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1. Introduction 

 

1.1 Policies 28 and 29 of the Pre-Submission Joint Core Strategy (JCS) set out a 

requirement for 35,000 additional dwellings in North Northamptonshire over the 

period 2011-31 and the distribution of this housing between and within the four 

constituent districts/ boroughs. A ‘strategic opportunity’ is also identified for an 

additional 5,000 dwellings at Corby to support the continued growth and 

regeneration. 

 

1.2 This Background Paper explains the basis of the JCS housing numbers and is 

structured as follows: 

 

 Section 2 outlines the context for policies 28 and 29, including relevant national 

policy and practice guidance. 

 Section 3 identifies the North Northamptonshire Housing Market Area (HMA) as 

the appropriate spatial scale to assess housing requirements; 

 Section 4 explains how official (DCLG) household projections, which form the 

starting point for assessing housing requirements, have been analysed and 

adjusted to provide a robust basis for planning for housing to 2031; 

 Section 5 reviews the housing requirements arising from Section 4 against 

employment trends and considers whether any adjustment is required to achieve 

a better balance between jobs and workers; 

 Section 6 reviews the housing requirements arising from Section 4 against 

relevant market indicators to consider whether any adjustment is required to 

achieve a better balance between supply and demand; 

 Section 7 sets out the evidence for breaking the full, objectively assessed need 

(OAN) for housing (arising from Sections 4-6) down by tenure, household type and 

household size. It considers whether an upward adjustment in total housing 

figures would help deliver the required number of affordable homes; 

 Section 8 draws the evidence together to identify the appropriate housing 

requirement for the JCS based on OAN (sections 4-6) and affordable housing 

issues (section 7). It outlines how key evidence has been consulted upon and 

tested through the preparation and use of an Interim Housing Statement; 

 Section 9 explains how the housing requirement for the North Northamptonshire 

HMA has been apportioned to the four districts and boroughs, based on the 

assessment of spatial options and other evidence; 

 Section 10 outlines how the housing requirement for each district and borough has 

been distributed to named settlements and the rural area based on the urban-

focused development strategy set out in JCS Policy 11 and having regard to local 

evidence, including the extent of committed sites. 

 Section 11 provides a summary and conclusion. 
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2.0  Context including National Policy and Guidance 

 

2.1 The housing requirements set out in the 2008 Northamptonshire Core Spatial 

Strategy (2008 CSS) arose from the identification of the area in National , Regional 

and Sub-Regional1 plans as part of a nationally important Growth Area to help 

accommodate development pressures arising in the South East. This resulted in 

housing requirements significantly in excess of those needed to meet the needs 

arising from the existing population and to accommodate a continuation of past 

trends of in-migration. 

 

2.2 The context for planning for housing has changed fundamentally since the 2008 CSS 

was prepared and has continued to evolve during the preparation of JCS. The East 

Midlands Regional Plan, which set housing requirements for each District/ Borough in 

North Northamptonshire was revoked in January 2013. This marked a move from a 

‘top-down’ regional/ sub-regional approach to planning for housing to one based on 

locally determined requirements. The National Planning Policy Framework (NPPF), 

published in March 2012, requires local planning authorities to “use their evidence 

base to ensure that their Local Plan meets the full, objectively assessed needs for 

market and affordable housing in the housing market area, as far as is consistent 

with the policies set out in this Framework….” (para.47).  

 

2.3 In the light of the above, the housing requirements set out in the revoked Regional 

Plan and 2008 CSS are no longer relevant in considering housing requirements in 

North Northamptonshire. This has been confirmed through a number of recent appeal 

decisions, which have supported the use of updated housing requirements set out in 

an Interim Housing Statement prepared by the JPU (see Section 8 below). 

 

2.4 National guidance on implementing the NPPF approach to planning for housing has 

evolved during the preparation of the JCS. The NPPF itself provides limited guidance 

on what comprises “full, objectively assessed needs”, other than that these should 

meet household and population projections. It was not until March 2014 that the 

national Planning Practice Guidance (PPG) provided clarification on the approach to 

be taken in establishing the full objectively assessed needs (OAN) for housing in the 

Housing Market Area. The Emerging JCS, published by the JPU for consultation in 

August 2012, pre-dated this advice and the revocation of the Regional Plan. It has 

been superseded by further work undertaken by the JPU, including preparation of an 

Interim Housing Statement (see Section 8)2. 

 

 

                                                           
1 Sustainable Communities: Building for the Future, ODPM 2003; Milton Keynes and South Midlands Sub-
Regional Strategy, March 2005; East Midlands Regional Plan, March 2009. 
2 It is however important to note that the ‘strategic opportunity’ for 40,500 dwellings identified in the 201 
Emerging JCS (which formed the basis for early technical work including transport modelling) was close to the 
40,000 identified in the JCS. This technical work therefore remains robust and relevant to the JCS. 
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2.5 In outlining methodological approaches, the PPG acknowledges that “Establishing 

future need for housing is not an exact science. No single approach will provide a 

definitive answer…” It confirms (paragraph 015) that CLG household projections must 

be the starting point but states (para 017) that these estimates may require adjustment 

to reflect factors affecting local demography and household formation rates. It 

indicates that housing requirements arising from household projections should be 

considered against projections of employment growth (para 018) and also, if 

necessary, adjusted to reflect market signals relating to price (e.g. house prices and 

affordability) and quantity (e.g. rate of development). 

 

2.6 The PPG indicates (para 021) that, once an overall housing figure has been identified, 

plan makers will need to break this down by tenure, household type and household 

size. It states (para 029) that the total affordable housing need should be considered in 

the context of its likely delivery as a proportion of mixed market and affordable housing 

developments and an increase in the total housing figures should be considered where 

it could help deliver the required number of affordable homes. 

 

2.7 This Background Paper is structured to address the issues covered in the PPG. In 

doing so, it has regard to technical guidance on methodology produced by Peter Brett 

Associates on behalf of the Planning Advisory Service (PAS)3.  

 

3. The North Northamptonshire Housing Market Area 

 

3.1 The preparation of the JCS is a key mechanism through which local planning 

authorities in North Northamptonshire meet the duty to cooperate introduced in the 

2011 Localism Act. This requires neighbouring local planning authorities to work 

collaboratively on strategic cross-boundary issues (NPPF paras 180 and 181) and, in 

particular to plan for the full, objectively assessed needs for market and affordable 

housing in the housing market area (HMA), working with neighbouring authorities 

where the HMA crosses administrative boundaries (NPPF para 47 and 159).  

 

3.2 As well as working across the four local authorities in North Northamptonshire, the 

Joint Planning Unit (JPU) has cooperated with planning authorities in adjoining HMAs 

throughout the preparation of the JCS, through individual contact and by working 

through groups such as the SEMLEP Planners’ Forum. This has included ongoing 

discussions with the West Northamptonshire JPU and officers representing the 

Councils of Harborough, Rutland, Peterborough, Huntingdonshire and Bedford in order 

to clarify the approach to housing provision and the evidence base underpinning this. 

 

3.3 North Northamptonshire was first identified as a distinct HMA in a 2005 study for the 

East Midlands Regional Assembly and Housing Board4. This mapped out relatively 

self-contained market areas, in which the majority (c 70%) of household moves are 

contained and where there is a close relationship to Travel to Work Areas. The HMAs 

identified by DTZ Pieda Consulting (Figure 1 below) have provided the basis for 

                                                           
3 Objectively Assessed Need and Housing Targets – Technical Advice Note, Peter Brett Associates for PAS, June 2014  
4 Identifying the Sub-Regional Housing Markets of the East Midlands, DTZ Pieda Consulting, 2005 
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subsequent work including Strategic Housing Market Assessments (SHMAs) and Joint 

Core Strategies in North and West Northamptonshire.  

 

 Figure 1: The North Northamptonshire Housing Market Area 

 
3.4 The PAS advice referred to in paragraph 2.7 above, suggests that the starting point 

for considering HMAs should be a study commissioned by the former National 

Housing and Planning Advice Unit (NHPAU) and published by CLG in 20105. This 

identified a number of possible alternative geographies for HMAs, including one that 

placed most of North Northamptonshire within a ‘Northampton HMA’, with part of 

East Northamptonshire being in the ‘Peterborough HMA’. However, this study 

acknowledged that it is not possible to have a uniquely ‘right’ answer to defining 

HMAs and the PAS advice (para 4.18) echoes this in stating that “…Wherever the 

boundary is drawn, the resulting HMA will not be perfect, because no market area is 

perfectly self-contained. Some areas, probably just beyond the HMA boundary, will 

be closely linked to parts of the HMA…”. It advocates a pragmatic approach to 

defining HMAs, suggesting that, subject to evidence, “…authorities could define 

HMAs based on pre-existing relationships or partnerships between authorities, 

including Local Economic Partnerships (LEPs) and joint planning units….” (para 

4.10). 

 

3.5 The identification of North Northamptonshire as an HMA reflects the pragmatic 

approach advocated by PAS. The first North Northamptonshire SHMA prepared by 

Fordham Research (August 2007) recognised this, noting (para 9) that the “The 

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

authority boundaries of Corby, East Northamptonshire, Kettering and 

                                                           
5 Geography of Housing Market Areas in England, July 2010 
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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.” 

 

3.6 The 2012 update to the North Northamptonshire Strategic Housing Market 

Assessment (SHMA)6 reiterates these earlier studies in confirming North 

Northamptonshire as a functional housing market area both internally and in 

relation to adjacent areas. This view is supported by discussions with neighbouring 

local authorities in accordance with requirements of the “Duty to Cooperate”. These 

have confirmed that, notwithstanding some inevitable minor areas of overlap with 

adjoining HMAs, North Northamptonshire remains a logical HMA, within which 

objectively assessed housing requirements should be met. None of the neighbouring 

authorities are relying on North Northamptonshire to meet an element of their own 

objectively assessed needs. In this respect it is important to note that the West 

Northamptonshire Joint Core Strategy, meeting the full objectively assessed housing 

needs in the West Northamptonshire HMA up to 2029, was adopted in December 

2014. 

