
RNOTP Reopened Examination Session on Affordable Housing 

Comments by William Davis Ltd on further viability spreadsheets 
prepared by EDAW on behalf of ENDC 

We are extremely disappointed with the additional information supplied by 
EDAW following the examination session on 29th April. We understood that 
the Council had agreed to provide full supporting spreadsheets to substantiate 
the revised headline discounted cashflow based figures that had been tabled 
at the examination for each of the 7 sites tested in EDAW’s original report 
(sheet headed –East Northants – Revised Affordability Model). We also 
understood that the Council had agreed to supply further runs of the model 
which would test the various sensitivities discussed at the examination (range 
of sales values, alternative affordable housing mix, scheme density and range 
of profit levels, build costs and revised timing of development), as indeed was 
sought by the Assessor (Anthony Lee, Atisreal). 

What the Council has supplied it appears is entirely unrelated to the figures 
supplied on the day of the examination and certainly doesn’t cover the full 
range of sensitivities discussed. There is no accompanying explanation to the 
spreadsheets, and the fact we are expected to determine the nature of 
changes ourselves, without even explanatory headings to the spreadsheets, 
is very unhelpful. 

On close examination what the figures show are four/three discounted 
sensitivities for just two of the sites (Thapston and Ashton Road, Oundle) at 
the level of 20% affordable housing. These are as follows: 

Thrapston 

1.	 Discounted run apparently at 4% with the same variables as the

original model.


2.	 As above but discounted at a higher rate (unknown). 
3.	 Revised sales values (2 bed down from £159,995 to £129,995, and 3 

bed down from £194,995 to £184,495, but with 4 bed staying the same 
as in the original model £234,995), combined with amended split of 
intermediate affordable types (more 3 bed) and discounted apparently 
at 4% 

4.	 As above but discounted at a higher rate (unknown). 

Oundle Ashton Road 

1.	 Discounted run at apparently 4% with the same variables as the

original model.


2.	 Revised sales values (2 bed down from £179,995 to £149,995 and 3 
bed down from £224,995 to £204,995 and 4 bed staying the same at 
£279,995), discounted at apparently 4%. 

3.	 As above but discounted at a higher rate (unknown). 



All of the Thrapston sensitivities show provision of 20% affordable housing to 
not be viable as each of the appraisals would not provide a developer profit of 
20% (number 1 shows 19.47%, 2, shows16.88% , 3 shows 12% and 4 shows 
10.12%). 

The Oundle sensitivities are all shown to be viable at 20% affordable housing, 
each showing above 20% profit but with only one significantly so (number 1 at 
28.5%). However, this particular run assumes very high sales values, as in 
the original model. We would also add that even the revised sales values 
assumed in the test are still much higher than current market rates (as we 
noted in our original objection to the proposed policy change). The revision 
made to sales values, by making no adjustment to the value for the more 
expensive 4 bed properties, also appears very selective and will have shown 
a better return than would otherwise be shown. 

Given the points raised above we maintain our strong objection to the Policy. 
The Council has not provided robust evidence to justify and demonstrate that 
its proposed policy puts forward a viable target. 

We would further confirm that we found the advice prepared for the Inspector 
by the Assessor, Anthony Lee, to be very helpful, although on balance we 
consider that it would also have been beneficial to have Anthony Lee present 
at the oral examination. We must conclude overall that Anthony Lee’s advice 
has effectively been ignored by the Council. 


