 Terraced 64 £2,562 £163,950 

Buckfast Close Daventry urban and fringe Aug-15 Semi 100 £1,700 £169,950 

Buckfast Close Daventry urban and fringe Apr-15 Semi 100 £2,090 £208,950 

Buckfast Close Daventry urban and fringe Aug-15 Semi 85 £2,564 £217,950 

Battle Avenue Daventry urban and fringe Apr-15 Detached 160 £2,250 £359,950 

Battle Avenue Daventry urban and fringe Oct-15 Detached 91 £2,340 £212,950 

Battle Avenue Daventry urban and fringe Jun-15 Detached 118 £2,245 £264,950 

Battle Avenue Daventry urban and fringe Apr-15 Detached 118 £2,203 £259,950 

Battle Avenue Daventry urban and fringe Oct-15 Detached 160 £2,225 £355,950 

Battle Avenue Daventry urban and fringe Jun-15 Detached 143 £1,923 £274,950 

Battle Avenue Daventry urban and fringe Feb-16 Detached 140 £2,139 £299,470 

Battle Avenue Daventry urban and fringe Jul-15 Detached 140 £2,214 £309,950 

Battle Avenue Daventry urban and fringe Oct-15 Detached 160 £1,943 £310,950 

Battle Avenue Daventry urban and fringe Aug-15 Detached 140 £2,643 £369,950 

Battle Avenue Daventry urban and fringe Oct-15 Detached 160 £1,906 £304,950 

Battle Avenue Daventry urban and fringe Sep-15 Detached 160 £2,312 £369,950 
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Battle Avenue Daventry urban and fringe Oct-15 Detached 142 £2,711 £384,950 

Battle Avenue Daventry urban and fringe Apr-15 Detached 111 £2,837 £314,950 

Battle Avenue Daventry urban and fringe Apr-15 Semi 87 £2,528 £219,950 

Battle Avenue Daventry urban and fringe Mar-15 Terraced 87 £2,413 £209,950 

Battle Avenue Daventry urban and fringe Apr-15 Semi 111 £1,982 £219,950 

Battle Avenue Daventry urban and fringe Jan-15 Detached 91 £2,296 £208,950 

Abbotsbury Drive Daventry urban and fringe Apr-16 Detached 163 £2,515 £409,950 

Abbotsbury Drive Daventry urban and fringe Apr-16 Detached 152 £2,598 £394,950 

Abbotsbury Drive Daventry urban and fringe Apr-16 Detached 187 £2,401 £448,950 

Abbotsbury Drive Daventry urban and fringe Apr-16 Detached 187 £2,353 £439,950 

Abbotsbury Drive Daventry urban and fringe Apr-16 Detached 152 £2,565 £389,950 

Abbotsbury Drive Daventry urban and fringe Mar-16 Detached 113 £4,159 £469,950 

Abbotsbury Drive Daventry urban and fringe Jun-16 Semi 113 £2,177 £245,950 

Abbotsbury Drive Daventry urban and fringe Jun-16 Semi 113 £2,177 £245,950 

Abbotsbury Drive Daventry urban and fringe Jun-16 Semi 113 £2,177 £245,950 

Abbotsbury Drive Daventry urban and fringe Jun-16 Semi 131 £1,877 £245,950 

Abbotsbury Drive Daventry urban and fringe Apr-16 Detached 131 £2,404 £314,950 

Croxden Way Daventry urban and fringe Apr-16 Detached 131 £2,404 £314,950 

Croxden Way Daventry urban and fringe Oct-16 Semi 98 £2,581 £252,950 

Croxden Way Daventry urban and fringe Oct-16 Detached 122 £2,619 £319,500 

Croxden Way Daventry urban and fringe Oct-16 Semi 93 £2,651 £246,500 

Croxden Way Daventry urban and fringe Oct-16 Semi 116 £2,681 £310,950 

Croxden Way Daventry urban and fringe Oct-16 Detached 122 £2,619 £319,500 

Croxden Way Daventry urban and fringe Oct-16 Detached 138 £2,428 £335,000 

Croxden Way Daventry urban and fringe Oct-16 Detached 114 £2,728 £310,950 

Croxden Way Daventry urban and fringe Oct-16 Detached 138 £2,460 £339,500 

Croxden Way Daventry urban and fringe Dec-16 Semi 113 £2,283 £257,950 

Croxden Way Daventry urban and fringe Apr-16 Terraced 98 £2,499 £244,950 

Croxden Way Daventry urban and fringe Dec-16 Semi 115 £2,226 £255,950 

Croxden Way Daventry urban and fringe Oct-16 Semi 74 £2,851 £210,950 

Croxden Way Daventry urban and fringe Jan-17 Semi 74 £2,891 £213,950 

Croxden Way Daventry urban and fringe Jan-17 Semi 74 £2,905 £214,950 

Croxden Way Daventry urban and fringe Jan-17 Semi 74 £2,905 £214,950 

Croxden Way Daventry urban and fringe Sep-16 Semi 100 £2,520 £252,000 

Croxden Way Daventry urban and fringe Jan-17 Semi 74 £2,905 £214,950 

Croxden Way Daventry urban and fringe Mar-17 Detached 163 £2,546 £414,950 

Croxden Way Daventry urban and fringe Apr-16 Terraced 98 £2,499 £244,950 

Croxden Way Daventry urban and fringe Sep-16 Semi 98 £2,602 £254,950 

Croxden Way Daventry urban and fringe Apr-16 Detached 116 £2,586 £299,950 

Croxden Way Daventry urban and fringe Sep-16 Semi 93 £2,634 £244,950 

Croxden Way Daventry urban and fringe Oct-16 Semi 100 £2,550 £254,950 

Croxden Way Daventry urban and fringe Oct-16 Semi 131 £2,442 £319,950 
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Minster Road Daventry urban and fringe Mar-16 Detached 218 £2,179 £474,950 