 

3.7 The North Northamptonshire HMA is further supported by migration data and 

commuting data from the 2011 Census provided in Appendix 1. The movement of 

people to live and work demonstrates the strong relationship between the four 

districts/ boroughs in North Northamptonshire. For all districts except Wellingborough 

the top inflow and top outflow of residents and commuters is from/ to another local 

authority in North Northamptonshire. Wellingborough is closely related to 

Northampton Borough (part of the West Northamptonshire HMA), which is not 

surprising given its relative size and proximity. However, the inflow of residents from 

Northampton to Wellingborough is still less than from/ to rest of the North 

Northamptonshire authorities.   

 
3.8 A final piece of evidence that supports the identification of North Northamptonshire as 

an HMA is the pattern of housing completions experienced since 2001.  As shown in 

Figures 7 and 8 below, the rate of development has fluctuated significantly in 

individual districts but the overall trajectory for the HMA is similar to that for England 

as a whole, indicating that the four districts and boroughs together comprise a 

coherent HMA.  

   

 Section 3 Conclusion 

3.9 The evidence set out above confirms that North Northamptonshire remains an 

appropriate Housing Market Area in which to assess housing requirements in line 

with NPPF paragraph 47. The following sections set out the evidence on which the 

full, objective assessment of housing needs is based, following national guidance 

provided in the PPG. 

                                                           
6 North Northamptonshire Strategic Housing Market Assessment, Housing Vision August 2012 
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4. DCLG household projections 

 

4.1 The PPG confirms that “Household projections published by the Department for 

Communities and Local Government should provide the starting point estimate of 

overall housing need” (para 015 Reference ID: 2a-015-20140306). 

 

4.2 The most up to date DCLG household projections are the 2011 based interim 

projections for the period 2011 to 2021 (DCLG, April 2013). In order to provide robust 

demographic evidence for housing requirements, the JPU commissioned the 

Cambridge Centre for Housing and Planning Research (CCHPR) to advise on how 

the 2011 based projections should be adjusted and extended to 2031. A copy of the 

CCHPR report on Assessing the Housing Requirements of North Northamptonshire 

(CCHPR, December 2013) is available at www.nnjpu.org.uk.  

 

4.3 The CCHPR has an international reputation as a leading academic research 

institution in the fields of housing and planning and was also commissioned by the 

West Northamptonshire JPU to inform the West Northamptonshire Joint Core 

Strategy. This has been found sound at examination and was adopted by the West 

Northamptonshire Joint Committee in December 2013. 

 

4.4 The CCHPR work indicates that the CLG 2011 based interim projections may 

underestimate future demand for housing in North Northamptonshire. This is because 

household formation rates have been depressed by the recession, in particular with 

young adults remaining at home longer. A number of alternative scenarios are 

modelled, of which CCHPR favour a “2008 tracking” projection, which assumes that 

from 2015 household formation rates move back towards previous trends and that 

from 2025 they track those in the previous CLG 2008 based projections rather than 

the 2011 projections (which assume that household formation rates will continue to 

fall for young adults). This is consistent with the approach taken in West 

Northamptonshire and results in a projected additional 33,854 households in the 

HMA between 2011 and 2031. Assuming 3% of dwellings are vacant7, this projection 

results in a requirement for 34,900 additional dwellings in this period, which has been 

rounded to 35,000 in the JCS. 

 

4.5 In addition to adjusting the CLG 2011 based household projections in respect of rates 

of household formation, CCHPR identify a significant issue in relation to the projected 

flow of households into Corby from the rest of the UK. Local evidence suggests that, 

compared to actual flows since 2001, this is significantly underestimated in official 

projections. CCHPR provide an alternative scenario based on different assumptions 

on net in-migration to Corby. This increases the projected growth in households in 

Corby (2011-21) from 7,163 in the “2008 tracking scenario” to around 13,100 and 

reduces projected growth in the other districts, in particular Kettering. 

                                                           
7 The 3% allowance for vacant dwellings is based on CLG Live Table 100 on dwelling stock which is 
based on council tax records (https://www.gov.uk/government/statistical-data-sets/live-tables-on-
dwelling-stock-including-vacants).  
 

http://www.nnjpu.org.uk/docs/131219%20Final%20Report%20for%20NNJPU%20Version%201.0%20.pdf
https://www.gov.uk/government/statistical-data-sets/live-tables-on-dwelling-stock-including-vacants
https://www.gov.uk/government/statistical-data-sets/live-tables-on-dwelling-stock-including-vacants


8 
 
 

 

4.6 Table 1 below compares the housing requirements arising from a roll-forward of the 

DCLG 2011 based household projections (the starting point for OAN) with those 

arising from the CCHPR ‘2008 Tracking’ and ‘Corby Adjusted’ projections. Revised 

2012-based Sub-national Population Projections for the period to 2033 were 

published by ONS in May 2014. For North Northamptonshire these are around 20% 

lower than the previous 2011 based projections for the period to 2021. DCLG has not 

yet published revised household projections based on these latest ONS population 

projections. However it is unlikely that the household projections for North 

Northamptonshire will exceed the 2011 based projections. CCHPR estimates that, 

compared with the ‘2008 Tracking’ projections used for the JCS, a scenario using the 

latest ONS population projections would result in 6.6% fewer additional households in 

North Northamptonshire. 

 

Table 1 -  Projected increase in households and resulting dwelling 

requirement in the North Northamptonshire HMA 2011-31 

Scenario 

 

ONS 2011 

based interim 

projection, 

extended to 

2031 

CCHPR 

‘2008 

Tracking’ 

projection 

 

CCHPR ‘Corby 

Adjusted’ 

projection 

Additional households 28,100 33,900 38,300 

Required dwellings 

(assuming 3% 

vacancies) 

29,000 34,900 39,500 

 Source: CCHPR - Assessing the Housing Requirements of North Northamptonshire, December 2013.  

4.7 CCHPR caution that the ‘Corby Adjusted’ projection is a broad indication based on 

recent trends and that consideration should be given to whether these high growth 

rates will be sustained. Their report notes that this projection approximately doubles 

both the population and household growth envisaged in the official projections and 

assumes that net inflows into Corby from the rest of the UK are not only maintained 

at the levels seen in the last 3-4 years but increase further. For this reason the 

CCHPR “2008 tracking” scenario is considered to provide the most robust set of 

adjusted household projections as part of an objective assessment of housing 

needs in North Northamptonshire. The JCS does however take the Corby adjusted 

projection into account in relation to the ‘strategic opportunity’ identified in Policy 28 

(see Section 9 below).   

 

4.8 As well as taking account of newly arising need (from additional households), the 

CCHPR “2008 tracking” projections assume that household formation rates will 

move back towards the longer term (pre-recession) trend, allowing for a higher 

number of households including those comprised of young adults who, at the 2011 

base-date, were unable to form their own households for economic reasons. They 

therefore re-base the evidence of housing needs at April 2011 and it is unnecessary 

to make a separate allowance for unmet housing need that existed at 2011. 
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 Section 4 Conclusion 

4.9 In accordance with national policy and guidance, DCLG household forecasts have 

been taken as the starting point for considering the full objectively assessed needs 

for market and affordable housing in the North Northamptonshire HMA. These 

projections have been extended to 2031 and adjusted upwards by the Cambridge 

University Centre for Housing and Planning Research. They provide a robust basis 

for planning positively for housing in North Northamptonshire. 

 

 

5. Employment trends 

5.1 The PPG (para 018 Reference ID: 2a-018-20140306) states that “Plan makers 

should make an assessment of the likely change in job numbers based on past 

trends and/or economic forecasts as appropriate and also having regard to the 

growth of the working age population in the housing market area…. Where the supply 

of working age population that is economically active (labour force supply) is less 

than the projected job growth, this could result in unsustainable commuting patterns 

(depending on public transport accessibility or other sustainable options such as 

walking or cycling) and could reduce the resilience of local businesses. In such 

circumstances, plan makers will need to consider how the location of new housing or 

infrastructure development could help address these problems. 

5.3 It follows that plan makers should also be cautious about planning for levels of new 

housing that would generate a growth in labour force significantly in excess of likely 

growth in job numbers, since this will result in increased out-commuting. This is 

particularly relevant for North Northamptonshire since the area has historically 

struggled to provide enough new jobs to match the increase in labour force arising 

from new housing. In the period 2001 to 2011, 16,640 new homes were built (North 

Northamptonshire Authorities’ Monitoring Report 2013) but there was an estimated 

net increase of only 7,500 jobs (ABI 2001-2008 and BRES 2008-2011). This 

imbalance results in more residents having to commute outside North 

Northamptonshire (see Appendix 1). At the 2011 Census, 69% of the employed 

labour force living in North Northamptonshire also worked in North Northamptonshire. 

This has fallen from 76% at the 2001 census. The 2011 Census indicates that over 

18,000 more workers commute out of North Northamptonshire, than commute in. 

This is a significant pool of labour that could take up jobs closer to home within North 

Northamptonshire. 

 

5.4 The Employment Targets Background Paper (NNJPU, January 2015) explains how 

the JCS seeks to address this issue by supporting the provision of enough new jobs 

to match the growth in labour force that will arise from the strategic opportunity for 

40,000 homes (22,800 additional workers), plus additional jobs to help reduce levels 

of out-commuting, particularly from the southern area (the Borough of 

http://www.nnjpu.org.uk/docs/AMR%202012-13.pdf
http://www.nnjpu.org.uk/docs/AMR%202012-13.pdf
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Wellingborough plus the ‘Four Towns’ area of East Northamptonshire). This 

approach results in the JCS Policy 22 target of a minimum 31,100 new jobs over the 

period the period 2011-31. 

 

5.5 Various employment forecasts have been considered in preparing the JCS (see 

report to the Joint Committee on 31st January 2013), all of which indicate that the 

minimum employment targets are ambitious. The most relevant and comprehensive 

forecasts are considered to be those provided by the East of England Forecasting 

Model (EEFM) developed by Oxford Economics. This is a well-established 

forecasting model, developed to project economic, demographic and housing trends 

in a consistent fashion. It is widely used by local authorities and Local Enterprise 

Partnerships across the East of England, East Midlands and South East. 

Employment forecasts for North Northamptonshire are illustrated below and 

explained in the Employment Targets Background Paper. These range from a low of 

15,200 jobs to a high of 24,700 jobs over the period 2011-31. 

