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Rainier Developments Ltd and National 

Westminster Bank PLC 

 
 

 Land rear of 27 High Street, Paulerspury, 

Towcester (Appeal Ref.  
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Updated Statement of Common Ground on 

Five Year Housing Land Supply 

 
 

19 April 2021  
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1. Five Year Housing Land Supply Position following 

Appeal Decisions at Middleton Cheney  

1.1 Following the receipt of decisions on two conjoined appeals at Middleton Cheney1 in South 

Northamptonshire District on 19 April 2021, it is agreed that, for the purposes of this appeal 

and without prejudice to any future position that the Council might take, the five year 

housing land supply position in South Northamptonshire for the five year period 2020 to 

2025 is 5.14 Years (a surplus in excess of 5 years of 53 homes).  

                                                           
1 Refs. APP/Z2830/W/20/3261483 and APP/Z2830/W/20/3259839 
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2. Declaration 

2.1 This Updated Statement of Common Ground on Five Year Supply Matters is agreed by Turley 

(on behalf of the Appellants) and by DLP Planning Ltd (on behalf of South Northamptonshire 

Council). 

 

Signed on behalf of the Appellants: 

 

Jeff Richards, Director, Head of Planning Southwest, Turley 

 ......................................................................................................................................................................  

 

Signed on behalf of South Northamptonshire Council: 

 

Jon Goodall, Associate Director, SRPU, DLP Planning Ltd 

 ......................................................................................................................................................................  

 

 

 

 

 

 

 

Turley Office 

40 Queen Square 

Bristol 

BS1 4QP 

 

 

T 0117 989 7000 
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West Northamptonshire Joint Planning Unit 
The Guildhall, St Giles Square 

Northampton NN1 1DE 
Tel: (01604) 837838 Fax: (01604) 838543 

Email: westnorthantsjpu@northampton.gov.uk 
  

Strategic Planning for Daventry District, Northampton Borough and South Northamptonshire Councils 

  

 
 

Alan Munn 
Planning Policy and Growth Strategy Manager 
South Northamptonshire Council 
By Email 
 
 

  

Our Ref: J/JPU/4.25 

Your Ref: 

Please Contact: Colin Staves 

Direct Line: 01604 838678 

Date: 08/12/2020 

E-mail: westnorthantsjpu@northampton.gov.uk 

 
 
Dear Alan, 
 
West Northamptonshire Joint Core Strategy (WNJCS) – Review of Policies 
 
I am writing in response to your request for a statement concerning the review of policies in the 
WNJCS which was reported the Joint Planning and Infrastructure Board in January 2020 and 
subsequently endorsed by the West Northamptonshire partner Councils. I understand that this 
request has been prompted by forthcoming planning appeals in South Northamptonshire. 
 
As you are aware the review of policies was undertaken to meet the requirements of regulation 10A 
Town and Country (Local Planning) (England) Regulations 2012 (as amended) requires local planning 
authorities to review a local development document within the following time period:  
 

(a) In respect of a local plan, the review must be completed every five years, starting from the 
date of the adoption of the local plan, in accordance with section 23 of the Act (adoption of 
local development documents); 

 
The preparation of the review was a collective effort involving the planning policy leads from the 
partner local planning authorities and myself from the JPU. The schedule was also considered by the 
planning leads from the partner Councils including Northamptonshire County Council through the 
West Northamptonshire Programme Board.  
 
This collective effort led to the production of the report and accompanying schedule which was 
presented for the consideration of elected Members at the West Northamptonshire Joint Planning and 
Infrastructure Board (JPIB) on 14th January 2020. Having considered the report the JPIB 
recommended that the partner Councils endorse the review of policies, and this was subsequently 
done by the relevant committees of each of the local planning authorities. 
 
As can be seen from the above the review process was a collaborative exercise that is fully endorsed 
by the Councils and is not as has been suggested the internal thoughts of JPU Officers alone.  
 
Reference has been made to guidance produced by the Planning Advisory Service (PAS) to assist 
Councils in undertaking a review of extant Local Plan policies, which emerged towards the end of 
2019. The first point to make is that the PAS guidance is simply guidance and there is no requirement 
to follow it. We took the view that the PAS approach would be more relevant for those authorities who 

6

mailto:westnorthantsjpu@northampton.gov.uk


 

 

needed to decide whether to undertake a formal plan review or not. In our case that decision had 
already been made and the partner Councils had already agreed a joint Local Development Scheme 
in respect of the proposed West Northamptonshire Strategic Plan which will review and, where 
appropriate, replace the strategic policies of the WNJCS. 
 
We therefore decided to take a lighter touch approach which we considered to be proportionate, but 
that does not mean that the process was ill-considered nor fit for purpose. At the time the review of 
policies was undertaken there was a relative absence of guidance and precedents, but we were 
aware of a Council in Surrey, namely Woking, which had undertaken a similar review exercise which 
had attracted some criticism. I would suggest that the context of Woking is significantly different from 
West Northamptonshire in that the housing provision in Woking’s extant Core Strategy was below that 
suggested by the calculation of local housing need (LHN) using the standard method and was reliant 
on neighbouring authorities to meet unmet needs. 
 
In contrast the WNJCS housing provision for the West Northamptonshire area is higher than the 
current calculation of local housing need through the standard method. As indicated in the JPIB report 
the residual housing requirement in the WNJCS between 2019-2029 is over 6700 dwellings higher 
than the equivalent LHN figure. Furthermore, the West Northamptonshire area is not reliant on any 
neighbouring authorities to meet unmet need. 
 
A key point of contention appears to be the conclusion reached by the review of policies, in respect of 
Policy S3 – Scale and Distribution of Housing, having regard to the provisions of para 73 of the 
National Planning Policy Framework and the accompanying footnote 37. Having made the decision to 
review policies in the WNJCS it is self-evident that the housing policies in the plan would need to be 
reconsidered, including Policy S3, not least because they will be applied to an extended plan period of 
at least up to 2041 and potentially to 2050. The decision to review a Plan should not however be 
interpreted as meaning all its policies are therefore out date and no longer consistent with the NPPF. I 
would argue that this would be a perverse outcome of national policy and would likely act as a 
disincentive for local planning authorities to commit to plan reviews. 
 
The provisions of Policy S3 are clearly rooted in the spatial strategy of the WNJCS, a strategy which 
was found to be sound through extensive examination. To throw this strategy away overnight through 
a narrow interpretation of para 73 of the NPPF would make no sense and would run counter to the 
proper planning of the area. Our review of policies is clear that Policy S3 and the spatial strategy 
which underpins it is consistent with the wider objectives of the NPPF including that of boosting 
housing supply. Until it is replaced as part of the new plan, then it should be considered to be up to 
date and be used as the basis for the calculation of the 5-year land supply. 
 
