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1. INTRODUCTION   
 
1.1 Background 
 
1.1.1 The purpose of this concise report is to inform the City Council’s ongoing 

assessment of typical new build residential property values in Stoke on Trent.   
 
1.1.2 This information will be used to inform financial aspects of the Council’s 

emerging guidance (Supplementary Planning Document – “SPD”) on 
Affordable Housing which is secured through “Section 106” planning 
obligations agreements as a proportion of new market housing developments.  

 
1.1.3 The work behind the findings was not a statistical exercise, but involved 

making judgements based primarily on new build housing activity in the City 
at the time of the research carried out in February 2008.   

 
1.1.4 Consideration is also given to Land Registry house price trends information.  
 
1.1.5 This process repeated, necessarily in a briefer way, the type of property 

market research exercise carried out to underpin Adams Integra’s 
development viability work to support the Local Development Framework. 
That was entitled “Study of Development Viability Impacts of Policy 
Proposals” and was completed in December 2006 (referred to hereon in as 
the 2006 study).  

 
1.1.6 That previous detailed study included judgements on the range of new build 

property values typically seen in the City, which were reported as follows (and 
used in the appraisal modelling for that study), as follows: 

 
Unit   
 Band 

Band 1 
Lower Value 

Band 2 
Middle Value 

Band 3 
Higher Value 

1-Bed Flat £70,000 £95,000 £120,000 
2-Bed Flat £80,000 £110,000 £140,000 
2-Bed House £90,000 £120,000 £150,000 
3-Bed House £100,000 £145,000 £190,000 
4-Bed House £160,000 £195,000 £230,000 

 Source: Adams Integra Study of Development Viability Impacts of Policy Proposals – Dec 2006 
 
1.1.7 The aim with this current work is to make a single typical price level 

judgement for each property type to inform clear and simple thinking behind 
the Council’s affordable housing SPD. We discussed with Council Officers the 
alternative of taking a more comprehensive set or range of values into the 
SPD. However, as it’s purpose will be a key part of guiding early stages 
feasibility work by landowners and developers, ease of use and clarity is the 
main aim. The Council is also conscious that if the information is over-
complicated in the context of providing guidance, then it may result in a 
requirement for unnecessary resourcing and be more involved to keep 
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updated in the future. Clearly as the SPD will be covering much new ground, 
time will be needed to monitor outcomes and experiences, with a view to the 
guidance itself being updated as time moves on and market features change.  

 
1.1.8 The outcomes will be reported in Section 4. 
 
1.1.9 For ease of reference, key features of the Stoke on Trent (new build) housing 
 market which we observed and reported in 2006 included: 
 

 A rapidly establishing new build homes market. 
 A very different housing offer and market from the City’s traditional 

one has emerged. 
 New build schemes typically commanding very significantly higher 

sales prices than the general tone of values for many of the City’s 
areas – effectively a dual market exists. 

 While we saw a variety of new build values to some degree, we 
picked up on a relative consistency of new build values across the 
City area. 

 It would take time to see whether clearer values patterns (i.e values 
varying by locality) were established for new build property. 

 Relative strength of new build values. 
 New build values predominantly seen in the middle to upper part of 

our 2006 values range as re-stated at 1.1.6 above. 
 Demand for new build property. 
 Overall, a buoyant new build market, evidenced by the level of activity. 
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2. BRIEF METHODOLOGY SUMMARY 
 
2.1 Market research 
 
2.1.1 On this occasion the work was desktop based. Adams Integra used web 

searches of sites including: 
 
  www.rightmove.co.uk 
  www.smartnewhomes.co.uk  
 
2.1.2 Leads were then followed, where possible, to include reviews of developers’ 

and agents’ web based information. 
 
2.1.3 In addition, Adams Integra’s research staff made email or telephone contact 

with a number of developers (housebuilders) to supplement the information 
wherever possible within the project remit.  

 
2.1.4 Whilst we must acknowledge that this process was not exhaustive, in Adams 

Integra’s wide experience of this type of work, and the making of appropriate 
judgements from it, the exercise was sufficiently broad to properly facilitate 
the outcome. Collectively it enabled us to gather a wide range of information 
on the pricing of new build housing in the City being marketed in February 
2008. This is included in Section 3 below.  

