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Residential Market Review 
 This paper provides an overview of open market sales (OMS) values and land values across 1.1

the District to provide evidence for the appraisal assumptions which underpin the economic 

viability testing of the Local Plan  

 We initially carried out a detailed review of the local residential market between December 2015 1.2

– April 2016 to inform our Interim Residential Options Viability report dated April 2016.  This has 

been added to for the purposes of the pre-consultation draft Viability Assessment (August 

2016).  This has been added to again to focus on the SDA sites at Lutterworth and Scraptoft 

North (July 2017). 

Housing Market Areas 

 The 2006-2028 Core Strategy Policy CS3, Delivering Housing Choice and Affordability, divides 1.3

the District into five housing sub-market areas (HMAs) based on areas with similarities in terms 

of house prices and land values. These are;  

 Harborough Rural South West housing sub-market area (40% affordable housing target) 

 Harborough Rural North and Central housing sub-market area (40% affordable housing 

target) 

 Market Harborough housing sub-market area (30% affordable housing target) 

 Lutterworth housing sub-market area (30% affordable housing target) 

 Blaby Border Settlements housing sub-market area (30% affordable housing target)1  

 These sub-market areas are shown on the map below (Figure 1.1). 1.4

  

                                                   
1 Harborough District Local Development Framework Core Strategy 2006-2028, Harborough District 
Council, November 2011 
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Figure 1.1 - Harborough District Housing Sub-market Areas (Harborough District Council, 2011) 

 

 From the outset of our property market review, we therefore focussed on these housing market 1.5
zones. 
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Land Registry Achieved Values 

 We have reviewed Land Registry achieved value data for the past two years for all second-1.6

hand properties across all 29 postcode areas in the district.  We have also reviewed achieved 

value data for all new build properties in the relevant postcodes where new development has 

occurred.  

Second-hand Achieved Values (April 2016) 

 In order to analyse the relative values across the District by postcodes we have used Land 1.7
Registry second-hand property data as opposed to new build data as it provided a more 

representative sample size across all postcodes (relative to each other). However, the Land 

Registry did not have data for second-hand flats across all postcode areas, so we have not 

included flats in the analysis.  As you will see from the table below (Table 1.1) not all postcode 

areas have experienced new build development within the last two years. 

 A similar pattern was observed in achieved values across the different property types. The 1.8

review showed the Blaby Border postcodes to be consistently lower value areas. Lutterworth 
also has values consistently lower than the average for the District, albeit not as low as those 

postcode areas within the Blaby Border area.  The rest of the district achieves higher values 

with Market Harborough consistently towards the median value. 

 In terms of second-hand terraced properties, achieved values ranged from £130,404 – 1.9

c132,100 in LE8 8, LE9 4 and LE9 6 (Blaby Borders) to £218,272 in the rural eastern area of 

the District (postcode area LE16 8 incorporating Great Easton and Medbourne). Lutterworth 

achieved the median value of £160,519 and the average value achieved for second-hand 

terraced properties in Market Harborough was £180,071. 

 In terms of second-hand semi-detached properties, achieved values ranged from £153,031 1.10

in Blaby Border (postcode LE9 6) to £326,598 in postcode area LE2 2, in the rural zone. The 

LE2 2 postcode area incorporates the desirable town of Oadby and attractive villages of Little 

Stretton and Stoughton. Semi-detached properties in Lutterworth achieved an average value of 

£171,961 and the average value achieved for second-hand semi-detached properties in Market 

Harborough was £208,765.  

 In terms of second-hand detached properties, achieved values ranged from £220,427 and 1.11

£221,724 in the Blaby Border zone (postcode areas LE8 8 and LE9 4 respectively) to £540,317 

in postcode area LE15 8 on the north-east side of the District (bordering the Melton Borough of 

Leicestershire). Detached properties in Lutterworth achieved an average value of £270,609 and 
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the average value achieved for second-hand detached properties in Market Harborough was 

£353,072.  

 The average values achieved for second-hand properties by postcode area from December 1.12
2013 – December 2015 are tabulated below (Table 1.1). The average value by housing market 

area and property type is highlighted in green. 
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Table 1.1 – Second-hand Achieved Values December 2013 – December 2015 (Land Registry) 

(April 2016) 

 

 In addition to the above we have reviewed the achieved values (second-hand) for the postcode 1.13

areas LE5 1, LE5 2 and LE5 6.  The majority of these postcode areas are within Leicester with 

only small areas encroaching into Harborough District but, they are adjacent to Scraptoft, 
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Bushby and Thurnby. Although these postcodes are adjacent to Scraptoft they tend to include a 

lot of ex-Council stock which may not be very representative of new build values on an 

attractive greenfield site like Scraptoft North.  

