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EXECUTIVE SUMMARY 

Overview 

West Northamptonshire Joint Planning Unit (WNJPU) is currently consulting on its Joint Core 

Strategy (JCS). The JCS is the primary document in the Joint Local Development Scheme, 

and once prepared will be submitted to the Joint Strategic Planning Committee (JSPC) for 

consideration and approval.  

The JCS sets out the overarching spatial vision as well as the spatial objectives and core 

policies that will deliver that vision across the West Northamptonshire area to 2026. The JCS is 

set to deliver some 50,000 dwellings over the JCS plan period 2001 to 2026.  Some of these 

dwellings have already been delivered with some 35,000 still to be provided (at 2012).   

Northampton is the focus of new development and will accommodate 10,500 dwellings via 

seven Sustainable Urban Extensions (SUEs) located around the town, as well as 

accommodating housing development within the urban area through infill and regeneration. 

Northampton will deliver a step change in the reinvigoration of its town centre with major 

redevelopment projects which include an iconic new railway station, landmark waterside 

offices and a new and improved shopping centre with a new bus interchange.  

Northampton is set to deliver some 100,000 sqm of office space for the central area, 

refocusing the town centre as a regional destination and business investment opportunity.  

The SEMLEP Northampton Waterside Enterprise Zone will support the development of further 

jobs growth and innovation at Northampton.  

Daventry as a sub-regional centre is working towards its aspiration to become a town of 

40,000 people.  It is progressing its ambitious plans for town centre redevelopment which will 

comprise additional retail space, a new library and a new ‘Waterspace’ proposal providing a 

mixture of leisure, residential, community, employment and educational facilities along with 

mooring basins linking to a new canal arm.    Daventry is set to grow through a single large 

Sustainable Urban Extension of 4,000 dwellings (delivery extending beyond the plan period).   

 

Towcester and Brackley as rural service centres have a more modest growth ambition but in 

the context of the size of the existing towns this will not be insignificant.  The towns serve an 

extensive rural hinterland.               

 

GVA has been instructed by West Northamptonshire Joint Planning Unit (WNJPU) on behalf of 

the partner authorities in West Northamptonshire of Daventry District, Northampton Borough 

and South Northamptonshire Councils (the Councils) to give viability advice on a potential 
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Community Infrastructure Levy (CIL) for different uses across the area. The WNJPU is 

supporting the three charging authorities in bringing forward CIL. Northamptonshire County 

Council and the West Northamptonshire Development Corporation are close consultees. This 

viability assessment includes advice on current and future costs and values 

 

This report details the Preliminary Results of a series of Economic Viability Assessments that we 

have undertaken on behalf of the Councils to enable them to identify the potential margin 

for CIL payments.  

 

This report is focused solely on viability and does not consider the Councils’ Infrastructure 

requirement. 

Method 

GVA has drawn on both primary and secondary evidence sources in order to test the viability 

of CIL. 

This work has taken the form of quantitative viability testing of a series of development 

schemes and scenarios, assuming both current and future costs and values, in order to 

identify the levels of viability for future development.  We have developed the scenarios to 

be tested and the base assumptions in discussion with officers to ensure that they are 

reflective of the development which it is anticipated will be promoted. 

Development Market Context 

It is evident from market analysis, including the extensive work undertaken for the Affordable 

Housing Viability Study, that different land and sales values for development broadly apply in 

various locations throughout the area.  The viability testing takes account of this variation by 

dividing the Study Area into different Market Value Areas for the residential scenarios. We 

have also used these Market Value Areas for all other uses tested. 

Not all schemes within a given Market Value Area will be equally viable, and the figures used 

for viability assessment are effectively averages. It must be anticipated that there will be 

schemes, even within higher value areas, that are marginal due to site specific circumstances 

and/or abnormal costs over and above those tested. 
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Scope for CIL within West Northamptonshire 

The guidance from the DCLG sets out that an area-based approach involving a broad test of 

viability should be used; and that CIL Charging Authorities should avoid  ‘undue complexity, 

and limit the permutations of different charges that they set within their area’. We therefore 

recommend the following maximum CIL Charges:     

 
Maximum CIL 

Charge 

Residential - Northampton, Daventry, Brackley & Towcester £50 

Residential SUEs £50 

Residential - Rural Areas – South Northamptonshire & Daventry £150 

Retail - Daventry - Town Centre Comparison/Convenience £0 

Retail - Northampton - Town Centre Comparison/Convenience £0 

Retail - Suburban Comparison/Convenience £100 

Retail - Rural  Comparison/Convenience £100 

Industrial £0 

Offices £0 

All other uses £0 

 

The map below sets out the suggested maximum residential CIL Charges. 
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We recommend that the Council conducts a review in 2016 of the adopted CIL charges. The 

review should asses the response by the local market, land owners and developers to the 

changes brought about by CIL, as well as the implications of the announced public capital 

funding cuts.  Alternative infrastructure funding methods should be more fully explored, and 

the impact of the move to Zero Carbon (scheduled to be introduced in 2016) on building 

costs and possible sale values and rents should be considered. At the present time it is not 

certain what these changes will be, and therefore what the value and costs implications 

might be.  
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1. INTRODUCTION 

Overview 

1.1 GVA has been instructed by West Northamptonshire Joint Planning Unit (WNJPU) on behalf 

of the partner authorities in West Northamptonshire of Daventry District, Northampton 

Borough and South Northamptonshire Councils to give viability advice on a potential 

Community Infrastructure Levy (CIL) for different uses across the area (the Study Area). The 

WNJPU is supporting the three charging authorities in bringing forward CIL. 

Northamptonshire County Council and the West Northamptonshire Development 

Corporation are close consultees. This viability assessment includes advice on current and 

future costs and values.    

1.2 Our Brief from the WNJPU requires the following:  

• Test the potential impact of a range of possible CIL charges on the viability of different 

types of development across the Study Area, to include all the major uses and a 

number of others; 

• Take account of the three Council’s relevant current and proposed policy requirements 

including Affordable Housing and Design & Quality Standards;  

• Assess whether different CIL rates should apply geographically across the Study Area, 

particularly taking into account geographical value differences and development 

conditions;  

• Assess the potential impact of a future development context; 

• Establish an economically viable CIL rate for a range of land uses, reflecting those 

usages which are forecast to come forward for development in the Emerging Joint 

Core Strategy; and 

• Provide a clear, robust evidence base. 

1.3 The appraisals undertaken for this work do not constitute valuations, and should not be 

regarded or relied on as such. They provide a guide to viability in line with the purpose for 

which the assessment is required.  

1.4 The underlying principles for assessing the viability of a CIL are to ensure that the assessment:  

• Reflects and is based upon the character and scale of developments common in the 

Study Area both now and those likely in the future, i.e. against scheme designs that 

while notional are realistic and reflect the current and future proposed policy 

environment;  
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• Considers viability for the Study Area as a whole, but is also able to distinguish 

differential impacts that may arise due to the range of values and costs across the 

Study Area; 

1.5 In accordance with the Brief and the above, we have taken the following approach:  

• Undertaken a market review across West Northamptonshire to better understand the 

development market. This underpins the entire study. We have included this in full in 

Appendix B;  

• Developed an understanding of the likely nature of new development in West 

Northamptonshire over the LDF plan period;  

• Undertaken development appraisals in order to understand and assess the impact on 

viability of various affordable housing requirements; 

• Undertaken development appraisals in order to understand how much CIL could be 

payable by future development across the Study Area, having regard to the amount 

that development in the Study Area can reasonably afford to contribute given policy 

on requirements such as Code for Sustainable Homes and affordable housing together 

with potential sales values; and 

• Tested our assumptions through engagement with developers, agents and Housing 

Associations active in West Northamptonshire. 

Report Structure 

1.6 Following this introductory section we set out an initial section on our approach and the 

methodology we have used to test viability.  We have then separated the residential and 

commercial / other uses in the report, setting out our assumptions and findings on residential 

first, commercial uses second and then all other uses third: 

• Section 2 “Approach & Methodology”– Sets out our approach and the methodology 

used to test and assess the viability of CIL; 

• Sections 3, 4 & 5 “Residential & SUES” – Sets out our viability appraisal assumptions and 

findings for residential development, this includes testing of a strategic development 

typology akin to the Sustainable Urban Extensions (SUEs) proposed in the JCS. 

• Section 6 & 7 “Commercial” –  Sets out our viability appraisal assumptions and findings 

for commercial uses (office & industrial); 

• Section 8 & 9 “Retail” –  Sets out our viability appraisal assumptions and findings for all 

retail uses; 

• Section 10 & 11 “Other Uses” –  Sets out our viability appraisal assumptions and findings 

for all ‘other’ uses (student housing, hotel, leisure, care homes, health & education); 
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• Section 12 – Details our conclusions and principal recommendations; and 

• Technical Appendices –Provide the underlying data sets, background sensitivity analysis 

and supporting material. 
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2. APPROACH AND METHODOLOGY 

Introduction 

2.1 In this section we define the scope of our viability assessment summarising the approach we 

have adopted.  We consider the following:  

• Our overall approach; 

• The Appraisal Model we have used. 

Overall Approach 

2.2 The principal objective is to determine what levels of CIL may be viable for the West 

Northamptonshire area.  The objectives of the assessment are:  

• To undertake a high level appraisal, rather than a detailed analysis of individual sites or 

schemes; 

• To assess the potential CIL rate by testing key “what if” questions. This is done by varying 

a number of underlying assumptions such as market conditions - particularly where 

there is uncertainty; and 

• To use this analysis to assess potential CIL levels on the basis of clearly reasoned 

evidence. 

The Appraisal Model 

2.3 To determine development viability, a Residual Development Appraisal Model has been 

used (Figure 1).  The Model assumes that the residual land value is the value left once the 

total costs (including an element of developer profit) have been subtracted from the Gross 

Development Value (GDV) of a particular scheme.  

2.4 Through the use of the Model, the impact of differing levels of CIL on land values and 

scheme viability can be examined. The Gross Residual Value i.e. the land value without any 

allowance made for planning contributions is appraised to obtain a Net Residual Land 

Value which is equal to the land value once all planning contributions, including affordable 

housing, have been taken into account. It is then compared against a viability benchmark.  
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Figure 1: Outline of Residual Development Model 

 

 

• Gross Development Value – is the value of the completed development scheme. It 

includes all income generated by the development, including temporary revenue and 

grant (for example payments by HCA through the National Affordable Housing 

Programme); 

• Total Costs – include the development costs such as construction costs, fees, planning, 

finance charges, and planning obligations, but at this stage assuming no CIL; and 

• Developer’s Profit – the minimum profit acceptable in the market to undertake the 

scheme;  

• Residual Land Value – in a well operating market this should equal the value of the site 

with planning permission. 

2.5 The Viability work will compare the Residual Land Value to a ‘Benchmark’ land value in 

order to determine what level of CIL a scheme can afford to contribute (in theory a scheme 

can afford to contribute CIL to a maximum of all of the difference between the Residual 

Land Value and the Benchmark after taking into account all costs, including affordable 

housing and any residual S106 contribution). 

GROSS DEVELOPMENT VALUE 

(minus) 

TOTAL COSTS 

(minus) 

DEVELOPER’S PROFIT 

= 

RESIDUAL LAND VALUE 
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3. RESIDENTIAL CIL VIABILITY  

3.1 In order to test the viability of a CIL charge against residential development across the Study 

Area, it is necessary first to determine what type of residential development is likely to come 

forward, and second to establish the level of value that residential development can 

reasonably be expected to achieve. The cost of developing housing and a return to both 

the developer and the landholder must also be taken into account, as noted in Section 2.  

Establishing Residential Development Typologies (Schemes) 

3.2 Eleven hypothetical development schemes (Development Typologies), referred to as 

Schemes, have been devised by GVA and the partner authorities via the WNJPU. These 

development typologies, which include residential and residential-led mixed use 

development, have been drawn up to reflect the envisaged scale, nature and 

characteristics of current and projected residential development across the Study Area. The 

residential Schemes are set out in detail in Appendix A, and are summarised in Table 2. The 

residential led mixed use schemes are summarised in Table 3. 

Scheme 8 (1,000 residential dwellings (Strategic Urban Extension)) 

3.3 Details of the assumptions made for Scheme 8, the Sustainable Urban Extension (SUE), and 

the results of the testing are contained below.    

WNJPU Area Affordable Housing Policy 

The West Northamptonshire Joint Core Strategy (JCS) takes account of the Affordable 

Housing Viability Study by Three Dragons, and proposes the following policy approach 

which will be subject to external examination. The draft JCS affordable housing policy is as 

follows:-    

POLICY H2 – AFFORDABLE HOUSING   

 “Affordable housing will be provided as a proportion of the total number of dwellings to be 

delivered on individual sites as follows: 

Table 1 Affordable Housing Policies 

Location 
Proportion Of Affordable 

Housing 
Site Size Threshold 

Daventry District 1 
 

 
 

Daventry Town 25% 5 or more Dwellings 

Rural Areas 40% 5 or more Dwellings 

Northampton Related 

Development Area  
35% 15 or more Dwellings 
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Location 
Proportion Of Affordable 

Housing 
Site Size Threshold 

South Northamptonshire 2   

Brackley And Towcester 40% 5 or more Dwellings 

Rural Areas 50% 5 or more Dwellings 

  1. Excluding the Northampton Related Development Area 

 2. Excluding the Northampton Related Development Area 

In all cases, the percentage requirements identified above are subject to the assessment of 

viability on a site by site basis.  

Affordable housing should be provided on the application site as an integral part of the 

development. 

In exceptional circumstances, off site provision and/or commuted payments in lieu of an 

onsite provision may be supported where this would offer an equivalent or enhanced 

provision of affordable housing. 

Northampton related development area needs for affordable housing will be secured 

through nomination agreements on sites within the Northampton related development 

area. 

The tenure mix of affordable housing should reflect local housing need and viability on 

individual sites”.     

3.4 The details of how the Strategic Housing Assessment and Viability Appraisal by Three 

Dragons have informed the affordable housing requirement are set out in a technical paper 

(July 2012) produced by the WNJPU and is available on the JPU website under evidence 

base (www.westnorthamptonshirejpu.org) 

3.5 The Northampton Related Development Area is shown below: 
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Figure 2: Map of Northampton Related Development Area 

  

3.6 After discussions with Officers, we have tested the Schemes on the basis of: 

(a) 0%, 25% and 40% affordable housing; and  

(b) 50% in South Northamptonshire rural area. 

3.7 We have tested for three different combinations of tenure split within the Affordable Housing 

target:  

1) 70:30 Affordable Rent: Intermediate;  

2) 70:30 Social Rent: Intermediate; and 

3) 35:35:30 Affordable Rent: Social Rent: Intermediate; 
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 Table 2 Summary of the Development Typologies, Residential 

Typology Development 
Gross Site 

Area 

Scheme 1 3 residential dwellings (house) 0.09  ha 

Scheme 2 6 residential dwellings (houses)  0.17 ha 

Scheme 3 50 residential dwellings (flats) 0.15 ha 

Scheme 4 15 residential dwellings (houses)  0.4 ha 

Scheme 5 50 residential dwellings (houses) 1.5 ha 

Scheme 6 100 residential dwellings (houses) 3.0 ha 

Scheme 7 200 residential dwellings (houses)  6.5 ha 

Scheme 8 1,000 residential dwellings (Strategic Urban Extension) 57 ha 

 

Table 3: Summary of the Development Typologies, Residential led Mixed Use 

Typology Land Uses 
Assumed Site 

Area 

Scheme 9 8 residential dwelling (flats), 300 sq m Offices 

(Northampton BC) 

0.04 ha 

Scheme 10 8 residential dwellings (flats), 300 sq m Retail 

(Northampton BC) 

0.04 ha 

Scheme 11 30 residential dwellings (22 houses& 8 flats), 300 sq m 

Retail 

0.7 ha 

 
Residential Unit Sizes: 

3.8 We have assumed residential unit sizes as set out below. These unit sizes take into account 

HCA guidance.   

Table 4: Summary of Assumed Sizes  

Unit Type Size (GIA) Sqm 

1-bed flat 2 person 50 

2-bed flat 4 person 60 

3-bed flat 5 person 86 

2-bed house 4 person 65 

3-bed house 5 person 84 

3-bed house 5 person (3 

storeys) 
102 

4-bed house 5 person (2 

storeys) 
111 
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Unit Type Size (GIA) Sqm 

5-bed house 6 person (3 

storey) 
150 

 

Residential Forecasting 

3.9 In order to provide the WNJPU with an indication of how the viability of development may 

change in the future, we have tested by reference to both current values and costs (2012), 

and on the basis of forecast values and costs as at 2016.   2016 has been chosen as a future 

scenario as (1) it is anticipated that this is when CIL will have been introduced by the three 

Councils, and (2) it fits with the Councils’ 5 year land supply. 

3.10 The HM Treasury Comparison of Independent Forecasts (August 2012) contains forecasts up 

to 2016, including UK house prices.  The average of these suggest that national house prices 

will increase by c 5.2% by the end of 2015 and by c 9.8% by the end of 2016.  Experian (one 

of the independent forecasts used by HM Treasury) predicts that national house prices will 

rise by 3.3% by the end of 2015 (c 2.8% in the East Midlands), and by 5.9% by the end of 2016 

(c 5.4% in the East Midlands). In other words, it is forecast that growth in the East Midlands 

will be 15% below the UK average by the end of 2015 and 8.5% below the UK average by 

the end of 2016. 

3.11 Land Registry data from January 1995 until July 2012 shows that house prices in 

Northamptonshire have increased by c 8.4% less than in England & Wales and by c 6% less 

in the last 5 years.  We have taken the average for national house prices noted in the HM 

Treasury Comparison, c 7.5% to mid 2016, and reduced it to 7% to reflect the fact that 

Northamptonshire is predicted to grow at a lesser rate.  

3.12 The most recent BCIS forecast (September 2012) predicts that building costs will rise by c 

4.8% by the end of 2015 and c 9.7% by the end of 2016.   We have adopted c 7.3% to reflect 

mid 2016. 

Summary of Scenarios to be tested 

3.13 Taking all of the above into account, we have therefore tested the Development 

Typologies set out in Tables 2 and 3 under the following scenarios:  

• 0%, 25%, 40% and 50% Affordable Housing (where applicable); and 

• As at 2012 and 2016. 
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Residential Value Areas 

3.14 We understand that residential values are not uniform across the West Northants area, 

therefore we have drawn up different ‘value areas’ in order to more accurately test the 

viability of different CIL charges on the above development typologies. 

3.15 In order to keep within the parameters of previous WNJPU evidence base work we have 

taken into account the Three Dragons Study as well as our own market research and market 

intelligence.  

West Northamptonshire Residential Market 

3.16 The West Northamptonshire residential market is split into private and social housing, with the 

values of private housing influenced by the quality of the housing, its situation and location 

compared to the urban settlements of Northampton, Daventry, Towcester and Brackley.  It 

is noted that much of the housing growth for West Northamptonshire is projected to be 

associated with the town of Northampton. 

3.17 We have acquired land registry data for all sold property (detached and semi detached) in 

the 33 largest villages and (detached, semi detached, terraced and flats) for Northampton, 

Daventry, Brackley and Towcester, over the period June 2011 to July 2012.   A presentation 

of the data is shown in Figures 3-6: 

Figure 3: Average house prices in Daventry (Detached & Semi Detached June 2011-June 

2012) 
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Figure 4: Average house prices in South Northamptonshire (Detached & Semi Detached 

June 2011-June 2012) 

  

Figure 5: Average house prices in Northampton (All housing June 2011-June 2012) 
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Figure 6: Average house prices in Daventry (All housing June 2011-June 2012) 

 

3.18 The maps illustrate the following: 

a) The lowest average values are within Daventry and Northampton urban areas. There 

are areas within each which contain high value housing. However we conclude that it is 

impracticable to distinguish these, and therefore each urban area should be treated as 

a single Value zone. Based on the land registry data we can see no reason to suggest 

that the two towns be treated differently, and therefore suggest that they be regarded 

as being broadly the same value; 

b) There are four villages – Yardley Gobion, Moulton, Roade & Blisworth - that have sold 

prices which are lower than Towcester and Brackley, but materially higher than 

Northampton or Daventry; 

c) Towcester and Brackley have prices that are relatively similar when one takes into 

account terraced houses and flats but are notably different (14%), if comparing only 

detached and semi detached housing on a weighted average; 

d) The majority of the largest villages(c 80% by population) within South Northants have an 

average house price that is significantly higher than Northampton, Daventry, Brackley or 

Towcester.  Within Daventry there is also a majority, but lower (c 66%) that are 

significantly higher.  

e) There is little direct evidence to suggest what prices are/may be achieved for any of the 

SUEs, and therefore it is a matter of judgement as to what value can be expected.  
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3.19 Based on the Land Registry data for the largest villages it is possible to suggest that much of 

the rural areas within each district can be categorised as being High Value.  There are six 

villages which would be better classified as Medium Value: 

Table 4: Sale Prices June 2011 – June 2012 Detached & Semi Detached Housing 

Village District 

Average 

Property 

Value 

Weighted 

Average 
Population 

Pattishall Daventry £217,263 £221,419 1,501 

Long Buckby 
South 

Northants 
£211,679 £219,400 3,826 

Blisworth Daventry £236,678 £197,064 1,786 

Roade 
South 

Northants 
£213,812 £196,288 2,254 

Moulton Daventry £204,981 £195,640 3,388 

Yardley Gobion 
South 

Northants 
£212,160 £191,219 1,329 

 Source: Land Registry 

3.20 If one accepts that these do not merit a separate CIL Charge then the evidence would 

suggest that all of the rural areas can be grouped together, as shown on the value map 

below (Figure 7).  

3.21 The map shows the SUEs within the vicinity of Northampton as being the same value as 

Northampton; this is explored in greater detail below. We have shown Brackley and 

Towcester, together with their SUEs, as constituting a third value area. 

3.22 Having identified these three different residential value areas through the Land Registry 

data we have then considered the extent to which it differs from the findings of Three 

Dragons and discussed the matter with local agents and our in house residential agency 

team. We consider that whilst there are acknowledged differences within the towns and 

between the villages the grouping adopted is reasonable for the purpose of this testing.   