 
2.1.5 Telephone calls were also made to estate agents so that we could take local 

soundings on our emerging impressions from the information we collected. 
These conversations related to particular pricing for the relevant dwelling 
types we wished to make judgements on, where they were able to help with 
information, and their views of the current local market (based on their 
experiences). Inevitably, the process relied on talking to appropriate sales 
staff. As we had to control the scope and time-span of the exercise, this was 
not possible on all occasions due to the timing of calls, etc. However, this part 
of the process was helpful as a part of informing our views.  

 
2.2 Land Registry and Royal Institute of Chartered Surveyors (RICS) 

information sources 
 
2.2.1 Amongst the wide range of market information available, Adams Integra’s 

preference is to refer to the monthly reporting issued by these two 
organisations.  

 
2.2.2 A review of this information helps with the background to the making of our 

judgements, but in all of our property market review and viability work we 
place an emphasis on looking at new build pricing. That is the supply source 
of the planning-led affordable housing which this and similar work is all about.  
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2.2.3 The Land Registry, for example, focuses its main reporting on the overall 
(including resale) market and also provides information according to generic 
property type only; not to the size (e.g. number of bedrooms) of dwellings. It is 
possible to secure more bespoke data, but that involves extra cost, including 
in time input needed to further analyse it.  

 
2.2.4 There are other information sources, for example, from Banks and Building 

Societies, but again that generally tends to cover overall market data (i.e. 
again diluting the new build values picture) and be sourced from the particular 
organisation’s information on its own lending. It can, therefore, be influenced 
by particular market sectors or geographical factors.  

 
2.2.5 The review of latest available Land Registry and RICS reporting is included in 

Section 3 below.  
 
2.3  Review of other market information 
 
2.3.1 The Halifax, the UK’s biggest mortgage lender, reported a fall in prices of 

0.3% in February 2008 and the annual rate of house price inflation down from 
4.5% to 4.2%. It said that house prices would be flat over the coming year if 
the economy and employment continued to grow. Amplifying this further, the 
bank’s  chief economist said that “whilst the housing market has slowed over 
the past six months, it is supported by sound economic fundamentals…… 
Interest rate cuts by the Bank of England are also helping to underpin house 
prices”.  

 
2.3.2 The Nationwide Building Society, another source of information (of the type 

referred to generally at 2.2.4 above), appeared to be reporting market 
conditions in a gloomier tone – commenting on the slowing market and 
increasing pace of decline. 

 
2.3.3 Following the Bank of England cut in the Base Rate to 5.5% in February, it 

has been further cut to 5.25% in March 2008 (back to its Spring 2007 level). 
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3. VALUES INFORMATION 
 
3.1 Currently marketed new build property 
 
3.1.1 The information gathered in February (and into March) 2008 was as follows: 
 

Scheme  
 

Address/ 
new address Property Type Price - £ 

Size m² -
where 

available 
Price  
£/m² Developer 

Agent/ 
Sales 
Contact 

£326,995     
£324,950     
£319,995     
£304,950     

5 bedroom 
detached  

£289,950     
4 bedroom 
detached  £284,995     
3 bed semi-
detached £185,950     
3 bed terrace £160,500     

Hillside 
Park 

Off Bellerton 
Road 

3 bed terrace £149,950     

Lioncourt 
Homes  
01905 
825780 

David 
McLean  
Midlands 
Ltd.  
0800 
2980098 

Wye  2 bed 
apartment  

£224.52 per sq ft (16 
units) £2,417 

Coln (B) 1 
bedroom 
apartment  

 
 
£222.33 per sq ft (9) £2,393 

Coln (C) 2 bed 
apartment 

 
£217.19 per sq ft (9) £2,338 

Tamar 3 bed/2 
storey  

 
£214.66 per sq ft (4) £2,311 

Trent 3 bed/2 
storey  

 
£207.06 per sq ft (5) £2,229 

Tillingbourne 4 
bedroom 
detached  

 
 
