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WHAT THIS REPORT DOES 
 

 

This is the formal version of the Strategic Housing Market Assessment (SHMA) for North 

Northamptonshire. It summarises a large amount of written evidence from the SHMA (a 

Background) Report of some 200 pages, four district level Housing Needs Survey reports (for the 

constituent districts of North Northants) as well as material from the Technical Appendices. Where 

the reader wishes for more detail reference may be made to the six further documents just listed 

which are to be found on Corby Council’s website. 

 

A SHMA is a new procedure for assessing housing markets formally initiated by PPS3: Housing 

published by CLG in November 2006. This involves an all tenure assessment, including interaction 

with a wide range of interested parties (stakeholders) who have made contributions to the material 

summarised in this report. In turn this report is an input into a number of formal processes involving 

future planning and housing strategy. 
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Plan of this Report 
 

 

The work on this SHMA has been done in accordance with the requirements of the CLG Guidance 

in PPS3 (discussed more fully below in Chapter 1). The report is also shaped to meet the key 

outputs of the Practice Guidance associated with PPS3 (March 2007). This initial section sets out 

the layout of the report in relation to the Practice Guidance.  The latter focuses on two tables, 

Figure 1.1 summarises the key outputs of a SHMA and Figure 1.2 summarises the key processes. 

Process is discussed in Chapter 2 of this report. At this point the overall report structure is 

explained in relation to Figure 1.1 of the Practice Guidance.  

 

 

 

A few changes for this list to meet PPS3 and show the results of a SHMA. The following table 

summarises them: 
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Table A: Practice Guidance revised to provide a report structure 

Ch General topic 

1 Character of the area and Brief for the work 

2 Summary of process involved (bearing in mind Figure 1.2) 

3 Current dwelling stock in terms of size, type, condition and tenure 

4 Past and current housing market trends; supply/demand balance; affordability; drivers 

5 Analysis of housing market demand and need by size of household and tenure 

6 Total future numbers of households by age and type 

7 Current  and future numbers of households in need by size of household 

8 Particular housing requirements (families, older, key workers, BME, disabled, younger 

9 Drawing the evidence together 

10 Policy implications of the SHMA 

Source: Practice Guidance and Fordham Research 2007 

 

The reasons why Table A, the structure of this report, differs from the Practice Guidance 

suggestions are: 

 

Editing to focus the results on PPS3 requirements 

 

i) Figure 1.1 has been edited to remove ‘where possible’ in Row 3. PPS3 makes this 

an absolute requirement, not an option. There is a further qualification on nearly all 

the required data that a ‘range’ would be tolerable. This is not practicable as it is 

liable to result in meaningless (because overlapping) numbers. Data is required by 

PPS3 for size and tenure, for instance. This produces at least a 16 cell table where 

the figures will soon become blurred if each has any significant ‘range’ on it. 

 

Consolidation of rows 

 

ii) Three rows of Figure 1.1 (4, 5 and 7) are combined into Row 7 of Table A: all refer 

to the requirement for affordable housing stated in PPS3.  

 

Additional rows 

 

iii) The structure of Figure 1.1 does not include allow for the detailed housing market 

analysis required to produce the key PPS3 outputs. Indeed this is the core of any 

SHMA. Row 5 of Table A has been added in to include part of this work, but the 

housing market analysis continues in Section 6.  

 

iv) Row 1 of Table A allows for the introduction to the work, while Row 2 contains the 

process material addressed in Figure 1.2 of the Practice Guidance.  

 

v) Row 9 contains material summarising the analysis, and Row 10 addresses the 

policy implications. 
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vi) With this editing, Table A above retains the key elements of the Practice Guidance 

requirements and is more fully focussed upon producing the key outputs in para 22 

of PPS3.  

 



North Northamptonshi re  Stra teg ic  Hous ing Marke t  Assessment  

Page x  

 



1.  North  Northants  Br ie f  and key def in i t ions 

Page 1 

1. North Northants Brief and key definitions 
 

 

Introduction 

1.1 This report sets out a summary of the results of the SHMA for the North Northamptonshire 

housing market area (HMA). North Northamptonshire comprises four individual Districts of 

the seven in the County. The HMA is focussed on three major towns: Corby, Kettering and 

Wellingborough which lie to the north-east of Northampton itself.  

 

Figure 1.1 Districts of North Northamptonshire 

 

Source: Fordham Research North Northants SHMA 2006 

 

1.2 The Housing Market Area was defined in work for the East Midlands Regional Assembly 

and Regional Housing Board carried out by DTZ Pieda and published in February 2005. 

The boundaries of the market areas focussed in and around the North Northants area do 

not coincide exactly with administrative boundaries. For example the Housing Market Area 

of Peterborough includes the eastern side of East Northants. However the recently 

published CLG Advice Note on Housing Market Area boundaries says: 

 

© Crown Copyright 
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‘Housing markets are complex and multi-dimensional, and overlap administrative 

boundaries. for these reasons…..for the purpose of developing evidence bases and 

policy [authorities will want to consider] using a pragmatic approach that groups 

local authority administrative areas together as an approximation for functional sub-

regional housing market areas’ (para 9). 

 

1.3 This is effectively what was done when settling the Housing Market Area boundaries for this 

report. The North Northants Housing Market Area was accepted as covering the entire local 

authority boundaries of  Corby, East Northamptonshire, Kettering and Wellingborough, 

given that it was considered distinct from the West Northants market area focussed upon 

the county town, though recognising the connections between North Northants  (especially 

Wellingborough) and Northampton. 

 

 

Core Spatial Strategy 

1.4 It is important to emphasise at the outset that North Northants has formed a Joint Planning 

Committee to create a unified strategy for the major growth that is envisaged in the Housing 

Market Area over the next two decades. The Joint Planning Unit for the Housing Market 

Area has published (February 2007) a Core Spatial Strategy for the sub-region, which sets 

out how the Milton Keynes & South Midlands ‘Growth’ agenda may be achieved. The 

evidence base provided by this SHMA as an integral part of achieving the strategy set out 

in that document. 

 

 

The North Northamptonshire SHMA Brief 

1.5 The Brief set by the Project Group is comprehensive. It proposes two phases of work. The 

first is background work establishing the dimensions and character of the housing market. 

The second one contains the essence of the required analysis. There were 9 key 

requirements. These were stated in mid 2006, and largely agree with the final requirements 

of PPS3, discussed below. The most distinctive relates to the Growth Area status of North 

Northants, as part of the Milton Keynes and South Midlands Growth Area - namely to 

examine the effects of different levels of growth (20% and 50%) in key economic variables. 

 

 

Requirements of PPS3: Housing (November 2006) 

1.6 The requirements of PPS3 are quoted in the Figure below, with annotations by Fordham 

Research intended to assist understanding of what they involve. In the following table PPS3 

quotations are in normal font. Square brackets in bold are Fordham Research comments on 

the PPS3 text. 
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Figure 1.2 Key requirements of PPS3 

THE EVIDENCE BASE 

Para 10 (under ‘planning for housing policy objectives’): 

 

[planning policy should deliver] ‘a sufficient quantity of housing taking into account need and demand 

and seeking to improve choice’ 

 

Para 11 (under ‘planning for housing policy objectives’): 

 

‘Collaborative Working – Key to the success of this new approach will be collaborative 
working between Local Planning Authorities and Regional Planning Bodies, as well as 
early engagement with local communities, stakeholders and infrastructure providers. 
Local Planning Authorities will need to work closely with the private sector, particularly 
developers and house builders, to achieve the Government’s strategic housing objectives’ 
 

‘Evidence based policy approach. [LDFs etc] should be informed by a robust, shared evidence 

base, in particular of housing need and demand, through a Strategic Housing Market Assessment 

…..’ 

 

[Housing policy will in future be much more influenced by the SHMA evidence base: previous 

‘policy’ has dictated much of what was done, e.g. targets for overall house building. Now it is 

more likely that (local) market evidence, stakeholders and communities will have some input] 

 

SPECIFIC DATA REQUIREMENTS 

Para 22. ’Based upon the findings of the Strategic Housing Market Assessment and other local evidence, 

Local Planning Authorities should set out in Local Development Documents: 

 

• the likely overall proportions of households that require market or affordable housing, for 
example, x% market housing and y% affordable housing. 

• The likely profile of household types requiring market housing e.g. multi-person, including 
families and children (x%), single persons (y%), couples (z%). 

• The size and type of affordable housing required’ 
 

Para 23. Developers should bring forward proposals for market housing which reflect demand and the profile 

of households requiring market housing, in order to sustain mixed communities . Proposals for affordable 

housing should reflect the size and type of affordable housing required. 

 

Para 26. Planning authorities should plan for the full range of market housing. In particular they should take 

account of the need to deliver low-cost housing as part of the housing mix. 

 

Annex B: Market housing: private housing for rent of for sale, where the price is set in the open market. 

 

[The LPA will not only be able to specify more of exactly what types of affordable housing are 

required but will indicate the size mix for market housing and ensure  (so far  as the definition 

of market housing allows it) that some of the market housing is ‘low-cost’] 
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ROLE IN RELATION TO REGIONAL SPATIAL STRATEGY ETC 

Annex C, in defining what a Strategic Housing Market Assessment should do, says specifically that it should: 

 

‘Estimate housing need and demand in terms of affordable and market housing 

 

Determine how the distribution of need and demand varies across the plan area, for example as 

between the urban and rural areas’ 

 

[goes on to require estimates of net levels of housing that could be provided] 

 

[The Strategic Housing Market Assessment therefore occupies a much more important role 

that the old Housing Needs Assessments. It determines not only the amount and mix of 

affordable housing, but the overall total of market and affordable housing and key features of 

the market housing to be provided] 

 

Source: PPS3 (Nov 2006) and Fordham Research North Northants SHMA 2007 

 

1.7 The requirements of PPS3, as interpreted in the Practice Guidance, are referred to in the 

Plan for this report provided at the start .The Practice Guidance is reviewed in more detail 

in the Background Report. The table below summarises the key terms which are required to 

understand the SHMA process described in this report. A more technical list will be found in 

the full Glossary at the end of it. 
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Table 1.1 Key acronyms and concepts defined in HMA & PPS3 Guidance 

Concept Description 

SHMA Strategic Housing Market Assessment: one that involves all tenures and is set in a 

stakeholder process that produces results for a given set of market and sub-market areas 

 

HMA Housing Market Area. There is no single definition available for an HMA. The issue is 

discussed in Chapter 3 of this report 

 

Stakeholder 

involvement 

Stakeholders are defined as various interest groups with a central interest in the housing 

market. They include public officials, specialist quasi public and voluntary bodies concerned 

with housing (e.g. Housing Associations (RSLs) and private sector bodies such as house 

builders, private landlords, estate and letting agents. The Guidance does not identify the 

general public as a stakeholder, but clearly the public has a keen interest in this topic, and this 

SHMA has sought to involve the public as appropriate 

 

All tenure 

approach 

A key feature of the CLG approach in PPS3 is that all tenures should be covered. This means 

that the former Housing Needs Surveys (HNS) which focussed on a technical analysis of the 

need for affordable housing, has been subsumed in a much wider and less technical process. 

 

Evidence base PPS3 gives the evidence base, of which this SHMA is a key part, a central role in determining 

policy. This give more responsibility to the process and documentary results of it, but also 

more scope for it to affect such figures as the RSS target, which historically has been ‘top 

down’ from higher levels of government, but which is now becoming more of a compromise 

between local ‘bottom up’ evidence and ‘top down’ direction 

 

RSS Regional Spatial Strategy. A statutory document which sets out both the overall housing 

numbers to be built and also the affordable proportions for a given region. The RSS is 

consulted upon so that the local views and the local evidence base of the SHMA is a part of 

the process 

 

LDF Local Development Framework. This is the planning structure within which sites for 

development and other infrastructure improvements are programmed. It includes the locally 

detailed translations of the overall RSS targets 

 

RHS Regional Housing Strategy. This is the non-statutory companion of the RSS, addressing 

specifically housing issues 

Source: PPS3 (Nov 2006), DCLG Practice Guidance March 2007 and Fordham Research 

 

1.8 In order to ensure that the full range of PPS3 outputs is achieved, the following technical 

steps are applied in the report which follows: 
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Table 1.2 Fordham Research concepts for PPS3 outputs 

Technique What it does PPS3 outputs 

1. Annual Flows: a standardised 

three year average of flows of 

household types into, out of and 

within a housing (sub) market. 

 

Illustrates the character of a market. 

What are the flows of newly forming 

households like? How far are existing 

households attracted to the area, or is 

there a net out-migration? 

 

The second of the three 

requirements in Para 22 of 

PPS3. The Census can 

produce some but not all of 

the PPS3 outputs 

2. Financial Capacity: income + 

equity + savings 

 

Financial capacity indicates what 

households can afford. Some 70% of 

households have equity now. Equity is 

on average more important than income 

in the overall ‘ability to buy’ 

 

All three of the Para 22/23 

outputs require the use of 

financial capacity to 

produce robust results.  

3. Balance (of housing markets). 

This is a term introduced by the 

Audit Commission in the early part 

of this century. However no 

technique was produced for 

measuring it. 

 

Fordham Research has developed a 

method of assessment (the Balancing 

Housing Markets model (BHM). This 

uses a range of quantitative and 

qualitative inputs to indicate what extra 

housing is required to move a given 

market towards balance 

 

The BHM outputs produce 

all the information required 

by para 22 of PPS3. The 

separate technical analysis 

of housing need produces 

supplementary information. 

4. Rungs in the housing ladder. 

Assessment of the weekly costs of 

all tenures and types of housing 

 

The graph shows entry points to 

different levels of the market. It 

indicates the cost thresholds on a 

consistent basis. 

 

It indicates what types of 

new housing best assist 

households ‘climbing the 

housing ladder’. Important 

for assisting house builders 

to meet the requirements of 

para 23.  

 

5. Usefully affordable 

intermediate housing. Its price is  

the mid point of the gap between 

social rent and market housing (the 

intermediate range defined in 

PPS3) 

 

Provision of intermediate housing at the 

usefully affordable point will assist those 

in intermediate need. If provided only at 

the top end of that range, it will not. 

Helps achievement of PPS3 

balanced markets by 

providing a rung in the 

housing ladder 

Source: Fordham Research 2007 
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Database for this SHMA 

1.9 The remaining initial point to make regards information and data. An important element of 

existing (secondary) data was used for the analysis described in this report: such sources 

as the Census of 2001 and the Land Registry are crucial inputs. However the existing 

sources do not included elements of data which are crucial to producing a rigorous SHMA 

that contains the relevant PPS3 outputs. The key inputs which require new (primary) data 

gathering are: 

 

i) Financial information for households. Decisions on home moves are usually 

household ones. The ability to afford the right size and type of dwelling are central 

to whatever home moves occur. No secondary (existing) source contains such data 

in a useful form. To permit analysis of home moves it is necessary to have 

information on all aspects of finance (e.g. income and owned equity) for a set of 

households, and at the same time to have the other information listed in this 

paragraph to permit analysis of why moves have happened and may happen in the 

future 

 

ii) Information on flows of different types of households between tenures. For example 

the private rented sector contains radically different sets of households: some 

poorer ones who are only in that sector because of Housing Benefit subsidy and 

others who are looking to buy. No existing source provides data on this complex 

situation 

 

iii) Expectations and aspirations. Unless something is known of the movement history 

of the sample households in question, and their future plans, it is impossible to 

produce a realistic trajectory of future moves, and hence how the housing market 

itself may change 

 

1.10 For these summary reasons, it was considered by the Steering Group essential to carry out 

primary survey. A postal survey produced around 10,000 responses, spread almost equally 

between the four districts. This had to be subjected to a detailed weighting procedure 

(described in Part B of the Technical Appendix) to make it reliable as a database. The 

primary survey database was combined with secondary data to produce most of the key 

conclusions of this SHMA. 

 

 

Summary 

1.11 In mid-2006 the group of four North Northamptonshire local authorities commissioned 

Fordham Research to produce what is now termed a SHMA. The market area had been 

defined by previous research, and although it does not agree exactly with district level 

boundaries, the CLG Guidance on the topic encourages SHMA Partnerships to use 

administrative boundaries for general convenience. 
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1.12 The Guidance in PPS3 was published about halfway through the SHMA process but due to 

previous published drafts did not cause any major change of course. The key outputs 

(proportion of market and affordable housing, types of market housing and size and type of 

affordable housing) were always envisaged as the main outputs of the work. A stakeholder 

process had already been put in place. 

 

1.13 A number of key technical changes are required for a SHMA, and terms such as ‘financial 

capacity’ (income+savings+equity) are required for meaningful analysis of the overall 

housing market. The technology required is summarised in this chapter. 
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2. The process of producing the SHMA 
 

 

Introduction 

2.1 This chapter summarises the process that lies behind the document. It has been a major 

theme of Guidance on the SHMA process that it should be just that. Rather than a technical 

analysis with a report at the end of it that lies on a shelf, the intention of this process is that 

it should not only involve a wide range of stakeholders (both public and private sector) but 

that the production of the reports should be followed by an ongoing and seamless 

monitoring process.  

 

Guidance on the process 

2.2 This comes mainly from the Practice Guidance discussed in the Plan for this report. The 

summary checklist for the process is found in Figure 1.2 of that document. The key points 

which it contains are: 

 

i) HMAs are identified (as in this case discussed in the previous chapter) 

 

ii) Analysis is carried out within the identified Housing Market Area(s): as it has 

 

iii) Involving key stakeholders including house builders 

 

iv) Contains a full technical explanation, with limitations noted 

 

v) Assumptions, judgements and findings fully justified and transparently explained 

 

vi) Uses and reports on effective quality control mechanisms 

 

vii) Explains how results have been monitored  

 

2.3 Items iii) to vi) are discussed in this chapter. The first two have been addressed and the last 

has to date only been relevant to the point that the Housing Market Area Steering Group 

have ensured that the finished SHMA report is coherent with the most up-to-date 

Government guidance. As a result this chapter focuses upon items iii) to vi).  

 

2.4 Although this chapter reports on the process of producing the report, the effects of the 

stakeholder process have been integral to the production of the report. Many drafts of the 

material have been subjected to various degrees of public scrutiny and many amendments 

to it have followed through from that process. 
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Para 2.2 (iii): summary of the process 

2.5 Involvement of a wide range of bodies has been a theme of the North Northants SHMA 

process. The formal requirement to do so only emerged about halfway through the process 

leading to this report, but a full involvement of stakeholders was ensured from an early 

stage 

 

2.6 The Steering Group that commissioned this study includes representatives of: 

 

• The four local authorities directly involved plus the county council 

• Housing Corporation 

• Regional Assembly 

• The North Northants Joint Planning Unit 

 

2.7 In the case of the private sector bodies, this has a logic that is generally valid. Private 

sector bodies, especially house builders, are a vital ingredient of the process especially in a 

growth area like North Northamptonshire. However they do not represent the public 

interest, which is the driver of the overall SHMA process. Their interest, quite validly, is 

focussed upon profit. As such they are essential stakeholders, but not appropriate as part of 

a steering group for a SHMA. 

 

2.8 The meetings of the Steering Group, every month or so, included representatives as listed, 

and the large email correspondence underlying the process also involved that group. 

 

2.9 The involvement of the wider stakeholder group, including the private sector, took two 

forms: 

 

i) A sequence of consultation. Important stages in this process were/are: 

 

• A consultation over the content of the questionnaire (Summer 2006) 

• Two presentations of the project to stakeholder groups in the autumn of 

2006 

• Dissemination via the Joint Planning Unit website of a ‘stakeholder draft’ of 

the report in February 2007 

• Final presentation and dissemination of the completed report  

 

ii) Direct contact. A large range of discussions was held with stakeholders such as 

estate agents and house builders to establish the nature of the housing sub-markets 

within the area. Discussions of future scenarios were also held with the North 

Northants Development Company. These are reported at various points in the 

documentation (notably Chapter 4 of the Background Report and (in much more 

detail) Part D of the Technical Appendix volume 
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Para 2.2 (iv): Full technical explanation 

2.10 The technical explanation is done at several levels. It is not possible to have a single 

explanation in one place. The process of technical explanation is best done as a process, 

so that the reader gains the necessary minimum of technical understanding to interpret the 

results as the report progresses. The previous chapter, for instance, summarises key terms 

used in the SHMA both from Guidance and as developed by Fordham Research. The 

approach generally is to explain a technical matter where it arises. 

 

2.11 At a more detailed level, the Technical Appendix volume provides detailed explanations of 

such matters as weighting, affordability tests and the Balancing Housing Markets model, 

which go into more detail than is appropriate in this report or the Background material. 

 

2.12 The principle adopted has therefore been to provide as full a technical explanation as is 

appropriate at the various levels of the report. The Stakeholder process has served to 

ensure that any obscure parts of the technical process are more fully explained, as various 

comments were received through this source. 