Table 5: West Northamptonshire Residential Market Value Areas 

 Market Value Areas 

 Low Value Medium Value High Value 

Location 

Daventry Town, 

Northampton, SUEs 

around Daventry & 

Northampton 

Towcester & Brackley Rural Areas 

Residential Values 

2012 

 

£1,720 per sq m 

(£160 per sq ft) 

£2,045 per sq m 

(£190 per sq ft) 

£2,315 per sq m 

(£215 per sq ft) 

Residential Values 

2016 

 

£1,840 per sq m 

(£171 per sq ft) 

£2,188 per sq m 

(£203 per sq ft) 

£2,477 per sq m 

(£230 per sq ft) 
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3.23 We note that the CIL Viability Studies for North Northamptonshire JPU, Rugby and 

Huntingdonshire used the following range of values.  

Table 6: BNP Paribas Average Sales Values 

 
Min Sales Value 

per sq m 

Max Sales Value 

per sq m 

Corby 
£1,509 

(£140 per sq ft) 

£2,544 

(£236 per sq ft) 

Kettering 
£1,544 

(£143 per sq ft) 

£2,246 

(£209 per sq ft) 

East Northants 
£1,667 

(£155 per sq ft) 

£2,491 

(£231 per sq ft) 

Wellingborough 
£1,754 

(£163 per sq ft) 

£2,316 

(£215 per sq ft) 

Rugby 
£1,750 

(£163 per sq ft) 

£2,152 

(£200 per sq ft) 

Huntingdonshire 
£1,615 

(£150 per sq ft) 

£2,153 

(£200 per sq ft) 
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Figure 7:  West Northamptonshire Market Value Areas 
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Benchmark Land Values 

3.24 As set out in para. 2.5, establishing the Benchmark Land Value against which to compare 

viability appraisal results is one of the most significant challenges in reviewing the viability of 

a tariff.  The Benchmark represents a judgement on the level of value required in order to 

incentivise a landowner to sell land for development.  There is little practical guidance to 

support the judgement of what the Benchmark should be, however a number of factors are 

relevant in guiding the Benchmark including: 

• Landowners’ expectations including the level of premium necessary to incentivise sale; 

• Developer competition driving values upwards in securing land through options or 

purchase; 

• The effect of grant availability (if any) for residential development schemes; 

• Planning appeal case decisions where the viability of a development scheme has 

been at issue; 

• Emerging approach adopted by CIL charge setting Authorities and the CIL Examiners; 

• The guidance suggested by the Local Housing Delivery Group within its recent Report 

(Viability Testing for Local Plans); 

• Guidance that has just been issued  by the RICS in respect of viability for planning 

applications; 

• Negotiations between applicants and the Councils in respect of recent planning 

applications. 

3.25 It is anticipated, based on the Joint Core Strategy and discussions with Officers that the 

majority of development, excluding the SUEs, will be brought forward on previously 

developed land.  

3.26 We have assumed for the sites in the rural areas i.e. within existing villages and settlements, 

that development will be predominantly on land which has either previously been 

developed or vacant land. In practice landowners are likely to require an increased base 

land value to bring sites forward, and we have reflected this in the higher benchmark 

assumed. This also reflects the likelihood that the many of sites brought forward will be on 

garden plots, and so will reflect a previous residential use and are consequently very 

different in nature to the majority of sites within the principal urban areas.  

3.27 The residential benchmarks we have assumed are based upon evidence from the following 

sources:   

• Valuation Office Agency land value data; 

• Known land transactions in the Study Area (EGi, GVA Agency Land & Development 

knowledge);  
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• The Three Dragons Affordable Housing Viability Study;  

• Our own experience of working in the Study Area; 

• Analysis of viability assessments prepared for planning applications; and 

• Local stakeholder discussion. 

3.28 The VOA no longer publishes its Tables for average development land values for 

Northampton. Below are the most relevant employment and residential land values it 

advised for the East Midlands from 2009 to 2012.  

Table 7: VOA Land Value Data (per hectare) 

Industrial Residential 

 

Northampton  Leicester  Nottingham Northampton Leicester  Nottingham 

Jan 11 n/a £400,000 £500,000 n/a £1,580,000 £1,200,000 

Jan 10 n/a £400,000 £500,000 n/a £1,500,000 £1,200,000 

Jan 09 £450,000 £425,000 £500,000 £1,350,000 £1,500,000 £1,470,000 

 

3.29 The Affordable Housing Viability Study in 2011 applied an employment land value of 

£412,000 per hectare.  It did not distinguish between sites within the rural or the urban areas 

and used the same figure. 

3.30 We have assumed for the sites within the villages/rural areas that development will be 

predominantly within settlement boundaries on land which has either previously been 

developed or has significant Hope Value due to planning policy allocation. In practice, 

therefore, landowners are likely to require an increased receipt to bring these sites forward, 

and we have reflected this in a higher benchmark. This also reflects the likelihood that many 

of the sites brought forward will be on garden plots (the demolition of one house to build 

several), and so will reflect a previous residential use. Although these sites are previously 

developed land, they are very different in nature to the majority of sites within the urban 

areas or the SUEs. 

3.31 We have assumed that landowners would expect a premium to be realised above the 

Existing Use Value for a site on selling the site for residential development. We have - taking 

into account the findings of recent Examination hearings on other CIL studies, a recent 

report by the Local Housing Delivery Group (Viability Testing Local Plans, June 2012) and our 

own experience - assumed that the premium required to incentivise landowners is 20% 

above Existing Use Value (EUV).  We note that Three Dragons adopted a premium of 30%, 
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but applied it to a lower base value, and BNP applied a premium of 20% for its testing for 

the North Northamptonshire councils. 

3.32 Where the current use is agricultural or horticultural then we have assumed that the 

landowner will require a minimum land price (payable on the gross area) of at least 

£247,000 per hectare. 

3.33 It is noted that where development takes place on land that has existing buildings and 

valuable uses, for example town centre sites, the base land value is often very significant 

and potentially a multiple of the value of greenfield or  vacant brownfield land. The value in 

such cases is not reflected in the VOA land value data. For those schemes which we 

consider are likely to be constructed in such locations we have therefore adopted a 

materially higher base land value, which reflects assumptions as to underlying existing use 

values for shops, offices and housing. 

Table 8: Adopted Benchmarks: 

MARKET VALUE AREA: 
Land Value  

per Ha 

Land Value with 

20% Premium 

per Ha 

High Value – Rural Areas £515,000 £620,000 

Medium Value -  Towcester, 

Brackley 
£495,000 £595,000 

Low Value – Daventry, 

Northampton 
£450,000 £540,000 

 

3.34 We suggest that if a CIL charge (in tandem with an affordable housing/tenure split policy) is 

promoted that reduces the residual land value in comparison to the benchmark by more 

than circa 20% then it risks causing land to be withheld from development, or delayed in 

coming forward by the landowner due to decreased perceived returns.  We have therefore 

assumed that viability testing outcomes that reduce the Residual Land Value by up to 20% 

lower than the benchmark are considered to be ‘marginal sites’.  

3.35 It is acknowledged that there may be schemes that are promoted notwithstanding a larger 

decline in the Residual Land Value, but on balance we believe that this approach and the 

thresholds adopted are a reasonable reflection of the likely market reaction in the Study 

Area.  

Residual Appraisal Model Assumptions 

3.36 A set of standardised assumptions, reflecting build cost and fees, contingencies, profits, 

finance rates, etc. are used to enable a clear and straight-forward comparison of the 

outcomes of the viability testing. A summary of the main assumptions are set out in  

3.37  
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3.38 Table 9.  

3.39 The assumptions we have used in our model have come from a number of sources:  

• National and regional development appraisal toolkits (HCA EAT,  Three Dragons); 

• Local Stakeholder consultation; 

• Our own experience of working with developers; and 

• Our own experience of advising private clients on affordable housing / S.106 

development viability negotiations.   

3.40 These standardised assumptions may differ in some cases from the figures that may be used 

in actual development schemes, but we believe they align with normal or usual figures 

expected in the majority of developments and we have evidence to support their use in a 

West Northamptonshire context.   

Build Costs  

3.41 Build costs are adopted based on our experience, stakeholder consultation and average 

costs suggested by BCIS. We have made an assumption that private and affordable 

housing is built to meet the emerging Joint Core Strategy policy approach.   

3.42 The Government is currently conducting a review of the Building Regulations following the 

report by the Local Housing Delivery Group into the many and sometime conflicting 

standards that are applied to residential development.  It is not known at this time whether 

the review will lead to changes or to the previously announced timetable to move to Zero 

Carbon development by 2016.  We have, taking into account the current uncertainty 

around the definition of Zero Carbon and the changes that may be made to the Building 

Regulations in 2016, tested the 2016 residential development scenarios both at CSH Level 4 

and at a level akin to CSH Level 4.5.  

3.43 We have made an allowance for the costs of on-site preparation works which are 

necessary in order to bring forward a site. The costs are between 5% and 10% of total build 

costs, and include costs such as demolition, archaeology, estates roads, highways and site 

levelling etc. 

S.106 

3.42 In discussion with Officers we have concluded that there will continue to be a requirement 

for S106 obligations to be met where sites need on-site mitigation measures.  We have 

therefore made a general assumption that for Schemes 1 and 2 there will be no S106 

contributions, whilst for Schemes 3 – 7 and 11 there will be a contribution of c £1,000 per 

dwelling.  All other costs that might have otherwise been required under a S106 Agreement 
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are assumed to be met by the CIL. We have made a different assumption for scheme 8 the 

strategic development typology.  

 

 

 

Table 9: Viability Model Principal Cost and Market Assumptions: Residential (Excluding SUE 

typology)                     

RESIDENTIAL TYPOLOGIES 2012 2016 

Affordable Housing Split 0%, 25%, 40% & 50% 

Tenure Split 

70:30 Affordable Rent: Intermediate;  

70:30 Social Rent: Intermediate; and 

35:35:30 Affordable Rent: Social Rent: Intermediate 

Grant Assumption No grant 

Ground Rents £250 per annum (6.5% yield) 

Enabling Costs 5% - 10% of costs 

Contingency 5% 

Professional Fees 10% 

Finance Rate 7% 

Profit (on GDV) 20% 17.5% 

Private & Affordable Housing 

Residential Build Costs  
£936-1,000 per sq m 

£985-1,073 per sq m CSH 4 

£1,246 per sq m CSH 4.5 

High: £2,315 per sq m  

(£215 per sq ft) 

 High: £2,477 per sq m  

(£230 per sq ft) 

Medium: £2,045 per sq m  

(£190 per sq ft) 

 Medium: £2,188 per sq m  

(£203 per sq ft) 

Value Areas 

(See Value Map and Table 5) 

Sales Values 

Low: £1,720 per sq m  

(£160 per sq ft) 

 Low: £1840 per sq m  

(£171 per sq ft) 
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4. CIL VIABILITY FINDINGS: RESIDENTIAL   

Introduction 

4.1 In this section we summarise the findings from the testing that has been carried out.  Greater 

detail of the individual scenario and variable outcomes is included at Appendix C.  The 

tables below identify the maximum headroom from which a CIL could be charged.  It 

should be noted that CIL cannot be set at the maximum headroom available.    

Residential Development 

4.2 In the following Tables we set out the maximum amount of CIL that our appraisals show 

each development typology could viably afford to contribute whilst ensuring that the 

residual land value stays within 20% of the chosen ‘benchmark’ – i.e. whilst ensuring that 

there is enough of a return to the landowner to ensure that land still comes forward for 

development. The data is given for both 2012 and 2016.   

4.3 It should be noted that the Councils will need to ensure that they leave a buffer to ensure 

that the majority of schemes that will be brought forward subject to CIL are viable.  This is 

usually referred to as headroom.   In effect the gap between would in theory might be 

charged as the maximum CIL and the actual charge will help ensure that matters such as 

the exceptional costs, which can arise on real sites, can be met whilst seeking to ensure that 

schemes remain viable.  Our recommendations as to proposed CIL Rates are set out in 

Tables 9 to 16.  

4.4 We have set out the rates adopting the development scenarios as set out in Section 3, that 

is:  

• High, Medium & Low Value Areas; 

• 0%, 25%, 40% & 50% Affordable Housing; and 

• 70:30 Affordable Rent: Intermediate, 70:30 Social Rent: Intermediate & 35:35:30 

Affordable Rent:Social Rent:Intermediate tenure splits.  
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Table 10: 2012 Residential CIL Viability Results: No Affordable Housing (maximum CIL per 

private GIA / sq m) 

 

(Scheme 1 - below affordable housing threshold at 3 residential dwelling typology)  

 

Table11:  2012 Residential CIL Viability Results: 25% Affordable Housing (maximum CIL per 

private GIA / sq m) 

 

 

 

0% Affordable 

  Low Medium High 

Scheme 1  Nil £210 £375 

Scheme 2 Not  Tested Not  Tested Not  Tested 

Scheme 3 Not  Tested Not  Tested Not  Tested 

Scheme 4 Not  Tested Not  Tested Not  Tested 

Scheme 5 Not  Tested Not  Tested Not  Tested 

Scheme 6 Not  Tested Not  Tested Not  Tested 

Scheme 7 Not  Tested Not  Tested Not  Tested 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Nil £85 Not  Tested 

Scheme 3 Nil £15 Not  Tested 

Scheme 4 Nil £35 Not  Tested 

Scheme 5 Nil £10 Not  Tested 

Scheme 6 Nil Nil Not  Tested 

Scheme 7 Nil Nil Not  Tested 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Nil £50 Not  Tested 

Scheme 3 Nil Nil Not  Tested 

Scheme 4 Nil Nil Not  Tested 

Scheme 5 Nil Nil Not  Tested 

Scheme 6 Nil Nil Not  Tested 

Scheme 7 Nil Nil Not  Tested 

35:35:30 Affordable:Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Nil £60 Not  Tested 

Scheme 3 Nil Nil Not  Tested 

Scheme 4 Nil £15 Not  Tested 

Scheme 5 Nil Nil Not  Tested 

Scheme 6 Nil Nil Not  Tested 

Scheme 7 Nil Nil Not  Tested 
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Table 12:  2012 Residential CIL Viability Results: 40% Affordable Housing (maximum CIL per 

private GIA / sq m) 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Nil £135 

Scheme 3 Not  Tested Nil £40 

Scheme 4 Not  Tested Nil £60 

Scheme 5 Not  Tested Nil £40 

Scheme 6 Not  Tested Nil Nil 

Scheme 7 Not  Tested Nil Nil 

 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Nil £70 

Scheme 3 Not  Tested Nil Nil 

Scheme 4 Not  Tested Nil Nil 

Scheme 5 Not  Tested Nil Nil 

Scheme 6 Not  Tested Nil Nil 

Scheme 7 Not  Tested Nil Nil 

 

35:35:30 Affordable:Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Nil Nil 

Scheme 3 Not  Tested Nil £10 

Scheme 4 Not  Tested Nil £30 

Scheme 5 Not  Tested Nil £5 

Scheme 6 Not  Tested Nil Nil 

Scheme 7 Not  Tested Nil Nil 

 

 

Table 13:  2012 Residential CIL Viability Results: 50% Affordable Housing (maximum CIL per 

private GIA / sq m) 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Not  Tested £50 

Scheme 3 Not  Tested Not  Tested Not  Tested 

Scheme 4 Not  Tested Not  Tested Nil 

Scheme 5 Not  Tested Not  Tested Nil 

Scheme 6 Not  Tested Not  Tested Not  Tested 

Scheme 7 Not  Tested Not  Tested Not  Tested 
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70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Not  Tested Nil 

Scheme 3 Not  Tested Not  Tested Not  Tested 

Scheme 4 Not  Tested Not  Tested Nil 

Scheme 5 Not  Tested Not  Tested Nil 

Scheme 6 Not  Tested Not  Tested Not  Tested 

Scheme 7 Not  Tested Not  Tested Not  Tested 

 

35:35:30 Affordable: Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Not  Tested Nil 

Scheme 3 Not  Tested Not  Tested Not  Tested 

Scheme 4 Not  Tested Not  Tested Nil 

Scheme 5 Not  Tested Not  Tested Nil 

Scheme 6 Not  Tested Not  Tested Not  Tested 

Scheme 7 Not  Tested Not  Tested Not  Tested 

 

Table 14: 2016 Residential CIL Viability Results: No Affordable Housing (maximum CIL per 

private GIA / sq m) 

 

Table 15:  2016 Residential CIL Viability Results: 25% Affordable Housing (CIL per private GIA / 

sq m) 

 

 

0% Affordable 

  Low Medium High 

Scheme 1  Nil £227 £447 

Scheme 2 Not  Tested Not  Tested Not  Tested 

Scheme 3 Not  Tested Not  Tested Not  Tested 

Scheme 4 Not  Tested Not  Tested Not  Tested 

Scheme 5 Not  Tested Not  Tested Not  Tested 

Scheme 6 Not  Tested Not  Tested Not  Tested 

Scheme 7 Not  Tested Not  Tested Not  Tested 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Nil Not  Tested Not  Tested 

Scheme 3 Nil Not  Tested Not  Tested 

Scheme 4 Nil Not  Tested Not  Tested 

Scheme 5 Nil Not  Tested Not  Tested 

Scheme 6 Nil Not  Tested Not  Tested 

Scheme 7 Nil Not  Tested Not  Tested 
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Table 16:  2016 Residential CIL Viability Results: 40% Affordable Housing (CIL per private GIA / sq m) 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Nil £100 

Scheme 3 Not  Tested Nil £60 

Scheme 4 Not  Tested Nil £90 

Scheme 5 Not  Tested Nil £60 

Scheme 6 Not  Tested Nil Nil 

Scheme 7 Not  Tested Nil Nil 

 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Nil £25 

Scheme 3 Not  Tested Nil Nil 

Scheme 4 Not  Tested Nil Nil 

Scheme 5 Not  Tested Nil Nil 

Scheme 6 Not  Tested Nil Nil 

Scheme 7 Not  Tested Nil Nil 

 

 

 

 

 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Nil Not  Tested Not  Tested 

Scheme 3 Nil Not  Tested Not  Tested 

Scheme 4 Nil Not  Tested Not  Tested 

Scheme 5 Nil Not  Tested Not  Tested 

Scheme 6 Nil Not  Tested Not  Tested 

Scheme 7 Nil Not  Tested Not  Tested 

35:35:30 Affordable:Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Nil Not  Tested Not  Tested 

Scheme 3 Nil Not  Tested Not  Tested 

Scheme 4 Nil Not  Tested Not  Tested 

Scheme 5 Nil Not  Tested Not  Tested 

Scheme 6 Nil Not  Tested Not  Tested 

Scheme 7 Nil Not  Tested Not  Tested 
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35:35:30 Affordable:Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Nil £60 

Scheme 3 Not  Tested Nil £25 

Scheme 4 Not  Tested Nil £50 

Scheme 5 Not  Tested Nil Nil 

Scheme 6 Not  Tested Nil Nil 

Scheme 7 Not  Tested Nil Nil 

 

Table 17:  2016 Residential CIL Viability Results: 50% Affordable Housing (CIL per private GIA / sq m) 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Not  Tested £50 

Scheme 3 Not  Tested Not  Tested Not  Tested 

Scheme 4 Not  Tested Not  Tested Nil 

Scheme 5 Not  Tested Not  Tested Nil 

Scheme 6 Not  Tested Not  Tested Not  Tested 

Scheme 7 Not  Tested Not  Tested Not  Tested 

 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Not  Tested Nil 

Scheme 3 Not  Tested Not  Tested Not  Tested 

Scheme 4 Not  Tested Not  Tested Nil 

Scheme 5 Not  Tested Not  Tested Nil 

Scheme 6 Not  Tested Not  Tested Not  Tested 

Scheme 7 Not  Tested Not  Tested Not  Tested 

 

35:35:30 Affordable: Social Rent: Intermediate 

  Low Medium High 

Scheme 1  Not  Tested Not  Tested Not  Tested 

Scheme 2 Not  Tested Not  Tested Nil 

Scheme 3 Not  Tested Not  Tested Not  Tested 

Scheme 4 Not  Tested Not  Tested Nil 

Scheme 5 Not  Tested Not  Tested Nil 

Scheme 6 Not  Tested Not  Tested Not  Tested 

Scheme 7 Not  Tested Not  Tested Not  Tested 
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Residential Led Mixed Use  

4.5 We set out below a summary of our testing for the mixed use schemes:  

Table 18:  2012 Residential CIL Viability Results: 25% Affordable Housing (CIL per private GIA / 

sq m) 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 9  Nil Not  Tested Not  Tested 

Scheme 10 Nil Not  Tested Not  Tested 

Scheme 11 Nil £85 £245 

 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 9  Nil Not  Tested Not  Tested 

Scheme 10 Nil Not  Tested Not  Tested 

Scheme 11 Nil £25 £205 

 

35:35:30 Affordable: Social Rent: Intermediate 

  Low Medium High 

Scheme 9  Nil Not  Tested Not  Tested 

Scheme 10 Nil Not  Tested Not  Tested 

Scheme 11 Nil £45 £225 

 

 

Table 19: 2012 Residential CIL Viability Results: 40% Affordable Housing (CIL per private GIA / 

sq m) 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 9  Not  Tested Nil Nil 

Scheme 10 Not  Tested Nil Nil 

Scheme 11 Not  Tested Nil £150 

 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 9  Not  Tested Nil Nil 

Scheme 10 Not  Tested Nil Nil 

Scheme 11 Not  Tested Nil £70 

 

35:35:30 Affordable: Social Rent: Intermediate 

  Low Medium High 

Scheme 9  Not  Tested Nil Nil 

Scheme 10 Not  Tested Nil Nil 

Scheme 11 Not  Tested Nil £110 
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Table 20: 2016 Residential CIL Viability Results: 25% Affordable Housing (CIL per private GIA / 

sq m) 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 9  Nil Not  Tested Not  Tested 

Scheme 10 Nil Not  Tested Not  Tested 

Scheme 11 Nil £95 £250 

 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 9  Nil Not  Tested Not  Tested 

Scheme 10 Nil Not  Tested Not  Tested 

Scheme 11 Nil £10 £200 

 

35:35:30 Affordable: Social Rent: Intermediate 

  Low Medium High 

Scheme 9  Nil Not  Tested Not  Tested 

Scheme 10 Nil Not  Tested Not  Tested 

Scheme 11 Nil £30 £220 

 

Table 21:  2016 Residential CIL Viability Results: 40% Affordable Housing (CIL per private GIA 

/ sq m) 

70:30 Affordable Rent: Intermediate 

  Low Medium High 

Scheme 9  Not  Tested Nil Nil 

Scheme 10 Not  Tested Nil Nil 

Scheme 11 Not  Tested Nil £90 

 

70:30 Social Rent: Intermediate 

  Low Medium High 

Scheme 9  Not  Tested Nil Nil 

Scheme 10 Not  Tested Nil Nil 

Scheme 11 Not  Tested Nil £30 

 

35:35:30 Affordable: Social Rent: Intermediate 

  Low Medium High 

Scheme 9  Not  Tested Nil Nil 

Scheme 10 Not  Tested Nil Nil 

Scheme 11 Not  Tested Nil £60 

 

Residential Development Summary & Conclusions 

4.6 We have considered the results and set out below our suggestions as to the CIL Rates that 

might be charged.  These conclusions take into account the testing by Three Dragons and 

the experience of the Councils in settling S106 Agreements together with Affordable 
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Housing as part of recent planning applications that have been submitted to them within 

the last two years.  Regard can also be had to the CIL Rates which adjoining authorities 

propose to set (Rugby and the North Northamptonshire Councils). 