£205.48 per sq ft (3) £2,212 

Coln (A) 2 bed 
apartment 

 
£205.35 per sq ft (9) £2,210 

Severn 4 
bedroom 
detached  

 
 
£201.28 per sq ft (3) £2,167 

Blyth 2 bed 
coach house  

 
£198.67 per sq ft (1) £2,138 

Frome 4 
bedroom 
detached 

 
 
£195.81 per sq ft (4) £2,108 

Ravensbourne 4 
bedroom 
detached  

 
 
£193.16 per sq ft (3) £2,079 

Wansbeck 4 
bedroom 
detached  

 
 
£190.07 per sq ft (2) £2,045 

Derwent 3 
bed/2.5 storey  

 
£178. 57 per sq ft (9) £1,922 

Norton Rise Bellerton 
Lane 

Evenlode 4 bed, 
2.5 storey semi 

 
£174.36 per sq ft (2) £1,877 

Lioncourt 
Homes 
01905 
825780 

  

£189,950 124.4 £1,527 4 bed terrace 
£169,950 113.3 £1,500 

3 bed terrace £164,950 TBC TBC 
3 bed semi-
detached 

 
£139,950 96.5 £1,450 

Hadderidge 
Gardens* 

Navigation 
Road 

1 bed flat over 
garage 

 
£99,950 60 £1,666 

Pochin 
Homes 
01606 
738099  

  

4 bed terrace £159,950     
£149,950     
£146,950     
£146,950     
£144,950     

St Andrews 
Square Hartshill Road 3 bed terrace 

£139,950     

  
Wellford  
01782 
415583 
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£149,950 93.6 £1,602 
£147,500 91 £1,621 3 bed semi-

detached 
£142,500 87.8 £1,623 
£142,500 87.8 £1,623 
£142,500 87.8 £1,623 3 bed terraced 
£139,950 85.4 £1,639 

Weston 
Heights 

Weston 
Coyney 

3 bed semi-
detached 

 
£136,950 85.5 £1,602 

Lovell 
Midlands 
01782 
599160 

  

    3 bed semi-
detached £162,950 

    

  

Your 
Move  
01785 
257100 

    3 bed terrace £159,995 

    

  

Your 
Move 
01785 
257100 

4 bed end 
terraced  £189,950     
4 bed mid 
terraced  £178,950     
3 bed, detached 
with single 
parking space 

£174,950 
    

3 bed, semi-
detached with 
single parking 
space 

£167,950 

    
3 bed end 
terraced with 
double parking 
space 

£164,950 

    
3 bed mid 
terraced with 
double parking 
space 

£164,950 

    
3 bed end 
terraced with 
single parking 
space 

£164,950 

    
3 bed mid 
terraced with 
double parking 
space 

£159,950 

    
4 bed end 
terraced with 
detached single 
garage 

£157,950 

    
4 bed end 
terraced with 
detached single 
garage 

£157,950 

    
4 bed end 
terraced with 
double parking 
space 

£157,950 

    
4 bed end 
terraced with 
double parking 
space 

£157,950 

    
3 bed end 
terraced with 
double parking 
space 

£154,950 

    
3 bed mid 
terraced with 
double parking 
space 

£149,950 

    
3 bed mid 
terraced with 
single parking 
space 

£140,950 

    

Water's 
Edge 

Ivy House 
Road 

2 bed mid 
terraced with 

£134,950 
    

Redrow 
Homes 
01827 
260600 
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single parking 
space 
2 bed end 
terraced with 
single parking 
space 

£129,950 

    
2 bed, semi-
detached with 
integral single 
garage 

£113,950 

    
£130,995     
£128,995     
£125,995     
£122,995     

2 bed apartment 

£121,995     
£89,995     

Wedgewood 
Gardens Leek Road 

1 bed apartment 
£84,995     

  

Gladedale 
(NW) Ltd.  
Via 01928 
719464 > 
site office 
01782 
212464 

£134,950     
£132,950     2 bed apartment 
£129,950     
£107,950     
£105,950     
£103,950     

Lock 38 Shelton New 
Road 

1 bed apartment 

£99,950     

  