 

 

Item (v) Assumptions explained and findings justified 

2.13 This has been done at the level appropriate to the context. This report contains shorter 

explanations and justifications than the Background Report, while on particular issues, such 

as the validity of the primary survey data, Part B of the Technical Appendix is the 

appropriate source. 

 

2.14 Again, the stakeholder process has been most helpful in identifying any obscurities not 

already picked up by the Steering Group, and has helped to make sure that all the key 

findings have been both explained and, at the appropriate technical level, justified. 

 

 

Item (vi): Uses and reports on effective quality control mechanisms 

2.15 The range of quality control mechanisms used in the process ranges from checking the list 

of stakeholders, which was a substantial task, to ensuring that the primary survey was not 

only carried out rigorously but also analysed in the same way. The technical dimension of 

quality control checking is detailed in the Technical Appendix at various points. It is also 

worth mentioning that the conduct by Fordham Research of data gathering for primary 

surveys such as underpins this SHMA has been subjected to rigorous cross-examination in 

many public planning inquiries, and that no error has ever been found.  
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2.16 Thus the North Northants reports seek to explain the quality control process clearly (mainly 

via the Technical Appendix but also by such means as the discussion of the report layout at 

the beginning of this report). Again the stakeholder consultation process has served to 

improve the checking of the quality control process in this case. 

 

 

Summary 

2.17 The process of this SHMA was commissioned and commenced before the detailed 

Guidance was provided in March 2007, but it does follow the key requirements listed in the 

final Guidance.  

 

2.18 This is true of the definition and use of the Housing Market Area boundaries (containing the 

four districts of North Northants), the involvement of a Steering Group and Stakeholder 

consultation throughout the process, conducting the analysis in a technically sound manner, 

and reporting on all points of the process as clearly as possible. 

 

2.19 The Brief for this SHMA focused upon:  

• New primary data collection 

• Analysis of secondary data 

• Technical analysis 

• Production of a key background report  

• District reports for each of the four local authority areas 

• A final SHMA 

 

2.20 The process of producing this SHMA has involved a wide range of interactions with many 

organisations and people, and the results are a product of that wider process. In that sense, 

it is felt that the SHMA is properly based upon the kind of process envisaged in the 

Guidance. 
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3. Current dwelling stock and tenure 
 

 

Introduction 

3.1 This chapter sets out basic data on the housing stock, its size, type, condition and tenure. 

More detailed information will be found in the Background Report, the four Housing Needs 

Surveys and the Technical Appendix. 

 

 

The housing stock of North Northants 

3.2 As can be seen, the four districts have similar levels of stock, but Corby’s is the smallest, 

while East Northants (the only mainly rural district) has shown by far the greatest growth 

over the decade to 2005. 

 

Table 3.1: Change in Housing Stock 1995-2005 

Area Stock 1995 Stock 2005 
Absolute 
change 

% change 

Corby 21,442 23,472 2,030 9.5% 

East Northamptonshire 29,250 34,882 5,632 19.3% 

Kettering 33,593 38,116 4,523 13.5% 

Wellingborough 28,790 31,367 2,577 9.0% 

North Northamptonshire 113,078 127,840 14,762 13.1% 

East Midlands 1,701,434 1,867,572 166,138 9.8% 

Great Britain 20,321,747 21,739,151 1,417,404 7.0% 

Source: Table 8.2 North Northants Background Report 2007 

 

3.3 When this stock is considered by type of dwelling it is clear that Corby is quite different 

from the rest, having few detached dwellings, while the much more rural East Northants 

has by far the highest proportion of detached dwellings. Corby has a correspondingly high 

proportion of terraced dwellings, though these are not mainly the old Victorian urban form 

but local authority built housing. 
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Table 3.2: Dwellings Types (2001) 

 Corby 
East 

Northants 
Kettering 

Welling-

borough 

North 

Northants 

East 

Midlands 

England 

& Wales 

Detached 19.6% 39.2% 33.0% 29.6% 31.4% 33.9% 22.5% 

Semi-detached 38.7% 34.9% 36.9% 35.3% 36.3% 36.3% 31.6% 

Terraced 34.2% 21.6% 24.4% 29.5% 26.7% 21.3% 25.8% 

Flat/ maisonette 7.3% 4.0% 5.4% 5.0% 5.3% 9.8% 19.7% 

Caravan/ Mobile Home 0.1% 0.3% 0.1% 0.4% 0.3% 0.4% 0.4% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Source: Table A3.6 North Northants Technical Appendix 2007 

 

3.4 Another dimension of the stock can be seen through the tenure breakdown, which in 2001 

looked as shown below. As can be seen, Corby shows high levels of social ownership and 

East Northants shows low levels, with the other two districts are more in accordance with 

both East Midlands and national averages. This conveys some information not only on the 

type of stock but on the socio-economic status of its residents. 

 

Table 3.3; Tenure (Census 2001) 

 Corby 
East 

Northants 
Kettering 

Welling-

borough 

North 

Northants 

East 

Midlands 

England 

& Wales 

Owns outright 20.9% 28.9% 29.3% 27.2% 27.1% 30.8% 29.5% 

Owns with a mortgage or loan 41.5% 47.0% 47.4% 44.2% 45.4% 40.8% 38.8% 

Shared ownership 0.3% 0.3% 0.2% 0.8% 0.4% 0.6% 0.6% 

Council (local authority) 27.8% 4.3% 10.8% 16.2% 13.7% 13.9% 13.2% 

Housing Association/RSL 3.2% 10.0% 2.8% 3.3% 4.9% 3.7% 6.0% 

Private landlord or letting agency 3.4% 6.2% 6.4% 5.2% 5.5% 7.3% 8.7% 

Other 2.9% 3.2% 3.1% 3.0% 3.1% 3.0% 3.2% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Source: Table A3.3 North Northants Technical Appendix 2007 

 

Table 3.4: Recent completion levels (all housing) 

Year 
 

01-02 02-03 03-04 04-05 05-06 

All housing      

Corby 160 180 360 288 489 

East Northants 470 610 480 569 652 

Kettering 430 480 400 460 626 

Wellingborough 310 180 270 415 346 

Total 1,370 1,450 1,510 1,732 2,113 

Source: MKSM AMR (based on Regional Spatial Strategy returns) 

 

3.5 The table above suggests that the rate of additions to the stock has risen already, in 

response to the Growth Agenda.  
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Table 3.5: Recent completion levels for affordable housing 

 2004/05 2005/06 2006/07 

Corby 0 0 0 

East Northants 69 54 42 

Kettering 91 112 212 

Wellingborough 104 30 55  

Source: Corby, E Northants, Kettering and Wellingborough councils (HSSA and PIE forms) 

 

3.6 It is also clear, from the table above, that new affordable house building is low. In the case 

of Corby this is explained by the fact that the previous assessment of housing need 

showed a surplus of affordable housing. The present one shows a distinct lack of 

affordable housing, and so the pattern of tenures of new house building is likely to change 

in Corby over time as a consequence of this. 

 

3.7 A further insight into the nature of the housing stock is provided by council tax banding. 

Band A is the cheapest, and the more expensive it is, the higher up the alphabet. 

 

Table 3.6 Dwellings by Council Tax Band (2001) 

 Corby 
East 

Northants 
Kettering 

Welling-

borough 

North 

Northants 

East 

Midlands 

England & 

Wales 

Band A 60.8% 27.1% 32.9% 31.3% 36.0% 38.8% 26.1% 

Band B 21.9% 28.4% 28.2% 29.4% 27.4% 22.3% 19.3% 

Band C 6.6% 15.1% 18.5% 19.5% 15.6% 17.7% 21.5% 

Band D 7.0% 12.1% 10.6% 10.4% 10.3% 10.3% 14.9% 

Band E 2.6% 8.8% 6.1% 6.0% 6.2% 6.1% 9.2% 

Bands F-H 1.1% 8.6% 3.7% 3.5% 4.5% 4.8% 9.0% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Source: Table A3.5 North Northants Technical Appendix 2007 

 

3.8 It is again clear that Corby stands out as having much cheaper stock: 60% plus in Band A, 

as compared with a third elsewhere. Correspondingly, East Northants has about 30% of its 

stock in Band D or above, compared with about 10% in Corby and 33% nationally.  

 

 

The state of the housing stock 

3.9 The housing stock of North Northants does not contain major problems of disrepair or 

structural decay, as these are typically found in larger urban areas than exist in this 

Housing Market Area. There are significant levels of ‘deprivation’ in Corby, but these are 

more associated with social circumstances than with physical buildings, notwithstanding 

that some demolition of low-demand properties has begun in that Borough. 
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3.10 It is anticipated that all four councils will meet the ‘Decent Homes’ standard by 2010, 

although in one case (Wellingborough) this requires allowance for a possible stock transfer 

from council to RSL ownership of existing council stock. There are Decent Homes targets 

for identifying vulnerable households in the private sector, and related plans to generate 

new means of improvement financed through loan schemes (where feasible) and small 

grants where appropriate. 

 

3.11 The levels of overcrowding are not very high, though as can be seen, Corby and 

Wellingborough do show levels above the average for the East Midlands, though below the 

England and Wales average. Correspondingly East Northants shows much higher under-

occupation, and all but Corby show higher than national average levels of under-

occupation. There are no private sector low demand dwellings (from 2005 Housing 

Strategy Statistics) and only small numbers of social rented low demand dwellings, almost 

entirely in Corby. 

 

Table 3.7 Household occupancy ratings (2001) 

Spare 

rooms 
Corby 

East 

Northants 
Kettering 

Welling-

borough 

North 

Northants 

East 

Midlands 

England & 

Wales 

+2 or more 48.5% 61.3% 56.3% 54.3% 55.7% 54.7% 49.1% 

+1 26.9% 24.0% 25.9% 25.9% 25.6% 26.0% 25.5% 

0 18.4% 12.0% 14.0% 14.6% 14.4% 14.9% 18.2% 

-1 or less 6.3% 2.8% 3.8% 5.1% 4.3% 4.5% 7.1% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Source: Table A3.7 North Northants Technical Appendix 2007 

 

3.12 Thus in general terms the housing stock of North Northants is in good or at least 

reasonable condition. 

 

Table 3.8: No of households on Housing Register 

Year (Month of March) 
 

2003 2004 2005 2006 

Corby 2239 2379 3404 2432 

E Northants 929 913 1195 1286 

Kettering 2505 2767 2794 2939 

Wellingborough 1450 1258 1810 1928 

Source: HSSA 2006 
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Table 3.9: Homeless accepted & in priority need  

  Year 

  2001-02 2002-03 2003-04 2004-05 2005-06 

Corby 60 58 44 50 51 

E Northants 42 43 81 83 91 

Kettering 112 103 141 103 121 

Wellingborough 34 80 90 200 168 

Source HSSA 2005,2006 

 

3.13 The trends in the Housing Register, shown above, are broadly upwards in all four councils. 

Homeless acceptances are broadly stable except in the case of Wellingborough, where 

they are sharply upwards over the five year period. This is not conclusive evidence of the 

levels of housing need, as some of those on any Register are not in CLG defined housing 

need, while many of those in housing need do not put themselves forward to be put on the 

Register. There is also a supply dimension: households are less likely to put themselves 

forward for the Register if they do not expect to be re-housed. For these reasons both the 

tables above must be viewed with caution as indications of housing need. The analysis in 

Chapters 5-7 is more relevant from this aspect. 

 

 

Summary characteristics of the population 

3.14 The population of North Northants shows an age profile similar to regional and national 

ones: 

 

Table 3.10 Mid 2003 estimates of population: percentage in age band 

Age group Corby 
East 

Northants 
Kettering 

Welling-
borough 

North 
Northants 

East 
Midlands 

England 
& Wales 

Under 5 5.8% 6.0% 6.1% 6.0% 6.0% 5.5% 5.7% 

5 to 15 15.9% 15.5% 14.4% 14.8% 15.1% 14.1% 14.0% 

16 to 44 39.6% 37.6% 39.0% 38.6% 38.6% 39.3% 40.4% 

45 to retirement age 21.6% 23.5% 22.7% 23.1% 22.8% 22.4% 21.5% 

Retirement age and over 17.0% 17.4% 17.9% 17.6% 17.5% 18.8% 18.4% 

Source: Table A2.2 North Northants Technical Appendix 2007 

 

3.15 It is not very diverse ethnically: only in Wellingborough is there a BME population that is 

substantial by national standards. The overall proportion of BME households is low: 4% as 

compared with a regional 6% and national 9%. 
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Table 3.11 Ethnicity: percentage of resident population in each group, April 2001 

 Corby 
East 

Northants 
Kettering 

Welling-
borough 

North 
Northants 

East 
Midlands 

England & 
Wales 

White 98.3% 98.3% 96.7% 90.8% 95.9% 93.5% 90.9% 

Mixed 0.6% 0.7% 0.7% 1.9% 1.0% 1.0% 1.3% 

Asian or Asian British 0.6% 0.4% 1.7% 4.5% 1.9% 4.0% 4.6% 

Black or Black British 0.3% 0.3% 0.4% 2.5% 0.9% 0.9% 2.3% 

Chinese or Other Ethnic Group 0.2% 0.4% 0.5% 0.3% 0.4% 0.5% 0.9% 

Source: Table A2.3   North Northants Technical Appendix 2007 

 

3.16 A major recent trend has been in-migration by EC nationals from Eastern Europe, 

especially to low paid industrial jobs in Corby. There are no reliable net figures for this 

group. A proxy is the following table as illustrative of the change that has occurred, much of 

it from new EU countries. It only provides gross inflow levels. As can be seen, these are 

high by comparison with regional and national levels and have risen sharply in recent 

years.  

 

Table 3.12 National Insurance Number Registrations by non-UK nationals by year 

 Corby East 
Northants 

Kettering Welling-
borough 

North 
Northants 

East 
Midlands 

England 

2002/03 120 110 240 210 680 13,400 349,200 

2003/04 140 110 290 230 770 16,500 370,700 

2004/05 550 150 320 380 1,400 23,500 439,700 

2005/06 1,190 350 600 930 3,070 28,500 662,400 

Total 2,000 720 1,450 1,750 5,920 81,900 1,822,000 

Change 1,070 240 360 720 2,390 15,100 313,200 

% Change from 2002/03 891.7% 218.2% 150.0% 342.9% 351.5% 112.7% 89.7% 

Source: Table A2.10 North Northants Technical Appendix 2007 

 

3.17 One of the difficulties faced by North Northants is the relatively low level of qualification of 

its labour force, and hence relatively low earning power. This has strong historical roots 

and is one of the reasons for which the MKSM Growth Agenda exists, with a view to 

producing a more balanced population and workforce in the future. 

 

3.18 The following two tables highlight the low qualifications present generally in North 

Northants (20% with higher qualifications as compared with 25% nationally) and in 

particular the lower attainments in Corby and to a lesser extent Wellingborough. Although 

the other two boroughs do not show problems at the level shown in this table, the second 

table suggests that, with the exception of East Northants, the higher paid job types (e.g. 

the first three rows of the table) are lower than the regional average and much lower than 

the national one. 
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Table 3.13: Educational attainment 

 Corby 
East 

Northants 
Kettering 

Welling-

borough 

North 

Northants 
England 

No qualifications 29% 16% 13% 17% 18% 15% 

Level 4NVQ+ 11% 25% 25% 17% 20% 25% 

2003/4 15 yr olds 5+A*-G 86% 94% 88% 86% 89% 89% 

Source: Table 8.5 North Northants Background Report 2007 

 

Table 3.14 Occupation groups (all people aged 16-74 in employment) 

 Corby 
East 
Northants 

Kettering 
Welling-
borough 

North 
Northants 

East 
Midlands 

England 
& Wales 

Managers and senior 

officials 
11.3% 19.6% 15.2% 11.4% 14.8% 15.1% 14.9% 

Professional 

occupations 
3.8% 11.4% 12.3% 7.2% 9.2% 11.1% 12.5% 

Associate professional 

and technical 

occupations 

9.3% 14.4% 9.0% 16.9% 12.7% 12.4% 14.2% 

Administrative and 

secretarial occupations 
11.9% 11.2% 15.8% 9.3% 12.2% 11.3% 12.6% 

Skilled trades 

occupations 
11.0% 9.8% 10.4% 8.2% 9.7% 12.4% 11.0% 

Personal service 

occupations 
5.5% 5.7% 8.4% 5.4% 6.3% 7.9% 7.8% 

Sales and customer 

service occupations 
11.8% 7.5% 7.7% 6.6% 8.1% 7.3% 7.7% 

Process, plant and 

machine operatives 
18.4% 8.6% 10.6% 16.0% 12.9% 9.4% 7.5% 

Elementary 

occupations 
17.3% 11.2% 13.0% 15.7% 14.0% 13.0% 11.4% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Source: Table 8.3 North Northants Background Report 2007 

 

3.19 The implications of the employment profile, when added to the other data presented in this 

chapter make it unsurprising that general health levels are poorer in Corby, when related to 

the other districts or to regional and national figures. However the overall situation of North 

Northants, though slightly worse, is not very different from regional or national standards. 
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Table 3.15 Percentage of resident population in each group 

 Corby 
East 
Northants 

Kettering 
Welling-
borough 

North 
Northants 

East 
Midlands 

England 
& Wales 

General health: Good 68.1% 70.6% 69.9% 67.8% 69.2% 67.6% 68.6% 

General health: Fairly good 22.5% 22.2% 22.4% 24.0% 22.7% 23.3% 22.2% 

General health: Not good 9.4% 7.2% 7.7% 8.2% 8.0% 9.1% 9.2% 

People with a limiting long-
term illness 

18.4% 15.2% 16.2% 16.7% 16.5% 18.4% 18.2% 

People of working age with a 
limiting long-term illness 

15.3% 10.5% 11.4% 12.5% 12.1% 13.7% 13.6% 

Households with one or more 
person with a limiting long-
term illness 

35.3% 28.9% 30.2% 31.8% 31.2% 34.3% 34.1% 

Source: Table A2.5   North Northants Technical Appendix 2007 

 

 

Rural vs. urban households 

3.20 There is a very substantial rural dimension to the Housing Market Area and it was studied 

using the survey database. Although the rural area is in principle more prosperous than the 

urban, there are pockets of poverty within the rural area that are in many ways more acute 

than the urban, due to distance from services and its impact on poorer households. The 

acute shortage of affordable housing in rural areas has been the focus of recent national 

attention (a Rural Affordable Housing Commission reported in 2006) and commented on.  

 

3.21 A problem for any study of rural housing need is created by the limited supply of rural 

affordable housing. In most parts of the country Right to Buy has meant that former council 

housing has been sold, and the supply in smaller urban areas and villages has often 

greatly reduced or removed. The result is that should acute housing need arise, for 

example the end of employment of a household dependent on housing that is ‘tied’ by 

employment, if the household in question cannot afford market housing it has to move to a 

larger town where there is a reasonable supply of affordable housing. Thus it is quite hard 

from a survey to measure the more acute end of rural housing need as it tends to 

disappear quite quickly. 

 

3.22 The Government defines as rural those areas containing urban centres with less than 

10,000 population. The analysis in this report is based on the ‘Rural and Urban Area 

Classification 2004’ produced for the Countryside Agency, DEFRA, CLG and the Office of 

National Statistics.  
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3.23 The latter has produced a postcode based national statistical database (ONS Geography, 

2007) which enables several breakdowns of urban and rural at the postcode level. It is 

therefore extremely flexible. The classification was based on settlement type and ‘sparsity’: 

the latter measures the context of a settlement, in terms of the density of population in its 

surroundings. The data from this survey was analysed using this statistical framework. The 

key distinctions used here are: 

 

i) Urban: settlements of 10,000 population and above 

 

ii) Smaller town and fringe 

 

iii) Various even more rural categories 

 

3.24 In this report the basic urban/rural distinction is used, but the more detailed breakdown is 

used for analysis in the Background Report (Chapter 14 of that report addresses rural 

issues).  

 

3.25 The following map shows what this means in North Northants. About 35% of the Housing 

Market Area’s population is defined as rural, as compared with 30% of the regional and 

20% of the national population. Rural dwellers are on average much higher paid than 

urban. About 60% of rural households earn more than £20k, compared with 50% in urban 

areas: 

 

Table 3.16: Average incomes urban/rural 

Urban £25,137 

Rural £33,345 

Total £27,967 

Source: Table 14.3 North Northants Background Report 2007 

 

3.26 There are many more detached dwellings, and more families with children. However when 

a distinction is made between the richer and poorer rural households the difficulties of 

being a lower income rural housing become apparent. 
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Figure 3.1 Urban and Rural areas in North 

Northamptonshire 

 
Source: Figure 14.1 North Northants Background Report 2007 

 

3.27 A good example is access to grocery shops. As can be seen, the poorer rural households 

express much more difficulty than poorer urban households in accessing grocery 

shopping. Although that is also true of the better paid rural households, the difference 

between the two groups is very marked: the better paid rural households express less 

difficulty than the poorer paid urban on: 

 

Table 3.17 Access Quite/Very Difficult to Grocery Shops 

 Urban Rural Total 

Up to £20k 15.7% 23.2% 17.8% 

£20k+ 3.7% 11.4% 6.8% 

Total 9.8% 16.0% 11.9% 

Source: Table 14.9 North Northants Background Report 2007 

 

3.28 In terms of household formation it is also noticeable that better paid rural households show 

much higher levels of ‘emergence’ of concealed households than poorer (21% as 

compared with 6% on a standardised basis for North Northants).  

