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1. Introduction 
 
1.1 This report: 
 

• addresses the perception that a lack, or insufficient supply, of new, 
larger and higher value houses for higher earners may be acting as 
a brake on the economic wellbeing and growth of the area; and 

 

• considers how the council can positively intervene to create the 
conditions for the provision of new larger and higher value houses 
for higher earners. 

 
 and consists in Part One of: 

 

• a practice review identifying studies and evidence to understand 
the economic impact of new housing and in particular, how 
households occupying larger and higher value housing 
contribute to an area’s economic well-being; 

 

• a policy review of a range of documentation to understand the 
policy context for increasing the supply of larger and higher 
value houses in East Northamptonshire; and 

 

• a market review providing a baseline understanding of the 
drivers underpinning housing need and demand in combination 
with a profile of the current supply of large and higher value 
homes.  

  
 and consists in Part Two of: 

 

• a review of sites and interviews with estate agents, developers 
and househuilders concerning the potential need and demand 
for larger and higher value housing – and how to meet supply; 

 

• a survey of employers in East Northamptonshire to gain their 
perceptions of supply of larger and higher value housing, 
including whether its adequacy may be acting as a brake on the 
economic wellbeing and growth of the area; and 

 

• a review of the potential economic impact of increasing the 
supply of large and higher value homes.  
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 PART ONE: BASELINE REPORT 
 

2. Practice Review 
 
2.1 In areas of the country with low demand for housing and downturns in 

local economies, developing an understanding of the economic impact 
of housing has been commonplace, including seeking to ascertain the 
potential for the provision of larger, higher value housing – or, 
executive housing. This practice review includes a summary of some 
key messages from studies and literature on the topic to set the context 
for East Northamptonshire. It is important to note that much of the work 
on the economic impact of housing is concerned specifically with 
housing associations or affordable housing. But, in regions such as the 
North East, where the provision of higher value housing is sought to 
‘balance’ the housing market, and attract new economic in-migrants 
with higher incomes, there are relevant studies and reports. 

 
2.2 Broadly, there are two dimensions to assessing the economic impact of 

housing: 
 

1. in relation to the construction of the housing; and,  
 
2. assessing the impact on an area made by the occupiers of new 

housing.  
 
2.3 At this stage, our focus is on the latter, including attempting to assess 

the impact of the provision of larger, higher value housing on an area’s 
economic well-being. The Office for National Statistics (ONS) 
understands economic well-being in terms of: 

 

• GDP; 

• household income; 

• median incomes; 

• household spending, and  

• wealth.  
 
2.4 It would be logical to assume that delivering a supply of larger, higher 

value housing would increase each of these measures in a local area, 
although given the small number of homes likely to be delivered as a 
proportion of all stock, the impact could be extremely difficult to 
measure and could lack significance. 

 
2.5 A 2012 report from the combined Tees Valley authority, House Building 

in the Tees Valley - Its Role in the Economy and the Issues of the 
Sector, spells out strengthens the arguments in favour of rising 
property prices. Higher prices mean higher returns for builders, 
landowners, institutional investors and shareholders and are likely to 
lead to increased development activity with consequential positive 
impacts on employment and the supply chain, including general 
positive multiplier effects throughout the economy. Also mentioned is 
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how housing fulfils both a societal role and an important economic role. 
A healthy and functioning housing market will serve people’s needs 
and contribute towards the economic well-being of an area.  

 
2.6 A 2007 article by The University of Newcastle Centre for Urban and 

Regional Development Studies (CURDS)1 examined the economic role 
of mobile professionals and creative workers and their housing 
preferences, including a case study of the Wynyard executive/luxury 
housing development in Stockton-on-Tees. This work showed that 
occupiers of executive homes are professionals often involved in the 
development of Knowledge Intensive Business Services (KIBS), 
including home-based businesses. At the time of the study of Wynyard, 
it was found that: 

 

• the overwhelming majority of the occupiers were creative 
professionals; 

• 40% of households in Wynyard owned or part owned a business; 

• 40% moved to Wynyard from outside the North East; and 

• 14 separate businesses existed at Wynyard, half of which had main 
markets outside of the North East region. 

 
2.7 This case study illustrates the potential impact of executive housing in 

attracting highly-skilled, entrepreneurial households to an area acting 
as a catalyst to enhanced economic competitiveness. The study 
concluded that knowledge-based and entrepreneurial individuals might 
be more transient and mobile but they do have specific housing needs 
and aspirations.  Overall, the study concluded that: 

 

• the planning system may not be producing the type of housing that 
professionals require and/or aspire to; 

• the ‘creative mobile class’ want choice in the type of housing and 
residential amenity on offer; 

• areas need to consider adjusting their housing market in such a 
way as to appeal to aspiring housing demand; and 

• there is evidence of a link between entrepreneurial activity and the 
opportunity for self-expression in home design. 

 
2.8 In 2010, research undertaken on behalf of the Scottish Government2 

considered the economic and social impact of housing found that: 
 

• Housebuilding generates substantial local economic activity; 

• Owner occupied family homes have a greater economic impact 
than smaller houses; 

• Whilst investment in social housing can improve people’s lives, 
investment in owner occupation has larger employment and 
consumption impacts; 

                                                
1
 http://www.jstor.org/stable/pdf/40112735.pdf 

2 http://www.gov.scot/Resource/Doc/313646/0099448.pdf  
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• The impacts of new housing will be greater if it is located close to 
expanding markets rather than declining ones; and 

• New house building plays a significant role in supporting city 
competitiveness by attracting and retaining a skilled workforce 

 
2.9 Also in 2010, a study commissioned by RENEW (the North 

Staffordshire Regeneration Partnership) to explore the potential to 
increase the supply of higher value housing market locally3 with a 
specific focus on ‘executive housing’, defined as ‘high quality 
accommodation in low density, suited to the needs and aspirations of 
high income households’. In this report, an executive market was 
defined using property value along with a range of other indicators 
including density, design, location, and specification. It was noted that 
the executive market operates at and beyond the regional level, with 
purchasers often commuting large distances to places of work.  

 
2.10 The report gave particular importance to the concept of ‘quality of 

place’ in this market, incorporating a number of factors including 
environmental quality access to excellent services, e.g. schools, quality 
healthcare, good shops, attractive parks and open spaces, and access 
to a sufficient city centre lifestyle, cultural amenities, and some higher 
education provision. In terms of the impact of delivering a supply of 
higher value housing the report describes how there is strong evidence 
to suggest that provision of the right type of housing in the right 
locations will attract key economically independent households and will 
have a significant and beneficial impact on the wider local economy. 
Since executive housing tends to attract a high proportion of 
entrepreneurs, and thus business start-ups, this can lead to the 
creation of new employment opportunities locally.  Location is critically 
important, in particular with regard to quality of place.  

 
2.11 More recently, in 2014, Jon Watson Consulting was commissioned to 

produce an assessment of housing demand and affordable housing 
need for the potential development of a site in Marske (Redcar and 
Cleveland), including making recommendations quantifying the 
economic impact of the potential development. 

 
2.12 In context, Marske is one of the more attractive local areas, which 

presented an opportunity in terms of capitalising on its existing 
popularity and potential value. The project noted that provision should 
be edge of town and comprise larger, executive dwellings which would 
be attractive to households who would otherwise leave the area, as 
well as attracting households who might otherwise satisfy their housing 
aspirations for a high quality home by choosing to live in neighbouring 
North Yorkshire and work in Teesside. Attracting new economically 
active, higher income households would also help combat the long 

                                                
3
 https://www.newcastle-

staffs.gov.uk/sites/default/files/IMCE/Planning/Planning_Policy/Monitoring/executive%20housing%2

0market%20report.pdf  
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term trend towards an ageing population with its associated economic 
inactivity, a finding of direct relevance to East Northamptonshire with its 
large older population. 

 
2.13 The Marske project required assessing a range of approaches to 

modelling the economic impact of the construction phase and beyond. 
The study recommended a locally appropriate measuring approach 
which estimated that the economic impact of the proposed 
development would be to create: 

 

• 86 FTE jobs per year through the five year construction period; 

• 21 FTE jobs per year as a result of the household expenditure when 
the development became fully occupied; 

• 8 FTE jobs in the health, care, and education sectors; 

• 2 FTE jobs in the management, maintenance and repair of the 
affordable homes provided (elsewhere, through a commuted sum); 
and 

• to generate direct, fiscal income to the local authority of £832k over 
6 years, through New Homes Bonus; and 

• additional Council Tax revenues of £228k per year. 
 
2.14 The above review of case studies and existing approaches inevitably 

focuses on areas such as the North East and West Midlands where 
local economies are less robust. As ideas and plans develop in East 
Northamptonshire, an assessment of the economic impact made by the 
supply of larger, higher value housing will require agreement on a set 
of assumptions and a model appropriate to the local context. These 
models and assumptions change over time and need to respond to the 
policy and economic context.  

 
2.15 At this stage, an East Northamptonshire approach to quantifying the 

impact of developing larger, higher value housing might focus on the 
wider picture of economic well-being including the contribution to local 
GDP of new business start ups by the new occupiers (entrepreneurs) 
of the housing – including what jobs their entrepreneurial activities 
might create and supply chain trickle down benefits, and so on.  

 
2.16 It is likely that an assessment of economic impact in East 

Northamptonshire would also include projecting a positive impact on 
skills and qualifications in the area. It will also be important for East 
Northamptonshire to explore within its own modelling approach how 
the supply of larger, higher value housing on strategic sites (SUEs, 
garden village) might differ in terms of economic impact compared to 
supply on a smaller scale within existing settlements.  

 
 

3. Policy Review 
 
3.1 This review of policy documentation is intended to help understanding 

of the capacity of the local market to increase the supply of larger, 
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higher value housing in East Northamptonshire, including its 
contribution to local economic development. 

 
 North Northamptonshire Joint Core Strategy (JCS) 
 
3.2 The JCS has an upfront emphasis on promoting good design principles 

and higher quality housing. However, the JCS does recognise that 
design quality has only really been improving on smaller sites in recent 
years, and likewise it is noted that genuine high quality is near 
impossible to achieve on larger development sites. 

 
3.3 There is also a clear statement in the JCS about the need to be 

innovative in approaches to economic development in the area. 
Commuting patterns are explored in the JCS, and more will be said 
about these later, but it is important to note that the patterns for East 
Northamptonshire do not necessarily follow those of the wider North 
Northamptonshire area. 

 
3.4 The vision of the JCS is that ‘North Northamptonshire will be an 

exemplar for construction based innovation and the delivery of low 
carbon growth. Its high quality environment and prosperous economy 
will ensure it has a stronger profile within the UK and Europe; widely 
recognised as a safe, healthy, affordable and attractive area for 
residents and visitors, and an excellent place for business to invest 
in.’(p.25) 

 
3.5 Information presented in the JCS (para 2.33) identifies East Northants 

as the District with the ‘poorest balance between jobs and workers’ (0.7 
jobs per worker across the District as a whole, and even lower when 
considering the Four Towns area, at 0.62). The District, due to the 
rates of out-commuting by residents to jobs in centres such as 
Wellingborough and Northampton, has the lowest level of self-
containment in commuting patterns (36.1%). Corby and 
Wellingborough have the two best balances between jobs and workers, 
however Wellingborough sees a significant proportion of its residents, 
19%, out-commuting to Northampton to work. 