Countrysi
de 
Properties 
01782 
272458 

5 bed detached £224,950     
4 bed detached £214,950     
3 bed terrace £164,950     

Botham 
Grove 

Queens 
Wood, 
Tunstall 

2 bed terrace £129,950     

  
Follwells  
01782 
615530  

£189,995     
£174,995     4 bed terrace 
£169,995     
£139,995     
£134,995     3 bed terrace 
£129,995     
£119,995     

Hanley 
Potteries/A
mphora 

Off Stubbs 
Lane, Hanley 

2 bed terrace 
£114,995     

Haslam 
Homes 
Midlands 
01509 
686100 

  

4 bed semi-
detached £189,950     
4 bed semi-
detached £189,950     

Sadlers 
Park 

Greenhead 
Street, 
Burslem 

3 bed semi-
detached £179,950     

  

Countrysi
de 
Properties 
01782 
272458 

  

Tranter Road, 
Bucknall/ 
Abbey Hutton 
ST2 

5 x 2 bed 
bungalows (40% 
Shared 
ownership) 

£38,000       01327 
310100 

4 bed detached + 
garage £245,950     

4 bed detached + 
garage £227,950     Doulton 

Grange 
Ribble  
ST2 7QE 

4 bed semi-
detached + 
garage 

£211,950     

Redrow 
Homes 
01827 
260600 

  

  
Turnhurst 
Road 
Packmoor 

3 bed detached £189,950       

Stephens
on 
Browne  
sales@ 
stephens
onbrowne 
.co.uk 

Minerva 
Courts Fenton 

2, 3, 4 bed 
terraced & 2 bed 
flats 

From 
£149,950     

Pochin 
Homes 
01606 
738099  

  

3 bed terrace £132,950 
Churchill 
Gate  Longton 

3 bed terrace £126,950 
    

Pochin 
Homes 
01606 
738099  

  

  
Westpart 
Road 
Burslem 

3 bed terraced 
(Query 50% 
Shared 

£64,975       
Midland 
Heart  
0870 
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ownership) 6070300  

2 bed flat  £94,950     Lock 
Keepers 
Way 

Pavilion Lock, 
Hanley 

1 bed flat (query - 
shared 
ownership?) 

£64,950     
  

Northwoo
d UK  
01782 
636100 

1 Bed GF 
Apartment 

 
£110,000 46.5 £2,363 

2 Bed GF 
Apartment 

 
£123,000 52.4 £2,347 

2 Bed FF 
Apartment 

 
£127,850 52.5 £2,436 

2 Bed SF 
Apartment 

 
£132,950 52.5 £2,533 

2 Bed GF 
Apartment 

 
£138,500 60.9 £2,276 

3 Bed Mid 
Terrace 

 
£143,850 71.3 £2,019 

2 Bed FF 
Apartment 

 
£145,350 60.9 £2,389 

2 Bed GF 
Apartment 

 
£145,350 62.7 £2,318 

3 Bed End 
Terrace 

 
£148,550 71.3 £2,085 

2 Bed SF 
Apartment 

 
£150,550 60.9 £2,474 

2 Bed FF 
Apartment 

 
£150,550 62.7 £2,401 

3 Bed Mid 
Terrace 

 
£151,300 77.3 £1,957 

2 Bed SF 
Apartment 

 
£155,650 62.7 £2,482 

3 Bed semi-
detached 

 
£155,900 71.3 £2,188 

3 Bed End 
Terrace 

 
£158,950 77.3 £2,056 

3 Bed Semi £166,300 77.3 £2,151 
3 Bed Mid 
terraced +G 

 
£183,850 105.4 £1,745 

3 Bed End 
terraced + G 

 
£194,250 105.4 £1,844 

4 Bed Mid 
terraced + G 

 
£196,400 110.6 £1,776 

3 Bed Detached 
+ G 

 
£197,650 80.7 £2,448 

3 Bed Detached 
+ G 

 
£199,550 83.3 £2,395 

3 Bed Detached 
+ G 

 
£199,550 83.3 £2,395 

3 Bed semi-
detached+ G 

 
£203,600 105.4 £1,933 

4 Bed End 
terraced + G 

 
£205,850 110.6 £1,862 

4 Bed Detached 
+ G 

 
£212,650 97.5 £2,180 

4 Bed Detached 
+ G 

 
£234,250 107.7 £2,176 

 
 