 

© Crown copyright 
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3.29 For the sort of reasons discussed at the start of this subsection, there is a lower level of 

housing need in rural areas than urban, but that is likely to be related to the low supply of 

affordable housing, and the need to relocate to urban areas when housing need becomes 

acute. 

 

 

Summary 

3.30 The housing stock of North Northants reflects its history. The low levels of detached 

housing and high levels of social rented (some in poor condition) characterises the former 

steel town of Corby, while the detached and high value homes which predominate in East 

Northants illustrate the prosperous rural character of much of that district. There are 

pockets of deprivation, especially in Corby, but also of less spacious housing dating from 

the boot and shoe industry which dominated many of the towns in the area in the 19th 

Century. 

 

3.31 As a generality, the stock of housing in North Northants is fairly typical of the regional and 

national profile, and with the partial exception of Corby does not show any serious 

problems as regards its physical state or fitness. 

 

3.32 The households within the stock show a similar profile to that of the region and nation. 

There are few households of BME origin, though an increasing new EC immigrant 

population. One noticeable feature is the relatively low level of qualification of the 

workforce and as a result the lower paid and less highly qualified nature of the jobs held by 

the typical North Northants worker. This extends, especially in Corby, to poorer health as 

well, but the North Northants average is not very different from the regional and national 

one. 

 

3.33 Analysis of rural housing problems in North Northants shows that although rural 

households are on average much better paid, there is a minority of poorer households who 

have considerable difficulty in accessing services. There is less housing need, because of 

the low affordable housing supply in rural areas, which means that those in housing need 

are obliged, if it is acute, to migrate to the towns. 
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4. Housing market drivers, trends, and 
affordability 
 

 

Introduction 

4.1 The context for North Northants is dominated by its recent addition to the Milton Keynes 

and South Midlands Growth Area, which is a very wide region in which very considerable 

increase in household numbers is planned over the next two decades. This discussion 

begins with the context of planned growth, and proceeds to discuss the current market 

situation. 

 

 

Projections and growth plans 

4.2 The following figures are projections to 2021, and others which follow go to 2026. These 

are very distant prospects in SHMA terms. The complexity and variations of a housing 

market mean that any detailed projections in a completed SHMA are likely to have much 

shorter term validity: at most to five years. 

 

4.3 However it is important, especially in the Growth scenario, to have objectives. The following 

summarises some projections, the first for households and the latter three for jobs: 

 

i) 52,100 new households to 2021 (North Northants Joint Planning Unit: Preferred 

Options for North Northamptonshire November 2005, Background Paper Figure 1)  

 

ii) 47,000 new jobs by 2021 (R Tym: Employment Land Futures Nov 2005 Table 5.1: 

the precise figure is 47,400 for Option D) 

 

iii) 27,800 new jobs by 2021 (Same source: Option A: precise number is 27,857) 

 

iv) 27,200 new jobs by 2021 (Volterra Consulting: Economic and Employment Strategy 

December 2006 Table 6.2; There is an equivalent to the R Tym ‘policy driven’ 

scenario of 51,600 new jobs) 
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4.4 As can be inferred, there is more confidence in the projections of households than jobs. It is 

much more difficult, especially given the relatively modest current levels of qualification in 

the workforce, to project a wide range of new jobs in the area. The attractive often rural 

context and the presence of large development sites adjacent to the three main towns of 

Corby, Kettering and Wellingborough means that it is quite plausible to project household 

growth. As can be seen, the household projection is for over 50,000 extra households, 

while the employment projections vary from equality to about half that many. This issue is 

discussed further in what follows, and incorporated into the scenarios at the end of the 

study. 

 

4.5 The following tables and graphs show how growth in households is forecast to be spread 

across the Housing Market Area: 

 

Table 4.1 Projected change in household numbers 2006-2026: trend based  

(000s) 

Date 
Corby 

East 

Northants 
Kettering 

Welling-

borough 

North 

Northants 

East 

Midlands 
England 

2006 22 35 37 32 126 1,839 21,485 

2011 23 39 40 34 136 1,942 22,566 

2016 24 42 43 35 144 2,048 23,705 

2021 24 45 46 37 152 2,146 24,781 

2026 25 49 48 39 161 2,230 25,713 

Change 2006-2026 3 14 11 7 35 391 4,228 

% change 2006-2026 13.6% 40.0% 29.7% 21.9% 27.8% 21.3% 19.7% 

Source: Department of Community and Local Government  

 

4.6 As can be seen from the table above, trend based growth alone would suggest under 30% 

increase in households, and very little growth in Corby, in particular. The policy led 

projections shown below, on the other hand suggest well over 30% growth, and 60% plus in 

Corby. 

 

Table 4.2 Projected change in household numbers 2006-2021: policy based 

(000s) 

Date 
Corby 

East 

Northants 
Kettering 

Welling-

borough 
Study Area 

2006 23.2 34.4 36.7 31.6 125.8 

2011 28.1 36.0 39.0 34.4 137.6 

2016 32.4 38.8 43.1 38.3 152.6 

2021 37.6 41.7 47.2 42.6 169.1 

Change 2006-2021 15.5 7.3 10.5 11.0 43.3 

% change 2006-2021 62.0% 21.2% 28.7% 35.0% 34.4% 

Source: Northamptonshire Demographic Model (Northants CC) 
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Figure 4.1 Projected change in household numbers 2006-2021: policy based 
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Source: Northamptonshire Demographic Model 

 

4.7 As will be seen from what follows, there are already signs that this much higher pace of 

growth has begun, especially in Corby. Before that, the pattern of household mobility and 

travel to work will be considered. 

 

 

Trends in household mobility: home moves and travel to work 

4.8 Movement, both of homes and travel to work, is one of the key features of a housing 

market. It is even more important in North Northants as a key feature of its future trajectory 

is major growth in both households and employment. Data in the following tables is from 

the 2001 Census unless otherwise noted. It is therefore now half a decade old. 

 

4.9 There are marked differences within the sub-region: East Northamptonshire and Kettering 

are net importers from the other two districts. As can be seen from the table below, there 

was a net inflow from the big neighbouring urban areas, especially Northampton and Milton 

Keynes (the negative values show a net flow from the ‘row’ locations like Peterborough to 

the ‘column’ locations within North Northants such as Corby. Thus there is an inflow of five 

households shown from Peterborough to Corby. 
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Table 4.3 Net migration flows N Northants and neighbouring areas 

Urban area/district 

C
o
rb
y
 

E
 N
o
rt
h
a
n
ts
 

K
e
tt
e
ri
n
g
 

W
e
lli
n
g
b
o
ro
' 

T
o
ta

l 
M

ig
ra

ti
o
n
 

Peterborough -5 -46 -13 -8 -72 

Milton Keynes 3 -43 -13 -97 -150 

Derby 12 0 3 -97 -82 

Nottingham -15 32 22 8 47 

Rotherham -3 32 6 0 35 

Sheffield -3 6 1 25 29 

Northampton -9 -31 -123 -107 -270 

Total -20 -50 -117 -276 -463 

Source: Table 7.4 North Northants Background Report 2007. NB as above, the row locations are the sources, and the top column 

locations are the recipients of the migration flows. A negative sign means a flow from a row to a column location, and positive means 

a net flow from a column to a row location. 

 

4.10 The overall position is a net inflow slightly larger than that from the neighbouring urban 

centres shown above: some 578 households per annum. About half of it comes from 

Northampton (mainly to Kettering and Wellingborough) and much of the rest from Milton 

Keynes, with noticeable flows also from Peterborough and, more surprisingly, Derby. 

 

4.11 When travel to work is considered, it is clear that there is a considerable net outflow of 

commuters to jobs in places like Northampton, Milton Keynes and Peterborough (with the 

emphasis varying according to location within the Housing Market Area).  

 

Table 4.4 Net travel to work flows between N Northants and neighbouring 

areas 

Urban area/district  

C
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y
 

E
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o
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h
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n
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K
e
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e
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n
g
 

W
e
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n
g
b
o
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T
o
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l 

Peterborough 123 -973 -116 -37 -1,003 

Milton Keynes -27 -629 -253 -811 -1,720 

Derby -3 -5 -3 5 -6 

Nottingham -2 -11 -19 -5 -37 

Rotherham 0 0 -3 3 0 

Sheffield -10 0 9 -1 -2 

Northampton -6 -379 -2,377 -3,414 -6,176 

Total 75 -1,997 -2,762 -4,260 -8,944 

Source: 2001 Census NB as above, the row locations are the sources, and the top column locations are the recipients of the 

migration flows. A negative sign means a flow from a row to a column location, and positive means a net flow from a column to a row 

location. 
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4.12 By far the majority of work trips are within the Housing Market Area: some 23,000. But there 

is a substantial net outflow of journeys to work: about 9,000. 

 

4.13 The following tables show the character of households involved in working within and 

commuting out of the Housing Market Area. 

 

Table 4.5 Workplace location of household head 

Tenure 
Total number of 

households 
% of households 

Outside HMA 22,660 17.9% 

Inside HMA 53,018 41.9% 

Not employed 50,961 40.2% 

TOTAL 126,640 100.0% 

Source: Table 23.2 North Northants Background Report 2007 

 

4.14 As can be seen, about a fifth of households have an employee working outside the Housing 

Market Area. This amounts to about 30% of all households with an employed head. 

Analysis was conducted for households based on the workplace location of the household 

head (for households living in North Northamptonshire only).  

 

Table 4.6 Household type/ by workplace location 

Workplace location 
Household type 

Outside SHMA Inside SHMA 

Young family 27.3% 25.3% 

Older family 18.9% 23.4% 

Young single 7.1% 4.1% 

Middle aged single 12.2% 14.3% 

Old single 0.0% 0.8% 

Young adults 9.7% 6.9% 

Middle aged adults 24.0% 24.0% 

Old adults 0.8% 1.3% 

TOTAL 100.0% 100.0% 

Source: Table 23.3 North Northants Background Report 2007 
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Table 4.7 Tenure by workplace location 

Workplace location 
Tenure 

Outside SHMA Inside SHMA 

Owner-occupied (no mortgage) 17.2% 18.1% 

Owner-occupied (with mortgage) 71.4% 64.1% 

Council 2.4% 5.8% 

RSL 3.2% 3.2% 

Private rented 5.8% 8.8% 

TOTAL 100.0% 100.0% 

Source: Table 23.4 North Northants Background Report 2007 

 

4.15 As can be seen, the out-migrants workers show a younger and higher income profile (using 

tenure as a proxy for income). This is borne out when considering the types of dwelling 

involved. 

 

Table 4.8 Accommodation type by workplace location 

Workplace location 
Accommodation type 

Outside SHMA Inside SHMA 

Detached 38.3% 27.7% 

Semi 30.4% 36.7% 

Terrace 25.6% 29.4% 

Flat 5.7% 6.2% 

TOTAL 100.0% 100.0% 

Source: Table 23.5 North Northants Background Report 2007 

 

4.16 It is instructive to consider the data by district. As the table below suggests, Corby is at 

present far more self contained than the other districts. Wellingborough is the most 

connected to other Housing Market Areas, and this is due to its closeness to Northampton 

in West Northants. 

 

Table 4.9 Residential location by workplace location 

Workplace location 
Local Authorities 

Outside SHMA Inside SHMA 

Corby 12.2% 20.1% 

East Northamptonshire 30.7% 26.9% 

Kettering 28.0% 30.6% 

Wellingborough 29.1% 22.4% 

TOTAL 100.0% 100.0% 

Source: Table 23.6 North Northants Background Report 2007 
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The drivers of growth 

4.17 The drivers of growth can be seen from the review in this chapter as being: 

 

i) Attractive to new resident out-commuters to neighbouring urban areas. As a result, 

seen as a good (and relatively cheap) place to live, if not to work 

 

ii) Growth in employment is forecast to be substantial. This is much more difficult to 

achieve, at least in terms of higher paid employment, but such growth is a central 

purpose of the Growth Agenda 

 

iii) Policy targets for new housing development are an increasing attraction to the 

development  sector 

 

 

Market prices/rents and affordability 

4.18 The trend and mobility information provided earlier in this chapter has resulted in the 

current market situation, whose price and rent profile is presented next. An initial view is 

provided by Land Registry data. From this it can be seen that prices in the Housing Market 

Area are much the same as the regional ones. Since North Northants is at the southern end 

of the East Midlands region, and relatively accessible to the South East, this gives it a 

general price advantage when competing with other newbuild housing areas that are further 

south. It can also be seen that Corby is cheap, even by the standards of the Housing 

Market Area, while East Northants is much more expensive than the average. 

 

Table 4.10 Land Registry average prices (1st quarter 2006) 

Area Average price 

As % of England & 

Wales As % East Midlands 

England & Wales £192,742 100% 128% 

East Midlands £150,502 78% 100% 

North Northamptonshire £146,658 76% 97% 

Corby £120,600 63% 80% 

East Northamptonshire £160,557 83% 107% 

Kettering £148,504 77% 99% 

Wellingborough £143,701 75% 96% 

Source: Table 5.1 North Northants Background Report 2007 

 

4.19 This can be translated into prices, for the owner occupied sector which is of course the 

majority of all housing. The most evidenced patterns in this table are the predominance of 

detached properties in East Northants and of terraced dwellings in Corby. 
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Table 4.11 Land Registry average prices and sales (1st quarter 2006) 

Corby 
East 

Northamptonshire 
Kettering Wellingborough 

Dwelling type 

Average 

price 

% of 

sales 

Average 

price 

% of 

sales 

Average 

price 

% of 

sales 

Average 

price 

% of 

sales 

Detached £198,803 22.9% £234,470 32.8% £232,788 24.7% £216,223 22.6% 

Semi-detached £110,889 28.9% £135,547 31.1% £135,167 33.2% £138,688 37.2% 

Terraced £91,567 41.5% £121,267 29.2% £113,947 32.3% £109,763 33.4% 

Flat/maisonette £74,820 6.7% £89,102 7.0% £95,659 9.9% £97,020 6.8% 

All dwellings £120,600 100.0% £160,557 100.0% £148,504 100.0% £143,701 100.0% 

Source: Table 5.2 North Northants Background Report 2007 

 

4.20 In order to analyse cross-tenure moves within the Housing Market Area it is necessary to 

put these costs onto a comparable basis. The following table does that. Each district is 

summarised by one (or in the case of East Northants, two) sets of average prices. Where 

‘min’ is shown the data from Rightmove has been sorted to show the lower quartile (25% 

from the bottom of the range) and that is the figure shown. The Intermediate figure is not 

based on observation but is simply the halfway point between social rent and market entry 

(private rent). This is referred to in the policy section as ‘usefully affordable’ since 

intermediate housing cost should be pitched well below the entry point if it is to help many 

of those in intermediate need. 
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Table 4.12 Comparative outgoings by tenure: North Northamptonshire HMA 

 Social rent  Intermediate 
Min private 

rent 

Min price sale 

(second hand) 

Min price sale 

(newbuild) 

 £ weekly £ weekly £ weekly £ weekly £ weekly 

Corby 

1 bed £52 £64 £76 £128 £195 

2 bed £62 £77 £93 £129 £196 

3 bed £66 £89 £113 £146 £222 

4 bed £70 £116 £163 £217 £330 

Kettering 

1 bed £53 £72 £92 £123 £178 

2 bed £63 £83 £102 £141 £204 

3 bed £73 £97 £122 £154 £223 

4 bed £85 £125 £167 £230 £333 

Oundle 

1 bed £55 £83 £111 £186 £269 

2 bed £62 £87 £111 £186 £269 

3 bed £69 £118 £167 £255 £370 

4 bed £76 £136 £198 £312 £452 

Rushden 

1 bed £55 £68 £81 £104 £151 

2 bed £62 £81 £99 £134 £194 

3 bed £69 £95 £122 £163 £236 

4 bed £76 £119 £163 £223 £323 

Wellingborough 

1 bed £53 £72 £91 £153 £191 

2 bed £64 £82 £100 £153 £192 

3 bed £71 £96 £121 £161 £201 

4 bed £79 £129 £180 £242 £303 

Source: CORE, survey of estate and lettings agents and web data (especially Rightmove) 

 

4.21 Apart from East Northants the averages are for a single district. As East Northants is 

affected by several housing markets, it would be misleading to produce a single average for 

it, and so a higher priced area (for which Oundle is the proxy) is identified to the north and 

east, while a lower priced area (using Rushden) is identified for the south.  

 

4.22 As before, Corby is the cheapest for mainstream housing to buy (which is second-hand) but 

much the same as the others (excluding the higher priced part of East Northants) for 

newbuild. Market entry rents do not vary by anything like as much, and social rents are of 

course quite similar across the Housing Market Area. 
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Summary 

4.23 The plans for future growth of North Northants envisage about 52,000 extra households 

over the 20 years to 2021. From Table 3.4 above, it can be seen that in the startup phase of 

the growth period, 2001 to 2006, some 8,000 new dwellings have been built, and so the 

remaining target is about 44,000 extra dwellings over the next 15 years.  

 

4.24 In terms of employment the forecasts are for somewhere between 27,000 and 47,000 new 

jobs. This growth is focussed on the three main urban areas of Corby, Kettering and 

Wellingborough, but extends also to the more rural towns of East Northants.  

 

4.25 Migration and travel to work data shows that there was in 2001 an annual in-migration of 

just under 600 households per annum. There was a major net commuting outflow: about a 

fifth of the households in North Northants commute out of it to work, mostly in Northampton, 

Milton Keynes and Peterborough. 

 

4.26 The out-commuting households are richer and generally younger, and own more expensive 

property within North Northants. The main drivers of growth in the Housing Market Area 

are, therefore, the dormitory function for workers elsewhere, and the growth of internally 

generated jobs. The latter is made more difficult by the lower qualifications of the workforce 

in the Housing Market Area. This means that while it is quite easy to expand low paid 

employment, it is much more difficult to expand higher paid job types.  

 

4.27 The house price pattern that results from this environment shows a general level which is 

typical of the East Midlands (about 75% of the national level). This gives the area a price 

advantage, since it is the most northerly part, and cheapest of the major Milton Keynes and 

South Midlands growth area, which extends down to the commuter belt of London. 

 



5.  Hous ing market  demand and hous ing need 

Page 35 

5. Housing market demand and housing need 
 

 

Introduction 

5.1 This chapter sets out the approach to analysing housing markets which has been 

developed by Fordham Research. The second half of the chapter reports on the analysis 

of the housing need for affordable housing, which uses the approach advocated in the 

Practice Guidance. 

 

 

Annual flows of moves 

5.2 This is based on the Annual Flows methodology developed by Fordham Research. This 

arrives as average levels of moves by family type across the housing market and sub-

markets concerned, using the primary data. The types of household identified: existing 

ones divided as between those with children at home and not, and newly forming ones, 

corresponds to one of the requirements of PPS3 (discussed in Chapter 2 above).  

 

5.3 The results can be shown at Housing Market Area and sub-market level. The overall 

figures are: 

 

Figure 5.1 North Northamptonshire Annual Cycle 

 
Source: Figure 12.1 North Northants Background Report 2007 
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5.4 The following table summarises the flows into and out of the Housing Market Area. The 

flows are based on questions about moves in the three years preceding the survey date in 

2006, which are then standardised to produce an ‘annualised’ average. The flow 

information is derived from the primary survey, as there is no secondary equivalent, and 

allows the types of household identified in PPS3 (para 22) to be tracked as they move 

within, into and out of the Housing Market Area. 

 

Table 5.1 Movements into & out of North Northamptonshire 

 Moving 

within 

Moving out Moving in Net 

movement 

Existing households no children 3,576 2,102 2,082 -20 

Existing households with children 2,565 781 1,176 395 

Newly forming households 1,937 1,123 540 -583 

Total 8,078 4,006 3,798 -208 

Source: Table 12.1 North Northants Background Report 2007 

 

5.5 There are some striking features of these movements: 

 

Table 5.2 Features of household movements 

Type of household Nature of flows 

Existing: no children The biggest flows, both within and in/out, but no net change 

Existing: with children Smaller flows in/out in relation to internal flow; big net inflow 

Newly forming Major internal flow; substantial net outflow 

Source: Table 12.2 North Northants Background Report 2007 

 

5.6 The ‘domestic’ flows within North Northants are dominated by older existing households 

with no children at home (44%), followed by younger households with children at home 

(32%) and completed by newly forming households (24%). When this is compared with the 

‘buyers only’ flows shown below, it will be seen that they show the same overall pattern, 

but that newly forming households are a much smaller fraction of buyers, while existing 

older households are more significant as buyers. This difference is in the expected 

direction.  