The alternative would be to resort to LHN as calculated by the standard method which would not 
reflect the spatial strategy in the WNJCS. This strategy specifically acknowledges the role which a 
specified part of South Northamptonshire plays in meeting the needs of Northampton through the 
Northampton Related Development Area (NRDA) and seeks to ensure that these needs are met in 
sustainable locations close to where they arise rather than being dispersed across a wide area. It is 
worth noting in this context that the annualised housing provision (Need figure) in the WNJCS for 
South Northamptonshire as a whole, i.e. including the NRDA is 564 dwellings / annum which is in 
excess of the LHN figure of 516 dwellings / annum. 
 
I hope these comments are helpful, but please let me know of you require any further assistance. 
 
Yours sincerely 

 
Colin Staves  
Principal Spatial Planner – West Northamptonshire Joint Planning Unit 
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Appendix 3 
 

Calculations of Local Housing Need 
2021 

Constituent Former West 
Northamptonshire Authorities 
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On behalf of South Northamptonshire Council 
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For and on Behalf of South Northamptonshire Council 
Appendix 3 to Mr Goodall’s Proof of Evidence 
Housing Requirement and Land Supply 
APP/Z2830/W/21/3269904 

 
Table 1. Local Housing Need (2021) – Constituent West Northamptonshire Authorities 

Stage 

South 
Northamptonshire 

Daventry 
Northampton 
Borough 

2014-based 2014-based 2014-based 

Average Annual Housing 
Requirement in Most Recently 
Adopted Strategic Policy (dpa) 

612 708 1048 

Strategic Policies Over 5 Years 
Old? 

Yes Yes Yes 

Step 1       

10-year (HHPs) 363.4 257.6 1080.5 

Period 2021-2031 2021-2031 2021-2031 

10-year (HHPs) (2014-based)       

Average annual increase 363.4 257.6 1080.5 

Step 2       

Affordability Ratio Year 
2020 2020 2020 

(published 25/03/21) (published 25/03/21) (published 25/03/21) 

Affordability Ratio 
10.33 9.21 7.00 

      

Adjustment Factor       

(%) 1.395625 1.325625 1.1875 

Uncapped annual LHN       

(1b x 2c) 507.170125 341.481 1283.09375 

Rounded       

(to nearest whole figure) 507 341 1283 

Step 3       

40% Cap (Local Plan)       

(0 x 1.40) 856.8 991.2 1467.2 

40% Cap (HHPs)       

(1b x 1.40) 509 361 1513 

Applicable Cap       

  857 991 1513 

Calculation of LHN       

Uncapped annual LHN       

(2e) 507 341 1283 

Applicable Cap       

(3c) 857 991 1513 

Cap applicable?       

(Is 4a higher than 4b?) No No No 

Figure to use for LHN 507 341 1283 
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Plan 2030 Inspectors’ Report 

20 December 2019 
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APPENDIX A 
 

 
 
 

 

Report to Bedford Borough Council 
 

by Anne Jordan BA (Hons) MRTPI and Malcolm Rivett BA (Hons) MSc MRTPI   
 

Inspectors appointed by the Secretary of State   

Date: 20 December 2019 

  
 
 

 

 

 

 

 
 

 
 

 
 
 

 
The plan was submitted for examination on 14th December 2018 

The examination hearings were held between 29 May and 27 June 2019 and on 22 

October 2019 
 

File Ref: PINS/K0235/429/11 

Planning and Compulsory Purchase Act 2004 
 

(as amended) 
 

Section 20 
 

 
 

 

Report on the Examination of the 

 
Bedford Borough Local Plan 2030 

 

11



Bedford Borough Local Plan 2030, Inspectors’ Report, December 2019 
 
 

2 
 

 

Abbreviations used in this report 

 
AA 
BBLCA 

CIL 
CLG 

Appropriate Assessment 
Bedford Borough Local Character Assessment 

Community Infrastructure Levy 
Department of Communities and Local Government  

dpa 
DtC 

GTAA 
HIF 

Dwellings per annum 
Duty to Co-operate 

Gypsy and Traveller Accommodation Assessment  
Housing Infrastructure Fund 

HMA Housing Market Area 

HRA Habitats Regulations Assessment 
LDS Local Development Scheme 

LHN Local Housing Need 
LP Local Plan 
MHCLG Ministry of Housing Communities and Local Government 

MM Main Modification 
NPPF National Planning Policy Framework 

OAN 
OPE 

Objectively Assessed Need 
One Public Estate 

PPG Planning Practice Guidance 

PPTS Planning Policy for Traveller Sites 
SA 

SD 

Sustainability Appraisal 

Submission Document 
SCI Statement of Community Involvement 
SHLAA Strategic Housing Land Availability Assessment 

SHMA 
SUDs 

Strategic Housing Market Assessment 
Sustainable Urban Drainage Systems 

WMS Written Ministerial Statement 
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Non-Technical Summary 

 
This report concludes that the Bedford Borough Local Plan 2030 provides an 
appropriate basis for the planning of the Borough provided that a number of main 

modifications (MMs) are made to it. Bedford Borough Council has specifically 
requested that we recommend any MMs necessary to enable the plan to be 

adopted. 
 
The MMs all concern matters that were discussed at the examination hearings.  

Following the hearings, the Council prepared schedules of the proposed 
modifications and carried out sustainability appraisal of them where necessary.  

The MMs were subject to public consultation over a six-week period.  In some 
cases we have amended their detailed wording and/or added consequential 

modifications where necessary.  We have recommended their inclusion in the plan 
after considering all the representations made in response to consultation on them. 
 

The Main Modifications can be summarised as follows: 
 

 
 A requirement for a review of the plan and for an updated/new plan to be 

submitted for examination within 3 years of its adoption. 

 
 Changes to ensure that there are effective policies to deal with flood risk, 

biodiversity and adaptation to climate change; 
 

 Alterations to ensure that policies aimed at enhancing the quality of the built 

environment are effective; 
 

 Greater emphasis on historic environment and heritage assets, so as to be 
consistent with national policy; 
 

 A number of other modifications to ensure that the plan is effective, justified 
and consistent with national policy. 
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the wish of local residents to be able to approve such a brief prior to 

redevelopment, this is not a matter which could be appropriately secured 
through the policy and so such a requirement would not be justified, or 
effective. Furthermore, any disturbance from pedestrian and cycle traffic 

associated with the new development would be unlikely to significantly 
impact on the quality of the local residential environment.   

109. With regard to future potential development at Camford Works, The Rugby 
Club at Goldington Road and Dallas Road Kempston, all these sites provide 
potential for future development, although none are likely to come forward in 

the short term.  In the interests of effectiveness it is nonetheless necessary 
that the status of these sites as being suitable for housing is clarified.  MM29 

which identifies these sites as such, and which takes account of potential 
constraints to development, is therefore necessary.     

110. In the case of Bromham Road, Bedford, the site is already allocated in the 
2002 Local Plan as development site H8 and is under construction. More 
intensive development on site may be acceptable, subject to site specific 

considerations, and this provides justification for the Council’s assumptions in 
relation to future windfalls.  However, there is not a need for specific 

reference to this within the plan.  

Conclusions on Housing Site Allocations 

111.  In conclusion, subject to the above-mentioned modifications, the allocations 

for housing development in the plan are justified, effective and consistent 
with national policy. 