Norton 
Heights 

  
 
Stoke-on-
Trent 

4 Bed Detached 
+ G 

 
£237,600 109.3 £2,173 

 
 
Barratt 
Homes 

  

1BGF Apartment £107,650 44.1 £2,439 
2BGF Apartment £127,750 52.4 £2,438 
2 Bed Mid 
Terrace 

 
£140,600 58.0 £2,425 

3 Bed Mid 
Terrace 

 
£156,650 71.3 £2,198 

3 Bed End 
Terrace 

 
£158,050 71.3 £2,218 

3 Bed Mid 
Terrace 

 
£162,550 77.3 £2,103 

3 Bed Semi £165,950 71.3 £2,329 

Moorland 
View 

Leek New 
Road Stoke-
on-Trent  

3 Bed End 
Terrace 

 
£169,900 77.3 £2,198 

Barratt 
Homes 
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3 Bed semi-
detached 

 
£177,250 77.3 £2,293 

3 Bed Detached £182,600 71.3 £2,563 
3 Bed Mid 
terraced + G 

 
£190,750 97.7 £1,952 

3 Bed terraced + 
G 

 
£195,450 99.2 £1,970 

3 Bed End 
terraced + G 

 
£198,850 97.7 £2,035 

3 Bed Detached 
+ G 

 
£201,650 77.3 £2,609 

3 Bed End 
terraced + G 

 
£203,500 99.2 £2,051 

3 Bed Detached 
+ G 

 
£205,150 82.3 £2,492 

3 Bed semi-
detached+ G 

 
£208,300 97.7 £2,131 

3 Bed terraced + 
G 

 
£211,100 107.3 £1,967 

3 Bed Detached 
+ G 

 
£212,500 83.3 £2,550 

3 Bed Detached 
+ G 

 
£212,500 83.3 £2,550 

3 Bed 3 Storey 
semi-detached+ 
G 

 
 
£217,100 105.4 £2,061 

3 Bed Detached 
+ G 

 
£218,500 87.5 £2,497 

4 Bed Detached 
+ G 

 
£225,950 98.4 £2,297 

4 Bed Detached 
+ G 

 
£249,350 107.7 £2,316 

2BGF Apartment £109,000 48.0 £2,269 
1BFF Apartment £111,000 48.8 £2,276 
2BFF Apartment £111,000 48.0 £2,311 
2BSF Apartment £113,000 48.0 £2,353 
2BGF Apartment £120,000 56.7 £2,117 
2BFF Apartment £122,000 56.7 £2,153 
2BSF Apartment £124,000 56.7 £2,188 
2BGF Apartment £124,000 59.9 £2,069 
2BFF Apartment £126,000 59.9 £2,103 
2BSF Apartment £128,000 59.9 £2,136 
2 Bed Mid 
Terrace 

 
£136,000 58.0 £2,346 

3 Bed Mid 
Terrace 

 
£146,000 71.3 £2,049 

3 Bed End 
Terrace 

 
£151,000 71.3 £2,119 

3 Bed Mid 
terraced + G 

 
£180,950 94.6 £1,913 

3 Bed End 
terraced + G 

 
£185,950 94.6 £1,966 

3 Bed semi-
detached+ G 

 
£190,950 94.6 £2,019 

3 Bed Mid 
terraced + G 

 
£190,950 99.2 £1,925 

3 Bed End 
terraced + G 

 
£195,950 99.2 £1,975 

3 Bed semi-
detached+ G 

 
£196,000 103.1 £1,901 

3 Bed Mid 
terraced + G 

 
£201,950 107.3 £1,882 

3 Bed Mid 
terraced + G 

 
£201,950 107.3 £1,882 

3 Bed End 
terraced + G 

 
£206,950 107.3 £1,929 

3 Bed Mid 
terraced + G 

 
£208,000 112.2 £1,853 

Churchill 
Park 

Scotia Road 
Stoke-on-
Trent 

3 Bed End 
terraced + G 

 
£213,000 112.2 £1,898 

Barratt 
Homes   

(G = Garage) 
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Some example incentives noted as being available: 
 
Hadderidge Gardens Move in for £1 with 5% deposit paid, fitted carpets or stamp duty paid. 
 