Minster Road Daventry urban and fringe Aug-16 Semi 131 £2,404 £314,950 

Minster Road Daventry urban and fringe Apr-16 Detached 218 £2,202 £479,950 

Minster Road Daventry urban and fringe Dec-16 Detached 138 £2,521 £347,950 

Minster Road Daventry urban and fringe Jan-17 Detached 138 £2,464 £340,000 

Minster Road Daventry urban and fringe Apr-16 Detached 150 £2,666 £399,950 

Minster Road Daventry urban and fringe Apr-16 Detached 165 £2,394 £394,950 

Minster Road Daventry urban and fringe Mar-16 Detached 150 £2,500 £374,950 

Minster Road Daventry urban and fringe Aug-16 Detached 116 £2,663 £308,950 

Minster Road Daventry urban and fringe Mar-16 Detached 165 £2,394 £394,950 

Minster Road Daventry urban and fringe Aug-16 Semi 131 £2,389 £312,950 

Minster Road Daventry urban and fringe Mar-16 Detached 187 £2,449 £457,950 

Minster Road Daventry urban and fringe Jun-16 Semi 93 £2,473 £229,950 

Minster Road Daventry urban and fringe Mar-16 Detached 218 £2,179 £474,950 

Buildwas Close Daventry urban and fringe Jul-16 Semi 93 £2,580 £239,950 

Buildwas Close Daventry urban and fringe Sep-16 Semi 74 £2,824 £208,950 

Buildwas Close Daventry urban and fringe Aug-16 Semi 98 £2,551 £249,950 

Buildwas Close Daventry urban and fringe Jul-16 Semi 74 £2,702 £199,950 

Buildwas Close Daventry urban and fringe Aug-16 Semi 98 £2,551 £249,950 

Buildwas Close Daventry urban and fringe Jul-16 Semi 74 £2,702 £199,950 

Buildwas Close Daventry urban and fringe Aug-16 Semi 74 £2,702 £199,950 

Buildwas Close Daventry urban and fringe Jul-16 Detached 114 £2,693 £306,950 

Buildwas Close Daventry urban and fringe Sep-16 Semi 74 £2,743 £202,950 

Rievaulx Way Daventry urban and fringe Jan-17 Semi 115 £2,260 £259,950 

Rievaulx Way Daventry urban and fringe Jan-17 Semi 113 £2,300 £259,950 

Rievaulx Way Daventry urban and fringe Feb-17 Semi 113 £2,318 £261,950 

Rievaulx Way Daventry urban and fringe Feb-17 Semi 115 £2,260 £259,950 

Coggeshall Close Daventry urban and fringe Mar-17 Semi 114 £2,815 £320,950 

Coggeshall Close Daventry urban and fringe Mar-17 Detached 116 £2,767 £320,950 

Coggeshall Close Daventry urban and fringe Mar-17 Terraced 122 £2,664 £324,950 

Coggeshall Close Daventry urban and fringe Mar-17 Detached 138 £2,536 £349,950 

Coggeshall Close Daventry urban and fringe Mar-17 Detached 138 £2,572 £355,000 

Phipps Road Daventry urban and fringe Nov-15 Detached 148 £2,669 £395,000 

Phipps Road Daventry urban and fringe Dec-15 Detached 148 £2,581 £382,000 

Phipps Road Daventry urban and fringe May-15 Detached 214 £1,907 £408,000 

Blacksmith Way Daventry urban and fringe Mar-16 Detached 142 £2,306 £327,500 

Blacksmith Way Daventry urban and fringe Apr-16 Detached 126 £2,460 £310,000 

Blacksmith Way Daventry urban and fringe Apr-16 Detached 85 £2,882 £245,000 

Blacksmith Way Daventry urban and fringe May-16 Detached 142 £2,288 £324,900 

Wheelwright Way Rest of district Feb-16 Detached 114 £2,456 £280,000 

Wheelwright Way Rest of district Jul-16 Detached 144 £2,244 £323,200 

Wheelwright Way Rest of district Jul-16 Detached 144 £2,326 £335,000 
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Wheelwright Way Rest of district Jul-16 Semi 107 £2,523 £270,000 

Wheelwright Way Rest of district Jul-16 Semi 107 £1,935 £207,000 

Wheelwright Way Rest of district Mar-16 Semi 108 £2,407 £260,000 

Wheelwright Way Rest of district Jul-16 Terraced 79 £2,722 £215,000 

Wheelwright Way Rest of district Jul-16 Terraced 79 £2,658 £210,000 

Wheelwright Way Rest of district Jul-16 Terraced 79 £2,722 £215,000 

Wheelwright Way Rest of district Apr-16 Detached 144 £2,292 £330,000 

Wheelwright Way Rest of district Feb-16 Detached 144 £2,292 £330,000 

Wheelwright Way Rest of district Feb-16 Detached 142 £2,254 £320,000 

Thatcher Drive Daventry urban and fringe Nov-16 Detached 144 £2,344 £337,500 

Thatcher Drive Daventry urban and fringe Nov-16 Detached 144 £2,257 £325,000 

Miller Close Daventry urban and fringe Jun-16 Detached 142 £2,324 £330,000 

Miller Close Daventry urban and fringe Jun-16 Semi 107 £2,342 £250,600 

Miller Close Daventry urban and fringe Jun-16 Semi 107 £2,477 £265,000 

Miller Close Daventry urban and fringe May-16 Detached 126 £2,579 £325,000 

Banbury Road Rest of district Jun-16 Detached 154 £2,403 £370,000 

Clock Meadow Rest of district Dec-15 Detached 127 £2,992 £380,000 

Clock Meadow Rest of district Sep-15 Detached 209 £2,536 £530,000 

Clock Meadow Rest of district Aug-15 Detached 145 £2,793 £405,000 

Clock Meadow Rest of district Feb-16 Detached 164 £2,927 £480,000 

Clock Meadow Rest of district Mar-16 Detached 209 £2,392 £500,000 

Clock Meadow Rest of district Dec-15 Detached 145 £2,586 £375,000 

Clock Meadow Rest of district Jan-16 Detached 169 £2,811 £475,000 

Clock Meadow Rest of district Mar-16 Detached 152 £2,599 £395,000 

Clock Meadow Rest of district Dec-15 Detached 110 £2,727 £300,000 

Clock Meadow Rest of district Nov-15 Detached 96 £2,760 £265,000 

Clock Meadow Rest of district Dec-15 Detached 126 £2,976 £375,000 

Eastfields Rest of district Mar-15 Flat 99 £1,384 £137,000 

Eastfields Rest of district Apr-15 Flat 64 £1,938 £124,000 

Eastfields Rest of district Feb-15 Flat 66 £1,871 £123,500 

Brampton Grange Drive Daventry urban and fringe Apr-15 Detached 137 £2,007 £274,995 

Brampton Grange Drive Daventry urban and fringe Feb-15 Detached 89 £2,303 £204,995 

Brampton Grange Drive Daventry urban and fringe Mar-15 Semi 93 £2,097 £194,995 

Brampton Grange Drive Daventry urban and fringe Mar-15 Semi 84 £2,304 £193,495 

Brampton Grange Drive Daventry urban and fringe Aug-15 Detached 129 £2,093 £269,995 

Brampton Grange Drive Daventry urban and fringe Feb-15 Semi 84 £2,262 £189,995 

Brampton Grange Drive Daventry urban and fringe Feb-15 Semi 84 £2,286 £191,995 

Brampton Grange Drive Daventry urban and fringe Feb-15 Semi 84 £2,255 £189,395 

Claydon Gardens Daventry urban and fringe Mar-15 Detached 96 £2,240 £215,000 

Claydon Gardens Daventry urban and fringe Mar-15 Detached 130 £2,269 £294,995 

Claydon Gardens Daventry urban and fringe Jan-15 Detached 130 £2,269 £294,995 

Claydon Gardens Daventry urban and fringe Jan-15 Detached 84 £2,440 £205,000 
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Claydon Gardens Daventry urban and fringe Jan-15 Detached 84 £2,440 £204,995 

