
Test Valley Borough Council 
Consultation for Local Plan 2040 

Regulation 18 Stage 2 
 

COMMENTS FORM 
 
Test Valley Borough Council has published its Local Plan 2040 Regulation 18 Stage 
2 document for public consultation. This consultation document sets out a vision for 
Test Valley up to 2040, objectives for achieving this vision, our development needs 
alongside allocations for residential and employment development and theme-based 
policies.   

The consultation period runs from Tuesday 6th February to noon on Tuesday 2nd April 
2024. Please respond before the close of the consultation period so that your 
comments may be taken into account. 
 
You can respond to our consultation by filling out the form below. This form has two 
parts: 
 
Part A: Your Details 
Part B: Your Comments (please fill in a separate sheet for each comment you wish 
to make) 
 
Further information can be found on our website at: 
www.testvalley.gov.uk/localplan2040 
 
Once the form has been completed, please send to 
planningpolicy@testvalley.gov.uk below by noon on Tuesday 2nd April 2024. 
 
Following receipt of your comments from, we will keep you informed of future 
consultation stages unless you advise us that you want to opt out of such 
communication. 

If you are unable to send via email, please send a postal copy to our address below. 
 
Contacting us 
 
Planning Policy and Economic Development Service 
Test Valley Borough Council 
Beech Hurst 
Weyhill Road 
Andover 
SP10 3AJ 
 
Tel: 01264 368000 
Website: www.testvalley.gov.uk/localplan2040 
Email: planningpolicy@testvalley.gov.uk  
 
  



Part A: Your Details 
Please fill in all boxes marked with an * 

Title* 
Mr/Mrs/Miss/Ms/Dr/Other 
(please state) 

Mr First 
Name* 

Aaron 

Surname* Smith 

Organisation* 
(If responding on behalf 
of an organisation) 

Master Land and Planning Ltd responding on behalf of 
Ludgershall Homes Ltd 

 
Please provide your email address below: 

Email 
Address* 

  

 
Alternatively, if you don’t have an email address please provide your postal address.  
 
Address*   

 

 Postcode   

 
If you are an agent or responding on behalf of another party, please give the name/ 
company/ organisation you are representing: 

 
Ludgershall Homes Ltd 
 
 

 

Personal Details and General Data Protection Regulation 

Please note that representations cannot be treated as confidential.  If you are 
responding as an individual, rather than as an organisation, we will not publish your 
contact details (email/ postal address and telephone number) or signatures online, 
however the original representations will be available for public viewing at our offices 
by prior appointment.   

All representations and related documents will be held by the Council until the Local 
Plan 2040 is adopted and the Judicial Review period has closed and will then be 
securely destroyed. 

The Council respects your privacy and is committed to protecting your personal data.  
Further details on the General Data Protection Regulation and Privacy Notices are 
available on our website here: 
http://www.testvalley.gov.uk/aboutyourcouncil/accesstoinformation/gdpr  



Part B: Your Comments 
Please use the boxes below to state your comments. This includes one box for general 
comments and another for specific comments related to an area of the Local Plan.   

Insert any general comments you may have that do not relate to a specific paragraph 
number or policy in the general comments box below.  

If you are suggesting a change is needed to the draft Local Plan or supporting 
document, it would be helpful if you could include suggested revised wording.  

If you are commenting on a document supporting the draft Local Plan (such as a topic 
paper, or the Sustainability Appraisal), please indicate so.  

General  
Please refer to accompanying letter, statement and enclosures by Turner 
Morum 

 

 

 

 



For specific comments, please make it clear which paragraph, policy or matter your 
comments relate to where possible. Please use the box below. 

If you are suggesting a change is needed to the draft Local Plan or supporting 
document, it would be helpful if you could include suggested revised wording.  

Paragraph 
Ref 

Specific Comments 

Various Please refer to accompanying letter, statement and enclosures by 
Turner Morum 

                                                                                 

 

What happens next? 

All valid responses received within the consultation period will be acknowledged and 
you will be given a reference number. Please quote this reference number when 
contacting the Council about the Local Plan 2040. If you have an agent acting on your 
behalf, correspondence will be sent directly to your agent. 

All responses received will be taken into account as part of the preparation of the Local 
Plan 2040. 

 



 

 

 
 
 
 
 
 
Planning Policy and Economic Development 
Test Valley Borough Council  
Beech Hurst  
Weyhill Road  
Andover  
SP10 3AJ 
 
By email to planningpolicy@testvalley.gov.uk  
 
28th March 2024  
  
Our reference: MLP21001-TV02  

Dear Sir / Madam 

Test Valley Draft Local Plan 2040 Regulation 18 Consultation February to April 2024 

Master Land & Planning Ltd is instructed by Ludgershall Homes (LH), who welcome the 
opportunity to comment on the Regulation 18 Stage 2 consultation of the Test Valley Draft Local 
Plan 2040.  

The LH team has extensive experience of delivering major residential-led schemes throughout 
the south of England. LH is the contracted purchaser of the proposed allocation under Policy 
NA8 (SHELAA Site Reference 324) and support its inclusion as a sound component of the Local 
Plan. LH’s interest extends into neighbouring Wiltshire Council and the emerging allocation 
under Policy 40 of the Wiltshire Local Plan, and this enables the strategic infrastructure to be 
delivered within a single ownership. The wider proposals on land south east of Ludgershall are 
a crucially important and strategic cross-boundary development that will meet the needs of 
both local authorities.  

The policies in the NPPF (published on 19 December 2023) will apply for the purpose of 
examining plans, where those plans reach regulation 19 of the Town and Country Planning 
(Local Planning) (England) Regulations 2012 (pre-submission) stage after 19 March 2024. 
References to the NPPF are therefore to the latest December 2023 version.  

LH’s representations are supportive of the Local Plan, however proposed modifications are 
evidenced to address matters defined under paragraphs 16 and 35 of the NPPF. Please find 
enclosed: 

• Completed consultation form;  

• Representations below with cross-references to the appropriate paragraphs, policies, 
topic papers and supporting evidence; and 

• Associated evidence.  

We look forward to being kept informed of your Draft Local Plan  

Yours faithfully 

Aaron Smith BA(Hons) DipTP MRTPI - Planning Manager  
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Enclosures 

A. Turner Morum letter dated 26th March 2024  

o Appendices 

1) Site Plan 

2) Farmland Directory of Land Sales 

3) Current Test Valley CIL 

4) New Build Sales Evidence 

5) Land Reg HPI 

6) Lichfields Research Paper 

7) Infra Cost Analysis 

B. Illustrative Masterplans by HGP Architects 

o Conceptual Masterplan A Drawing No.22.041.SK12B 

o Conceptual Masterplan A Drawing No.22.041.SK13B 
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Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 2 – Paragraphs 2.16 to 2.23  

The inclusion of a reference to Wiltshire Council and their emerging proposals for Policy 40 

‘Land South East of Empress Way, Ludgershall’ would helpfully describe the context of the 

future cross-boundary urban extension at Ludgershall. This would enable the reader of the plan 

to have early knowledge of the wider proposals when continuing to progress to Chapter 3 and 

Figure 3, and beyond to Chapter 4.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 2 – Paragraphs 2.58 to 2.60  

Reference within the housing objective and supporting text to the Duty to Cooperate and unmet 

needs will set the scene for the strategic context as further explained in the Local Plan. The 

objective is currently narrowly focused on “meeting the needs of our communities” instead of 

delivering that and understanding how unmet needs can be accommodated. The objective 

should be amended to “meeting the needs of the wider community” in recognition of the 

strategic context.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 3 – Paragraphs 3.1 to 3.18  
 

LH support a dispersed spatial strategy including a proportion of growth at the Main Centre of 

Andover and also at cross-boundary locations including Ludgershall. The Sustainable Spatial 