 

5.7 From the data in Table 5.1 it can be calculated that, in 2006 there were: 

 

868 net in-migrant households entered the Housing Market Area 

 

[This is calculated as follows from Table 5.1: -20 existing households without children + 395 

households with children+ 540 newly forming households (this is the gross figure, as out-

migrating newly formers do not release a dwelling)] 

 



5.  Hous ing market  demand and hous ing need 

Page 37 

5.8 This can be compared with the 578 net in-migration shown by the Census in 2001. Both 

figures contain error margins, but there is every sign of growth in these figures. On the face 

of it, a 150% growth had occurred over the five years in question. This is borne out by the 

development of major new sites, particularly in Corby. 

 

5.9 By analysing the data in the above table, and adding information on dissolution of 

households (usually through death), an overall estimate of household growth can be 

deduced: 

 

1,783 net additional households per annum 

 

[This is calculated from: 868 net in-migration + 1,937 newly forming households within the 

Housing Market Area from Table 5.1 – dissolutions (usually through death and obtained 

from survey information) of 1,071] 

 

5.10 This is about 1,000 households per annum below the target implied by the policy led 

Growth Agenda discussed at the beginning of Chapter 4, but does suggest a considerable 

acceleration during this century. It is quite likely, with other major new sites coming on-

stream over the next few years that this rate will accelerate considerably. 

 

5.11 The analysis of Annual Flows was concentrated upon incoming buyers, as they are the 

main drivers of the market, both second hand and newbuild. The patterns are as follows: 

 



North Northamptonshi re  Stra teg ic  Hous ing Marke t  Assessment  

Page 38 

Figure 5.2 Owners moving in and out of North Northamptonshire sub-region 

 

Owners moving in and out of Corby 
(by household type) 

Owners moving in and out of East 
Northamptonshire (by household 

type) 

  

Owners moving in and out of 
Wellingborough (by household type) 

Owners moving in and out of 
Kettering (by household type) 

  
Source: Figure 12.2 North Northants Background Report 2007 
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5.12 Features of these patterns include: 

 

i) A substantial net inflow of younger buying households (with children) at the Housing 

Market Area level, but a net outflow of older households. The overall result is a net 

inflow of buyers of some 562 households on current evidence. 

 

ii) The net outflow of existing households is confined to Kettering and Wellingborough: 

the other two districts show an inflow of all types of household. The smallest net 

inflow, allowing for size of district, is to Wellingborough, but that district's major new 

urban extension has yet to start development, and this will clearly alter the situation. 

 

5.13 It is worth also focussing upon the market dimension of the flows, especially the buyers, as 

they are the most influential in underpinning the development of new housing. The 

equivalent flows table for owners is as follows: 

 

Table 5.3:  Owners moving into & out of HMA (destination tenure) 

 Moving 

within Moving out Moving in 

Net 

movement 

Existing households no children 2,167 1,681 1,537 -144 

Existing households with children 1,503 591 917 326 

Newly forming households 716 304 382 78 

Total 4,386 2,576 2,836 260 

 

5.14 Using the same logic as was applied to the overall flows, this again suggests a significant 

net inflow: 

 

-144 (existing households no children) + 326 (existing households with children) + 382 (net 

newly forming households moving in) = 564 extra owner occupiers pa 

 

5.15 There is therefore a similar pattern among owner occupiers as the overall pattern of flows. 

Despite the small ‘leakage’ of older households without children at home, this group makes 

up the major part of the internal flow: 2,167 (49% of the total), while younger households 

with children at home make up most of the rest (34%), leaving newly forming households 

as 16% of the total internal flow. 
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Financial capacity 

5.16 Since there has been a majority (around 70%) of all households who have owned 

dwellings over a period of three decades or so, the majority of households now own equity 

as well as have an income (or pension). Formerly it was common to focus upon 

price/income ratios to study housing markets; on the basis that price/income ratio changes 

would signal a need for extra newbuild housing and the levels at which different 

households could engage with their local market. As the graph below shows, this is no 

longer the case: 

 

Figure 5.3 Trends in House prices, private rents and incomes since 
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Source: Land Registry, Annual Survey of Hours and Earnings, and Survey of English Housing 

 

5.17 It is clear from the above graph that house prices are no longer directly related to income 

(though market rents clearly are). Hence it is important to assess ‘financial capacity’ (i.e. 

income+savings+equity) in order to measure how markets may evolve. The picture for 

North Northants is as follows:  
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Table 5.4 Financial capacity by tenure 

Tenure 

Annual 
gross 

household 
income 
(mean) 

Annual 
gross 

household 
income 

(median) 

Average 
savings 
(mean) 

Average 
savings 
(median) 

Average 
equity 
(mean) 

Average 
equity 

(median) 

Owner-occupied (no mortgage) £23,615 £16,250 £43,153 £17,500 £181,104 £115,000 

Owner-occupied (with mortgage) £38,255 £33,500 £10,286 £1,000 £93,833 £60,000 

Council £9,975 £8,750 £1,975 £0 £0 £0 

RSL £11,355 £8,750 £1,379 £0 £0 £0 

Private rented £21,560 £19,250 £10,079 £0 £0 £0 

AVERAGE £27,967 £25,250 £19,129 £2,500 £129,376 £60,000 

Source: Table 11.1 North Northants Background Report 2007 

 

5.18 Focussing on households entering the Housing Market Area the overall importance of 

equity can be seen, even in a modestly priced market such as this. Equity forms almost 

half the overall ability to purchase of the in-migrant owner occupiers. 

 

Table 5.5 Financial capacity on the basis of average household income 

Topic Incoming private renters Incoming buyers 

1. Mean income  £25k pa x 3* = £75k £40k pa x 3* = £120k 

2. Mean savings £11k  £19k 

5. Mean equity - £100k 

Financial capacity to buy £86k £239k 

Source: Table 11.2 North Northants Background Report 2007 

N.B. The multiple of x3 is an assumed average for households with varying numbers of earners. Some households will be single 

person (and probably borrow on 3.5 or more if higher earners) and others two person households (borrowing on 2.9 times the joint 

income). The income, whether single earner or joint will be the figure in the calculation. Hence an average of x3 seems sensible. 

 

 

5.19 As can be seen, there is a major difference between the two groups. They are about a 

decade different in age: the buyers in their mid 40’s and renter’s mid-30.  

 

 

Balancing Housing Markets model (BHM) in principle, related to CLG Needs Model 

5.20 The BHM model is used to generate the overall demand/need figures in the next chapter, 

while the CLG Needs Model results are shown in Chapter 7. The following sub-section 

seeks to describe how the two sets of results relate the key requirements of Guidance, set 

out in more detail in Figure 1.2 above, and reviewed in terms of results in Table 10.2. 
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Guidance requirements 

 

5.21 The Guidance (PPS3: Housing, Nov 2006) makes very specific requirements of Strategic 

Housing Market Assessments (SHMAs). It goes much further and into more detail than any 

previous guidance on the evidence base.  The key requirements are as follows: 

 

• the likely overall proportions of households that require market or affordable housing, 
for example, x% market housing and y% affordable housing. 

• The likely profile of household types requiring market housing e.g. multi-person, 
including families and children (x%), single persons (y%), couples (z%). 

• The size and type of affordable housing required’    [PPS3 para 22] 
 

5.22 The Practice Guidance issued by CLG to support PPS3 (March 2007) sets out a slightly 

revised method for estimating housing need (the original is in the 2000 Guide to Local 

Housing Needs Assessment), but is quite relaxed about the technical methods that may be 

used to achieve the PPS3 outputs: 

 

‘No one methodological approach or use of a particular dataset(s) will result in a definitive 

assessment of housing need and demand’ (Practice Guidance p 11). 

 

The CLG Needs Model 

 

5.23 The CLG Needs Model produces a number for the annual amount of extra affordable 

housing which would, after a period, mean that there is no further need for affordable 

housing in an area. The presence of households living in unsuitable housing, or in the 

private rented sector on housing benefit would stop. Since in most parts of Britain it is clear 

that housing need will exist for many decades (at the present rate of production of new 

affordable housing) it can be seen that this model is geared to an ideal state of affairs not 

the day to day real world.  

 

5.24 The particular assumption that affects the estimates is that no more than 25% of income 

should be spent on housing. This is a long established rule of thumb, and has much to 

recommend it especially as regards low income households. However it does not 

correspond to reality.  It would be good to believe that one day the housing needs problem 

could be removed, and low income households spend no more than 25% of their income 

on housing, but few who know the facts expect it to happen soon.  

 

5.25 Fordham Research has carried out some 300 Housing Needs Assessments over the past 

decade and a half, and in all regions of Britain. We have developed an index which 

standardises the level of housing need by dividing the numbers of affordable dwellings 

required per annum (according to the CLG Needs Model) by the numbers of thousands of 

households in the district in question. As can be seen from the figure, the average for 

England is about 16. If there are 40,000 households in a typical district, this means that 

 

40 x 16 = 640 new affordable dwellings needed per annum 
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5.26 In reality most districts are producing less than 100 new affordable units per annum, and 

so it can be seen that the needs estimates based on the CLG model are a long way away 

from being realised. 

 

 

Figure 5.4 Typical levels of need for new affordable 

housing 
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Source: Fordham Research SHMA/HNS studies 

 

5.27 Nevertheless, it is an important part of Guidance and so the calculation must be done as 

part of any SHMA. 

 

 

Real world issues 

 

5.28 In a typical English district with 5-600 new affordable dwellings required per annum to 

remove housing need, the reality is that: 

 

• Many households will be spending more like 50% of their income on housing 

(whether low or high income), sometimes because they are forced to, but 

sometimes because they prefer to achieve a particular type or location of housing 

and are prepared to make sacrifices to achieve it 

• Many households will be found in the private rented sector who cannot afford 

market rents at 25% of income on housing. Of these a proportion will be on Housing 

Benefit, but a substantial proportion will not be. In both cases, the private rented 

sector on shorthold does not provide affordable housing in the CLG definition, and 

does not provide long term security for often vulnerable households. 
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5.29 In order to provide realistic outputs for the three key PPS3 requirements stated above, it is 

necessary to use a different and more pragmatic approach to analysing the housing 

market. 

 

 

Balancing Housing Markets model (BHM) 

 

5.30 Over the past four years Fordham Research has developed the BHM as a practical tool to 

show what sizes and tenures of housing are most needed to balance the housing market 

of an area. The following box summarises the way in which it works 

 

Table 5.6: Description of the BHM process 

 

(i) Assess the market: this involves study of a wide range of secondary source and discussion with 

stakeholders, especially those involved with the market 

 

(ii) Moves are made by only a small fraction of the population, and about half of them typically involve the 

private rented sector. Only primary data can provide the detail that enables a market to be modelled: it is 

therefore critical to collect the right key data 

 

(iii) Expectations drive the market, both by indicating demand for dwellings of given size and type, and 

indicating the release (supply) of given units by households moving within or out of the area. This is the 

key information to start the process 

 

(iv) There is inevitably a mismatch between the two figures; the overall demand/need is usually bigger than 

the supply. Only some households can easily be accommodated by the supply. The more marginal cases 

require more detail analysis of financial capacity and expectations as well as aspirations to fit them as 

fully as possible within the available stock 

 

(v) There is an inevitable mismatch. That is what comes out in the BHM as the most urgent pattern of 

housing to be built. 

 

Source: Fordham Research 2007 

 

5.31 Using the combination of primary data (for financial capacity, flows between tenures, and 

movement histories and intentions) and secondary data (for general context data on 

housing stock and populations, and for migration and population forecasts) a good 

approximation can be gained as to the direction of a housing market. 
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5.32 There are still difficulties: in particular although the overall tenure mix and type of dwelling 

can be forecast using the BHM it is very hard to get the size mix right. That is because 

upwards of half of most populations can afford to buy more housing than their household 

size actually requires. The outcome does not match any logical size related requirements. 

Hence there is a problem about forecasting the size mix. This is not resolved by using 

household projections. The household projections do not contain any allowance for the 

housing market dynamics that, for example, control levels of in- and out-migration and also 

affect future household sizes. 

 

5.33 The BHM model produces the three key outputs listed in PPS3. Its outputs produce policy 

relevant figures which can then be subject to wider policy debate. The CLG Guidance 

emphasises that SHMAs should not produce direct policy statement, but rather evidence 

which enables an informed policy debate and policy making. 

 

 

Aspirations vs. Expectations 

5.34 In order to judge the rationality of primary survey responses to questions on matters such 

as future tenure, it is worth considering the results for North Northants. They are presented 

in the table below: 

 

Table 5.7 Scenarios of future tenure by household type 

(A) WOULD LIKE 

 
Newly forming 

HH 

Retirement 

aged HH (60+) 
Remaining HH 

Buy own home 64.6% 50.4% 76.2% 

LA rent 19.6% 33.7% 17.5% 

RSL rent 3.4% 12.7% 2.9% 

Shared ownership 0.8% 0.6% 0.9% 

Private rent 7.4% 2.6% 2.3% 

House/flat share 4.2% 0.0% 0.1% 

(B) EXPECT 

Buy own home 29.8% 48.3% 63.9% 

LA rent 25.1% 33.0% 19.0% 

RSL rent 7.8% 13.3% 5.1% 

Shared ownership 4.7% 1.6% 2.2% 

Private rent 23.9% 3.7% 9.3% 

House/flat share 8.6% 0.2% 0.5% 

Total moves in next two years 20,207 2,316 19,738 

Source: Table 13.1 North Northants Background Report 2007 
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5.35 As can be seen, these produce very different but plausible results. For example some 65% 

of newly forming households would like owner occupation but only 30% expect it in current 

market conditions. They expect either social or market rent for a sizeable period ahead. 

Older retirees (many with equity) show very little difference between like and expect as 

regards ownership. 

 

5.36 Clearly it would be good if aspirations could be met, but as can be seen from the analysis 

throughout this report, it would require considerable changes for this to be possible. 

Ownership and part ownership would have to be significantly cheaper than they are now. 

The analysis of market gaps in Chapter 9 indicates how large the gaps between steps in 

the ‘housing ladder’ are. 

 

 

Summary 

5.37 The analysis of the North Northants housing market was carried out within the Housing 

Market Area, treating each district as a separate sub-market. For some purposes the rural 

district of East Northants was separated into the higher priced north and east, and lower 

priced south. 

 

5.38 The Annual Flows analysis shows a quite open housing market, with a net in-migration of 

868 households per annum, compared with the 578 estimated by the Census in 2001. Both 

estimates are subject to error, but the indication is that there has been a growth of net in-

migration to the Housing Market Area: by 150% at face value.  

 

5.39 From this analysis a net growth overall (allowing for internally generated growth, and loss 

of households mainly due to death), suggests an annual increase in households of 1,783. 

This is below the plan target, but again shows an increase during the present century.  

 

5.40 When the focus is put on house purchasers there is a net inflow of younger households 

with children still at home: this is the kind of inflow that the Growth Agenda seeks, and so 

the trend is encouraging. 

 

5.41 In order to study the dynamics of a housing market it is essential to use financial capacity 

(income+savings+equity) as the formerly useful price/income ratio no longer explains why 

market flows occur. Using this information and evidence both on past trends and future 

expectation a Balancing Housing Markets analysis was carried out.  

 

5.42 The Balancing Housing Markets (BHM) model provides essentially all the PPS3 required 

outputs. However the CLG Needs Model is an important test albeit one which shows an 

ideal output. The BHM shows a more pragmatic and realistic set of estimates. These are 

set out in the next chapter. 



6.  Tota l  fu tu re numbers  by age and type 

Page 47 

6. Total future numbers by age and type 
 

 

Introduction 

6.1 The analysis of annual flows, reported in the previous chapter, analyses households by 

‘newly forming’ and ‘with and without children’. In broad terms this provides analysis by 

age, and also by the family types identified in PPS3 (para 22). This chapter provides the 

BHM results which analyse households by tenure and size requirement. 

 

 

BHM Results for North Northants 

6.2 We have prepared estimates of the likely future demand for housing from three distinct 

groups (derived by measuring newly forming households, existing households and in-

migrant households over a period of one year) and corresponding figures for the supply of 

homes. They are set out in Appendix C6.  All figures are estimated in terms of the broad 

tenure requirements and the size of accommodation required. 

 

6.3 The results for the sub-region can be viewed from several ways, shown below, differ for the 

following reasons: 

 

i) Table 6.1 is based on a combination of past trends, with future expectations 

included 

 

ii) Table 6.2 is based solely on past trends 

 

Table 6.1 BHM ‘expectations’ for sub-region 

 1 2 3 4+ TOTAL 

Owner Occupied 182 520 -336 813 1,178 

Private Rented 225 676 233 -34 1,101 

Intermediate -25 51 36 -4 59 

Social Rented 58 529 -92 49 544 

TOTAL 440 1,776 -159 825 2,882 

Source: Table 13.2 North Northants Background Report 2007 
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Table 6.2 BHM ‘expectations’ based entirely on past trends 

 1 2 3 4+ TOTAL 

Owner Occupied 133 351 -340 736 879 

Private Rented 161 572 201 -27 908 

Intermediate -23 43 31 -5 48 

Social Rented 10 383 -93 41 340 

TOTAL 280 1,349 -201 746 2,175 

Source: Table 13.3 North Northants Background Report 2007 

 

Figure 6.1 Owner occupation from BHM based entirely on past trends 
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Source: Figure 13.1 North Northants Background Report 2007 

 

6.4 The difference between these two calculations can be related to the annual cycle table 

(Table 5.1). The annual cycle is based on average past trends. That is also the basis for 

the second table above. However, both tables used ‘expectations based’ figures for 

‘movements out of the area’ since there is no available trend data for that figure. 

 

6.5 There is an increased expectation on the part of newly forming households that they will 

locate within North Northamptonshire. We cannot be certain of its being fulfilled. However it 

represents the best estimate that is feasible: past trends are clearly not a good guide 

generally and especially not in a growth environment like that of North Northants. The 

addition of extra newly forming households in Table 6.1 results in higher fraction of 

affordable housing (21% compared with 18% in Table 6.2). 
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6.6 Thus the position shown by Table 6.1 is felt to be the more plausible. The figures show that 

79% of the housing should be market and 21% should be affordable. This conclusion is not 

a policy one, since it takes no account of the existing level of housing need. It is entirely 

plausible, given the Growth Agenda, that the large scale immigration planned for the 

Housing Market Area, and already happening, should contain a much smaller fraction of 

households in housing need than does the existing population. However the CLG policy in 

PPS3 requires the four councils to address the levels of housing need within the existing 

population, which are higher than those of the projected in-migrants. 

 

 

Role of the private rented sector in newbuild 

6.7 The private rented sector has become the most dynamic tenure in England. Its scale has 

risen sharply in the present century, from about 10% to 12% of all households live in 

private rented housing. It is the main entry point for newly forming households, the main 

entry point for ownership, and a major channel into affordable housing for those unable to 

access it immediately. 

 

6.8 The nature of the tenure’s growth is demonstrated by the following table: 

 

Figure 6.2 Number of private rented units by age of dwelling 2000/01 and 2005/06 
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Source: Figure 13.2 North Northants Background Report 2007 

 

6.9 The same source shows that the average local authority in England has gained around 

300 units of private rented housing per annum over the past five years. As can be seen 

from Table 6.2 above, this is remarkably close, allowing for there being four councils in 

North Northants, for the increased numbers required by the BHM process. 
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6.10 It is clear from the national figures cited above that most of the increase in private rented 

housing is from older dwellings bought by landlords and then let out. However there is a 

distinct element of ‘buy-to-let’ in many areas, which is found especially on new private 

sector estates, of which many are planned in North Northants. Hence it is sector in which 

newbuild is likely to feature quite strongly in the future of North Northants. 

 

6.11 While PPS3 assumes that households accessing private rental housing will have had their 

housing needs met, the North Northants SHMA Project Group did not share this view. 

Indeed it is clear that the private rental market makes substantial use of assured shorthold 

tenancies which could place households in new need and without long-term 

accommodation within a quite short period of time.  

 

6.12 Moreover many such shorthold tenancies are funded by Housing Benefit, and the tenants 

are in fact not really able to access the market without subsidy. 

 

 

BHM results for the districts 

6.13 The following tables are a subset of the overall sub-regional BHM shown in Table 6.1, to 

which (allowing for rounding) the totals add. The results for districts are interesting not only 

for themselves, but for the implications they have for the substantial urban extensions 

attached to the growth towns of Corby, Kettering and Wellingborough. In each case the 

information from this analysis can be used to suggest the mix and size of dwellings 

required. This is entirely in keeping with the Guidance intention in PPS3 para 22, which 

requires councils to institute such policies. 