Farnborough Drive Daventry urban and fringe Jan-15 Detached 89 £2,326 £206,995 

Farnborough Drive Daventry urban and fringe Jan-15 Detached 120 £2,042 £244,995 

Haddenstone Close Daventry urban and fringe Mar-15 Detached 152 £1,882 £285,995 

Haddenstone Close Daventry urban and fringe Mar-15 Semi 109 £2,064 £224,995 

Haddenstone Close Daventry urban and fringe Apr-15 Semi 145 £1,897 £274,995 

Boughton Close Daventry urban and fringe Jan-15 Semi 68 £2,259 £153,596 

Boughton Close Daventry urban and fringe Jan-15 Detached 119 £2,017 £239,995 

Tennyson Road Daventry urban and fringe Jul-15 Semi 87 £1,862 £162,000 

Home Farm Drive Northampton fringe Apr-16 Detached 130 £2,769 £360,000 

Home Farm Drive Northampton fringe May-16 Detached 153 £2,680 £410,000 

Home Farm Drive Northampton fringe Jun-16 Detached 153 £2,745 £420,000 

Home Farm Drive Northampton fringe Jun-16 Detached 122 £2,869 £350,000 

Home Farm Drive Northampton fringe Jul-16 Detached 122 £3,115 £380,000 

Home Farm Drive Northampton fringe Jul-16 Detached 130 £2,923 £380,000 

Home Farm Drive Northampton fringe Jul-16 Detached 153 £2,810 £430,000 

Home Farm Drive Northampton fringe Aug-16 Detached 153 £2,941 £450,000 

Home Farm Drive Northampton fringe Sep-16 Detached 122 £3,115 £380,000 

Home Farm Drive Northampton fringe Dec-16 Semi 83 £3,133 £260,000 

Home Farm Drive Northampton fringe Dec-16 Detached 153 £3,007 £460,000 

Home Farm Drive Northampton fringe Nov-16 Detached 140 £2,929 £410,000 

Wellstood Northampton fringe Oct-16 Detached 135 £2,741 £370,000 

Wellstood Northampton fringe Sep-16 Detached 130 £2,923 £380,000 

Wellstood Northampton fringe Sep-16 Detached 128 £2,930 £375,000 

Wellstood Northampton fringe Nov-16 Detached 153 £2,941 £450,000 

Wellstood Northampton fringe Oct-16 Detached 107 £2,944 £315,000 

Wellstood Northampton fringe Oct-16 Detached 107 £2,897 £310,000 

Wellstood Northampton fringe Sep-16 Detached 153 £2,974 £455,000 

Wellstood Northampton fringe Oct-16 Detached 135 £2,704 £365,000 

Wellstood Northampton fringe Sep-16 Detached 128 £2,969 £380,000 

Wellstood Northampton fringe Aug-16 Detached 116 £3,017 £350,000 

Moorbridge Road Rest of district Oct-15 Detached 131 £2,671 £349,950 

Moorbridge Road Rest of district May-16 Detached 98 £2,755 £269,950 

Moorbridge Road Rest of district Mar-15 Detached 120 £2,583 £309,950 

Moorbridge Road Rest of district Mar-15 Detached 128 £2,617 £334,950 

Moorbridge Road Rest of district May-16 Detached 109 £2,697 £293,950 

Moorbridge Road Rest of district Apr-15 Detached 120 £2,791 £334,950 

Moorbridge Road Rest of district Jun-16 Detached 98 £3,071 £300,950 

Moorbridge Road Rest of district May-15 Detached 109 £2,844 £309,950 

Moorbridge Road Rest of district Jun-16 Detached 150 £1,840 £275,950 

Moorbridge Road Rest of district May-15 Detached 78 £3,589 £279,950 

Moorbridge Road Rest of district Sep-16 Detached 89 £4,797 £426,950 
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Moorbridge Road Rest of district May-15 Semi 75 £2,733 £204,950 

Moorbridge Road Rest of district Apr-17 Semi 89 £2,977 £264,950 

Moorbridge Road Rest of district May-15 Semi 65 £2,922 £189,950 

Moorbridge Road Rest of district Apr-17 Semi 78 £3,397 £264,950 

Moorbridge Road Rest of district May-15 Semi 89 £1,887 £167,950 

Moorbridge Road Rest of district May-15 Semi 89 £2,247 £199,950 

Moorbridge Road Rest of district Dec-15 Detached 89 £5,460 £485,950 

Moorbridge Road Rest of district May-17 Semi 89 £3,033 £269,950 

Moorbridge Road Rest of district Jun-15 Semi 89 £2,640 £234,950 

Moorbridge Road Rest of district Jun-15 Semi 78 £3,051 £237,950 

Moorbridge Road Rest of district Jun-15 Semi 75 £3,173 £237,950 

Moorbridge Road Rest of district Jun-15 Semi 65 £3,184 £206,950 

Moorbridge Road Rest of district Jul-15 Semi 78 £2,461 £191,950 

Moorbridge Road Rest of district Jun-15 Terraced 78 £2,179 £169,950 

Moorbridge Road Rest of district Jul-15 Semi 75 £2,759 £206,950 

Moorbridge Road Rest of district Sep-15 Terraced 150 £1,393 £208,950 

Moorbridge Road Rest of district Sep-15 Terraced 65 £3,015 £195,950 

Moorbridge Road Rest of district Oct-15 Detached 98 £4,010 £392,950 

Moorbridge Road Rest of district Oct-15 Semi 109 £1,587 £172,950 

Moorbridge Road Rest of district Jul-16 Detached 128 £2,148 £274,950 

Moorbridge Road Rest of district Jul-16 Detached 98 £3,061 £299,950 

Moorbridge Road Rest of district Jul-16 Detached 128 £2,750 £351,950 

Moorbridge Road Rest of district Oct-16 Detached 98 £2,948 £288,950 

Moorbridge Road Rest of district Nov-16 Detached 98 £3,775 £369,950 

Moorbridge Road Rest of district Nov-16 Detached 89 £3,235 £287,950 

Moorbridge Road Rest of district Dec-16 Detached 109 £2,697 £293,950 

Moorbridge Road Rest of district Mar-17 Semi 109 £2,385 £259,950 

Moorbridge Road Rest of district Sep-15 Detached 109 £2,614 £284,950 

Moorbridge Road Rest of district Apr-17 Detached 109 £2,963 £322,950 

Moorbridge Road Rest of district Apr-17 Detached 109 £2,981 £324,950 

Moorbridge Road Rest of district Apr-17 Detached 98 £3,010 £294,950 

Moorbridge Road Rest of district Nov-15 Detached 128 £2,656 £339,950 

Sandy Hill Lane Rest of district May-16 Detached 112 £2,679 £299,995 

Sandy Hill Lane Rest of district Jul-16 Detached 160 £2,500 £399,995 

Sandy Hill Lane Rest of district Jun-16 Detached 143 £2,517 £359,995 

Sandy Hill Lane Rest of district Jul-16 Detached 161 £2,795 £449,995 

Sandy Hill Lane Rest of district Jul-16 Detached 161 £2,795 £449,995 

Sandy Hill Lane Rest of district Jul-16 Detached 160 £2,469 £395,000 

Sandy Hill Lane Rest of district Aug-16 Detached 164 £2,439 £399,995 

Sandy Hill Lane Rest of district Oct-16 Semi 89 £2,753 £244,995 

Sandy Hill Lane Rest of district Oct-16 Semi 73 £3,014 £219,995 

Sandy Hill Lane Rest of district Oct-16 Semi 73 £3,014 £219,995 



Daventry Local Plan (Part 2) Viability Report 
 

 

 
 

 