Issue 5 – whether or not the plan provides for an adequate supply of 
housing land 

112. As detailed in Issue 1 the plan’s housing requirement figure is based on an 

objectively-assessed need for housing of 14,550 additional dwellings over the 
2015 – 2030 plan period.  The Housing Trajectory, updated to May 2019 [ 

ED16], shows that in the first four years of the plan period (2015/16 – 
2018/19) 4,928 new dwellings were completed.  It also credibly identifies 
that extant planning permissions, site allocations in the plan, delivery of the 

plan’s ‘allocation’ of new housing to the group 1 and group 2 villages and a 
relatively modest assumption about windfall development are likely to deliver 

10,624 dwellings in the remainder of the plan period.  Together with 
completions this would provide for a total of 15,552 developable new homes, 
around 1,000 (approximately 11%) more than the 14,550 figure.  Moreover, 

the allocation of the Beverley Crescent housing site (through MM26 as 
detailed in Issue 4) would further add to the overall supply of developable 

housing land during the plan period.    

113. This 11% buffer is sufficient to ensure that the housing figure is likely to be 
met over the plan period as a whole, even if some of the sites listed in the 

Housing Trajectory do not deliver new dwellings as quickly as anticipated or 
at all.  In any case, the plan will need to be reviewed and updated at least 

twice before 2030 and this will provide the opportunity to ensure that the 
allocation/supply of housing is sufficient to meet the identified need, which is, 
itself, likely to change over time. 
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114. The NPPF also requires local planning authorities to be able to identify a 

supply of deliverable housing land for at least five years, including an 
appropriate buffer.  Key to determining the housing requirement figure for 
the five year period is whether it is appropriate to reduce this requirement to 

reflect the 1,048 completions in Bedford above the annual average 
requirement of 970 dwellings in the first four years of the plan period.  We 

note that there are precedents in past decision making of this approach 
having been determined to be both appropriate and inappropriate.  Neither 
NPPF 2012, nor the Planning Practice Guidance relevant to it, (against which 

the plan is being assessed) provide specific guidance on this issue. Moreover, 
although more recent Planning Practice Guidance, published in connection 

with the 2019 NPPF, advises “Where areas deliver more completions than 
required, the additional supply can [our emphasis] be used to offset any 

shortfalls against requirements from previous years”.  It does not definitively 
state that past over-supply cannot be used to offset the requirement for 
future years. 

115. We note the argument that in not specifically permitting past oversupply to 
be offset against the future requirement, the new PPG is consistent with the 

aim of both NPPF 2012 and NPPF 2019 to significantly boost the supply of 
housing and the requirement that plans should, as a minimum, meet the 
area’s housing requirement figure.  However, in our view, it would be illogical 

to adopt the approach that past oversupply in housing completions, within 
the plan period, cannot be offset against the plan requirement for future 

years: this is primarily because not offsetting the future requirement figure 
to reflect past oversupply could, in practical terms, mean that an adopted 
local plan which is on track to deliver, or even exceed, the housing 

requirement figure for the full plan period, could be rendered out of date 
simply because more dwellings had been completed in some past years and 

fewer forecast to be completed in the coming years than the annual average 
requirement.  Such an approach could fundamentally undermine the plan-led 
planning system advocated in the NPPF.  

116. In the light of this, and bearing in mind that there is no government policy or 
guidance which specifically states that the approach cannot be used, we 

conclude that it is appropriate that in Bedford at the current time past over-
supply of housing is used to offset the future housing requirement.  However, 
so as to ensure that benefit of the “excess” housing completions is 

maintained for as long as possible, we consider that the past oversupply of 
1048 dwellings should be offset over the remaining 11 years of the plan 

period.  Thus, 5/11ths of 1,048 (476 dwellings) should be offset against the 
requirement for the next five years.  

117. The five year requirement figure for Bedford is consequently 4,593 dwellings 

(14,550 multiplied by 5/15; less 476; multiplied by a buffer of 1.05 (ie 5%)).  
Average completions in the first four years of the plan period are 27% higher 

than the average annual requirement of 970 dwellings and, thus, there is not 
evidence of persistent under-delivery of housing in Bedford which would  
warrant a buffer higher than 5%. Nor does the Housing Delivery Test for 

Bedford indicate that a higher buffer would be necessary. 

118. The Housing Trajectory identifies a total of 3,970 dwellings which are the 

subject of planning permissions.  The majority of these dwellings have full 
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permission and there is not clear evidence that they will not be delivered 

within five years.  Doc [ED40, which also refers to ED26]1 details the current 
status of the dwellings with only outline consent, which for many of them 
also provides clear evidence of likely delivery in the next five years.  

However, adopting a cautious approach based on the information supplied in 
relation to outline permissions 14/00700/MAO and 17/0347/MAO, we 

consider that doc ED40 does not demonstrate the necessary clear evidence of 
completion within five years of approximately 65 of these dwellings.  This 
reduces the deliverable supply of homes on sites with planning permission to 

around 3,905.  

119. The trajectory does not include any dwellings on sites of less than 25 units in 

the urban area or less than 5 units in the rural areas.  Instead an assumption 
is made that 112 “windfall” dwellings will be completed in each of the next 

five years.  This approach in effect ensures that there is no double counting 
of planning permissions and windfall schemes. Annex 2 of the 5 Year Supply 
of Deliverable Housing Sites document (May 2018) shows that there has 

been an ongoing and increasing supply of windfall developments (of less than 
25 units in the urban area and less than 5 units in the rural areas, excluding 

dwellings on garden land) for at least the past 10 years.  The 10 year 
average is 112 dwellings per year with the average of the last five years 
being 159 dwellings.  Given the longstanding history of an increasing number 

of windfall developments in Bedford, there is compelling evidence to assume 
that at least 112 windfall dwellings per year will come forward in the next 

five years. 

120. The trajectory assumes that some dwellings will be completed in the next 
five years on sites which are yet to be allocated in Neighbourhood Plans.  

Whilst we do not necessarily view this as unlikely, we have taken a cautious 
approach and, thus, not included these in the supply of deliverable housing 

land.  

121. In terms of delivery of housing on sites allocated in this plan the trajectory 
forecasts that around 960 dwellings will be completed within the next five 

years.  We have set out our conclusions on the developability of these sites in 
Issue 4 above and, in the context of a local plan examination, it is not 

necessary for us to identify a precise housing supply figure.  Nonetheless, 
having regard to evidence from the Council and site promoters on 
developers’ intentions, progress in submitting planning applications, possible 

constraints to delivery, likely start dates and realistic build out rates, we 
conclude that there is clear evidence of delivery within five years of around 

only 500 dwellings on these sites.  

122. In summary, the current supply of deliverable housing land is around 4965 
dwellings (approximately 3905 extant planning permissions, 560 windfall 

dwellings and around 500 dwellings on site allocations).  On this basis the 
Council can currently demonstrate a deliverable supply of around 5.4 years. 

                                       

 
1 ED40 Bedford Borough Council Matter 8 Update to ED16 re planning application 

references and status.  
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Whilst this conclusion differs from that implied by the Council’s Housing 

Trajectory, there is not a need to formally modify the trajectory for the plan 
to be sound; the trajectory does not set policy nor prevents housing schemes 
coming forward either earlier or later than the date it implies.    