 

Table 6.3 BHM ‘expectations’ Corby 

 1 2 3 4+ TOTAL 

Owner Occupied 9 127 -34 207 309 

Private Rented 35 141 48 0 224 

Intermediate 9 -4 -11 10 4 

Social Rented 2 188 -39 -2 148 

TOTAL 54 452 -36 214 684 

Source: Table 13.3 North Northants Background Report 2007 
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Table 6.4 BHM ‘expectations’ East Northamptonshire 

 1 2 3 4+ TOTAL 

Owner Occupied 45 189 65 160 459 

Private Rented 0 180 48 -10 219 

Intermediate -17 24 4 0 11 

Social Rented 169 23 -0 10 201 

TOTAL 198 415 117 160 890 

Source: Table 13.4 North Northants Background Report 2007 

 

Table 6.5 BHM ‘expectations’ Kettering 

 1 2 3 4+ TOTAL 

Owner Occupied 49 142 -48 149 291 

Private Rented 131 284 96 -1 509 

Intermediate -7 18 32 -6 36 

Social Rented -27 206 -16 -6 155 

TOTAL 145 649 63 135 991 

Source: Table 13.5 North Northants Background Report 2007 

 

Table 6.6 BHM ‘expectations’ Wellingborough 

 1 2 3 4+ TOTAL 

Owner Occupied 78 62 -319 298 119 

Private Rented 58 72 41 -22 150 

Intermediate -9 14 10 -8 8 

Social Rented -85 113 -35 49 42 

TOTAL 43 261 -302 318 320 

Source: Table 13.6 North Northants Background Report 2007 

 

6.14 In terms of the patterns shown by these results, which are expectation based in terms of 

newly forming internally locating households, the following are key statistics: 

 

Table 6.7 Comparison of BHM ‘expectations’ with households 

District Total 

households 

BHM total net 

imbalance 

BHM Index 

(per ‘000 popn) 

Corby 22,000 684 31 

East Northamptonshire 35,000 890 25 

Kettering 37,000 991 27 

Wellingborough 32,000 322 10 

N Northants average 126,000 2,883 23 

Source: ONS/DCLG data on households; 2006 survey data otherwise: North Northamptonshire SHMA 2006 – survey data 
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6.15 The BHM index shown in the last column is the result of dividing the middle column by the 

number of thousands of households in the first column. It standardises the results for the 

differences in size of the districts. 

 

6.16 There are some noticeable patterns in these results: 

 

i) The BHM Index numbers, where the higher the figure the greater the growth 

implication, show the highest figure for Corby and by far the lowest for 

Wellingborough. This stands at odds with the substantial urban extension 

allocations to Wellingborough, though of course the demand for this new housing 

might come from inward purchasers who are not visible from past trends and future 

expectations. 

 

ii) The secondary data showed, broadly, E Northants and Kettering as the more 

prosperous and expanding, and Corby and Wellingborough as similar and less 

prosperous. In the BHM picture Corby shows high growth, and Wellingborough is at 

the other end of the spectrum. It must also be borne in mind that the BHM analysis 

is based on current data, while the secondary data based analysis is more out of 

date: it refers to the situation around the turn of the century (i.e. 2000). 

 

6.17 It is worth noting that the total proportions of market housing (i.e. to buy and to rent in the 

market) do not vary much as between the four districts: the lowest proportion of overall 

market housing is in East Northants (76% of the total) and the highest is Wellingborough 

(84%). However that does not tell the whole story, as the proportion of owner occupied 

(buyer) demand is much higher in East Northants (52%) than anywhere else and the next 

highest is Corby (45%).  

 

6.18 In terms of market strength, the strongest market is East Northants (which is in keeping 

with past trends). The least imbalanced market, and the least dynamic in that sense, is 

Wellingborough. The BHM demand/need there is half of Corby’s in terms of numbers, and 

a third when weighted for the size of each district. It is to be noted that one of Corby’s 

urban extensions is already being built, while that of Wellingborough has yet to be started. 

This will have influenced the above results. 

 

 

Summary 

6.19 The BHM analysis suggests that in future about an extra 2,882 dwellings per annum would 

be required to improve the market balance in North Northants and to meet demand/need. 

Of these about 20% would be affordable housing. This is lower than is suggested by the 

formal calculation of housing need, mentioned below (in Table 9.3) mainly because the in-

migrating households include lower proportions of households who cannot afford the 

market.  
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6.20 The purpose of the affordable housing targets in the Conclusions to this report is to 

address the housing needs that already exist within the Housing Market Area. Clearly the 

future in-migrants show a lower level of housing need, but the policy justification exists for 

the targets as they are intended to address the problem as estimated by using CLG 

Guidance. 

 

6.21 Private rented tenure is the most complex of the four main tenures, as it contains at the 

extremes households who really need affordable housing, and at the other extreme those 

who are on the way to buying. It is the most rapidly growing tenure in the country, though 

mostly due to purchase of older dwellings for subdivision into flats. There is an element of 

‘buy-to-let’ for newbuild most commonly in city centres. From stakeholder comments it 

appears that buy-to-let is common in new development in North Northants as well, 

however the SHMA Project Group have raised a caution about the extent to which private 

sector rental tenancies adequately meet long-term household need. 

 

6.22 The BHM results for districts suggest that Corby, where an urban extension has begun, is 

changing quite strongly from a closed housing market to a rapidly expanding one. This 

compares with Wellingborough, which shows the least dynamism of any of the four 

districts, related to the fact that its major urban extension has not yet begun to generate 

major numbers. East Northants has been the main engine of new growth in the past 

decade and still shows considerable market demand. However the Regional Plan and 

Core Spatial Strategy envisage a slowing of housing development in East Northants as the 

focus shifts to the Growth Towns of Corby, Kettering and Wellingborough. 



North Northamptonshi re  Stra teg ic  Hous ing Marke t  Assessment  

Page 54 



7.  Cur rent  and fu ture numbers  of  households in  need by s ize 

Page 55 

7. Current and future numbers of households 
in need by size 
 

 

Introduction 

7.1 The previous chapter provided estimates of the size of households requiring affordable 

housing, broken down into social rented and intermediate housing as required by PPS3. 

This chapter reports on the formal analysing of housing need. As noted above (last section 

of Chapter 5) the CLG Needs Model shows an ideal situation rather than the more 

pragmatic one produced by the BHM. 

 

7.2 In North Northants there is the additional local issue of the impact from the MKSM Growth 

Agenda, which is already leading to significant in-migration. The existing population shows 

a much higher level of housing need than do the recent in-migrants, although there will not 

be much practical difference, as there will be on either basis more housing need than can 

be met by previous levels of affordable newbuild housing. 

 

 

Estimation of housing need 

7.3 This account begins by considering some of the key terms and definitions used in the 

analysis. The analysis below is supported by detailed figures provided in Technical 

Appendix C5. 

 

 

Key Terms and Definitions 

Housing need 

 

7.4 The CLG guidance defines housing need as ‘households who lack their own housing or live 

in unsuitable housing and who cannot afford to meet their housing needs in the market’. 

The aim within this section is to exclude from assessment households who would like 

affordable housing but are not in need but to include those who have a need but have not 

expressed any expectation of securing such housing (possibly due to knowledge about the 

likelihood of being able to secure such housing). 

 

Unsuitable housing 

 

7.5 A key element of housing need is an assessment of the suitability of a household’s current 

housing. The CLG guidance sets out a series of nine criteria for unsuitable housing under 

four main headings: 
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• Homeless households or with insecure tenure 

• Mismatch of housing need and dwellings  

• Dwelling amenities and condition  

• Social needs  

 

Affordable housing 

 

7.6 PPS3 requires affordable housing to be defined as between social rent and intermediate 

housing. Below we replicate these broad definitions along with notes about how these 

relate to this assessment. 

 

i) Social rented housing: rented housing owned by local authorities or RSLs, for which 

guideline target rents are determined through national rent setting regimes. Other 

properties provided under equivalent rental agreements are also included as social 

rented. In this study we take average CORE rents for properties let in the past year 

as an indication of a typical social rent by size of dwelling. 

 

ii) Intermediate housing: housing at prices or rents above those of social rent but 

below market prices or rents. We have studied intermediate housing in terms of the 

cost of outgoings. For analytical purposes the cost of intermediate housing is set at 

the midpoint between social rents and market prices/rents (whichever the cheaper). 

This intermediate level represents a housing cost which might be referred to as 

‘usefully’ affordable (i.e. is sufficiently below market prices for a reasonable 

proportion of households to be able to afford such housing). 

 

 

Assessing affordability 

 

7.7 All households who are potentially in need whether as part of the backlog of need or newly 

arising (projected) need are subject to an affordability test. Full details of the test applied 

can be found in Appendix A5. Broadly speaking the assessment takes account of individual 

household’s current financial situation in relation to the entry-level cost of housing of a 

suitable size (to buy or rent). 

 

7.8 The affordability tests are based on the ability to secure a mortgage for purchases (based 

on typical mortgage lending procedures) and for renting figures are based on a proportion 

of income to be spent on housing (set at 25% of gross income). Households are tested 

against the prices and rents in the area in which they currently live. Sub-area price and rent 

information is set out in Table 4.12 of this report. 
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Housing Needs Assessment 

7.9 There are four broad analytical stages in the March 2007 Practice Guidance which lead to 

an overall estimate of the net shortfall (or surplus) of affordable housing. The model is 

essentially a development of the model used in previous guidance (of July 2000) and is 

therefore consistent with general practice in housing needs assessments over the past few 

years.  

 

Table 7.1 Outline of housing needs assessment model 

CURRENT NEED 

Minus 

AVAILABLE STOCK 

Plus 

NEWLY ARISING NEED 

Minus 

FUTURE SUPPLY OF AFFORDABLE UNITS 

Equals 

NET SHORTFALL (OR SURPLUS) of affordable units 

Source: Table 15.1 North Northants Background Report 2007 

 

7.10 Within each of the four broad stages set out in the table above there are a number of 

detailed calculations. Key data relating to the issues of unsuitable housing, in-situ solutions, 

affordability, projecting housing need and the supply of affordable housing can be found in 

Appendix C4.  

 

 

Inclusion of all planned newbuild affordable housing 

7.11 The approach of the 2000 Guide to assessing housing need has been modified in a fairly 

small but significant fashion by the March 2007 Guidance. The latter asks for expected 

future additions to the affordable housing stock to be included in the calculation.  

 

7.12 The difficulty with doing this is that although a known amount of affordable housing has 

been secured through legal agreements (known as Section 106 Agreements) attached to 

grants of planning permission for new housing; no timescale is known for its provision. This 

will depend on market circumstances that can alter quite quickly.  

 

7.13 At face value, and including all the committed new affordable housing on the assumption 

that it arrives soon, the remaining overall housing need in the Housing Market Area is: 

 

649 new affordable households per annum 
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7.14 The net shortfall of 649 can be related to the Fordham Research Affordable Housing Index, 

which is the result of standardising the finding of outstanding needs by dividing it by the 

number of thousands of households in the respective District / area: 

 

649/126 = 5 

 

Figure 7.1 Typical levels of need for new affordable 

housing 
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Source: Fordham Research Housing Needs/Market Assessments since 2001 

 

7.15 As would be expected, this Index figure is much lower than the national average (of 16) but 

is quite high for the East Midlands. It reflects the fact that although prices and rents are 

much lower than the national average, so is income and wealth. 

 

 

Calculating for an exclusion of planned newbuild affordable housing 

7.16 Given that no certainty attaches to the dates of delivery of newbuild affordable housing 

dependant on market house building  programmes, there is a good argument for excluding 

it from the formal calculation. If this is done the results are as follows: 
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Table 7.2 Social rented and intermediate housing requirements in 

North Northamptonshire () indicates a surplus 

 Social 

rented 

Intermediate 

housing Total 

Current need 513 66 579 

Available stock 380 0 380 

Newly arising need 2,358 130 2,488 

Future supply 1,321 22 1,343 

Net shortfall or surplus 1,170 174 1,344 

% of net shortfall 87.1% 12.9% 100.0% 

Gross annual need 2,871 196 3,067 

Gross annual supply 1,701 22 1,723 

Net annual need 1,170 174 1,344 

Source: Table 15.4 North Northants Background Report 2007 

 

7.17 The overall need figure is considerably larger. As per the above discussion, the larger figure 

is the more reliable one, since nobody can forecast accurately the production of affordable 

housing via S106 Agreements over even the medium term of five years or so. The index 

number suggested by the calculation that excludes estimated newbuild is: 

 

1,344/126 = 11 

 

 

Comparison with BHM 

7.18 There is no necessary agreement between the BHM and Needs Model results, for the 

reasons discussed above: the BHM one is more realistic in that it includes all of the market 

and non-market tenures but it does include expectations, which in the North Northants 

context are driven by the Growth Agenda. It therefore shows a lower fraction of affordable 

housing than analysis of the existing population alone does. This is because the future in-

migrants show lower fractions of households in need. 

 

7.19 The total affordable housing estimate in the BHM (from Table 6.1) is 59+544 = 603 new 

affordable dwellings per annum. This is pretty close to the 649 of the above estimate 

allowing for planned newbuild affordable housing. The estimate of 1,344 per annum is more 

conservative, and allows for the possibility that market circumstances will change and the 

affordable housing not be delivered soon. 
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7.20 It is not necessary to argue about the difference between these estimates, since it is 

unlikely that the lower estimate will be met in practice, let alone the higher one. There is 

clearly a housing need in North Northants, and the detailed Housing Needs Surveys for 

each district confirm that each one has a net housing need. This is a considerable change 

from the past, especially in Corby. In that town a similar analysis earlier in the century 

showed no housing need at all. The rise of prices during the past few years has been so 

considerable that it has created a housing need where previously there was none. That is 

why targets for affordable housing are proposed for each district in the concluding sections 

of this SHMA. 

 

 

Summary 

7.21 In terms of housing need, North Northants shows a lower level than the East Midlands. 

East Northants has about the regional average: about twice the level of the other three 

districts. However recent price rises have meant that Corby, which had no housing need a 

few years ago, now has a sizeable problem. At current market characteristics the main 

need will be for social rented housing, with relatively small need for intermediate housing, 

unless other housing provision can be produced that provides genuinely affordable 

ownership at costs below open market rates. 
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8. Particular housing requirements 
 

 

Introduction 

8.1 This chapter addresses a wide range of particular groups that have defined housing needs, 

often ones that are harder to meet than the average. In some cases the housing needs of 

the households in question are combined with other needs, such as support needs, and so 

the analysis provided here is bound to be somewhat partial.  

 

8.2 The chapter addresses the ‘particular households’ noted in the Practice Guidance, with the 

exception of various types of ‘families’, who have already been addressed by the Annual 

Flows analysis in chapter 5. 

 

8.3 As a result of the wide range of households considered there are various fairly self-

contained sections summarising issues associated with particular groups of households. 

 

 

First time buyers 

8.4 This analysis examines individuals aged 21 to 35, as being the main source of first time 

buyers (some 43,050 of the 294,900 people in the Housing Market Area (about 15%)). Most 

such individuals are in full time employment (67%) and 80% are in full or part time work. 

Their current household type is as follows: about a third still live with parents, a third are 

parents and most of the rest are sharing accommodation. 

 

Table 8.1 Type of household younger people reside in 

Household reside in 
Number of 

people 

% of all 

people 

On own 4,023 9.3% 

Sharing house with others the same age 10,607 24.6% 

Live in family with own children 15,409 35.8% 

Live with parents/others  13,011 30.2% 

TOTAL 43,050 100.0% 

Source: Figure 16.2 North Northants Background Report 2007 

 

8.5 The tenure pattern of such households is dominated by owner occupation and private 

renting: 
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Table 8.2 Tenure of younger households 

Household type 

Tenure 
Young on own Young sharing 

Young with 

family 

Other 

households 

Owner-occupied (no mortgage) 4.6% 3.6% 1.3% 36.8% 

Owner-occupied (with mortgage) 58.1% 72.8% 54.7% 42.4% 

Council 8.5% 0.9% 19.2% 10.2% 

RSL 8.5% 2.0% 13.0% 5.5% 

Private rented 20.3% 20.7% 11.9% 5.2% 

TOTAL 100.0% 100.0% 100.0% 100.0% 

Source: Figure 16.5 North Northants Background Report 2007 

 

8.6 The survey evidence is that 4,859 households have bought for the first time in the Housing 

Market Area during the past two years. Of them 40% were in their 20’s, but almost as many 

in their 30’s and many in their 40’s too, which indicates the difficulty of making this step. 

 

Table 8.3 Age of respondent in first-time buyer 

households 

Respondent age 
Number of 

households 

% of all 

households 

20-29 1,943 40.0% 

30-39 1,726 35.5% 

40-49 701 14.4% 

50 and over 489 10.1% 

TOTAL 4,859 100.0% 

Source: Figure 16.7 North Northants Background Report 2007 

 

8.7 This difficulty is highlighted when comparing those who have recently bought with those 

who hope to buy in the next two years:  

 

Financial capacity of households that have bought in last two years 

 

Average income   £33,212 

Average savings and equity  £18,500_ 

Financial capacity   £118,136 

 

Financial capacity of existing households that would like to buy in next two years 

 

Average income   £20,850 

Average savings   £2,741_ 

Financial capacity   £65,291 
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8.8 It is clear that the latter group fact a serious difficulty unless their financial circumstances 

improve very rapidly or other housing opportunities are provided in relation to their levels of 

financial resources. It should, however, be noted that these two sets of figures are not 

completely comparable. The second set (would like to buy) are exclusively made up of 

North Northants residents. The first set (bought in the last two years) is made up of both 

existing North Northants residents and in-migrants.  

 

8.9 As can be seen by comparing Tables 5.5 and 5.6 above, the incoming private renters (who 

include future purchasers) and incoming buyers both have slightly higher financial capacity 

than the existing populations. Thus it may be that part of the difference between these two 

sets of figures is explained by the slightly wealthier incoming buyers. However the rise in 

house prices has certainly made it more difficult for non-owners to buy in North Northants. 

 

 

Black and Minority Ethnic (BME) Households 

8.10 There are relatively few BME households in the Housing Market Area, and those which 

exist are mostly in Wellingborough. Household sizes are generally larger, especially for 

Asian originating households: 

 

Table 8.4 Ethnicity of Households (2001 Census) 

District 

Ethnic group 

Corby 

Welling-

boro’ Kettering 

East 

Northants 

North 

Northants East Mids England 

White  98.3 90.8 96.7 98.3 96.0 93.5 90.9 

Mixed & Other 0.8 2.2 1.2 1.1 1.3 1.5 2.2 

Asian  0.6 4.5 1.7 0.4 1.8 4.1 4.6 

Black 0.3 2.5 0.4 0.3 0.9 1.0 2.3 

TOTAL 100.0 100.0 100.0 100.0 100.0 100.0 100.0 

Source: Figure 17.1 North Northants Background Report 2007 

 

8.11 The tenure pattern is quite distinct as between different groups and the majority white 

population. Most striking is the much lower proportions of social renting, but also in most 

cases higher proportions of private renting. The Asian community shows much higher 

ownership with mortgage, and only the white population have been owners long enough not 

to have mortgages in any number. 
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Figure 8.1 Ethnicity of households and tenure 
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Source: Figure 17.1 North Northants Background Report 2007 

 

8.12 In earnings terms most of the ethnic population earn more than the average, except for the 

black group, which is noticeably poorer. At the same time there is a higher incidence of 

housing problems across the BME community, as for example, from overcrowding due to 

higher household sizes in the Asian community. 

 

Table 8.5 Ethnic group and unsuitable housing levels 

Unsuitable housing 

Ethnic group 
(a)In 

unsuitable 

housing 

(b) Not in 

unsuitable 

housing 

(c) Number of 

h’holds in 

Housing Market 

Area  

(d) % of h’holds 

in unsuitable 

housing 

(e) ethnic 

distribution of 

h’hlds in unsuitable 

housing 

White  7,882 114,384 122,266 6.4% 90.8% 

Mixed & Other 195 920 1,115 17.5% 2.2% 

Asian  318 1,574 1,892 16.8% 3.7% 

Black 284 1,085 1,369 20.7% 3.3% 

TOTAL 8,679 117,963 126,640 6.9% 100.0% 

Source: Table 17.9 North Northants Background Report 2007 

 

8.13 In general though the BME community in North Northants does not experience the acute 

housing problems associated with such communities in other, mainly more urban, parts of 

the country, higher proportions of the BME communities remain in ‘unsuitable’ housing than 

their peers from the white community. 
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Households with support needs 

8.14 About 25.5% of all households have a support need. This is unusually high, as the typical 

proportion is about 10% less, and reflects the industrial heritage of much of the area: 

 

Table 8.6 Special needs categories 

Category 
(a) No of house-

holds 

(b) % of all 

households 

special needs 

households as % 

of (b) 

Age related mobility diffs 6,112 4.8% 25.5% 

Non-age related mobility/ manual diffs 15,858 12.5% 66.2% 

Dyslexia/learning diffs  3,170 2.5% 13.2% 

Mental health diffs 4,512 3.6% 18.8% 

Visual/hearing impairment 2,196 1.7% 9.2% 

Other 3,164 2.5% 13.2% 

Source: Table 18.1 North Northants Background Report 2007 Note: ‘diffs’ is short for ‘difficulties’ 

 

8.15 As is typically the case the majority of the needs arise from age or physical impairment. 

Households containing a special needs member are much more likely to be in unsuitable 

housing (19% compared with 4%) and the two main groups (age related mobility (£15k) and 

physical disability not related to age (£17k)) show, not surprisingly, much lower average 

household incomes (average £28k). About a fifth of all special needs groups are in 

unsuitable housing, as compared with 4% of non-special needs households, so again they 

suffer a housing problem greater than the average. 