Barratt Homes I Part Exchange; Deposit Paid; £500 towards mortgage for 12 months; Cash Back; 

Stamp Duty Paid; and Move in for £99. 
 
Barratt Homes II £1,000 discount when requesting a brochure 

 
 
In most cases we were able to gather sufficient information on schemes from 
websites. In limited instances we followed up with additional enquiries. Some 
additional information was made available, for example, by one housebuilder, Pochin 
Homes, on recent sample sales prices (non plot/location specific in view of 
sensitivities), as follows: 
 

1 sold at £99,950 (starting point – flat over a garage) and 1 sold at £125,000. 
(Sizes start from 650sqft for a Flat over garage) 
3 beds 747 sq ft (69.4 sq m) selling from £115,000 up to £125,000, last completion 
December 2007 (suggests £1729/sq m based on say £120,000 typical price) 
3 beds 1039 sq ft (96.5 sq m) @ £139,950 (suggests £1,450/sq m) 
4 beds 1220 sq ft (113.3 sq m) @ £159,950 - £169,950 (suggests £1,456/sq m 
based on say £165,000 selling price) 
4 beds 1339 sq ft (124.4 sq m) @ £189,950 (suggests £1,527/sq m) 

 
3.1.2 On further review of the information at 3.1.1 generally, that immediately above 

appears to be indicative of a development towards the lower end of the new 
build values range. 

 
3.2 Land Registry 
 
3.2.1 The latest available monthly house price index, for January 2008, was 

released on 28 February 2008. The national and regional information 
extracted here is included so that the Stoke on Trent market can be 
considered in the wider context. It is worthwhile considering its relative 
strength. 

 
3.2.2 Under the headline “January house prices show slight increase”, it states the 

following in terms of the national picture (snapshot): 
 

- Average house price  £186,045. 
- Prices up 6.4% over the preceding year. 
- Price increases, overall, of 0.9% for the month of January. 

 
3.2.3 It states the Regional (West Midlands) picture to be: 
 

- Average house price £155,405. 
- Prices up 3.9% over the preceding year. 
- Price increases, overall, of 1.3% for the month of January. 
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3.2.4 It states the Stoke-on-Trent (unitary authority area) to be: 
 

- Average house price £92,401. 
- Prices up 4.9% over the preceding year. 
- Price increases, overall, of 0.4% for the month of January. 

 
3.2.5 Looking within the £92,401 overall average price for the City at January 2008, 

generic property types were stated as having average prices as follows: 
 
        - Maisonette/flat  £72,692 
        - Terraced   £56,135 
        - Semi-detached  £100,213 
        - Detached   £176,783 
 

Through comparison of these overall (including resale) market figures with 
typical  new build homes prices, the effective dual market referred to at 1.1.9 
above can be seen. 

 
3.2.6 In December 2006 (the 2006 study closing date) the Land Registry Index for 

the City stood at 234.5. At January 2008 it was at 248.6; representing an 
increase in prices of 6% over that period. Over 2007 the rate of house price 
increase in the City generally declined – from an annual increase rate at just 
over 8% recorded in the index at the beginning of 2007. 

 
3.2.7 If we look further back at the Land Registry index for Stoke on Trent to 

develop a feel for the slightly longer terms trends, we see the index at 218.9 
in January 2006 (when annual house price inflation was stated at 7.9%). So 
to January 2008 its move to 248.6 represented an increase in prices of 13.5% 
over that 2 year period. 

 
3.3 RICS 
 
3.3.1 The following information is sourced from the RICS Economics February 

2008 housing market survey. It is informed by member agency firms’ 
feedback. 