123. However, the continuing existence of a 5 year supply of housing in coming 
years will rely on completion of dwellings as forecast in the trajectory on (i) a 

number of urban allocations in relation to which we have heard evidence that 
some may be slow to be developed; and (ii) on sites yet to be allocated in 
Neighbourhood Plans for which there cannot be certainty that their 

preparation and adoption will take place in the timescales envisaged in the 
Housing Trajectory.  Consequently, this is a further reason why it is 

necessary (through MM1) that the plan is reviewed and updated within 3 
years of its adoption.  The review will need to consider the requirement for 

any additional housing site allocations in the light of evidence on housing 
need and realistic supply at that time. 

124. In conclusion, subject to the above-mentioned modification, the plan 

provides for an adequate supply of housing land. Consequently, other than in 
respect of the site at Beverley Crescent (see Issue 4) there is not a need for 

the plan to include any additional provision for housing.  

 
Issue 6 – whether or not the plan’s policies in respect of healthy 

communities and place making are justified, effective and consistent with 
national policy 

Policy 1S – Healthy Communities  

125. The NPPF sets out in paragraph 69 the role that local plans can play in 
creating healthy, inclusive communities.  The plan identifies the positive 
influence that spatial planning can have on wellbeing and health.  As 

submitted Policy 1S seeks to reduce health inequalities by, amongst other 
things, ensuring that the potential impact of new development on public 

health is a consideration for larger scale applications.  It therefore sets a 
threshold for providing Health Impact Assessments (HIA).  It is reasonable 
that public health is taken into account both in planning policy and in 

considering planning applications.  In this regard, we note that the 
requirement for a HIA forms part of the Council’s validation requirements for 

some forms of development.   However, the requirement in the policy for a 
HIA is unclear as to what it should entail.   Whilst it is appropriate to set a 
threshold, the policy should allow for the fact that similar developments in 

different contexts could have widely differing impacts on local communities.  
The production of further guidance will assist in this regard.  However, the 

policy should allow for instances where development which meets the 
threshold for a HIA would nonetheless not be appropriate.  

 
126. The modification recommended alters the policy to a lesser extent than the 

version of MM3 which was consulted upon.  In the interests of effectiveness 

MM3 is therefore necessary to make clear within the supporting text that the 
Council will provide a guidance note to advise applicants on requirements in 

respect of HIA to supplement its current advice.  In the interests of clarity it 
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a) Calculation of the Number of Homes Required 

A1.1 I set out below how the number of homes required in the published Housing 
Delivery Test Results for South Northamptonshire has been calculated.  

A1.2 The number of homes required for the purposes of the HDT is not measured 
against the local housing need figure. The following summarises the calculation 
of the number of homes required in the published result: 

• 2017/2018 – HDT Rule Book Paragraph 12 (CD/5.11) transitional 
arrangements based on the household projections  

• 2018/19 and 2019/20 – the latest adopted housing requirement 

A1.3 This means that for 2018/19 and 2019/20 for the purposes of paragraph 12 of 
the HDT Rule Book the latest adopted housing requirement is taken to be lower 
than minimum annual local housing need.  

A1.4 This also means that for 2019/20 (the policies of the WNJCS became more than 
five years old in December 2019) it has been accepted that the housing 
requirement contained in strategic policies has been reviewed and found not to 
need updating1. 

A1.5 For 2017/18 the number of homes required (588 dwellings) based on the 
transitional arrangements is subject to a net unmet needs adjustment. The extent 
of the adjustment for net unmet needs to arrive at the published figure for the 
number of homes required under the transitional arrangements up to 2017/18 is 
illustrated in Table 1 below. For the purposes of the HDT Rule Book I have 
illustrated how the same unmet needs adjustment would be applied to the 
calculation of minimum annual local housing need in 2018/19 and 2019/20: 

Table 1. Net HDT Unmet Needs Adjustment – South Northamptonshire 

  
Household  
Projections 

Difference 
/10 

Local 
Housing 
Need 

Net Unmet 
Needs 
Adjustment 

Number of 
Homes 
Required2 

  2017 2027         

2017/18 37,172 40,907 373.5   214 588 

  2018 2028         

2018/19 37,554 41,274 372 518.5 214 732 

 2019 2029     

2019/20 37,947 41,636 368.9 518.5 214 733 

 

A1.6 The number of homes required in 2018/19 and 2019/20, based on the latest 
adopted annual housing requirement, is calculated as follows: 

  

 
1 I note that footnote 11 of the 2020 HDT Technical note in relation to Local Plan Reviews states: “any 
conclusion reached on a plan review relates solely to whether a review has been carried out, so that 
MHCLG can calculate the Housing Delivery Test, (as set out in paragraph 12 and footnote 8 of the Housing 
Delivery Test Rule Book). Any such conclusion does not indicate that the Secretary of State for Housing, 
Communities and Local Government endorses or makes any other judgement on status of a particular 
plan, or review for decision or plan making purposes.” 
2 Minor differences with the published 2019 HDT Result number of homes required for 2016/17 and 
2017/18 due to rounding 
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Table 2. Total Housing Provision – South Northamptonshire District 

  
South 
Northamptonshire 
(excluding NRDA) 

South 
Northamptonshire 
(designated NRDA 
boundary) 

Total 

Total 
Housing 
Provision3 
2011 - 2029 

7,170 3,850 11,020 

Annualised 398 214 612 

 

A1.7 There are three points worthy of note in this calculation. Firstly, the annualised 
requirement of 398dpa is derived from the total provision for housing in South 
Northamptonshire (excluding the NRDA) i.e., the total ‘Delivery’ figure of 7,170 
identified in Table 3 and Appendix 3B of the WNJCS. Secondly, and related to 
the first point, I note that this total has been applied to the calculation of the 
number of homes required on an annualised basis (i.e., 7170 / 18 = 398dpa).  

A1.8 I do not consider that either of these points overrides the approach to application 
of the statutory development plan, which reflects that monitoring should be 
undertaken using the housing trajectory and completions measured against 
objectively assessed housing need (see WJCS Policy S6). 

A1.9 The third point relates to the inclusion of all provision in those parts of South 
Northamptonshire Council designated as the NRDA in the calculation of the 
number of homes required.  

A1.10 The net adjustment for unmet needs ‘taken’ from Northampton Borough must be 
derived separately after accounting for the apportionment on South 
Northamptonshire’s own housing needs to reflect Northampton-related growth. 
The total annualised apportionment of 214 dwellings is the same net unmet 
needs adjustment applied in the number of homes required in 2017/18:  

Table 3. Apportionment of Housing Needs in South Northamptonshire 
Designated as the NRDA 

  

Unmet Needs 
Adjustment – 
Northampton 
Borough 

Apportionment of 
South 
Northamptonshire 
OAHN 

Total 
(NRDA) 

South Northamptonshire 
designated as NRDA - 
Housing Provision 

1,1504 2,7005 3,850 

Annualised 64 150 214 

 

A1.11 The position regarding South Northamptonshire’s contribution towards net unmet 
needs on a single authority basis is 64 dwellings per annum. 