 

8.16 In terms of aids that are felt to be the most important, the following provides some 

information. The pre-eminence of level access showers shows the combined importance of 

properties being related to physical impairment, both age-related and not. 
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Figure 8.2 Special needs households: improvements to accommodation & services 
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Source: Figure 18.1 North Northants Background Report 2007 

 

 

Key worker households 

8.17 There are about 33,000 key workers in the Housing Market Area (about 11%) who fall into 

the following employment categories. As can be seen the majority are nurses, teachers and 

other local government employees. 

 



8.  Par t icu la r  hous ing requi rements  

Page 67 

Table 8.7 Key worker categories 

Category 
Number of 

persons 

% of key 

workers 

Nurses and other NHS staff 10,795 32.8% 

Teachers in schools and in further education and sixth form colleges 8,900 27.0% 

Police officers 1,598 4.9% 

Prison and probation service staff  1,157 3.5% 

Social workers, and other support services  1,791 5.4% 

Other local government  8,502 25.8% 

Whole time junior fire officers and retained fire-fighters  181 0.6% 

TOTAL 32,923 100.0% 

Source: Table 19.1 North Northants Background Report 2007 

 

8.18 The key worker categorisation does not coincide with any necessary occurrence of housing 

problems. A higher proportion of key workers are owner occupiers (84%) than of the rest of 

the population (75%). In North Northants, unlike higher priced areas, this situation does not 

appear to change greatly for those planning future moves: 

 

Table 8.8 Key worker households and ability to afford housing 

All key worker households 

Key workers moving in next two 

years 
Category 

Number of 

households % of households 

Number of 

households % of households 

Social rent only 1,988 11.7% 222 12.4% 

Afford intermediate housing 371 2.2% 80 4.5% 

Afford market housing 14,579 86.1% 1,489 83.1% 

Total 16,938 100.0% 1,791 100.0% 

Source: Table 19.8 North Northants Background Report 2007 

 

 

Older person households 

8.19 Nearly a third (31%) of all households contain an older person, most of them (22.5%) 

contain older households only. Nearly all older person households contain one or two 

people, with the majority (59%) being one-person. Most such households are owner 

occupiers without mortgage or social tenants: 
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Table 8.9 Older person only households and tenure 

Age group 

Tenure Older 

persons 

only 

Other 

house-

holds 

Total 

hhs 

% with 

older 

persons 

% of 

older 

person 

hhs 

Owner-occupied (no mortgage) 18,836 20,677 39,513 47.7% 66.1% 

Owner-occupied (with mortgage) 1,912 55,595 57,507 3.3% 6.7% 

Council 4,578 8,571 13,149 34.8% 16.1% 

RSL 2,286 5,314 7,600 30.1% 8.0% 

Private rented 887 7,985 8,872 10.0% 3.1% 

TOTAL 28,499 98,142 126,641 22.5% 100.0% 

Source: Table 20.3 North Northants Background Report 2007 

 

8.20 Older households are fairly evenly spread across the four districts. There is no evidence of 

systematically higher housing needs among the older population though clearly this 

situation may change for those households as they get older.  

 

8.21 However the fact that most such households are either owners and have equity, or are 

social tenants means that the likelihood of a dramatic worsening in this situation is not very 

great for the foreseeable future. Issue of equity release are, however, likely to arise as the 

stress on support services and public subsidy increase with the general ageing of the 

population. 

 

 

Summary 

8.22 First time buyers who have recently bought show about twice the financial capacity of those 

planning to buy in the next two years: this highlights the difficulties created by rising prices 

in even a modestly priced market like North Northants. First time buyers are therefore likely 

to have greater problems in future. 

 

8.23 There are only about 4% of BME households in the Housing Market Area (as compared 

with 6% regionally and 9% nationally). The highest concentration is found in 

Wellingborough. As a group, the BME community in North Northants does not show high 

levels of housing need. The main feature is higher levels of unsuitable housing, mostly 

arising from high family sizes (mainly in the Asian community). The pattern of tenure is 

different for each group, but it is notable that none of the BME communities have a 

proportionate representation in the social rented sector and in the owner occupiers without 

mortgage category.  
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8.24 Levels of support need are quite high (over 25% of all households) mostly with physical 

impairment (either age related or not). The need for assistance with these dominates the 

adaptations required. Many owner occupiers without mortgage suffer physical impairments 

and so they are likely in future to be candidates for equity release to assist their 

circumstances: in a situation of scarcer public funding for health related issues. 

Notwithstanding these points, the older population as such do not suffer a higher level of 

housing need than the rest of the population. 

 

8.25 There is not a serious need for specified ‘key worker’ accommodation in North Northants.  
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9. Drawing the evidence together 
 

 

Introduction 

9.1 The results of investigation and analysis are summarised in two ways. One is to examine 

the ‘housing ladder’ via the differences or ‘gaps’ that exist in the North Northants housing 

market gaps. The other is to summarise the results in geographical terms across the 

Housing Market Area.  

 

 

Market gaps 

9.2 The problems reported in the previous chapter for first time buyers can be related to the 

very large gaps that exist between tenures. Newbuild is largely limited to the top and 

bottom of the ranges shown below. 

 

 

What the graphs show 

9.3 The graphs show the weekly overall cost of each of the main tenures. The curve from top 

left to bottom right shows the schematic range of ability to buy or rent of the population (it is 

in fact the ‘demand curve’ for housing). The horizontal bars show the weekly costs of each 

tenure. In the case of owner occupied tenure this means altering the capital values into 

weekly ones (as is done when working out monthly mortgage payments). The rented 

tenures can be shown directly. As a result it is possible to make easy comparisons of the 

cost of each tenure. 

 

9.4 The dotted line between the bottom two solid lines (market rent and social rent) does not 

show the cost of actual tenure. It indicates an objective: usefully affordable intermediate 

housing. This would provide about a third of those in intermediate housing need with 

housing. The problem is that the values are so low that it requires imaginative design of 

new variants of housing (normally rented) to produce housing that people will want to pay 

more than a social rent to access, but which is not beyond their means. Shared ownership 

is normally at or above the market entry point, and although often valuable as low cost 

market housing, is not usefully affordable: few households in housing need could access it. 
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Figure 9.1: Housing Market Gaps Charts for North Northamptonshire 

Corby Kettering 

  
East Northants: Rushden Wellingborough 

  

East Northants: Oundle 

 
Source: Figure 21.2 North Northants Background Report 2007 
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9.5 The graphs show some interesting features: 

 

i) For social and market rents there is not a lot of different between the sets of figures. 

The market entry is about 150% of the social rent value.  

 

ii) The Usefully Affordable intermediate value is set at the halfway point between social 

and market rents. The majority of those in intermediate housing need lie below the 

midpoint, and so that value is the highest price which provides meaningful help to 

those in this category. A price just below the market entry level is of little use as 

affordable housing as very few households are found near the market entry point. 

 

iii) The rent-buy gap shows is wider: the value for entry level purchase is between 

140% and 170% of the market entry rent level. The more expensive the area the 

bigger the gap. 

 

iv) The newbuild to second hand purchase gap is slightly smaller; newbuild is from 

125% to 140% of the second-hand entry level. 

 

v) The overall gap between social rent and newbuild purchase is from over 300% to 

over 400% depending on the price level of the area. This conveys the size of the 

overall leap that is involved in going from the only two newbuild types of housing 

available in significant numbers. They clearly belong in different financial universes. 

 

9.6 Since most newbuild occurs at the top and bottom of these graphs it would clearly be 

valuable if some new housing could be produced at the ‘usefully affordable’ level, since this 

would assist those in intermediate need. They are not likely to be assisted by standard 

shared ownership, as that normally costs as much as market entry (private renting).  

 

9.7 On the other hand shared ownership can provide a degree of equity ownership to 

households who cannot afford to buy, and therefore it would be appropriate as low cost 

market housing, for which PPS3 encourages local authorities to set targets.  Whether 

shared ownership is (usefully) affordable housing or low cost market depends on its weekly 

cost. This can be checked against the data provided above on cost, suitably indexed in the 

future. 

 

9.8 The following table provides the weekly cost data shown in the graphs above for entry level 

to buy and to rent in the market: 
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Table 9.1 Data obtained from property price survey (weekly cost) 

Weekly costs Corby Kettering Oundle Rushden Wellingborough 

Entry level to buy 

1 bed £129 £123 £186 £104 £153 

2 bed £129 £141 £186 £134 £153 

3 bed £146 £154 £255 £164 £161 

4 bed £217 £231 £312 £224 £243 

Entry level for market rent 

1 bed £76 £92 £111 £81 £91 

2 bed £93 £102 £112 £99 £100 

3 bed £113 £122 £167 £122 £121 

4 bed £163 £167 £198 £163 £180 

Source: Fordham Research 2006: Data from Table 5.4 of Background Report 

 

9.9 As can be seen, Oundle is by far the most expensive, and Corby is normally the cheapest, 

though Rushden is similar. Since both Oundle and Rushden are in East Northants this 

shows the large variation between north-east and south of that district’s housing markets. 

Wellingborough and Kettering fall between these extremes, Wellingborough being 

somewhat higher than Kettering. Clearly these figures are all averages, since prices vary 

with even small differences of location and condition of dwelling. They present, however, a 

reasonable picture of the relative strength of each of the sub-markets concerned. 

 

 

Overall spatial character of the market 

9.10 The North Northants local authorities have been categorised in four dimensions, shown in 

the map below. These are based on data gathered on the SHMA and analysis described in 

this report. The four dimensions can be summarised as follows: 
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Table 9.2 Key features of local authorities 

Factor Descriptions 

Price This is a general judgement as to whether the prices are High, Medium or 

Low (H, M, L) in relation to North Northants. It refers to data provided in 

Chapter 4 

 

Openness By inspection of the Annual Flows charts (Figure 5.2), this is again a 

judgement on the levels of movement into and out of the housing market 

area. It is a measure of the overall mobility, not whether the inflows are or are 

not equal to the outflows. Openness, in this sense, is about how connected 

this sub-market is to the outside world (again classified as H, M, L) 

 

Balance This measure uses the index derived above (Table 6.7), standardising for 

size of district by dividing the BHM results by the number of thousands of 

households in each district. High ‘balance’ means that there is a high net 

need/demand. The meaning of high or low balance varies depending on the 

character of the market, so that a high figure for balance can be good or bad 

in its implication (again classified as H, M, L) 

 

Need Housing need is classified as H, M, L depending on the value of the index 

shown in the tables for each sub-market (found in the sub-area reports) in 

relation to the North Northants area 

Source: Table 21.3 North Northants Background Report 2007 
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Figure 9.2 Market Character – Local Authorities within North 

Northamptonshire HMA 

 

Source: Figure 21.3 North Northants Background Report 2007 

 

9.11 As can be seen from the map the combination of these measures indicates a different 

market character for each local authority. The following is a summary overview of each 

market in the light of these measures: 

 

i) Corby: Prices have been relatively low for the North Northamptonshire area 

(although these are showing distinct rises). It is a relatively closed market; from the 

detail of the openness data it can be seen that while a relatively large proportion of 

those moving from within Corby choose to stay there, it is also true that relatively 

few move in from outside. Both need and price are low by regional standards. 

 

ii) East Northamptonshire: Prices are high by Northamptonshire and East Midland 

standards. The market is very open, with high levels of migration both in and out of 

the district, although it should be remembered that those arriving and leaving may 

have very different characteristics. Need is high by the standards of the Housing 

Market Area, but not so high in a regional context. 

 

iii) Kettering: The openness, price and balance in the Kettering market are moderate 

for the Housing Market Area. Need is relatively low by regional standards, although 

a little higher than is found in Corby or Wellingborough. 
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iv) Wellingborough: Wellingborough is a relatively low cost market, although not as 

cheap as Corby, with the lowest need level in the Housing Market Area. It is 

relatively open, however, suggesting potential for change. 

 

9.12 Each of the four local authorities shows a distinct character, and each has a different 

dynamic. The most growth orientated and open is East Northamptonshire; Kettering shows 

moderate growth. Corby and Wellingborough currently have less buoyant housing markets, 

while Corby’s shows slightly more growth overall, examination of the openness data shows 

that this is largely due to lower outflows of the existing households rather than greater 

success in attracting new households. 

 

 

Background to the scenarios 

9.13 This sets out background data against which scenarios for future change can be 

considered. The policy led approach in North Northants means that the forecast numbers of 

new households has been set, but using data from the SHMA some linkage can be made 

between what is happening now (from the SHMA) and the more distant forecasts in the 

Core Strategy. 

 

9.14 The practical alternatives, within the already decided Growth Agenda, are between greater 

and lesser degrees of self containment. There is already a substantial dormitory component 

to the workforce in the Housing Market Area. It is likely that this will be increased as the 

growth path is pursued although much depends on the efforts of those promoting the 

Growth Agenda who may be able to create more jobs than is consistent with current trends. 

It will be more difficult to create high paid jobs, given the generally lower qualifications of 

the existing workforce. There are therefore already different  tradeoffs which face policy 

makers: 

 

i) Higher growth vs. lower growth and lower dormitory population 

 

ii) Higher growth and lower paid jobs vs. higher overall pay and higher dormitory 

growth 

 

9.15 The current situation is summarised in the following table which shows the character of 

recent in-migrant residents of North Northants who work inside and outside the Housing 

Market Area. In brief the commuters out earn about £10k per annum more: a great 

difference in relative terms. 
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Table 9.3 Socio-economic character of in-migrant households in North Northants 

Type of in-migrant 

household  Total 

households Income Savings 

Average 

households 

size 

Average 

age of 

head 

Proportion 

moving to 

owner-

occupation 

Proportion 

able to afford 

owner-

occupation 

Employed in HMA 4,212 £33,301 £8,859 2.41 38.2 69.4% 67.3% 

Employed elsewhere 3,455 £44,830 £14,712 2.41 38.5 84.9% 86.3% 

Not in employment 2,624 £18,691 £23,674 2.06 56.6 56.6% 55.0% 

Of which headed by 

retired person 1,266 £17,852 £35,724 1.72 71.1 74.2% 71.9% 

Of which headed by 

someone not retired 1,358 £19,473 £12,446 2.37 43.0 40.1% 39.2% 

Source: Table 23.7 North Northants Background Report 2007 

 

9.16 For reference the following table shows the characteristics of longer term residents of the 

Housing Market Area in terms of those who work inside and outside. It can be seen that 

there is a similar gap: those who work outside earn much more: 

 

Table 9.4 Socio-economic character of longer term residents of the HMA 

Type of in-migrant 

household  Total 

households Income Savings 

Average 

households 

size 

Average age 

of head 

Proportion 

living in 

owner-

occupation 

Proportion 

able to afford 

owner-

occupation 

Employed in HMA 48,806 £33,718 £14,627 2.72 46.0 83.0% 79.8% 

Employed elsewhere 19,206 £42,542 £20,819 2.66 44.5 88.9% 87.6% 

Not in employment 48,337 £15,202 £23,966 1.92 64.6 65.4% 63.0% 

Source: Table 23.8 North Northants Background Report 2007 

 

9.17 Those who commute out to jobs elsewhere earn significantly more (about £2k per annum) 

but the gap is much the same for the longer established residents as the recent in-movers. 

The main difference is between those who both live and work within, and those who live 

within but work outside. It is the same for both recent in-migrants and longer term residents. 

The main difference between the two groups is that in-migrants, wherever they work, are 

generally upwards of a decade younger. 

 

9.18 This background is used in the next chapter to link what is going on now to the future 

scenarios. 
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Summary 

9.19 Analysis of housing market gaps in North Northants shows that, although a relatively low 

priced market, the gaps are very considerable. The two places where newbuild is available 

in reasonable quantity are at the bottom (social rented) and top (newbuild to buy). This 

leaves a major gap in the form of intermediate housing (between social rent and market 

entry) and between market entry and newbuild. The newbuild housing cost is between 300-

400% of the social rental level in North Northants.  

 

9.20 When different financial capacities of households are considered it is clear that this is a 

very large gap, and one that is not realistically bridgeable by households ‘climbing the 

housing ladder’. Indeed the market entry level is 150% of the social rent level (the 

‘intermediate’ gap). This is very wide. The midpoint is defined here as the ‘usefully 

affordable’ one as housing priced at that level would be accessible to a reasonable 

proportion of those in intermediate need. 

 

9.21 The geographical analysis by key analytical indicators suggests that each of the four 

districts has a different market character. Corby is a relatively cheap and closed market, but 

one which has potential for growth (shown by the BHM index). East Northants is at the 

opposite end of the spectrum, as it is high priced and has a long history of growth which is 

likely to continue, not withstanding the Core Spatial Strategy approach to slow the rate of 

development in East Northants.  

 

9.22 Part of the price paid in this district is a relatively high level of housing need. Kettering lies 

between these extremes with growth potential and quite an open market: though not a high 

level of housing need. Wellingborough has a relatively low priced market with fairly low 

levels of need but also relatively low dynamism compared with the other districts. This may 

be related to the fact that its urban extension has yet to begin producing houses. 

 

9.23 Looking at those who live in the Housing Market Area but work outside it the evidence is 

clear that those who out commute earn a lot more: at least 125% of the incomes of those 

living and working within the Housing Market Area. But the recent in-migrants show a more 

extreme pattern. Those who have moved in but work outside earn 135% of the income level 

of those recent in-migrants who work within the Housing Market Area. This compares with 

126% for longer established residents. Both results reinforce the picture gained from 

secondary data concerning the relative predominance of lower paid and less skilled jobs 

within North Northants. This gap appears to be widening on the evidence of recent in-

migrants. 
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10. SHMA conclusions and policy issues 
 

 

Introduction 

10.1 This chapter takes the results of the SHMA and develops comment on various policy 

related issues. It does not go as far as proposing formal policy, since that is a matter for 

debate among the stakeholders, but rather suggests possibilities that emanate from the 

report’s results. 

 

 

Scenario development 

10.2 The evidence developed so far in the SHMA shows a movement towards rapid growth in 

the Housing Market Area. This is encouraging for the Growth Agenda: 

 

Net in-migration in 2001:   578 new households per annum (Census) 

Net in-migration in 2006:   747 new households pa (SHMA) 

Total growth of households 2006:  1,783 in North Northants overall pa (SHMA) 

Housing completions 2005/6  2113 (Table 10.4 below) 

 

10.3 There is clearly some trade-off between maximising growth rate and maximising balanced 

growth. Using the data from this study, the following figures indicate the sort of ranges 

between these two policy choices: 

 

Table 10.1 Newbuild housing totals for 2021 

Item 
2001-6 

Average annual rate 

of future growth 

Total built by 

2021 Totals 

Current rate of growth 8,190 2108 8,190 + 31,620 =39,810 

BHM overall demand/need rate 8,190 2,882 8,190 + 43,230 = 51,420 

Implied Policy rate 8,190 3,000 8,190 + 45,000 = 53,190 

Source: Table 24.5 North Northants Background Report 2007 

 

10.4 Clearly the rounded total of 3,000 generates slightly more than the Core Strategy’s target 

of 52,100, due to the rounding, while the actual demand/need shown in the BHM 

generates slightly less. 

 

10.5 However the overall result indicates that the current levels of demand/need would suggest 

that growth of the order indicated by the RSS target is feasible. Clearly this is based on 

current market conditions and flows of in-migrants. The market situation will no doubt 

change in the future and so this conclusion will need to be monitored. Given the high level 

of growth implied by the target: closer monitoring than usual would be justified. 
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10.6 It is clear that in the rapidly changing situation of North Northants any conclusions of the 

type drawn in this study will have a shorter currency than would be the case in a more 

static environment. As the market evolves in the future it is likely that expectations and 

housing market flows will evolve considerably beyond patterns that can be foreseen today. 

 

 

Outputs to conform to PPS3 

10.7 For ease of reference (from Figure 1.2 above) the following are the key outputs of a SHMA 

as required by PPS3: 

 

• The likely overall proportions of households that require market or affordable 

housing, for example, x% market housing and y% affordable housing. 