4.7  Our analysis of the sale values suggests that Northampton and Daventry have similar sale 

prices.  Whilst there are clearly high value locations within each, the Land Registry data 

suggests that it will be difficult to draw boundaries within each area that robustly define 

where housing for each value is to be found.  We therefore conclude that it is in keeping 

with the general approach advocated by DCLG to treat each as a single Value Area to 

avoid an overly-complex operation of CIL. 

4.8 The evidence suggests that Brackley and Towcester can command a higher value and we 

have defined this as our Medium Value.  The SUEs adjoining each should be able to benefit 

from the higher prices.  However, as they will have the same issues concerning Enabling 

Costs and therefore challenges to viability, there is a strong case to treat them in the same 

way as the SUEs elsewhere.  To the extent that they are potentially more viable it should 

enable the Council to secure a better affordable housing outcome and/or a greater S106 

contribution.  

4.9 Whilst there are some villages, of those for which we have data, that are no greater in value 

than Brackley or Towcester the majority are, and there is evidence to suggest that they can 

afford a greater CIL.  We recommend that the Councils consider treating the rural areas 

within each district as a single area for charging purposes, as is the case for affordable 

housing.   We further suggest that both areas have the same CIL. 

4.10 We note that all the testing suggests that schemes within the Low and Medium Values will 

struggle to pay a CIL or to meet the affordable housing target in current market conditions.  

These results are consistent with those for the testing in North Northamptonshire where the 

sale values adopted are similar to the Low and Medium Values we have used.   

4.11 The National Planning Policy Framework provides in Paragraph 174 that 

“Local planning authorities ….should assess the likely cumulative impacts on development in 

their area of all existing and proposed local standards, supplementary planning documents 

and policies that support the development plan, when added to nationally required 

standards. In order to be appropriate, the cumulative impact of these standards and 

policies should not put implementation of the plan at serious risk, and should facilitate 

development throughout the economic cycle. Evidence supporting the assessment should 

be proportionate, using only appropriate available evidence.” 

 

4.12 It could be suggested that a CIL charge for the Low and Medium Value Areas would, in the 

light of the testing, put at risk the delivery of affordable housing at risk.  However, we would 

note the following points: 

(a) The Councils’ policy on affordable housing is subject to viability testing; 

(b) The proposed CIL is reflective of current market conditions and is intended to be 

reviewed by c 2016.  It does not therefore have the same duration as the 

Affordable Housing Policy; 
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(c) A CIL of £50 is c £4 - 7,000 per private dwelling, which is no greater than the S106 

contribution which has been secured by the Councils from recent planning 

consents; 

(d) A CIL of £50 is less than 5% of the cost of construction for a typical house and 3% of 

the sale price (Low Value) and 2.4% (Medium Value). 

4.13 The purpose of CIL as defined in the 2008 Act, s205, is to” ensure that costs incurred in 

providing infrastructure to support the development of an area can be funded (wholly or 

partly) by owners or developers of land”.  Given changes introduced by the 2008 Act such 

as the constraint as of 2014 effectively to aggregate more than five S106 Agreements to 

contribute to individual items of infrastructure, we do not see how a Nil CIL for housing 

would achieve the aim of S205, unless little or no new housing is anticipated.  We therefore 

conclude that a CIL of £50 could be said to put at serious risk the delivery of The Councils’ 

housing targets  

4.14 We recommend that the Councils consider the following CIL Rates: 

Table 22:  GVA suggested Residential CIL chargeable (private GIA / sq m) 

Northampton, Daventry, Brackley & Towcester £50 

SUEs £50 

Rural Areas – South Northamptonshire & Daventry £150 

 

4.15 The testing shows that those schemes that do not have to include affordable housing (on 

site or an off-site contribution) can afford to pay a higher CIL.  Two of our clients have had 

conflicting advice as to whether this is permissible under the 2008 Act and Regulations.  We 

therefore recommend that the Councils take legal advice.  If it is decided that the Councils 

wish to and are legally able to charge a different CIL for housing below the affordable 

housing threshold then we recommend the following CIL Rates: 

 Table 23:  GVA suggested Residential CIL if charge a different rate below the affordable 

housing threshold (private GIA / sq m) 

 Below 

Affordable 

Threshold 

Above 

Affordable 

Threshold 

Northampton, Daventry, Brackley & Towcester £50 £50 

SUEs N/A £50 

Rural Areas – South Northamptonshire & Daventry £200 £150 
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5. CIL VIABILITY FINDINGS: Strategic Urban Extension 

(SUE) 

Introduction 

5.1 As agreed with Officers, we have tested a large or ‘strategic’ scale development scenario 

of 1,000 units. This reflects the fact that much of the housing within the Study Area is to be 

delivered on Sustainable Urban Extensions (SUE).  The draft Joint Core Strategy provides for 

eleven SUEs, ranging in scale from 380 dwellings (Brackley East) to 3,000 dwellings 

(Northampton Kings Heath). 

5.2 Seven of the proposed SUEs are adjacent to Northampton, of which four are within the 

administrative boundary of the Borough.  Two are at Brackley (South Northants DC), one at 

Towcester (South Northants DC), and one at Daventry Town (Daventry DC). 

5.3 The table below provides an overview of the SUEs included within the Joint Core Strategy, 

which covers a period to 2026:-  

Table 24: List of the SUEs 

 
Northampton 

Kings Heath 

Northampton 

North 

Northampton 

Whitehills 

Northampton 

South 

Northampton 

South of 

Brackmills 

Northampton 

Upton Park 

Administration Northampton Daventry Daventry Northampton Northampton Northampton 

Affordable 

Policy 
35% 35% 35% 35% 35% 35% 

Dwellings 3,000 2,000 1,000 1,000 1,000 1,000 

Employment 10 ha Local Local Local Local Local 

Gross Ha 220 115 50 46 58 47 

Promoter 
Persimmon/ 

Barratt 
Barratt Landowner Bovis HCA HCA 

 
Northampton 

West 

Daventry 

North East 

Towcester 

South 
Brackley East 

Brackley 

North 
 

Administration 

Daventry & 

South 

North’ts 

Daventry 
South  

Northants 

South  

Northants 

South  

Northants 
 

 35% 25% 40% 40% 40%  

Dwellings 1,500 2,000 2,750 380 1,380  

Employment Local Local 20.6 ha 1,000 jobs Local  

Gross Ha 82 246 189.9 24.5 56.8  

Promoter Bloor Croudace 
Persimmon/ 

Bloor 
Astral Barratt  

 

5.4 We have not undertaken an appraisal of any one of the actual sites but have adopted a 

hypothetical example, the Scheme, that mirrors the characteristics of many of them. 



West Northamptonshire Joint Planning Unit CIL Economic Viability Report 

 

 

  

December 2012  gva.co,uk 39 

5.5 We have conducted the testing using the residual value model detailed in the main Report.  

For this purpose we have not taken into account the income derived from selling any 

employment land that is within the SUE, nor the land for the local centre.  The income is likely 

to be modest relative to that for the housing land, unless a substantial convenience store is 

proposed (we know of none).  

5.6 Effectively the approach assumes that the sites are to be developed by housebuilders 

which, given that most of the SUEs are in fact being promoted by developers, is a 

reasonable assumption.  It is usual for developers to seek a profit principally by reference to 

the end value of the private housing and the cost of the constructing the affordable 

housing (which is assumed to be transferred to a local Housing Association on a turn key 

contract).  It is acknowledged that the return on the cost of capital is also an important 

measure.  Given the scale of the costs required to develop such sites, and the cashflow 

implications of the Enabling Costs which are usually front loaded, it is our current experience 

that developers require a profit which effectively acknowledges not just the cost of the 

housing and the land but also the other costs.  We have used a profit margin of 20% of GDV 

for the private housing.   

5.7 The assumptions we have made are based on the figures we have adopted for the testing 

of the other schemes, but also reflect the fact that such developments will inevitably be 

undertaken by large regional and national developers who benefit from economies of 

scale.  The figures also reflect our experience of dealing with large scale schemes. 

5.8 With large sites the Councils are faced with a significant challenge in deciding the extent to 

which they will use CIL, and the extent to which they will seek to continue to operate within 

the S106 regime.  It can be expected that SUEs will generate many S106 requirements for 

onsite mitigation that are exclusive to the development, and therefore unlikely to be 

aggregated with S106 Agreements for other schemes.     

5.9 In discussion with Officers we have agreed that for the purpose of the testing we will 

illustrate the maximum CIL that would arise if the Councils seek to continue charge for S106 

obligations equivalent to:  

(a) £6,000 per dwelling (private and affordable); or 

(b) £2,000 per dwelling (private and affordable); 

5.10 In practice, the viability assessment undertaken for a planning application will factor in first 

the CIL payable and then the necessary S106 obligations.  The residual sum will then show 

how much is available for affordable housing.  For the purpose of this testing we have 

reversed this sequence and sought to illustrate how much is available to pay for CIL once 

one takes into account an assumed affordable housing requirement together with the 

adopted S106 payment.   

5.11 For ease of reference we have focused only on the housing within the SUEs.  In all cases 

there will also be other buildings that are potentially liable for CIL (see other findings 

recommendations).    
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Assumptions 

Private Sales Values 

5.12 In line with the assumptions adopted in the Main Report we have tested the Scheme 

adopting three different assumed private sale values 

Table 25: Private Sale Values 

 

 

 

 

 

5.13 We are aware that in at least one case the CIL assessment for a large site has been 

undertaken on the assumption that sale values will rise during the course of the 

development at a greater rate than build costs.  Whilst we know that developers do 

sometimes make such assumptions, we are of the opinion that in the current market many 

are reluctant to enter into contracts on the basis of such assumptions, and funders are most 

unlikely to provide finance on this basis.  Further, it is our experience of developments of the 

scale being tested, that planning viability assessments for planning applications are 

invariably by reference to current costs and values.  We would also note that:- 

(a) the Harman Report recommends the use of current costs and values for setting CIL, 

echoing the guidance of DCLG; and  

(b) Large schemes are naturally subject to phasing so the CIL payable for later phases will be 

by reference to the CIL rates that then apply. If it is shown that values have indeed 

increased by more than build costs, then there is a likelihood that a higher CIL rate will 

apply.   

Other Assumptions 

5.14 The assumptions we have adopted are detailed in Table 25 below.  These reflect the fact 

that the sites will be built by national and large regional developers who benefit from 

economies of scale. 

5.15 As noted in the main Report, the BCIS expect build costs to rise over the next few years.  In 

addition, the Building Regulations are to be revised in 2013, and it is expected that this will 

impose a minimum regulatory standard equivalent to Code for Sustainable Homes Level 4 

for both private and affordable housing.   This assumes that the current review of Building 

Regulations by DCLG does not change the originally announced intent. Additionally, in 

2016, it is expected that the Building regulations will be further revised to provide for all new 

 Low Value Medium Value High Value 

Residential Values 

2012 

 

£1,720 per sq m 

(£160 per sq ft) 

£2,045 per sq m 

(£190 per sq ft) 

£2,315 per sq m 

(£215 per sq ft) 

Residential Values 

2016 

 

£1,840 per sq m 

(£171 per sq ft) 

£2,188 per sq m 

(£203 per sq ft) 

£2,477 per sq m 

(£230 per sq ft) 
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homes to be Zero Carbon.  It is not yet known what standard this will mean in practice, and 

therefore what costs will arise.  It is anticipated, however, that the cost of delivering higher 

standards will fall as the techniques and technology required become more commonplace 

and familiar.   

5.16 The CIL tariff we are working on is seeking to anticipate changes up to c. 2016. We have 

therefore carried out the appraisals by reference to both current costs and also by 

reference to Code 4. 

5.17 We have assumed an average dwelling of c 93 sq m (1,000 sq ft).  This is similar to that used 

by BNP and DJD for the testing within North Northamptonshire and Huntingdonshire, and is a 

figure we and developers have used for a number of outline planning applications including 

the schemes at Northstowe, Bedford and North East Sector, Crawley.  This assumption also 

provides for the fact that there is likely to be an element of flats within each scheme.  Our 

testing for the schemes with 100 and 200 houses only has an average unit size of c 97 sq m. 

5.18 The cost of Enabling Works, for example utilities, surface water drainage and the main on-

site highway costs, can be very significant for SUEs.   The Harman Report suggests that these 

are typically in the range £17,000 to £23,000 per dwelling.  We have dealt with a number of 

large schemes, including land at Upton, and the costs have ranged from c. £9,000 per 

dwelling to in excess of £30,000. We have adopted a cost of £20,000 per dwelling (the mid 

point suggested by the Harman Report) but we have also shown in the results for alternative 

figures. We note that BNP also adopted a figure of £20,000 for the North Northamptonshire 

testing whilst DJD used £10,700 for Huntingdonshire (no justification was provided by DJD in 

its Report which was done before the Harman Report was issued). 

5.19 We have assumed that the Scheme will take c. 7 years to build and sell, and have allowed 

for a period of enabling works before construction of the houses can commence.  We have 

reduced the overall development period as we have increased the percentage of 

affordable homes, reflecting the fact that there will be fewer private units to be sold.   

5.20 We appreciate that some developers suggest that sale rates can be faster (e.g. the recent 

revised application by Persimmon and Bloor for Towcester South SUE). If a faster rate is 

assumed then the interest charge is reduced, and the residual land value improved.  It also 

significantly assists the prospect for delivery of the scheme since the payback is earlier and 

the scheme goes cash positive sooner.  However, as illustrated in Table 2, the current rates 

of sale for private housing, and for affordable market sales (e.g. Low Cost Home 

Ownership), are low.    We therefore consider our assumption to be reflective of market 

conditions, which are not predicted to materially improve in the short term. 

Table 26: Assumptions 

 Assumptions 

No of dwellings 1,000 

Net Residential Area 28.6 ha (70 acres) 

Gross site area 57 ha (140 acres) 
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 Assumptions 

Private Sale Revenue 

(1) £1,722 per sq m (£160 per sq ft) 

(2) £2,045 per sq m (£190 per sq ft) 

(3) £2,314 per sq m (£215 per sq ft) 

Affordable Revenue £1,238 psm (£115 psf) 

Enabling Costs £20,000,000 (£20,000/dwelling) 

S106 Contribution 
(1) £6,000,000 (£6,000/dwelling) 

(2) £2,000,000 (£2,000/dwelling) 

Build Cost (CSH 3) £936 psm (£87 psf) 

Build Cost (CSH 4) £990 psm (£92 psf) 

Average dwelling 92.9 sq m (1,000 sq ft) 

Contingency 3% 

Professional Fees 5% 

Private Sale Costs 2.5% 

Interest 7%  

Profit 
20% of Private GDV 

6% of Affordable Cost 

 

Base Land Value 

5.21 We have adopted a Base Land Value of £14 million (£250,000 per gross hectare).  We note 

that in the Three Dragons Affordable Housing Study there was reference in one of the 

stakeholder consultations that greenfield sites without consent were taken to be c. £250,000 

per hectare.  Clearly there may be circumstances where either lower or higher figures are 

contracted by the developer, but we believe that the rate is a fair reflection of what a 

reasonable and willing landowner would require.  We understand that this is consistent with 

the figure adopted by BNP for the testing for North Northamptonshire. 

5.22 In line with our testing in the main Report we have shown results that are up to 20% less than 

the Base Land Value as marginal, and those that are worse as not Viable.  

Results 

5.23 The Tables below show the results of the testing, including the consequences of applying 

different assumptions in respect of the Base Build Costs, Enabling Costs, S106 costs and 

Affordable Housing. 

5.24 It should be noted that the figures show the maximum CIL, and make no allowance for 

headroom.  It would be expected that the actual CIL rate would therefore be less. 
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Code for Sustainable Homes Level 3 

Table 27: Low Sale Values & Base Cost CSH 3 

S106 @ £2,000 per dwelling  S106 @ £6,000 per dwelling 

Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

 Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

£17m     £17m    

£20m     £20m    

£23m     £23m    

 

 

Table 28: Mid Sale Values & Base Cost CSH 3 

S106 @ £2,000 per dwelling  S106 @ £6,000 per dwelling 

Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

 Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

£17m £133 £101 £71  £17m £97 £62 £25 

£20m £105 £70 £35  £20m £69 £31  

£23m £78 £39   £23m £43   

 

 

Table 29: High Sale Values & Base Cost CSH 3 

S106 @ £2,000 per dwelling  S106 @ £6,000 per dwelling 

Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

 Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

£17m £281 £252 £221  £17m £246 £211 £177 

£20m £255 £221 £186  £20m £219 £180 £141 

£23m £227 £190 £152  £23m £191 £151 £106 

 

Code for Sustainable Homes Level 4 

Table 30:: Low Sale Values & Base Cost CSH 4 

S106 @ £2,000 per dwelling  S106 @ £6,000 per dwelling 

Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

 Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

£17m     £17m    

£20m     £20m    

£23m     £23m    

 

 

Table 31: Mid Sale Values & Base Cost CSH 4 

S106 @ £2,000 per dwelling  S106 @ £6,000 per dwelling 

Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

 Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

£17m £86 £48 £11  £17m £51 £9  

£20m £60 £17   £20m £24   

£23m £32    £23m    
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Table 32: High Sale Values & Base Cost CSH 4 

S106 @ £2,000 per dwelling  S106 @ £6,000 per dwelling 

Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

 Enabling 

Costs 

Affordable 

@ 10% 

Affordable 

@ 20% 

Affordable 

@ 30% 

£17m £238 £202 £165  £17m £202 £161 £120 

£20m £210 £171 £129  £20m £176 £132 £85 

£23m £183 £140 £95  £23m £148 £101 £49 

 

Conclusions 

5.25 There may be a case for seeking to apply a different CIL for some of the SUEs to reflect the 

fact that there is likely to be a significant difference between them in terms of the sales 

values that can be achieved. However, this is considered to be impractical and the DCLG 

Guidance cautions against adopting multiple charging zones.  Moreover, the viability of 

each SUE will only in part be determined by the sales prices, and the scale of the Enabling 

Costs is likely to differ in each case, as may the requirements of the landowner(s). 

5.26 Whilst a CIL that is set by current build costs could in many instances be higher, the long 

term timescale of the SUEs means that most of the development will take place following 

the revision of Building Regulations; albeit it is at present uncertain what changes will arise. 

5.27 Our assumption as to the general level of Enabling Cost is in line with the Harman Report, 

and our own experience.. 

5.28 We have tested two different levels of S106 residual payment.  We note that whilst the results 

for the lower level, £2,000, show an ability for the Councils to charge a larger CIL, in the case 

of Low Values it makes no practical difference to the outcome.   

5.29 We note that in other areas where the viability of large schemes is challenged e.g. Greater 

Norwich and North Northamptonshire, there is a suggestion that a nominal CIL charge could 

apply c £50 per sq m (an average of £4,000 - £5,000 per private dwelling).  

5.30 If the Councils seek to impose a single CIL then we recommend £50 per sq m. 
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6. COMMERCIAL CIL VIABILITY – NON RETAIL 

 

6.1 The CIL Regulations stipulate that the vast majority of new development will be subject to 

CIL, therefore as well as appraising the viability of a CIL charge for residential development, 

we have also appraised the viability of implementing a CIL charge on commercial 

development, i.e. office and employment uses.  

6.2 We have employed the same methodology for testing the commercial uses, and have, in 

collaboration with the partner authorities via the WNJPU, put together a number of 

development typologies which we consider reflect the likely nature of development across 

the Study Area. We have also evidenced a range and mix of land uses that are proposed in 

accordance with the Study Area’s emerging Joint Core Strategy vision and objectives. 

6.3 The commercial typologies are summarised in 32 below.  

Table 33: Summary of the Development Typologies, Commercial 

Typology Land Uses and Development Quantum (G.I.A.) 

Scheme 12  Office (Urban) –2,900 sq m (2,322 sq m NIA) 

Scheme 13  Office (Business Park) – 2,200 sq m (1,858 sq m NIA) 

Scheme 14  Employment (Small Scheme B1, B2, B8) – 4,700 sq m 

Scheme 15  Employment  (Pre-let / Sale B2, B8) – 9,300 sq m 

 

Benchmark Land Values 

6.4 As discussed previously, the benchmark land value is the yardstick against which to 

compare viability appraisal results, and represents a judgement on the level of value 

required in order to incentivise a landowner to sell land for development.   

6.5 The benchmarks are intended to be indicative, and provide a guide as to likely land values. 

We note that the price a landowner will accept for his/her land is highly dependent on 

individual and local circumstances.  

6.6 The commercial benchmarks that have been used are reflective of serviced development 

land values for existing uses which we expect commercial development to replace. For 

example we would anticipate that new build office development will replace old or 

obsolete office development or will be built on employment land designated for office use. 