 
3 Derived from WNJCS Policy S3 
4 3850 – 2700 = 1150 
5 See WNJCS Paragraph 5.28; 150 * 18 = 2,700 
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A1.12 Provision towards South Northamptonshire’s own needs that is apportioned to 

the NRDA also needs to be counted as part of the number of homes required 
(i.e., 64 + 150 = 214) based on the adopted housing requirement based on Plan 
Areas. This is consistent with the PPG for plans covering more than one area, 
where the apportionment outlined in the adopted plan forms the basis for the net 
unmet needs adjustment (ID: 68-043-20190722) 

A1.13 I do, however, query the application of the net unmet needs adjustment of 214 
dwellings to the household projections (2017/18) and calculation of minimum 
annual local housing need (2018/19 and 2019/20). This is on the basis that the 
apportionment of SNC’s own objectively assessed needs is already captured in 
the relevant household projections. However, this does not affect the number of 
homes required applied based on the latest adopted housing requirement, as set 
out in the published HDT results. 

A1.14 In Table 4 below I illustrate the assumptions for the number of homes required 
based on minimum local housing need and the net unmet needs adjustment, 
compared with the adopted local plan requirement. The bottom row, based on 
the apportionment of the requirement for the NRDA, is used as the basis for the 
number of homes required in the published HDT results. If the adjustment to be 
applied was only the contribution to Northampton’s unmet needs on an 
administrative basis (see paragraph A1.11 above – 64 dwellings) then the ‘lower 
of’ figure for the purposes of the Rule Book would be 582 dwellings and used 
instead.   

Table 4. Comparison of 2018/19 HDT Calculation for the Number of Homes 
Required – South Northamptonshire 

    

Latest 
Adopted 
Housing 

Requirement 
Household  
Projections 

Difference 
/10 

Local 
Housing 
Need 

Net Unmet 
Needs 
Adjustment 

Number of 
Homes 
Required6 

 2018/19  2018 2028         

Minimum Local 
Housing Need 
– NRDA 
Adjustment - 37,554 41,274 372 518.5 214 732 

Minimum Local 
Housing Need 
– NBC 
Adjustment - 37,554 41,274 372 518.5 64 582 

Latest Adopted 
Housing 
Requirement 398 - - - - 214 612 

 

A1.15 This Inquiry is not considering the Housing Delivery Test for the administrative 
area of Northampton Borough. However, for the purposes of illustration this also 
utilises a net unmet needs adjustment comprising the total (annualised) provision 
towards the requirement in WNJCS Policy S4 from South Northamptonshire 
designated as the NRDA (2147 dwellings per annum) and Daventry designated 

 
6 Minor differences with the published 2019 HDT Result number of homes required for 2016/17 and 
2017/18 due to rounding 
7 WNJCS Policy S3: 3,850 / 18 = 214dpa 
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as the NRDA (3198 dwellings per annum). The number of homes required is 
based on the figure for minimum annual local housing need (minus the net unmet 
needs adjustment of -533 dwelling).  

A1.16 This is lower than the annualised requirement for the NRDA in Policy S49, 
adjusted for the apportionment demarcated by former administrative boundaries. 
Provision within Northampton Borough in WNJCS Policy S310 (minus the net 
unmet needs adjustment)  (515 dwellings) is not used for the latest adopted 
requirement. This would otherwise have been used in place of the published 
figure the number of homes required as it would be lower than the local housing 
need total of 796 dwellings. This is shown in Table 5: 

Table 5. Comparison of 2018/19 HDT Calculation for the Number of Homes 
Required – Northampton Borough 

    

Latest 
Adopted 
Housing 

Requirement 
Household  
Projections 

Difference 
/10 

Local 
Housing 
Need 

Net Unmet 
Needs 
Adjustment 

Number of 
Homes 
Required11 

 2018/19  2018 2028         

Minimum Local 
Housing Need 
– NRDA 
Adjustment - 97277 108275 1099.8 1328.56 -533 796 

Latest Adopted 
Housing 
Requirement – 
Policy S4 1582 - - - - -533 1049 

Provision – 
Northampton 
Borough Policy 
S3 1048 - - - - -533 515 

 

A1.17 The number of homes required for 2018/19 in the published HDT results (and 
2019/20) is therefore based on the latest adopted housing requirement. 

A1.18 The Appellant’s case seeks to claim support for a district-wide assessment of 
supply against housing requirements because of how the HDT approaches the 
adjustment for unmet needs. That analysis is informed by an incorrect analysis 
of the published Housing Delivery Test Results. The Appellant also conflates the 
purpose of the HDT in measuring delivery with a role it does not have in 
challenging the status of the adopted development plan and the interpretation of 
a housing requirement set out in strategic policies. 

A1.19 The Appellant’s assertion that the housing requirement within the WNJCS has 
been applied as a stepped trajectory for the purposes of the HDT is also 
incorrect.  

A1.20 It is clear that the Housing Delivery Test performs a separate function to the 
assessment of housing land supply as directed by paragraph 73 of the 

 
8 WNJCS Policy S3: 5750 / 18 = 319dpa 
9 WNJCS Policy S4: 28,470 / 18 = 1582dpa 
10 WNJCS Policy S3 (Northampton Borough): 18,870 / 18 = 1048dpa 
11 Minor differences with the published 2019 HDT Result number of homes required for 2016/17 and 
2017/18 due to rounding 
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NPPF2019. Within the Housing Delivery Test calculation for South 
Northamptonshire the following are especially relevant in assessing the MHCLG 
calculation: 

• A ‘stepped approach’ is not adopted to calculate the number of homes 
required in each financial year; 

• It is housing provision, rather than objectively assessed housing needs, 
that is applied to determine the latest adopted housing requirement; 

• The ‘latest adopted housing requirement’ is identified for the ‘Plan Area’ 
geography of South Northamptonshire excluding the NRDA; 

• MHCLG includes all housing provision in those parts of South 
Northamptonshire designated as the NRDA within its total calculation of 
the adjustment for net unmet needs (214dpa); 

• If an ‘alternative’ approach is adopted that reflects the net adjustment for 
Northampton’s unmet needs on a single authority basis (64dpa) then the 
number of homes required using minimum local housing need is lower than 
the latest adopted housing requirement. 

A1.21 Taken together, these points illustrate, contrary to the Appellant’s assertion, that 
the Housing Delivery Test has fundamental regard to the basis of the latest 
adopted housing requirement derived for the Plan Area of South 
Northamptonshire excluding the NRDA.  

A1.22 While the Housing Delivery Test is separate to the exercise of assessing Housing 
Land Supply the way in which the number of homes required is heavily influenced 
by the ‘plan area’ geography and apportionment of growth (and contributions 
towards Northampton’s unmet needs) derived from provision within the 
Northampton Related Development Area.  