 
 

5.6 While the JCS is seeking an excess of new jobs over new workers to enable more 

sustainable patterns of commuting, it is only in the EEFM high scenario that forecast 

job growth exceeds the forecast increase in labour force arising from 40,000 

additional dwellings. This emphasises the challenge of securing new jobs in North 

Northamptonshire and demonstrates that any further increase in housing 

requirements is not justified by employment trends and is only likely to result in 

increased out-commuting. If anything, employment forecasts would justify a 
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in North Northamptonshire (EEFM 2013)
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downwards revision of housing requirements, but this would not provide a positively 

prepared plan as required by the NPPF.  

 

5.7 Figure 2 also illustrates the link that The EEFM model provides between employment 

and housing. It uses job forecasts to derive population forecasts (driven by economic 

trends including rates of economic activity and commuting) and, via assumptions on 

occupancy levels, forecasts of dwelling demand. The range between high and low 

scenarios is much greater for employment than for housing. This is because changes 

in macroeconomic conditions will affect employment first, which will then percolate 

through into impacts on population growth (more employment opportunities will lead 

to higher levels of in-migration and vice-versa) and demand for housing. 

 

5.8 The EEFM thus indicates that, if current levels of commuting continue, forecast levels 

of job creation could drive a demand for between 27,400 and 31,600 new dwellings 

between 2011 and 2031. The JCS minimum housing requirement (35,000 dwellings) 

and strategic opportunity (40,000 dwellings) are significantly in excess of the highest 

EEFM projection of 31,600 dwellings8. This implies that either the area must exceed 

projections of employment growth (which is what the JCS seeks to achieve); or that 

demand for housing will be sustained by factors in addition to employment growth 

(increasing out-commuting). The latter has been the case in recent years, with 

housing development outstripping the growth in jobs. Factors driving this housing 

development have included the relative affordability of the area; its accessibility to 

employment elsewhere; its improving offer as a place to live (e.g. improving 

infrastructure and town centres); public investment in housing; and marketing to 

support demand for new housing. These factors will continue to support a level of 

future growth but accelerating rates of residential development may be constrained in 

the longer term if the area is not able to create significant employment to attract new 

residents. 

 

 

Section 5 Conclusions 

 

5.9 Consideration has been given to whether the housing requirements arising from 

demographic projections should be adjusted upwards in the light of projections of 

employment growth. Employment growth has not kept pace with the growth in labour 

force over the past decade and economic forecasts highlight the challenge of 

achieving enough jobs for an expanding workforce arising from projected 

demographic growth over the period to 2031. Notwithstanding this, the JCS sets 

ambitious job targets with the aim of not only providing jobs for new workers but also 

of reducing current high levels of out-commuting. It is clear therefore that 

employment trends do not support any upward revision in the housing requirement 

arising from the CCHPR household projections.  

 

                                                           
8 This has been tested further by running the EEFM model ‘backwards’ to calculate the number of jobs required 

to balance the population arising from the JCS Policy 28 housing requirements. This work suggests that 19,300 
jobs would be required to balance 35,000 new homes, and 28,000 jobs to balance 40,000 homes (assuming 
commuting remains at current levels). 
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6 Market indicators 

6.1  The PPG (para. 019 Reference ID: 2a-019-20140306) states that: “The housing need 

number suggested by household projections (the starting point) should be adjusted to 

reflect appropriate market signals, as well as other market indicators of the balance 

between the demand for and supply of dwellings.  Prices or rents rising faster than 

the national/local average may well indicate particular market undersupply relative to 

demand…..”  

6.2 The PPG identifies a range of potentially relevant market signals. The most relevant 

of these are addressed below. By way of context for considering these indicators, it is 

important to note that the North Northamptonshire HMA has historically 

accommodated levels of housing growth that are considerably in excess of the needs 

arising from the existing population. In the period 2001-2011, 16,640 net additional 

dwellings were built in the HMA, enabling the number of households to grow much 

faster than the National average. Over this period Kettering, Corby and East 

Northamptonshire were among the 20 local authorities in England and Wales9. 

 House prices 
 
6.3 Housing in North Northamptonshire remains relatively affordable in a national 

context. The average price paid for a dwelling in 2014 was £170,600. This is 34% 

less than the average of £259,300 for England as a whole (Land Registry). Figure 3 

shows that house prices in North Northamptonshire have also risen more slowly than 

nationally, with an increase of 98% in the average price paid between 2001 and in 

2014, compared to 118% for England as a whole. This does not suggest that North 

Northamptonshire has an overheating housing market whereby shortage of supply is 

driving up the costs of housing.  
 

Source: From data produced by Land Registry © Crown copyright 2014. 

                                                           
9 Kettering16.8%, East Northamptonshire 15.2% and Corby14.5% compared to National average of 7.9%. 
Source: 2011 Census – Population and Household Estimates for England and Wales, March 2011, ONS July 
2012 
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6.4 Figure 4 provides further evidence that there is little relationship between the supply 

of new dwellings and the average price paid for housing (new and existing stock) 

within the North Northamptonshire HMA. House prices were at their highest when the 

greatest number of new dwellings were being built, which suggests that prices paid 

reflect national economic conditions (such as the availability of finance and capacity 

of the building industry), more than local housing supply.  

 

 
Sources: Average price paid from data produced by Land Registry © Crown copyright 2014. Housing 

completions are from the North Northamptonshire AMR 2013. 

6.5 It is evident from the above that house prices in North Northamptonshire are not 

rising faster than the national average and that, given the significant past and 

planned provision of new dwellings, there is no evidence of market undersupply 

relative to demand within the HMA.  

Rents 

 

6.6 The PPG suggest that long term changes in rents may indicate an imbalance 

between demand for and supply of housing. The Valuation Office Agency (VOA) 

publishes details of average rents from 2011 onwards. Table 2 compares the earliest 

and latest available data.  

 

  
Table 2 - Average Monthly Rent (all categories of private rental)  
  

  
Year ending 

June 2011 
Year ending 
March 2014 % change 

England £694 £720 3.8 

East Midlands £509 £537 5.4 

Northamptonshire  £549 £590 7.6 

North Northamptonshire £534 £567 6.2 

Source VOA Private Market Statistics, Table 7 
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6.7 Table 2 indicates that private rents in North Northamptonshire are rising faster than 

nationally and regionally but more slowly than in the County as a whole. This may 

suggest some imbalance between supply and demand but this does not lead to the 

conclusion that the overall supply of housing is inadequate. This is because the 

tenure of housing changes to and from owner occupation and private renting in 

response to market demands and without the need for planning permission. Figure 5 

shows that the proportion of households in privately rented accommodation has 

increased significantly (from 6.3% in 2001 to 14.1% in 2011) while the proportion in 

owner occupation has declined (from 72.4% to 68.1%). For comparison, in 2011, 

64% of households in England were in owner occupation and 16% rented privately.10 

 

 
 

 

6.8 The 2012 SHMA update11 (which preceded the release of the above 2011 
Census data) noted that North Northamptonshire has historically had a lower 
proportion of private rented housing than the national pattern but that there has 
been strong growth in this sector. It commented that “The significance of the 
growth of the private rented sector cannot be underestimated in re-balancing the 
area’s housing markets, especially in Corby; in extending flexibility and choice, 
and in maintaining a supply of housing when turnover has reduced in the 
depressed home ownership and diminished in the social rented sectors…”  

 
6.9 It is clear therefore that, while average private rents in North Northamptonshire have 

recently increased at a faster rate than nationally, they remain relatively affordable 

(average £567 per month compared to £720 for England). It is also evident that the 

supply of private rented accommodation has expanded considerably over the past 

decade (growing by 153% between 2001 and 2011). There are no constraints to this 

growth continuing in response to market demand, through bespoke developments or 

buy-to-let within the existing housing stock or from the substantial supply of new 

                                                           
10 ONS 2011 Census data from Table QS403UK 
11 North Northamptonshire Strategic Housing Market Assessment Update, Housing Vision August 2012 
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dwellings. There is therefore no evidence to suggest that private rents are being 

artificially inflated by a restricted supply of new housing. 

 Affordability 

 

6.10 Despite house prices being relatively low in the national context (see para. 6.3), 

affordability remains an important local issue, in part due to household incomes also 

being relatively low. However, as shown in Figure 6 below, the average ratio of lower 

quartile house price to lower quartile earnings in North Northamptonshire districts is 

currently lower than the national average and only matched or exceeded the national 

picture at the height of the housing market. As set out at paragraph 6.5, there is no 

under-supply of new housing relative to market demand and there is no evidence to 

suggest that higher housing requirements would result in more housing being built or 

that that any such additional housing would be more affordable to local households.  

 

  
Source: DCLG Live Table 576  

  

 

Rate of Development 

6.11 North Northamptonshire has historically accommodated high levels of housing 

growth. Between the 2001 and 2011 Censuses, the number of dwellings in North 

Northamptonshire increased by 16,250 (13.3%)12. As set out at paragraph 6.2 above, 

this has allowed North Northamptonshire to be one of the fastest growing areas of 

the country.  

6.12 Appendix 2 demonstrates that significant housing land commitments exist across 

North Northamptonshire to enable high rates of growth to continue. The rate at which 

planning permissions have been implemented has historically reflected national 

economic conditions and the strength of the housing market. This is illustrated in 

                                                           
12 ONS 2001 Census Table UV55 and 2011 Census QS418EW. Compares to 16,640 recorded completions 2011-
11 in North Northamptonshire AMR 
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Figures 7 and 8, which show that, notwithstanding variations between the districts, 

the pattern of housing completions in North Northamptonshire HMA has mirrored the 

national picture, supporting the view that the major influences on completions have 

been national economic conditions rather than any constraint in the supply of land for 

housing.  

  

 Figure 7 – Housing completions in the North Northamptonshire HMA 

  

 
Source: North Northamptonshire AMR 2013 

 

 Figure 8 – Housing completions in England 

 

 

 Source: DCLG Live Table 209 
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6.13 The above evidence on the rates of development does not support an upward 

adjustment of housing requirements for the North Northamptonshire HMA, above that 

arising from the CCHPR adjusted household projections. It does not indicate that 

higher housing requirements in the JCS would necessarily result in more housing 

being built or in cheaper house prices and rents. 