 
3.6 The JCS reports on the losses of manufacturing jobs in Corby and 

Wellingborough, whilst noting the growth from 2001-11 in East 
Northamptonshire and Kettering in jobs, of 4,300 and 5,600 workplace 
jobs respectively. Overall, however, the imbalance between housing 
development and new job creation is regarded as a challenge. 

 
3.7 In terms of housing, the JCS remarks on the market advantage of the 

North Northamptonshire area as the most affordable area within an 
hour of London (para 2.48). Other than the Rushden East Sustainable 
Urban Extension and Deenethorpe Airfield Garden Village, settlements 
in East Northamptonshire earmarked for new housing development are 
predominantly market towns in the JCS hierarchy. 
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3.8 There is reference, in the JCS, to the NPPF’s indication that 
exceptional development of a dwelling in the countryside may be 
acceptable if its design is innovative and the property is of outstanding 
quality. However, the JCS notes that these would be very exceptional 
circumstances, and would require very rigorous assessment.  

 
  
Table 3.1: Table 5 from the JCS: housing supply – supply targets in named 
settlements in East Northants 2011-2031 
 
Settlement type Settlement Supply target 

Rushden 3,285 

Higham Ferrers 560 

Growth town 

Irthlingborough 1,350 

Raunds 1,060 
Thrapston 680 

Market town 

Oundle 645 
Rural housing  820 
Total 8,400 

  
(Source: North Northamptonshire Joint Core Strategy 2011-2031, p.137) 

 
Please note: the Priors Park scheme, Corby, will potentially deliver 750 units in East 
Northants which are not included in the above figures. Development at Deenethorpe Garden 
Village is also not included. 

 
3.9 On housing mix – with reference to the 2015 SHMA Update, identified 

‘need’ is mainly for smaller dwellings to accommodate new 
households, with around 70% of new households forecast to require 1 
or 2 bedrooms, and most of the remaining 30% requiring 3 bedrooms. 
The Update does, however, acknowledge that ‘need’ does not take into 
account aspirations for an extra bedroom, a home office and/or the 
need to expand, and suggests that the market sector should make 
provision for these aspirations. New supply should also allow take 
account of the need to rectify imbalances in an area – for example, the 
need for larger housing in an area dominated by smaller dwellings. 
Similarly, new developments, especially those at scale, should be 
prevented from delivering an over-concentration of single house types 
or tenures. 

 
3.10 In the JCS, there is a section dedicated to the potential for 

Deenethorpe Garden Village, which is proposed as a carbon neutral 
scheme using exemplary design and delivering high quality. Policy 14 
sets out how Deenethorpe might support the rural economy through: 

 
i. The provision of land and buildings for owner occupiers of small and 

medium sized enterprises and service providers to build to their 
requirements within the design code; 

ii. Ensuring extra land will be made available under 10 year options to 
allow successful enterprises to expand; 
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iii. Installation of super-fast broadband for all businesses and 
community facilities and also for all dwellings to support home 
working; 

iv. Use of mechanisms to deliver apprenticeships and training 
opportunities in association with the construction phases for the new 
village; 

v. Provision of community food production to serve local businesses. 
 

3.11 Policy 25 of the JCS considers economic prosperity across the North 
Northamptonshire area, and how the diversification of the rural 
economy can be promoted, ‘..in particular by supporting the retention 
and development of local services and community facilities in villages; 
the development of rural economic activities; and supporting farm 
diversification including the conversion of existing farm buildings and 
infrastructure for employment and other commercial developments 
such as tourism related development.’ (para 8.1, p. 112) 
 

3.12 In the context of ‘place-shaping requirements’ at Rushden East, the 
JCS considers the provision of new jobs to be as just as important as 
new homes and the SUE should support job creation, entrepreneurship 
and innovation. Job creation will be varied – from dedicated business, 
a local centre, and opportunities for working and starting business at 
home. 

 
3.13 In view of the SHMA Update forecasting that 12,200 older households 

will be under-occupying their homes by 2031, Policy 30 of the JCS 
encourages the provision of attractive housing opportunities to allow 
these households to down-size. In relation to floor space for these and 
other new properties, the nationally described space standard should 
be applied and custom-build is to be made available on some plots as 
part of the SUEs and other strategic developments. 

 
 North Northamptonshire Joint Authorities’ Monitoring Report 

2014/15: Assessment of Housing Land Supply relative to the 
Submission Joint Core Strategy (July 2015) 

 
3.14 East Northamptonshire’s housing land supply for the period 2016-21 is 

considered to provide for 3,063 dwellings. This means that, inclusive of 
meeting the shortfall from the period 2011-16, and allowing for both a 
5% and 20% buffer (2,589 and 2,959 respectively), the Council is able 
to demonstrate a five year supply of housing land in the context of the 
JCS’ requirements of 420 units per year. Note – Rushden East SUE 
delivery is from 2020-21; Deenethorpe garden village is not included; 
and, Priors Park SUE is accounted for in relation to Corby. 

 
 The North Northamptonshire Authorities Monitoring Report 

(AMR), 2014/15 (December 2015) 
 
3.15 The AMR shows that East Northamptonshire delivered 459 additional 

dwellings for the year, and a cumulative total of 1,204 for the period 
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2011-15. This represents 72% of the target requirement for the same 
period with supply increasing steadily year on year. 50% of East 
Northamptonshire’s completions were affordable, significantly 
exceeding the target of 40%. 

 
 Strategic Housing Market Assessment (SHMA) Update for North 
 Northamptonshire 
 
3.16 This 2015 Update for the period 2011-31 showed a decrease in the 

projected need for housing. This report stated that North 
Northamptonshire has become relatively more affordable in market 
housing terms for those on lower quartile incomes, but this is due to 
housing costs increasing at a lower rate than incomes. The Technical 
Report identified that the greatest need in East Northamptonshire 
would be for market housing in (58.81%), most of which would be for 
owner-occupation. Reviewing the projected growth in households. the 
SHMA Update noted that the main changes in net housing 
requirements were a huge decrease in the need for 1 bedroom units 
from 25,255 in 2012 to 19,049 in 2014, and, conversely, for 3-
bedroomed units, a change from a surplus of 756 to a requirement for 
10,210. Overall, the most pressing issue over the next 20 years was 
seen as the growth in older households with the largest proportionate 
growth being in East Northamptonshire at 79%. 

 
 Northamptonshire’s Strategic Economic Plan (SEP) 
 
3.17 Produced by the Northamptonshire Enterprise Partnership, the SEP 

explicitly sees housing as part of the economic strategy for the area. 
The SEP states that, during the 2021 plan period, a total of 37,000 new 
homes will be built and 32,500 jobs created; and, this will rise to 80,000 
homes and 70,000 jobs by 2031. The aim is to grow the economy by 
25% by 2021, and the total number of ‘jobs’ will have grown to 397,500 
by 2021 and 435,000 by 2031 though it is not known whether these will 
be full or part-time, temporary or permanent. The SEP is built around 
‘Northamptonshire’s unique offer’, which includes: 
 

• its premier location and unrivalled access to markets;  

• sectoral expertise in High Performance Technologies, Logistics and 
Food and Drink;  

• world class brands;  

• diverse and distinct investment locations; and 

• a series of market-ready investment sites.  
 
3.18 With its location, High Performance Technologies, international 

markets, and growth opportunities, it can be seen that there is potential 
for demand for higher value housing in Northamptonshire. The SEP 
details what are referred to as a series of strategic imperatives which 
will accelerate growth. These are: 
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• population – responding to the employment and housing needs of 
the rapidly growing population; 

• business competitiveness – developing the productivity and 
competitiveness of SMEs, accelerating growth in priority sectors, 
identifying new sectors, developing inward investment; 

• employment and skills – responding to the skills deficit; developing 
the knowledge economy to attract higher value jobs; and 

• innovation – working with businesses to develop innovation and 
create networks, including establishing recognised centres of 
excellence. 

 
3.19 In the context of housing supply, and in particular the provision of 

larger, higher value housing, responding to/delivering on these 
strategic imperatives will require a diverse housing offer appealing to 
all parts of the growing population, including new SMEs, and new 
higher value jobs in the knowledge economy.   

 
3.20 The SEP also refers to how creating the conditions for growth will 

require investment in infrastructure and connectivity, and housing, and 
these will help to provide the necessary ‘offer’ for the county to appeal 
to higher income households who might live in any larger, higher value 
housing that is developed. In brief: 

 

• Infrastructure includes transport (roads, as well as “technology-led 
smart commuting”), office space, environmental sustainability and 
energy, and digital communications.  

• The digital economy will be supported by extending the Superfast 
Northamptonshire broadband project to secure full coverage across 
all business premises.  

• Another objective is to provide a number of market ready major 
investment sites. Northamptonshire has established the 
Northamptonshire Revolving Infrastructure Fund (NRIF), which is 
designed explicitly to unlock major developments.  

• In terms of housing, Northamptonshire has one of the fastest 
growing populations in the country, including significant in-
migration. The SEP states that housing must offer "the right product 
at the right price in the right place", and delivery will be accelerated 
through SUEs. Moreover, the SEP refers to the need to promote the 
economic benefits of house building. 

 
 Quality of life and the provision of new housing 
 
3.21 The above summary of the current policy position in East 

Northamptonshire (including the sub-region and county) shows that 
there is already a well-established understanding of the link between 
population growth, skills, new housing, and economic development. 
The recently published Strategic Economic Plan is unequivocal in 
making clear the symbiotic relationship between the supply of housing 
and the county’s economic growth. Indeed, more than that, the SEP 
shows there is an acknowledgement that the housing ‘offer’ in the 
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county must be developed in the context of new employment markets – 
not only in terms of where new jobs are created and infrastructure 
investment is made, but also to support innovation, entrepreneurship 
and business-at-home models. These are all elements of quality of life, 
and critical to attracting new in-migrants and/or different income groups 
into the area.  

 
3.22 East Northamptonshire has a number of key strategic sites which must 

be developed with quality of life at their core. Rushden SUE, the 
overflow from Corby of Priors Park, and the potential garden village at 
Deenethorpe provide a sufficient volume of supply to allow for attention 
to be given to green and open spaces, transport connectivity, ensuring 
education services are sufficient, the quality of broadband provision, 
retail and social facilities, and leisure opportunities. Quality of life is 
often regarded as at its highest in existing settlements, in particular 
when thinking about high value housing, and there appears to be some 
provision within the Joint Core Strategy for the consideration of small-
scale supply in smaller settlements and also conversion of agricultural 
buildings. 

 
 

4. Market Review 
 
 Introduction 
 
4.1 This market review provides a baseline understanding of the drivers 

underpinning housing need and demand in combination with a profile 
of the current supply of larger and higher value housing. 