This is because office values are generally higher than industrial values, and the locations for 

each use tend to be unsuitable for the other.  

6.7 Although the overall output of gross floorspace has been low in the 2009/10 period, the sites 

delivered have largely been on Previously Developed Land. This reflects the lack of new 
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major sites or allocations being brought forward at present. It is encouraging that where 

opportunities have existed to develop new floorspace in the difficult climate these have 

been focused on redeveloping brownfield sites, commonly within existing settlements. 

Although sites on Greenfield land are likely to come forward as part of a longer term 

recovery, it is hoped this year’s data will demonstrate that a significant percentage of 

development is still focused on bringing Previously Developed Land back into use. 

6.8 We have set out our commercial benchmark assumptions below. These are reflective of 

current land values for each of the uses in question, and have been informed by 

stakeholder consultation, our own work in the Study Area and by Valuation Office Agency 

data and commercial property sources (EGi and Focus).  

6.9 Where development is assumed to take place within the town centre then the base land 

value is likely to be significantly higher due to the presence of existing buildings that may be 

capable of continued use or conversion, perhaps with occupiers that have to be bought 

out to secure vacant possession, and the need to assemble sites involving multiple 

ownerships.  In such circumstances the costs can easily be multiples of the cost of greenfield 

land, and this is one of the reasons why a number of town centre schemes are unable to be 

progressed.  We therefore consider that to be properly reflective of current market 

conditions it is best to compare the town centre schemes with an elevated land price rather 

than the land value that applies for cleared, serviced land. 

Table 34: Assumed Commercial Benchmarks 

USE Per Ha 

Northampton Town Centre £9,884,000 

Daventry Town Centre £7,413,000 

Urban £540,000 

Rural £250,000 

 

Appraisal Assumptions 

6.10 We have set out our development model assumptions in full in Appendix 1. 

6.11 We have assumed that sites are vacant and freehold. Our build costs have been adopted 

based on our experience and on average costs suggested by the BCIS. We have assumed 

that commercial development will meet BREEAM standard Very Good in line with the 

WNJPU emerging Joint Core Strategy.  

6.12 We have made an allowance for the costs of on-site preparation works which are 

necessary in order to bring forward a site. The costs are between 5% and 10% of total build 

costs, and include costs such as demolition, archaeology, estates roads highways and site 

levelling etc. 
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6.13 Both a current 2012 market and a future 2016 market have been identified and these form 

two distinct viability testing scenarios.  

6.14 The most recent BCIS forecast (September 2012) predicts that building costs will rise by c 

4.8% by the end of 2015 and c 9.7% by the end of 2016.   We have adopted c 7.3% to reflect 

mid 2016. 

6.15 The forecasts for commercial property are based on work by Real Estate Forecasting Limited 

and our in-house research team. 

Table 35: Rental Growth Forecast for Commercial Properties 

 2012 2013 2014 2015 2016 2012-15 2012-16 Adopted 

OFFICES -0.1 -0.1 1.9 2.6 2.9 4.4 7.5 6.0 

RETAIL -2.7 -0.1 1.5 2.4 2.9 1.1 4.0 2.6 

INDUSTRIAL -1.7 0.0 1.3 2.2 2.7 1.8 4.5 3.2 

Source: IPD, Real Estate Forecasting Ltd, GVA 

6.16 Combining the forecasts for rental values together with the BCIS forecast for build costs 

gives the assumptions we have used for the 2016 Appraisals. 

6.17 Our appraisals assume that there are no S106 obligations in respect of the schemes and that 

all costs, such as S278 Agreements are effectively absorbed within either the assumed 

enabling costs and/or the CIL payment. 

 Table 36: Viability Model Principal Cost and Market Assumptions: Commercial Uses 

12 13 14 15 

TYPOLOGY Urban Office   

(B1) 

Office Business 

Park (B1) 

Industrial 

Small Scheme  

(B2 / B8) 

Industrial 

Large Scheme    

(B2 / B8) 

Site Coverage 

(Ha) 

0.1 ha  

(0.25 acres) 

0.33 ha  

(0.8 acres) 

1.17 Ha 

(2.9 acres) 

2.3 Ha 

(5.7 acres) 

GIA (sq m) 2,900 sq m 2,200 sq m 4,700 sq m 9,300 sq m 

NIA (sq m) 2,322 sq m 1,858 sq m n/a n/a 

Car Spaces 0 spaces 63 surface n/a n/a 

 2012 2016 2012 2016 2012 2016 2012 2016 

Base Build Cost  

(per sq m) 
£915 £982 £915 £982 £485 £520 £485 £520 
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Rental Values  

(per sq m) 
£188 £200 £188 £200 £59 £61 £59  £61 

Rent Free (months)  18 18 18 18 24 24 12 12 

Yield 6.75% 6.75% 6.75% 6.75% 7% 7% 7% 7% 

Profit (on Cost) 20% 17.5% 20% 17.5% 20% 17.5% 20% 17.5% 
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7. CIL VIABILITY FINDINGS: COMMERCIAL   

Introduction 

7.1 We have undertaken assessments of the typologies as at 2012 and 2016.  The results indicate 

the maximum levels of CIL that can be afforded.   As noted, the appraisals assume that any 

S106 Cost is to be absorbed within the CIL, and an allowance for enabling costs, including 

S278 payments, is included within the development costs.  

7.2 We would note that where development involves the replacement or addition to an 

existing building, then in theory (assuming a number of other conditions have been satisfied) 

CIL is only chargeable on the net additional increase in floorspace.  Our calculation of the 

maximum CIL makes no allowance for any off set. 

Office (B1 Use)  

Office Development 

7.3 The development strategy of the emerging West Northamptonshire Joint Core Strategy 

proposes a significant increase in the provision of jobs in the West Northamptonshire area, 

with a net increase of 19,000 jobs between 2008 and 2026, in order to maintain a broad 

balance between homes and jobs and to ensure a diverse economic base.  New jobs 

growth will be concentrated within the principal urban area of Northampton through 

renewal and regeneration of existing employment sites and within the SEMLEP Northampton 

Waterside Enterprise Zone.  As noted before, CIL is generally only expected to apply to new 

build schemes where additional floorspace is created.   

7.4 New office floorspace is proposed to be concentrated in the town centre of Northampton 

with development in the region of 100,000sqm for the period to 2026.  This is further 

supported through the policy provisions of the Northamptonshire Central Area Action Plan.  

In addition, new office development in Daventry is focused on the town centre to ensure a 

vibrant town centre and diverse employment opportunities for Daventry as a Sub-regional 

centre.          

7.5 In the current climate town centre office development is challenged. We calculate that it is 

possible that there could be office development within the next 5 years but given prevailing 

rents and yields, together with our forecasts as at 2016, such development is and will remain 

marginal.  In effect development is likely only to happen if there are few or no exceptional 

costs including abnormal ground conditions, and the land value is relatively low. We note 

that the Development Corporation is currently marketing land at St Peter’s Waterside with 

the potential that it be acquired for commercial development for no land payment.  
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7.6 The results of the testing suggest that there is no scope to charge CIL for any of the office 

scenarios. 

Table 37: Urban Office & Office Business Park Schemes CIL Viability  

 

  
USE 

Potential CIL Charge 

2012 

Potential CIL Charge 

2016 

Scheme 12 Urban Office (B1) £0 sq m £0 sq m 

Scheme 13 Business Park (B1) £0 sq m £0 sq m 

 

Industrial (B2 / B8 Use) 

7.7 Our forecast for 2016 suggests that B2/B8 development is one form of development where 

the prospects for rental growth appear positive. However, the predicted growth may not 

match the increase in build costs. 

7.8 At Northampton’s main industrial and distribution locations rental values do not vary 

significantly, with values at c. £5-5.50 per sq ft across the West Northamptonshire area (for 

new build, good quality specification accommodation).  

7.9 Our appraisals suggest that new build industrial development in West Northamptonshire 

cannot currently afford to contribute to a CIL, and that it is unlikely to change by 2016.  We 

note that these results are consistent with those of North Northamptonshire and Rugby. 

Table 38: Employment Schemes Potential for CIL (per sq m)  

  
USE 

Potential CIL Charge 

 2012 

Potential CIL Charge 

Up to 2016 

Scheme 14 
Small Scheme  

(B1/B2/B8) 4,700sqm £0 sq m £0 sq m 

Scheme 15 
Large Scheme 

(B2,B8) 9,300sqm £0 sq m £0 sq m 

 

Commercial Development Summary & Conclusions 

7.10 The appraisals suggest that neither now nor in the near term will the forms of development 

tested be able to afford a CIL.  These results mirror those of Rugby and North 

Northamptonshire, which all propose a NIL Charge. Additionally, the Huntingdonshire CIL 

Charging Schedule, which has set a Zero Charge, has recently been approved by an 

examiner. 

7.11 If the Councils were minded to charge a CIL so that any development that is brought 

forward makes a contribution then we have suggested a rate which of itself would not 
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mean that development is unviable and therefore not promoted.  Greater Norwich 

Development Partnership has proposed a charge of £5 to cover just this situation (the 

Examiner questioned whether such a low rate was economic to collect).  Our suggested 

rates are the equivalent of c 2% of the build costs i.e. within the amount of the contingency 

sum that has been allowed in the appraisals (5%). 

Table 39: Commercial Schemes Suggested CIL (per sq m)  

  
USE 

Potential CIL Charge 

 Viability Testing 

Potential CIL Charge 

Token Charge 

Scheme 12 Urban Office (B1) £0 sq m £20 sq m 

Scheme 13 Business Park (B1) £0 sq m £20 sq m 

Scheme 14 
Small Scheme  

(B1/B2/B8) 4,700sqm £0 sq m £10 sq m 

Scheme 15 
Large Scheme 

(B2,B8) 9,300sqm £0 sq m £10 sq m 

 

8. RETAIL CIL VIABILITY  

 

As requested, we have tested a large number of potential retail scenarios, as detailed 

below:-  

 

Table 40: Summary of the Retail Development Typologies 

Typology Land Uses and Development Quantum (G.I.A.) 

Scheme 16  Town Centre Comparison/Convenience – 300 sq m 

Scheme 17  Suburban Comparison/Convenience – 300 sq m 

Scheme 18  Town Centre Convenience – 1,500 sq m 

Scheme 19  Suburban Convenience – 1,500 sq m 

Scheme 20  Town Centre Comparison – 1,500 sq m 

Scheme 21  Suburban Comparison – 1,500 sq m 

Scheme 22  Town Centre Convenience – 2,500 sq m 

Scheme 23  Suburban Convenience – 2,500 sq m 

Scheme 24 Retail (Non Food Retail Park) – 9,290 sq m 

 

Benchmark Land Values 

8.1 We have adopted the following Benchmark Land Values: 
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Table 41: Assumed Commercial Benchmarks 

USE Per Ha 

Northampton Town Centre – 

Comparison & Convenience 
£9,884,000 

Daventry Town Centre – 

Comparison & Convenience 
£7,413,000 

Retail Park – Non Food £540,000 

Suburban – Comparison & 

Convenience 
£540,000 

 

8.2 Our assumptions are detailed in Table 41.   We have made the same assumptions as to 

compliance with BREEAM Very Good, and for site preparation costs as for the Office and 

Commercial Schemes. 

8.3 Both a current 2012 market and a future 2016 market analysis is provided, 

8.4 Our appraisals assume that there are no S106 obligations in respect of the schemes and that 

costs, such as S278 Agreements, are absorbed within either the assumed enabling costs 

and/or the CIL payment. 
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Table 42: Viability Model Principal Cost and Market Assumptions: Retail Uses 

16 17 18 19 20 21 

TYPOLOGY Town Centre 

Comparison/ 

Convenience –  

300 sq m 

Suburban 

Comparison/ 

Convenience –  

300 sq m 

Town Centre 

Convenience –  

1,500 sq m 

 

Suburban 

Convenience –  

1,500 sq m 

 

Town Centre 

Comparison –  

1,500 sq m 

 

Suburban 

Comparison – 

 1,500 sq m 

 

Site 350 sq m 350 sq m 0.61 ha 0.61 ha  0.5 ha 0.58 ha 

GIA (sq m) 300 sq m  300 sq m  1,500 sq m  1,500 sq m  1,500 sq m  1,500 sq m  

Car Spaces 0 spaces 0 spaces 90 spaces 90 spaces 50 spaces 70 spaces 

 2012 2016 2012 2016 2012 2016 2012 2016 2012 2016 2012 2016 

Base Build Cost  

(per sq m) 
£1,184 £1,270 £1,000 £1,072 £946 £1,014 £946 £1,014 £946 £1,014 £946 £1,014 

Rental Values  

(per sq m) 
£215 £221 £161 £165 £188 £193 £135 £139 £188 £193 £161 £166 

Rent Free 

(months)  
12 12 12 12 9 9 9 9 9 9 18 18 

Yield 7% 7% 7% 7% 6% 6% 6.5% 6.5% 5% 5% 7% 7.5% 

Profit (on Cost) 20% 17.5% 20% 17.5% 20% 17.5% 20% 17.5% 20% 17.5% 20% 17.5% 
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22 23 24 

TYPOLOGY 
Town Centre 

Convenience 

– 2,500 sq m 

Suburban 

Convenience 

– 2,500 sq m 

Non Food 

Retail Park – 

9,290 sq m 

Site Coverage  1.21 ha 1.21 ha 2.5 ha 

GIA (sq m) 2,500 sq m  2,500 sq m  9,290 sq m 

Car Spaces 150 spaces 150 spaces 500 spaces 

 2012 2016 2012 2016 2016 2012 

Base Build 

Cost  

(per sq m) 

£946 £1,014 £946 £1,014 £750 £804 

Rental Values  

(per sq m) 
£188 £193 £161 £166 £172 £176 

Rent Free 

(months)  
9 9 9 9 24 24 

Yield 5% 5% 5% 5% 5% 6% 

Profit (on Cost) 20% 17.5% 20% 17.5% 17.5% 20% 
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9. CIL VIABILITY FINDINGS: RETAIL  

9.1 We have, in agreement with the partner authorities via the WNJPU, tested a large number 

of different retail development typologies to seek to establish whether there is any 

difference in the outcome as result of the location, the form or the size of the development.  

9.2 The results are set out in Table 42. 

 Table 43: Retail Schemes Maximum CIL Charges (per sq m) 

 

Description 

Maximum 

CIL 

Charge 

 2012 

Maximum 

CIL 

Charge 

 2016 

Daventry    

Scheme 16 
 Town Centre Comparison/Convenience – 300 

sq m 
£0 psm £0 psm 

Scheme 20  Town Centre Comparison – 1,500 sq m £0 psm £0 psm 

Scheme 22  Town Centre Convenience – 2,500 sq m £0 psm £0 psm 

Northampton    

Scheme 16 
 Town Centre Comparison/Convenience – 300 

sq m 
£0 psm £0 psm 

Scheme 20  Town Centre Comparison – 1,500 sq m £0 psm £0 psm 

Scheme 22  Town Centre Comparison – 1,500 sq m £0 psm £0 psm 

Rest of Area    

Scheme 17  Suburban Comparison/Convenience – 300 sq m £240 psm £240 psm 

Scheme 19  Suburban Convenience – 1,500 sq m £690 psm £690 psm 

Scheme 21  Suburban Comparison – 1,500 sq m £100 psm £100 psm 

Scheme 23  Suburban Convenience – 2,500 sq m £370 psm £370 psm 

Scheme 24 Retail (Non Food Retail Park) – 9,290 sq m £740 psm £850 psm 

 

9.3 For the schemes that are able to afford to pay a CIL Charge, we have analysed the 

contribution in relation to Build Costs and GDV.  
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Table 44: Retail Schemes CIL Charge as % of Build Cost 

Maximum CIL 

Charge 

Maximum CIL 

Charge 

  

2012 % Build Cost 2016 % Build Cost 

Rest of Area        

Scheme 17 £240 sq m 19% £240 sq m 19% 

Scheme 19 £690 sq m 53% £690 sq m 53% 

Scheme 21 £100 sq m 6% £100 sq m 6% 

Scheme 23 £370 sq m 2% £370 sq m 15% 

Scheme 24 £740 sq m 2% £850 sq m 81% 

 

9.4 The results of the appraisals need to be considered in the context of current market 

conditions, and the need to provide Headroom. 

9.5 Our forecast values as at 2016 suggest that retail rents will increase but this is not predicted 

to match the increase in building costs.  

9.6 Conditions generally for the retailing industry located in town centres will remain challenging 

and no significant improvement in the short term is anticipated. With few exceptions the 

retail property market continues to suffer from the ongoing economic malaise with declining 

sales, reduced margins and increasing competition from e-tailing all having a 

compounding effect. The comparison shopping sector has been particularly affected with 

increasing numbers of corporate failures adding to the already high UK average vacancy 

rate of 14.5%. As a consequence new retail development outside of London and in the 

major regional cities has virtually ground to a halt as lack of retailer demand, restricted 

funding and overall uncertainty has rendered most town centre schemes unviable.  

9.7 This is in contrast to the food sector where major retailers such as Tesco and Sainsbury’s are 

seen as one of the most attractive forms of property investment often secured on long 

leases with indexed related rental growth. Strict planning restrictions have 

limited the availability of new food store sites, putting upward pressure on rents and land 

values and this trend is likely to continue.  Further, as food stores are occupier driven the 

promotion and construction of new stores is often done direct by the operators themselves.  

In such cases an operator can potentially pay significantly more for the site than a 

developer, based on its own business model; we have seen examples where an operator 

has offered more than double the bids from developers. The residual calculations 

undertaken for this Report reflect the profit that would be sought by a developer not an 

operator.  In either case, in Northamptonshire as in many other places, the price paid or 

expected to be paid for land with planning consent for a food store is significantly greater 

than for any other commercial use, and again this demonstrates the viability of schemes for 

this use. 
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Supermarkets/Food Stores 

9.8 The main food retailers tend to operate different store formats and sizes and also use 

different terminology in describing their particular store category. However, in property 

terms there is a general understanding that the market falls into the following sub-

categories:- 

1. Convenience Stores –  232 – 743 sq m gross (2,500 - 8,000 sq ft) 

2. Discount food stores – 929 – 1,486 sq m gross (10,000 - 16,000 sq ft) 

3. Supermarkets/Superstores – 1,858 – 7,432 sq m gross (20,000 - 80,000 sq ft) 

4. Hypermarkets/Supercentres - +7,432 sq m gross  (80,000 sq ft)  

9.9 As part of our viability testing we have undertaken viability appraisals of a small 

convenience store (300 sq m), a store of 1,500 sq m and 2,500 sq m. The testing shows a 

positive land value for all the sizes of store tested.  However, when we apply the assumed 

Base land Value in the Town Centre those schemes cannot afford a CIL.  For the other 

scenarios the maximum CIL is c £370, discarding the highest and lowest results.  If the 

Councils want to set a differential rate based on the size of the store then the testing done 

so far highlights that there is a difficulty identifying where to draw the boundary.  Further the 

results need to be tempered by the fact that a high charge would represent a large 

additional cost and potentially be disproportionate to those proposed elsewhere. 

9.10 We would also caution that it should be remembered that large food stores and 

supermarkets can be developed as ‘anchors’ to larger mixed used developments, and as 

such the value created by these food stores is effectively used to support additional 

development; for example residential and commercial uses, particularly in lower value 

areas.  In such circumstances a high CIL charge would lessen the financial support they 

could provide to other uses within a scheme. 

Comparison Stores 

9.11 Town Centre retail development is currently highly challenged across the country, and our 

market evidence indicates that this is also the case across the towns of West 

Northamptonshire.  

9.12 Depending on the exact location of the assumed shops it is conceivable that this form of 

development could afford to contribute a CIL, but we expect that for the high value areas 

(High Zone A Rents) such a form of development would involve the replacement or 

refurbishment of existing buildings and therefore it is likely that a CIL will not apply. In those 

areas where there are no existing buildings then we would expect the retail rents that can 

be achieved to be significantly lower and not to exceed the cost of construction. We would 

also expect this form of development to come forward as part of a mixed use scheme 

possibly with residential above, and in such cases it is our usual experience that the retail 

element often contributes little to the overall viability of the scheme.  
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9.13 We therefore conclude and our appraisals show that, adopting current day values and 

costs, new build comparison retail cannot currently afford to contribute to a CIL charge in 

the Town Centres but could afford up to £100 outside. 

Retail Warehouse 

9.14 Our appraisals show that new large non-food retail park can currently afford to contribute 

up to a maximum of £740 per sq m to CIL; this would also apply to extensions of existing 

retail parks.    

Retail Development Summary & Conclusions 

9.15 The Town Centre schemes show a potential residual land value but this is less than the 

assumed base land value.  

9.16 There is a wide range of answers for schemes outside the town centre.  A number of 

authorities are/have sought to charge a different rate for food retail stores (Wycombe, 

Huntingdon, East Cambridgeshire, Greater Norwich & Plymouth).  If this option is to be 

pursued then further testing will need to be undertaken so that we can show unambiguous 

evidence as to why a different CIL can be justified.  The Councils would also need to decide 

whether to make a distinction within the category and charge a different rate according to 

a size threshold. 

9.17 We note that East Northamptonshire propose to charge £125 for all retail above 280 sq m; 

Kettering £125 above 280 sq m, £60 in Kettering and £0 elsewhere; Rugby £112 in the town 

and £0 outside the town, and Huntingdonshire is charging at £40 below 500 sq m and £100 

above.  None of these Councils has sought to distinguish between Food and other forms of 

retail and are charging for development within the town centre. 

Grouping of ‘A’ Class Retail Uses (A1, A2, A3, A4 & A5) 

9.18 Below are examples of the types of uses which fall under the definition of  ‘A’ Class Uses for 

clarification: 

Table 45: ‘A’ Use Classes Order 

TCPA Use Classes 

Order 2006 
Use / Description of Development Permitted Change 

A1: Shops 

The retail sale of goods to the public: 

Shops, post offices, travel agencies, hairdressers, 

funeral directors, domestic hire shops, dry cleaners, 

internet cafes, sandwich bars (food consumed off 

premises) etc… 

No permitted 

change 

A2: Financial & 

Professional 

Services 

Financial Services: 

Banks, building societies & bureau de change, estate 

agencies and employment agencies, betting shops. 