Street Value area Date 
Property 
type 

Property 
size,sqm 

Estimated 
£ per sqm Price paid 

Reedings Rest of district Dec-16 Detached 140 £2,429 £340,000 

Carr Road Rest of district May-16 Detached 112 £2,679 £299,995 

Carr Road Rest of district Jun-16 Detached 143 £2,482 £354,995 

Carr Road Rest of district Sep-15 Detached 143 £2,517 £360,000 

Carr Road Rest of district Sep-15 Detached 134 £2,612 £349,995 

Carr Road Rest of district Dec-15 Detached 134 £2,455 £329,000 

Carr Road Rest of district Feb-16 Detached 143 £2,448 £349,995 

Carr Road Rest of district Feb-15 Detached 143 £2,427 £347,000 

Carr Road Rest of district Aug-16 Semi 140 £2,607 £365,000 

Carr Road Rest of district Nov-15 Detached 164 £2,409 £394,995 

Carr Road Rest of district Jun-16 Detached 140 £2,643 £369,995 

Carr Road Rest of district Aug-16 Semi 109 £2,431 £264,995 

Carr Road Rest of district Apr-16 Detached 143 £2,378 £340,000 

Carr Road Rest of district Aug-16 Semi 109 £2,431 £264,995 

Carr Road Rest of district Dec-15 Detached 164 £2,317 £380,000 

Carr Road Rest of district Oct-16 Detached 164 £2,469 £404,995 

Spring Close Rest of district Sep-16 Detached 89 £2,809 £249,995 

Spring Close Rest of district Sep-16 Semi 109 £2,385 £259,995 

Spring Close Rest of district Sep-16 Detached 89 £2,865 £255,000 

Spring Close Rest of district Sep-16 Semi 109 £2,385 £259,995 

Spring Close Rest of district Sep-16 Semi 109 £2,477 £269,995 

Spring Close Rest of district Sep-16 Semi 89 £3,090 £274,995 

Groveleys Close Rest of district Aug-16 Semi 89 £2,865 £254,950 

Groveleys Close Rest of district Nov-16 Semi 78 £2,858 £222,950 

Groveleys Close Rest of district Aug-16 Detached 128 £2,757 £352,950 

Groveleys Close Rest of district Nov-16 Semi 78 £2,858 £222,950 

Groveleys Close Rest of district Nov-16 Detached 98 £2,857 £279,950 

Groveleys Close Rest of district Aug-16 Semi 89 £2,876 £255,950 

Groveleys Close Rest of district Aug-16 Detached 98 £2,816 £275,950 

Groveleys Close Rest of district Aug-16 Detached 98 £2,826 £276,950 

Silverwell Close Rest of district Jan-16 Detached 189 £2,529 £477,950 

Silverwell Close Rest of district Feb-16 Detached 128 £2,656 £339,950 

Silverwell Close Rest of district Mar-16 Detached 177 £2,644 £467,950 

Silverwell Close Rest of district Mar-16 Detached 115 £2,739 £314,950 

Silverwell Close Rest of district Apr-16 Detached 150 £2,660 £398,950 

Silverwell Close Rest of district Apr-16 Detached 189 £2,592 £489,950 

Silverwell Close Rest of district Dec-15 Detached 98 £2,683 £262,950 

Silverwell Close Rest of district Jan-16 Detached 177 £2,599 £459,950 

Silverwell Close Rest of district Feb-16 Detached 115 £2,695 £309,950 

Silverwell Close Rest of district Jan-16 Detached 189 £2,571 £485,950 

Silverwell Close Rest of district Feb-16 Detached 115 £2,695 £309,950 

Silverwell Close Rest of district Dec-15 Detached 177 £2,627 £464,950 
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Silverwell Close Rest of district Feb-16 Detached 150 £2,633 £394,950 

Silverwell Close Rest of district Dec-15 Detached 131 £2,710 £354,950 

Morning Star Lane Rest of district Jun-16 Detached 102 £2,990 £304,995 

Morning Star Lane Rest of district Mar-17 Detached 93 £3,215 £298,995 

Morning Star Lane Rest of district Nov-16 Detached 216 £2,477 £534,995 

Morning Star Lane Rest of district Jun-16 Detached 139 £2,842 £394,995 

Morning Star Lane Rest of district Jun-16 Detached 165 £2,970 £489,995 

Willow Tree Way Rest of district Jun-16 Detached 115 £2,870 £329,995 

Willow Tree Way Rest of district Sep-16 Detached 93 £3,193 £296,995 

Willow Tree Way Rest of district Sep-16 Detached 102 £3,010 £306,995 

Willow Tree Way Rest of district Dec-16 Detached 102 £3,010 £306,995 

Willow Tree Way Rest of district Dec-16 Detached 143 £2,867 £409,995 

Willow Tree Way Rest of district Aug-16 Detached 169 £2,899 £489,995 

Willow Tree Way Rest of district Dec-16 Detached 93 £3,193 £296,995 

Willow Tree Way Rest of district Dec-16 Detached 184 £2,772 £509,995 

Willow Tree Way Rest of district Feb-17 Detached 184 £2,783 £511,995 

Willow Tree Way Rest of district Dec-16 Detached 139 £2,878 £399,995 

Willow Tree Way Rest of district Dec-16 Detached 216 £1,898 £409,995 

Willow Tree Way Rest of district Feb-17 Detached 216 £2,454 £529,995 

Willow Tree Way Rest of district Aug-16 Detached 216 £2,512 £542,495 

Willow Tree Way Rest of district Sep-16 Detached 93 £3,193 £296,995 

Willow Tree Way Rest of district Oct-16 Detached 184 £2,772 £509,995 

Willow Tree Way Rest of district Sep-16 Detached 184 £2,772 £509,995 

The Furrows Rest of district Aug-15 Terraced 73 £2,945 £214,995 

The Furrows Rest of district Sep-15 Terraced 73 £2,822 £205,995 

The Furrows Rest of district Aug-15 Terraced 73 £2,931 £213,995 

The Furrows Rest of district Oct-15 Terraced 73 £2,808 £205,000 

The Furrows Rest of district Sep-15 Terraced 109 £2,339 £254,995 

The Furrows Rest of district Sep-15 Terraced 73 £2,877 £210,000 

Spinney Close Rest of district Apr-15 Detached 161 £2,733 £439,995 

Spinney Close Rest of district Jun-15 Detached 143 £2,491 £356,195 

Spinney Close Rest of district Jun-15 Detached 161 £2,671 £429,995 

Spinney Close Rest of district Mar-15 Detached 161 £2,671 £429,995 

Spinney Close Rest of district Jun-15 Detached 140 £2,714 £379,995 

Spinney Close Rest of district Oct-15 Detached 164 £2,439 £400,000 

Spinney Close Rest of district May-15 Detached 140 £2,714 £379,995 

Spinney Close Rest of district Sep-15 Detached 164 £2,439 £400,000 

Spinney Close Rest of district Feb-15 Detached 164 £2,439 £399,995 

Spinney Close Rest of district May-15 Detached 161 £2,702 £434,995 

Spinney Close Rest of district Mar-15 Detached 134 £2,388 £320,000 

Spinney Close Rest of district Jan-16 Detached 160 £2,500 £399,995 

Spinney Close Rest of district Mar-15 Detached 134 £2,313 £310,000 
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Spinney Close Rest of district May-16 Detached 160 £2,656 £425,000 