 
4.2 The report reviews evidence of commuting and internal migration, to 

identify their extent and the associated geography, and has assessed 
the future requirement for housing by applying Housing Vision’s 
modelling to the most recent 2014-based Subnational Household 
Projections which supersedes that used in the 2015 SHMA Update. 

 
4.3 The supply of larger and higher value homes has been profiled using 

two sources: 
 

1. Land Registry home sales data for the 3 years 2014- 2016 of all 
properties registered as sold which are new-build, by dwelling 
type, price and postcode location; and- 

 
2. A net-based survey of current and recent sales providing greater 

detail by bedroom size and of prices per square metre. 
.  
 Demographic projections 
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4.4 Official projections of the number of households are published by 
CLG4. The population input to CLG’s projections is derived from ONS’ 
Subnational Population Projections. Both ONS and CLG projections 
are trend-based, looking forward 25 years from the starting base year.  

 
4.5 CLG methodology5 converts the ONS population projection into 

households by deducting residents of communal establishments (care 
homes, prisons etc) and applying household representative rates 
(formerly headship rates) to the remaining ‘household population’. The 
rate is the number of ‘household representatives divided by the 
household population; rates are calculated for gender, age and 
relationship (single, married, previously married). Projected future 
changes in household representative rates are modelled on the basis 
of long-term historical trends.  

  
4.6 The 2014-based projections are the most recent in a series; earlier 

projections have been produced to 2003, 2004, 2006, 2008, 2011 and 
2012 bases. The 2014-based projections reviewed supersede those 
applied in the January 2015 North Northamptonshire SHMA Update 
and which included East Northamptonshire, which were 2011-based. 

 
4.7 The following table summarises projections by household type for 

England for the 25 years from 2011. 
 
 
 
 
 
 
Table 4.1: 2014-based Subnational Household Projections by household type 
for England, 2011-2036 

 

Household type 2011 2036 2011-36 
% 
change 

One person households: Male 3,078,916 4,418,230 1,339,314 43.5 

One person households: Female 3,608,415 4,005,639 397,224 11.0 

One family and no others: Couple:  
No dependent children 5,718,616 6,821,394 1,102,778 19.3 

A couple and one or more other adults:  
No dependent children 1,671,669 2,103,560 431,891 25.8 

Households with one dependent child 2,793,840 3,723,059 929,219 33.3 

Households with two dependent children 2,394,940 2,610,872 215,932 9.0 

Households with three dependent children 1,060,768 1,132,622 71,854 6.8 

Other households 1,591,862 2,459,570 867,708 54.5 

Total 21,919,025 27,274,946 5,355,921 24.4 
 

                                                
4
 https://www.gov.uk/government/collections/household-projections 

5
 Household Projections 2014-based: Methodological Report, CLG, July 2016;            

https://www.gov.uk/government/collections/household-projections 
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(Source: 2014-based Sub-National Household Projections, Communities and Local 
Government (CLG); website: https://www.gov.uk/government/collections/household-
projections . Contains public sector information licensed under the Open Government Licence 
v1.0: http://www.nationalarchives.gov.uk/doc/open-government-licence/) 

 
Key findings:  

 

• There is a projected 24% growth in household numbers over a 25 year 
period with large growth projected in single person (especially male) 
households, couple households and households with one dependent 
child and smaller growth in and 3+ family households. 

 

4.8 The following table summarises projections by household type for East 
Northamptonshire for the 25 years from 2011. 

 
Table 4.2: 2014-based Subnational Household Projections by household type 
for East Northamptonshire, 2011-2036 

 

Household type 2011 2036 2011-36 
% 
change 

One person households: Male 4,258 6,267 2,009 47.2 

One person households: Female 4,944 5,747 803 16.2 

One family and no others: Couple:  
No dependent children 11,589 15,976 4,387 37.9 

A couple and one or more other adults:  
No dependent children 2,556 3,205 649 25.4 

Households with one dependent child 4,569 5,047 478 10.5 

Households with two dependent children 4,429 4,272 -157 -3.5 

Households with three dependent children 1,730 1,761 31 1.8 

Other households 1,658 2,577 919 55.4 

Total 35,733 44,852 9,119 25.5 
 
(Source: 2014-based Sub-National Household Projections, Communities and Local 
Government (CLG); website: https://www.gov.uk/government/collections/household-
projections . Contains public sector information licensed under the Open Government Licence 
v1.0: http://www.nationalarchives.gov.uk/doc/open-government-licence/) 

 
Key findings:  

 

• There is a projected 25% growth in household numbers over a 25 year 
period with large growth projected in single person and couple 
households but, compared with the national pattern, slight decline or 
only small growth in family households. 

 

4.9 The following table summarises projections by age of household 
representative for England for the 25 years from 2011. 

 
Table 4.3: 2014-based Subnational Household Projections by age band of 
household representative for England, 2011-2036 

 
Age 
band 

2011- 
2016 

2016- 
2021 

2021- 
2026 

2026- 
2031 2031-2036 

2011- 
2036 % change 

15-24 -5,032 -33,703 29,621 71,728 17,521 80,135 10.1 
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25-34 97,132 25,852 -133,731 -238,885 -1,931 -251,563 -8.2 

35-44 -175,702 122,806 293,548 123,098 -102,247 261,503 6.2 

45-54 422,254 -9,902 -146,985 152,305 316,436 734,108 17.5 

55-59 197,482 320,411 59,468 -109,506 -56,147 411,708 23.0 

60-64 -161,464 175,823 270,211 57,213 -127,524 214,259 11.2 

65-74 451,514 163,847 -556 463,177 312,493 1,390,475 47.7 

75-84 139,433 263,620 505,887 241,324 149,104 1,299,368 60.8 

85+ 99,850 136,828 200,338 302,218 476,694 1,215,928 143.7 

Total 1,065,467 1,165,582 1,077,801 1,062,672 984,399 5,355,921 24.4 
 
(Source: 2014-based Sub-National Household Projections, Communities and Local 
Government (CLG); website: https://www.gov.uk/government/collections/household-
projections . Contains public sector information licensed under the Open Government Licence 
v1.0: http://www.nationalarchives.gov.uk/doc/open-government-licence/) 

 
Key findings:  

 

• There are very large increases projected in older households aged 65+ 
and especially at 85+; increases at 45-64, small growth at 15-24 and 
35-44 and decline at 25-34. 

 
4.10 The following table summarises projections by age of household 

representative for East Northamptonshire for the 25 years from 2011. 
 
 
 
 
 
 
 
 
 
 
 
Table 4.4: 2014-based Subnational Household Projections by age band for East 
Northamptonshire, 2011-2036 

 
Age 
band 

2011- 
2016 

2016- 
2021 

2021- 
2026 

2026- 
2031 

2031- 
2036 

2011- 
2036 % change 

15-24 -47 -43 85 49 20 64 6.3 

25-34 -33 -66 -306 -326 30 -701 -17.4 

35-44 -1,001 -235 171 32 -287 -1,320 -18.5 

45-54 949 -197 -652 -3 342 439 6.0 

55-59 382 551 140 -428 -163 482 16.1 

60-64 -549 307 494 122 -452 -78 -2.2 

65-74 1,505 219 -98 1,031 701 3,358 65.9 

75-84 492 1,024 1,520 454 247 3,737 116.9 

85+ 186 334 479 916 1,222 3,137 235.0 

Total 1,884 1,894 1,833 1,847 1,660 9,118 25.5 
 
(Source: 2014-based Sub-National Household Projections, Communities and Local 
Government (CLG); website: https://www.gov.uk/government/collections/household-
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projections . Contains public sector information licensed under the Open Government Licence 
v1.0: http://www.nationalarchives.gov.uk/doc/open-government-licence/) 

 
Key findings:  

 

• Household projections for East Northamptonshire differ markedly from 
the national pattern in that growth is greater in older age groups and 
much less for younger age groups, more specifically: 

 

• the projected increases at 65+ and especially at 85+ are very much 
higher; 

 

• increases at 45-59 are smaller with slight decline at 60-64; 
 

• the decline at 25-34 is much greater and continues for those aged 
35-44. 

 
 Drivers of change: the impact of internal migration 
 
4.11 This section reviews the pattern of migration into and out of East 

Northamptonshire. As patterns may vary year by year, we have 
reviewed data for the most recent 4 year period to June 2015. The 
following table identifies those local authorities from which 100 or more 
people have moved into East Northamptonshire over this period. 

 
 
 
 
 
 
 
 
Table 4.5: internal migration into East Northamptonshire where 100 or more 
people moved during the 4 year period from year ending June 2012 to year 
ending June 2015 

 

Local Authority Number 

Wellingborough 2,520 

Bedford 1,580 

Northampton 1,340 

Kettering 1,250 

Peterborough 940 

Huntingdonshire 860 

Milton Keynes 460 

Corby 460 

Central Bedfordshire 430 

South Kesteven 380 

Rutland 250 

Luton 250 
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Daventry 250 

South Northamptonshire 230 

Leicester 160 

Nottingham 130 

Fenland 130 

Aylesbury Vale 120 

Sheffield 120 

Birmingham 110 

Leeds 110 

Cambridge 100 

South Cambridgeshire 100 

All Other Local Authorities 5,420 

Total In Migrants 17,700 
 
(Source: residential moves between different geographic areas within England and Wales 
sourced from the NHS Patient Register, the NHS Central Register (NHSCR) and the Higher 
Education Statistics Agency (HESA). the ONS Website 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/migrationwith
intheukhttps://www.ons.gov.uk/peoplepopulationandcommunity/populationaHuntingdonshire.n
dmigration/ migrationwithintheuk  
Contains public sector information licensed under the Open Government Licence v3.0 
http://www.nationalarchives gov.uk/doc/open-government-licence/.) 
 
Key findings:  

 

• 17,700 people moved into East Northamptonshire in the 4 year period 
to June 2015. 

 

• The largest number of moves are principally from neighbouring local 
authority areas especially Wellingborough, Bedford, Northampton and 
Kettering, and then from Peterborough, Huntingdonshire, Corby and 
Milton Keynes. 

 
4.12 The following table identifies those local authorities to which 100 or 

more people have moved from East Northamptonshire over this period 
in the 4 year period to June 2015. 

 
Table 4.6: internal migration out of East Northamptonshire where 100 or more 
moved during the 4 year period from year ending June 2012 to year ending 
June 2015 

 

Local Authority Number 

Wellingborough 1,960 

Kettering 1,500 

Northampton 970 

Bedford 940 

Corby 610 

Peterborough 580 

South Kesteven 520 
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Huntingdonshire 500 

Rutland 310 

Milton Keynes 250 

Central Bedfordshire 210 

Nottingham 190 

Daventry 190 

South Northamptonshire 190 

Birmingham 180 

Leeds 160 

Sheffield 150 

Leicester 140 

Harborough 130 

Cornwall 120 

Coventry 120 

South Cambridgeshire 110 

Charnwood 110 

Cambridge 100 

South Holland 100 

All Other Local Authorities 5,190 

Total Out Migrants 15,530 
 
(Source: residential moves between different geographic areas within England and Wales 
sourced from the NHS Patient Register, the NHS Central Register (NHSCR) and the Higher 
Education Statistics Agency (HESA). the ONS Website 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/migrationwith
intheukhttps://www.ons.gov.uk/peoplepopulationandcommunity/populationaHuntingdonshire.n
dmigration/ migrationwithintheuk  
Contains public sector information licensed under the Open Government Licence v3.0 
http://www.nationalarchives gov.uk/doc/open-government-licence/.) 
 