 

 

 Section 6 Conclusions 

 

6.14 The market indicators outlined above indicate that the North Northamptonshire HMA 

does not have a constrained supply of housing relative to demand. The available 

evidence does not support an upward adjustment of housing requirements above 

those arising from the CCHPR adjusted household projections, or suggest that this 

would necessarily result in more housing being built or in cheaper house prices and 

rents. The rate of housing development within the HMA has followed closely the 

national picture, suggesting that the main factors driving the pace of delivery have 

related to national housing market conditions. The available evidence suggests that 

the same is true in relation to the cost of housing and affordability ratios within the 

HMA. 

 

 

 

7. Housing requirements by tenure 

 

7.1 The conclusion of this paper thus far is that household projection provided by the 

CCHPR ‘2008 Tracking’ scenario is the most robust evidence of future housing 

requirements in the North Northamptonshire HMA. It is significantly higher than the 

latest CLG projections and does not require further adjustment in the light of 

employment projections or market signals. The CCHPR projections include all 

households, regardless of income, and make allowance for additional households to 

be created, particularly by young adults, as the economy recovers from the 

recession. 

 

7.2 The housing requirement of 34,900 dwellings arising from the CCHPR household 

projection therefore represents the full, objectively assessed needs for market and 

affordable housing in the housing market area in accordance with the NPPF (para. 

47). The NPPF requires Local Plan to meet these needs “…as far as is consistent 

with the policies set out in this Framework”. 

7.3  The NPPG introduces a further consideration in translating objectively assessed 

needs into Local Plan housing requirements. It states (para 029 Reference ID: 2a-

029-20140306) that “The total affordable housing need should … be considered in 

the context of its likely delivery as a proportion of mixed market and affordable 

housing developments, given the probable percentage of affordable housing to be 

delivered by market housing led developments. An increase in the total housing 

figures included in the local plan should be considered where it could help deliver the 

required number of affordable homes.” 
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7.4 The PAS technical guidance (para 7.2) notes that “This paragraph is difficult to follow. 

But it seems to confirm that the amount of affordable housing to be included in the 

OAN should reflect what can be delivered in practice, as a function of market 

delivery.”  Based on this, Inspectors’ advice and existing good practice, the PAS 

guidance suggests the following approach: 

i. Assess total housing need or demand (the OAN). 

ii. Estimate how much of that total need could be delivered as new affordable 

housing, given the affordable housing contribution that can be viably generated from 

market housing developments. 

iii. Assess affordable housing need. 

iv. Compare this affordable need with the potential affordable supply at stage ii. 

v. Consider if the resulting scenario would meet a reasonable proportion of the 

affordable need. 

vi. If not, consider raising the total need figure so it includes more affordable housing. 

This approach is followed below, using available evidence for North 

Northamptonshire. 

 

i. Assess total housing need or demand (the OAN) 

7.5 See Sections 4-6 above. The full objectively assessed need for housing in the North 

Northamptonshire HMA is 34,900 dwellings over the period 2011-31. 

ii. Estimate how much of that total need could be delivered as new affordable 

housing, given the affordable housing contribution that can be viably generated from 

market housing developments. 

7.6 The viability assessment of the JCS13 highlights that viability is challenging across 

much of the area, particularly on larger developments with significant infrastructure 

costs. However, it indicates that, with the flexible application of policy targets and 

s106 requirements, it is possible to secure affordable housing as part of market 

housing developments. The precise proportion will be determined on a site by site 

basis, with the starting point for negotiation being the targets set out in JCS Policy 30 

(30% in the towns and 40% in the rural areas and in the town of Oundle). Evidence 

from the local planning authorities indicates that a significant number of 

developments are still providing up to 30% affordable housing but that the 

contribution from the consented SUEs has been reduced to around 20% (10% at 

North East Corby) to assist with viability. 

7.7 Table 3 shows the proportion of affordable housing secured in North 

Northamptonshire since 2001. This includes affordable housing secured on market 

                                                           
13 BNP Paribas Real Estate, January 2015 
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housing developments (through s106 agreements) as well as affordable housing 

schemes developed for Registered Providers, including through the Rural Exceptions 

policy. 

 
Table 3 – Housing Completions in North Northamptonshire 2001-14 
 

 

2001-
02 

2002-
03 

2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 

2009-
10 

2010-
11 

2011-
12 

2012-
13 

2013-
14 Total 

Total 
housing 
completions 1441 1537 1756 1889 1947 2041 2152 1363 1129 1385 1101 1198 1240 20179 

Affordable 
housing 
completions 113 69 98 231 179 322 415 453 419 531 334 389 329 3882 

% affordable 
housing 7.8 4.5 5.6 12.2 9.2 15.8 19.3 33.2 37.1 38.3 30.3 32.5 26.5 19.2% 

 
Source: North Northamptonshire AMRs except 2013-14 where completions are from LPA monitoring and affordable housing 
from DCLG Live Table 1008 (with proportion of new build cf acquisitions as per England average in Table 1009).  

 

7.8 In view of the above, it is considered reasonable to assume that the ongoing supply 

of affordable housing completions will remain around the 19% average achieved 

since 2001. This recognises that some developments will fall beneath the site size 

thresholds for applying JCS Policy 30, while other schemes will be unable to meet 

policy targets due to viability issues.  

iii Assess affordable housing need. 

7.9 The NPPF (para 159) indicates that a “Strategic Housing Market Assessment should 

identify the scale and mix of housing and the range of tenures that the local 

population is likely to need over the plan period”. The latest update of the North 

Northamptonshire SHMA Toolkit does this, using the CCHPR household projections 

and information on local incomes and house prices to forecast the mix or house types 

and tenures required over the period 2011-31. The outcome of this housing cost 

and affordability modelling is summarised in the following table. 

 

 Table 5 – Required tenure as % of new housing 2011-31 

 
 Source: North Northamptonshire SHMA Toolkit Update, Interactive Toolkits 2014 
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7.10 The SHMA toolkit update thus indicates that, based solely upon the current 

relationship between local incomes and housing costs, 44.3% of new housing would 

need to be provided in affordable housing sectors (37.6% social and affordable rent 

and 6.7% shared-ownership). This is clearly far in excess of the estimated supply of 

19% affordable housing identified above and differs from the tenure split of housing 

at the 2011 Census, when just 16.4% of households occupied affordable housing, 

compared to 82.2% in market sector housing (the remaining households were 

recorded as living rent free).  

 

7.11 The PAS technical guidance suggests (para 7.3) that “... only part of the affordable 

housing need is a component of the OAN – that part which relates to net new 

households. As defined in the PG, affordable need also includes housing for existing 

households – including those that are currently in unsuitable housing and those who 

will ‘fall into need’ in the plan period (i.e. their housing will become unsuitable for 

them). For the most part the needs of these households are not for net new 

dwellings. Except for those who are currently homeless or ‘concealed’. If they move 

into suitable housing they will free an equivalent number of existing dwellings, to be 

occupied by people for whom they are more suitable. If the affordable needs of 

existing households are included in the OAN, the resulting figure will too large.” 

 

7.12 It is therefore necessary, in applying the approach suggested in the PAS guidance, to 

consider affordable housing needs specifically relating to new households. The 

CCHPR demographic projections indicate that 45% of the growth in households 

between 2011-31 (OAN 33,900) will arise from the existing population (zero net 

migration household growth = 15,100) and 55% will be from in-migration.  

7.13 The 2007 SHMA14 collected socio-economic data from around 10,000 households in 

the HMA through a postal survey. This indicated that, as well as typically being 

younger than existing households, in-migrating households were twice as likely as 

existing households to work outside the HMA (at that time 33.6% compared to 

16.5%) and that these households had income levels around 35% higher than 

households working in the HMA. Overall, the 2007 SHMA indicated that the average 

income of in-migrating households was 122% that of existing households. 

7.14 The 2007 SHMA concluded that “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.” This led to the 

recommendation that policy targets ranging from 20% to 40% should be included in 

the 2008 CSS as the starting point for negotiation on individual sites. 

 

                                                           
14 North Northamptonshire Strategic Housing Market Assessment - Compact Report. Fordham Associates 
August 2007 
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7.15 Subsequent updates of the SHMA have not repeated the extensive household 

surveys undertaken for the 2007 SHMA.  However, it is reasonable to assume that 

the position has not changed significantly and that in-coming households are less 

likely to require affordable housing that the existing population. This is reinforced by 

the assumption that in-migrating households do so out of choice because North 

Northamptonshire provides them with affordable housing opportunities compared to 

other locations within or close to London and the South East. 

7.16 It is reasonable therefore to conclude that the element of affordable housing 

requirements generated by newly formed and incoming households will be 

considerably less that the 44% identified in Table 5. This has not been modelled in 

the latest SHMA update but the 21% affordable housing requirement identified in the 

2007 SHMA is considered to be a realistic minimum requirement for the purpose of 

following the PAS methodology. 

iv. Compare this affordable need with the potential affordable supply at stage ii. 

7.17 The minimum requirement for 21% of new homes to be provided as affordable 

housing compares to the estimated supply of 19% set out at stage ii.  

v. Consider if the resulting scenario would meet a reasonable proportion of the 

affordable need. 

7.18 The estimated supply of affordable housing (19%) is considered to meet a 

reasonable proportion of the need arising from new and incoming households (21%). 

However, it falls far short of the level of provision identified in the SHMA Toolkit 

update as required to meet the needs of the total population (44%).   

vi. If not, consider raising the total need figure so it includes more affordable housing 

7.19 The JCS already makes provision for additional housing over and above the 

objectively assessed housing needs of the Housing Market Area. This is through the 

strategic opportunity for an extra 5,000 homes at Corby (JCS Policy 28) and the 

potential opportunity to create an exemplar new village at Deenethorpe Airfield 

(Policy 14). These opportunities could boost the supply of affordable housing. 