Turnpike Rest of district Apr-16 Terraced 109 £2,339 £254,995 

Turnpike Rest of district Dec-15 Semi 73 £2,808 £204,995 

Turnpike Rest of district Dec-15 Semi 109 £2,349 £255,995 

Turnpike Rest of district Nov-15 Detached 112 £2,634 £295,000 

Turnpike Rest of district Dec-15 Detached 140 £2,119 £296,625 

Turnpike Rest of district Oct-15 Terraced 73 £2,877 £209,995 

Turnpike Rest of district Apr-16 Terraced 73 £2,603 £189,995 

Turnpike Rest of district Oct-15 Terraced 73 £2,740 £199,995 

Turnpike Rest of district Dec-15 Terraced 73 £2,740 £199,995 

Turnpike Rest of district Oct-15 Terraced 73 £2,740 £199,995 

Turnpike Rest of district Sep-15 Terraced 109 £2,349 £255,995 

Turnpike Rest of district Dec-15 Terraced 109 £2,294 £250,000 

Turnpike Rest of district Apr-16 Terraced 109 £2,294 £249,995 

Turnpike Rest of district Dec-15 Terraced 73 £2,781 £202,995 

Turnpike Rest of district Apr-16 Semi 109 £2,385 £259,995 

Turnpike Rest of district Dec-15 Terraced 73 £2,877 £209,995 

Turnpike Rest of district Dec-15 Semi 109 £2,294 £249,995 

The Avenue Rest of district Apr-15 Detached 261 £2,490 £650,000 

The Avenue Rest of district Oct-15 Detached 261 £2,337 £610,000 

Alibone Close Rest of district Nov-15 Semi 81 £3,272 £265,000 

Alibone Close Rest of district Apr-16 Semi 81 £3,272 £265,000 

Alibone Close Rest of district Jul-15 Semi 93 £3,065 £285,000 

Alibone Close Rest of district Dec-15 Semi 93 £3,065 £285,000 

Alibone Close Rest of district Nov-15 Semi 93 £3,065 £285,000 

Alibone Close Rest of district Oct-15 Terraced 93 £3,065 £285,000 

Alibone Close Rest of district Mar-16 Semi 93 £3,065 £285,000 

Alibone Close Rest of district Oct-16 Terraced 80 £3,124 £249,950 

Alibone Close Rest of district Mar-16 Terraced 93 £3,065 £285,000 

York Way Northampton fringe Sep-15 Detached 224 £2,143 £479,995 

York Way Northampton fringe Oct-15 Semi 70 £2,856 £199,950 

York Way Northampton fringe Nov-15 Detached 95 £2,695 £255,995 

York Way Northampton fringe Dec-15 Detached 88 £2,840 £249,950 

York Way Northampton fringe Oct-15 Terraced 59 £2,881 £169,950 

York Way Northampton fringe Oct-15 Terraced 130 £1,284 £166,950 

York Way Northampton fringe Jun-15 Detached 93 £2,957 £274,995 

York Way Northampton fringe Oct-15 Terraced 88 £1,931 £169,950 

York Way Northampton fringe Dec-15 Detached 102 £2,696 £274,950 

York Way Northampton fringe Dec-15 Semi 107 £2,429 £259,950 

York Way Northampton fringe Mar-17 Detached 130 £2,615 £339,950 

York Way Northampton fringe Dec-15 Semi 107 £2,336 £249,950 

York Way Northampton fringe Dec-15 Semi 107 £2,383 £254,950 
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York Way Northampton fringe Jun-16 Detached 117 £2,521 £294,950 

York Way Northampton fringe May-16 Detached 117 £2,521 £294,950 

York Way Northampton fringe May-16 Detached 130 £2,538 £329,950 

York Way Northampton fringe Jun-16 Detached 112 £2,767 £309,950 

York Way Northampton fringe Sep-16 Detached 91 £2,945 £267,950 

York Way Northampton fringe Jun-15 Detached 165 £2,458 £405,500 

York Way Northampton fringe Oct-16 Detached 102 £2,843 £289,950 

York Way Northampton fringe Oct-16 Semi 70 £3,142 £219,950 

York Way Northampton fringe Dec-16 Detached 91 £2,966 £269,950 

York Way Northampton fringe Oct-16 Semi 70 £3,142 £219,950 

York Way Northampton fringe Oct-15 Detached 91 £2,857 £259,950 

York Way Northampton fringe Oct-16 Terraced 59 £3,135 £184,950 

York Way Northampton fringe Oct-16 Terraced 59 £3,050 £179,950 

York Way Northampton fringe Nov-16 Terraced 59 £3,135 £184,950 

York Way Northampton fringe Sep-15 Detached 134 £2,463 £329,995 

York Way Northampton fringe Oct-15 Detached 112 £2,678 £299,950 

York Way Northampton fringe Sep-15 Detached 124 £2,500 £309,995 

York Way Northampton fringe Oct-15 Semi 70 £2,856 £199,950 

Harrison Road Northampton fringe Oct-15 Detached 143 £2,482 £354,995 

Harrison Road Northampton fringe Sep-16 Detached 143 £2,622 £374,995 

Harrison Road Northampton fringe Sep-16 Detached 143 £2,622 £374,995 

Harrison Road Northampton fringe Aug-16 Detached 140 £2,643 £369,995 

Harrison Road Northampton fringe Dec-16 Detached 130 £2,615 £339,950 

Harrison Road Northampton fringe Dec-16 Detached 88 £3,045 £267,950 

Harrison Road Northampton fringe Dec-16 Detached 88 £3,045 £267,950 

Harrison Road Northampton fringe Dec-16 Semi 107 £2,523 £269,950 

Harrison Road Northampton fringe Dec-16 Semi 107 £2,523 £269,950 

Harrison Road Northampton fringe Oct-15 Detached 140 £2,471 £345,995 

Harrison Road Northampton fringe Dec-15 Detached 165 £2,455 £404,995 

Harrison Road Northampton fringe Aug-16 Detached 140 £2,429 £339,995 

Harrison Road Northampton fringe Sep-16 Detached 93 £3,000 £278,995 

Thorne Close Northampton fringe Apr-16 Semi 106 £2,424 £256,995 

Thorne Close Northampton fringe Aug-16 Detached 93 £3,011 £279,995 

Thorne Close Northampton fringe May-16 Semi 106 £2,424 £256,995 

Irons Road Northampton fringe Nov-15 Detached 165 £2,442 £402,995 

Irons Road Northampton fringe Mar-16 Detached 98 £3,245 £317,995 

Irons Road Northampton fringe Mar-16 Detached 134 £2,493 £333,995 

Irons Road Northampton fringe Mar-16 Detached 124 £2,564 £317,995 

Irons Road Northampton fringe Mar-16 Detached 140 £2,500 £349,995 

Irons Road Northampton fringe Apr-16 Detached 224 £2,161 £484,116 

Irons Road Northampton fringe Dec-15 Detached 93 £2,903 £269,995 

Irons Road Northampton fringe May-16 Detached 224 £2,246 £502,995 
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Irons Road Northampton fringe Feb-16 Detached 92 £2,880 £264,995 