Key findings:  

 

• Over 15,000 people moved out of East Northamptonshire in the 4 year 
period to June 2015. 

 

• The largest number of moves is principally to neighbouring local 
authority areas especially Wellingborough, Kettering, Northampton and 
Bedford then to Corby, Peterborough, South Kesteven and 
Huntingdonshire. 

 

• Over the 4 year period reviewed, East Northamptonshire gained over 
2,000 people through inward migration. 

 
4.13 The overall pattern and its net effect is summarised in the following 

table which demonstrates that: 
 

• The greatest gains were made from Bedford, Wellingborough, 
Northampton, Peterborough and Huntingdonshire; and 
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• The greatest population losses were to Kettering, Corby and South 
Kesteven. 
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Table 4.7: net internal migration local authorities with plus or minus 100 movers into or out of East Northamptonshire for the 4 year 
period from year ending June 2012 to year ending June 2015 
 

In Migration Out Migration Net Migration   
Local Authority 2012 2013 2014 2015 Totals In 2012 2013 2014 2015 Totals Out   

Bedford 390 320 410 460 1,580 240 260 230 210 940 640 

Wellingborough 580 690 630 620 2,520 530 480 450 500 1,960 560 

Northampton 310 320 340 370 1,340 240 260 230 240 970 370 

Peterborough 220 230 220 270 940 130 130 170 150 580 360 

Huntingdonshire 210 230 200 220 860 140 150 110 100 500 360 

Central Bedfordshire 110 90 110 120 430 60 40 50 60 210 220 

Milton Keynes 100 110 110 140 460 80 50 80 40 250 210 

Luton 40 50 60 100 250 40 10 10 10 70 180 

South Kesteven 90 80 110 100 380 110 140 100 170 520 -140 

Corby 100 120 120 120 460 130 160 140 180 610 -150 

Kettering 270 340 310 330 1,250 360 370 380 390 1,500 -250 
 
(Source: residential moves between different geographic areas within England and Wales sourced from the NHS Patient Register, the NHS Central Register 
(NHSCR) and the Higher Education Statistics Agency (HESA). the ONS Website 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/migrationwithintheukhttps://www.ons.gov.uk/peoplepopulationandcommunity/
populationaHuntingdonshire.ndmigration/ migrationwithintheuk  
Contains public sector information licensed under the Open Government Licence v3.0 http://www.nationalarchives gov.uk/doc/open-government-licence/.) 
 
4.14 Patterns of net migration are best appreciated using GIS mapping as illustrated by the following map. 



 
Map 4.1 
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 Patterns of commuting 
 
4.15 This section reviews the pattern of commuting into and out of East 

Northamptonshire at the time of the 2011 Census. The following table 
identifies the net effect of commuting into and out of Northamptonshire at the 
time of the 2011 Census. 

 
Table 4.8: travel into and out of East Northamptonshire, 2011 

 

Movement Numbers 

Travel In to Work 10,053 

Travel Out to Work 22,306 

Net effect -12,253 

 
(Source: Table WU01UK, Location of Usual Residence and Place of Work 2011 Census, NOMIS 
website, http://www.nomisweb.co.uk 
NB Excludes 12,593 people who both live and work within East Northamptonshire 
Contains public sector information licensed under the Open Government Licence v3.0 
http://www.nationalarchives.gov.uk/doc/open-government-licence/). 

 
Key findings:  

 

• More than twice as many people commute out of East Northamptonshire for 
work than commute in. 

 
4.16 The following table identifies those local authorities from which 100 or more 

commuters travelled into East Northamptonshire. 
 
Table 4.9: travel into work from local authorities where 100 or more travel, 2011 
 

Commuters In Local Authority 
  Number % 

Wellingborough 2,325 23.1 

Kettering 1,715 17.1 

Peterborough 1,158 11.5 

Northampton 858 8.5 

Corby 761 7.6 

Huntingdonshire 443 4.4 

Bedford 441 4.4 

South Kesteven 399 4.0 

Daventry 206 2.0 

Rutland 178 1.8 

Milton Keynes 164 1.6 

South Northamptonshire 145 1.4 

Harborough 103 1.0 

All Other Local Authorities less than 100 1,157 11.5 

Total 10,053 100.0 
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(Source: Table WU01UK, Location of Usual Residence and Place of Work 2011 Census, NOMIS 
website, http://www.nomisweb.co.uk 
NB Excludes 12,593 people who both live and work within East Northamptonshire 
Contains public sector information licensed under the Open Government Licence v3.0 
http://www.nationalarchives.gov.uk/doc/open-government-licence/). 

 
Key findings:  

 

• The main local authority areas from which people commuted into East 
Northamptonshire were Wellingborough, Kettering, Peterborough, 
Northampton and Corby. 

 
4.17 The pattern of inward commuting is best appreciated using GIS mapping as 

follows. 
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Map 4.2 
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4.18 The following table identifies those local authorities to which 100 or more 

commuters travelled from East Northamptonshire. 
 
Table 4.10: travel out to local authorities where 100 or more Travel, 2011 

 

Commuters Out Local Authority 
  No % 

Wellingborough 4,534 20.3 

Northampton 3,293 14.8 

Kettering 2,627 11.8 

Bedford 2,344 10.5 

Peterborough 1,625 7.3 

Huntingdonshire 1,251 5.6 

Corby 1,115 5.0 

Milton Keynes 881 3.9 

Daventry 418 1.9 

South Kesteven 340 1.5 

Westminster, City of London 332 1.5 

Central Bedfordshire 279 1.3 

South Northamptonshire 237 1.1 

Rutland 179 0.8 

South Cambridgeshire 153 0.7 

Luton 141 0.6 

Cambridge 116 0.5 

Harborough 110 0.5 

Camden 102 0.5 

All Other Local Authorities less than 100 2,229 10.0 

Total 22,306 100.0 

 
(Source: Table WU01UK, Location of Usual Residence and Place of Work 2011 Census, NOMIS 
website, http://www.nomisweb.co.uk 
NB Excludes 12,593 people who both live and work within East Northamptonshire 
Contains public sector information licensed under the Open Government Licence v3.0 
http://www.nationalarchives.gov.uk/doc/open-government-licence/). 

 
Key findings:  

 

• The main local authority areas to which people commuted from East 
Northamptonshire were Wellingborough, Northampton, Kettering, and Bedford 
but there is clear evidence of long distance commuting to London and 
Cambridgeshire.  

 
4.19 The pattern of outward commuting is best appreciated using GIS mapping as 

follows. 
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Map 4.3 
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 Housing projections for East Northamptonshire 
 
4.20 We have applied Housing Vision’s model which enables official household 

projections to be converted into an assessment of the need for housing by 
age of household and bedroom size required. This has been applied using the 
most recent 2014-based Subnational Household Projections for East 
Northamptonshire to identify the extent to which there is a need for larger 
housing over the next 25 years.  

 
4.21 The modelling used to translate household into housing projections is directly 

comparable to that applied in the 2015 SHMA Update. A number of principles 
and assumptions have been applied as explained below. 

 
4.22 The CLG methodology for estimating household projections is based on the 

following 8 household types:  
 

1. One person male 
2. One person female 
3. Couple no dependent children 
4. Couple and 1 or more adults no dependent children 
5. Households with one dependent child 
6. Households with two dependent children 
7. Households with three dependent children 
8. Other multi-person households 

 
4.23 The following table identifies the housing by bedroom size suitable for these 

different household types. Whilst we are not advocating this practice, the 
minimum bedroom requirement has been assumed in all cases. In some 
cases, it is not possible to predict this with accuracy, for example, where there 
are 3 children in a household, the bedroom requirement will be determined 
according to their age and sex. No assumptions have been applied in 
modelling concerning the provision of a spare bedroom which is additional to 
that required to meet a household’s need. In most cases it can be assumed 
that the minimum requirement should be supplemented by a further bedroom 
and therefore the requirement for 3 bedroom or larger housing set out below 
is likely to be met by the supply of 4 bedroom and larger housing. 

 
Table 4.11: household types and associated minimum bedroom size 
 
Household type Persons Minimum 

Bedroom 
size 

One person (male/female) 1 1 

Couple no dependent children 2 1 
Couple and 1 or more adults no dependent children 2+ 2 
Household with one dependent child 2+ 2 

Other multi-person households 2+ 2 
Households with two dependent children 3+ 3 

Households with three dependent children 4+ 3 
  
(Source: Housing Vision) 
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4.24 This modelling applied provides for the East Northamptonshire District Council 

area for 5 year periods from 2011 to 2036: 
 

• household projections by age band; 
 

• the need for 1, 2 and 3 bedroom or larger housing; and 
 

• the need for 3 bedroom or larger housing by age band. 
 
4.25 The following table provides housing projections by age band by for 5 year 

periods from 2011-2036. 
 
Table 4.12: 2014-based CLG Subnational Household Projections, projections of the 
need for housing by age band and 5 year time period, East Northamptonshire District 
Council, 2011-2036 
 

Age band 
2011- 
2016 

2016- 
2021 

2021- 
2026 

2026- 
2031 

2031-
2036 

2011 
-2036 

% 
change 
2011-
2036 

15-24 -47 -43 85 49 20 64 6.3 

25-34 -33 -66 -306 -326 30 -701 -17.4 

35-44 -1,001 -235 171 32 -287 -1,320 -18.5 

45-54 949 -197 -652 -3 342 439 6.0 

55-59 382 551 140 -428 -163 482 16.1 

60-64 -549 307 494 122 -452 -78 -2.2 

65-74 1,505 219 -98 1,031 701 3,358 65.9 

75-84 492 1,024 1,520 454 247 3,737 116.9 

85+ 186 334 479 916 1,222 3,137 235.0 

Total 1,884 1,894 1,833 1,847 1,660 9,118 25.5 
 
(Source: 2014-based Sub-National Household Projections, Communities and Local Government 
(CLG); website: https://www.gov.uk/government/collections/household-projections . Contains public 
sector information licensed under the Open Government Licence v1.0: 
http://www.nationalarchives.gov.uk/doc/open-government-licence/) 

 
Key findings:  
 

• There is a projected need for 9,118 homes in the period 2011-2036, with large 
declines in need from the 25-34 and 35-44 age groups; small increases in the 
15-24 and 45-54 age groups and large increases in the 65+ age groups.  