7.20 Section 6 indicates that, given the extensive supply of committed housing sites 

across North Northamptonshire, a more general increase in total housing 

requirements is unlikely to result in more housing being built or to boost the supply of 

affordable housing. The exception to this may be in the villages and Market Towns, 

where development values are highest and where market housing can provide a 

higher level of cross-subsidy for affordable housing. However, significant additional 

growth in these locations would be contrary to the urban focussed development 

strategy of the JCS. It would also be inconsistent with the NPPF, in particular the 

policies to deliver the core planning principle to “actively manage patterns of growth 

to make the fullest possible use of public transport, walking and cycling, and focus 

significant development in locations which are or can be made sustainable”. The 
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NPPF (para 47) is clear that the need for housing is to be met only“…as far as is 

consistent with the policies set out in this Framework..” 

 

7.21 JCS Policy 13 sets out a ‘rural exceptions’ approach whereby new development may 

be permitted in countryside adjoining existing settlements (towns and villages) to 

meet identified affordable housing requirements. Paragraph 9.40 of the supporting 

text to Policy 30 (Housing Mix and Tenure) indicates that the rural exceptions policy 

may be used along with affordable housing allocations in Part 2 Local Plans and/or 

Neighbourhood Plans in order to address needs that cannot be met through Policy 

30. This localised approach is considered to be a more appropriate mechanism to 

boost affordable housing provision than a crude upward adjustment of overall 

housing requirements. 

 

 

Section 7 Conclusion 

 

7.22 In accordance with the PPG, this section has considered affordable housing need in 

the context of its likely delivery as a proportion of mixed market and affordable 

housing developments, given the probable percentage of affordable housing to be 

delivered by market housing led developments. This analysis suggests that, while 

development viability is challenging in North Northamptonshire, the flexible 

application of the affordable housing targets in JCS Policy 30, together with an 

ongoing supply from other sources, should deliver a reasonable proportion of the 

affordable housing requirements of new households. There is no evidence that 

increasing housing requirements at sustainable locations in the Growth Towns will 

result in more housing, including affordable housing, being built. More targeted 

mechanisms exist to address particular local needs for affordable housing through 

Part 2 Local Plans/ Neighbourhood Plans and the rural exceptions approach in JCS 

Policy 30. 

 

 

8. The full, objectively assessed needs for market and affordable housing in the 

housing market area 

 

8.1 The PPG provides guidance on the range of factors to be considered in identifying 

the full, objectively assessed needs for market and affordable housing in the housing 

market area. This Background Paper explains how evidence has been used to arrive 

at an objectively assessed need (OAN) for 34,900 additional dwellings in the period 

2011-31. The key evidence in determining this OAN has been the household 

projections produced by the Cambridge Centre for Housing and Planning Research 

(CCHPR). None of the employment, market signals or affordable housing evidence 

assessed in this paper are considered to justify an upward adjustment of the housing 

requirement arising from CCHPR projections.   

8.2 This OAN has been rounded to 35,000 dwellings in Policies 28 and 29 of the JCS. It 

represents an ambitious growth agenda for North Northamptonshire, with over half 
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(55%) of the projected increase in households arising from in-migration (see para 

7.12 above). In addition to meeting the OAN for housing, the JCS supports the 

‘strategic opportunity’ for still higher levels of housing development to support 

continued growth and regeneration of the town of Corby. This strategic opportunity 

would bring the total housing growth in North Northamptonshire to 40,000 dwellings 

between 2011 and 2031. These scenarios are shown in Figure 18 of the JCS, 

reproduced as Figure 9 below. 

 

Figure 9 – Joint Core Strategy housing trajectories 

 

 
  

8.3 The evidence base used in identifying the OAN for the North Northamptonshire HMA, 

and in particular the CCHPR work, has already been tested through the preparation 

of an Interim Housing Statement (IHS) for the period 2011 to 2021. This set out up-

to-date evidence of housing requirements, against which the local planning 

authorities should maintain a deliverable 5 year supply of housing land (plus an 

appropriate buffer in line with the NPPF). 

 

8.4 The IHS was agreed by the North Northamptonshire Joint Committee in January 

2014 and has been supported by Inspectors at a number of subsequent planning 

appeals (copies of decisions are available at www.nnjpu.org.uk). The first of these 

was is relation to a development at the village of Broughton in Kettering Borough15, 

where the Inspector concluded that “…the adopted (housing) figures in the CSS, 

which date from around 2005 and emerged from the now revoked Regional Strategy 

to meet the now abandoned national Growth Area strategy, cannot be construed as 

meeting the Framework’s requirement for evidence to be based on the full, 

objectively assessed needs for market and affordable housing in the area”. He stated 

that “…the IHS appears to me to be a cogent, robust and up-to-date evidence base 

which represents an objective assessment of the housing needs of the area.”  

                                                           
15 Appeal Ref APP/L2820/A/13/2204628: Land to the rear of 18 & 20 Glebe Avenue, Broughton, Kettering 
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8.5 A second key decision was in relation to a housing development at Oundle, East 

Northamptonshire16, where the evidence underpinning the IHS was tested in 

considerable detail. The Inspector agreed with her colleague in the Broughton case 

that “the IHS can be regarded as a cogent, robust and up-to-date evidence base”.  

She also went on to state that: “It does…constitute more recent and convincing 

evidence of the objectively assessed housing need for the area than the out-of-date 

housing requirement figures contained in the 2008 CSS” (paragraph 34). 

 
8.6 Since these decisions, all Inspectors considering housing land supply issues in North 

Northamptonshire have used the IHS requirements in preference to the out-dated 

housing requirements in the 2008 CSS. 

 

 

Section 8 Conclusion 

 

8.7 The full objectively assessed need for market and affordable housing in the North 

Northamptonshire HMA is for 34,900 dwellings over the period 2011-31. The key 

evidence in determining this has been the household projections produced by the 

Cambridge Centre for Housing and Planning Research (CCHPR). None of the 

employment, market signals or affordable housing evidence considered in this paper 

justify an upward adjustment of the housing requirement arising from CCHPR 

projections.  The JCS uses exactly the same CCHPR household projections as used 

in the IHS. The scrutiny and support provided by previous Inspectors is therefore 

important in demonstrating that the evidence base is cogent, robust and up-to-date 

and that it represents an objective assessment of the housing needs of the area. 

 

 

 

9.0 Distribution of the objectively assessed need for housing between districts and 

boroughs in the Housing Market Area  

9.1 A key role of the JCS is to determine how the OAN for housing in the HMA should be 

distributed, taking account of the spatial strategy set out in the JCS, existing 

development commitments and opportunities, and the aspirations of local 

communities. This section explains the basis for the distribution of housing between 

the four local planning authorities (JCS Policy 28) and, within each local authority, 

between the Urban Areas (Growth Towns and Market Towns) and Rural Areas 

(Policy 29). 

9.2 The distribution of housing in the 2008 CSS was dictated largely by the Regional 

Plan, which set out housing requirements for each LPA and also the share of the 

overall total for the HMA that should be accommodated by the Growth Towns. This 

distribution was within the context of an urban-focused strategy. The 2008 CSS 

conformed to the Regional Plan approach.  

                                                           
16 Appeal Ref: APP/G2815/A/13/2209113: Land between St Christopher’s Drive and A605 Oundle Bypass, Oundle 



25 
 
 

9.3 The Regional Plan has been revoked, but the pattern of future development will be 

greatly influenced by the extensive commitments that exist in form of planning 

permissions granted in line with the 2008 CSS/ Regional Plan (including most of the 

SUEs). Appendix 2 shows the extent of commitments and other identified sources of 

housing land within North Northamptonshire. Notwithstanding the extent of these 

commitments, the JPU has considered a number of alternative spatial strategies 

during the preparation of the JCS. These involved alternative distributions of housing/ 

population and employment across the area based on the different roles that Corby, 

Kettering, Wellingborough and Rushden could play relative to each other and to 

nearby centres, in particular Northampton. These were: 

 

 Core Strategy Plus: the current (2008 CSS) strategy but with a greater role for 
Rushden and more detail for the rural areas and small towns. Settlements work 
as a network, providing a complementary range of facilities and services to 
make North Northamptonshire more self-reliant. 

 Twin Poles: instead of treating North Northamptonshire as a single functional 
area, this option builds on existing relationships and the distinctive character of 
the north (Corby/ Kettering and surrounding settlements) and the south 
(Wellingborough/ Rushden and surrounds). 

 Northern Focus: with a strong focus on Corby and Kettering for housing, jobs 
and retail growth as a counterpoint to Northampton. The southern area 
(Wellingborough and the Four Towns) would increasingly look to Northampton 
for jobs and services. 

 Northampton Focus: focusing on supporting Northampton’s role and on 
growth in the north-south corridor covering Corby/ Kettering/ Wellingborough. 
This would be based around much improved transport links. 

 

9.4 These options originated in Place Shaping workshops involving key stakeholders in 

2009 and 2010 (see Statement of Consultation, January 2015, for more detail). 

These workshops also discussed a Dispersal Option (at that point referred to as a 

localised approach) which, rather than focussing a high proportion of growth in 

strategic developments at the larger towns, would spread development more thinly 

across the area. At that time, this option was not considered a ‘reasonable 

alternative’ in that it did not conform with the urban-focused strategy set out in the 

Regional Plan, which sought to concentrate growth on the main urban areas to 

maximise accessibility between homes, jobs and services and support the efficient 

use of resources, and to limit growth in the rural areas where the emphasis should be 

on meeting local needs and the retention of basic services and facilities (Regional 

Plan MKSM Northamptonshire Policy 1). 

9.5 The four spatial options were refined (Background Paper June 2011) and tested 

against criteria based on deliverability, alignment with local aspirations, and place 

shaping benefits. At that point in time, the overall quantum of housing growth 

involved in each option was a strategic opportunity for around 41,300 dwellings 

(based on the aspirations of the local planning authorities). The assessment of spatial 

options involved transport modelling with the County Council and Highways Agency, 

and input from other key agencies including the Environment Agency, Anglian Water, 

Police, Fire and Rescue, NHS and NCC Education. Detailed discussions were also 
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undertaken with the partner councils and through a Joint Committee Workshop in 

July 2011 to gauge which options best fitted local aspirations. 

9.6 The preferred option arising from the assessment of reasonable alternatives was a 

hybrid option, with the overall approach being most closely aligned to the ‘Core 

Strategy Plus’ option, but the distribution of housing weighted to the northern area as 

in the ‘Northern Focus’ option and greater self-reliance for employment in the 

southern area as in the ‘Twin Poles’ option. This formed the basis of the ‘Emerging 

JCS’ that was consulted on between August and October 2012 that year (response 

reported to the Joint Committee on the 29th November 2012 and 31st January 2013). 