Strategy should explain the justified approach to direct a proportion of the growth to proposed 

allocated sites NA7, NA8 and SA6 at the fringes of the Borough. LH support the decisions made 

to allocate site NA8, however further commentary within paragraphs 3.1 to 3.18 would set out 

the reasons for these allocations, as explained within the Interim Sustainability Appraisal, 

Spatial Strategy Topic Paper, Housing Site Selection Topic Paper and the Housing Site Selection 

Summary Note. The references in paragraph 3.13 give some indication that reduced ability to 

deliver growth at Andover and Romsey (due to perceived availability, suitability and 

developability factors) has led to these choices, however further explicit reference will greatly 

assist the plan-reader understand the decision made. Further reasoning specific to Ludgershall 

to outline the clear benefits of the large scale cross-boundary development with the emerging 

allocation in the Wiltshire Local Plan would also assist.  
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Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 3 – Figure 3 
 

The identification of the sustainable settlements in neighbouring local authorities on Figure 3 

will aid the context of the site allocation locations, particularly NA7 and NA8 at Ludgershall. For 

instance, Tidworth and Ludgershall that are identified by the Wiltshire Core Strategy (and 

emerging Local Plan) as a Market Town. Similar identification of settlements would provide the 

reader of the plan with context to the south east of the Borough in the environs of Eastleigh 

Borough and Southampton.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 3 – Paragraphs 3.19 to 3.40 
 

The Settlement Hierarchy relates to the settlements within the Borough; however the Local Plan 

directs some growth to sites that are extensions to settlements in adjoining authorities, which 

are functionally linked – as referenced at paragraph 4.13. As explained in the representations 

to paragraphs 3.1 to 3.18, some reflection within the settlement hierarchy should be given to 

the role of settlements outside of the Borough that will influence the Council’s spatial strategy.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy SS1 
 

Proposed allocations NA7 and NA8 are located to the south east of Ludgershall, which is 

located in Wiltshire Council. Reading Policy SS1, in isolation, unfortunately does not reference 

the locality of these allocated sites, including Ludgershall. Policy SS1, as drafted, does not 

support the scale of development in this location, or reference the functional links between 

Ludgershall and Andover. This issue would be resolved with a new category identified within 

the hierarchy designation to define the broad areas of search / specific allocations at 

Ludgershall; thereby confirming these locations are appropriate for ‘Strategic Allocations’. This 

would be consistent with the Spatial Strategy Topic Paper that confirms Scenario 1 (Andover 

and Ludgershall 1) is the preferred growth scenario, as appraised by the Interim Sustainability 

Appraisal.   
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Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 3 – Paragraphs 3.59 to 3.64 
 

The LPA will need to take into account any requests to accommodate unmet housing needs. It 

is noted that Havant Borough Council has made a formal request and the December 2023 PfSH 

Spatial Position Statement demonstrates a shortfall across the wider geography and in six of 

the local authorities. No allowance is currently provided within the Policy SS3 housing 

requirement to contribute towards meeting these unmet needs.  

Paragraphs 3.59 to 3.64 do not consider Wiltshire Council. It is important to note that their 

emerging Local Plan identifies overlap between the Andover HMA and the proposed Salisbury 

(best-fit) HMA.  Within the Salisbury HMA the Wiltshire Local Plan is unable to meet the housing 

needs of that area (see paragraphs 4.117 to 4.121), with 9,410 dwellings identified against an 

assessed need of 11,016 dwellings. The shortfall is currently proposed to be met at a ‘New 

Community’ referenced under Policy 21 to be defined under a review of the Wiltshire Local Plan. 

We are aware that there are unresolved objections regarding Policy 21. Moreover, that 

alternative approaches to deliver this unmet need of 1,606 have been suggested to Wiltshire 

Council, which include meeting this unmet need in Test Valley Borough Council; for instance 

through the contribution of proposed allocations at Policy NA7 and NA8. The causality of any 

unmet needs for Wiltshire being met in the Borough will require a replacement quantum of 

development allocated to meet the minimum needs identified in the SHMA, and the upward 

adjustments as described below.  

The geographical context of the functional HMAs should be included within the Local Plan to 

assist the reader’s understanding of all cross-boundary relationships, including decisions to 

allocate sites at the fringes of the Borough. 

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy SS3 
 

Policy SS3 sets out that the plan 2020 to 2040 will make provision for a minimum of 11,000 

new homes, equating to 550 homes per annum. It states this quantum of housing has been 

determined by use of the national guidance based upon the Government’s Standard Method. 

Paragraphs 3.50 to 3.55 and the Housing Topic Paper provide further context to explain the 

calculation.  

The revised NPPF and the December 2023 Ministerial Statement reconfirm the standard 

method for assessing Local Housing Needs (LHN). It states that this ensures that plan-making 
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is informed by an unconstrained assessment of the number of homes needed, in a way that 

addresses projected household growth and affordability pressures, alongside an efficient 

process for establishing housing requirement figures in local plans. This is the starting point for 

determining housing needs. 

The PPG at Paragraph: 010 Reference ID: 2a-010-20201216 confirms that the government is 

committed to ensuring that more homes are built and supports ambitious authorities who want 

to plan for growth. The standard method for assessing local housing need provides a minimum 

starting point in determining the number of homes needed in an area. It does not attempt to 

predict the impact that future government policies, changing economic circumstances or other 

factors might have on demographic behaviour. Therefore, there will be circumstances where it 

is appropriate to consider whether actual housing need is higher than the standard method 

indicates. The PPG continues to set out that this will need to be assessed prior to, and separate 

from, considering how much of the overall need can be accommodated (and then translated 

into a housing requirement figure for the strategic policies in the plan). Circumstances where 

this may be appropriate include, but are not limited to situations where increases in housing 

need are likely to exceed past trends because of growth strategies, strategic infrastructure 

improvements or unmet needs. Other factors may also exist.  

The Housing Topic Paper assists in paragraphs 3.1 onwards in assessing whether exceptional 

circumstances exist to justify an alternative approach. The conclusions in paragraph 3.18 are 

agreed, that the Council should not reduce the requirement as it is “not affected by strategic 

constraints that would affect the ability to meet LHN (derived from the standard method). 

Furthermore, in view of the available housing supply options it is not considered reasonable to 

explore a growth scenario below LHN leading to unmet need.” 

While reducing the housing requirement below the LHN is rightly discounted, LH presents the 

following reasons why the Council should consider increasing the housing requirement above 

the LHN. The allocation at Policy NA8 would contribute towards meeting housing needs, 

whether identified through the minimum LHN or contributing towards any upward adjustments. 

• Responding to growth strategies that identify the Northern Test Valley geography as an 

economically successful area resulting from strong population growth. These past 

levels can be sustained in the future through the allocation of Policy NA8. 

• Responding to demonstrable unmet affordable housing needs that have substantially 

grown between the 2013 and 2022 SHMAs. Past affordable home completions against 

the minimum levels of need identified within the respective SHMAs show a substantial 

deficit of between 666 and 1,172 affordable homes. Boosting the supply of housing 
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generally will enable higher percentages of affordable housing to be delivered. Policy 

NA8 will make a substantial contribution towards addressing affordable housing needs 

in the plan-period, demonstrating the urgent need to allocate this site.  

• Responding to unmet needs as the Policy NA8 allocation is located to compliment the 

emerging Policy 40 allocation in the Wiltshire Local Plan. The strong functional links 

between the Salisbury, Tidworth / Ludgershall and Andover areas ensure that 

development in this location has the ability to address unmet needs of Wiltshire Council, 

if requested.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy SS6 
 

Ludgershall Homes support the identification of ‘Land South East of Ludgershall’ within Policy 

SS6 ‘Meeting the Housing Requirement’ as a Strategic Allocation. 