 
4.26 The following table provides housing projections by bedroom size for 5 year 

periods from 2011-2036. 
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Table 4.13: 2014-based CLG Subnational Household Projections, projections of the 
need for housing by bedroom size and 5 year time period, East Northamptonshire 
District Council, 2011-2036 
 
Minimum 
bedroom 
size 
requirement 

2011- 
2016 

2016- 
2021 

2021- 
2026 

2026- 
2031 2031-2036 

2011 
-2036 

1 bedroom 1,331 1,305 1,504 1,709 1,348 7,197 
2 bedrooms 592 508 340 258 347 2,045 

3 bedrooms -35 80 -11 -120 -39 -125 
Total 1,888 1,893 1,833 1,847 1,656 9,117 
 
(Source: Housing Vision and 2014-based Sub-National Household Projections, Communities and 
Local Government (CLG); website: https://www.gov.uk/government/collections/household-projections 
. Contains public sector information licensed under the Open Government Licence v1.0: 
http://www.nationalarchives.gov.uk/doc/open-government-licence/) 

 
Key findings:  
 

• There is an identified need for an additional 9,117 homes in the period 2011 
to 2031. For comparison, using 2011-based Subnational Household 
Projections, the 2015 SHMA Update identified a need for 8,401 additional 
homes in the period 2011-2031 compared with 7,461 using the 2014-based 
Subnational Household projections, a reduction of 940 homes. 

 

• The need for housing is consistent for 5 year periods from 2011-2031 the 
declines in the final 5 year period. 

 

• The greatest need is for 1 bedroom then 2 bedroom housing with a small 
decline in the requirement for 3 bedroom or larger housing. 

 
4.27 The following table examines the projection of the need for a minimum of 3 

bedroom or larger housing by age band. 
 
Table 4.14: 2014-based CLG Subnational Household Projections, projections of the 
need for a minimum of 3 bedroom and larger housing by 5 year time period, East 
Northamptonshire District Council, 2011-2036 

 
Age band 2011-16 2016-21 2021-26 2026-31 2031-36 2011-36 

15-24 15 12 32 20 13 92 

25-34 16 9 -74 -107 4 -152 

35-44 -516 -164 -7 -114 -225 -1,026 

45-54 393 135 -32 69 158 723 

55-59 46 64 44 -10 5 149 

60-64 -2 14 18 7 -5 32 

65-74 13 9 7 15 11 55 

75-84 0 1 1 0 0 2 

85+ 0 0 0 0 0 0 

Total -35 80 -11 -120 -39 -125 
 
(Source: Housing Vision and 2014-based Sub-National Household Projections, Communities and 
Local Government (CLG); website: https://www.gov.uk/government/collections/household-projections 
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. Contains public sector information licensed under the Open Government Licence v1.0: 
http://www.nationalarchives.gov.uk/doc/open-government-licence/) 

 
Key findings:  

 

• There is a variable pattern of the need for a minimum of 3 bedroom or larger 
housing by 5 year period with an increase in the period 2016 to 2021 but 
declines in all other periods. 

 

• There is a projected large increase in the age band 45-54 and a smaller 
increase from households aged 55 to 59 but this is more than matched by a 
substantial decline in the 35 to 44 age group and a smaller decline in the 25-
34 age group.  

 
 The supply of larger and higher value homes 
 
4.28 This section focuses on the supply of larger and higher value homes in East 

Northamptonshire using 2011 Census, Land Registry and property website 
data. To set the context, the following table summarises bedroom size for all 
East Northamptonshire households in the context of the East Midlands and 
England at the time of the 2011 Census. 

 
Table 4.15: the number of bedrooms for all household spaces with at least one usual 
resident, 4 and 5+ bedrooms highlighted 

 

East Northants East Midlands England   
 Number of bedrooms No % No % No % 

No bedrooms 45 0.1 3,697 0.2 54,938 0.2 

1 bedroom 2,107 5.9 153,288 8.1 2,593,893 11.8 

2 bedrooms 8,070 22.6 502,502 26.5 6,145,083 27.9 

3 bedrooms 15,949 44.7 860,782 45.4 9,088,213 41.2 

4 bedrooms 7,479 21.0 291,736 15.4 3,166,531 14.4 

5 or more bedrooms 2,012 5.6 83,599 4.4 1,014,710 4.6 

All categories: Number of 
bedrooms 35,662 100.0 1,895,604 100.0 22,063,368 100.0 

 
(Source: 2011 Census) 

 
Key findings:  

 

• East Northamptonshire already has a higher proportion of larger 4 and 5 
bedroom homes than the East Midlands or England. However, it is not 
possible to determine from Census data whether these are new or high quality 
homes. 

 
4.29 The following maps use Census data to identify the distribution of larger 4 and 

5+ bedroom homes across East Northamptonshire and indicate that they are 
concentrated in the north of the district and in the case of 4 bedroom homes, 
around Thrapston. 
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Map 4.4 
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Map 4.5 
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4.30 Land Registry data enables a focus on sale properties in the owner occupied 
market including new-build sales although no data is provided by bedroom 
size. Sales data may vary from one year to the next and we have therefore 
used data for the last 3 complete years from 2014 to 2016. The following table 
lists all sales and the number of new-builds sales over this period.  

 
Table 4.16: the total number of sales and new-build sales in East Northamptonshire, 
1st January 2014 – 31st December 2016 
 

Year All sales 
New build 
sales 

% new 
build 
sales 

2014 1,990 309 15.5% 
2015 2,024 358 17.7% 
2016 1,937 302 15.6% 
Total 5,951 969 16.3% 
 
(Source: Land Registry) 

 
Key findings:  

 

• There is a variable pattern of the need for a minimum of 3 bedroom or larger 
 

4.31 The following maps identify the location of all sales and of new build sales 
over the period 2014-2016 and clearly identify the concentration of sales in 
Oundle, Thrapston (not new build), Raunds and Rushden. 
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Map 4.6 
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Map 4.7 
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4.32 The following table identifies the average price for all sales for each year 
2014-2016. 

 
Table 4.17: the average price for all 1,959 sales in East Northamptonshire, 2014-2016 

 

East Northamptonshire   
Year No Sales Average Price 

1/1/2014 to 31/12/2014 1,977 £193,421 

1/1/2015 to 31/12/2015 2,003 £208,507 

1/1/2016 to 31/12/2016 1,896 £217,311 

Total and average 5,876 £206,272 
 
(Source: Land Registry) 

 
Key findings:  

 

• There have been in the region of 2,000 sales in each of the 3 years with 
average prices increasing steadily, increasing by almost 8% between 2014 
and 2015 and by over 4% between 2015 and 2016. 

 
4.33 The following table identifies the average price for all new build sales for each 

year 2014-2016. 
 
Table 4.18: the average price for all 323 new-build sales in East Northamptonshire, 
2014-2016 

 

East Northamptonshire   
Year No Sales Average Price 

1/1/2014 to 31/12/2014 309 £190,963 

1/1/2015 to 31/12/2015 358 £232,115 

1/1/2016 to 31/12/2016 302 £235,357 

Total  and average 969 £220,003 
 
(Source: Land Registry) 

 
Key findings:  

 

• There have been over 300 sales in each of the 3 years with average prices 
increasing steadily, increasing by over 20% between 2014 and 2015 and by 
over 1% between 2015 and 2016. 

 
4.34 Sale price data is recorded by broad property type and the following table 

summarises average prices for the period 2014-2016. 
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Table 4.19: average prices for all sales and new build sales in East Northamptonshire, 
1st January 2014 – 31st December 2016 

 

Property type Average sales price New build sales price 

Detached £296,479 £286,469

Semi £177,849 £196,712

Terrace £150,240 £170,559

Flat £99,830 £115,361
 
(Source: Land Registry) 

 
Key findings:  

 

• As is typically the case, average new build prices is greater than the average 
for all sales including resales, but this is not the case for detached homes. 

 
4.35 The following table focuses on new build sales by property type and provides 

a range of indicators of price levels  
 
Table 4.20: price levels for all new build sales in East Northamptonshire, 1st January 
2014 – 31st December 2016 
 
Type Number 

of sales 
% of 
sales 

Entry 
level 
price 

Lower 
quartile 
price 

Mid-
point 
price 

Upper 
quartile 
price 

Upper 
price 

Detached  391 40% £170k £225k £265k £315k £800k 
Semi 232 24% £130k £160k £180k £210k £500k 

Terrace 283 29% £120k £155k £165k £185k £300k 
Flat 63 7% £85k £90k £105k £120k £200k 
 
(Source: Land Registry) 

 
Key findings:  

 

• Most of the new build sales over this period were of detached houses (40%) 
with very few sales of flats (7%); and 

 

• There is a typical price hierarchy ranging from least expensive flats through 
terrace/town and semi-detached to the most expensive detached houses. 

 

• Upper quartile prices constitute ‘high values’ which are by property type: 
 

• £315k for a detached property; 

• £210k for a semi-detached property; 

• £185k for a terraced/town house; and 

• £120k for an apartment. 
 
4.36 The following maps identify the spectrum of average sales prices in East 

Northamptonshire and enable lower and higher prices hot spots to be 
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identified. The maps are constructed around price thresholds as indicated 
then shade colours are applied according to the averages between them.  

 
 Please note that the white areas on the fringe of the district map are a 

product of the software where few sales have been recorded and 
unfortunately this cannot be resolved. The maps identify that the highest 
prices are located in the centre and north of the district with hot spots around 
Cotterstock, Deene, Fotheringhay, Oundle, Pilton, Sudborough, Yarwell and 
around Thurning. 
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Map 4.8 
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Map 4.9 
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4.37 As Land Registry data does not record data by bedroom size, we undertook a 
detailed review of all new build properties advertised in East 
Northamptonshire in January 2017. This data has also enabled us to identify 
the internal floor space of advertised properties (excluding for example, patio 
and garage space) and calculate the useful indicator of values of sales price 
per square metre. Please note: care must be taken in applying this data as it 
is a ‘snapshot’, prices are not provided for all properties and such a survey 
can include too small a number of properties on which to identify patterns.  

 
4.38 Values per square metre vary from in the region of £2,000 to in the region of 

£5,000 for a group of bungalows at Raunds. The typical range is between 
£2,500 and £3,500 with values at this level and higher constituting ‘higher 
values’. 

 
4.39 The following table summarises the number of properties advertised by type, 

the average sales price and average price per square metre. 
 
Table 4.21: number of new build properties by type advertised for sale in East 
Northamptonshire, January 2017 

 

Property type 
Number of 
properties Average sales price 

Average sales price  
per square metre 

Barn conversion 3 Sample too small Sample too small

Bungalow 4 Sample too small Sample too small

Detached 35 £389,879 £2,879

Flat 0 Sample too small Sample too small

Park home 6 Sample too small Sample too small

Semi 20 £243,406 £3,062

Terrace/town 7 £232,643 £2,635

Total 75 - -
 
(Source: Rightmove) 

 
Key findings:  

 

• Reflecting the pattern of sales over the past few years, most advertised 
properties were detached or semi-detached, with average advertised sale 
prices in the region of: 

 

• £390k for detached properties; 

• £240k for semi-detached properties; and 

• £230k for terraced/town houses. 
 

• Average prices per square metre were in the region of: 
 

• £2,900 for detached properties;  

• £3,050 for semi-detached properties; and 

• £2,600 for terraced/town houses. 
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4.40 The same analysis can be undertaken by bedroom size and the following 
table summarises the number of properties advertised by bedroom size, the 
average sales price and average price per square metre. 