Irons Road Northampton fringe Feb-16 Detached 124 £2,540 £314,995 

Irons Road Northampton fringe Feb-16 Detached 216 £2,292 £494,995 

Irons Road Northampton fringe Nov-15 Terraced 106 £2,311 £245,000 

Irons Road Northampton fringe Feb-16 Detached 183 £2,568 £469,995 

Irons Road Northampton fringe Feb-16 Detached 165 £2,503 £412,995 

Irons Road Northampton fringe Dec-15 Detached 134 £2,500 £334,995 

Irons Road Northampton fringe Dec-15 Terraced 106 £2,264 £240,000 

Irons Road Northampton fringe Dec-15 Detached 124 £2,540 £314,995 

Irons Road Northampton fringe Dec-15 Terraced 106 £2,377 £251,995 

Dunkley Way Northampton fringe Jun-16 Semi 59 £2,965 £174,950 

Dunkley Way Northampton fringe Aug-16 Detached 88 £2,954 £259,950 

Dunkley Way Northampton fringe Jun-16 Terraced 85 £2,646 £224,950 

Dunkley Way Northampton fringe Aug-16 Detached 88 £2,954 £259,950 

Dunkley Way Northampton fringe Jul-16 Terraced 70 £3,042 £212,950 

Dunkley Way Northampton fringe Jun-16 Terraced 85 £2,705 £229,950 

Dunkley Way Northampton fringe Aug-16 Terraced 70 £2,999 £209,950 

Dunkley Way Northampton fringe Jul-16 Terraced 70 £3,042 £212,950 

Dunkley Way Northampton fringe Sep-16 Semi 107 £2,467 £263,950 

Dunkley Way Northampton fringe Jun-16 Semi 59 £2,965 £174,950 

Dunkley Way Northampton fringe Sep-16 Semi 107 £2,467 £263,950 

Dunkley Way Northampton fringe Jun-16 Semi 70 £2,928 £204,950 

Dunkley Way Northampton fringe Oct-16 Detached 88 £3,011 £264,950 

Dunkley Way Northampton fringe Jun-16 Semi 70 £2,928 £204,950 

Dunkley Way Northampton fringe Jun-16 Terraced 85 £2,705 £229,950 

Lee Road Northampton fringe Oct-16 Detached 124 £2,983 £369,950 

Lee Road Northampton fringe Mar-16 Terraced 85 £2,588 £219,950 

Lee Road Northampton fringe Apr-16 Terraced 59 £2,914 £171,950 

Lee Road Northampton fringe Mar-16 Semi 85 £2,646 £224,950 

Lee Road Northampton fringe Jun-16 Detached 164 £2,225 £364,950 

Lee Road Northampton fringe Mar-16 Detached 117 £2,478 £289,950 

Lee Road Northampton fringe Apr-16 Detached 164 £2,225 £364,950 

Lee Road Northampton fringe Mar-16 Detached 88 £2,897 £254,950 

Lee Road Northampton fringe Apr-16 Detached 145 £2,413 £349,950 

Lee Road Northampton fringe Jun-16 Detached 164 £2,256 £369,950 

Lee Road Northampton fringe Dec-15 Semi 107 £2,336 £249,950 

Lee Road Northampton fringe Jun-16 Detached 164 £2,256 £369,950 

Lee Road Northampton fringe May-16 Detached 145 £2,413 £349,950 

Lee Road Northampton fringe May-16 Detached 88 £2,897 £254,950 

Lee Road Northampton fringe Dec-15 Detached 88 £2,897 £254,950 

Lee Road Northampton fringe May-16 Detached 88 £2,897 £254,950 

Lee Road Northampton fringe Mar-16 Detached 130 £2,500 £324,950 
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Lee Road Northampton fringe Apr-16 Terraced 59 £2,914 £171,950 

Lee Road Northampton fringe Mar-16 Terraced 85 £2,646 £224,950 

Lee Road Northampton fringe May-16 Terraced 59 £2,847 £167,950 

Garner Close Northampton fringe Dec-15 Detached 88 £2,840 £249,950 

Garner Close Northampton fringe Dec-15 Semi 143 £1,783 £254,950 

Garner Close Northampton fringe Dec-15 Detached 164 £2,256 £369,950 

Garner Close Northampton fringe Dec-15 Detached 112 £2,679 £300,000 

Garner Close Northampton fringe Dec-15 Detached 130 £2,500 £324,950 

Garner Close Northampton fringe Dec-15 Detached 117 £2,478 £289,950 

Garner Close Northampton fringe Oct-15 Detached 91 £2,802 £254,950 

Garner Close Northampton fringe Dec-15 Detached 145 £2,413 £349,950 

Garner Close Northampton fringe Dec-15 Detached 143 £1,748 £249,950 

Garner Close Northampton fringe Dec-15 Detached 130 £2,500 £324,950 

Garner Close Northampton fringe Dec-15 Detached 112 £2,678 £299,950 

Garner Close Northampton fringe Dec-15 Semi 107 £2,383 £254,950 

Thornby Road Rest of district May-16 Detached 215 £2,558 £550,000 

Thornby Road Rest of district May-16 Detached 215 £2,465 £530,000 

Nutcote Rest of district Dec-15 Detached 185 £2,676 £495,000 

Nutcote Rest of district Feb-16 Detached 215 £2,326 £500,000 

Nutcote Rest of district Oct-15 Detached 215 £2,535 £545,000 

Millers Road Rest of district Jan-17 Detached 102 £2,843 £289,950 

Pritchard Close Rest of district Mar-16 Detached 217 £2,465 £535,000 

Eaglestone Drive Rest of district Mar-17 Detached 136 £2,831 £384,995 

Eaglestone Drive Rest of district Dec-16 Detached 126 £2,841 £358,000 

Fallowfields Rest of district Jan-15 Detached 127 £2,535 £321,995 

Fallowfields Rest of district Nov-15 Detached 220 £2,250 £494,995 

Fallowfields Rest of district May-15 Detached 134 £2,597 £347,995 

Fallowfields Rest of district Mar-15 Detached 131 £2,572 £336,995 

Fallowfields Rest of district Oct-15 Detached 127 £2,362 £299,995 

Fallowfields Rest of district Jun-15 Detached 134 £2,612 £349,995 

Fallowfields Rest of district Sep-15 Detached 127 £2,362 £299,995 

Fallowfields Rest of district Aug-15 Detached 127 £2,524 £320,495 

Fallowfields Rest of district May-15 Detached 125 £2,584 £322,995 

Fallowfields Rest of district Nov-15 Detached 220 £2,273 £499,995 

Fallowfields Rest of district Sep-15 Detached 128 £2,344 £299,995 

Fallowfields Rest of district Oct-15 Detached 127 £2,520 £319,995 

Fallowfields Rest of district Mar-15 Detached 128 £2,578 £329,995 

Fallowfields Rest of district May-16 Detached 183 £2,596 £474,995 

Fallowfields Rest of district May-15 Detached 139 £2,568 £356,995 

Fallowfields Rest of district Jul-15 Semi 106 £2,358 £249,995 

Fallowfields Rest of district Jun-15 Detached 92 £2,717 £249,995 

Fallowfields Rest of district Jun-15 Semi 106 £2,358 £249,995 
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Fallowfields Rest of district Jun-15 Detached 92 £2,804 £257,995 