A1 (where there is 

a ground floor 

display window) 
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TCPA Use Classes 

Order 2006 
Use / Description of Development Permitted Change 

A3: Restaurants & 

Cafes 
Restaurants & Cafes: A1 or A2 

A4: Drinking 

Establishments 

Public House, Wine Bar or other drinking 

establishments (primary purpose being the sale 

of alcohol) 

A1, A2 or A3 

A5: Hot Food 

Takeaway 
Take-aways - hot food taken off premises. A1, A2 or A3 

 

9.19 We have spoken to our in house retail agency and development team regarding the 

grouping together’ of these uses for the purpose of setting a CIL charge. From our 

discussions with the retail team and our own experience at modelling retail and mixed-use 

development schemes we conclude that, in development terms at least, and despite its 

closeness in use to B1(a), A2 uses should be classed in the same value bracket as A1 uses. 

This is because, although rents for A2 uses are often lower than A1 uses and could be 

considered more akin to B1(a) uses, planning permission for a change of use is not required 

to convert premises from an A2 to an A1 use. This means that an A2 occupier could convert 

to an A1 use without having to consult the planning system, effectively giving A2 units the 

same value in development terms as A1. We would therefore advise that all ‘A’ class uses 

(apart from large supermarkets) be grouped together under the same CIL Charge.  

9.20 Our recommendation based on the testing done so far is detailed below. 

Table 46: Retail Schemes Suggested CIL (per sq m) 

Daventry Description 
Potential CIL 

Charge 

Daventry  Town Centre Comparison/Convenience  £0 sq m 

Northampton  Town Centre Comparison/Convenience £0 sq m 

West Northants   

Suburban Comparison/Convenience/Retail £100 sq m 

Rural  Comparison/Convenience/Retail £100 sq m 

 

9.21 The attached maps show what we consider to be the town centre areas for retail within 

Northampton and Daventry, and therefore covered by the potential Nil CIL charge. 
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10. ‘OTHER USES’ CIL VIABILITY  

 

10.1 In addition to testing residential, commercial and retail uses we have also tested CIL viability 

for the following uses:  

• Hotel 

• Residential Care Homes (C2)  

• Student Housing 

• Leisure Complex (D2) 

• Health  

• Education 

10.2 Non-residential typologies are summarised in Table 46 below. Again, we have tried to ensure 

that these development typologies represent a range and mix of land uses that are 

proposed in accordance with the emerging Joint Core Strategy vision and objectives. 

Table 47: Summary of Development Typologies, ‘Other Uses’ 

Typology Land Uses and Development Quantum (G.I.A.) 

Scheme 25  Hotel – 150 rooms 

Scheme 26(a)  Residential Care Home – 65 bed Local Authority Care Home 

Scheme 26b)  Residential Care Home – 65 bed Private Care Home 

Scheme 27  Student Housing – 100 rooms 

Scheme 28  Leisure Complex – 5,000 sq m (GIA) 

Scheme 29  Health – 500 sq m (Health & Dentistry Facility) 

Scheme 30(a)  Education - 1,500 pupil secondary school 

Scheme 30(b)  Education – 500 pupil primary school 

 

Benchmark Land Values 

10.3 The benchmarks we have used are set out in Table 47 below. These benchmarks are 

intended to be indicative of the likely return a landowner would require in order to bring 

forwards each one of these uses.  

10.4 For student housing we have assumed that student housing land values are based in and 

around the location where the majority of student housing is built in West Northamptonshire 
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– i.e. Northampton (Low Value Area). We have adopted the same approach as for 

residential development as we have assumed that because of cost and value 

consequences, it is unlikely that residential development will be demolished to make way 

for student housing, and so have used the assumption that a landowner will require a 20% 

premium upon EUV in order to bring the site forward. 

10.5 We have assumed that new build hotel development is most likely to come forward on 

good employment sites (either in or near to Northampton, Towcester and (to a lesser extent) 

Daventry town centre, or near to transport nodes such as the motorway network. As such 

we have taken business park / out of town retail employment land values (as set out in 

above) as the benchmark against which to judge viability. We have also used this 

approach for leisure uses based on the same understanding of where leisure uses might 

come forward.  

10.6 We know from past experience that there is de minimus value in the development of 

Education and Health schemes, and so have assumed a benchmark in line with that of low 

grade employment land (£370,000 per ha).  

Table 48: Assumed ‘Other Uses’ Benchmarks: 

USE: Per Ha 

Hotel - Urban £540,000 

Student Housing - Urban £540,000 

Leisure £540,000 

Health & Education £370,000 

 

Summary of Appraisal Assumptions 

10.7 We have set out our development model assumptions in full in Table 48.  We have assumed 

that sites are vacant and freehold, and we have based our costs on market research and 

BCIS. Our values have been sourced from our own in house Agency teams, as well as 

research into the local student, residential care, leisure and hotel markets.  
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Table 49: Viability Model Principal Cost and Market Assumptions: Hotel, Leisure, Residential 

Care & Student Housing  

TYPOLOGY 25 26(a) 26(b) 27 28 

 

Hotel 

Residential 

Care Home 

(Public) 

Residential 

Care Home 

(Private) 

Student 

Housing 

Leisure 

complex 

No. of 

Rooms 
150 65-bed 65-bed 100 n/a 

Site (Ha) 0.75 0.58 0.58 0.4 0.7 

GIA (sq m) 6,000 6,500 6,500 2,425 5,000 

NIA (sq m) 5,100 3,800 3,800 1,940 4,250 

Base Build 

Cost 

(per sq m) 

£1,350 £1,000 £1,000 £1,200 £1,300 

Rental 

value 

(per sq m) 

£3,500 

(per room / 

p.a.) 

n/a 
£190 - 

£2,315 

£3,500 - £4,000 

(per room) 

£140 

(per sq m) 

Yield 6.5% n/a n/a 6.5% 6.25% 

Profit 

(on GDV) 
15% n/a 20% 20% 17.5% 
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11. CIL VIABILITY FINDINGS: OTHER USES   

11.1 Below we set out the viability appraisal findings for the hotel, student housing, health and 

education development uses.  

Hotel (C1) 

11.2 At present the hotel market nationally is characterised by a low level of new build 

development. This is mainly due to the recent challenging economic conditions, which 

makes it more financially viable for operators to buy or lease existing hotel facilities which 

have, for example, been repossessed by banks, than to build new facilities. The cost of 

building new hotel space is similar to that of building residential units, and in the current 

market many hotel development values are not at a level to support the cost of new build 

development.  

11.3 We have spoken to our in house hotel agency team, who confirm that, reflecting the 

above, it is unlikely that the hotel industry will see significant quantities of new build 

development in West Northamptonshire in the near future. They also comment that this 

situation is the same for both the lower and higher ends of the local hotel market – for 

example companies such as Travelodge and Holiday Inn, as well as higher value 4 and 5 

star operators, will be impacted in a similar way. Indeed it can be argued that viability 

decreases as the price / calibre of a hotel increases.  

Viability Appraisals  

11.4 We have run viability appraisals based on a 100-bed hotel development. In undertaking 

these appraisals we have made reference to the size (number of bedrooms and Net 

Internal Area / Gross Internal Area) characteristics and facilities (e.g. number of car parking 

spaces) of existing hotels in the Study Area. We have assumed a 100 bed hotel, and that 

units rent for upwards of £3,500 per room per annum. We have allowed for the possibility of 

hotel development coming forward across the Study Area by looking at rural options, but 

have assumed that most development would be likely to come forward within the town 

centres and rural settlements.  

11.5 Our appraisals show that, in line with the above, there is little to suggest that new build hotel 

development will (a) come forward in considerable quantity, and (b) be able to provide 

significant levels of CIL contribution.  We have taken employment existing use land values 

from the Viability Study as the benchmark land values for these appraisals, but note that it is 

possible that lower existing use land values could be applicable subject to planning – for 

example land with a previous use of ‘community’ or industrial land (although we consider 

this unlikely).  
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Table 50: 100 Bed Hotel Potential for CIL Provision 

  USE Maximum CIL Charge 

Scheme 25 100 Bed Hotel £0 

 

Residential Care Homes (C2) 

11.6 It is anticipated that the majority of residential care homes (Use Class C2) will include an 

element of public sector funding, such as direct grant or free/reduced value land.  Further, 

a number of the institutions that operate these homes are charities and may be able to 

claim exemption from CIL.  

11.7 The planning classification of a particular scheme can be difficult and there have been a 

number of planning appeals on this particular point.  In particular, it can give rise to the 

question as to whether the development/operation may be  treated as being effectively 

conventional  residential housing, and therefore subject to the requirements and obligations 

arising under the relevant Council’s planning policies.  This can include a requirement to 

provide affordable housing, or more usually, a commuted sum in lieu. 

11.8 In our experience developments that are genuinely and wholly within Use Class C2 will not 

be able to afford a CIL contribution.  We would recommend that schemes that are 

classified as Use Class 3 be charged a CIL in line with the rates proposed for other forms of 

C3 housing. 

 

Table 51: Residential Care Home Potential for CIL Provision 

  USE Maximum CIL Charge 

Scheme 26 (a) Local Authority Care Home £0 per sq m 

Scheme 26 (b) Private Care Home (Use Class C2) £0 per sq m 

Scheme 26 (c) Private Care Home (Use Class C3) Apply the residential CIL Rate 

 

Student Housing  

11.9 We have undertaken an appraisal based upon a student housing typology which assumes 

a 100 room development.  

11.10 The nature of student housing is such that it is fairly simple to anticipate demand. Universities 

are aware of historical attendance figures as well as anticipated attendance figures which 

can assist in providing for new housing where there is a need. As such, should a need be 

identified for student housing it is likely that demand will be strong, and room or apartment 



West Northamptonshire Joint Planning Unit CIL Economic Viability Report 

 

 

  

December 2012  gva.co,uk 66 

rental values will support this - our evidence suggests that the average price for a room with 

washing facilities is circa £3,000 - £4,000 for 42 weeks.  

11.11 We understand that the university has an option on the site in the town centre which it may 

have exercised. Given the development of new student housing is very marginal based on 

the anticipated rents that can be secured we consider it unlikely that new student 

accommodation will be built if the university progresses its own proposed scheme.  

11.12 The appraisal of the potential scheme suggests that even development of the university’s 

scheme will be marginal and that a small CIL can only be charged if a very modest sum is 

to be paid for the land, and no other S.106 costs were levied. On this basis we calculate 

that the scheme could afford a maximum CIL of £25.  

Table 52: Student Housing Potential for CIL Provision 

  USE Maximum CIL Charge 

Scheme 27 100 Rooms Student Housing £25 per sq m 

 

Leisure Centre (D2) 

11.13 We have spoken to our in house leisure agency team, who comment that the health and 

fitness club market is currently cautiously positive, with expansion in the Study Area possible 

over the life of the Joint Core Strategy.  

11.14 We would therefore anticipate that in particular Northampton, Towcester, the SUE’s and 

more generally the WNJPU general policy area, could expect a small number of new fitness 

centre openings over the timescale of the Joint Core Strategy.                          

Viability Appraisals  

11.15 We have run viability appraisals based on a 5,000 sq m town centre leisure centre (to 

include entertainment uses as well as sports / leisure / fitness facilities).  

11.16 Our appraisals are based on a new build fitness club of circa 5,000 sq m (gross), and rental 

values of £140 per sq m (£13 per sq ft). Our appraisals show that, depending on the Existing 

Use Value / Alternative Use Value of the land, health clubs could viably provide a CIL 

contribution of circa £30 per sq m.  

Table 53: Leisure Centre Potential for CIL Provision 

  USE Maximum CIL Charge 

Scheme 28  Leisure £30 per sq m 
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Health  

11.17 We have run a viability appraisal based on the provision of a health centre of c. 500 sq m. In 

much the same way that education provision is not likely to attract development value, 

neither does new build health development.  Subsequently our appraisals show that 

healthcare development cannot afford to contribute towards a CIL.  

Table 54: Healthcare Potential for CIL Provision 

  USE Potential for CIL Charge 

Scheme 29 Health £0 per sq m 

 

Education  

11.18 We have run viability appraisals in order to investigate the potential ability of educational 

development to contribute towards CIL in the West Northamptonshire area. We have tested 

a 1,500 pupil secondary school and a 500 pupil Primary school. We have based our 

assumptions on costs provided by BCIS.  

11.19 Schools have traditionally been provided through developer contributions as part of a 

planning condition and public funding subsidy. Besides a contractor’s profit, the funding is 

equal to the cost of the land and the build cost of the school. The school does not capture 

any development value other than that as an asset on the provider’s books for accounting 

purposes.  

11.20 Our educational development appraisals make the following assumptions:  

• The cost of a secondary school allows for 1,500 pupils based on a 10 form entry system; 

• Sixth form additions are based on a 55% staying on rate; 

  

11.21 Our appraisals show that educational development cannot viably afford to contribute 

towards CIL.  

Table 55: Education Potential for CIL Provision 

  USE Potential for CIL Charge 

Scheme 30 (a) 1,500 pupil secondary school £0 per sq m 

Scheme 30 (b) 500 pupil Primary school £0 per sq m 

 

General Public Service Buildings 

11.22 Although we have not tested all commercial community uses such as libraries and 

community centres, the above models and outcomes for Health and Education buildings 
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can act as a proxy for the likely development viability of these schemes i.e. they will not be 

able to contribute to a CIL.  

Table 56: General Public Service Buildings 

USE Potential for CIL Charge 

General Public Service Buildings £0 per sq m 
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12. CONCLUSIONS & RECOMMENDATIONS 

Introduction 

12.1 This CIL Assessment is intended to establish an understanding of the potential for the 

establishment of a CIL charge across West Northamptonshire.  

12.2 It should be noted that the timing of the Viability Assessment coincides with the on-going 

consequences of a significant downturn in the national and local housing market, coupled 

with the longest economic slowdown since the Second World War and the continued 

turmoil in the funding markets and banking sector. Local Authorities face a dilemma over 

how to encourage the levels of future growth envisaged by local plans (including Core 

Strategies) whilst ensuring that the necessary infrastructure and affordable housing is 

delivered in tandem.  This is to be carried against a background of public sector capital 

and revenue funding cuts, and difficulties in the private sector, especially for the 

development of new housing and commercial accommodation.   

Conclusions 

The Development Market Context 

12.3 Setting a CIL must take account of the Study Area’s market context.  For both residential 

and commercial development, the market remains fragile and subject to volatility as a 

result of the economic recession affecting demand.  There have been some periods of 

relative, short-lived market stability but little evidence of a sustained market recovery. 

12.4 Land values have witnessed a decline since mid-2007 as the implications of the slow-down 

in demand has fed through.  For a period the values for potential residential land was 

somewhat artificially supported by the availability of significant amounts of  NAHP (National 

Affordable Housing Programme) grant, which will be less easily available in future.  

12.5 The Commercial market demand for business and employment floorspace remains sensitive 

to the national and regional economic situation.  It is a fragile position that shows slow signs 

of recovery in terms of demand and the values achievable.   

Key Infrastructure Developments 

12.6 The West Northamptonshire IDP Update sets out identified infrastructure to support the 

delivery of the Joint Core Strategy (JCS).  Some infrastructure provision is key to the delivery 

of the JCS and without it development could be at least delayed or at worst prevented.  

These items are identified as ‘Key Primary Infrastructure Projects’ and are projects linked to 

more than one development.  These 12 Key Primary Infrastructure Projects are identified in 

Table 55 in the JCS, and is replicated below (including proposed changes at July 2012). 
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Table 57: General Public Service Buildings 

Infrastructure Required  Reason for Requirement Broad Phasing 

Improvements to the Waste 

Water Network - 

Northampton Town Centre 

To provide capacity to the 

main sewer allowing for 

increases in waste water 

flows. 

Scale and type of solution 

to be informed by 

Northampton Central Area 

Drainage Assessment (May 

2011) 

Waste Water Treatment 

Works - Great Billing, 

Northampton 

Increased capacity 

required for development in 

Northampton beyond 2019 

Works to commence in 2019 

and complete by mid 2021  

North West Bypass – 

Northampton 

Required to serve the 

Sustainable Urban 

Extensions of: North of 

Whitehills, King’s Heath and 

Northampton West  

Phase 1 (A428 to Grange 

Farm) to commence by 

2016.  Phase 2 (Grange 

Farm to A5199) to 

commence by 2021. 

Sandy Lane Relief Road – 

Northampton 

Required to serve the 

developments of Norwood 

Farm and the Sustainable 

Urban Extensions of: 

Northampton West, North of 

Whitehills and King’s Heath 

Completion required by 

2016 

Northampton Growth 

Management Scheme - 

Northampton   

Improvements are required 

to the A45 between M1 J15 

and the Great Billing 

Interchange to support 

growth in Northampton and 

to ensure access and 

egress onto the Strategic 

Road Network is managed 

effectively.  

Phased programme with 

commencement in 2014.  

Waste Water Treatment 

Works - Towcester 

Capacity impacts on 

development in Towcester 

beyond 2018/19 

Work to extend capacity is 

programmed to be 

completed in 2020/21 

Waste Water Treatment 

Works - Brackley 

Capacity impacts on 

development in Brackley 

beyond 2018/19 

Work to extend capacity is 

programmed to be 

completed in 2020/21 

 

Waste Water Treatment 

Works - Daventry 

Whilton Waste Water 

Treatment Works requires 

upgrading to allow long 

term development to take 

place 

Work commenced in 2012 

Daventry Development Link  

Required to enable 

strategic growth at  

Daventry  

Improvements required to 

be completed by 2021 

A5/ A45 Weedon 

Crossroads 

Required to improve 

capacity of junction head 

of Daventry Development 

Link  

Work requires completion 

by 2012 

Grosvenor Centre, 

Northampton Bus 

Interchange – Northampton 

Required as a key part of 

modal shift measures within 

the town centre 

Two year project 

commencing 2012 
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Castle Station Public 

Transport Interchange - 

Northampton   

Required as a key part of 

modal shift measures within 

the town centre 

Three year project 

commencing 2012 

 

Residential CIL Viability 2012 

12.7 Residential development in many parts of the Study Area is challenged due to: the absence 

of sufficient lending to fund mortgages, especially for first time buyers; the conditions that 

are imposed by lenders such as high deposits; and natural caution from buyers in the light of 

the economic conditions. Much of the residential development is predicted to come 

forward in the strategic urban extensions, which we have assessed as a separate typology.  

12.8 Clearly the introduction of CIL will mean that many more developments potentially make a 

contribution towards the provision of infrastructure through a CIL charge, as small 

developments as low as a single dwelling will be required to contribute CIL. In addition 

money will be collected from a much wider range of proposals than are currently subject to 

a S.106 agreement.  

12.9 A number of authorities have looked at the possibility of charging a different and higher CIL 

for schemes that are below the affordable housing threshold. It can be shown that such 

schemes can usually afford a greater sum, and this is also the case for West Northants. 

However, we caution that the lawfulness of this approach has yet to be established and it 

may be shown that this option is unlawful. 

Residential CIL Viability 2016 

12.10 Whilst we have shown the results for 2016 it should be noted that the CIL regulations and the 

examiners will wish only to reflect figures based on current costs and current values. The 

purpose of testing at 2016 is effectively to demonstrate how the ability of developments to 

afford a given CIL might change over this period.  

Commercial Scheme Viability 

12.11 We are very cautious as to the ability of commercial forms of development to make a 

contribution to CIL in the current market. 

12.12 The most significant exception is convenience/superstore schemes outside the town centres 

of Northampton and Daventry. The question as to whether it is lawful to charge a different 

CIL rate for this form of Use Class A1 based on the intended occupier through a scale 

differential rather than on the basis of geography is subject to debate at Examinations at 

present and has yet to be resolved. The supermarket operators are challenging authorities 

that have sought to implement such a CIL charge regime maintaining that it is unlawful 

under the Planning Act 2008. The lawfulness of this approach therefore remains to be 

settled, although it may be resolved before the charging authorities within West Northants 

implement their CILs. 
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‘Other’ Uses Viability  

12.13 We can see no case for suggesting that a CIL be charged for the other uses that have been 

tested, except for the private leisure scheme and private care homes that can be classified 

as Use Class C3. We note that there may be potential to charge a CIL for student housing 

but we only expect the scheme proposed by the University to be promoted during the next 

few years and it may well be able to show that the specific circumstances of its scheme 

effectively preclude a payment. 

Neighbouring Authorities  

12.14 The Table below details the charges that are proposed/in operation amongst the 

surrounding authorities: 

Table 58: Neighbouring and Nearby Authorities CIL Charges 

 Potential for CIL Charge 

Rugby 

1. Residential £100 Town, £50 Rural 

2. Retail £112 

3. Other uses £0 

Kettering 

1. Residential £50, £100 

2. Retail £0, £60 & £125 

3. Other uses £0 

East Northants 

1. Residential £50, £100 & £150 

2. Retail £125 

3. Other uses £0 

Corby 

1. Residential £50, £100 

2. Retail £40 & £125 

3. Care Homes C2 £50, £100 

4. Homes in Multiple Occupation £50, £100 

5. Other uses £0 

Wellingborough 

1. Residential £50 & £100 

2. Retail £60 & £125 

3. Other uses £0 

Huntingdonshire 

1. Residential £85 

2. Retail £40, £100 

3. Hotels £60 

4. Care Homes C2 £45 

5. Health D1 £65 (where privately supplied) 

6. Other uses £0 

 

12.15 As can be seen, with the exception of East Northants the maximum Residential CIL is £150, 

and all authorities charge for Retail including within the towns (none have sought to 

establish a rate especially for food stores).  Two Councils seek to charge for Care Homes 

(Use Class C2), and Huntingdonshire for Use Class D1 (Health – not profit community uses 

within the same class are to be Nil).  None have a charge for offices or industrial. 
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Recommendations 

12.16 We would recommend the following:    

 
Potential  CIL 

Charge 

Residential - Northampton, Daventry, Brackley & Towcester £50 

Residential SUEs £50 

Residential - Rural Areas – South Northamptonshire & Daventry £150 

Retail - Daventry - Town Centre Comparison/Convenience £0 

Retail - Northampton - Town Centre Comparison/Convenience £0 

Retail - Suburban Comparison/Convenience £100 

Retail - Rural  Comparison/Convenience/Retail £100 

Industrial £0 

Offices £0 

All other uses £0 
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Detailed Residential Typology Assumptions 

To determine development viability we have used a residual development appraisal model, the 

principles of which are in keeping with the methodology adopted by the majority of developers 

when purchasing development land. The residual model assumes that land value is the difference 

between gross development value and build costs, once an element of developer profit has been 

taken into account. Through the use of residual development models we are able to quantify the 

impact of CIL contributions on land values and scheme viability. 