Following further work, including the confirmation of the requirement level of housing 

to meet OAN, the Emerging JCS approach has evolved into Pre-Submission JCS. 

9.7 Although the dispersal option was not taken forward for testing in the same way as 

the four referred to above, the Sustainability Appraisal has assessed it. This is 

important in view of the revocation of the Regional Plan and representations from the 

development industry (responding to the Emerging Plan) seeking additional 

development at the Market Towns and villages instead of, or as well as, the 

Sustainable Urban Extensions and other development at the Growth Towns.  

9.8 The final distribution of district housing requirements in JCS Policy 28 is based on the 

preferred spatial option emerging from the work referred to above, with final 

adjustments made in the light of demographic evidence (CCHPR 2014). The total 

housing requirement for 35,000 new dwellings in the HMA is based on the CCHPR 

“2008 Tracking” scenario as the most robust basis for assessing OAN (see Section 8 

above). However, within the HMA, the evidence is used to support the housing 

numbers in JCS Policy 28 as follows: 

 For East Northamptonshire and Wellingborough, housing requirements are 

based on the district “2008 Tracking” projections. The one adjustment made 

is to reapportion 700 dwellings from the East Northamptonshire requirement 

to Corby, reflecting the element of Priors Hall (part of the NE Corby SUE) that 

extends into East Northamptonshire; 

 

 The housing requirement for Kettering Borough, and the ‘strategic 

opportunity’ for Corby are based on the CCHPR “Corby Adjusted” projection. 

This reflects the close relationship between these districts in terms of 

migration (see Appendix 1) and the strong growth ambitions at Corby (which 

will draw some additional in-migration from Kettering Borough). The Corby 

housing number is further increased by adding of 700 houses from the East 

Northamptonshire total (see above); 

 

 The Corby Borough minimum requirement is the balance between the 

(rounded up) CCHPR “2008 Tracking” total for the HMA, less the minimum 

requirements identified for the other three districts. At 9,200 dwellings it 

remains in excess of the “2008 Tracking” projection for Corby Borough 

(7390), by diverting an element of projected growth from Kettering Borough 

(where the 2008 Tracking scenario would result in 11,450 new dwellings).  

 

 

https://cmis.northamptonshire.gov.uk/cmis5live/MeetingsCalendar/tabid/73/ctl/ViewMeetingPublic/mid/410/Meeting/2183/Committee/414/Default.aspx
https://cmis.northamptonshire.gov.uk/cmis5live/MeetingsCalendar/tabid/73/ctl/ViewMeetingPublic/mid/410/Meeting/2182/Committee/414/Default.aspx
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9.9 These adjustments are summarised in Table 6 below: 

 Table 6 – District/ Borough Housing Requirements 

District/ 

Borough 

Housing requirements 

arising from CCHPR 

‘2008 Tracking’ 

household projections 

(with +3% allowance 

for vacant dwellings) 

Further 

adjustments 

JCS Policy 28 

(rounded) 

Corby Corby Adjusted scenario 

13,520 

 

+700 (element of 

Priors Hall SUE 

falling within ENC) 

 

Strategic Opportunity 

(1,3500+700) 

(14,200) 

Housing Requirement  

9,200  

East 

Northamptonshire 

2008 Tracking scenario 

9,100 

-700 (element of 

Priors Hall SUE 

falling within ENC) 

Housing Requirement 

 8,400 

Kettering Corby Adjusted scenario 

10,370 

 Housing Requirement 

 10,400 

 

Wellingborough 2008 Tracking scenario 

6,960 

 Housing Requirement 

 7,000 

 

North 

Northamptonshire 

39,500  Strategic Opportunity 

(40,000) 

Housing Requirement 

35,000 

 

 

Section 9 Conclusion 

9.10 The distribution of the OAN for housing in the HMA between the four districts/ 

boroughs is the result of an iterative process involving the assessment of spatial 

options and the consideration of the response to consultation on the 2012 Emerging 

JCS and most recent CCHPR demographic evidence (see Section 4). It has been 

arrived at in consultation with the local planning authorities and key stakeholders and 

reflects the preferred spatial strategy within the North Northamptonshire HMA, 

including directing substantial growth to support the continued regeneration of Corby.  
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10.0 Distribution of housing requirements within the districts and boroughs 

10.1 JCS Policy 29 (Distribution of New Homes) is accompanied by Table 5 setting out the 

number of homes to be accommodated in each of the Growth Towns, Market Towns 

and Rural Areas (including specific requirements for the four largest villages, which 

lie with the Borough of Wellingborough). This section explains how these 

requirements have been derived. 

10.2 The distribution of housing requirements within each district/ borough supports the 

spatial strategy summarised in JCS Policy 11 (Network of Urban and Rural Areas) 

and roles set out in JCS Table 1. These roles, particularly in relation to housing 

provision, can be summarised as follows: 

 Growth Towns (Corby, Kettering Wellingborough and Rushden) - to be the focus 
for major co-ordinated regeneration and growth, with development requirements 
met through a combination of the re-use of suitable previously developed land and 
buildings, Sustainable Urban Extensions, other committed sites and new sites 
identified in site specific plans. 

 

 Market Towns (Burton Latimer, Desborough, Higham Ferrers, Irthlingborough, 
Oundle, Raunds, Rothwell and Thrapston) - to provide a strong service role for 
their local community and wider rural hinterland. The scale of development at 
individual settlements will be related to existing commitments, the current and 
potential capacity of infrastructure and services, regeneration needs and the 
character of the town. 

 

 Villages (all villages other than settlements of a dispersed form, which may be 
designated as open countryside, outside the formal settlement hierarch) -  to meet 
day to day needs of residents and businesses in the rural areas. The scale of 
development in an individual village, other than small scale infill opportunities, will 
be led by locally identified employment, housing, infrastructure and service 
requirements and dependent upon the form, character and setting of the village 
and its proximity to larger settlements. 

 

 Open Countryside - a living, working countryside providing the green setting for 
the network of settlements and supporting the area’s self-reliance and resilience 
through food production; leisure and tourism; biodiversity resources; renewable 
energy; flood risk management and carbon capture. Development is to be carefully 
managed to safeguard the intrinsic character and beauty of the countryside and to 
maintain distinctive and separate settlements. 

 
 

10.3 The above represents a continuation of the urban-focused strategy set out in the 
2008 CSS and the now revoked Regional Plan. This involves the bulk of 
development being directed to the main urban areas where it will support urban 
regeneration, be most accessible to jobs, shops and services and make most 
efficient use of existing and new infrastructure/ services and of previously developed 
land.  The main change (apart from simplifying the settlement hierarchy) between the 
JCS and the 2008 CSS is the identification of Rushden as a Growth Town (it was 
previously treated as a “Smaller Town”, equivalent to a Market Town in the JCS 
hierarchy). 

 
10.4 The resulting distribution of housing development between the Growth Towns, 

Market Towns and Rural Areas (including all villages) is shown in Figure 10 below. 
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This shows how the JCS spatial strategy results in a distribution of housing that 

differs from the current pattern of development. It increases the focus on the Growth 

Towns and reduces the level of development in the Rural Areas. The Market Towns 

are collectively expected to continue to deliver a share of growth broadly in line with 

their current size. Figure 10 shows the distribution of the OAN for 35,000 new 

dwellings between 2011 and 2031. It does not include the ‘strategic opportunity’ for 

an additional 5,000 dwellings at Corby (policy 28) or the potential opportunity for a 

new village of up to 1,250 dwellings at Deenethorpe Airfield (Policy 14).   

  Figure 10 – Distribution of Housing Requirements 2011-31 compared to 
existing pattern of development 

 
 
10.5 This paper explains the basis for the above distribution of housing, including the 

requirements for individual settlements set out in JCS Table 5. 
 
 

2008 CSS 
 
10.6 The 2008 CSS set housing requirements for individual settlements and an indicative 

figure for the rural area in each district/ borough (based on past rates of windfall 
development). Paragraph 3.87 of the 2008 CSS explains how the housing distribution 
seeks to:  

 Reflect the current and planned roles for the towns, ensuring that residents have 
good access to jobs, services and facilities; 

 Allow for limited development to meet the needs of rural communities, with a 
strong focus on the identified Rural Service Centres; 

 Focus new investment and population where it is most needed to regenerate 
areas, strengthen and improve local services and the environment; 

 Give good accessibility to public transport and allow efficient use of the road 
network; 

 Avoid directing unacceptable development pressures to the places with the most 
sensitive built or natural environments; 
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 Avoid overloading existing services and facilities or ensure that development will 
support new facilities; 

 Have regard to the reality on the ground in terms of the supply of housing land 
and local knowledge, including views on infrastructure constraints and greenfield 
development opportunities. 
 

10.7 The 2008 CSS requirements for the towns of Corby and Wellingborough were 

effectively determined by the Regional Plan requirement for each borough, less the 

rural windfall figure (there being no other towns in these boroughs). For East 

Northamptonshire and Kettering Borough, the housing requirement for each 

settlement took account of a range of factors including policy criteria that may warrant 

the settlement receiving a different share of housing compared to its “baseline” share 

if housing was distributed in proportion to the size of population at the 2001 census17.  

The policy criteria related to: the role of the settlement; its regeneration needs; 

accessibility; environmental sensitivity; and infrastructure capacity. The preferred 

distribution of housing took account of these policy considerations but also the reality 

on the ground in terms of urban housing potential, commitments and the views of the 

local planning authorities. 

10.8 Since the preparation of the 2008 CSS, extensive commitments have been made in 
the form of planning permissions and allocations in order to deliver the proposed 
housing. This includes planning permissions for four of the Principal SUEs. These 
commitments and other identified sources of housing are set out in Appendix 2. They 
are a major determinant of the distribution of housing set out in Table 5 of the JCS. 