• The likely profile of household types requiring market housing e.g. multi-person, 

including families and children (x%), single persons (y%), couples (z%). 

• The size and type of affordable housing required’ 

 

 

10.8 These can be derived from the preceding material as follows: 
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Table 10.2 Meeting the PPS3 Requirements 

Item Source  Comment 

Proportion of 

market and 

affordable 

housing 

 

Table 6.1:  

2,279 market dwellings and 

603 affordable ones per 

annum.  

 

A ratio of 79% market to 21% affordable across the sum 

of new housing development.  

 

This may appear to conflict with the affordable targets 

(30% and 40% stated below). This is not so as the 

negotiated outcome of a target is normally below its face 

value as sites fall below the threshold and other 

problems reduce the % achieved. Over the plan period 

the proportion of affordable housing suggested above is 

likely to address the overall need. 

 

Profile of 

households 

requiring market 

housing 

 

Tables 6.1 and 5.1/5.3.  

About half the current market 

housing demand is for 

households without children 

at home, a third is ones with 

children and the remainder 

newly forming ones. 

In terms of size mix the main need is for 2 and 4-bed 

dwellings with some 1-beds. There is little net need for 

3-beds, but mix considerations may require a full range 

of sizes to be provided. 

 

The major share of market purchases (about 50%) is 

households with no children, but a third are households 

with children. The main difference between the market 

flow and the overall flow is that fewer newly forming 

households buy (16%). 

 

Size and type of 

affordable 

housing required 

Tables 6.1 and 7.2. 

 About 50 - 85% social rented 

and the remainder 

intermediate 

(dependant upon the cost of 

the intermediate tenure – see 

also Table 10.3 below). 

 

The appropriate affordable targets are suggested below, 

but the current need is shown in the tables referenced. 

The proportion of intermediate housing is likely to rise in 

future as the in-migrant effect (higher paid in-migrants) 

affects the overall population structure.  Intermediate 

housing is required for 2-3 bed households, and social 

rented housing mainly for 2-beds, but with some 4-bed 

need. 

 

Source: North Northants SHMA 2007: sources as shown in the middle column 

 

10.9 The figures summarised in this table provide the key PPS3 outputs. The proportion of 

market and affordable housing taken from the BHM output appears to conflict with the 

suggested affordable housing targets set out in Table 10.3 below. In practice there is not 

likely to be a conflict for two reasons: 
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i) Table 10.3 sets out targets, not requirements. The targets are usually set for sites of 

15+ dwellings on urban sites in line with CLG Guidance in PPS3 and for smaller 

sites in rural areas. This means however that smaller sites are not caught by the 

target. Further, some sites will have viability issues which prevent the full target from 

being met. Thus the outturn amount of affordable housing from a target is normally 

well below its face value. 

 

ii) As can be seen from Table 10.4 below, the current achievement of affordable 

housing is around half the BHM requirement set out in the table above. It will require 

much higher targets than 20% for the overall yield of affordable housing over a 

period (such as the next five years) to come up to anything like 20%. 

 

10.10 For these reasons the 21% affordable housing figure in the table above is likely to be close 

to the outturn result, over a period, of applying the level of affordable targets shown in the 

next table below. 

 

10.11 It is worth noting that after stating the requirements in para 23, and noted in the table 

above, PPS3 goes on in para 23 to require developers to bring forward proposals that 

meet the above requirements, consistent with market demand, and so this tabulation 

provided background for these stakeholders as well. 

 

 

General policy suggestions 

10.12 The following material contains elements of policy suggestions. The headline affordable 

housing targets which appeared in earlier drafts of the SHMA have been inserted into the 

North Northants Core Spatial Strategy (Policy 16) with one change. Where the SHMA 

suggests a target of 30% for Corby, this has been described as 20% in Policy 16, reflecting 

the fact that there are many outstanding permissions which do not have so much 

affordable housing attached to them via the Section 106 Agreements. A target of 30% set 

for Corby on all future qualifying sites, is likely to achieve no more than 20% of affordable 

housing over the entire plan period to 2021.  

 

10.13 The following text articulates some general principles which emerge both from PPS3 and 

the SHMA analysis: 

 

Housing policies involve both general principles and issues that vary with the scale of new 

development sites and their context.  
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10.14 The context for these policies includes: 

 

i) The policies will provide general guidance, and will be applied in the context of the 

Strategic Housing Market Assessment’s findings, and local circumstances. At the 

same time they seek to be as clear and specific as possible, to provide clarity and 

certainty. 

 

ii) New housing development should aim to create mixed and inclusive communities, 

taking into account the scale of the development, the location of the site and overall 

housing needs. 

 

iii) Where an applicant for planning permission wishes to argue that issues of viability 

prevent the full operation of the relevant policy, for example as regards affordable 

housing, detailed evidence will be required in the form of a robust and transparent 

analysis rather than any general assertion of a potential viability problem. The 

Housing Corporation and other bodies have developed toolkits that go some way 

towards meeting this requirement.  

 

iv) A proportion of the housing should be provided to Lifetime Homes standard. In 

terms of wheelchair accessibility it is proposed that 5% of new market and 

affordable housing on sites over 15 dwellings should be designed as wheelchair 

accessible. 

 

v) A basic site ‘threshold’ for requiring a mix of affordable and market provision should 

be the 15 units target set out in PPS3, and minimum densities of 35 units per 

hectare achieved within new developments (consistent with Policy 17 of the Core 

Spatial Strategy). Other thresholds, such as for rural areas, can be set by individual 

authorities in line with the separate Housing Needs reports.  

 

vi) Affordable housing should be sought through on-site provision. Other funds exist to 

target activity towards market pressures to improve existing housing stock, and 

need not utilise funds required to deliver new affordable housing. 

 

 

Other suggestions for affordable and low-cost housing policy: 

 

1) Affordable housing targets 

 

10.15 The intermediate housing should, to meet a reasonable proportion of the intermediate 

need, be priced at the levels shown for each district in Figure 9.1 above (see previous 

chapter), suitably adjusted for time (by indexing) and size of dwelling (using the costs for 

each size provided in Table 4.12). 

 



North Northamptonshi re  Stra teg ic  Hous ing Marke t  Assessment  

Page 86 

10.16 The following table provides summary targets. As noted above these are, without the detail 

on type of affordable housing required by PPS3, already shown in general in Policy 16 of 

the Core Spatial Strategy. The Policy 16 figure for Corby has been described as 20%, as 

noted above, but for the reasons given 30% remains a suitable target for future affordable 

housing negotiation in Corby. 

 

Table 10.3 Draft affordable housing target proposals 

Affordable housing 
District 

Social Rented Intermediate 
Total 

Corby 20% 10% 30% 

Corby (Spatial Strategy revision) 13% 7% 20% 

East Northamptonshire 30% 10% 40% 

Kettering 30% 0% 30% 

Wellingborough 25% 5% 30% 

Source: Table 22.2 North Northants Background Report 2007 

 

10.17 The SHMA evidence suggests a tenure split in Corby based on the affordable housing 

target of 30%. However Policy 16 of the North Northants Core Spatial Strategy sets a 

target of 20% for affordable housing in Corby. Therefore in order to conform to the Core 

Spatial Strategy target, and achieve the best mix of affordable tenures, the tenure split in 

Corby should be adjusted to 13% for social rented and 7% for intermediate housing. 

 

10.18 These targets may be compared with recent levels of provision of affordable housing from 

completions data. The following table is drawn from the MKSM Monitoring Report which 

provides more complete data than the individual district ones. 

 

Table 10.4 Recent completion data 

Year 
 

01-02 02-03 03-04 04-05 05-06 

All housing      

Corby 160 180 360 288 489 

East Northants 470 610 480 569 652 

Kettering 430 480 400 460 626 

Wellingborough 310 180 270 415 346 

Total 1,370 1,450 1,510 1,732 2,113 

Affordable      

Corby 0 0 0 0 0 

East Northants 105 4 34 44 42 

Kettering 0 14 15 93 112 

Wellingborough 63 25 64 99 25 

Total 168 43 113 236 236 

Affordable as a % of total 12% 3% 7% 14% 11% 

Source: MKSM AMR 
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10.19 As can be seen the delivery of affordable housing shows a low percentage reflecting 

historic planning permissions and the vagaries of site development programmes. However 

it is clear that the overall percentage of affordable provision is low. The average is hardly 

into double figures, while even the in-migrant driven BHM figure is around 20% for 

affordable housing. It is clear that there is some catching up to be done in this respect. 

 

2) Intermediate Housing 

 

10.20 PPS3 and ‘Delivering Affordable Housing’ do not set out what thresholds for rent or costs 

should be set for units classified as ‘intermediate housing’. As incomes, resources and 

houses prices vary across the sub-region it will be a matter of interpretation by individual 

local authorities to judge to what extent local housing is meeting the needs of “eligible 

households. …at a cost low enough for them to afford”. As part of identifying the minimum 

that households require to access (lower quartile) market housing the authorities in the 

SHMA area should use the material above and Figure 9.1 to make judgements as to what 

will be appropriate weekly costs for properties to be accepted as an ‘intermediate’ 

provision. 

 

3) Low cost market housing 

 

10.21 PPS3 encourages councils to set targets for low cost market housing. From Figure 9.1 it 

can be seen that there is a large ‘rent/buy’ gap. This could usefully be provided with low 

cost market housing within the weekly price brackets (suitably indexed and adjusted for 

size) that are shown.  

 

10.22 There is already a keen demand for shared ownership schemes in the Housing Market 

Area, most of which are priced above market entry level and are therefore ‘low cost market 

housing’ rather than affordable housing. Given the scale of the gap and the number of 

households involved a target of 10% for low cost market housing would both assist these 

households who cannot aspire to buying newbuild, and help to balance new provision 

mixes. 
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11. Monitoring and Updating 
 

 

Introduction 

11.1 One of the central features of the Guidance is that SHMAs are collaborative and continuing 

processes not just production of a report. This requirement is implied by the Local 

Development Framework approach and the strong emphasis on flexibility in the response to 

changing housing market demands (e.g. para 60 of PPS3). This emphasis is mirrored in the 

Practice Guidance, where Figure 1.1 gives the key outputs but is matched by Figure 1.2 

which provides a checklist of the key processes within the overall SHMA. The last of these 

process requirements is: 

 

‘Explain how the assessment findings have been monitored and updated (where 

appropriate) since it was originally undertaken’ 

 

11.2 The rapid movement of prices and rents, and the key importance of the checklist of 

(weekly) costs of different tenures/sizes of dwellings provided in this SHMA make it evident 

that monitoring and updating is an essential part of the process. 

 

11.3 The key thing is to update the weekly costs: they are the key to most practical policy 

decisions on both planning and housing issues. This issue is dealt with last after discussing 

the more general types of updating. 

 

 

Scope of this discussion 

11.4 Monitoring and updating occurs at all levels from national to local. This SHMA is designed 

to apply at sub-district, district and Housing Market Area level, and so the comments in this 

chapter are directed to that level. However the principles involved apply generally.  

 

11.5 This section focuses upon updating rather than monitoring. Monitoring refers largely to the 

administrative issue of keeping change under review and developing a strategy for 

reviewing the SHMA and updating it, and considering what policy implications may flow 

from such updates. This is a matter which the SHMA Partnership will want to discuss, but it 

does not raise technical issues and is therefore not addressed further here. 
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Guidance context 

11.6 The SHMA exists to support a wide policy spectrum: both at the local authority and higher 

level (particularly the Regional Spatial Strategy and Regional Housing Strategy). In the past 

these strategies have tended to be almost entirely top down. However the emerging 

SHMAs have meant that RSSs are now taking account of the local housing market results 

and are being amended to respond to them. This process requires an updating procedure 

to be in place due to the periodic reviews that such policies undergo. At the same time the 

cycle of revision of such policies provides a key reference point for the updating of key 

SHMA information. 

 

11.7 Apart from the major policy documents such as the RSS there are regular productions such 

as Annual Monitoring reports and statistical returns to CLG which will require updated key 

statistics from the SHMA. 

 

 

Updating the general findings 

11.8 There are a wide range of data sources from which the general (secondary data) findings of 

this SHMA can be updated. A useful list will be found in Annex B of the Strategic Housing 

Market Assessment Practice Guidance. That list is very comprehensive as to sources. The 

following table takes it a stage further by outlining the strengths and weaknesses of the key 

sources. This is something which the non-professional user may not know, and so it may be 

useful to provide some guidance. 
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Table 11.1 Secondary data sources: strengths and weaknesses 

Topic and source Frequency/scale Strengths and Weaknesses 

(1) Survey of 

English Housing: a 

wide range of socio-

economic data on 

housing 

 

Annual; national 

and regional 

(sample c 20,000) 

Excellent contextual source on all aspects of housing. Its 

weakness is that no further cross-tabulation is possible and 

supply and demand issues are not covered. In addition its 

scale does not permit accurate analysis at SHMA scale 

 

(2) English House 

Condition Survey. 

mainly useful for 

housing stock 

evidence. Due to be 

combined with (1). 

 

Annual; national 

and regional 

(sample 10,000) 

Very good for provision of housing stock numbers at regional 

scale; also provides much detail on the ‘decency’ and general 

state of housing. Not as directly relevant to housing market 

analysis as (1) but valuable for the overall evidence base 

(3) 2001 Census 10 years; available 

at very local areas 

The best source for many background purposes (e.g. 

migration, housing stock profile, travel to work and socio-

economic data). The greatest strength of the Census is the 

ability to provide useful data down to small areas level (e.g. 

wards). The main weakness of this source for SHMA purposes 

is that it is now somewhat out of date and does not contain the 

key financial data 

 

(4) General 

Household Survey 

(GHS).  

Annual; down to 

regional scale 

Excellent descriptive background source (including information 

about income levels). However, this source is of little practical 

use in SHMA analysis for similar reasons to the Survey of 

English Housing ((1) above) 

 

(5) NOMIS website 

[contains many other 

general data 

sources] 

Available all the 

time and at many 

scales 

The best ready source for most secondary data. The website 

holds data from a range of sources and much of the economic 

data (e.g. unemployment and employment growth) is very up 

to date. This source should however be considered mainly as 

providing valuable background information 

 

(6) Population 

projections (ONS) 

Annually updated; 

regional and district 

level 

They are conveniently detailed, and provide information about 

the changing population structure (e.g. ageing) as well as 

overall population growth. As these are trend based from 

national data caution needs to be exercised where build rates 

(and hence population change) differs from that which has 

happened in the past 
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(7) Household 

projections (CLG) 

Due to be updated 

every 2 years; 

regional and 

usually district level 

availability; annual 

mid-year estimates 

are produced for 

districts 

 

A useful source in conjunction with the population estimates 

((6) above) and a vital background series. The only commonly 

available projections for 15-20 year horizons. As with (6) above 

caution needs to be exercised where dwelling build rates are 

expected to differ from past trends as the projections are no 

policy lead 

 

(8) English 

Longitudinal 

Survey of Ageing 

(NCSR) 

 

Bi-annual; national Valuable background source. Useful for health, general 

economic situation and quality of life. Able to put some 

information into context but not of any great practical value at 

the level of a typical SHMA 

(9) National Health 

Service (NHS) 

Central Register  

Quarterly or 

annual; national, 

regional and district 

Extremely useful as it is the best source for migration in 

between the 10 year censuses. The main limitation of this 

source is that data may be biased by the fact that younger 

men and more mobile people are less likely to register. As it is 

collected at an individual rather than household level there are 

further limitations to its use in SHMA analysis 

 

(10) Inland 

Revenue income 

data 

Annual; regional 

and district 

Valuable as background data on incomes; limited usefulness in 

SHMA work as it is personal (not family) and cannot be 

correlated with other information (such as equity, household 

characteristics) 

 

(11) Annual Survey 

of Hours and 

Earnings (ASHE) 

 

Annual; regional 

and some district 

level data 

The best source for individual income, but it is employment 

and individual, not home and household based. Moreover it is 

not possible to relate the data to housing and other financial 

data needed for SHMA analysis 

 

(12) CORE (U of St 

Andrews  

 

Annual; district The best source for social rents and also provides some 

information about the households taking up social renting 

tenancies 

 

(13) Rightmove 

(and other similar 

websites) 

Continuous; very 

local 

By far the best source for both local house prices and rents. It 

is quicker to scan this than to look at other secondary sources 

and much more up to date. Some caution needs to be 

exercised when using this source (notably to check sample 

sizes of properties and also to note the difference between 

asking prices and achieved sale prices) 

 

(14) Land Registry 

Sales of all 

housing 

Quarterly; postcode 

sector 

By far the best background source on value of dwellings. It 

does not contain information on size of property nor on repair 

costs, and so it cannot be directly used in SHMA analysis. 

However it provides the only reliable dynamic source for past 

price changes. This information is excellent to put SHMA areas 

into context with regional and national data 
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(15) Housing 

Strategy Statistical 

Annex (HSSA) CLG 

Annual; district A good source for current housing at district level, especially 

figures for the Housing Register and newbuild affordable 

housing. It is dependent on forms returned by district, and is of 

very variable accuracy. Many districts, when approached 

directly, produce different statistics to the HSSA 

 

(16) Annual survey 

of mortgage 

lenders 

Annual; regional The most comprehensive source for overall mortgage amounts 

and types. It does not (and nor do those of particular lenders) 

provide the full range of financial capacity for the households 

concerned, and so is of limited direct use in SHMA analysis 

 

(17) Valuation 

Office Agency: 

value of properties 

sold 

 

Quarterly; postcode 

sector 

Excellent source, now subject to a charge though; it simply 

provides valuation for the stock of housing and again cannot 

be cross-tabulated reliably with other data 

(18) Council Tax 

Band data (from 

districts) 

 

Annual; district The best source for value of properties in a district; can be 

rendered of little value if there are wide areas of for example 

low priced housing, all in Band A 

(19) Labour Force 

Survey ONS 

 

Quarterly; district The best source for employment trends (although mainly at 

national and regional level). Much of the data from this survey 

can be accessed through the NOMIS website 

(20) Index of 

multiple 

deprivation CLG 

 

4-5 years; district or 

lower 

Key reference as a general description of the circumstance of 

the population, with obvious focus on deprivation (income, 

health, education, disabilities, barriers to housing) 

(21) Economic 

forecasts Treasury 

and commercial 

sources 

Regular; regional 

and district 

Forecasts exist (e.g. Oxford Economic Forecasting) in 

considerable detail at district level showing changes in types of 

employment, and migration for decades ahead. Whilst such 

forecasts cannot be regarded as definitive they do provide 

useful background to a SHMA 

 

Source: Annex B to the CLG Practice Guidance (March 2007) and Fordham Research 2007 

 

11.9 There are many other possible sources, and the list in the Annex is longer than this one. 

However the other sources are more minor, and are more readily accessed through such 

sites as NOMIS (by topic).  
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Primary dataset 

11.10 The key primary update for a SHMA is the weekly costs aspect, addressed via the tables 

below. However local information on, for example, new variants of intermediate housing will 

no doubt be sought, and should be brought into the process. Similarly with new ideas from 

the press that seem capable of local application. Thus there are a wide range of informal 

updating processes which simply require initiative, rather than detailed analysis. 

 

11.11 At the more formal level a convincing SHMA requires a combination of secondary (existing) 

and primary (specifically gather local survey) data. The sources listed above will help to 

update the secondary data. It is not readily possible to update the primary data without 

specialist analysis. That is because the dataset is very large (requiring an analytical 

programme called SPSS) and because the process of (re-)analysing it involves a complex 

expertise which is not widely available.  

 

11.12 In practice this is not a serious drawback. Market behaviour and expectations change all 

the time. Some of this behaviour is simply a response to changing costs of types of 

housing. That element of market behaviour can be readily updated using the procedure 

detailed in the table above. That, and a general updating using the secondary sources 

listed in the tables below, is probably the limit of what can readily be done by stakeholders 

without specialist support. 

 

11.13 However that is all that is reasonably required for a number of years after the primary data 

is gathered. Short term market responses will be catered for by the procedures listed in this 

chapter. Longer term structural changes are likely to require monitoring only at much longer 

intervals such as five yearly. In that longer perspective it is not unreasonable to expect to 

have to do further primary surveys. Many of the households in the original survey will have 

changed by the time of a second one, and only new survey work can find out about them. 

 

 

Triggers for updating 

11.14 As discussed, there are data requirements which act as triggers for updating key figures at, 

for instance, annual intervals. There are also regular publications such as the ONS series 

on economic growth, and the Land Registry, which provide context for alerting SHMA 

Steering Groups to the need for more frequent updating. 