Coleman Close Rest of district Apr-16 Detached 214 £2,322 £496,995 

Coleman Close Rest of district Sep-16 Detached 215 £2,312 £496,995 

Coleman Close Rest of district Apr-16 Detached 125 £2,640 £329,995 

Coleman Close Rest of district Jun-16 Detached 139 £2,611 £362,995 

Coleman Close Rest of district May-16 Detached 158 £2,519 £397,995 

Coleman Close Rest of district Jun-16 Detached 131 £2,611 £341,995 

Coleman Close Rest of district Jun-16 Detached 127 £2,591 £328,995 

Coleman Close Rest of district Aug-16 Detached 214 £2,290 £489,995 

Webb Close Rest of district Dec-15 Detached 237 £2,658 £629,995 

Webb Close Rest of district Dec-15 Detached 237 £2,616 £619,995 

Berryfield Rest of district Aug-15 Detached 103 £2,913 £300,000 

Boat Horse Lane Rest of district Nov-15 Detached 139 £2,698 £375,000 

Cowley Meadow Way Rest of district Dec-15 Detached 77 £2,727 £209,995 

Cowley Meadow Way Rest of district May-15 Semi 77 £2,723 £209,695 

Cowley Meadow Way Rest of district Nov-15 Semi 77 £2,727 £209,995 

Cowley Meadow Way Rest of district Jun-15 Detached 131 £2,572 £336,995 

Cowley Meadow Way Rest of district Jun-15 Semi 77 £2,727 £209,995 

Cowley Meadow Way Rest of district Jun-15 Detached 139 £2,554 £354,995 

Cowley Meadow Way Rest of district Aug-15 Detached 174 £2,511 £436,995 

Cowley Meadow Way Rest of district Feb-16 Detached 174 £2,537 £441,495 

Cowley Meadow Way Rest of district Oct-15 Detached 113 £2,681 £302,995 

Cowley Meadow Way Rest of district Apr-16 Detached 193 £2,311 £445,995 

Bakers Lane Rest of district Sep-15 Detached 148 £2,534 £374,995 

Bakers Lane Rest of district May-15 Detached 148 £2,432 £359,995 

Bakers Lane Rest of district Dec-16 Detached 125 £2,776 £346,995 

Bakers Lane Rest of district Apr-15 Detached 161 £2,422 £389,995 

Bakers Lane Rest of district Jun-16 Detached 168 £2,232 £374,995 

Bakers Lane Rest of district Oct-15 Detached 125 £2,680 £334,995 

Bakers Lane Rest of district Jan-16 Detached 125 £2,640 £329,995 

Bakers Lane Rest of district Aug-16 Detached 125 £2,850 £356,246 

Bakers Lane Rest of district Dec-15 Detached 125 £2,680 £334,995 

Bakers Lane Rest of district Jun-16 Detached 89 £2,977 £264,995 

Majors Close Rest of district Nov-15 Detached 168 £2,381 £399,995 

Majors Close Rest of district Dec-15 Detached 161 £2,453 £394,995 

Majors Close Rest of district Dec-15 Detached 168 £2,375 £398,995 

Majors Close Rest of district Dec-15 Detached 148 £2,534 £374,995 

Majors Close Rest of district Dec-15 Detached 148 £2,230 £329,995 

Majors Close Rest of district Nov-15 Detached 168 £2,381 £399,995 

Majors Close Rest of district Oct-15 Detached 161 £2,453 £394,995 

Majors Close Rest of district Nov-15 Detached 125 £2,640 £329,995 

Majors Close Rest of district Dec-15 Detached 168 £2,345 £393,995 
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Majors Close Rest of district Nov-15 Detached 125 £2,600 £324,995 

Majors Close Rest of district Dec-15 Detached 161 £2,391 £384,995 

Majors Close Rest of district Nov-15 Detached 124 £2,621 £324,995 

Manning Way Rest of district Mar-17 Detached 185 £2,432 £449,995 

Manning Way Rest of district Aug-15 Detached 144 £2,590 £372,995 

Manning Way Rest of district Dec-15 Detached 127 £2,520 £319,995 

Manning Way Rest of district Dec-15 Detached 127 £2,504 £317,995 

Manning Way Rest of district Feb-16 Semi 79 £2,658 £209,995 

Manning Way Rest of district Aug-16 Detached 127 £2,457 £311,995 

Manning Way Rest of district Sep-16 Detached 127 £2,457 £311,995 

Manning Way Rest of district Jun-16 Semi 79 £2,911 £229,995 

Manning Way Rest of district Dec-15 Terraced 63 £2,698 £169,995 

Manning Way Rest of district Jun-16 Semi 89 £2,921 £259,995 

Manning Way Rest of district Mar-15 Terraced 63 £2,746 £172,995 

Manning Way Rest of district Dec-16 Detached 127 £2,520 £319,995 

Manning Way Rest of district Feb-17 Detached 121 £2,529 £305,995 

Manning Way Rest of district Jun-15 Detached 127 £2,520 £319,995 

Maycock Mews Rest of district May-16 Detached 89 £2,921 £259,995 

Maycock Mews Rest of district Dec-15 Semi 91 £2,637 £239,995 

Maycock Mews Rest of district May-16 Terraced 79 £2,911 £229,995 

Maycock Mews Rest of district Jun-16 Terraced 79 £2,785 £219,995 

Maycock Mews Rest of district Jul-16 Terraced 63 £2,936 £184,995 

Norris Mews Rest of district Jun-15 Terraced 79 £2,595 £204,995 

Norris Mews Rest of district Oct-15 Terraced 79 £2,531 £199,950 

Norris Mews Rest of district Jun-15 Terraced 79 £2,595 £204,995 

Norris Mews Rest of district Jun-15 Terraced 79 £2,658 £209,995 

Bishops Meadow Rest of district Dec-16 Detached 169 £2,402 £405,995 

Bishops Meadow Rest of district Dec-16 Detached 185 £2,449 £452,995 

Bishops Meadow Rest of district Dec-16 Detached 169 £2,405 £406,495 

Bishops Meadow Rest of district Jun-16 Detached 169 £2,396 £404,995 

Bishops Meadow Rest of district Jun-16 Detached 148 £2,601 £384,995 

Bishops Meadow Rest of district Jun-16 Detached 125 £2,800 £349,995 

Centenary Drive Rest of district Dec-15 Semi 77 £2,727 £209,995 

Brampton Row Rest of district Mar-15 Terraced 102 £2,328 £237,500 

Brampton Row Rest of district Mar-15 Terraced 102 £2,255 £230,000 

Brampton Row Rest of district Jul-15 Semi 122 £2,254 £275,000 

Brampton Row Rest of district Mar-15 Semi 122 £2,336 £285,000 

Queens Row Rest of district Apr-15 Terraced 98 £2,398 £235,000 

Queens Row Rest of district Feb-15 Terraced 98 £2,245 £220,000 

Queens Row Rest of district Mar-15 Terraced 98 £2,296 £225,000 

Queens Row Rest of district Feb-15 Semi 98 £2,398 £235,000 

Queens Row Rest of district Apr-15 Semi 98 £2,296 £225,000 
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Clays Court Rest of district Apr-16 Terraced 55 £2,909 £160,000 