 
3.3.2 Amongst its headlines for England and Wales were: 
 

 Price declines accelerating again – an increased proportion of 
surveyors reporting prices falling. 

 Stock of (i.e. unsold) property on the market continues to surge 
– sales to stock ratio lowest since September 1996. 

 But sales expectations turn positive for the first time since June 
2007. 
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3.3.3 For the West Midlands a similar picture was painted, with continued house 
price decline (for the seventh consecutive month) and new buyer and vendor 
enquiries declining still. Surveyor confidence in the price outlook improved 
fractionally and confidence in sales improved more notably – although both 
remained at low levels. 

 
3.3.4 This RICS report contains commentary on local markets from surveying and 

agency firms. However, there was no sufficiently local reported surveyor 
feedback from this source to further inform this new build property price guide 
update work. 

 
3.4 Soundings from local agents/housebuilders 
 
3.4.1 To supplement the information and aim to test our developing thinking, we 

spoke to agents and summarise some key feedback here: 
 
  Agent – Northwood 
 

• Market not as buoyant as it has been. 
• Pricing has to be realistic. 
• Encouraging signs since most recent interest rate drop. 
• A good level of sales going through at up to the £125,000 

stamp duty threshold. 
• Demand for shared ownership products – access to market. 
• New builds, particularly apartments, not the unique offer they 

were until relatively recently – a feeling that too many have 
come on stream – demand for modest family housing too. 

• Dual market (significant premium for new builds).  
• Quoted a recent 1 bed flat sale at £103,000 – after notable 

reduction from marketing price.  
• Noted significantly varying unit sizes and prices – for example, 

Redrow “debut” range which starts from £60/£65,000. 
• Generally, pricing has to be realistic. 

 
  Agent – Your Move 
 

• Experience predominantly with general resale market. 
• Whilst the market is a little slower than would be expected at 

this time of year, not experiencing the level of negative 
sentiment that we currently read much about.  

• Agreed with sentiment that too many flats being built – more 
coming on stream. At the upper end of pricing of those, it is 
possible to buy a small modern family house instead.  

• First time buyer end of market doing quite well and hopes that 
will continue to support the wider market.  
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• Quite a lot of 4 bed houses on the books – not doing so well at 
that bracket of market – not enough buyers.  

• Overall, a buyer’s market, but sentiments not as negative as 
those often reported. 

• Key theme is realistic pricing. 
 
  Agent – Folwells 
 

• Current experience is mostly with adjacent Newcastle Under 
Lyme but shared characteristics and generally commented that 
the market is slow.  

• Realistic pricing needed. 
• Repeated the comment about too many new build apartments 

- struggling to sell some. Reductions of up to about 10% from 
asking prices likely to be considered on some schemes. 
Requests for modest family housing again.  

 
  Housebuilder – Gladedale 
 

• Feeling that things are not as bad as the reported negative 
picture – the market can talk itself down. 

• We discussed Wedgewood Gardens. 
• Of a block of 20 apartments released prior to Christmas, only 6 

remain available. 
• Market not notably slower than typical for the time of year. 
• Sales rates have been an issue on other schemes, however. 
• Will consider a 5% deduction from marketing price – by way of 

5% developer’s deposit. 
• Interest in shared ownership (working with Beth Johnson) but 

commented that those purchasers seem to have a perception 
that the starting price should be below the market level. Part of 
the reason for this was that those properties tend to be 
grouped and thus linked with a perception that they are slightly 
less desirable.  

• Conversely there can be issues with outright owners not 
understanding why co-residents should have access to 
subsidised housing. Design and marketing has to be carefully 
dealt with – openness about and reasons behind affordable 
housing being required, etc. 

• Perception of some issues around affordability of shared 
ownership.  