 
Table 4.22: number of new build properties by bedroom size advertised for sale in 
East Northamptonshire, January 2017 

 

Property type 
Number of 
properties Average sales price 

Average sales price  
per square metre 

1 bedroom 0 - -

2 bedrooms **8 £250,375 £3,230

3 bedrooms *26 £243,689 £2,930

4 bedrooms 23 £377,935 £2,834

5 bedrooms *8 £551,875 £3,007

Total 65 - -
 
(Source: Rightmove) 

 
Notes: * excludes 4 very high value bungalows 
 
 ** small sample 

 
Key findings:  

 

• Most advertised properties were 3 or 4 bedroom; with average advertised sale 
prices in the region of: 

 

• £250k for 2 bedroom properties; 

• £245k for 3 bedroom properties; 

• £380k for 4 bedroom properties; and 

• £550k for 5 bedroom properties. 
 

• Average sale prices per square metre were in the region of: 
 

• £3,200 for 2 bedroom properties; 

• £2,900 for 3 bedroom properties;  

• £2,800 for 4 bedroom properties; and  

• £3,000 for 5 properties. 
 
4.41 The above tables have summarised prices and values for all new build 

properties across East Northamptonshire but there are variations between 
locations. The following map summarises the range of values per square 
metre for locations which include new build properties and demonstrates that 
whilst lower values are similar between locations, upper values reaching 
£3,500 per square metre are concentrated in the northern part of the district, 
for example around Brigstock, King’s Cliffe and Oundle. Although it falls just 
outside the district’s boundary, we have also included values at Elton as they 
are indicative of the especially higher values in the north east area. 
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Map 4.10 
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 PART TWO: EXPLORING THE OPPORTUNITY 
 

5.1 This second part of the report consists of three sections as follows: 
 

• the first section addresses two questions: What is the potential need 
and demand for larger and higher value housing? How might an 
increase in supply be achieved? 

 

• the second section consists of the findings of a survey of local 
employers 

 

• the third section addresses the question: what might be the economic 
impact of an increase in the supply of larger and higher value housing? 

 

 The Potential Need and Demand for Larger and Higher Value 
Housing - and Meeting Supply 

 
 Methodology 
 
5.2 This review was informed by: 
 

• The Market and Policy Reviews included in Stage One of the project. 
 

• A tour of the District, to gain a better understanding of the characteristics 
of settlements and the site allocations in the Joint Core Strategy (JCS). 

 

• Informal discussions and correspondence with Officers and contacts active 
in residential development within the District. 

 

• Informal discussions with specialist developers elsewhere in the country. 
 
5.3 Additionally, a series of structured and in-depth telephone interviews was held 

with: 
 

• Estate agents – particularly those active in the ‘premium’ market sector. 
 

• Volume house builders active in the District or adjoining areas. 
 

• Specialist developers, comprising those carrying out small, up-market new 
build, conversion and custom build developments within the District; and 
other specialists from elsewhere in the UK who had experience that it was 
thought would be relevant to this study. 

 
Key findings: Site Visits 

 
5.4 Most of the settlements across the District retain vestiges of attractive 

village/market town centres. Those that have grown most tend to have 
suffered from unsympathetic redevelopment and infill during the twentieth 
century, and are often surrounded by large areas of suburban housing.  
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These locations have little to attract those looking for exclusive homes in 
exclusive locations. 

 
5.5 The levels of house building taking place in the south of the District are 

considerable. 
 
5.6 Several smaller villages in the more urban south of the District retain their 

identity, and thus offer a particularly good balance of accessibility and 
exclusivity, for instance, Great Addington, Little Addington, Denford and 
Chelveston.   

 
5.7 Further north, the town of Oundle and most of the villages surrounding and 

north of the town are extremely attractive and popular.    
 
5.8 These observations were cross-checked against the “heat map” in the market 

review, which identified that these represented the higher value locations 
across the District.   

 
Key findings: Interviews 

 
5.9 All of the interviews were held on a non-attributable basis.  However, some 

key phrases have been quoted in this section. 
 
5.10 Respondents’ views were sought on the following topics: 
 

• Their definition of “higher value” or “premium” values on a £ per m2 selling 
price basis. 

 

• Characteristics of “larger” dwellings. 
 

• The distribution of values across the District. 
 

• Current levels of supply of properties for sale (both new build and second 
hand) and land for new build development. 

 

• Current characteristics of demand and its relationship to supply. 
 

• Areas of unmet demand. 
 

• The potential to increase the supply of land for new housing. 
 

• Actions which may be taken to improve the supply, in particular to meet 
areas of unmet demand.   

 

• The impact of the size of settlements and developments on values. 
 

• The potential for achieving higher values within the Sustainable Urban 
Extensions (SUEs). 
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• The potential for achieving higher values in the proposed Deenethorpe 
Garden Village. 

 

• The premium (“down-size”) market, and appropriate product/location to 
meet that specific demand.  It should be noted at the outset that down-size 
does not necessarily equate to trade-down or sheltered/supported 
housing.   

  
5.11 The interviews generated broadly consistent views, with any differences being 

primarily one of emphasis rather than fundamentals.  
 
 The potential need and demand for larger and higher value housing 
 
 Housing values in East Northamptonshire 
 
5.12 With the exception of Corby, the District is generally seen as of lower value 

when compared with surrounding local authority areas  Prices reflect lower 
local earnings than in those surrounding areas.   

 
5.13 As a result, it has become a popular commuter destination for people living in 

adjoining, higher income areas such as Northampton and Milton Keynes. 
Respondents thought typical commuting distances were modest, in the order 
of 10-15 miles, although higher income households will accept longer 
distances.  

 
5.14 There is limited, longer distance commuting to Peterborough, Cambridge and 

to a lesser extent to London, which some respondents felt was likely to 
increase with improved train services and the upgrading of the A14. As a 
result, and as identified in the Market Review, the District has a pattern of net 
outward commuting, both to the adjoining areas and, to a limited extent, to the 
wider ‘London-shire’. 

 
5.15 Reported values can be summarised as follows: 
 

• Across Northamptonshire as a whole, values range from £1,350 to £3,300 
per m2. 

 

• Within East Northamptonshire District Council, the range is £1,600 to 
£3,300 per m2. 

 

• Within the larger towns and SUEs in the south of the District, the range is 
£1,600 to £2,200 per m2.  

 

• Lower values in adjoining towns such as Corby and Wellingborough 
impact on those parts of the District closest to those areas. 

 

• Across the north of the District and the small number of well located 
villages in the south that have retained their traditional character, values 
are around £3,000 to £3,300 per m2.  Although these values are higher, 
they were still felt to be lower than, for example, Stamford. 
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• Villages and small market towns achieve higher values than within the 
urban area and SUEs.   

 

• Good quality, smaller dwellings achieve higher values per m2. 
 

• Access to places with good state and private schools has a significant 
impact on values at a local level. 

 

• Road infrastructure within the District is good and improving, and it is 
expected that commuting distances will increase, meaning that pressures 
on ‘hot spots’ are likely to increase over time.   

 

• Mobility is seen as almost exclusively car-based, with the impact of access 
to trains and buses being negligible in relation to values. 

 

• The emphasis on large volumes of lower/mid-range values in the SUEs 
can be expected to depress values and therefore the achievable quality of 
product in those areas over the next 10-15 years.    

  

• Volume house builders reported that lower value sites and properties in 
the District are selling ‘extremely well’, but they are struggling to generate 
demand for larger and higher value properties in larger developments. 

 
5.16 There appears to be a high, inverse correlation between values and the scale 

of development or settlement within which a property is set. In other words, 
values per m2 of properties in small, exclusive developments in small, 
desirable settlements are significantly higher than those in larger estates 
within larger settlements. 

 
5.17 It is also quite clear that higher values are not synonymous with larger 

properties. There is a very strong market for high quality, down-size 
properties, possessing generous living space and 2-3 bedrooms, set on small, 
manageable plots and in good (often historic) locations.  Nevertheless, 
privacy is extremely important in that market sector. 

 
 Higher value and larger housing in East Northamptonshire 
 
5.18 Higher value housing can be defined in two ways, either by sale price or by 

sale price per square metre. The latter is to be preferred as it can be applied 
to either smaller or larger homes. There was a consensus among 
respondents that higher value constituted in excess of £3k per m2. This 
conforms with the finding from the Market Review that the average sale price 
for currently advertised 5 bedroom properties was £3k per m2. The scale of 
larger higher value housing in the East Northamptonshire market can only be 
determined in relation to Land Registry sales prices. Applied to a typical floor 
area of 120 m2 for a 5 bedroom property, a value of £3k per m2 implies a total 
price in the region of £360k. 
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5.19 Land Registry data for the period 2014-2016 identified 973 new-build 
properties sold, of which 78 achieved a sales price of £360k or above, 
equivalent to 8% of all new build sales. The annual average over the 3 year 
period was 325 new build homes, 8% of which or an average of 26 achieved a 
sales price of £360k or above. Of currently advertised new-build properties, 
22 mainly detached 4 and 5 bed properties were priced at £360k or above. 
Even if the supply of larger and higher value homes was doubled, the demand 
for larger and higher value new build properties would be in the region 50 per 
annum, an increase of 25 on existing supply.  

 
5.20 Review of Land Registry and advertised new-build sales data identifies a 

second tier in the hierarchy of values. This consists mainly of detached 4 and 
5 bed properties selling at between £300k and £359k and constitutes 6% of all 
new build sales recorded by the Land Registry. Of currently advertised new-
build properties, 12 mainly detached 4 and 5 bed properties were priced at 
£360k or above. 

 
 Higher value properties and location 
 
5.21 One respondent was quite clear that properties within those larger estates 

and larger settlements were “not where executives would choose to buy”. 
Another (volume house builder) said “If you are asking whether we could do 
more, higher value executive housing in East Northants, the answer is no”. By 
that, he did not mean that there is no scope for more higher value housing in 
the District, but that it was not achievable in the larger, higher volume 
developments that they pursue.  They are looking at scale and volume, not 
simply high values per m2. 

 
5.22 Larger developments of 20+ dwellings will not achieve as high a premium as 

those on smaller developments. Although many volume house builders 
carried out smaller developments in the past, most are now tending to focus 
on larger schemes (100+ units), and in doing so accept that they are not as 
“exclusive”.   

 
5.23 This is a reflection of the time and resources required to obtain an 

implementable Planning Permission – which tend to be greater for small 
schemes in small settlements. Larger developers are leaving those 
development opportunities to the more specialist developers, and to quote two 
volume house builders: 

 

• “Achieving higher values requires small developments in exclusive 
locations – that’s not what we go for.” 

 

• “Higher value executive housing doesn’t work in larger developments by 
volume house builders.” 

 
5.24 Larger dwellings within the SUEs or urban areas achieve lower values per m2 

than dwellings in smaller settlements. The large land allocations in the south 
indicate that there will continue to be a good supply of new properties in that 
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area, which will tend to mean that values will not inflate as strongly as in the 
more ‘exclusive’ rural locations. 