Clays Court Rest of district May-16 Terraced 55 £2,727 £150,000 

Clays Court Rest of district Mar-16 Terraced 55 £2,818 £155,000 

Clays Court Rest of district Mar-16 Terraced 55 £3,036 £167,000 

Clays Court Rest of district Apr-15 Detached 80 £2,688 £215,000 

Blackthorn Crescent Rest of district Jun-15 Detached 113 £2,779 £313,995 

Blackthorn Crescent Rest of district Mar-16 Detached 144 £2,806 £403,995 

Blackthorn Crescent Rest of district Jun-15 Semi 84 £2,577 £216,495 

Blackthorn Crescent Rest of district Jun-15 Semi 84 £2,571 £215,995 

Blackthorn Crescent Rest of district Nov-15 Detached 131 £2,801 £366,995 

Blackthorn Crescent Rest of district Sep-15 Semi 84 £2,595 £217,995 

Blackthorn Crescent Rest of district Mar-16 Detached 123 £2,504 £307,995 

Blackthorn Crescent Rest of district Dec-15 Detached 123 £2,500 £307,495 

Blackthorn Crescent Rest of district Dec-16 Detached 123 £2,602 £319,995 

Blackthorn Crescent Rest of district Dec-15 Detached 123 £2,504 £307,995 

Blackthorn Crescent Rest of district Dec-16 Detached 113 £2,973 £335,995 

Blackthorn Crescent Rest of district Dec-15 Detached 85 £2,724 £231,500 

Blackthorn Crescent Rest of district Mar-16 Detached 131 £2,878 £376,995 

Blackthorn Crescent Rest of district Dec-15 Semi 107 £2,406 £257,495 

Blackthorn Crescent Rest of district Jun-16 Flat 76 £2,276 £172,995 

Blackthorn Crescent Rest of district Dec-15 Semi 107 £2,411 £257,995 

Blackthorn Crescent Rest of district Jun-16 Terraced 107 £2,430 £259,995 

Blackthorn Crescent Rest of district Dec-15 Detached 131 £2,828 £370,495 

Blackthorn Crescent Rest of district May-16 Terraced 107 £2,402 £256,995 

Blackthorn Crescent Rest of district Dec-15 Detached 113 £2,774 £313,495 

Blackthorn Crescent Rest of district Feb-16 Detached 123 £2,512 £308,995 

Blackthorn Crescent Rest of district Feb-16 Detached 131 £2,840 £371,995 

Blackthorn Crescent Rest of district Jul-16 Detached 131 £2,863 £374,995 

Blackthorn Crescent Rest of district Feb-16 Detached 144 £2,819 £405,995 

Blackthorn Crescent Rest of district Dec-15 Semi 84 £2,655 £222,995 

Blackthorn Crescent Rest of district Dec-15 Semi 89 £2,680 £238,495 

Blackthorn Crescent Rest of district Apr-15 Detached 113 £2,832 £319,995 

Blackthorn Crescent Rest of district Jun-15 Detached 131 £2,771 £362,995 

Willow Gardens Rest of district Jun-15 Detached 113 £2,743 £309,995 

Willow Gardens Rest of district Jun-16 Detached 171 £2,599 £444,495 

Hornbeam Row Rest of district Oct-16 Detached 171 £2,690 £459,995 

Hornbeam Row Rest of district Sep-15 Semi 89 £2,640 £235,000 

Hornbeam Row Rest of district Feb-17 Detached 85 £3,235 £274,995 

Hornbeam Row Rest of district Sep-16 Detached 143 £1,839 £262,995 

Hornbeam Row Rest of district Nov-16 Detached 143 £2,685 £383,995 

Hornbeam Row Rest of district Oct-16 Detached 193 £2,435 £470,000 

Holly Drive Rest of district Jun-16 Semi 77 £3,026 £232,995 
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Holly Drive Rest of district Jun-16 Semi 77 £3,156 £242,995 

Holly Drive Rest of district Jun-16 Semi 77 £3,045 £234,495 

Holly Drive Rest of district Dec-16 Detached 123 £2,602 £319,995 

Holly Drive Rest of district Dec-16 Detached 123 £2,610 £320,995 

Holly Drive Rest of district Jun-16 Detached 84 £2,934 £246,495 

Holly Drive Rest of district Jun-16 Detached 84 £2,929 £245,995 

Holly Drive Rest of district Jun-16 Semi 77 £3,026 £232,995 

Aspen Road Rest of district Apr-16 Detached 89 £2,989 £265,995 

Aspen Road Rest of district Jun-16 Detached 123 £2,545 £312,995 

Hazel Drive Rest of district Jun-16 Detached 123 £2,593 £318,995 

Hazel Drive Rest of district Apr-16 Semi 69 £3,029 £208,995 

Hawthorn Road Rest of district Jun-15 Detached 113 £2,752 £310,995 

Hawthorn Road Rest of district May-15 Detached 113 £2,655 £299,995 

Hawthorn Road Rest of district Jun-15 Semi 144 £2,826 £406,995 

Hawthorn Road Rest of district Sep-15 Detached 144 £2,757 £396,995 

Oak Row Rest of district Jun-15 Flat 68 £2,353 £159,995 

Oak Row Rest of district Jun-15 Terraced 69 £2,761 £190,495 

Oak Row Rest of district Jun-15 Terraced 84 £2,500 £209,995 

Oak Row Rest of district Jun-15 Detached 85 £2,582 £219,500 

Oak Row Rest of district May-15 Detached 113 £2,770 £312,995 

Oak Row Rest of district Sep-15 Detached 131 £2,786 £364,995 

Oak Row Rest of district Sep-15 Detached 131 £2,779 £363,995 

Oak Row Rest of district Mar-15 Detached 131 £2,740 £358,995 

Oak Row Rest of district May-15 Detached 123 £2,480 £304,995 

Oak Row Rest of district Feb-15 Semi 107 £2,257 £241,500 

Oak Row Rest of district Feb-15 Semi 107 £2,280 £243,995 

Oak Row Rest of district Mar-15 Terraced 89 £2,612 £232,495 

Oak Row Rest of district Mar-15 Terraced 69 £2,696 £185,995 

Oak Row Rest of district Mar-15 Terraced 69 £2,812 £193,995 

Oak Row Rest of district Aug-15 Detached 107 £2,794 £298,971 

Muscott Close Rest of district Mar-17 Semi 58 £3,448 £199,995 

Muscott Close Rest of district Mar-17 Semi 58 £3,448 £199,995 

Muscott Close Rest of district Mar-17 Detached 79 £3,418 £269,995 

John Campbell Close Rest of district Mar-17 Detached 145 £3,241 £469,995 

 

Source: Land Registry and matched with EPC data 
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Appendix E  Sensitivity Testing at Lower Build 
Costs 

E.1.1 The testing within this appraisal is conducted using build costs, based on actual tender prices 
for new builds using Build Cost Information Service (BCIS).  As mentioned within this report, 
the data is derived from the median second quarter 2016 prices and rebased to local 
(Daventry) values using BCIS tender price adjustments.   

E.1.2 Anecdotally evidence indicates that build costs for the majority of the large housebuilders are 
often much lower than those stated by BCIS.  As a sensitivity test, PBA have re-run the 
appraisals using the lower quartile build costs from BCIS.  These are set out in Table D.1.    

Table D.1 Tested lower quartile build costs at Q2 2016 tender prices  

Build cost type Cost per sqm 

Flats / apartments £1,045 

Houses (small house builder 3 and under) £1,115 

Houses (medium house builder 4 to 14) £1,007 

Houses (large house builder 15 and above) £899 

Source: PBA derived from BCIS 

E.1.3 Each typology site and the two strategic sites have been re-appraised and considered against 
the same ‘policy layers’ discussed previously, to determine whether they are viable or not.  
These are replicated again below:  

▪ Policy layer 1 – The baseline including all policies within the adopted West 
Northamptonshire JCS, which includes affordable housing (25% in the Urban area and 40% 
outside) and policy sustainable development principles (+2% of build costs), plus the 
adopted CIL rates;       

▪ Policy layer 2 – This layer adds an S106 contribution at £5,000 per unit to the Policy 
layer 1. 

▪ Policy layer 3 – This layer includes policy layer 2 plus the impact of 45% of open market 
development achieving M4(2) and 40% of affordable housing achieving M4(2); and 

▪ Policy layer 4 – This layer includes policy layer 3 plus a further 5% of open market 
development achieving M4(3) and a further 10% of affordable housing to M4(3). 

E.1.4 The findings indicate that, at this lower build costs, the vast majority of the typologies are 
viable at the cumulative impact of all the policy ‘layers’.  Similar to the previous findings, the 
delivery of smaller brownfield typologies show the weakest viability and remain marginal at the 
lower build costs.  
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Table D.2 Viability of typology sites under cumulative policy layers (at lower quartile house prices) 

Typology/Sites 
Policy 
layer 1 

Policy 
layer 2 

Policy 
layer 3 

Policy 
layer 4 

3 units Urban (Brownfield)     

6 units Urban (Brownfield)     

10 units Urban (Brownfield)     

11 units Urban (Brownfield)     

20 units Urban (Brownfield)     

50 units Urban (Brownfield)     

3 units Urban (Greenfield)     

6 units Urban (Greenfield)     

10 units Urban (Greenfield)     

11 units Urban (Greenfield)     

20 units Urban (Greenfield)     

50 units Urban (Greenfield)     

120 units Urban (Greenfield)     

350 units Urban Greenfield)     

1,000 units Urban (Greenfield)     

3 units Rural (Brownfield)     

6 units Rural (Brownfield)     

10 units Rural (Brownfield)     

11 units Rural (Brownfield)     

20 units Rural (Brownfield)     

50 units Rural (Brownfield)     

3 units Rural (Greenfield)     

6 units Rural (Greenfield)     

10 units Rural (Greenfield)     

11 units Rural (Greenfield)     

20 units Rural (Greenfield)     

50 units Rural (Greenfield)     

HO1 Daventry South West     

HO2 Daventry Micklewell Park     

 
 