A1.23 This is generally consistent with how the Joint Core Strategy provides for the 
separate assessment of housing land supply in South Northamptonshire 
(excluding the NRDA). Implementation of the strategy and the associated 
management of the housing requirement on this basis is entirely consistent with 
the plan-led approach and the objectives of the Joint Core Strategy. These 
components are not undermined but are in fact reinforced by a thorough 
assessment of how the separate Housing Delivery Test Results have been 
calculated. 
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THE ASSESSMENT OF SUPPLY IN SNC DESIGNATED AS THE NRDA AND ITS 
RELEVANCE TO THE INQUIRY 

a) The Approach to Monitoring in the NRDA  

A1.1 Fundamentally, the WNJCS (CD4.1) requires housing land supply to be 
assessed on a Plan Area basis. It is inappropriate and contrary to the 
development plan to seek to assess supply on a district area basis i.e., to 
calculate a supply comprising the whole of SNC including that part of the NRDA 
in SNC. 

A1.2 The five year supply reports for the NRDA (the most of recent of which has a 
base-date of 1 April 2019) (CD4.7) calculates supply on a NRDA-wide basis. 
Scenarios for South Northamptonshire District that the Appellant seeks to rely 
upon require disaggregation of predicted supply within each authority in a way 
that the NRDA report does not allow for. The report includes no specific 
breakdown of supply in those parts of South Northamptonshire designated as 
the NRDA. 

A1.3 Such an approach fundamentally fails to reflect the development management 
and delivery process for sites in the NRDA. It results in an assessment of supply 
that is incompatible with the housing requirements and objectives of the WNJCS 
and the approach to joint plan-making. 

A1.4 I deal with specific sites in the NRDA below for completeness and to respond to 
the position of disputed supply identified in discussions on the Statement of 
Common Ground, but with the important caveat that I do not accept that they are 
relevant for assessing the housing land supply for the present appeal. 
Furthermore, in dealing with these specific NRDA sites, I also make clear that I 
do not represent all three partner Councils who undertake monitoring jointly for 
the NRDA. 

A1.5 I note that the most recently published Five Year Housing Land Supply 
Assessment for NRDA has a base-date of 1 April 2019 (CD4.7). There is no 
published assessment of supply for the NRDA with a base-date of 1 April 2021, 
though a version addressing the five-year period 2021/22 to 2025/26 is being 
prepared by West Northamptonshire Council.  
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b) Specific Contested Sites within the NRDA 

A1.6 There are five sites currently in those parts of South Northamptonshire 
designated as the NRDA relevant for assessment under the Appellant’s 
proposed approach. For ease, I group these as follows and identify those where 
matters of supply are disputed: 

(i) Sites Not Allocated within the WNJCS (not disputed – 43 units agreed 
supply)1 

a. Wootton Fields Phase 2 – Land Adjacent to Wootton Fields 
b. Wootton Fields Phase 3 – Land Adjacent to Wootton Fields2 

(ii) ‘West Northampton’ SUEs3 (disputed) 

a. Northampton Norwood Farm/Upton Lodge SUEs (part of WNJCS 
Policy N9A4) 

b. Northampton West SUE (WNJCS Policy N4) 

(iii) Northampton South of Brackmills SUE (WNJCS Policy N6) (disputed). 

A1.7 Deliverable supply for the sites in group (i) is agreed with the Appellant.  

A1.8 For sites in groups (ii) and (iii), there is no current published assessment that 
specifically identifies deliverable supply in those parts of SNC designated as the 
NRDA. Each of the identified sites in groups (ii) and (iii) does benefit from outline 
planning permission now and as allocated sites qualified as part (b) sites under 
the NPPF2019 definition on 1 April 2021. 

A1.9 The Appellant states that there is no deliverable supply from these sites in groups 
(ii) and (iii). I disagree. Details for the sites meet the NPPF central test that there 
is a realistic prospect that housing will be delivered within five years5 – they are 
available now, offer a suitable location for development now, and achievable. 
The PPG sets out a non-exhaustive list of evidence that may be considered to 
demonstrate deliverability and the progress of sites (ID: 68-007-20190722). 
Based on relevant details I consider that progress has been substantial. This 
amounts to clear evidence that completions will begin with five years. It would be 
wholly unrealistic to suggest that no physical completions would be achieved 
over the period given the progress made.   

A1.10 Further, leaving aside the specific question of current deliverable supply, it is 

 
1 Reflecting remaining supply with detailed permission in the five-year period 2021/22 to 2025/26 - 
87no. completions 2020/21 and 43no. units outstanding 
2 The relevant sites are clearly identified separately as areas shaded grey (allocated under Policy WFH1 of 
the 1997 Local Plan) on the plan at page 326 of the WNJCS. The supply from the sites forms part of the 
housing requirement for the NRDA under WNJCS Policy S4. 
3 It is agreed that the Northampton Upton Park SUE (WNJCS Policy N9) forms part of West Northampton 
but comprises no land allocated for residential development in South Northamptonshire designated as 
the NRDA. The site has detailed planning permission. Application reference N/2018/0426 (approved 29 
March 2019 – Applicant Morris Homes/Homes England) provides for 860 dwellings pursuant to Outline 
Planning Permission N/2011/0997. Both applications comprise land wholly within Northampton 
Borough. 
4 Together with Northampton Upton Lodge located wholly within Northampton Borough. 
5 See Secretary of State decision letter concerning Land at site of former North Worcestershire Golf Club, 
Hanging Lane, Birmingham, 3192918 (24 July 2019) at paragraph 20: “The Secretary of State has carefully 
considered the Inspector’s conclusions on the meaning of the definition of deliverability in the Framework. 
For the reasons given at IR14.35-14.43 he agrees with the Inspector’s view that ‘realistic prospect’ remains 
the central test against which the deliverability of all sites must be measured (IR14.41). (CD6.13)” 
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relevant for the Inspector to consider the progress with delivery of these sites as 
a whole as a material consideration. These West Northampton Sustainable 
Urban Extensions together comprise a strategic growth area (of some 7,000 
dwellings) and are being progressed within that strategic context. The Appellant’s 
approach of breaking these cross-boundary sites up into the parts which are 
within each district is fundamentally in conflict with this strategic context and the 
WNJCS policy framework.  

A1.11 This context is illustrated in the West Northampton Strategic Development 
Framework (SDF), which is a material consideration for decision-taking6 (CD5.6). 
This applies to all three West Northampton SUEs in my group (ii) (see Plan of 
the SDF Study Area at Figure 2). The SDF supports a comprehensive approach 
to Masterplanning and infrastructure delivery on these cross-boundary sites7. At 
the pre-application stage of considering proposals west of Northampton the 
partner Councils had a three-way working arrangement (SNC, DDC & NBC) with 
the relevant developers on each site.  