 
5.25 There is a perception that the “huge volumes of new build” in mid/low value 

locations in the south of the District will satisfy demand in the foreseeable 
future. Although lower value properties sell very quickly, increases in value 
moving forward are likely to be more subdued than in the higher value areas 
to the north, which are influenced by the higher values in the Stamford 
housing market. 

 
5.26 The large allocations of land in the south of the District have tended to “push 

development south, creating middle of the road opportunities in towns, not 
executive locations”.  Nevertheless, new build sales in those locations are 
“going like a train”.   

 
5.27 The balance between supply and demand is more challenging in the premium 

market, particularly in relation to ‘character properties’, i.e. historic properties, 
barn conversions and smaller new build in-fills in popular villages. As supply is 
lagging behind demand in those locations, price inflation is greater. It was also 
observed by one of the respondents that “people are slipping out of the 
District due to a lack of supply of suitable [premium] properties.” 

 
5.28 There was a general perception that people interested in higher value 

properties are unlikely to be interested in the SUEs for the next 10-15 years – 
“they don’t want to live surrounded by a building site”.  Therefore, any scope 
for higher values in the SUEs is likely to be later in the development period, 
when the neighbourhoods have matured.   

 
5.29 Generally, the economy across the District is perceived to be buoyant, and 

supply is not keeping up with demand in the ‘right’ locations. As a result, the 
villages and small market towns such as Oundle are becoming an increasing 
focus for longer distance commuting as that the customer base is particularly 
mobile. 

 
5.30 Build cost inflation is considerable, but general house price inflation is keeping 

costs and values in equilibrium. However, price inflation is greater in higher 
value locations, which means higher profits or quality can be achievable if 
planning permission can be obtained. 

 
 The potential of downsizing 
 
5.31 Although the main driver of demand for higher value properties is high 

household incomes, others were identified as: 
 

• Using inheritance to trade up significantly; and 
 

• Down-sizing from large/very valuable properties (e.g. manor houses, large 
new builds and barn conversions) to more manageable but still premium 
stock: this is characterised by generous living space but fewer bedrooms, 
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on a smaller plot, with high standards of thermal performance and low 
maintenance, preferably close to amenities. 

 
5.32 From these interviews, it is our opinion that there is particular unmet demand 

for premium down-size dwellings in smaller settlements with facilities and 
transport links.   

 
5.33 It is difficult to estimate the extent of this market with precision but the 

following calculations provide an indication of its potential scale. Applying the 
£360k sales price higher value threshold to all resale properties identified that 
8.6% of all sales (4,979) were at this level or above over the period 2014-
2016.  

 
5.34 No data is available on sales by age of household but, from our review of 

research, we have established that only in the region of 10% of older 
households aged 60+ downsize to smaller properties.  

 
5.35 At 2011, older households aged 60+ constituted 37% of all households 

(13,209). If 10% downsize, this is equivalent to in the region of 1,320 
households per annum.  

 
5.36 No data is available on the value of housing by age of household but if the 

proportion of 8.6% of higher value sales is applied to the estimated number of 
older households downsizing, then this is equivalent to 114 higher value sales 
over 3 years or in the region of 38 per annum.  

 
5.37 No data is available on the existing supply of premium downsizing properties 

but, taking account of a projected growth rate in the number of older 
households of 77% in the period 2011-2036, it is likely that the market for 
premium downsizing properties may be in the region of 50 properties per 
annum less current supply. However, if suitable properties are provided, this 
may well be much higher. 

 
The Potential to Increase Supply 

 
 Implications for planning policy 
 
5.38 One respondent stated that it was necessary to overcome the “complete block 

on premium housing developments in desirable locations. ENDC has more 
than 5 years’ land supply across the District, as a result of which they are very 
inflexible.”  That view was shared by several in this sector of the market. 

 
5.39 Location is everything, and there is undoubtedly a mismatch between the 

quality of locations in which land supply is most plentiful, and the locations in 
which aspirational households are seeking to locate.  

 
5.40 Several key themes were highlighted by respondents: 
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• The need for speedier decisions: developments in desirable locations are 
felt to take longer, due to NIMBY pressures, well-informed neighbours and 
their influence on local politicians. 

 

• Additional places in good schools in desirable locations are necessary. It 
was felt there were shortages in the state sector around Oundle and 
Thrapston, and concerns were expressed about falling standards in state 
secondary schools. 

 

• A greater acceptance of commuted sums for off-site affordable housing on 
small sites and in less accessible locations was felt to be desirable. It was 
argued that on-site provision was inappropriate in those locations, not only 
because car ownership was necessary to access services, which would 
make them less lettable to households in housing need; but also that 
Registered Providers preferred to have groups of property in management, 
rather than dispersed. 

 

• There was limited potential to achieve higher values per m2 within the 
SUEs, until the neighbourhoods have ‘matured’. Therefore, there was felt 
to be less potential to increase higher value product in these locations. 

 

• There was a demand for a relaxation of controls on small/infill sites (of up 
to 10 dwellings) in villages and small towns in the north, and that this 
targeted expansion in key villages would go a long way to satisfying high 
value demand. That argument may apply in a small number of well 
connected villages in the south of the District as well. 

 

• One respondent suggested the need to relax Section 106 requirements to 
aid viability, but on the other hand another saw Section 106 contributions 
as a useful way of financing additional school places in popular locations, 
ahead of planning permission and development.   

 
5.41 Adopted in June 2008, the North Northamptonshire Joint Core Strategy (JCS) 

is the overall strategic plan for North Northamptonshire including Corby 
Borough Council, Kettering Borough Council, East Northamptonshire District 
Council and the Borough Council of Wellingborough. Since the JCS was 
finalised, the Use Classes Order has been amended, in relation to redundant 
agricultural buildings (Class Q). In light of this, it was suggested that policies 
should work with (as opposed to against) achieving this objective of building 
conversions.  However, it should be noted that whilst there is very strong 
demand for this type of conversion, it was more likely to involve a purchaser 
employing a general contractor, as opposed to a developer doing the scheme 
speculatively. Developers are more likely to be involved in such conversions 
only where they form part of a larger, predominantly new build development, 
because the relationship of costs and values in conversions of historic 
buildings are less beneficial than new build.   
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Self-build and custom build 
 
5.42 Custom build housing is where a builder is contracted by a home owner to 

create a ‘custom built’ home or where a private individual builds their home as 
a DIY ‘self build’ project. This form of housing can include: 

 

• single detached homes on small plots in rural areas; 
 

• larger scale sites with hundreds of homes; 
 

• community self build projects; and 
 
• blocks of apartments commissioned by a group of people in an urban 

area. 
 
5.43 The Self-Build and Custom Housebuilding Act 2015 places a duty on all local 

authorities in England to keep a Register of individuals and community groups 
who have expressed an interest in acquiring land to bring forward self-build 
and custom-build projects, and to have regard to the demand on their local 
Register when exercising their planning and other relevant functions. 

 
5.44 Some financial help is available from the Government for custom build 

projects, with the initial Custom Build Serviced Pot Loan Fund now having 
been incorporated into the Home Building Fund. The Home Building Fund is 
administered by the HCA and aims to offer a flexible source of funding for a 
range of activities which enable the delivery of new homes.  

 
5.45 East Northamptonshire states that the terms "self-build" and "custom build" 

are used to describe instances where individuals or groups are involved in 
creating their own home: 

• Self Build - Projects where individuals or groups directly organise the 
design and construction of their new homes 

• Custom Build - Projects where individuals or groups work with a specialist 
developer to help deliver their new home. 

5.46 Several respondents felt that the potential for self-build in this sector was 
limited. It was felt that larger developments of serviced plots had been less 
successful due to an extended building period and low design/build quality. In 
addition, it was stated that in the premium sector purchasers were “too busy 
running their businesses to spend time on self-build and living in a caravan for 
two years”. One respondent referred to a recent sale of 3 self-build plots, 
where 2 purchasers employed a general contractor to build the houses, and 
one employed specialist trades directly. None were ‘DIY’ self-builders. 

 
5.47 Custom Build was felt to be more relevant to AB class households, who would 

prefer to pay others to design and build personalised homes, so that they 
could concentrate on running their businesses and making profits. One 
respondent who is promoting Custom Build developments aims to offer more 
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affordable solutions than premium product. In order to achieve this, they are 
looking at sites of 50-70 dwellings, and sales rate of 25-30 per year, i.e. not 
exclusive.   

 
5.48 Options for Custom Build can be summarised as: 
 

• Sales of serviced plots, design code by promoter; purchaser design and 
DIY build – time consuming, and aspirations for lower costs not always 
delivered. 

 

• Sales of serviced plots, design by promoter; purchaser DIY build – more 
consistent design and use of materials. 

 

• Sales of serviced plots, design & build shell by promoter – DIY fit 
out. Quicker, costs more controllable. 

 

• Bespoke plot, design & build turnkey package by promoter – probably 
more attractive to AB target group, where the emphasis is on bespoke 
house types as opposed to affordability. 

 
 Tresham Garden Village 
 
5.49 The proposed garden village at Deenethorpe was seen by respondents to 

face several difficulties: 
 

• It is close to Corby, where there is very considerable development activity and 
values are modest.  That would have an impact on achievable values within 
the garden village, and there was a view that “you can’t achieve higher quality 
if the values aren’t there”. 

 

• The site requires a considerable amount of expenditure on infrastructure in 
advance of development.  It was felt that this would require significant up-front 
investment, which will probably require HCA House Building Fund low interest 
infrastructure finance to be viable. 

 

• The site is exposed and requires considerable planting structure at the outset.  
Again, this will require considerable up-front expenditure in advance of sales 
receipts being generated. 

 
5.50 It is understood that the promoters of the Garden Village anticipate achieving 

£2400-2500/m2. This is higher than surrounding developments, but is justified 
by the following: 

 

• Higher space standards for the dwellings. 
 

• Higher standards of “place making”, by lower densities, higher standards 
of open space and a strong, “vernacular” design code to differentiate the 
garden village from the suburban stock being developed in Corby. 
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• Emphasising the link to the higher value markets of Oundle and Stamford. 
 

Improving the supply of suitable properties for downsizing 
 
5.51 A very significant element in the successful delivery of higher value housing 

will be freeing up existing, high value stock in desirable locations – particularly 
historic properties, often in open countryside.  It was felt that there is very 
considerable demand but limited supply in the right locations for down-size 
premium properties. This was seen to be focused on well located small 
settlements with a good range of facilities. 

 
5.52 A good example of the right type of downsizing development was seen to be 

the English Courtyard Association development in Elton, which is just outside 
the District.  This was developed in 2007, and offers 2-3 bedroom houses, 
bungalows and apartments, with high space and specification standards. It is 
understood that most purchasers were down-sizing rather than necessarily 
trading down in value terms. 

 
5.53 This mirrors the view of a small developer respondent, who operates in a 

similar area elsewhere in the country. In response to a realisation that there 
was pent-up and unsatisfied demand from older residents living in large 
properties in remote locations, they are promoting small, exclusive 
developments closer to facilities in small towns (5000-10000 population). 
Their purchasers are down-sizing rather than trading down, into more 
manageable and flexible homes in attractive settings close to amenities. 
These are not retirement properties with care. 