The table in Policy SS6 should be amended to be consistent with the Northern Area and 

Southern Area site-specific policies that reference ‘approximately’ when referring to the 

quantum of development. As drafted, the table within Policy SS6 appears to fix the number of 

homes and the ‘approximately’ terminology should be used for consistency.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 4 – Paragraphs 4.4 to 4.7  
 

Ludgershall Homes support the consideration of SHELAA Site Reference 324 ‘Land south of 

A342 and east of Shoddesden Lane’ at Stage 5 of the Site Selection Process, and the conclusion 

that SHELAA 324 is taken forward for assessment within the Sustainability Appraisal and 

supporting evidence. 

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 4 – Paragraph 4.15  
 

The references within paragraph 4.15 to the overarching priorities should be amended to 

reference the functional links between Ludgershall and Andover, as summarised in paragraph 

4.13. Paragraph 4.15 should be amended to: 

“The overarching priorities for Northern Test Valley are to support the regeneration of 

Andover Town Centre, focus sustainable growth at Andover, the edge of Ludgershall and 

at other larger settlements, and to support the existing strong and diverse economy.” 
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Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 4 – Paragraphs 4.83 to 4.87 
 

LH support Land to the South East of Ludgershall for 1,150 homes, as outlined in the below 

representations to Policy NA8. 

With reference to paragraph 4.86 concerning a co-ordinated approach to the masterplanning 

and delivery of sites, it is important that Test Valley Borough Council are aware that the Policy 

NA8 allocation and the emerging Wiltshire Local Plan Policy 40 allocation are both under the 

ultimate control of Ludgershall Homes. A comprehensive masterplan for both sites is being 

developed and the latest iteration by HGP Architects is appended to these representations 

reflecting the Policy NA8 proposals. These masterplans remain indicative and LH will provide 

further masterplans and concept information in due course following technical evaluation.    

Paragraph 4.87 refers to further understanding whether additional community facilities and 

school provision are required. The local services, facilities and infrastructure must take into 

account LH’s emerging proposals under Policy 40, which include a primary school, early years, 

local centre / convenience retail, employment land, allotments and other green infrastructure. 

The emerging indicative masterplan for Policy 40 is developing and LH submitted alternative 

proposals to those identified within Figure 4.28 of the Wiltshire Local Plan reg.19 consultation 

for consideration; which locate the community facilities into a position more central to the 

proposed population and reflect market testing requiring a prominent location, including 

proximity to the highways infrastructure and the NA8 allocation in Test Valley.  

Additional context within these paragraphs on the spatial strategy for Wiltshire would assist the 

strategic context, including the identification of Tidworth / Ludgershall as a demonstrably 

sustainable Market Town, suitable for ‘significant development’.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 4 – Paragraphs 4.88 to 4.95 
Policy NA7 
 

Policy NA7 criterion (d) and paragraph 4.92 reference the site access from the south via the 

A342. The delivery of any access to NA7 must not preclude the emerging proposals for the 

roundabout and overbridge to facilitate Policy NA8 allocation and the future link westwards to 

Empress Way via the emerging Wiltshire Local Plan Policy 40 allocation. Appropriate 

safeguards are required within the NA7 policy as it would be envisioned that the NA7 scheme 

would be accessed via a fourth arm to the proposed roundabout.  
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Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Chapter 4 – Paragraphs 4.96 to 4.107 
Policy NA8 
 

LH agree that Policy NA8 is a sound component of the plan, subject to modifications outlined 

below. 

The LH team has extensive experience of delivering major residential-led schemes throughout 

the south of England. LH is the contracted purchaser of 132 hectares – comprising 70 hectares 

in Wiltshire Council and 62 hectares in Test Valley Borough Council. The Wiltshire landholding 

is identified in Wiltshire Draft Local Plan Policy 40 as an urban extension to the Market Town. 

LH have the majority controlling interest of the proposed urban extension. LH have single 

ownership control of the highways infrastructure to deliver the extension to Empress Way 

through the site to the A342. 

The Policy NA8 site, and the western component under Policy 40 of the emerging Wiltshire 

Local Plan, are available, suitable and viable for development as strategic allocations in 

accordance with paragraphs 69 and 74 of the NPPF.  

The inclusion of this proposed allocation for approximately 1,150 dwellings would make a 

substantial contribution towards delivering sustainable development in the Borough for the 

period to 2040 – according to the published illustrative trajectory with completions from 

2031/32 at the latest.   

LH welcome the opportunity to work with Test Valley Borough Council and other stakeholders 

to help realise the benefits of this allocation and support the allocation through the Examination 

of your Local Plan. This includes sharing of on-going technical work and evidence to assist the 

determination of the site as developable within the plan period.  

As a key stakeholder to the Draft Local Plan, LH welcome the opportunity to provide the 

following constructive representations on Policy NA8 and the supporting text.  

Paragraph 4.98 should be modified as follows “…to ensure multiple access points sufficient 

connectivity towards Ludgershall.” The precise number of access points is not yet determined 

and instead ‘connectivity’ gives flexibility to the purpose of the objective. LH has instructed 

iTransport to evaluate the transport and accessibility strategy for the development south east 

of Ludgershall (as a whole). This evidence will be shared with both Wiltshire Council and Test 

Valley Borough Council in due course.  
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Paragraph 4.99 refers to the impact on the setting of the National Landscape. The site lies 

approximately 300m from the closest point at the north east. Intervening development serves 

to screen visibility of the majority of the site, including the proposed allocation NA7. Intervening 

vegetation, topography and existing built form assists with reducing the visual envelope 

surrounding the Site and the possibility of impacts upon the National Landscape to the north. It 

is noted that both NA7 and NA8 have been considered combined into one parcel within the Test 

Valley Landscape Sensitivity Study (1.1.327 to 1.1.343). Each site has very separate and distinct 

landscape character qualities and should not be combined for the purposes of this assessment 

underpinning the Local Plan.  

Policy NA8 criterion (b) and paragraph 4.100 refers to the need for an ecological buffer to the 

Ancient Woodland. The need for any buffer and the precise mitigation will be informed by 

Ecological Surveys. No buffer should be identified on Figure 4.9 as this is not informed by 

evidence and is potentially misleading in determining the spatial extent of the buffer.  

Policy NA8 criterion (e) and paragraph 4.103 references the main site access via the overbridge 

to the A342 as shown indicatively on Figure 4.9. The wider site being promoted in Wiltshire 

benefits from an existing vehicular access off Empress Way, which connects to the main road 

network at the junction with Tidworth Road (A3026) to the west. This railway bisects the town 

whereby the town centre and ribbon development along Andover Road (the A342) are separated 

from recent areas of growth to its south. Empress Way was constructed to a distributor road 

standard as it was envisaged to have a second point of access onto the A342 to the east 

however this has never been delivered. 

Both the emerging Wiltshire Policy 40 and the NA8 schemes would facilitate this future 

connection. The route of this connection within Wiltshire and Hampshire, as shown on the LH 

masterplan, is within the single ownership control of LH – subject to formal agreement with 

Network Rail for the overbridge. The design parameters for the overbridge have been discussed 

with Network Rail through prior engagement that is ongoing and broad parameters have been 

established.  

The assessment of the transport infrastructure for Policies 40 and NA8 has been led by 

iTransport, who have engaged with Wiltshire Council and Hampshire County Council (the two 

local highway authorities), as well as Network Rail. The consultations to scope the project have 

been informed by a suite of surveys in the form of ANPR surveys, turning counts and ATC 

surveys that were undertaken to obtain baseline traffic flows and allow a calculation of the 

impact of the proposed development on the local highway network, following a link road being 

introduced. Robust assumptions have been applied to the baseline traffic data and the future 
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development traffic flows which has demonstrated that the potential link road would provide a 

net benefit to some links on the local highway network within Ludgershall, in particular Andover 

Road, and would address the impacts of the development of the LH land. Some links do 

experience increases as a result of the future development and a Transport Assessment will be 

prepared to assess these links in more detail as part of a planning application. In order to assist 

longer term traffic management in Ludgershall, additional measures are envisaged to be 

required to encourage vehicles to route along the potential link road to access the A342 Andover 

Road, and to reduce traffic levels at the Memorial Junction / A342 corridor. 