We have prepared a number of hypothetical developments for testing (typologies), which have 

been agreed with the partner authorities and the WNJPU. We have set out the commercial 

typologies in full in the main body of the report; however we set out more detail regarding the 

residential and residential-led mixed use typologies below.     

The residential typologies we have used are set out in the table below, alongside the unit sizes we 

have assumed. These have been determined from the WNJPU Emerging Joint Core Strategy as well 

as evidence of historical unit sizes from recent planning applications. 

Table A1. Residential Typologies under Affordable Housing Thresholds 

  

TYPOLOGY 1 

 
3 houses 

1b 2p flat  

2b 4p flat  

3b 5p flat  

4b 6p flat  

2b 4p house  

3b 5p house 3 

4b 5p house  

Car Spaces  
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Table A2. Residential Typologies above Affordable Housing Thresholds 

              MIXED USE   

TYPOLOGY 2 3 4 5 6 7 8  9 10 11 

 

6 

houses 

(Northa

mpton 

Borough 

Council) 

50 Flats 
15 

Houses 

50 

Houses 

100 

Houses 

200 

Houses 

1,000 Houses 

(SUE’s Only) 

 

8 flats 

300 sq m Offices 

(Northampton 

Borough 

Council) 

8 flats 

300 sq Retail 

(Northampton 

Borough 

Council) 

22 Houses / 8 

Flats 

300 sq m Retail 

1b 2p flat  15      3 3 3 

2b 4p flat  30      5 5 5 

3b 5p flat  5         

2b 4p house    13 20 40    5 

3b 5p house   8 17 38 75    9 

4b 5p house 3  7 15 29 60    8 

5b 8p house 3   5 13 25     

Car Spaces       

To be done by 

reference to 

an average 

size at 35 dph 

– 

predominantly 

houses 
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Table A3. Residential Unit Sizes   

Unit Type Size (GIA) Sqm 

FLATS  

1-bed flat 2 person 50 

2-bed flat 4 person 60 

3-bed flat 5 person 86 

HOUSES  

2-bed house 4 person 65 

3-bed house 5 person 84 

3-bed house 5 person (3 storeys) 102 

4-bed house 5 person (2 storeys) 111 

5-bed house 6 person (3 storey) 150 
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Property Market Review 

Introduction 

In order to carry out our development appraisals to inform the viability study we have undertaken a 

review of West Northamptonshire’s residential and commercial property markets, a summary of 

which we include below.   

Residential 
 

National  

 
The UK economy is currently in recession following three consecutive quarters of negative growth. 

Initial figures show that output in Q2 fell by 0.7%, greater than the 0.2% expected by analysts, and 

the 0.3% decline in each of the two previous quarters. The ongoing fragility in the Eurozone will 

continue to have a knock-on effect on the performance of the UK economy in the months ahead. 

The OBR expects, however, that the UK will return to growth by the end of the year, with GDP 

expected to rise by 0.8%, increasing to 2.0% by 2013. 

 

In light of the above, the housing market has thus far remained reasonably resilient but any 

unsettling developments in the Eurozone are sure to have repercussions on English shores. Demand 

for housing remains subdued as labour market conditions remain weak and slow earnings growth 

continues to erode disposable incomes. However, the level of inflation continues to fall with prices 

now rising at their slowest rate since the end of 2009.  

 

The lack of homes coming onto the market is providing some support for prices but this is partially a 

reflection of the low rate of housebuilding in recent years which has failed to keep pace with 

household formation. In Q1 2012, housing starts in England fell to 24,140, a decline of 11% on the Q4 

2011 figure of 27,240 (CLG). On the other hand, annual completions increased slightly in the 12 

months to March 2012, improving by 6% to 117,870 but still 33% below their 2007 peak.  

 

The effect of the government’s Get Britain Building Scheme on housebuilding is still yet to be seen 

and any improvements in the level of supply will take time to filter through into the housing market. 

However in the medium term, the ongoing shortage of development finance is likely to impinge 

upon the success of development as housebuilders struggle to obtain the necessary start up 

capital. 

 

Following a boost in transaction levels owing to the stamp duty deadline and warm March 

weather, house sales in Q1 2012 were at their highest level since 2008. This is reflected in recent 
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figures from HM Revenue and Customs, showing an 11% increase in completed property sales in 

the first half of 2012, compared with the same period in 2011.  

 

House prices remain high relative to incomes, but affordability appears to have eased when taking 

into consideration the cost of a mortgage compared to incomes. Levels of affordability vary across 

regions with London and the south of England spending a greater proportion of income on 

housing.  

 

House Price Change % by Regions (Nationwide, Q2 2012) 

Region Quarterly % Change Annual % Change 

London 1.0% 1.2% 

Outer South East  -1.3% -0.4% 

East Anglia -0.1% 1.3% 

East Midlands -0.4% -0.2% 

West Midlands 0.4% 0.6% 

Outer Metropolitan 0.2% 1.8% 

North West -1.6% -4.1% 

South West -0.1% 0.0% 

Scotland -2.0% -2.3% 

North -1.8% -2.4% 

Yorks & Humberside -1.0% -2.8% 

Wales -1.1% -5.3% 

Northern Ireland -1.9% -10.6% 

UK -1.0% -1.1% 

 

The Short-term Outlook for House Prices 

Despite the gloomy economic outlook and the UK’s return to recession, fluctuations in house prices 

have been relatively minimal over the last few months. Following a modest increase of 0.2% in May, 

house prices declined by 0.6% in June, and are 1.5% lower than in June 2011. The price of a typical 

home now stands at £165,738 (Nationwide).  

 



West Northamptonshire Joint Planning Unit Economic Viability Report 

 

 

  

December 2012  gva.co,uk 82 

Over the quarter, house prices fell by 1%, a decrease of 1.1% in comparison to prices in Q2 2011 

(Nationwide).  Annual house price growth in the southern regions still continues to exceed that of 

the north, with the poorest performing regions in England being the North West, Yorkshire and 

Humberside and the North (-4.1%, -2.8% and -2.4% respectively). This gap continues to widen with 

average house prices in the south around £96,000 higher than those in the north.  

 

Rental Market 

There has been a dramatic increase in tenant demand in the UK. The total value of housing in the 

private rental sector was up 42% from 2006 to the end of 2011, while the number of households 

renting privately leapt almost 50% from 3.4 to 4.8 million (Survey of English Housing). This demand for 

rental properties shows no sign of abating as FTBs struggle to secure mortgage approvals from 

banks issuing new conveyancing requirements and extra form-filling, posing further obstacles for 

borrowers 

 

Despite the difficulties associated with acquiring a loan, the number of buy-to-let mortgages 

represented an estimated 12.8% of the total value of outstanding mortgages at the end of Q1, a 

0.2% increase on the previous quarter.  

 

Average rental asking prices are now 0.9% higher than a year ago and rose by 0.8% in the first 

quarter to £868 per month. This follows a decrease of 3.3% in the previous quarter (Find a Property 

Rental Index, Q1 2012).  

 

We anticipate that the rental sector will continue on its prevailing strong trajectory as rents increase 

and a broader range of mortgage products become available, particularly for buy-to-let investors. 

In the short term we forecast a gradual increase of 1-2% a year in headline rents, with more 

substantial increases unlikely before 2013/14. 
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Local Market  

Values in Northamptonshire are generally low, and since Q2 2009 have been circa17% below the 

average for England and Wales. 

 

 

The Northamptonshire residential market has been impacted to the same extent as the rest of the 

country by the recession, with sales values down 17% on the November 2007 peak according to 

the Land Registry. Sales volumes have also fallen significantly, and in April 2012 were 70% below the 

peak level in June 2006.  However, since Q2 2009 prices have recovered slightly, increasing by 6% 

from an average of £126,000 in June 2009 to £134,300 in July 2012.  Sales volumes have, however 

remained low, only reaching above 1000 transactions once since Q2 2009 (in December 2009).   
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The table below shows the impact of the recession on average prices in West Northamptonshire, 

specifically in Northampton, Daventry and Towcester.  

 

Northampton Average House Prices (Q2 2007 – Q2 2012) 

Average Price Paid  

Q2 2007 Q2 2008 Q2 2009 Q2 2010 Q2 2011 Q2 2012 

Detached £265,090 £260,365 £209,206 £244,408 £249,361 £270,091 

Semi Detached £159,950 £161,494 £136,418 £151,311 £147,472 £157,334 

Terraced £143,275 £139,210 £124,941 £133,769 £128,125 £131,629 

Flats £125,317 £117,188 £109,482 £92,135 £103,249 £94,782 

All Properties £171,633 £171,130 £147,675 £161,166 £167,985 £171,184 

Annual % Change  -0.3% -13.7% 9.1% 4.2% 1.9% 

Source: home.co.uk 

Daventry Average House Prices (Q2 2007 – Q2 2012) 

Average Price Paid  

Q2 2007 Q2 2008 Q2 2009 Q2 2010 Q2 2011 Q2 2012 

Detached 
£259,337 £239,449 £199,996 £218,318 £215,772 £206,514 

Semi Detached 
£158,471 £147,932 £132,529 £153,664 £138,895 £137,935 
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Average Price Paid  

Q2 2007 Q2 2008 Q2 2009 Q2 2010 Q2 2011 Q2 2012 

Terraced 
£141,985 £119,763 £100,666 £113,589 £123,669 £107,318 

Flats 
£113,165 £63,375 £90,750 £67,125 £85,500 £91,417 

All Properties 
£166,610 £159,250 £155,231 £177,416 £155,946 £146,709 

Annual % Change of 

All Properties 
  -4.4% -2.5% 14.3% -12.1% -5.9% 

 

Towcester Average House Prices (Q2 2007 – Q2 2012) 

Average Price Paid  

Q2 2007 Q2 2008 Q2 2009 Q2 2010 Q2 2011 Q2 2012 

Detached 
£258,268 £284,444 £205,000 £279,937 £260,722 £206,514 

Semi Detached £196,665 £184,250 £182,725 £152,069 £166,028 £137,935 

Terraced £190,208 £154,889 £134,249 £163,871 £126,300 £107,318 

Flats £131,673 £123,375 £70,275 £79,514 £105,833 £91,417 

All Properties £205,663 £208,090 £142,942 £172,156 £177,193 £146,709 

Annual % Change of 

All Properties 
  1.2% -31.3% 20.4% 2.9% -17.2% 

 

 

The table below sets out the average prices for detached and semi-detached between June 2011 

and July 2012 for the 33 largest villages in West Northamptonshire, compared to Daventry and 

Northampton.  

 

House Prices in the 33 Largest Villages (June 2011-July 2012) 

 Detached Semi- Detached 
Average House 

Price 

Daventry £201,776 £135,452 £168,614 

Northampton £224,914 £144,033 £184,474 

        

Moulton £260,405 £149,558 £204,981 

Brixworth £251,604 £159,206 £205,405 

Woodford Halse £273,614 £141,554 £207,584 

Long Buckby £258,859 £164,500 £211,679 

Yardley Gobion £245,667 £178,654 £212,160 

Roade £269,885 £157,738 £213,812 

Pattishall £262,983 £171,543 £217,263 

Weedon Bec £230,745 £209,625 £220,185 

Nether Heyford £284,811 £155,857 £220,334 

Greens Norton £279,454 £174,750 £227,102 
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 Detached Semi- Detached 
Average House 

Price 

Bugbrooke £305,176 £154,214 £229,695 

Blixworth £302,700 £170,655 £236,678 

Deanshanger £293,678 £183,448 £238,563 

Crick £296,567 £183,246 £239,907 

Kings Sutton £279,786 £204,500 £242,143 

Kilsby £319,798 £169,200 £244,499 

Hartwell £319,838 £169,900 £244,869 

Cogenhoe £329,688 £166,750 £248,219 

Flore £364,641 £135,000 £249,821 

Barby £328,667 £172,050 £250,358 

Kislingbury £299,600 £210,714 £255,157 

Byfield £313,667 £197,875 £255,771 

West Haddon £294,591 £217,125 £255,858 

Piddington £265,667 £258,333 £262,000 

Old Stratford £333,367 £194,500 £263,933 

Hackleton £330,750 £198,400 £264,575 

Braunston £343,667 £187,500 £265,583 

Middleton Cheney £296,333 £236,360 £266,347 

Potterspury £371,750 £197,089 £284,420 

Silverstone £342,830 £235,498 £289,164 

Sprattton £344,000 £267,488 £305,744 

Welford £350,000 £266,479 £308,240 

Harpole £448,250 £215,429 £331,839 

 

West Northamptonshire Value Areas 

It is evident from West Northants, local market analysis and stakeholder discussions that different 

land and sales values apply in various locations across the Study Area. GVA and the partner 

Councils have concluded that West Northants has 3 Market Value Areas. These are: 

 

Low Value  Daventry Town, Northampton, SUEs around Daventry & Northampton 

Medium Value Towcester & Brackley 

High Value Rural Areas 

 

It should be noted that these Value Areas serve as a baseline guide, indicating average values 

rather than values for specific sites.  
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The table below sets out our average residential value assumptions for each of the Value Areas, 

both now and in 2016.  

 2012 Market  2016 Market 

High Value £215 per sqft £230 per sqft 

Medium Value £190 per sqft £203 per sqft 

Low Value £160 per sqft £171 per sq ft 

 

In general terms, the highest value property tends to be located in the rural areas of South 

Northamptonshire. Property in the urban areas of Northampton and Daventry tends to have the 

lowest value.  

 

OFFICES 
 

National  

Business confidence has continued to affect activity in Q2 and this is reflected in below average 

take-up in most cities. In many cases enquiry levels are holding up, but there is a healthy supply of 

good space in the market and little pressure on occupiers to commit. With known requirements 

and the Bank’s renewed quantitative easing programme, we anticipate improved activity in the 

second half of the year but the Eurozone issues continue to provide the greatest risks to 

confidence. 

 

In the nine regional office centres, GVA recorded take-up of 1,487,000 sq ft in Q2, 6% below the 

quarterly average. The city centre market made up 59% of this total, with 882,000 sq ft of deals, 

over a quarter of which was in Edinburgh. The out-of-town market recorded take-up of 604,000 

sq ft, 6% above the quarterly average 

 

Take-up in many cities is dominated by much smaller transactions with +50% of take-up of grade B 

quality – coupled with fewer large grade A deals. There is currently a healthy supply of good space 

in the market and little pressure on occupiers to commit. Landlords are keen to re-let or re-gear and 

offer increasing flexibility on lease terms and tenant only break options. 
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Local Economy  

Northampton 

Northampton is strategically located in terms of access to transport routes, and proximity to key 

employment centres such as London and Birmingham. 79% of total employment in Northampton is 

within the service sector, with a significant proportion in the financial and business services.  

 

Northampton office occupiers include local, national and multi-national companies, covering a 

broad range of sectors with major employers including Nationwide, Barclaycard, Avon Cosmetics, 

Carlsberg UK, and Intelligent Processing Solutions Limited, as well as Northamptonshire County 

Council and Northampton Borough Council.  

 

The Northampton office market tends to be characterised by small deals in out of town locations, 

such Northampton Business Park and the Lakes Business Park.  The out of town business parks offer 

more attractive environments, generous car parking provision and larger floorplates than the town 

centre, which has seen very little development since the 1990s.   

  

 The largest deal in recent years was recorded in 2008 by Avon Cosmestics, who signed a pre-let for 

100,000 sq ft of headquarters space on Nunns Mill Road. Since the start of 2012 there has only been 

one deal over 10,000 sq ft – a 11,000 sq ft of ancillary office floorspace for Neptunus, in connection 

with a deal for an 118,000 sqft distribution centre. 

 

In terms of rental values, the top rents achieved for offices have declined from c£17psf in 2008, to 

c£15psf in 2012. However rental values have remained broadly stable for the last 6 months, with an 

average rental value of c.£12psf. Yields have also stayed flat, and at mid 2012 prime yields stand at 

around 8%, which is higher than the UK average of 7.74% 

 

Daventry 

The commercial market in Daventry is largely dominated by industrial and warehousing. The office 

market is limited, with the VOA recording only 60,000 sqm of floorspace in 2008 across Daventry.  

The little space that there is tends to be in out of town locations, such as Drayton Field Industrial 

Estate.  

 

South Northamptonshire 

According to the West Northamptonshire Employment Land Study (2011) there are some small rural 

office parks in South Northamptonshire. Key locations include Oxford Road Industrial Estate in 
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Brackley and Appletree Industrial Estate, Manor Farm. The VOA records c 70,000 sqm of office 

floorspace in South Northamptonshire.  

 

RETAIL  
 

National 

Nationally over the last 15- 20 years (up to the recession) retail expenditure growth, especially non-

food expenditure growth, was exceptionally strong, driven largely by high rates of borrowing, low 

inflation/interest rates and strong house price inflation. The recession corrected such unsustainable 

growth and the next 10 years will see much weaker expenditure growth. 

 

Online spending per head is predicted to grow by around a third by 2014 and this growth, coupled 

with weaker overall expenditure growth and increased trading efficiency and higher sales 

densities, will have implications for the quality and quantity of floorspace needed in town centres. 

Local  

Shopping Centres  

Northampton 

Circa 31% of the total retail space in Northampton is located within shopping centres, such as the 

Grosvenor Centre, Market Walk, The Peacock Centre, St Peter’s Walk and Weston Favell District 

Centre.  

 

The Grosvenor Centre, containing 62 shops and restaurants, is the dominant shopping location 

within Northampton. The average size of the recent transactions within the centre is 2,149 sq ft. 

There are plans to redevelop and extend the existing Grosvenor Centre, with phase 1 of the 

scheme due to commence in 2017.  

 

Rest of West Northamptonshire 

Outside of Northampton there no shopping centres in the area, however there are a number of 

‘Shopping Villages’ including Wakefield Country Courtyard near Towcester and Old Dairy Farm 

Centre, Upper Stowe. 
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Town Centre Retail 

Northampton 

Northampton town centre is the highest-order centre in West Northamptonshire, providing 

approximately 1.3million sq ft of retail floor space. The retail on offer is largely mainstream, although 

there is a below average representation of national occupiers.  There are two department stores in 

the town centre, House of Fraser and the ‘outdated’ Debenhams. Northampton is below average 

for volume and quality of retail provision relative to the size and affluence of the shopping 

population. The Prime Pitch for Northampton is located at the lower end of the Grosvenor Centre 

(including Wood Street).  

 

Rental values in Northampton have fallen since 2005, and remain well below the sub-regional 

centre average. Prime rents as at mid 2012 are estimated to be circa £100psf Zone A (Promis). 

Lettings over the last two years for units in the Grosvenor Centre have achieved between £100-

120psf Zone A.  Outside of the core retail area rental values drop to circa £40-60psf Zone A. Prime 

yields were estimated to be circa 7% in Spring 2012. 

 

Daventry  

Daventry town centre is a ‘sub-regional town centre’ with a range of convenience and 

comparison retail offers, including three large supermarket operators, as well as middle order 

retailers such as Boots.  

 

The following lettings deals have been recorded over the last 18 months in Daventry Town Centre: 

 

Address Date Grade 
Days on 

market 
Size (sq ft) 

Achieved 

Rent (£ 

psqft) 

Lease End 

Date 

28 Sheaf 

Street  
12/09/2011 

Second 

Hand 
810 2,905 5.16 11/11/2016 

2 Prince 

William 

Walk  

01/09/2011 
Second 

Hand 
552 730 12.33 31/08/2014 

61 High 

Street  
08/08/2011 

Second 

Hand 
670 840 11.90 07/08/2021 

3 Prince 

William 

Walk  

25/07/2011 
Second 

Hand 
514 479 9.39 24/04/2014 
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Address Date Grade 
Days on 

market 
Size (sq ft) 

Achieved 

Rent (£ 

psqft) 

Lease End 

Date 

8 Sheaf 

Street  
09/05/2011 

Second 

Hand 
437 587 12.78 08/05/2014 

Source: focus.net 

 

Brackley and Towcester  

Brackley and Towcester provides a more localised retail destination, with the service sector 

occupying over 50% of retail floorspace in both town centres.  Convenience and comparison 

retailers are poorly represented.  

 
In Brackley, a 277 sq ft high street retail unit was recently let for £6,500 at £23.47 psf with the lease 

running until 31st May 2015.    

 

INDUSTRIAL   
 
Across West Northamptonshire, the industrial market has declined over the last decade with 

Northampton experiencing a 15% fall in the number of industrial jobs since 2001, and Daventry 

experiencing a 10% decrease over the same period. Warehousing growth has, however remained 

strong across the study area.  

 

Northampton  

Following the decline of the leather goods manufacturing industry, Northampton has become 

increasingly reliant on the distribution and logistics sector, which now makes up 7% of the total 

employment in Northampton. Despite the decline in the manufacturing industry, the sector still 

accounts for 8.2% of the total jobs. The Food, Drinks and Clothing industry continues to represent 

the largest manufacturing sub-sector.  

 

Key manufacturing employers in Northampton include Calsberg Ltd, Uniq Prepared Food and 

Church’s Footwear. Engineering firms such as Bearwood Engineering, Hawes Group and Cosworth 

Racing also have a strong presence in the area  Major companies from the Distribution and 

Logistics sector in Northampton include Panasonic, Stanley Europe Logistics and Travis Perkins, who 

occupy large distribution centres at Brackmills; and Morrisons, Blacks and Levi at Swan Valley 

Industrial Estate.  
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 Promis estimates that take up in Northampton has fallen 53% over the last year, which is 15% below 

the 5 year average. Big Sheds have accounted for 72% of take up over the last 5 years.  Key recent 

transactions include the letting of a 490,000 sq ft unit to Travis Perkins at Brackmills in Q3 2010; and 

the agreement of terms on a 350,000 sqft unit at Swan Valley by Pets at Home.  Headline rents have 

remained stable since 2011, at circa  £5.25  per sq ft. A lack of evidence means it is not possible to 

accurately estimate current yields. 