A1.12 I deal with the specific sites as follows. 

c) ‘West Northampton’ SUEs 

A1.13 The most recent 2019 NRDA Land Supply Report (CD4.7) (dealing with total 
forecast supply for the NRDA Plan Area) sets out forecast supply for the relevant 
sites as follows: 

Table 1. West Northampton SUEs – Forecast Supply in the 2019 NRDA Land 
Supply Report 

 
2019/20 2020/21 2021/22 2022/23 2023/24 

5-
Year 
Total 

Northampton 
Norwood 
Farm/Upton 
Lodge SUE 0 0 0 75 151 226 

Northampton 
West SUE 31 30 120 120 120 421 

 

A1.14 The Appellant states that there is no deliverable supply from these sites. As set 
out above, I disagree. Details for the sites (as set out below at A1.16ff) meet the 
NPPF central test that there is a realistic prospect that housing will be delivered 
within five years. It is relevant to have regard to national assumptions for lead-in 
and delivery rates for the respective sites8. I consider that the specific timeframes 
for submission and approval of application proposals and evidence of current 
progress in SNC is consistent with those assumptions. 

A1.15 My Table 2 below forecasts completion of 210 units in the five-year period; a 
difference of +210 compared to the Appellant. 

  

 
6 The SDF has been endorsed by South Northamptonshire Council’s Development Control Committee 
since September 2016.   
7 Produced in collaboration with Northampton Borough Council, Daventry District Council, 
Northamptonshire County Council, and the West Northamptonshire Joint Planning Unit. 
8 Start to Finish - What factors affect the build-out rates of large scale housing sites? (Second Edition) 
(Lichfields, 2020) (CD5.10) 
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Table 2. West Northampton SUEs – My Evidence for Forecast Supply in 

South Northamptonshire Designated as the NRDA 

 

2021/22 2022/23 2023/24 2024/25 2025/26 

5-
Year 
Total 

Northampton 
Norwood 
Farm/Upton 
Lodge SUE9 0 0 0 30 60 90 

Northampton 
West SUE10 0 0 60 120 120 300 

 

(i) Northampton Norwood Farm SUE 

A1.16 Notwithstanding the absence of published evidence for deliverable supply for this 
site in SNC in the five-year period, there is relevant evidence which supports a 
finding of deliverable supply from the site. This includes: 

a. The site benefits from Outline Planning Permission for 1,900 dwellings 
under S/2016/1324/EIA (Decision Notice issued 30 June 2020) for 1,900 
dwellings (the majority of the capacity of around 3,500 units identified in 
WNJCS Policy N9A) (Location Plan, Decision Notice and Committee 
Report included at CD5.7). 

b. The application boundary comprises land wholly within South 
Northamptonshire District. 

c. S/2016/1324/EIA is a Hybrid application and includes approval of detailed 
proposals for Phase 2 of the Sandy Lane Relief Road – strategically 
important transport infrastructure related to growth on the West 
Northampton sites. 

d. In terms of the approved highways arrangement 550 occupations can be 
achieved prior to Phase 2 of the Relief Road being complete and open to 
traffic11. This will also allow for the completion of Phase 1 of the Sandy 
Lane Relief Road on land in Northampton Borough, forming part of the 
Upton Lodge component of Policy allocation N9A. 

e. The application site for the proposals under S/2016/1324/EIA includes a 
small portion of the WNJCS Policy N4 (Northampton West) SUE 
allocation boundary and a small area designated as open countryside, 
considered to meet the requirements of the NRDA for the purposes of 
decision-taking.12 

f. Reserved Matters application reference S/2020/2126/MAR is to provide 
for site-wide infrastructure and facilitate the delivery of residential parcels 

 
9 Lead-in period including to delivery of first completions of 7 years from receipt of application 
(S/2016/1324/EIA – 23/05/2016); 120 completions per annum with 50% applied to the first year 
(2023/24) 
10 Lead-in period including to delivery of first completions of 7 years from receipt of application 
(S/2017/2270/EIA – 13/09/2017); 120 completions per annum - 50% applied to the first year (2024/25) 
half of which are applied to SNC 
11 See paragraphs 9.113 to 9.117 of the Committee Report 
12 See Paragraph 9.36 of the Committee Report 
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(received 17 November 2020; recommended for approval under 
delegated powers ahead of the 4 March 2021 Development Control 
Committee). 

g. Together with this, most pre-commencement conditions have been 
discharged and/or are currently under consideration. Notably, the Design 
Code condition was discharged on 11 February 2021 
(S/2020/2107/COND) (within 8 months of Outline permission being 
granted). 

h. A Decision Notice has yet to be issued for the adjacent Northampton 
Upton Lodge component of WNJCS allocation N9A (within Northampton 
Borough).  

i. The submission of discharge of condition application reference 
S/2020/1958/COND (received 22 October 2020) deals with condition 5 
attached to the outline permission: submission of a phasing plan. The 
location of Phase 1a accessed from Sandy Lane is clearly demarcated 
on the submitted plans. This will form the basis for bringing forward 
Reserved Matters applications on relevant parts of the site. On that basis 
alone it is reasonable to conclude that completions will be achieved from 
Norwood Farm sooner than at Upton Lodge. 

j. Approval of details reserved by Condition 5 (Phasing Plan) (Ref: 
S/2020/1958/COND) was issued on 10 March 2021. Submission of an 
application for Approval of Reserved Matters for Phase 1a is now 
expected. I anticipate first completions in 2023/24 and include two further 
years’ delivery in 2024/25 and 2025/26 

A1.17 On the basis of the details above I disagree with Appellant’s assessment of the 
prospects for delivery. Evidence of substantial progress exists in terms of the 
process of discharging conditions and the delivery of infrastructure.  

(ii) Northampton West SUE 

A1.18 Relevant evidence to consider for this site is as follows: 

a. The correct application, which I consider in this rebuttal, comprises 
application reference S/2017/2270/EIA as submitted to South 
Northamptonshire Council. A Location Plan, Committee Report and the 
relevant Decision Notice issue by South Northamptonshire Council are 
included CD5.8.13 

b. In terms of decision-taking each authority dealt with the respective 

applications but under a comprehensive masterplan approach to 

development of relevant SUEs in line with the SDF, not separating the 

assessment based on district boundaries.   

c. Outline Planning Permission for up to 1,750 homes was granted on 17 
December 2020. The description of development approved is referred to 
as ‘Application A’ in the Decision Notice. 

 
13 Paragraphs 1.1 and 3.3 of the Committee Report confirm that the proposals were jointly considered by 
South Northamptonshire and Daventry District Council together with providing a description of the 
application boundary 
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d. For the avoidance of doubt reference to ‘Application B’ for 600 dwellings 

would form Phase 1 of the total of 1,750 dwellings that would be provided 

across the larger site area. They are not in addition to the 1,750 dwellings.  

e. It is Application A that is relevant to assessing the prospects for delivery, 

now approved.  

f. My understanding is that the application proposals subject to Application 

B are due to be withdrawn. I do not consider that this will have any effect 

on the future delivery of the site. The submission of Application B, in brief, 

corresponded to seeking to establish the principle of development for 

Phase 1 in the context of potential highways infrastructure constraints that 

have been resolved14. 

g. Much of the infrastructure for the quantum of development under 
Application A (1,750) is to be provided for in Phase 1 (including main site 
access, local centre, primary school, and amenity space). 

h. I understand that relevant discussions regarding the Design Code are 

also underway at Northampton West and are well advanced. 