Modelling and junction arrangement preliminary design is ongoing and iTransport continue to 

engage with the local highway authorities and Network Rail to inform a Transport Delivery Note 

that can be made available to the relevant local authorities to support joint work to demonstrate 

the access and infrastructure deliverability strategy. This includes bridge feasibility work being 

undertaken by Jubb, which will provide further certainty on the bridge design and can be shared 

in due course.  

Paragraph 4.104 refers to ‘several’ public rights of way crossing the site. There is only one public 

footpath reference 130/7/1.  

Criterion (g) and paragraph 4.106 refers to the railway line and this requires noise mitigation. 

The railway line does not carry passenger services and is only occasionally used by the MOD. It 

has never been identified by our client’s previous work in Wiltshire to be a constraint influencing 

the layout and design of the development. Referencing this factor alone within criterion (g) is 

not justified, however it is accepted that noise considerations may be relevant for 

masterplanning purposes owing to the highways infrastructure. 

Criterion (a) refers to a requirement to provide a 1.5FE primary school on-site. Further evidence 

is required from Hampshire County Council to justify the need and the size of the school, 

including the phasing of this facility as part of the allocation – if required. An updated version 

of the illustrative masterplans are provided that indicates a potential location for the school1. 

LH look forward to engaging with Hampshire County Council and seeing this evidence in due 

course.  

 

 

 
1 There are two masterplans as these reflect alternative locations for the primary school and community uses 
as part of the Wiltshire Council allocation 
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Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policies CL1 and CL3 
 

LH support the Local Plan contributing to the transition towards net zero carbon future. It is 

important for Policies CL1 and CL3 to recognise that this is an area that is developing and to 

avoid being overly prescriptive on how the journey to net-zero construction is realised. This is 

reflected in paragraph 5.31 and 5.57 and LH will review the future Regulation 19 version of the 

Plan and any proposals for how compliance with the policy will have to be demonstrated.  

LH request consideration is given to the availability of emerging technologies and the ability to 

implement at scale, relative to the Policy NA8 proposals, when preparing your Plan. In particular, 

consideration is given to transitional arrangements relating to planning applications already 

made at the point of adoption of the Plan, or the phasing of standards as part of the delivery of 

the strategic allocations.  

The BNP Paribas report ‘Local Plan Visibility Assessment and CIL Review’ at 6.34 to 6.37 

appraises Policy CL1 and assumes a cost uplift of either 5% or 15% of build costs for residential 

development, relating to operational emissions only. Both tables confirm that the impact on 

residual land values is much higher than these levels for larger schemes, such as Policy NA8. 

The BNP Paribas report does not specifically appraise the requirements within Policy CL3. The 

impact of this must be further understood as the Plan progresses, including the specific viability 

impacts associated with the proposed strategic allocations.  

Policy CL3 refers “Additionally, developments incorporating 150 or more dwellings should be 

accompanied by a whole life carbon assessment, which indicates how both operational and 

embodied emissions have been reduced. Delivery in compliance with the submitted assessment 

will be secured.” The text of the policy should be amended to accord with the LETI guidance that 

the test relates to the building element, not non-building components. Reference should also be 

made to the viability of achieving the objective relative to consideration of wider viability 

implications. 

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy CL4 
 

LH agree that new development should use water efficiently, however the requirement under 

Part (i) seeking water consumption of no more than 100l per person per day (LPPPD) from new 

residential development is not achievable. The Building Regulations legal maximum water use 

per person standard of 125LPPPD is used where no higher standard is secured through a 
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planning condition. The optional higher Building Regulations water use per person standard of 

110LPPPD should be used where this is adopted through Local Plan policy and is secured 

through a planning condition. It is important to note that whichever water efficiency standard is 

selected, water usage is increased by an additional 10LPPPD to account for changes to less 

water efficient fittings throughout the lifetime of the development. As a result, Natural England 

(see Nutrient Neutrality Generic Methodology February 2022 step 2) take a precautionary 

approach and seek 120LPPPD when factoring in water usage for nutrient impact assessments 

in Wiltshire. A standard of 100LPPPD would result in small baths, low tap flow rates, aerators 

in shower heads at less than 8L/Min, water efficient washing machines and dish washers; which 

significantly raise the potential for future occupiers to replace to less efficient fittings to suit 

their demands post completion. While grey water recycling systems could form part of a design, 

this is complicated due to issues of smell, filtration systems blocking, replacement of filters and 

some UV processing. 

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy COM1 
 

LH object to the exclusion of any future consideration of viability through the decision-making 

process within Policy COM1. This is contrary to paragraphs 34 and 58 of the NPPF and the PPG. 

The inclusion of references to viability within 5.98 and 5.99 is insufficient to ensure that the 

policy correctly recognises that viability is a paramount consideration impacting all types of 

development, particularly strategic sites which have specific infrastructure requirements. An 

additional criterion (e) is proposed as follows: 

(e) In all cases, infrastructure will be sought where justified and viable in order to 

reflect the circumstances of the development and its delivery. Applicants will need to 

demonstrate whether particular circumstances justify the need for a viability assessment 

at the application stage.  

LH consider that Policy COM1 should go further and identify priorities for essential and place-

shaping infrastructure.  This is important to help guide specific discussions at a later date on 

priorities within each category in the event that viability challenges existed, enabling an order of 

preference to be agreed.  

LH has instructed Turner Morum LLP to review BNP Paribas Test Valley Local Plan Viability 

Assessment and CIL Review dated December 2022; the BNP Paribas Test Valley Borough 

Council: Strategic Sites Viability Testing dated December 2023; and the Infrastructure Delivery 
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Plan dated January 2024. Turner Morum LLP specifically consider the assumptions and 

conclusions reached within these assessments on the strategic allocation site; under Policy 

NA8 (Site 9). A copy of their letter is provided at Enclosure 1 and further considered in LH’s 

representations to Policy HOU1 below. LH welcome the opportunity to work collaboratively with 

Test Valley Borough Council and their consultants on viability matters as the plan progresses 

to create realistic, deliverable policies. 

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy BIO3 
 

LH support the need to deliver improvements in biodiversity and this forms an integral part of 

all developments. LH also support the Council in not seeking a higher minimum level of 

measurable net gain than set out in the Environment Act. This is important as higher levels of 

net gain can impact on developable areas and site capacity. There is a strong competition for 

land use and making an effective use of the limited available land for development must not be 

threatened by further impacting developable areas. 

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy DES4 
 

LH support the role that public art has in contributing to place-making in new developments. 

The policy and supporting text should be modified to recognise that public art can take many 

forms. Engaging and interactive public art encompasses a vast spectrum of art practices and 

forms and should be defined within the policy to define its benefits and roles.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy HOU1 
 

Policy HOU1 proposes a blanket target for at least 40% affordable housing provision throughout 

Test Valley. This percentage is not evidenced by the SHMA by JGC as page 103 confirms 

“Overall, however, the analysis identifies a notable need for affordable housing, and it is clear that 

provision of new affordable housing is an important and pressing issue in the Borough. It does 

however need to be stressed that this report does not provide an affordable housing target; the 

amount of affordable housing delivered will be limited to the amount that can viably be provided. 