 

Daventry  

A number of large industrial parks to the north west and south east of Daventry provide the majority 

of the industrial floorspace in the district (c. 1.5m sq ft in 2008). Key companies include Ford and 

Tesco, which occupy large distribution warehouses; and Cummins Engine Co Ltd and Crown Paints, 

which occupy industrial units.  

 

The following leasing deals have been recorded during the first few months of 2012 at the Royal 

Oak Industrial Estate, which located to the north west of Daventry,  

Address Deal date Property type Size(sq ft) 
Rent per 

annum 

Rent per 

sq ft 

Unit 22, 17 Alvis Way, 

Royal Oak Industrial 

Estate 

01/04/2012 
Industrial / 

Distribution 
1,093 £5,410 £4.95 

Unit 27, 17 Alvis Way, 

Royal Oak Industrial 

Estate 

01/04/2012 
Industrial / 

Distribution 
1,692 £8,375 £4.95 

Unit 5, 17 Alvis Way, 

Royal Oak Industrial 

Estate, 

01/04/2012 
Industrial / 

Distribution 
1,185 £5,866 £5.95 

Unit 26, 17 Alvis Way, 

Royal Oak Industrial 

Estate 

01/04/2012 
Industrial / 

Distribution 
1,093 £5,410 £4.95 

 

Daventry International Rail Freight Terminal  (DIRFT), one the top logistics and distribution parks, in 

the UK, is the key location for Daventry’s transport and logistics employment. Stobart Group has a 

large presence here, operating the rail freight terminal and occupying significant warehousing 

space. Tesco is largest retail occupier at DIRFT, with three warehouses on the site, as well as a new 

824,600 sq ft warehouse at DIRFT 2.  

 

A number of large transactions have been recorded at DIRFT, including a deal agreed by DHL for a 

141,600 sq ft unit in Q1 2012. In terms of rents, Bathstore signed a deal in Q1 2012 for a 300,000 sq ft 

warehouse at £5 per sq ft, in with top rents for Rugby.  
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DIRFT is scheduled to expand further, with a development partnership signed between ProLogis 

and BT and Aviva Investors in 2009, for DIRFT 3. The new site has the potential to deliver over 7 million 

sq ft of distribution space.
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Report 

Appendix 3 
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Results of CIL Development Viability Analysis  

Residential Viability Analysis 

Development Viability Analysis Tables 

We set out below our development viability analysis, which we have displayed in the following 

tables. 

In each analysis, we show the benchmark land value compared to the residual land value of each 

scheme, which then allows for a margin from which CIL / S.106 can be provided (taking into 

account cashflow and finance charges). These tables thus show an assumed position with no CIL, 

but are a sensitivity analysis to demonstrate the impact of falling / rising costs and values on 

development viability.    

We have colour coded the analysis tables as follows: 

• Green = residual land value above the benchmark land cost range – development is therefore 

likely to be viable; 

• Yellow = residual land value is less than 20% lower than benchmark – development is therefore 

likely to be marginally viable and there is a risk that land may not come forward for 

development; 

• Red = residual land value greater than 20% below the benchmark – development is therefore 

highly unlikely to be viable. 
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Low Value Area 2012  
 

0% Affordable  

0% Affordable: Low Value      

Scheme 1. 3 Houses  Residual £21,611 Land Value: £27,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £25,244 £44,787 £64,331 

Cap Costs -5.00%   £23,427 £42,971 £62,515 

 0.00%   £21,611 £41,155 £60,699 

 5.00%    £39,339 £58,882 

 10.00%    £37,522 £57,066 

 

25 % Affordable 

 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual -£9,000 Land Value: £60,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £94,000 

Cap Costs -5.00%     £89,000 

 0.00%     £85,000 

 5.00%     £80,000 

 10.00%     £75,000 

       

Scheme 3. 50 flats  Residual -£190,000 Land Value: £250,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual -£65,000 Land Value: £150,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £136,000 

Cap Costs -5.00%     £126,000 

 0.00%     £117,000 
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 5.00%     £108,000 

 10.00%     £99,000 

       

Scheme 5. 50 houses  Residual -£250,000 Land Value: £495,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 6. 100 houses  Residual -£839,000 Land Value: £1,235,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 7. 200 houses  Residual -£2,153,000 Land Value: £2,965,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

 

 

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual -£57,700 Land Value: £60,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £68,000 

Cap Costs -5.00%     £63,000 

 0.00%     £59,000 
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 5.00%     £54,000 

 10.00%     £50,000 

       

Scheme 3. 50 flats  Residual £74,000 Land Value: £310,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

       

Scheme 4. 15 houses  Residual -£110,267 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

       

Scheme 5. 50 houses  Residual -£391,234 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

       

Scheme 6. 100 houses  Residual -£1,113,750 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       
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Scheme 7. 200 houses  Residual -£2,687,013 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

 

 

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual -£48,858 Land Value: £60,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £80,000 

Cap Costs -5.00%     £76,000 

 0.00%     £71,000 

 5.00%     £66,000 

 10.00%     £61,000 

       

Scheme 3. 50 flats  Residual £32,000 Land Value: £310,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

       

Scheme 4. 15 houses  Residual -£87,067 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       
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Scheme 5. 50 houses  Residual -£320,815 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

       

Scheme 6. 100 houses  Residual -£982,781 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

       

Scheme 7. 200 houses  Residual -£2,420,049 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       
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Medium Value Area  2012  
 

0% Affordable 
 

      

Scheme 1. 3 Houses  Residual £88,000 Land Value: £30,000 

306       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £45,000 £68,000 £91,000 £115,000 £138,000 

Cap Costs -5.00% £43,000 £66,000 £89,000 £113,000 £136,000 

 0.00% £41,000 £64,000 £88,000 £111,000 £134,000 

 5.00% £39,000 £63,000 £86,000 £109,000 £132,000 

 10.00% £37,000 £61,000 £84,000 £107,000 £130,000 

       

 

25% Affordable 

 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £112,846 Land Value: £65,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £69,000 £122,000 £176,000 £230,000 

Cap Costs -5.00%  £64,000 £118,000 £171,000 £225,000 

 0.00%  £59,000 £113,000 £167,000 £220,000 

 5.00%  £54,000 £108,000 £162,000 £216,000 

 10.00%   £103,000 £157,000 £211,000 

       

Scheme 3. 50 flats  Residual £245,000 Land Value: £270,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £245,000 £260,000 £271,000 £286,000 £301,000 

Cap Costs -5.00% £234,000 £248,000 £258,000 £273,000 £288,000 

 0.00% £224,000 £234,000 £245,000 £255,000 £265,000 

 5.00%  £222,000 £232,000 £242,000 £253,000 

 10.00%   £221,000 £230,000 £240,000 

       

Scheme 4. 15 houses  Residual £171,000 Land Value: £165,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £190,000 £295,000 £400,000 
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Cap Costs -5.00%   £181,000 £285,000 £390,000 

 0.00%   £171,000 £276,000 £381,000 

 5.00%   £162,000 £267,000 £371,000 

 10.00%   £152,000 £257,000 £362,000 

       

Scheme 5. 50 houses  Residual £478,000 Land Value: £545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £537,000 £860,000 £1,183,000 

Cap Costs -5.00%   £507,000 £831,000 £1,154,000 

 0.00%   £478,000 £801,000 £1,125,000 

 5.00%   £448,000 £772,000 £1,095,000 

 10.00%    £742,000 £1,066,000 

       

Scheme 6. 100 houses  Residual £577,000 Land Value: £1,400,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £1,327,000 £1,959,000 

Cap Costs -5.00%    £1,268,000 £1,900,000 

 0.00%    £1,209,000 £1,841,000 

 5.00%    £1,149,000 £1,781,000 

 10.00%     £1,722,000 

       

Scheme 7. 200 houses  Residual £585,000 Land Value: £3,260,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £3,270,000 

Cap Costs -5.00%     £3,153,000 

 0.00%     £3,036,000 

 5.00%     £2,919,000 

 10.00%     £2,803,000 

 

 

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £89,000 Land Value: £65,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £99,000 £151,000 £204,000 

Cap Costs -5.00%   £94,000 £147,000 £199,000 

 0.00%   £89,000 £142,000 £195,000 
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 5.00%   £85,000 £137,000 £190,000 

 10.00%   £80,000 £133,000 £185,000 

Scheme 3. 50 flats  Residual £160,000 Land Value: £270,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual £126,000 Land Value: £165,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £145,000 £247,000 £349,000 

Cap Costs -5.00%   £135,000 £238,000 £340,000 

 0.00%    £228,000 £330,000 

 5.00%    £219,000 £321,000 

 10.00%    £209,000 £312,000 

       

Scheme 5. 50 houses  Residual £337,000 Land Value: £545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £712,000 £1,028,000 

Cap Costs -5.00%    £683,000 £999,000 

 0.00%    £653,000 £970,000 

 5.00%    £624,000 £940,000 

 10.00%    £594,000 £911,000 

       

Scheme 6. 100 houses  Residual £302,000 Land Value: £1,400,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £1,656,000 

Cap Costs -5.00%     £1,597,000 

 0.00%     £1,538,000 

 5.00%     £1,479,000 

 10.00%     £1,419,000 

       

Scheme 7. 200 houses  Residual £51,000 Land Value: £3,260,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 
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 -10.00%     £2,682,000 

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £99,000 Land Value: £65,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £55,000 £109,000 £162,000 £216,000 

Cap Costs -5.00%   £104,000 £157,000 £211,000 

 0.00%   £99,000 £153,000 £206,000 

 5.00%   £94,000 £148,000 £202,000 

 10.00%   £89,000 £143,000 £197,000 

       

Scheme 3. 50 flats  Residual £202,000 Land Value: £270,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £216,000 £226,000 £239,000 £252,000 

Cap Costs -5.00%    £227,000 £240,000 

 0.00%     £221,000 

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual £149,000 Land Value: £165,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £168,000 £271,000 £375,000 

Cap Costs -5.00%   £158,000 £262,000 £365,000 

 0.00%   £149,000 £252,000 £356,000 

 5.00%   £140,000 £243,000 £346,000 

 10.00%    £234,000 £337,000 

       

Scheme 5. 50 houses  Residual £407,000 Land Value: £545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £466,000 £786,000 £1,106,000 

Cap Costs -5.00%   £437,000 £757,000 £1,077,000 

 0.00%    £727,000 £1,047,000 
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 5.00%    £698,000 £1,018,000 

 10.00%    £668,000 £988,000 

       

Scheme 6. 100 houses  Residual £433,000 Land Value: £1,400,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £1,176,000 £1,801,000 

Cap Costs -5.00%     £1,742,000 

 0.00%     £1,683,000 

 5.00%     £1,623,000 

 10.00%     £1,564,000 

       

Scheme 7. 200 houses  Residual £318,000 Land Value: £3,260,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £2,976,000 

Cap Costs -5.00%     £2,859,000 

 0.00%     £2,743,000 

 5.00%     £2,626,000 

 10.00%      

 

40% Affordable 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £44,000 Land Value: £65,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £54,000 £104,000 £154,000 

Cap Costs -5.00%    £99,000 £150,000 

 0.00%    £95,000 £145,000 

 5.00%    £90,000 £140,000 

 10.00%    £85,000 £135,000 

       

Scheme 3. 50 flats  Residual -£2,000 Land Value: £270,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      
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Scheme 4. 15 houses  Residual £38,000 Land Value: £165,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £154,000 £252,000 

Cap Costs -5.00%    £145,000 £243,000 

 0.00%    £135,000 £233,000 

 5.00%     £224,000 

 10.00%     £215,000 

       

Scheme 5. 50 houses  Residual £64,000 Land Value: £545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £728,000 

Cap Costs -5.00%     £699,000 

 0.00%     £669,000 

 5.00%     £640,000 

 10.00%     £611,000 

       

Scheme 6. 100 houses  Residual -£232,000 Land Value: £1,400,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 7. 200 houses  Residual -£982,000 Land Value: £3,260,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

 

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £7,000 Land Value: £65,000 
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  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £65,000 £113,000 

Cap Costs -5.00%    £60,000 £109,000 

 0.00%    £55,000 £104,000 

 5.00%     £99,000 

 10.00%     £94,000 

       

Scheme 3. 50 flats  Residual -£109,000 Land Value: £270,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual -£35,000 Land Value: £165,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £172,000 

Cap Costs -5.00%     £163,000 

 0.00%     £153,000 

 5.00%     £144,000 

 10.00%     £134,000 

       

Scheme 5. 50 houses  Residual -£161,000 Land Value: £545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £480,000 

Cap Costs -5.00%     £451,000 

 0.00%      

 5.00%      

 10.00%      

       

Scheme 6. 100 houses  Residual -£672,000 Land Value: £1,400,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      
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 10.00%      

       

Scheme 7. 200 houses  Residual -£1,837,000 Land Value: £3,260,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £25,251 Land Value: £65,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £84,000 £134,000 

Cap Costs -5.00%    £79,000 £129,000 

 0.00%    £75,000 £124,000 

 5.00%    £70,000 £119,000 

 10.00%    £65,000 £115,000 

       

Scheme 3. 50 flats  Residual -£69,000 Land Value: £270,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual £1,000 Land Value: £165,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £212,000 

Cap Costs -5.00%     £203,000 

 0.00%     £193,000 

 5.00%     £184,000 

 10.00%     £174,000 

       

Scheme 5. 50 houses  Residual -£48,000 Land Value: £545,000 
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  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £604,000 

Cap Costs -5.00%     £575,000 

 0.00%     £546,000 

 5.00%     £516,000 

 10.00%     £487,000 

       

Scheme 6. 100 houses  Residual -£462,000 Land Value: £1,400,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 7. 200 houses  Residual -£1,409,000 Land Value: £3,260,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      
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High Value Area 2012  
 

0% Affordable 
 

Scheme 1. 3 Houses  Residual £143,000 Land Value: £35,000 

306       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £94,000 £120,000 £147,000 £173,000 £199,000 

Cap Costs -5.00% £92,000 £119,000 £145,000 £171,000 £197,000 

 0.00% £90,000 £117,000 £143,000 £169,000 £196,000 

 5.00% £88,000 £115,000 £141,000 £167,000 £194,000 

 10.00% £87,000 £113,000 £139,000 £166,000 £192,000 

 

25 % Affordable  
 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £231,000 Land Value: £75,000 

587       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £121,000 £180,000 £240,000 £300,000 £359,000 

Cap Costs -5.00% £116,000 £176,000 £235,000 £295,000 £355,000 

 0.00% £111,000 £171,000 £231,000 £290,000 £350,000 

 5.00% £107,000 £166,000 £226,000 £285,000 £345,000 

 10.00% £102,000 £161,000 £221,000 £281,000 £340,000 

       

Scheme 3. 50 flats  Residual £667,000 Land Value: £310,000 

2235       

38  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £669,000 £701,000 £726,000 £759,000 £793,000 

Cap Costs -5.00% £643,000 £674,000 £698,000 £730,000 £763,000 

 0.00% £622,000 £644,000 £667,000 £690,000 £714,000 

 5.00% £597,000 £618,000 £640,000 £663,000 £686,000 

 10.00% £572,000 £593,000 £615,000 £636,000 £658,000 

       

Scheme 4. 15 houses  Residual £401,000 Land Value: £185,000 

1195       

11  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £187,000 £304,000 £420,000 £536,000 £652,000 

Cap Costs -5.00% £178,000 £294,000 £410,000 £526,000 £642,000 

 0.00% £169,000 £285,000 £401,000 £517,000 £633,000 
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 5.00% £159,000 £275,000 £391,000 £507,000 £624,000 

 10.00% £150,000 £266,000 £382,000 £498,000 £614,000 

       

Scheme 5. 50 houses  Residual £1,186,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £528,000 £887,000 £1,245,000 £1,604,000 £1,963,000 

Cap Costs -5.00% £498,000 £857,000 £1,216,000 £1,575,000 £1,933,000 

 0.00%  £828,000 £1,186,000 £1,545,000 £1,904,000 

 5.00%  £798,000 £1,157,000 £1,516,000 £1,875,000 

 10.00%  £769,000 £1,128,000 £1,486,000 £1,845,000 

       

Scheme 6. 100 houses  Residual £1,962,000 Land Value: £1,545,000 

7759       

75  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £1,379,000 £2,080,000 £2,781,000 £3,482,000 

Cap Costs -5.00%  £1,320,000 £2,021,000 £2,722,000 £3,423,000 

 0.00%  £1,261,000 £1,962,000 £2,663,000 £3,364,000 

 5.00%   £1,902,000 £2,603,000 £3,304,000 

 10.00%   £1,843,000 £2,544,000 £3,245,000 

       

Scheme 7. 200 houses  Residual £3,271,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £3,504,000 £4,864,000 £6,224,000 

Cap Costs -5.00%   £3,388,000 £4,748,000 £6,107,000 

 0.00%   £3,271,000 £4,631,000 £5,991,000 

 5.00%   £3,154,000 £4,514,000 £5,874,000 

 10.00%   £3,037,000 £4,397,000 £5,757,000 

 

 

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £207,000 Land Value: £75,000 

587       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £100,000 £158,000 £217,000 £275,000 £334,000 

Cap Costs -5.00% £95,000 £153,000 £212,000 £270,000 £329,000 

 0.00% £90,000 £149,000 £207,000 £266,000 £324,000 

 5.00% £86,000 £144,000 £202,000 £261,000 £319,000 

 10.00% £81,000 £139,000 £198,000 £256,000 £315,000 
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Scheme 3. 50 flats  Residual £583,000 Land Value: £310,000 

2235       

38  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £585,000 £613,000 £635,000 £665,000 £695,000 

Cap Costs -5.00% £562,000 £589,000 £611,000 £639,000 £668,000 

 0.00% £543,000 £563,000 £583,000 £604,000 £625,000 

 5.00% £520,000 £539,000 £559,000 £579,000 £599,000 

 10.00% £499,000 £517,000 £536,000 £555,000 £575,000 

       

Scheme 4. 15 houses  Residual £355,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £260,000 £374,000 £488,000 £602,000 

Cap Costs -5.00%  £251,000 £365,000 £478,000 £592,000 

 0.00%  £241,000 £355,000 £469,000 £583,000 

 5.00%  £232,000 £346,000 £460,000 £573,000 

 10.00%  £222,000 £336,000 £450,000 £564,000 

       

Scheme 5. 50 houses  Residual £1,046,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £753,000 £1,104,000 £1,456,000 £1,808,000 

Cap Costs -5.00%  £723,000 £1,075,000 £1,427,000 £1,779,000 

 0.00%  £694,000 £1,046,000 £1,397,000 £1,749,000 

 5.00%  £664,000 £1,016,000 £1,368,000 £1,720,000 

 10.00%  £635,000 £987,000 £1,338,000 £1,690,000 

       

Scheme 6. 100 houses  Residual £1,686,000 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £1,805,000 £2,492,000 £3,180,000 

Cap Costs -5.00%   £1,746,000 £2,433,000 £3,120,000 

 0.00%   £1,686,000 £2,374,000 £3,061,000 

 5.00%   £1,627,000 £2,314,000 £3,002,000 

 10.00%   £1,568,000 £2,255,000 £2,942,000 

       

Scheme 7. 200 houses  Residual £2,737,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 
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 -10.00%   £2,971,000 £4,304,000 £5,637,000 

Cap Costs -5.00%    £4,187,000 £5,520,000 

 0.00%    £4,070,000 £5,403,000 

 5.00%    £3,953,000 £5,287,000 

 10.00%    £3,837,000 £5,170,000 

 

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £217,000 Land Value: £75,000 

587       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £107,000 £167,000 £226,000 £286,000 £345,000 

Cap Costs -5.00% £102,000 £162,000 £221,000 £281,000 £341,000 

 0.00% £97,000 £157,000 £217,000 £276,000 £336,000 

 5.00% £93,000 £152,000 £212,000 £271,000 £331,000 

 10.00% £88,000 £147,000 £207,000 £267,000 £326,000 

       

Scheme 3. 50 flats  Residual £625,000 Land Value: £310,000 

2235       

38  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £627,000 £657,000 £681,000 £712,000 £744,000 

Cap Costs -5.00% £602,000 £632,000 £654,000 £684,000 £716,000 

 0.00% £582,000 £603,000 £625,000 £647,000 £669,000 

 5.00% £558,000 £579,000 £600,000 £621,000 £642,000 

 10.00% £535,000 £555,000 £575,000 £596,000 £616,000 

       

Scheme 4. 15 houses  Residual £378,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £167,000 £282,000 £397,000 £512,000 £627,000 

Cap Costs -5.00% £158,000 £273,000 £388,000 £503,000 £618,000 

 0.00% £148,000 £263,000 £378,000 £493,000 £608,000 

 5.00%  £254,000 £369,000 £484,000 £599,000 

 10.00%  £245,000 £359,000 £474,000 £589,000 

       

Scheme 5. 50 houses  Residual £1,116,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £820,000 £1,175,000 £1,530,000 £1,885,000 

Cap Costs -5.00%  £790,000 £1,145,000 £1,501,000 £1,856,000 
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 0.00%  £761,000 £1,116,000 £1,471,000 £1,827,000 

 5.00%  £731,000 £1,087,000 £1,442,000 £1,797,000 

 10.00%  £702,000 £1,057,000 £1,412,000 £1,768,000 

       

Scheme 6. 100 houses  Residual £1,817,000 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £1,242,000 £1,936,000 £2,630,000 £3,324,000 

Cap Costs -5.00%   £1,877,000 £2,571,000 £3,265,000 

 0.00%   £1,817,000 £2,512,000 £3,206,000 

 5.00%   £1,758,000 £2,452,000 £3,146,000 

 10.00%   £1,699,000 £2,393,000 £3,087,000 

       

Scheme 7. 200 houses  Residual £3,004,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £3,237,000 £4,584,000 £5,931,000 