 
 2012 Emerging JCS 
 
10.9 The 2012 Emerging JCS set out a proposed distribution of housing within each 

district based on these commitments, the role of the named settlements in the spatial 

strategy and input from the local planning authorities. This was explained in a 

Technical note18 accompanying the 2012 consultation. The main change to the 

distribution set out in the 2008 CSS was to give a specific requirement for Rushden, 

at a scale to reflect its new role as a Growth Town. The 2012 Emerging JCS did not 

identify a rural housing requirement, leaving this to be determined through Part 2 

Local Plans and Neighbourhood Plans, based on assessments of locally arising 

need.  

10.10 Although broadly supported by the local planning authorities, the housing distribution 

in the 2012 Emerging JCS was challenged by some development interests, 

particularly those promoting alternative sites to the SUEs. The lack of a specific 

housing requirement for the Rural Areas was criticised by those who felt the JCS 

should provide greater certainty and/or should make greater provision for 

development in the rural areas. 

 Refinement of the JCS approach 

10.11 In considering representations in relation to the SUEs, the Joint Committee on the 4th 

September 2014 noted that the outlook for the SUEs has improved, with the housing 

market recovering and significant public funding allocated from various funding 

streams to support their delivery. This includes funding from the Government’s ‘large 

                                                           
17 Background Paper on the Distribution of New Housing, NNJPU, April 2006 
18 Technical Note on the proposed distribution of Housing, NNJPU, August 2012 

http://www.nnjpu.org.uk/docs/Note%20on%20distribution%20of%20housing%20-%20August%202012.pdf
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sites infrastructure programme’ and through the Local Enterprise Partnerships (NEP 

and SEMLEP). The Government has subsequently announced in its Road  

Investment Strategy (December 2014) that it will fund the improvement of the 

Chown’s Mill roundabout on the A45 (needed to facilitate the Rushden East SUE) 

and part fund a new Junction 10a on the A14 to facilitate the Kettering East SUE. 

10.12 BNP Paribas Real Estate has undertaken a high level review of the viability of the 

SUEs on behalf of the JPU19. This broad assessment suggests that, at January 2014 

benchmarking costs and values, the SUEs would struggle to be viable in terms of 

meeting target land values per acre due to the combination of average to low sales 

values and average to high infrastructure burdens. However sensitivity analysis with 

respect to assumptions on build costs, debt rates, achievable sales values and the 

proportion of affordable housing makes a big difference to viability. The SUE 

developers are working with the local planning authorities to ensure a flexible 

approach in relation to affordable housing and s106 packages to assist with cash 

flow, particularly in the short term. BNP PRE also note that the house building 

industry is structured to make efficient gains and they believe that, in a rising market, 

and with Government funding available for some of the large costly infrastructure 

items, viability will improve. They note that the SUE promoters remain confident that 

the SUEs will be delivered. Priors Hall is well underway, Kettering East has 

commenced and reserved matters applications have been elsewhere to enable the 

first phases of development to deliver housing in 2015/16.  

10.13 In view of the above, the Pre-Submission JCS continues to rely on the SUEs as the 

most sustainable option for delivering a significant number (c 17,000) of the 35,000 

additional home required in the HMA. This is not the full capacity of the SUEs as they 

will continue to deliver housing beyond 2031. A significant supply of smaller sites is 

also identified in the district AMR trajectories, which will contribute to housing delivery 

in the early years of the plan while the SUEs become established. 

10.14 The approach to rural housing requirements has evolved in response to consultation 

on the 2012 Emerging JCS and further technical work and input from the local 

planning authorities (see Joint Committee report on the 4th September 2014).  The 

JPU has reviewed with the local planning authorities whether it is possible to define 

settlement level housing requirements for villages. The conclusion was that the 

diversity of the villages in terms of their scale, character, development opportunities 

and proximity to the Growth Towns and Market Towns, means that housing 

requirements must be determined locally rather than through the strategic plan. It 

was decided that the JCS should only identify housing requirements for the four 

largest villages in order to provide a strategic context for the Part 2 Local Plan and/ or 

Neighbourhood Plans. 

10.15 Relatively few surveys have been completed of rural housing needs and alternative 

approaches have been used to allow the JCS to provide guidance on the overall level 

of housing to be accommodated in the rural area. The approach has varied according 

to the level of information available within each district/ borough as follows: 

 For East Northamptonshire and Corby Borough, the rural housing requirement in 

JCS Table 5 has been identified by reference to historic rates of windfall 

development over the 5 years preceding the JCS plan period (see JPC report 4th 

                                                           
19 Viability Narrative Report, SUE’s – Route to Delivery, BNP Paribas Real Estate, January 2015 
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September 2014). This period covered the both the peak of the housing market 

and subsequent recession and therefore represents a reasonable period from 

which to extrapolate trends across the plan period; 

 

 For Wellingborough, housing requirements for the four largest villages (Earls 

Barton, Finedon, Irchester and Wollaston) have been identified based on local 

evidence and dialogue with communities. A methodology has been used which, as 

a starting point, apportioned the housing requirements arising from Natural 

Change in the existing population (i.e. with zero net migration), plus a share of the 

back log of housing need identified on the housing need register.  Local factors 

were then considered in turn to gauge how realistic these apportioned targets 

were in relation to each settlement, including comparison to past housing 

completions, the level of housing potential identified through the SHLAA, the level 

of extant commitments, local housing needs surveys and environmental factors 

and other constraints which may restrict housing development. This was further 

aided by dialogue that the Borough Council had on this topic with Parishes which 

provided a further input of local aspirations. In addition to a housing requirement 

for each of the four largest villages, Table 5 gives an estimate for windfall 

development in the remaining area based on a continuation of past rates of 

windfall. 

 

 For Kettering Borough, the rural housing requirement draws on the findings of a 
Rural Masterplanning project funded by DEFRA20. This made a detailed 
assessment of each of the village in terms of needs, aspirations, and opportunities 
for improvement and potential capacity for future development that preserves and 
enhances local character. The development opportunities identified through this 
study, together with a modest windfall estimate, provide the rural requirement for 
around 480 dwellings.   

 

10.16 The above, locally evidenced approaches enable JCS Table 5 to provide an 

indication of housing requirements in the rural areas. JCS Policy 11 allows flexibility 

for communities to plan for additional growth to meet specific local needs or 

aspirations, and the Rural Exceptions Policy 13 provides a specific mechanism to 

secure additional development to meet the need for affordable housing and other 

facilities. 

10.17 The JCS Table 5 distribution of housing has been refined in the light of the above 

issues and updated housing trajectory information from the local planning authorities 

(prepared with input from site promoters). Appendix 3 compares JCS Table 5 

housing requirements for each settlement to the ‘baseline’ share of the North 

Northamptonshire OAN that each would receive if there was no urban-focused spatial 

strategy housing and if housing was distributed based on the size of settlements in 

2011. This baseline is effectively the Dispersal Option assessed in the Sustainability 

Appraisal.  
 
10.18 This shows that the Growth Towns are all accommodating at least their baseline 

share of housing, and the same is true of the Market Town, with the exception of 

Higham Ferrers where the scale of proposed growth is limited to the capacity of the 
                                                           
20 Kettering Borough Rural Masterplanning Report, February 2012 
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existing town within the constraints of the A45 and A6. The Rural Areas will 

accommodate less than their baseline share except in Corby where the position is 

skewed by the outstanding commitment for dwellings at the new village of Little 

Stanion. 

10.19 The commitments and other sources of housing identified in Appendix 2 are sufficient 

to meet the housing requirements for most towns as identified in JCS Table 5. The 

only ‘new’ strategic sites for housing identified in the JCS are the broad location for a 

SUE at Rushden East, and the allocations of SUEs at Rothwell North (which is 

subject to a current planning application) and Corby West (which was identified as a 

broad location for a SUE in the 2008 CSS).  

 

 

            Section 10 Conclusions 

10.20 The JCS distributes each district/ borough’s share of the objectively assessed need 

for housing across named settlements and the rural areas. This is based on local 

evidence, including the extent of committed sites, and is in line with the urban-

focused development strategy set out in JCS Policy 11. This distribution of housing 

has formed the basis for technical work including transport modelling and 

consultation with infrastructure and service providers. It provides an appropriate 

strategic framework for Part 2 Local Plans and Neighbourhood Plans to identify 

specific sites to meet identified requirements, where these are not already committed. 

  

 

11.0 Summary of Conclusions 

11.1 This Background Paper has confirmed that North Northamptonshire remains an 

appropriate Housing Market Area in which to assess housing requirements in line 

with NPPF. It sets out the evidence on which the full, objective assessment of 

housing needs is based, following national guidance provided in the national 

Planning Practice Guidance.  

11.2 In accordance with national policy and guidance, DCLG household forecasts have 

been taken as the starting point. These projections have been extended to 2031 and 

adjusted upwards by the Cambridge University Centre for Housing and Planning 

Research. They provide a robust basis for planning positively for housing in North 

Northamptonshire. 

11.3 None of the evidence relating to employment trends, market signals or affordable 

housing provision is considered to warrant an upward adjustment of the housing 

requirement arising from CCHPR projections. The full objectively assessed need for 

market and affordable housing in the North Northamptonshire HMA is therefore for 

34,900 dwellings over the period 2011-31. This has been rounded up to 35,000 

dwellings in the JCS. 

11.4 The key evidence in determining this objectively assessed need has been used in an 

Interim Housing Statement and scrutinised at a number of planning inquiries. 
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Inspectors have concluded that it provides a cogent, robust and up-to-date evidence 

base and that it represents an objective assessment of the housing needs of the 

area.  

11.5 The distribution of the objectively assessed need for housing between the four 

districts/ boroughs has arisen from the assessment of spatial options and the 

consideration of the response to consultation on the 2012 Emerging JCS. It has been 

adjusted to take account of the most recent CCHPR demographic evidence. It has 

been arrived at in consultation with the local planning authorities and key 

stakeholders and reflects the preferred spatial strategy within the North 

Northamptonshire HMA, including directing substantial growth to support the 

continued regeneration of Corby. 