The evidence does however suggest that affordable housing delivery should be maximised where 

opportunities arise.” 
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Plans should set out the contributions expected from development. This should include setting 

out the levels and types of affordable housing provision required, along with other 

infrastructure. The consultation is supported by a report by BNP Paribas Test Valley Local Plan 

Viability Assessment and CIL Review dated December 2022 that seeks to address the 

requirements of the PPG concerning a proportionate assessment of viability at the plan-making 

stage. These policy requirements should be informed by evidence of infrastructure and 

affordable housing need, and a proportionate assessment of viability that takes into account all 

relevant policies, and local and national standards, including the cost implications of the 

Community Infrastructure Levy (CIL) and section 106. Policy requirements should be clear so 

that they can be accurately accounted for in the price paid for land. To provide this certainty, 

affordable housing requirements should be expressed as a single figure rather than a range. 

Different requirements may be set for different types or location of site or types of development. 

The PPG confirms that “viability assessment should not compromise sustainable development 

but should be used to ensure that policies are realistic, and that the cumulative cost of all relevant 

policies will not undermine deliverability of the plan.” In line with the PPG at Reference ID: 10-

002-20190509, LH have a responsibility to engage to help Test Valley Borough Council and their 

consultants to create realistic, deliverable policies. Turner Morum LLP to review BNP Paribas 

Test Valley Local Plan Viability Assessment and CIL Review dated December 2022; the BNP 

Paribas Test Valley Borough Council: Strategic Sites Viability Testing dated December 2023; 

and the Infrastructure Delivery Plan dated January 2024. Turner Morum LLP specifically 

consider the assumptions and conclusions reached within these assessments on the strategic 

allocation site; under Policy NA8 (Site 9). Turner Morum LLP also provided representations on 

behalf of LH to the recent Wiltshire Council Local Plan Reg.19 consultation on similar 

instructions. The underlining viability considerations are not limited to administrative 

geographies, which is also an important principle of other aspects of the plan.   

The Turner Morum report at Enclosure A has raised comments on the following viability 

assumptions relating to Policy NA8 allocation: gross area / benchmark land value; GDV; 

professional fees; developer profit on market housing; finance rate; infrastructure costs; and 

allowance for site-wide infrastructure costs / exceptional costs. These go to the heart of the 

setting of realistic, deliverable policies, specifically affordable housing provision under Policy 

HOU1. 

LH must raise these concerns at this stage, as was set out recently to Wiltshire Council as part 

of their Regulation 19 consultation. Rasing these considerations does not mean the Policy NA8 

allocation is not deliverable or viable, instead these representations reflect the impact of ‘policy-
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on’ implications of the emerging Local Plan, which paragraph 34 of the NPPF confirms “should 

not underline the deliverability of the plan”. LH ask that these matters are addressed through 

further evidence and modifications so that sustainable development would not be 

compromised. 

LH recognise the importance of affordable housing to Test Valley Borough Council, as outlined 

in the SHMA, and that the Policy NA8 allocation can make a substantial contribution to 

addressing unmet needs. LH agree with the recommendations of Turner Morum and welcome 

the opportunity for all parties to consider these points in further detail to ensure that a 

consistent approach is put forward as part of the Examination process so that policy 

requirements are set at a viable level for Policy NA8. This would be consistent with the PPG at 

Reference ID: 10-001-20190509 that confirms “Different requirements may be set for different 

types or location of site or types of development.”  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Policy HOU7 
 

There is insufficient evidence to demonstrate that 5% of all housing (on sites of 100 or more 

dwellings) should be made available as serviced plots for self and custom build (SCB). 

Paragraphs 8.2 to 8.21 of the Test Valley SHMA (2022) does not define any justification for 5% 

of all housing on sites above 100 dwellings, which is an arbitrary threshold. Instead, it identifies 

a need for SCB, however this need is indicative and relatively small in overall quantum – see 

figure 8.1. Furthermore, the demand is spread through all parts of the Borough with greater 

demand in the rural areas. It is therefore questionable whether the strategy to seek SCB plots 

on the larger development at strategic sites would actually result in a reduction in the Register, 

as the locational preferences are not being delivered with plots corresponding to the need.  

The SHMA at paragraph 8.16 recommends that the Council should seek to adopt a “general 

“encourage” policy for all sites but also implement a further policy on strategic sites. The exact 

level should be determined in reference to the number and capacity of strategic sites and the 

overall local need as identified on the register. This should also take into account the committed 

supply, need for other types of housing (including affordable housing need) and viability.” 

The underlined recommendations of the SHMA have not been taken forward into Policy HOU7, 

as drafted. Flexibility must be included within Policy HOU7 to allow for the site specific 

circumstances of each strategic allocation.  
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The policy does not define what is a SCB home for the purposes of judging compliance and 

ongoing monitoring. It is expected to include those within the register defined under the Self-

build and Custom Housebuilding Act 2015, however does it also include the definition at 

Reference ID: 57-016a-20210208 of the PPG, or those seeking exemptions as ‘self builders’ 

under the Community Infrastructure Levy? 

The policy does not define how viability will be considered (which is relevant to the wider viability 

considerations associated with Policy NA8 as outlined by Turner Morum LLP). 

A 24-month period of marketing for each serviced plot is too long and instead LH seek reference 

to “a planning condition will define the phasing for the delivery of SCB homes following purchase 

of the plot.”  

LH support the principle that where serviced plots remain unsold after the marketing period, 

serviced plots may be developed for housing other than as SCB, however the practicalities of 

then securing a further planning permission, or severable detailed consent for certain plots (or 

groups of plots) will take time and further delay the delivery of much needed homes.  

Title of document: Draft Reg.18 Local Plan 

Policy / Paragraph 
Reference: 

Appendix 3 
 

LH welcome the clarity within Appendix 3 on the general requirements for strategic site 

allocations, subject to the following: 

• Housing 

o Provision of affordable housing should be subject to the viability of provision. 

• Design 

o Reference to densities that are appropriate for the site location must also 

reference the need to make the effective use of the land to achieve the 

approximate housing proposed for each strategic allocation.  

• Social and Community Facilities 

o Infrastructure provision should take into account the need and proximity to 

existing services and facilities, including those existing and proposed in 

neighbouring authorities. 
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1. Background 

1.1 The RICS~RAU Farmland Market Directory of Land Sales is generated from information 
provided by land agents from across the country. The Directory provides a detailed list of 
land transactions, normally representing some 500 individual transactions per annum
ranging from small areas of bare land to large estates.

1.2 The Directory is normally produced twice yearly, covering the periods January to June and 
July to December in each year, although there was an exception during Covid where the 
data for 2020 was collected in a single full year survey in January 2021. This report provides 
a summary of the data for the period from the 1st of January to 30th of June 2023. The 
Directory of transactions is now available on the RICS website. 

1.3 As always, the RICS and RAU are very grateful to members and others who have submitted 
data to the survey. If you are not contributing to the survey but would like to be included in 
the circulation list to make a return in the future, please email ricssurveys@rau.ac.uk

2. Transactions 

2.1 Total 

2.1.1 In total 217 transactions were reported for the period and are analysed in this summary. 
As always, a number of transactions submitted were off market or with no guide price 
provided and consequently they are not included in the Directory.

2.1.2 This compares with 258 transactions for the previous survey (H2 2022) 232 transactions
reported for the first half of 2022, 257 for the first half of 2021 and 186 and 193 for the 
same period in 2020 and 2019 respectively. 

2.2 Distribution 

2.2.1 There were 177 transactions 
(83%) reported in England, 45
(17%) in Wales and one in 
Scotland. In contrast to many 
previous surveys, the largest 
number of transactions
reported was from the North
West, rather than the South 
West. The distribution of 
reported sales is shown in 
Figure 11.