Cap Costs -5.00%   £3,121,000 £4,467,000 £5,814,000 

 0.00%   £3,004,000 £4,350,000 £5,697,000 

 5.00%    £4,234,000 £5,580,000 

 10.00%    £4,117,000 £5,463,000 

 

40 % Affordable High Value Area 
 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £139,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £93,000 £148,000 £203,000 £258,000 

Cap Costs -5.00%  £88,000 £143,000 £198,000 £253,000 

 0.00%  £84,000 £139,000 £194,000 £249,000 

 5.00%  £79,000 £134,000 £189,000 £244,000 

 10.00%  £74,000 £129,000 £184,000 £239,000 

       

Scheme 3. 50 flats  Residual £336,000 Land Value: £310,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £337,000 £356,000 £370,000 £388,000 £408,000 

Cap Costs -5.00% £323,000 £340,000 £354,000 £372,000 £391,000 

 0.00% £310,000 £323,000 £336,000 £349,000 £363,000 
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 5.00% £296,000 £308,000 £321,000 £334,000 £347,000 

 10.00% £282,000 £294,000 £306,000 £318,000 £331,000 

       

Scheme 4. 15 houses  Residual £221,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £240,000 £347,000 £454,000 

Cap Costs -5.00%   £230,000 £338,000 £445,000 

 0.00%   £221,000 £328,000 £435,000 

 5.00%   £212,000 £319,000 £426,000 

 10.00%   £202,000 £309,000 £416,000 

       

Scheme 5. 50 houses  Residual £631,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £690,000 £1,021,000 £1,352,000 

Cap Costs -5.00%   £660,000 £991,000 £1,322,000 

 0.00%   £631,000 £962,000 £1,293,000 

 5.00%   £602,000 £932,000 £1,263,000 

 10.00%   £572,000 £903,000 £1,234,000 

       

Scheme 6. 100 houses  Residual £876,000 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £1,642,000 £2,288,000 

Cap Costs -5.00%    £1,582,000 £2,229,000 

 0.00%    £1,523,000 £2,170,000 

 5.00%    £1,464,000 £2,110,000 

 10.00%    £1,404,000 £2,051,000 

       

Scheme 7. 200 houses  Residual £1,166,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £3,909,000 

Cap Costs -5.00%     £3,792,000 

 0.00%     £3,675,000 

 5.00%     £3,559,000 

 10.00%     £3,442,000 

 

 

70:30 Social Rent: Intermediate     
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Scheme 2. 6 houses  Residual £101,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £111,000 £164,000 £217,000 

Cap Costs -5.00%   £106,000 £159,000 £212,000 

 0.00%   £101,000 £154,000 £207,000 

 5.00%   £96,000 £150,000 £203,000 

 10.00%   £92,000 £145,000 £198,000 

       

Scheme 3. 50 flats  Residual £229,000 Land Value: £310,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £255,000 £269,000 £283,000 

Cap Costs -5.00%    £256,000 £271,000 

 0.00%     £249,000 

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual £148,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £167,000 £270,000 £374,000 

Cap Costs -5.00%   £158,000 £261,000 £365,000 

 0.00%   £148,000 £252,000 £355,000 

 5.00%    £242,000 £346,000 

 10.00%    £233,000 £336,000 

       

Scheme 5. 50 houses  Residual £406,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £784,000 £1,104,000 

Cap Costs -5.00%    £755,000 £1,074,000 

 0.00%    £725,000 £1,045,000 

 5.00%    £696,000 £1,016,000 

 10.00%    £667,000 £986,000 

       

Scheme 6. 100 houses    Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £1,804,000 
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Cap Costs -5.00%     £1,745,000 

 0.00%     £1,685,000 

 5.00%     £1,626,000 

 10.00%     £1,567,000 

       

Scheme 7. 200 houses  Residual £312,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £2,969,000 

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

 

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £40,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £88,000 £129,000 

Cap Costs -5.00%    £84,000 £125,000 

 0.00%    £81,000 £121,000 

 5.00%    £77,000 £117,000 

 10.00%    £73,000 £114,000 

       

Scheme 3. 50 flats  Residual £269,000 Land Value: £310,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £270,000 £285,000 £297,000 £313,000 £330,000 

Cap Costs -5.00% £257,000 £272,000 £284,000 £299,000 £315,000 

 0.00%  £258,000 £269,000 £280,000 £292,000 

 5.00%   £256,000 £267,000 £278,000 

 10.00%    £254,000 £265,000 

       

Scheme 4. 15 houses  Residual £185,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £203,000 £309,000 £414,000 

Cap Costs -5.00%   £194,000 £299,000 £405,000 

 0.00%   £185,000 £290,000 £395,000 
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 5.00%   £175,000 £280,000 £386,000 

 10.00%   £166,000 £271,000 £376,000 

       

Scheme 5. 50 houses  Residual £518,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £577,000 £903,000 £1,228,000 

Cap Costs -5.00%   £548,000 £873,000 £1,198,000 

 0.00%   £518,000 £844,000 £1,169,000 

 5.00%    £814,000 £1,139,000 

 10.00%    £785,000 £1,110,000 

       

Scheme 6. 100 houses  Residual £646,000 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £1,400,000 £2,036,000 

Cap Costs -5.00%    £1,341,000 £1,977,000 

 0.00%    £1,282,000 £1,917,000 

 5.00%     £1,858,000 

 10.00%     £1,799,000 

       

Scheme 7. 200 houses  Residual £740,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £3,440,000 

Cap Costs -5.00%     £3,323,000 

 0.00%     £3,206,000 

 5.00%     £3,089,000 

 10.00%     £2,972,000 

 

50 % Affordable High Value Area 

 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £77,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £87,000 £139,000 £191,000 

Cap Costs -5.00%   £82,000 £134,000 £186,000 

 0.00%   £77,000 £129,000 £181,000 

 5.00%   £73,000 £124,000 £176,000 
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 10.00%   £68,000 £120,000 £172,000 

       

Scheme 4. 15 houses  Residual £85,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £204,000 £303,000 

Cap Costs -5.00%    £194,000 £294,000 

 0.00%    £185,000 £285,000 

 5.00%    £175,000 £275,000 

 10.00%    £166,000 £266,000 

       

Scheme 5. 50 houses  Residual £188,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £564,000 £881,000 

Cap Costs -5.00%    £535,000 £852,000 

 0.00%    £505,000 £822,000 

 5.00%     £792,000 

 10.00%     £763,000 

       

 

 

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £30,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £90,000 £139,000 

Cap Costs -5.00%    £85,000 £134,000 

 0.00%    £80,000 £130,000 

 5.00%    £75,000 £125,000 

 10.00%    £71,000 £120,000 

       

Scheme 4. 15 houses  Residual -£5,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £205,000 

Cap Costs -5.00%     £195,000 

 0.00%     £186,000 

 5.00%     £176,000 

 10.00%     £167,000 
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Scheme 5. 50 houses  Residual -£121,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £544,000 

Cap Costs -5.00%     £514,000 

 0.00%      

 5.00%      

 10.00%      

 

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £54,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £63,000 £114,000 £165,000 

Cap Costs -5.00%    £109,000 £160,000 

 0.00%    £105,000 £155,000 

 5.00%    £100,000 £151,000 

 10.00%    £95,000 £146,000 

       

Scheme 4. 15 houses  Residual £40,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £156,000 £254,000 

Cap Costs -5.00%     £245,000 

 0.00%     £235,000 

 5.00%     £226,000 

 10.00%     £216,000 

       

Scheme 5. 50 houses  Residual £22,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £701,000 

Cap Costs -5.00%     £672,000 

 0.00%     £642,000 

 5.00%     £612,000 

 10.00%     £583,000 
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Low Value Area  2016  
 

 0% Affordable 

 

Scheme 1. 3 Houses  Residual £28,454 Land Value: £27,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £32,087 £52,999 £73,910 

Cap Costs -5.00%   £30,270 £51,182 £72,094 

 0.00%   £28,454 £49,366 £70,278 

 5.00%   £26,638 £47,550 £68,461 

 10.00%   £24,821 £45,733 £66,645 

 

25 % Affordable Low Value Area 
 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual -£11,000 Land Value: £60,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £48,000 £98,000 

Cap Costs -5.00%     £93,000 

 0.00%     £89,000 

 5.00%     £84,000 

 10.00%     £79,000 

       

Scheme 3. 50 flats  Residual £107,000 Land Value: £250,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual -£43,000 Land Value: £150,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £170,000 

Cap Costs -5.00%     £161,000 

 0.00%     £152,000 
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 5.00%     £143,000 

 10.00%     £133,000 

       

Scheme 5. 50 houses  Residual -£178,000 Land Value: £495,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £480,000 

Cap Costs -5.00%     £451,000 

 0.00%     £423,000 

 5.00%      

 10.00%      

       

Scheme 6. 100 houses  Residual -£718,000 Land Value: £1,235,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 7. 200 houses  Residual -£1,932,000 Land Value: £2,965,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual -£57,700 Land Value: £60,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £70,000 

Cap Costs -5.00%     £66,000 

 0.00%     £61,000 

 5.00%     £56,000 

 10.00%     £52,000 

       



West Northamptonshire Joint Planning Unit Economic Viability Report 

 

 

  

December 2012  gva.co,uk 123 

Scheme 3. 50 flats  Residual £197,000 Land Value: £250,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £205,000 £212,000 £220,000 £229,000 

Cap Costs -5.00%   £204,000 £213,000 £221,000 

 0.00%    £202,000 £209,000 

 5.00%     £201,000 

 10.00%      

       

Scheme 4. 15 houses  Residual -£91,000 Land Value: £150,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 5. 50 houses  Residual -£329,000 Land Value: £495,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 6. 100 houses  Residual -£1,013,000 Land Value: £1,235,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 7. 200 houses  Residual -£2,504,000 Land Value: £2,965,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      
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Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual -£48,858 Land Value: £60,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £83,000 

Cap Costs -5.00%     £79,000 

 0.00%     £74,000 

 5.00%     £69,000 

 10.00%     £64,000 

       

Scheme 3. 50 flats  Residual £152,000 Land Value: £250,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual -£67,000 Land Value: £150,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £144,000 

Cap Costs -5.00%     £135,000 

 0.00%     £125,000 

 5.00%      

 10.00%      

       

Scheme 5. 50 houses  Residual -£254,000 Land Value: £495,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £397,000 

Cap Costs -5.00%      

 0.00%      
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 5.00%      

 10.00%      

       

Scheme 6. 100 houses  Residual -£872,000 Land Value: £1,235,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 7. 200 houses  Residual -£2,218,000 Land Value: £2,965,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      
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Medium Value Area  2016  
 

0% Affordable 
 

Scheme 1. 3 Houses  Residual £88,000 Land Value: £30,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £45,000 £68,000 £91,000 £115,000 £138,000 

Cap Costs -5.00% £43,000 £66,000 £89,000 £113,000 £136,000 

 0.00% £41,000 £64,000 £88,000 £111,000 £134,000 

 5.00% £39,000 £63,000 £86,000 £109,000 £132,000 

 10.00% £37,000 £61,000 £84,000 £107,000 £130,000 

 

 

40% Affordable 
 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £45,000 Land Value: £65,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £55,000 £109,000 £163,000 

Cap Costs -5.00%    £104,000 £158,000 

 0.00%    £99,000 £153,000 

 5.00%    £95,000 £148,000 

 10.00%    £90,000 £144,000 

       

Scheme 3. 50 flats  Residual £94,000 Land Value: £270,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual £67,000 Land Value: £165,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £190,000 £295,000 

Cap Costs -5.00%    £181,000 £286,000 

 0.00%    £171,000 £276,000 
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 5.00%    £162,000 £267,000 

 10.00%    £152,000 £257,000 

       

Scheme 5. 50 houses  Residual £158,000 Land Value: £545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £541,000 £864,000 

Cap Costs -5.00%    £511,000 £835,000 

 0.00%    £482,000 £806,000 

 5.00%    £452,000 £776,000 

 10.00%     £747,000 

       

Scheme 6. 100 houses  Residual -£69,000 Land Value: £1,400,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £1,315,000 

Cap Costs -5.00%     £1,256,000 

 0.00%     £1,196,000 

 5.00%     £1,137,000 

 10.00%      

       

Scheme 7. 200 houses  Residual -£681,000 Land Value: £3,260,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

 

 

 

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £5,000 Land Value: £65,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £67,000 £119,000 

Cap Costs -5.00%    £62,000 £114,000 

 0.00%    £57,000 £109,000 

 5.00%    £53,000 £104,000 
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 10.00%     £100,000 

       

Scheme 3. 50 flats  Residual £20,000 Land Value: £270,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 4. 15 houses  Residual -£41,448 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

      £179,000 

Cap Costs      £170,000 

      £160,000 

      £151,000 

      £141,000 

       

Scheme 5. 50 houses  Residual -£182,931 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

       

Scheme 6. 100 houses  Residual -£740,548 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

       

Cap Costs       

       

       

       

       

Scheme 7. 200 houses  Residual -£1,995,255 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 



West Northamptonshire Joint Planning Unit Economic Viability Report 

 

 

  

December 2012  gva.co,uk 129 

       

Cap Costs       

       

       

       

 

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £25,000 Land Value: £65,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £84,000 £134,000 

Cap Costs -5.00%    £79,000 £129,000 

 0.00%    £75,000 £124,000 

 5.00%    £70,000 £119,000 

 10.00%    £65,000 £115,000 

       

Scheme 3. 50 flats  Residual -£2,433 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £222,000 

Cap Costs -5.00%     £213,000 

 0.00%     £203,000 

 5.00%     £194,000 

 10.00%     £184,000 

       

Scheme 4. 15 houses  Residual -£62,407 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £632,000 

Cap Costs -5.00%     £602,000 

 0.00%     £573,000 

 5.00%     £544,000 

 10.00%     £514,000 

       

Scheme 5. 50 houses  Residual -£515,040 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      
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 0.00%      

 5.00%      

 10.00%      

       

Scheme 6. 100 houses  Residual -£1,537,785 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 7. 200 houses  Residual -£1,138,000 Land Value: £3,260,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      
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High Value Area  2016  
 

0% Affordable 
 

Scheme 1. 3 Houses  Residual £164,698 Land Value: £35,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £112,118 £140,264 £168,410 £196,556 £224,701 

Cap Costs -5.00% £110,262 £138,408 £166,554 £194,700 £222,846 

 0.00% £108,406 £136,552 £164,698 £192,844 £220,990 

 5.00% £106,551 £134,697 £162,843 £190,989 £219,135 

 10.00% £104,695 £132,841 £160,987 £189,133 £217,279 

 

40% Affordable 
 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £108,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £62,000 £117,000 £173,000 £228,000 

Cap Costs -5.00%   £113,000 £168,000 £224,000 

 0.00%   £108,000 £164,000 £219,000 

 5.00%   £103,000 £159,000 £214,000 

 10.00%   £99,000 £154,000 £210,000 

       

Scheme 3. 50 flats  Residual £356,000 Land Value: £310,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00% £357,000 £376,000 £391,000 £411,000 £431,000 

Cap Costs -5.00% £342,000 £360,000 £375,000 £394,000 £413,000 

 0.00% £329,000 £343,000 £356,000 £370,000 £384,000 

 5.00% £314,000 £327,000 £340,000 £354,000 £367,000 

 10.00% £300,000 £312,000 £325,000 £338,000 £351,000 

       

Scheme 4. 15 houses  Residual £232,925 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £251,840 £366,466 £481,092 

Cap Costs -5.00%   £242,382 £357,008 £471,634 

 0.00%   £232,925 £347,551 £462,177 
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 5.00%   £223,467 £338,093 £452,719 

 10.00%   £214,010 £328,636 £443,262 

       

Scheme 5. 50 houses  Residual £665,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £723,000 £1,077,000 £1,432,000 

Cap Costs -5.00%   £694,000 £1,048,000 £1,402,000 

 0.00%   £665,000 £1,019,000 £1,373,000 

 5.00%   £635,000 £989,000 £1,343,000 

 10.00%   £606,000 £960,000 £1,314,000 

       

Scheme 6. 100 houses  Residual £916,000 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £1,727,000 £2,419,000 

Cap Costs -5.00%    £1,667,000 £2,359,000 

 0.00%    £1,608,000 £2,300,000 

 5.00%    £1,549,000 £2,241,000 

 10.00%    £1,489,000 £2,181,000 

       

Scheme 7. 200 houses  Residual £1,218,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £4,136,000 

Cap Costs -5.00%     £4,019,000 

 0.00%     £3,903,000 

 5.00%     £3,786,000 

 10.00%     £3,669,000 

 

 

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £70,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £80,000 £133,000 £187,000 

Cap Costs -5.00%   £75,000 £129,000 £182,000 

 0.00%   £70,000 £124,000 £178,000 

 5.00%   £66,000 £119,000 £173,000 

 10.00%   £61,000 £115,000 £168,000 
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Scheme 3. 50 flats  Residual £242,000 Land Value: £310,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%  £257,000 £269,000 £283,000 £299,000 

Cap Costs -5.00%   £256,000 £270,000 £285,000 

 0.00%    £253,000 £263,000 

 5.00%     £251,000 

 10.00%      

       

Scheme 4. 15 houses  Residual £155,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £174,000 £285,000 £395,000 

Cap Costs -5.00%   £164,000 £275,000 £386,000 

 0.00%   £155,000 £266,000 £376,000 

 5.00%    £256,000 £367,000 

 10.00%    £247,000 £357,000 

       

Scheme 5. 50 houses  Residual £423,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £824,000 £1,166,000 

Cap Costs -5.00%    £795,000 £1,137,000 

 0.00%    £766,000 £1,108,000 

 5.00%    £736,000 £1,078,000 

 10.00%    £707,000 £1,049,000 

       

Scheme 6. 100 houses  Residual £445,000 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £1,900,000 

Cap Costs -5.00%     £1,841,000 

 0.00%     £1,782,000 

 5.00%     £1,722,000 

 10.00%     £1,663,000 

       

Scheme 7. 200 houses  Residual £304,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £3,131,000 
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Cap Costs -5.00%     £3,014,000 

 0.00%      

 5.00%      

 10.00%      

 

 

35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £89,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £98,000 £153,000 £207,000 

Cap Costs -5.00%   £93,000 £148,000 £203,000 

 0.00%   £89,000 £143,000 £198,000 

 5.00%   £84,000 £139,000 £193,000 

 10.00%   £79,000 £134,000 £189,000 

       

Scheme 3. 50 flats  Residual £194,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £213,000 £326,000 £438,000 

Cap Costs -5.00%   £203,000 £316,000 £429,000 

 0.00%   £194,000 £307,000 £419,000 

 5.00%   £184,000 £297,000 £410,000 

 10.00%   £175,000 £288,000 £400,000 

       

Scheme 4. 15 houses  Residual £544,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £603,000 £951,000 £1,299,000 

Cap Costs -5.00%   £573,000 £921,000 £1,270,000 

 0.00%   £544,000 £892,000 £1,240,000 

 5.00%   £515,000 £863,000 £1,211,000 

 10.00%    £833,000 £1,181,000 

       

Scheme 5. 50 houses  Residual £670,000 Land Value: £1,545,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £1,469,000 £2,149,000 

Cap Costs -5.00%    £1,410,000 £2,090,000 

 0.00%    £1,350,000 £2,031,000 
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 5.00%    £1,291,000 £1,971,000 

 10.00%     £1,912,000 

       

Scheme 6. 100 houses  Residual £761,000 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £3,634,000 

Cap Costs -5.00%     £3,517,000 

 0.00%     £3,400,000 

 5.00%     £3,284,000 

 10.00%     £3,167,000 

       

Scheme 7. 200 houses  Residual £1,161,296 Land Value: £3,700,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £4,033,869 

Cap Costs -5.00%     £3,917,103 

 0.00%     £3,800,336 

 5.00%     £3,683,569 

 10.00%     £3,566,802 

 

50 % Affordable High Value Area 

 

70:30 Affordable Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £81,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £90,000 £146,000 £201,000 

Cap Costs -5.00%   £85,000 £141,000 £197,000 

 0.00%   £81,000 £136,000 £192,000 

 5.00%   £76,000 £131,000 £187,000 

 10.00%   £71,000 £127,000 £182,000 

       

       

Scheme 4. 15 houses  Residual £194,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £213,000 £326,000 £438,000 

Cap Costs -5.00%   £203,000 £316,000 £429,000 

 0.00%   £194,000 £307,000 £419,000 
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 5.00%   £184,000 £297,000 £410,000 

 10.00%   £175,000 £288,000 £400,000 

       

Scheme 5. 50 houses  Residual £664,537 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £723,000 £1,077,000 £1,432,000 

Cap Costs -5.00%   £694,000 £1,048,000 £1,402,000 

 0.00%   £665,000 £1,019,000 £1,373,000 

 5.00%   £635,000 £989,000 £1,343,000 

 10.00%   £606,000 £960,000 £1,314,000 

 

 

70:30 Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £33,000 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%    £95,000 £148,000 

Cap Costs -5.00%    £90,000 £144,000 

 0.00%    £86,000 £139,000 

 5.00%    £81,000 £134,000 

 10.00%    £76,000 £129,000 

       

Scheme 4. 15 houses  Residual £33,000 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

       

Scheme 5. 50 houses  Residual £33,000 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      
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35:35:30 Affordable:Social Rent: Intermediate     

              

       

Scheme 2. 6 houses  Residual £56,609 Land Value: £75,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%   £66,000 £120,000 £175,000 

Cap Costs -5.00%   £61,000 £116,000 £170,000 

 0.00%    £111,000 £165,000 

 5.00%    £106,000 £161,000 

 10.00%    £101,000 £156,000 

       

Scheme 4. 15 houses  Residual £41,378 Land Value: £185,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%     £175,000 

Cap Costs -5.00%     £170,000 

 0.00%     £165,000 

 5.00%     £161,000 

 10.00%     £156,000 

       

Scheme 5. 50 houses  Residual £129,234 Land Value: £620,000 

       

  GDV%     

  -10.00% -5.00% 0.00% 5.00% 10.00% 

 -10.00%      

Cap Costs -5.00%      

 0.00%      

 5.00%      

 10.00%      

 