 

11.15 We would recommend fairly frequent (at least quarterly) updating of the key tabulation of 

weekly costs. The rate of change in this will serve as a key indicator of how frequently the 

core data needs to be updated. 
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Updating weekly costs 

11.16 It has been emphasised through this report that the old focus on price/income ratios is not 

relevant to SHMA work. Financial capacity is the appropriate measure for the ability to 

afford. However it has been emphasised that the main focus should be upon comparative 

prices and rents: what are the housing market gaps and how are they changing? That is 

what governs the issue of how fast people can ‘climb the housing ladder’.  

 

11.17 The most fundamental set of data for monitoring and updating is therefore the tabulation of 

weekly cost equivalents for purchase and rental. That is the main focus of the updating 

suggestions here, as it is both (relatively) simple and central. As a first step a couple of 

related issues will be addressed, followed by specific instruction on the updating process. 

 

 

Why not update incomes as well as the weekly costs of housing? 

11.18 The short answer is: because it is not relevant. There is no problem with updating incomes 

(indices exist for doing so) but it will not help with the question of affordability and policy for 

newbuild housing generally. 

 

11.19 The key point to emphasise is that the issue of affordability is about the different costs to 

types (and tenures) of housing. Whether a household can afford social rent or outright 

purchase is a financial matter, but as emphasised in this report, income is only part of the 

answer to that question: financial capacity is the key measure.  

 

11.20 But from the point of view of planning and housing policy, and practice the key updating 

issue is the relative costs of types/tenures of housing. The SHMA has indicated the ability 

to afford housing in general. The policy issues which will arise from day to day are of a 

different type, for example: 

 

i) A house builder offers what is stated to be affordable housing of 2 bedrooms at a 

cost of £X per week. Is it affordable? All that needs to be done is to ensure that the 

costs are on a comparable and complete weekly basis, and the answer takes a few 

moments when comparing it with the cost table below. 

 

ii) An RSL proposes shared ownership homes at a given price. Again when reduced to 

an overall weekly cost (including management/service charges) by making the 

purchase element into a weekly cost, the comparison with the table will soon show if 

the product is indeed intermediate or low cost market. 

 

iii) When negotiating S106 Agreements reference to updated versions of this table will 

serve the purpose of ensuring that what is agreed to be housing of a given 

affordability really is. 
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11.21 As can be seen all this important operational policy information can be derived directly from 

the table: no need for any elaborate calculation. 

 

 

How to calculate the updated prices 

11.22 Before putting the purchase and weekly rent costs on a common basis, as discussed in the 

next subsection, it is necessary to set out some points on the way in which a reasonable 

set of updated prices can be derived for a given (probably district) area. The following table 

sets out some guidance: 

 

Table 11.2 Establishing new prices/rents  

 

1. Prices/rents for each size of dwelling may vary substantially across a district (or Housing Market 

Area if different) often within short distances. It is therefore necessary to be careful in deriving district 

wide averages 

 

2. This tabulation sets out the issues to bear in mind when doing so, and should be treated as a 

general guide only. Each housing market has its individual characteristics which may suggest a 

somewhat different approach 

 

3. For social rents, the figures should be easily available within the Council’s records. The points below 

concern the weekly costs of other tenure groups 

 

4. Using Rightmove, or similar website, enter the names of the main settlements and request one of the 

key groupings. In each case the data should be by size of dwelling in the four main size bands 

indicated in the table below. 

 

(i) Market rent 

 

(ii) Second hand purchase 

 

(iii) Newbuild purchase (in this case there may be only a small sample in some cases, and so a 

degree of judgement will be necessary. For example there may be over-representation of one 

type/size of dwelling if there are only a few current housing schemes underway). A simple 

averaging may be misleading, if there are many sites in one part of a district and few or none in 

others. 

 

5. Look for the 25
th
 percentile in each case: in other words the 25

th
 from the cheapest. Hence if there 

were 200 properties in a given band, the 50
th
 would be the chosen one 

 

6. That rent/price is the new figure for the revised table. Where it is a price, rather than a rent, it will 

need to be turned into a weekly cost using the table below 

 

Source: Fordham Research 2007 
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11.23 The next section describes a procedure for putting prices into a weekly cost format to 

enable comparison with rental information. The comparison could equally well be put into 

capital (i.e. equivalent to purchase) rather than weekly cost terms, but people are more 

familiar with weekly budgeting, and so weekly costs seem the more sensible approach. 

 

 

Putting purchase prices on a weekly cost basis 

11.24 The following table explains how to put purchase prices on a weekly basis, for insertion into 

the table: 

 

Table 11.3 Turning the purchase price for a house into a weekly cost 

 

1. Procedure 

 

For interest only mortgage (which is preferable because it represents the cheapest method of entering the 

sector and therefore the entry level) 

 

Cost of home = C  

Interest rate = I 

Interest to be on mortgage to be paid per year = P 

Weekly Interest payment = W 

Number used to derive weekly cost of owner occupation = N 

 

C*I = P 

P/52 = W 

W/C = N 

 

2. Example of how it works 

 

For example on a £50,000 home with an interest only mortgage rate of 5.99% the yearly payment will be 

£,2,995, which equates to £57.60 per week.  

 

Source: Fordham Research 2007 

 

11.25 Once a full set of weekly costs has been obtained this can be compared with the table in 

the SHMA, and rates of change in different parts of the size/tenure spectrum assessed. If 

the local housing market is strongly differentiated this may need to be done for several sub-

markets. 
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Table 11.4 Comparative outgoings by tenure: North Northamptonshire HMA 

 Social rent  Intermediate 
Min private 

rent 

Min price sale 

(second hand) 

Min price sale 

(newbuild) 

 £ weekly £ weekly £ weekly £ weekly £ weekly 

Corby 

1 bed £52 £64 £76 £128 £195 

2 bed £62 £77 £93 £129 £196 

3 bed £66 £89 £113 £146 £222 

4 bed £70 £116 £163 £217 £330 

Kettering 

1 bed £53 £72 £92 £123 £178 

2 bed £63 £83 £102 £141 £204 

3 bed £73 £97 £122 £154 £223 

4 bed £85 £125 £167 £230 £333 

Oundle 

1 bed £55 £83 £111 £186 £269 

2 bed £62 £87 £111 £186 £269 

3 bed £69 £118 £167 £255 £370 

4 bed £76 £136 £198 £312 £452 

Rushden 

1 bed £55 £68 £81 £104 £151 

2 bed £62 £81 £99 £134 £194 

3 bed £69 £95 £122 £163 £236 

4 bed £76 £119 £163 £223 £323 

Wellingborough 

1 bed £53 £72 £91 £153 £191 

2 bed £64 £82 £100 £153 £192 

3 bed £71 £96 £121 £161 £201 

4 bed £79 £129 £180 £242 £303 

Source: CORE, survey of estate and lettings agents, and web sources (especially Rightmove). This table also appears as Table 4.12 

above. 

 

 

Policy use of the information 

11.26 The revised table can be referred to in policy documents as a basic tool for assessing 

affordability. As emphasised above it is not necessary to add income or financial capacity 

information. If the housing is cheaper than a given threshold then it is affordable to the 

groups in question (those who can afford intermediate housing, or low cost market housing 

for example).  

 

11.27 The revised table will, like that in this SHMA, represent a central policy tool both for the 

local authority to check the affordability of different types of housing (e.g. Intermediate or 

low cost market) and for private sector bodies to check the affordability of what they are 

offering. This tabulation should provide a neutral basis for comparison of alternative 

packages whether of market or affordable housing. 
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Summary 

11.28 It is a key feature of the SHMA that it be a continuing process, not a ‘one shot’ report. 

Updating and monitoring is therefore a key feature of that process. 

 

11.29 Strategies are needed for regular monitoring and updating, and triggers may be added 

where rapid changes are noted. The procedure outlined here is addressed to the sub-

market SHMA, but can be applied widely. 

 

11.30 A listing is provided of the main secondary data sources which can be used to update the 

background information in the SHMA. This is valuable in conjunction with the updating of 

costs to provide an overall picture. 

 

11.31 Updating the primary data is not easily carried out by SHMA Partnerships, as it is a 

technical exercise. This is not a serious drawback as the structure of a housing market 

does not usually change fundamentally in less than about five years. As a result most 

market responses are due to changes in weekly costs of housing plus any general changes 

such as net in or out migration which would be picked up through point (iv).  

 

11.32 The key statistic is the weekly cost of different tenures/sizes of dwelling. It is not, as is still 

sometimes thought], price income ratios (now almost meaningless in housing market 

practice). It is therefore essential to be able to update the key table of weekly costs in this 

SHMA. A simple procedure is set out for doing this. 

 

11.33 Thus a combination of updating the weekly costs matrix, and testing proposed new housing 

developments against it plus background updating using the second and third tables in this 

section should enable the SHMA process to proceed constructively. The final ingredient is 

the commitment of the Steering Group. This cannot be made a written requirement, but 

clearly the will and drive of the Steering Group is in many ways the main route to successful 

evolution of the SHMA process. 
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Glossary 
 

Affordability 

 

A measure of whether households can access and sustain the cost of private sector housing. 

There are two main types of affordability measure: mortgage and rental. Mortgage affordability 

assesses whether households would be eligible for a mortgage; rental affordability measures 

whether a household can afford private rental. Mortgage affordability is based on conditions set by 

mortgage lenders – using standard lending multipliers (2.9 times joint income or 3.5 times single 

income (whichever the higher)). Rental affordability is defined as the rent being less than a 

proportion of a household’s gross income (in this case 25% of gross income). 

 

Affordable housing 

 

Affordable housing includes social rented and intermediate housing, provided to specified eligible 

households whose needs are not met by the market. Affordable housing should be at a cost which 

is below the costs of housing typically available in the open market and be available at a sub-

market price in perpetuity (although there are some exceptions to this such as the Right-to-

Acquire). 

 

Annual need 

 

The combination of the net future need plus an allowance to deal progressively with part of the net 

current need. 

 

Average 

 

The term ‘average’ when used in this report is taken to be a mean value unless otherwise stated. 

 

Balanced Housing Market model 

 

A model developed by Fordham Research which examines the supply and demand for different 

types and sizes of housing across different areas and for specific groups. 
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Bedroom standard 

 

The bedroom standard is that used by the General Household Survey, and is calculated as follows: 

a separate bedroom is allocated to each co-habiting couple, any other person aged 21 or over, 

each pair of young persons aged 10-20 of the same sex, and each pair of children under 10 

(regardless of sex). Unpaired young persons aged 10-20 are paired with a child under 10 of the 

same sex or, if possible, allocated a separate bedroom. Any remaining unpaired children under 10 

are also allocated a separate bedroom. The calculated standard for the household is then 

compared with the actual number of bedrooms available for its sole use to indicate deficiencies or 

excesses. Bedrooms include bed-sitters, box rooms and bedrooms which are identified as such by 

respondents even though they may not be in use as such. 

 

Concealed household  

 

A household that currently lives within another household but has a preference to live 

independently and is unable to afford appropriate market housing. 

 

Current need 

 

Households whose current housing circumstances at a point in time fall below accepted minimum 

standards. This would include households living in overcrowded conditions, in unfit or seriously 

defective housing, families sharing, and homeless people living in temporary accommodation or 

sharing with others. 

 

Disaggregation 

 

Breaking a numerical assessment of housing need and supply down, either in terms of size and/or 

type of housing unit, or in terms of geographical sub-areas within the District. 

 

Financial capacity 

 

This is defined as household income+savings+equity (the value of the property owned by owner 

occupiers, typically the family home, net of mortgage. This provides an indication, when put on a 

capital basis, of the amount which the household could afford to pay for housing. Since equity is 

now a substantial part of the overall financial capacity of the large fraction of owner occupiers it is 

essential to use this measure rather than the old price/income ratio to measure the activity of a 

housing market. 
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Forecast  

 

Either of housing needs or requirements is a prediction of numbers which would arise in future 

years based on a model of the determinants of those numbers and assumptions about (a) the 

behaviour of households and the market and (b) how the key determinants are likely to change. It 

involves understanding relationships and predicting behaviour in response to preferences and 

economic conditions. 

 

Grossing-up 

 

Converting the numbers of actual responses in a social survey to an estimate of the number for the 

whole population. This normally involves dividing the expected number in a group by the number of 

responses in the survey. 

 

Headship rates  

 

Measures the proportion of individuals in the population, in a particular age/sex/marital status 

group, who head a household. Projected headship rates are applied to projected populations to 

produce projected numbers of households. 

 

Household 

 

One person living alone or a group of people who have the address as their only or main residence 

and who either share one meal a day or share a living room. 

 

Household formation 

 

The process whereby individuals in the population form separate households. ‘Gross’ or ‘new’ 

household formation refers to households which form over a period of time, conventionally one 

year. This is equal to the number of households existing at the end of the year which did not exist 

as separate households at the beginning of the year (not counting ‘successor’ households, when 

the former head of household dies or departs). 

 

(A) household living within another household  

 

Is a household living as part of another household of which they are neither the head or the partner 

of the head. 

 

Households sharing  

 

Are households (including single people) who live in non-self-contained accommodation but do not 

share meals or a living room (e.g. 5 adults sharing a house like this constitute 5 one-person 

households). 
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Housing demand  

 

The quantity of housing that households are willing and able to buy or rent. 

 

Housing Market Area 

 

The geographical area in which a substantial majority of the employed population both live and 

work, and where most of those changing home without changing employment choose to stay. In 

the local context the Council areas of Breckland, North Norfolk and North Norfolk have been 

designed as a housing market area, although sub-markets exist within this boundary. 

 

Housing need 

 

Housing need is defined as the number of households who lack their own housing or who live in 

unsuitable housing and who cannot afford to meet their housing needs in the market. 

 

Housing Register 

 

A database of all individuals or households who have applied to a local authority or RSL for a social 

tenancy or access to some other form of affordable housing. Housing Registers, often called 

Waiting Lists, may include not only people with general needs but people with support needs or 

requiring access because of special circumstances, including homelessness. 

 

Housing size  

 

Measured in terms of the number of bedrooms, habitable rooms or floorspace. This guidance uses 

the number of bedrooms. 

 

Housing type  

 

Refers to the type of dwelling, for example, flat, house, specialist accommodation. 

 

Intermediate Housing 

 

PPS3 defines intermediate housing as ‘housing at prices and rents above those of social rent but 

below market prices or rents and which meet the criteria set out above. These can include shared 

equity products (e.g. HomeBuy), other low cost homes for sale and intermediate rent.’ 

 

Lending multiplier  

 

The number of times a household’s gross annual income a mortgage lender will normally be willing 

to lend. The most common multipliers quoted are 3.5 times income for a one-income household 

and 2.9 times total income for dual income households. 
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Lower quartile  

 

The value below which one quarter of the cases falls. In relation to house prices, it means the price 

of the house that is one-quarter of the way up the ranking from the cheapest to the most 

expensive. 

 

Market housing/low cost market housing 

 

This is defined by CLG as anything not affordable. In the Housing Gaps Figure: anything above 

market entry. CLG has not defined ‘low cost market’ other than that it falls within the market range. 

Since this is very wide, it is not very helpful. The most useful kind of low cost market would be that 

which falls into the rent/buy gap on the Housing Gaps Figure. Shared ownership would provide a 

partial equity solution for those unable to afford second hand entry level purchase, for example. 

 

Mean 

 

The mean is the most common form of average used. It is calculated by dividing the sum of a 

distribution by the number of incidents in the distribution. 

 

Median 

 

The median is an alternative way of calculating the average. It is the middle value of the 

distribution when the distribution is sorted in ascending or descending order.  

 

Migration 

 

The movement of people between geographical areas, primarily defined in this context as local 

authority Districts. The rate of migration is usually measured as an annual number of households, 

living in the District at a point in time, who are not resident in that District one year earlier. 

 

Net need 

 

The difference between need and the expected supply of available affordable housing units (e.g. 

from the re-letting of existing social rented dwellings). 

 

Newly arising need 

 

New households which are expected to form over a period of time and are likely to require some 

form of assistance to gain suitable housing together with other existing households whose 

circumstances change over the period so as to place them in a situation of need (e.g. households 

losing accommodation because of loss of income, relationship breakdown, eviction, or some other 

emergency). 

 



North Northamptonshi re  Stra teg ic  Hous ing Marke t  Assessment  

Page 106 

Non-self-contained accommodation  

 

Where households share a kitchen, bathroom or toilet with another household, or they share a hall 

or staircase that is needed to get from one part of their accommodation to another. 

 

Overcrowding 

 

An overcrowded dwelling is one which is below the bedroom standard. (See 'Bedroom Standard' 

above). 

 

Primary data  

 

Information that is collected from a bespoke data collection exercise (e.g. surveys, focus groups or 

interviews) and analysed to produce a new set of findings. 

 

Potential households 

 

Adult individuals, couples or lone parent families living as part of other households of which they 

are neither the head nor the partner of the head and who need to live in their own separate 

accommodation, and/or are intending to move to separate accommodation rather than continuing 

to live with their ‘host’ household. 

 

Projection  

 

Either of housing needs or requirements is a calculation of numbers expected in some future year 

or years based on the extrapolation of existing conditions and assumptions. For example, 

household projections calculate the number and composition of households expected at some 

future date(s) given the projected number of residents, broken down by age, sex and marital 

status, and an extrapolation of recent trends in the propensity of different groups to form separate 

households. 

 

Random sample 

 

A sample in which each member of the population has an equal chance of selection. 

 

Relets 

 

Social rented housing units which are vacated during a period and become potentially available for 

letting to new tenants. 
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Rounding error 

 

Totals in tables may differ by small amounts (typically one) due to the fact that fractions have been 

added together differently. Thus a table total may say 2011, and if the individual cell figures are 

added the total may come to 2012. This is quite normal and is a result of the computer additions 

made. Figures should never be taken to be absolutely accurate. No such state exists. The figures 

in this document are robust estimates not absolutely precise ones. The usual practice is to use the 

stated total (in the above case 201a) rather than the figure of 2012 to which the individual figures 

sum. That is because the total will have resulted from a rounding after all the fractions are taken 

fully into account. 

 

Sample survey 

 

Collects information from a known proportion of a population, normally selected at random, in order 

to estimate the characteristics of the population as a whole. 

 

Sampling frame 

 

The complete list of addresses or other population units within the survey area which are the 

subject of the survey. 

 

Secondary data  

 

Existing information that someone else has collected. Data from administrative systems and some 

research projects are made available for others to summarise and analyse for their own purposes 

(e.g. Census, national surveys). 

 

Shared equity schemes  

 

Provide housing that is available part to buy (usually at market value) and part to rent. 

 

SHMA (Strategic Housing Market Assessment) 

 

SHMA drives from government guidance suggesting that the ‘evidence base’ required for the good 

planning of an area should be the product of a process rather than a technical exercise.  

 

Social rented housing 

 

PPS3 defines social rented housing as ‘rented housing owned by local authorities and registered 

social landlords, for which guideline target rents are determined through the national rent regime, 

the proposals set out in the Three Year review of Rent Restructuring (July 2004) were implemented 

in policy in April 2006. It may also include rented housing owned or managed by other persons and 

provided under equivalent rental arrangements to the above, as agreed with the local authority or 

with the Housing Corporation as a condition of grant’  
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Special Needs 

 

Relating to people who have specific needs: such as those associated with a disability. 
 

Stratified sample 

 

A sample where the population or area is divided into a number of separate sub-sectors (‘strata’) 

according to known characteristics based, for example, on sub-areas and applying a different 

sampling fraction to each sub-sector. 

 

Specialised housing  

 

refers to specially designed housing (such as mobility or wheelchair accommodation, hostels or 

group homes) or housing specifically designated for particular groups (such as retirement housing). 

 

Under-occupation 

 

An under-occupied dwelling is one which exceeds the bedroom standard by two or more 

bedrooms. 

 

Unsuitably housed households 

 

All circumstances where households are living in housing which is in some way unsuitable whether 

because of its size, type, design, location, condition or cost. 

 

 

Definitions 

 

ABI - Annual Business Inquiry 

BME - Black and Minority Ethnic 

CBL - Choice Based Lettings 

CORE - The Continuous Recording System (Housing association and local authority lettings/new 

tenants) 

DETR - Department of the Environment, Transport and the Regions 

GIS - Geographical Information Systems 

HMO - Households in Multiple Occupation 

HSSA - The Housing Strategy Statistical Appendix 

IMD - Indices of Multiple Deprivation 

LA - Local Authority 

LCHO - Low Cost Home Ownership 

LDF - Local Development Framework 

NeSS - Neighborhood Statistics Service 

NHSCR - National Health Service Central Register 

NOMIS - National On-line Manpower Information System 

NROSH - National Register of Social Housing 
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ODPM - Office of the Deputy Prime Minister 

ONS - Office for National Statistics 

PPS - Planning Policy Statement 

RSL - Registered Social Landlord 

RSR - Regulatory and Statistical Return (Housing Corporation) 

RTB - Right to Buy 

SEH - Survey of English Housing 

TTWA - Travel to Work Area 

 