1 Regional distribution relies on the regional information provided by respondents.

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

Figure 1 ~ Distribution of Sales by Number of 
Transactions HY1 2023 
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2.2.2 The distribution by size reflected the trend of recent surveys; 79% of the transactions 
reported in the overall survey were for sales of 50 acres or less (small), 18% for sales of 
between 51 and 200 acres (medium) and only 3% for sales of more than 200 acres (large). 
Comparative figures for the last four years are shown in Table 1. The smallest sale in the 
sample was less than 1 acre and the largest 333 acres (2022 H2 1:6,750 acres, 2022H1 
1:504 acres 2021FY 1:612 acres 2020FY 1:2,000 acres, 2019FY 1:7,500 acres). 

 
Table 1 ~ Distribution of Sales by Number  

 
2.2.3 Unsurprisingly, given the preponderance of small sales, there was no meaningful difference 

in terms of size distribution between different countries and regions in the survey.   
 

2.3 Area  
 

2.3.1 The total area of transactions submitted to the survey was approximately 10,000 acres, 
almost 10% up on 2022 (9,300 acres). This compares with 18,500 acres in the previous 
survey, continuing the trend of previous years when more transactions tend to take place 
in the second half of the year.  There were rather more transactions than normal lacking 
the full data required for inclusion, including off market sales, and thus sales covering 
approximately 8,000 acres are included in the Directory and the analysis in this report.   
 

2.3.2 The distribution by area is naturally rather different to that by number of transactions. 
Overall, 30% of the sample by area is in small sales, 47% in medium sales and 23% in large 
sales. Table 2 shows the comparative figures for the previous four years. This survey 
reflects the dominant pattern of 
aggregate for 2019 including several larger properties amongst . 

 
Table 2 ~ Distribution of Sales by Area 

 

Size   2023 
H1 

2022 
H2 

2022 
H1 

2021 
H2 

2021 
H1 

2021 
FY 

2020 
FY 

2019 
FY 

          
Small (< 50 acres)   79% 81% 79% 82% 82% 82% 73% 68% 
Medium (51 to 200 
acres)   

 18% 14% 17% 14% 16% 15% 20% 20% 

Large (> 200 acres)  3% 5% 4% 4% 2% 3% 7% 12% 

Size   2023 
H1 

2022 
H2 

2022 
H1 

2021 
H2 

2021 
H1 

2021 
FY 

2020 
FY 

2019 
FY 

          
Small (< 50 acres)   30% 18% 30% 27% 41% 34% 26% 10% 
Medium (51 to 200 
acres)   

 47% 18% 40% 38% 45% 41% 38% 20% 

Large (> 200 acres)  23% 64% 30% 35% 14% 25% 36% 70% 
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2.3.3 There is quite a difference between the regions in terms of the scale of properties sold; 
whilst the majority have a significant number of small sales five of the eight regions in 
England have no reported large sales in this survey.

2.4 Value 

2.4.1 The total value of all the transactions reported in the Directory for the first half of 2023 was 
approximately £112 million, compared with £180 million for the previous survey (H2 
2022), £147 million for the first half of 2022 and £133bmillion for the first half of 2021. 

2.4.2 Distribution by value again reflects the lack of large sales with 39% of the total value of the
transactions in small sales, 44% in medium sales and 17% in large sales. The analysis by 
country for England and Wales is shown in Figure 2 below (the single Scottish sale was in 
the medium category) and a comparison with previous years is in Table 3.

Figure 2 ~ Distribution of Sales by Value England and Wales

Table 3 ~ Distribution of Sales by Value Overall

40%

43%

17%

England ~ Distribution of Sales by Value 
HY1 2023 

Small Medium Large

36%

48%

16%

Wales ~ Distribution of Sales by Value 
HY1 2023 

Small Medium Large

Size 2023 
H1

2022 
H2

2022 
H1

2021 
H2

2021 
H1

2021 
FY

2020 
FY

2019 
FY

Small (< 50 acres) 39% 32% 45% 44% 59% 52% 28% 23%
Medium (51 to 200 
acres)  

44% 25% 34% 33% 33% 33% 32% 24%

Large (> 200 acres) 17% 43% 21% 23% 8% 15% 40% 53%
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2.5 Property  
 

2.5.1 Whilst most responses provide details of the roperty Type , sorted into Dwellings, 
buildings and land, Buildings and land or Bare land, some are incomplete with a degree of 
uncertainty as to the type of property involved. That makes analysis by property type 
slightly problematic although there are relatively few incomplete responses. 
 

2.5.2 Accepting that margin for error, the distribution between the property types is, 
unsurprisingly heavily weighted towards bare land sales. Overall, 75% of the transactions 
in the sample were Bare Land, 9% Land and Buildings and 16% Dwelling(s) Land and 
Buildings. Comparison with the previous four years is provided in Table 4 below.  

 
Table 4 ~ Distribution of Sales by Property Type 

 
2.5.3 The figures for England are very similar to the overall sample, 75%, 10% and 15% 

respectively. As in previous surveys there were a number of smallholding2 sales in Wales 
where 79% of transactions were for Bare Land, 3% Land and Buildings and 18%, 
Dwelling(s), Land and Buildings.  

 
2.5.4 Distribution by value is heavily influenced by residential values with 53% of the overall 

value reported being for Bare Land, 6% for Land and Buildings and 41% for Dwellings, Land 
and Buildings, the latter figure reflecting the fact that complete holdings represent one 
third of the area sold reported to the survey.  

 
3. Average Price  

 
3.1 There is a very wide range of property included in the reported transactions and 

consequently the overall average price can vary significantly between surveys depending 
on the nature of the sample. That challenge is addressed in part by the Weighted Average 
calculation explored further in Section 4 below. 
 

3.2 That said, the overall average price for all the property reported to the survey was £14,021 
per acre or £36,646 per hectare. This compares with £10,091 per acre (£24,935 per ha) for 
the previous survey (H2 2022) and £15,888 per acre (£39,259 per ha) for the first half of 
2022, details of previous surveys are provided in Table 5 overleaf. Commentators should 
beware of straining too hard to interpret the land market from these figures, much of the 
volatility reflects the diverse nature of each survey sample. 

 
2 
statutory smallholding 

Size   2023 
H1 

2022 
H2 

2022 
H1 

2021 
H2 

2021 
H1 

2020  
FY 

2019 
 FY 

         
Bare Land    75% 69% 63% 64% 59% 61% 61% 
Land & Buildings   9% 11%   9% 13% 12% 12% 15% 
Dwellings, Land & 
Buildings  

 16% 20% 28% 24% 29% 27% 24% 
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Table 5 ~ Average Prices All Reported Transactions  

 

 
3.3 In 2019 and H2 2022 the figures were affected by the number of larger upland estate sales. 

There are fewer such sales in this survey; however, the average is also influenced by a small 
number of tenanted sales. The average for the properties sold with vacant possession is 
£14,370 per acre (£35,508 per hectare).  

 
3.4 These figures are the average of all reported transactions. Again, there are some gaps in 

reporting in the roperty Type  column however given that these are relatively few, the 
he survey are set out in Table 6 below, 

reflecting the presence of tenanted sales figures are given both on an overall basis and for 
property sold with vacant possession. 
 
Table 6 ~ Average Prices All Reported Transactions by Property Type  

 
 
 
 
 
 
 
 
 
 

Note 1 ~ very small sample  

 
 
 
 
 

Average Price   2023 
H1 

2022 
H2 

2022 
H1 

2021 
H2 

2021 
H1 

2020  
FY 

2019 
 FY 

         
£ per acre  14,021 10,091 15,888 13,390 16,210 12,698 10,336 
£ per hectare   36,646 24,935 39,259 33,087 40,056 32,045 25,540 

Property Type   Overall England Wales 
  £/acre  
Full Sample     
Bare Land   11,237 10,891 13,621 
Land and Buildings   19,330 19,233   28,5711 
Dwelling(s), land and buildings  19,543 20,864 14,872 
     
Vacant Possession Property Only      
Bare Land   11,496 11,189 13,621 
Land and Buildings   19,330 19,232   28,5711 
Dwelling(s), land and buildings  19,629 21,024 14,872 
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4. Weighted Average  
 

4.1 The Weighted Average 
 

4.1.1 The previous RICS~RAU Land Market Survey series (as distinct from the Directory) 
used to create the Rural Land Price Index and developed to 

reflect approaches adopted in earlier land market surveys. Generating that weighted value 
involves both excluding those sales reported where residential value is more than 50% of 
the sale price, or with some other reported distortion such as development value or the 
impact of a secure tenancy and applying a regional adjustment to reach an overall average 
figure was previously reported alongside the opinion-
based figures, which were at the core of the previous Land Market Survey.  