11.6 The JCS provides further strategic direction by distributing each district/ borough’s 

share of the objectively assessed need for housing across named settlements and 

the rural areas in line with the spatial strategy of the Plan. The extent of committed 

sites is a major factor in determining the distribution of housing. This distribution has 

formed the basis for technical work including transport modelling and consultation 

with infrastructure and service providers. It provides an appropriate strategic 

framework for Part 2 Local Plans and Neighbourhood Plans to identify specific sites 

to meet identified requirements, where these are not already committed   
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Appendix 1 – Migration and Commuting patterns to and from North 

Northamptonshire Districts and Boroughs (2011 Census) 

1. Migration to/ from Corby Borough 

 
 
2. Migration to/ from East Northamptonshire 
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3. Migration to/ from Kettering Borough 
 

 
 
4. Migration to/ from Borough of Wellingborough 
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5. Commuting to/ from Corby 

 

6. Commuting to/ from East Northamptonshire
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7. Commuting to/ From Kettering Borough

 
8. Commuting to/ from Borough of Wellingborough 
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Appendix 2 - Forecast Housing Supply 2011-31 
District/Borough Settlement 

Area 
Completions 
at named 
settlements 
2011-13 

Permissions/ 
Resolution to  
grant/Under  
Construction 

Allocations/Saved 
Local Plan/ Core 
Strategy broad 
locations 

Emerging Site 
Specific DPD 
allocations/ 
longer term sites 

SHLAA 
sites in 
LPA 
housing 
trajectories 

New sites 
(identified 
by LPAs) 

Residual 
requirement 
(2013-31) 

Total 
2011-31 

CORBY 

Growth Town Corby (excl.  
Weldon) 

710 6,683  4,323 0 740 573 261 13,290 

New Village Little Stanion 195 599 0 0 0 0 0 794 

Rural 60 56  71 0 26 18 0 231 

Corby Totals 965 7,338 4,394 0 766 591 261 14,315 

EAST NORTHAMPTONSHIRE 

Growth Town Rushden 149 653  110 1,600 0 0 773 3,285 

Market Towns Higham Ferrers 30 315 0 273 0 0 0 618 

Irthlingborough 90 404 80  760 0 190 0 1,524 

Raunds 31 1,099  0 0 0 0 0 1,130 

Thrapston 11 24 681 0 0 0 0 716 

Oundle 12 221 155 0 0 0 257 645 

Rural 109 261 30 0 0 0 420 820 

East Northamptonshire  Totals 432 2,977 1,056 2,633 0 190 1,450 8,738 

KETTERING 

Growth Town Kettering (inc. 
Barton 
Seagrave) 

279 5,540  882  583 84 160 0 7,528 

Market Towns Burton Latimer 276 620 0 390 0 3 0 1,289 

Desborough 45 1,032 0 491 0 0 0 1,568 

Rothwell 29 246 0 1,114 48 4 0 1,441 

Rural 35 108 0 177 0 8 152 480 

Kettering Totals 664 7,546 882 2,755 132 175 152 12,306 

WELLINGBOROUGH 

Growth Town Wellingborough 153 5,533 1,572 1,140 0 0 0 8,398 

Larger  Villages Earls Barton 11  362  0 14 0 0 0 387 

 Finedon 8 43 30 40 0 0 29 150 

 Irchester 4 14 0 0 0 0 132 150 

 Wollaston 24 9 0 0 0 0 127 160 

Rural 38 41 0 0 0 0 461 540 

Wellingborough Totals 238 6,002 1,602 1,194 0 0 749 9,785 

NORTH NORTHAMPTONSHIRE 2,299 23,863 7,934 6,582 898 956 2,612 45,144 

% of supply 5.09% 52.86% 17.57% 14.58% 1.99% 2.12% 5.79% 100.00% 
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Appendix 3 - Comparison of JCS Housing Requirements with ‘baseline’ share if apportioned in line with 

existing population 

LPA JCS Table 5 
Housing 

Requirement 

‘Baseline’ 
share of NN 
housing for 
comparison  

Comments – why JCS requirement varies from ‘baseline’ share 

Corby 9,200 
(14,200) 

6,769  

Corby Town (excluding 
Weldon) 

8,290  
 (13,290) 

6,069 Corby’s JCS Housing Requirement is in excess of the ‘baseline’ share for the settlement. 
This reflects its current Growth Town status and the level of consents and allocations which 
exist. The ambitious JCS requirements are considered necessary to drive the growth and 
regeneration sought in the Borough. 

Corby Rural (including 
Weldon and Little 
Stanion) 

910 700 An existing consent for 790 dwellings exists at the Little Stanion development site. Outside of 
this site there is limited scope for rural development in Corby and the allowance for an 
additional 120 dwellings represents a continuation of recent levels of windfall development in 
the villages. This is consistent with the JCS settlement hierarchy which seeks levels of rural 
development which meet locally identified needs with the bulk of development otherwise 
directed to nearby larger settlements. 

East 
Northamptonshire 

8,400 9,583  

Rushden 3,285 3,234 Rushden has been identified as a Growth Town and should at least meet its ‘baseline’ share 
of housing requirements. The town is physically constrained by the A6 bypass to the east 
and Higham Ferrers urban area to the north. A broad location is identified to develop an SUE 
to the east of the town beyond the A6 bypass. Additional sites may still need to be identified 
around the town in order to deliver JCS targets. 

Raunds 1,060 956 The JCS Housing Requirement for Raunds exceeds the ‘baseline’ share for the settlement. 
This reflects the substantial development land (Warth Park and West End) already committed 
between the town and the A45. Other potential directions of growth (north, east and south of 
Meadow Lane/Warth Park) exist that are will enable the JCS requirement to be met. 

Irthlingborough 1,350 942 The JCS Housing Requirement for Irthlingborough exceeds the ‘baseline’ share for the 
settlement. A substantial supply of housing land has already been committed (including the 
Irthlingborough West SUE). There are a number of potential additional development 
opportunities around the town. 
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Higham Ferrers 560 893 The JCS Housing Requirement for Higham Ferrers is below the ‘baseline’ share for the 
settlement. This is because the settlement is constrained by the A6/A45 dual carriageways 
(west/east, respectively) and the Rushden urban area to the south. The JCS requirement 
recognises these physical limitations and reflects existing commitments within the town. 
Additional growth may be possible if linked to the proposed Rushden East SUE.  

Thrapston 680 690 The JCS Housing Requirement for Thrapston is in broad alignment with the ‘baseline’ share 
for the settlement. The settlement is physically constrained by the A14 (south) and the River 
Nene/SPA/Ramsar site (north west). Significant commitments and longer term opportunities 
have been identified through the RNOT plan.   

Oundle 645 634 The JCS Housing Requirement for Oundle is in broad alignment for the ‘baseline’ share for 
the settlement. Oundle is an attractive historic centre where conservation is of paramount 
importance, but it also plays an important role as a Market Town serving an extensive rural 
catchment and should contribute to meeting housing need in the rural north of East 
Northamptonshire. Commitments and other development opportunities exist to meet the JCS 
housing requirement. 

East Northants Rural 820 2,237 The JCS requirement for East Northamptonshire’s Rural Area is lower than its ‘baseline’ 
share. This is consistent with the JCS settlement hierarchy which seeks levels of rural 
development which meet locally identified needs with the bulk of development otherwise 
directed to nearby larger settlements.  

Kettering 10,400 10,329  

Kettering (inc BS) 6,190 6,213 Kettering is identified as a Growth Town and its JCS requirement is in broad alignment with 
its ‘baseline’ share. Additional capacity exists at the town but a realistic view has been taken 
of the scale of development that can be achieved at the Kettering East SUE prior to 2031. 

Desborough 
 

1,360 1,183 All three Market Towns in Kettering Borough have JCS housing requirements in excess of 
their ‘baseline’ share. This reflects the important role that all three towns play in meeting local 
needs, including housing (with recent high levels of completions driven in part by delays in 
delivery of the Kettering East SUE). Extensive commitments already exist at each of the 
towns to meet the JCS requirements. 

Rothwell 
 

1,190 851 

Burton Latimer 
 

1,180 823 

Kettering Rural 480 1,260 The JCS requirement for Kettering’s Rural Area is lower than its ‘baseline’ share. This is 
consistent with the JCS settlement hierarchy which seeks levels of rural development which 
meet locally identified needs with the bulk of development otherwise directed to nearby larger 
settlements. Past rates of rural development have been boosted by the development of the 
new village at Mawsley (911 dwellings) which is a ‘one-off’ development which the Council is 
not looking to replicate. The JCS requirement for 480 dwellings is based upon detailed Rural 
Masterplanning work to assess the development needs and opportunities in each of the 
villages. 
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Wellingborough 7,000 8,323  

Wellingborough 
 
 
 

5,750 5,422 Wellingborough is identified as a Growth Town and its JCS requirement exceeds its 
‘baseline’ share. Consents exist already to enable attainment of the JCS requirement, 
including the SUEs to the East and North of the town. 

Earls Barton 
 
 

250 595 The JCS requirement for Wellingborough’s Rural Area is lower than its ‘baseline’ share. This 
is consistent with the JCS settlement hierarchy which seeks levels of rural development 
which meet locally identified needs with the bulk of development otherwise directed to nearby 
larger settlements. The villages in Wellingborough have experienced considerable 
development pressure due to their close proximity to larger settlements and the delays in 
delivery of the SUEs at Wellingborough. As a consequence, the rural area has received 
levels of development in excess of that envisaged since 2001. Rural Completions 2001 – 
2014 have comprised 40% of the total completions in the borough, compared to the target of 
10% in the adopted Core Strategy. The JCS seeks to reverse this trend, reaffirming the 
urban area of Wellingborough as the sustainable focus for development and to maintain the 
character and setting of the villages. 
JCS draws on information from the Borough Council and Neighbourhood Planning Groups to 
identify housing requirements for the four main villages based on local evidence. These 
requirements are considered locally appropriate given the scale of completions and consents 
which exist. 

Irchester 
 
 

150 525 

Finedon 
 
 

150 476 

Wollaston 160 385 

Wellingborough Rural 540 921 The JCS requirement for Wellingborough’s remaining Rural Area is lower than its ‘baseline’ 
share. This is consistent with the JCS settlement hierarchy which seeks levels of rural 
development which meet locally identified needs with the bulk of development otherwise 
directed to nearby larger settlements. The JCS requirement for the rural area outside the four 
largest villages is based on a continuation of past rates of windfall development. A housing 
requirement based on continuation of past trends is considered locally appropriate. 

North 
Northamptonshire 

35,000 
(40,000) 

35,000  
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