• Comment that in the regeneration areas it appears that many 
people would like to see modern equivalent replacement 
housing put back. 
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4. OUTCOMES 
 
4.1 Analysis 
 
4.1.1 Adams Integra analysed the information at 3.1.1 above, with the following 

results: 
 

  
Overall 

Average Minimum 1st 
Quartile Median 3rd 

Quartile Maximum 

1-bed Flats £101,490 £84,995 £97,473 £103,950 £107,800 £111,000 

2-Bed Flats £127,385 £109,000 £122,000 £126,000 £129,950 £155,650 

2-Bed Houses £129,491 £114,995 £124,973 £129,950 £135,475 £140,600 

3-Bed Houses £171,574 £126,950 £149,250 £164,950 £195,975 £218,500 

4-Bed Houses £199,197 £157,950 £169,995 £189,950 £223,200 £284,995 

5-Bed Houses £298,632 £224,950 £293,700 £312,473 £323,711 £326,995 

       

  1 Bed 2 Bed 3 Bed 4 Bed 5 Bed  

Detached   - £199,505 £243,058 £298,632  

Semi-Detached   - £171,944 £199,838    

Terraced   £129,491 £165,297 £173,670 -  

Flats £101,490 £127,385        

 
 
4.1.2 It must be acknowledged that the majority of this information is marketing 

price based.  
 
4.1.3 In some instances the average figures above are influenced (reduced) to a 

small degree owing to the incidence of some shared ownership price levels 
within the data set. It may also be worth noting here that the typical 2 
bedroom market houses for which information was available, were smaller 
than our affordable housing suitable size equivalent units – so the pricing of 
many of those does appear lower than the guide figure suggested at 4.2.1 
below. The same might apply to some 2 bed market flats. However, this factor 
need not affect the use of the general guides stated below in our view. 

 
4.1.4 The average current marketing price of all new build property picked up 

during our latest research was £2,116 per sq m (£196.58 per sq ft). This 
average rate was calculated from the 100 entries from the table at 3.1.1 
above where it was possible to enter information in to the “Price £/sq m” 
column there.  

 
4.1.5 There are no real patterns in terms of how the rate per sq m varies with 

property or scheme type – it is very scheme specific in practice. While we 
might expect the sales rate per unit of floor area (in £) to reduce with 
increasing property size to some extent, no such pattern is sufficiently seen to 
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justify us reflecting subtleties such as that in our judgements for these guide 
figures. A reducing rate with size trend appears to be seen on the Scotia 
Road scheme, probably reflective of the stronger market (bolder pricing for, 
relatively speaking) smaller, lower end dwellings at that location (Adams 
Integra statement only).  

 
4.1.6 For the purposes of making our judgements, we consider it necessary to 

make a level of adjustment to these price levels to reflect the negotiated 
process whereby typically the final price paid may well be below these levels. 
Reductions from marketing prices or incentives are by no means universal, 
and of course vary considerably. They tend to relate again very much to plot 
specifics (e.g. slower selling plots).  

 
4.1.7 In our view, the typical marketing sales rate could be adjusted downwards to 

say £2,000/sq m (£185.80 per sq ft) to reflect typical new build values. This 
means a reduction of 5.8% from the average rate calculated as at 4.1.3 
above, and in our judgement would be a reasonable assumption to make in 
informing overall guide figures.  

 
4.2  Conclusions 
 
4.2.1 Based on the typical affordable homes floor area sizes as assumed in the 

2006 study (since this work will be in the background to driving guidelines for 
affordable housing delivery) this adjusted rate (£ per square metre) would 
indicate figures as follows: 

 
  1 bed flat @ 51 sq m  £102,000 
  2 bed flat @ 66 sq m  £132,000 
  2 bed house @ 76 sq m  £152,000 
  3 bed house @ 86 sq m  £172,000 
  4 bed house @ 96 sq m  £192,000 
   
 5 bed house (or any other size) indicated at gross internal floor area x 
 £2,000/sq m in the same way. 
 
 An intermediate figure could be given, for example, for a 2 bed generic 
 dwelling overall if required – say £142,000. 
 
4.2.2 In practice, as above, site specifics will be highly variable. However, on a city-

wide overview basis this would appear to give a fair indication of typical new 
build prices. Referring back to the table at 3.1.1, this appears to give soundly 
based  guide price positions.  

 
4.2.3 Generally, this puts typical indicative new build price levels at between the 

value band 2 and 3 levels from the 2006 study (the higher value levels) – with 
exact comparisons varying. 
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