 In our latest review of the Scraptoft values we have excluded these postcodes.  The issue is 1.14

however, that the proposed Scraptoft SDA is within LE7 9 postcode area which is a large rural 

area extending the entire width of the District and therefore the values in LE7 9 are also unlikely 

to be entirely representative of the SDA. As such, we have analysed values within the LE7 9 

postcode area and LE5 1 postcode area (including the new residential properties at Hamilton) 

to ensure a reasonable comparison with the proposed Scraptoft North SDA. 

 

 
 

Table 1.2 – Second-hand Achieved Values (LE5 postcodes) December 2013 – December 2015 
(Land Registry) (April 2016) 

 

 The choropleth map below (Figure 1.2) shows the distribution of average (of all property types) 1.15

achieved values across the District for second-hand properties. 
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Figure 1.2 – Average of the second-hand averages of each property type December 2013 – 
December 2015 (Land Registry) (April 2016) 

 

 As you can see from the above, the highest (second hand) values are generally in the rural 1.16

hinterlands and around Market Harborough with the very highest in LE15_8 heading towards 

Oakham and LE2_2 near Oadby Lutterworth and the Blaby Border had generally lower average 

second hand values. 

New Build Achieved Values (April 2016) 

 Data was not available for achieved values for new build properties across all postcode areas in 1.17

the district (for the two years December 2013 – December 2105). However, the available data 

shows that there is a substantial new-build premium over second-hand values for smaller 

properties e.g. flats and terraces. This is a much as 40 -70% for flats in Market Harborough and 

Rural areas possibly due to the low baseline value of second-hand stock and the relatively 

higher specification and quality of new-build stock.  There is less of a premium for larger semi- 

and detached properties and the data actually suggests that values are lower in certain areas.  

For example, in the Blaby Border and Lutterworth areas the average new-build premium for 
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semi-detached properties is 23% and 30% respectively and for detached properties is 6% and 

18% respectively.  This contrasts with the Rural area where the average price of new build 

semi-detached units is -8% of second-hand stock and -3% for detached.  This is likely to be due 
to the smaller size of new developments compared to older stock and we anticipate that there 

would still be a premium on a £ psm basis. 

 The average values achieved for new build properties by postcode area from December 2013 – 1.18

December 2015 are tabulated below (Table 1.3). The average value by housing market area 

and property type is highlighted in green. 
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Table 1.3 – New Build Achieved Values December 2013 – December 2015 (Land Registry) (April 

2016) 

 

 Again we have isolated the new build values for the LE5 postcodes adjacent to Scraptoft, 1.19
Bushby and Thurnby.  These are set out on the following table (Table 1.4). 
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Table 1.4 – New Build Achieved Values (LE5 postcodes) December 2013 – December 2015 
(Land Registry) (April 2016) 

 

 There is a premium across all house types for new build properties in the LE5 postcode areas 1.20

most notably for terrace and semi-detached properties (41% and 23%). 

 We have subsequently updated the new build sales values for Scraptoft North (and Lutterworth) 1.21
based on the following postcode areas. 

 

 
 

Table 1.5 – New Build Achieved Values for Scraptoft North and Lutterworth SDAs 
July 2016-July 2017 (Land Registry) (July 20172) 

 

 Within our review period, Lutterworth has seen 70 new build transactions and Scraptoft North 1.22

(LE5_1/LE7 9) has seen 125 new build transactions.  

  

                                                   
2 170720 Residential Market Update v3 
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Asking Values (April 2016) 

 We have researched average asking values of new build dwellings in Harborough District for all 1.23

property types using Rightmove and Zoopla. This enables us to understand the level of value 

differentials which may occur between housing sub-market areas. The average house prices in 

Harborough exhibit considerable variation in values across different property types and housing 

sub-market areas.  

 The table below (Table 1.6) shows the average quoted values for new build properties in each 1.24
postcode area. These should be viewed with caution as they are average values and include 

properties of varying sizes across each type. Also note that that the postcode areas are wider 

postcode areas rather than sub-areas (for example LE17 Lutterworth includes LE17 5 and 

LE17 6 which are wider rural postcodes). 