i. Phase 1 straddles the administrative boundary of Daventry and South 
Northamptonshire. Capacity testing of relevant parcels would reasonably 
anticipate the balance of the development will be delivered within both 
administrative areas. The applicant, JS Bloor, is a housebuilder and 
would again reasonably be expected to build out at least some of these 
parcels themselves. 

j. An application for submission of details to discharge Condition 7 (Design 
Code) (Ref: WNS/2021/0366/COND) was validated on 7 May 2021. This 
has already been subject to extensive discussions and is anticipated to 
be approved promptly ahead of submission of Approval of Reserved 
Matters for Phase 1. I anticipate first completions in 2024/25 and include 
a further years’ delivery in 2025/26 

  

 
14 See paragraph 9.28 of the Committee Report and Condition 20 of the Decision Notice – this confirms 
that 430 units can be occupied prior to the Sandy Lane Relief Road opening to traffic. 
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d) Northampton South of Brackmills 

A1.19 The most recent 2019 NRDA Land Supply Report (CD4.7) (dealing with total 
forecast supply for the NRDA Plan Area) sets out forecast supply for the site as 
follows: 

Table 3. Northampton South of Brackmills SUE – Forecast Supply in the 
2019 NRDA Land Supply Report 

 
2019/20 2020/21 2021/22 2022/23 2023/24 

5-
Year 
Total 

Northampton 
South of 
Brackmills SUE 0 18 192 192 197 599 

 

A1.20 I consider that for those parts of the site within SNC designated as the NRDA the 
relevant tests in the NPPF and PPG are satisfied. It would be unrealistic not to 
anticipate any completions within the five-year period.  

A1.21 The application of typical national assumptions for a site of this size would 
anticipate a lead-in period up to and including delivery of first completions of 5 
years from receipt of application (S/2017/2577/EIA – 18/10/2017). Average build-
out rates would comprise 68 completions per annum with 30 completions applied 
to the first year (2022/23). Based on a review of progress at the 1 April 2021 
base-date,  while the site remains under the control of a developer, I have applied 
a six-month extension to the average lead-in period for a site of this size and 
anticipate first completions in 2023/24. 

A1.22 I consider the position of deliverable supply based on those parts of the allocation 
with SNC designated as the NRDA to be as follows (+204 dwellings compared 
to the Appellant’s position): 

Table 4. Northampton South of Brackmills SUE – My Evidence for Forecast 
Supply in South Northamptonshire Designated as the NRDA 

 

2021/22 2022/23 2023/24 2024/25 2025/26 

5-
Year 
Total 

Northampton 
South of 
Brackmills 
SUE 0 0 68 68 68 204 

 

A1.23 Further, as set out above I consider it is relevant for the Inspector to consider the 
progress with delivery of this site as a material consideration, beyond any 
conclusions on the assessment of deliverable supply. In summary, planning for 
delivery of the site reflects the background to joint planning within the WNJCS. It 
would be contrary to the plan-led approach to divorce those parts of the site with 
SNC from their role in contributing towards the requirements of the NRDA 
specifically. 

A1.24 I set out below the relevant matters to be considered in this context: 

a. Policy N6 of the WNJCS identifies a capacity of about 1,300 dwellings 
(CD4.1).  

b. For development management purposes four application references must 
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be considered. Application reference N/2013/0338 (1000 dwellings, 
allowed on Appeal 14 April 2016) is located wholly within Northampton 
Borough. 

c. Application reference N/2019/0048 comprises the approval of Reserved 

Matters for Phase 1 of the development (385 dwellings) pursuant to 

Outline application N/2013/0338 (approved 21 August 2019). The 

developer for this phase of the site is Kier Living, with details of the 

forthcoming development advertised on the developer’s website. 

d. For the avoidance of doubt, I consider that the site overall should be 

regarded as deliverable on 1 April 2020 and that any forecast supply 

would contribute to the requirements of the Northampton Related 

Development Area. 

e. Outline planning permission has been granted separately for those parts 
of the WNJCS allocation boundary located in South Northamptonshire 
under application reference S/2017/2577/EIA (approved on 25 November 
2020). A copy of the Decision Notice, Location Plan and Committee 
Report is included at CD5.9. 

f. The applicant for S/2017/2577/EIA is a developer: Martin Grant Homes 

Ltd & Harcourt Developments Ltd. 

g. Application reference S/2017/2577/EIA provides for a total of 525 homes. 
The application boundary falls partly the control of Northampton Borough 
Council15. Application reference N/2017/1369 relating to 115 units of the 
525 unit site total within Northampton Borough. 

h. Timescales for delivery discussed in the South Northamptonshire Council 
Committee Report (dated 28 November 2019) forecast first completions 
in 202216. 

i. The required access arrangements dictate that a start on site will have to 

be made from the Newport Pagnell Road (SNC) end and work back into 

the site17. It has always been envisaged that is how the site will be built 

out, with the SNC bit first and the NBC components last. I would anticipate 

that any multiple outlets or sales fronts would operate from the spine road 

leading into the site rather than seeking to operate from further back into 

the site in its initial stages.  

A1.25 My evidence above undertakes the necessary detailed analysis of the 
characteristics of the development approved under application reference 
S/2017/2577/EIA. Having done so I consider that there is a clear expectation that 
the first completion of units will occur in South Northamptonshire.  

  

 
15 Paragraphs 3.2 to 3.5 of the South Northamptonshire Council Committee Report deal with the cross-
boundary relationship within the site. 
16 See paragraph 3.7 
17 See Condition 15 of the Decision Notice 
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e) Summary 

A1.26 This Appendix reinforces the importance of the Plan Area approach as part of 
the delivery and monitoring of development within the NRDA. While I do not 
agree with the Appellant’s approach of seeking to disaggregate the identification 
of supply in those parts of South Northamptonshire designated as the NRDA I 
have undertaken my own assessment responding to the Appellant’s case and 
conclude as follows: 

1) An agreed assessment of deliverable supply for Land at Wootton Fields 
Phase 2 and Phase 3 not specifically allocated in the WNJCS – 43 
dwellings 

2) My own assessment is that those parts of allocations within the WNJCS 
and located within SNC should be regarded as deliverable – at the 
Northampton West, Northampton Norwood Farm and Northampton South 
of Brackmills SUEs. I disagree with the Appellant’s conclusions and 
forecast a total deliverable supply of 594 units within the five-year period. 

A1.27 Table 5 below summarises my assessment of deliverable supply for sites located 
in those parts of SNC designated as the NRDA, based on my response to the 
Appellant’s case. 

Table 5. Summary of My Evidence – Sites within SNC Designated as the 
NRDA 

  2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 
Total 
2021/22 to 
2025/26 

Wotton Fields 
Phase 2 33 0 0 0 0 0 0 

Wotton Fields 
Phase 3 54 35 8 0 0 0 43 

Northampton 
West 

0 0 0 0 30 60 90 

Northampton 
Norwood Farm 0 0 0 60 120 120 300 

Northampton 
South of 
Brackmills 0 0 0 68 68 68 204 

        

Total 87 35 0 128 218 248 637 
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