 
4.1.2 Whilst the opinion-based Land Market Survey data is no longer collected the transactions 

Average  as previously used for the index. The Weighted Average value per hectare 
(as traditionally reported) for the first half year for 2023 was £32,074 per hectare (£12,970 
per acre). That compares with £31,810 per hectare (£12,873~ per acre) for the previous 
survey and £32,173 per hectare (£13,020 per acre) for the first half year in 2022.  A 
comparison of the last ten surveys is set out in Table 6.  

 
Table 6 ~ Weighted Average Price  

 
 
 

 
 

  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  £ per hectare  £ per acre  
H1 2023  32,074  12,970 
H2 2022  31,810  12,873 
H1 2022   32,173  13,020 
H2 2021  28,839  11,671 
H1 2021  27,191  11,004 
Full Year 2020  25,674  10,390 
H2 2019  23,151  9,369 
H1 2019  24,414  9,880 
H2 2018  23,641  9,568 
H1 2018  28,322  11,462 
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4.2 Regional Analysis  
 

4.2.1 The initial sifting process required to create the , removing properties 
where the residential value represents more than 50% of the sale price and other 
anomalies, generates a reduced database of transactions. That initial sift generally removes 
something in the order of 20% of reported transactions, that figure was somewhat higher 
for the first half of 2023 with approximately 160 transactions (72% of reported sales) 
remaining, reflecting the significant number of sales with substantial residential value 
excluded from the weighted sample. 
 

4.2.2 The transactions in that reduced database have been analysed by location and size in Table 
7 below3. In some cases, that analysis is based on relatively few transactions in each 
category and is thus vulnerable to the impact of individual transactions, the inclusion of a 
large hill farm in a relatively small sample for example.   

 
Table 7 ~ Weighted Sample Average Prices by Location and Size 

 
Weighted Sample  Small <50 ac Medium 50-200 ac Large > 200 ac 
   £/ac £/ha £/ac £/ha £/ac £/ha  
          
East  10,435 25,785 10,435 25,785 19,263 47,599 
           
East Midlands   10,207 25,221 13,134 32,454 10,028 24,779 
           
North East   14,445 35,695 11,197 27,668   
           
North West  10,294 25,436 7,651 18,906 6,550 16,184 
           
South East   18,443 45,574 18,924 46,760   
           
South West  9,241 22,835 9,430 23,301   
           
West Midlands   12,476 30,829 12,160 30,047   
            
Yorks & Humber   7,831 19,351   
          
England Overall  10,775 26,625 11,528 28,485 10,901 26,936 
          
Wales  11,799 29,155 12,792 31,609 10,735 26,525 
           
Scotland     6,112.82 15,105    
          
GB Overall    10,965 27,095 11,585 28,628 10,874 26,869 

 
 

  

 
3 These figures represent the average of actual transaction prices before any weighting to construct the 
Weighted Average Figure.  
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5. Comments  
 

5.1 Respondents were invited to offer their comments on the market during the second half of 
2022 and the first half of 2023. A small number kindly responded, and their comments are 
reproduced below:  
 

Carter Jonas North Yorkshire  
 
Demand 
Farmers  strong competition from commercial farmers especially arable (good yields 
coincided with high margins  relatively low cost base and strong commodity values) 
Investors - Low yielding asset but tangible safe haven asset which offers tax benefits and 
potential for capital appreciation 
Roll-over Buyers  transaction levels in house sales falling and values expected to continue to 
weaken. This will reduce the flow of development land and reduce the number of roll-over 
motivated buyers. Despite this, rollover buyers will remain a major force in farmland market 
Environment  buyers motivated by tree planting, BNG, carbon end environmental 
enrichment 
Lifestyle buyers  closely linked with the residential market albeit influenced by flexible 
working post covid, location and property that offers a diversified income stream such as 
tourism etc 
 
Outlook 
Supply increased by 5% in 2022 
Modest increase likely to continue 
Demand expected to stay strong with wider spectrum of purchasers (inc. environmental 
investors) competing for same limited pool of supply 
Benign tax regime and long term out performance of inflation to remain key factors 
Pent up demand expected to insulate farmland values against any economic downturn 
 
Barbers Rural Shropshire 
 
We have found that values have risen steadily over the past two years in the West Midlands and 
Border Counties. Highest values have been for the best pasture land and arable land with many 
sales over £15,000 per acre for bare land whilst some poorer land has struggled to reach £10,000 
per acre. A key feature in the sale of whole commercial farming units has been the higher value 
assigned to farm buildings by buyers. The costs of construction have almost doubled since before 
Covid and so buyers are much more aware of what fixed equipment comes with the farm and 
putting much more worth on buildings and other equipment. 
  
Competition from buyers outside of agriculture and money from roll over and Hs2 continues to 
dominate the market. 
 
Moore Allen & Innocent Gloucestershire 
 
There has been a very short supply of land/farms coming to the market in the first half of 2023 but 
demand remains fiercely strong. The current economic climate does not seem to have dampened 
the demand for bare land and large farms but it's a different story for the country house with a few 
acres. 
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No Address Date sold Sold price New build Category Subcategory Floor area 
m² Price per m² Market price 

per m² Tenure

1 21/12/2022 £320,995 TRUE House Semi_Detached 80 £4,012 £3,915 Freehold
2 09/12/2022 £327,995 TRUE House Terraced 84 £3,905 £3,711 Freehold
3 07/12/2022 £289,995 TRUE House Semi_Detached 62 £4,677 £4,564 Freehold
4 23/11/2022 £343,995 TRUE House Semi_Detached 110 £3,127 £3,022 Freehold
5 19/08/2022 £349,000 TRUE House Detached 108 £3,231 £3,122 Freehold
6 19/08/2022 £380,000 TRUE House Detached 117 £3,248 £3,138 Freehold
7 12/08/2022 £349,000 TRUE House Detached 108 £3,231 £3,122 Freehold
8 05/08/2022 £349,000 TRUE House Detached 108 £3,231 £3,122 Freehold
9 04/08/2022 £370,000 TRUE House Detached 117 £3,162 £3,055 Freehold