 

Table 1.6 – Average Asking Values for New Build Properties (Rightmove, Zoopla) (April 2016) 
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 The table above illustrates the wide variation in asking prices across the District. Values are 1.25

higher for larger properties in the rural areas in comparison to the urban areas.  

 It is interesting to note that for all property types across all postcodes, on average, asking 1.26
values were c.16% higher than achieved values.  

 It is also important to recognise that average values can be distorted by specific developments 1.27

on the border between areas. This highlights the difficulties of defining housing market areas 

and the need to consider affordable housing requirements on a site specific basis.  

Asking Values (July 2017) 

 We have reviewed new build asking values in Lutterworth, Hamilton and Scraptoft.  1.28

Lutterworth 

 In Lutterworth there are two new developments which are summarised below.  1.29

 Saxon Meadow is a development by William Davis Homes and consists of 2, 3, 4 and 5 1.30

bedroom homes located on Bitteswell Road (LE17 4GS). Figure 1.3 below provides a location 

map of this development. 

 

Figure 1.3 – Saxon Meadow Location  
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 Five bedroom detached properties are currently on the market for between £490,000 and 1.31

£499,000.  

 Four bedroom detached properties are currently on the market for £350,000. 1.32

 Whittle Fields is a development by Bellway Homes and consists of 3, 4 and 5 bedroom homes 1.33

located on Coventry Road (LE17 4YR). Figure 1.4 below provides a site plan and site location. 

 

Figure 1.4 – Whittle Fields Site Plan and Location  

 

 Table 1.7 below provides a summary of the properties which are currently on the market at this 1.34

development. 
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Table 1.7 – Whittle Fields Asking Prices  

 

Hamilton  

 In Hamilton there are three new developments which are summarised below.  1.35

 Hamilton Gardens is a development by Redrow and consists of 3 and 4 bedroom homes 1.36

located on Maidenwell Avenue. Figure 1.5 below provides a location map of this development. 

 

Figure 1.5 – Hamilton Gardens Location  
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 Table 1.8 below provides a summary of the properties which are currently on the market at this 1.37

development. 

 

Table 1.8 – Hamilton Gardens Asking Prices  

 

 Hambleton Lea is a development by Bellway Homes and consists of 3, 4 and 5 bedroom homes 1.38

located on Hazeldene Road (LE5 1SZ). Figure 1.6 below provides a site plan and site location. 

 

Figure 1.6 – Hamilton Gardens Site Plan and Location 
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 Table 1.9 below provides a summary of the properties which are currently on the market at this 1.39

development. 

 

Table 1.9 – Hambleton Lea Asking Prices  
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 Hambleton Park is a development by Redrow and consists of 3, 4 and 5 bedroom homes 1.40

located on Hazeldene Road (LE5 1SZ). Table 1.10 below provides a summary of the properties 

which are currently on the market at this development. 

 

Table 1.10 – Hamilton Park Asking Prices  
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Scraptoft 

 In Scraptoft there are two new developments which are summarised below.  1.41

 Goodridge is a development by Bellway Homes and consists of 3, 4 and 5 bedroom homes 1.42

located on Beeby Road (LE7 9SG). Figure 1.7 below provides a site plan and site location. 

 

Figure 1.7 – Goodridge Site Plan and Location 

 

 Table 1.11 below provides a summary of the properties which are currently on the market at 1.43
this development. 
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Table 1.11 – Goodridge Asking Prices  
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 Nursery Hollow is a development by Kings Real Estate and consists of 4 and 5 bedroom homes 1.44

located on Tillia Close (LE7 9SG). Figure 1.8 below provides a site location. 

 

Figure 1.8 – Nursery Hollow Location  

 

 Table 1.12 below provides a summary of the properties which are currently on the market at 1.45

this development. 
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Table 1.12 – Nursery Hollow Asking Prices  
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Summary 

 Table 1.13 and 1.14 below provides summaries of the new build properties which are currently 1.46
on the market.  

 

 
 

Table 1.13 – New Build Average Asking Values  
for Scraptoft North and Lutterworth SDAs July 2016-July 2017 (Rightmove) (July 2017) 

 

 

 
 

Table 1.14  – New Build Average Asking Values (£ psm)  
for Scraptoft North and Lutterworth SDAs July 2016-July 2017 (Rightmove) (July 20173) 
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Land Registry New Build Values and EPC Floor Areas (August 2016)  

 We subsequently carried out a further market review of sales values in the District.  This has 1.47
been based on a detailed analysis of the Land Registry new build achieved values (last three4 

years sales) cross-referenced, on an address-by-address basis (c1,200 properties), to the floor 

areas published on the EPC (Energy Performance Certificate) database in order to derive the 

achieved values (£ per square meter). This gives a good baseline for comparing the average 

values across the District at is devalues each house type to a value per square meter. 

 Note that we removed the Shared Ownership registrations and the extremely high values from 1.48

the dataset – to focus on the ‘typical’ new units. 

 The average new build achieved values £ per square meter are illustrated on the following 1.49

choropleth map (Figure 1.9).  

 

  

                                                   
4 We have gone back a further year in the August 2016 review in order to obtain new build data points 
in all post code areas – but it is the same for all postcodes and useful for establishing the pattern of 
values across the District. 
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Figure 1.9  – Average New Build Achieved Values August 2013 – August 2016 (Land Registry) 
(August 2016) 
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 We append a choropleth map showing the relative values £ psm for each postcode across the 1.50

District. This tends to suggest that the rural areas are less valuable (£ psm) than the urban 

areas which is contrary to the current housing market zones.  Note that this analysis is for new 
build properties only which are more likely to be developed (in any volume) around existing 

settlements and urban areas. 

 Figure 1.9 clearly illustrates that the highest value areas (for new build property (£ psm)) are 1.51

around Market Harborough.  Medium values tend to be around the other urban areas including 

Lutterworth (LE17_4) and Kibworth (A6 corridor (LE8_0 and LE8_9)) and near Scraptoft 

(LE7_3).  There are mixed high and lower value postcodes around the Blaby Border area and 

the east of Leicester.  The lowest value areas are the rural postcodes of LE17_5 and LE7_9 
which may be due to the lower volumes of new development.    

 We discussed the above District wide value patterns at the Stakeholder Consultation workshop 1.52

on 21st September 2016.  A respondent concurred that the 2011 Housing Market Zones were 

probably still relevant (Figure 1.1 above).  
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Land Registry New Build Values and EPC Floor Areas (July 2017)  

 We subsequently carried out a further market review of sales values in respect of the 1.53

Lutterworth and Scraptoft North SDAs.  Again, this has been based on a detailed analysis of 
the Land Registry new build achieved values (last year’s sales) cross-referenced, on an 

address-by-address basis (c 200 properties), to the floor areas published on the EPC (Energy 

Performance Certificate) database in order to derive the achieved values (£ per square meter).  

 

 
 

Table 1.15 – New Build Achieved Values £psm for Scraptoft North and Lutterworth SDAs 
July 2016-July 2017 (Land Registry) (July 2017) 
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OMS Value Assumptions (August 2016) 

 The table below (Table 1.16) sets out our baseline residential Open Market Sales (OMS) value 1.54

assumptions informed by the market research.  

 

 
 

 

Table 1.16 – OMS Value Assumptions (August 2016)5 

 

 The values in Table 1.16 are based upon: 1.55

 Hypothetical values derived by multiplying the value (£ psm) x the average actual floor 

area of units delivered in the District (from the EPC data) (sqm) = the hypothetical value 
(£). 

 The values that we proposed within the April 2016 review which were derived from 
different analysis of new build and second hand sales values and asking prices (as set 

out above). 

 The average and maximum actual new build sales absolute values from the Land 
Registry database (August 2013-206).   

                                                   
5 161114 Residential Sales Values Harborough_v13 



  Harborough Local Plan – Local Plan Viability 
APPENDIX 1 – Residential Market Review 

August 2016 (updated July 2017) 
 

  
28 

  
 
 

OMS Value Assumptions (July 2017) 

 The table below (Table 1.17) sets out our updated residential Open Market Sales (OMS) value 1.56

assumptions for Scraptoft North and Lutterworth SDA’s.  

 

Table 1.17 – OMS Value Assumptions for Scraptoft North and Lutterworth (July 2017)6 

 

 Our research has identified a marginal increase in all the values expect for 2 bed houses in the 1.57

Lutterworth postcode area. 

 Whilst for Scraptoft North postcode areas 2 bed flats and 3 bed houses saw a marginal 1.58

increase in values.  

 For the purposes of our appraisals we have adopted the above values for the SDA typologies. 1.59
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