10 28/07/2022 £349,000 TRUE House Detached 108 £3,231 £3,172 Freehold
11 22/07/2022 £270,000 TRUE House Semi_Detached 81 £3,333 £3,316 Freehold
12 08/07/2022 £349,000 TRUE House Detached 108 £3,231 £3,172 Freehold
13 30/06/2022 £275,000 TRUE House Semi_Detached 82 £3,354 £3,383 Freehold
14 24/06/2022 £270,000 TRUE House Semi_Detached 81 £3,333 £3,363 Freehold
15 17/06/2022 £370,000 TRUE House Detached 117 £3,162 £3,139 Freehold
16 30/05/2022 £375,000 TRUE House Detached 117 £3,205 £3,184 Freehold
17 13/05/2022 £349,000 TRUE House Detached 108 £3,231 £3,210 Freehold
18 29/04/2022 £270,000 TRUE House Semi_Detached 82 £3,293 £3,370 Freehold
19 29/04/2022 £275,000 TRUE House Semi_Detached 82 £3,354 £3,432 Freehold
20 22/04/2022 £270,000 TRUE House Semi_Detached 81 £3,333 £3,411 Freehold
21 14/04/2022 £270,000 TRUE House Semi_Detached 81 £3,333 £3,411 Freehold
22 31/03/2022 £349,000 TRUE House Detached 108 £3,231 £3,252 Freehold
23 31/03/2022 £270,000 TRUE House Semi_Detached 81 £3,333 £3,421 Freehold
24 21/03/2022 £65,250 TRUE House Flat 77 £847 £829 Leasehold
25 11/03/2022 £270,000 TRUE House Semi_Detached 82 £3,293 £3,379 Freehold
26 04/03/2022 £270,000 TRUE House Semi_Detached 82 £3,293 £3,379 Freehold
27 25/02/2022 £349,000 TRUE House Detached 108 £3,231 £3,287 Freehold
28 04/02/2022 £349,000 TRUE House Detached 108 £3,231 £3,287 Freehold
29 28/01/2022 £349,000 TRUE House Detached 108 £3,231 £3,302 Freehold
30 21/01/2022 £349,000 TRUE House Detached 109 £3,202 £3,272 Freehold
31 17/12/2021 £270,000 TRUE House Semi_Detached 74 £3,649 £3,835 Freehold
32 17/12/2021 £349,000 TRUE House Detached 109 £3,202 £3,278 Freehold
33 17/12/2021 £270,000 TRUE House Semi_Detached 74 £3,649 £3,835 Freehold
34 02/12/2021 £349,000 TRUE House Detached 108 £3,231 £3,309 Freehold
35 26/11/2021 £270,000 TRUE House Semi_Detached 81 £3,333 £3,519 Freehold
36 26/11/2021 £270,000 TRUE House Semi_Detached 81 £3,333 £3,519 Freehold

£11,170,230 3,412 £304 £305
36726
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APPENDIX 7 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1 2 3 4 5 6 7 8 9 10 11

Location of Site Total Dwellings Gross Acres (if 
known)

Net acres (all land 
uses) Density dw/acre Costplan Total Less S.106 & plot abnormals Infrastructure* Remarks

Per net acre 
Ks Per dwelling

MKSM Growth Area 2220 157.96 14.1 £104,791,000 £43,547,000 £61,244,000 £387,714 £27,587 Includes c. 24 acres emplyment/commercial 
MKSM Growth Area 4500 385.47 11.7 £307,779,539 £190,074,911 £117,704,628 £305,355 £26,157 Arbitration determination 
MKSM Growth Area 1053 65.00 16.2 £47,300,000 £20,963,000 £26,337,000 £405,185 £25,011 Negotiated settlement with landowners
MKSM Growth Area 3000 173.41 17.3 £109,964,000 £35,349,000 £74,615,000 £430,281 £24,872 Costplan from negotiation with landowners
MKSM Growth Area 1450 75.49 19.2 £49,586,000 £28,435,000 £21,151,000 £280,183 £14,587 Costplan from negotiation with landowners
MKSM Growth Area 668 50.10 13.3 £25,554,000 £6,569,000 £18,985,000 £378,942 £28,421 Costplan from viability assessment
MKSM Growth Area 2500 356.6 160.30 15.6 £63,684,000 £28,070,000 £35,614,000 £222,171 £14,246 Costplan from negotiation between landowner & developer
MKSM Growth Area 1002 128.4 60.00 16.7 £28,664,000 £8,675,000 £19,989,000 £333,150 £19,949 Costplan from viability assessment
MKSM Growth Area 1500 130.8 84.90 17.7 £49,015,000 £34,490,000 £14,525,000 £171,084 £9,683 Costplan from negotiation with landowners
MKSM Growth Area 2500 350.00 7.1 £137,050,000 £45,850,000 £91,200,000 £260,571 £36,480 Costplan from developer viability & DV assessment
MKSM Growth Area 5150 623.5 291.49 17.7 £93,152,211 £58,674,654 £34,477,557 £118,280 £6,695

Eastern Region 5000 142.33 35.1 £180,782,000 £73,093,000 £107,689,000 £756,615 £21,538 Costplan for viability distorted by code 5 "off plot" costs (eg District Power/Heat). Areas net net

Eastern Region 3600 577.0 225.01 16.0 £185,959,000 £90,984,000 £94,975,000 £422,092 £26,382 Costplan from viability assessment
Eastern Region 1500 290.0 114.28 13.1 £68,807,000 £40,700,000 £356,143 £27,133 Costplan from Phase 1 viability.  - S.106 unknown
Eastern Region 8500 818.9 459.74 18.5 £68,807,000 £123,599,000 £268,845 £14,541 Remainder of siteWhole - S.106 unknown
Eastern Region 1138 171.0 71.38 15.9 £72,858,211 £23,359,717 £49,498,494 £693,450 £43,496
Eastern Region £0
Eastern Region £0
Eastern Region 1100 190.3 78.30 14.0 £51,603,265 £16,600,034 £35,003,231 £447,040 £31,821

Home Counties South 5750 459.30 12.5 £189,308,000 £105,657,000 £83,651,000 £182,127 £14,548 Big S.106 costs
Home Counties South 2265 139.7 130.00 17.4 £130,997,000 £86,500,000 £44,497,000 £342,285 £19,645 A lot of highways & utility costs

Southern Region 800 49.37 16.2 £28,090,000 £10,492,000 £17,598,000 £356,451 £21,998 See file
Southern Region 9000 1,883.0 793.00 11.3 £207,780,000 £102,933,000 £104,847,000 £132,216 £11,650 Anticipated large S.106 costs
Southern Region 1360 203.9 117.20 11.6 £129,009,600 £67,477,100 £61,532,500 £525,021 £45,244 Cost Plan from viability assessment 

South West 525 121.1 33.58 15.6 £37,700,000 £24,004,000 £13,696,000 £407,862 £26,088 Costplan from viability assessment
South West 1170 74.5 53.56 21.8 £45,524,000 £26,914,000 £18,610,000 £347,461 £15,906 Costplan from viability assessment
South West 1500 97.01 15.5 £41,144,000 £20,616,000 £20,528,000 £211,607 £13,685 Costplan from negotiation with landowners
South West 915 170.8 54.26 16.9 £37,076,792 £15,026,056 £22,050,736 £406,390 £24,099 Cost Plan from viability assessment 
South West 713 98.6 47.59 15.0 £35,758,480 £13,017,618 £22,740,862 £477,850 £31,895 Cost Plan from viability assessment 
South West 1290 140.1 66.20 19.5 £81,164,316 £26,078,484 £55,085,832 £832,112 £42,702 Cost Plan from valuation assessment 
South West 2380 374.9 161.91 14.7 £129,244,843 £64,964,699 £64,280,144 £397,012 £27,008 Cost Plan from viability assessment 
South West 1000 223.5 66.90 14.9 £66,604,657 £31,498,808 £35,105,849 £524,751 £35,106 Cost Plan from valuation assessment
South West 820 136.3 52.90 15.5 £38,286,165 £18,925,745 £19,360,420 £365,981 £23,610 Cost Plan from viability assessment
South West 3500 326.9 139.40 25.1 £216,447,841 £44,333,006 £172,114,835 £1,234,683 £49,176 Cost Plan from viability assessment - seems to be assumptions? Not confirmed
South Wales 1100 137.0 66.79 16.5 £46,305,000 £26,154,000 £20,151,000 £301,707 £18,319 Costplan from negotiation with landowners

Totals 80469 5334.13 £1,743,156,088
MEAN AVERAGES £402,504 £24,827

£/ms

Infrastructure Costs - Analysis of data relating to other major (mainly greenfield) sites

Infra structure unit cost rate
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