 
5.54 A more recent example was given by one respondent who was successfully 

developing small schemes in Oundle and surrounding villages. In one recent 
development, of the five dwellings sold (at prices between £500-600k), three 
had been sold to down-sizers who had modified the plans to reduce the 
number of bedrooms to form an office and larger bedrooms with full en suite 
‘hotel standard’ facilities. The emphasis was on high quality product (in terms 
of space, specification and environmental performance) in really desirable 
locations.  It was made clear that this sector of demand was not met by estate 
properties forming part of the larger urban developments and SUEs. 

 
5.55 For more elderly purchasers, respondents were aware of volume house 

builders working with specialist providers of Continuing Care communities in 
which high levels of care could be provided when required. The Cloisters in 
Rushden was felt to be an example of this type of provision.   

 
5.56 The juxtaposition of general needs and specialist provision has much to 

commend it, but it must be understood that the archetypal purchaser in 
retirement housing developments is 79+, usually recently widowed.  There is 
a distinct opportunity in the target market sector being considered in this 
study, for that intermediate provision aimed at more active, less elderly 
households which would free up premium properties. That is consistent with 
the emphasis in the JCS on smaller dwellings, albeit they may require smaller 
scale developments in locations currently not envisaged for development. 
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6. Employers’ Survey 
 
 Introduction 
 

6.1 Through consultation with developers, housebuilders and estate agents, the 
project has gathered intelligence concerning perceptions of the extent to 
which there is a lack, or insufficient supply, of new, larger and higher value 
homes for higher earners. Whilst this group of representatives from the 
housing industry can provide some insight into the views of housing 
consumers, this is at second hand, and this report summarises the approach 
and findings arising from a survey of employers in East Northamptonshire to 
gain their perceptions of supply, including whether its adequacy may be acting 
as a brake on the economic wellbeing and growth of the area.  

 
The Approach Adopted 

 
6.2 In targeting employers who are most likely to have direct experience of the 

adequacy of the supply of higher value new homes, the project focused on:  
 

• employers who have moved to the district in the past 12 months or who 
are planning to do so, and  

 

• employers who have expanded their business in the past 12 months or 
who are currently expanding their businesses.  

 The sample 

6.3 In consultation with council officers and two commercial agents in the area, 
employers were identified who are active across the district including at 
Higham Ferrers, Irthlingborough, Raunds, Rushden/Rushden Lakes 
and Thrapston. 

6.4 As a result, the following 21 employers were consulted: 

• Avery Dennison 

• Belkin, Rushden 

• DHL, Rushden 

• Fairline boats 

• Gem Logistics, Warth Park, Raunds 

• Howdens 

• Jon Essam and Company 

• Kier Regional HQ at Rushden 

• MCE - specialist motor insurers 

• Morrison’s distribution depot 

• Oundle School 

• Primark warehouse 

• RPC containers 
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• Rushden Lakes - House of Fraser 

• Rushden Lakes - Marks and Spencer 

• Rushden Lakes - Next 

• Rushden Lakes - River Island 

• Rushden Lakes - Primark retail (distinct from warehouse) 

• Sonifex 

• Urban Outfitters 

• Waitrose Rushden 

 Questionnaire 

6.5 We were also fortunate in gaining the co-operation of the Northamptonshire 
Chamber of Commerce which was willing to approach all their members in 
East Northamptonshire, who number in the region of 250. This required the 
construction of a short questionnaire, not least to identify those businesses 
who met the criterion concerning recent movement to the district and/or recent 
or current expansion. A simple 2 page questionnaire was developed in 
consultation with officers and agents and is provided at Appendix One. It is 
also good practice to secure a letter from the Council authenticating our 
approach to employers, and this is provided at Appendix Two. 

 Approaching the businesses 

6.6 It is always preferable, for any survey, to approach a named contact and, 
following agreement of the target list of businesses and development of the 
questionnaire, every effort was made to identify a named contact for each 
business approached including consulting two commercial agents in the area. 
As a result, it was possible to identify a contact - preferably the owner(s) or 
the most senior manager - for 14 of the businesses approached. However, 
this was difficult to achieve for national businesses with a local presence. 
Where no contact could be identified in advance of the survey, phone calls 
were made to the branch based in the district. In most cases, this resulted in 
reference to a central human resources department. 

6.7 An initial approach was made to the 14 businesses with a named contact by 
emailing the questionnaire and letter of authentication explaining that, whilst 
the questionnaire could be completed and returned, a consultant from 
Housing Vision would call in the following week to make short telephone 
interview. For the 7 businesses without a named contact, calls were made by 
our experienced interviewer to identify a person to call. In most cases, this 
resulted in a request to email the questionnaire. In all cases, those responding 
were offered confidentiality and anonymity. 

 The response to the survey 

6.8 Most people were approached by email and directly by phone. There may be 
many reasons why people do not respond to a survey, they may be too busy 
or find the questionnaire too complex, but the level of response is also 
indicative of its relevance to those approached. In the case of this survey, the 
level of participation and response was very low. The following table 
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summarises the outcome of the approaches made. For reasons of agreed 
anonymity and confidentiality, the names of the businesses have been 
excluded. 
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Table 6.1: the Response to the Survey 
 
Business Approach Number of calls Outcome 
1 Email and phone 4 “Company policy not to answer research questions” 

2 Email and phone 5 Did not have this information 
3 Email and phone 1 Questionnaire completed 
4 Email and phone 1 Questionnaire completed 
5 Email and phone 2 Did not have this information 
6 Email and phone 2 Did not have this information 
7 Email and phone 5 No response 
8 Email and phone 2 Did not have this information 

9 Email and phone 1 Questionnaire completed 
10 Email and phone 1 Questionnaire completed 
11 Email and phone 1 Did not have this information 
12 Email and phone 2 No response 
13 Email and phone 2 Did not have this information 
14 Email and phone 2 Did not have this information 
15 Phone 1 Referred to HR Department – no response 

16 Phone 1 Referred to HR Department – no response 
17 Phone 2 Referred to HR Department – no response 
18 Phone 2 Did not have this information 
19 Phone 2 Did not have this information 
20 Phone 2 Did not have this information 
21 Phone 2 Did not have this information 
 



6.9 In summary: 
 

• 11 businesses did not have the information required 
 

• 5 businesses did not respond, often after being referred to the human 
resources department. 

 

• 4 businesses completed the questionnaire. 
 

• 1 business was unwilling to take part. 
 

6.10 Drawing on her lengthy experience, the interviewer undertaking the survey 
commented that not having the information required appeared to be a ‘catch 
all’ response for being unwilling to take part in the survey. Large employers in 
particular do not appear to keep records of problems which arise post-
recruitment, for example in finding suitable housing, so they found it difficult to 
respond to the survey 

 
 Findings from the survey 
 
6.11 Of the 4 businesses who responded: 
 

• two businesses reported no problems with the supply of high value 
new-build housing; 

 

• one business reported that there were no problems accessing high 
value new-build housing and that ‘non-locals’ in senior positions were 
not relocating, preferring either to retain a home elsewhere and to rent, 
or to commute, even long distances. An example was given of one 
senior manager who lived in Yorkshire and was commuting from there 
daily. The reasons for not moving to the area were not related to the 
supply of high value new housing but rather that senior managers were 
highly mobile and preferred to retain the home life they’d had before 
being appointed; and  

 

• one business reported that too many high value homes were being 
built. 

 
6.12 Of in the region of 250 businesses approached by the Northamptonshire 

Chamber of Commerce, including a reminder, none responded to the survey. 

 
 Conclusions 
 
6.13 Consulting a sample of recently arrived, recently or currently expanding local 

employers, this survey has not found evidence that the supply of high value 
new homes is a problem for its senior managers. If a problem existed, we 
would expect to have achieved a higher response rate and from those who 
responded, to have obtained some evidence of the type and scale of any 
problems. 
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APPENDIX 6.1: SURVEY QUESTIONNAIRE 
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APPENDIX 6.2: LETTER OF AUTHENTICATION 
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7. The Potential Economic Impact of Increasing the Supply of 
 Larger and Higher Value Housing 
 
7.1 The first stage of the project included policy, practice, and market reviews. 

The Policy Review demonstrated that there is a strategic framework already in 
place which supports pursuing the supply of larger/higher value housing. The 
North Northamptonshire Joint Core Strategy (JCS): promotes good design 
principles and high quality housing; seeks innovation in construction; sets out 
a willingness to consider rural development on an exceptional basis; and, 
policy 30 encourages the provision of attractive housing opportunities to allow 
the increasing number of underoccupying older households to downsize, 
including ensuring good space standards and custom build opportunities 
being made available.  

 
7.2 Produced by the Northamptonshire Enterprise Partnership, the 

Northamptonshire Strategic Economic Plan is concerned with the 
development of the county’s economy but acknowledges the need for a 
diverse housing offer to contribute to delivery of economic objectives, 
especially economic growth, creation of new businesses and employment 
markets, the need to increase skills, and so on. 

 
7.3 In terms of the opportunity for supply – it is noted that there is significantly 

more than sufficient land available in East Northamptonshire for five year 
supply targets to be met. It is not necessarily the case that these sites would 
be appropriate for larger/high value housing. The 2015 Strategic Housing 
Market Assessment (SHMA) update reports that there is an increased 
requirement for three bedroom properties. The area’s relative affordability 
adds to the argument for supply of larger/high value housing. 

 
7.4 Interviews with agents and developers imply that East Northamptonshire 

District Council policy gives too much emphasis to affordable housing, and 
this is seen as a barrier to encouraging and enabling a larger supply of higher 
value housing. Several interviewees mentioned the need for policy to support 
small-scale development with off-site affordable provision via commuted sums 
within existing higher value villages. The emerging Local Plan Part 2 could be 
developed with these points in mind. 

 
7.5 The Practice Review considered whether experience from elsewhere supports 

a policy of explicitly promoting and enabling the supply of higher value 
housing in East Northamptonshire. Case studies show that higher value 
housing has ‘knock-on’ multiplier effects throughout the economy. Occupiers 
of executive housing are often professionals involved in Knowledge Intensive 
Business Services and, in particular, are creative professionals and 
owners/part owners of a business. There is evidence of a link between 
entrepreneurial activity and the opportunity for self-expression in home 
design. It has also been reported that larger houses have a greater economic 
impact in an area than smaller dwellings. 

 
7.6 The Policy Review demonstrated that the planning policy framework is in 

place to support the supply of higher value housing in East Northamptonshire. 
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The Practice Review outlined how the focus and approaches elsewhere have 
predominantly been on large, executive-type housing, often as part of larger 
urban extensions or through the creation of entirely new settlements. 

 
7.7 It is important to reiterate that previous studies exploring the impact of 

supplying higher value/executive housing have mostly focused on the impact 
of the construction phase on a single, large scale, development, for example, 
increases in employment in construction and in the local area in the health, 
services, and retail sectors. The small scale and dispersed nature of high 
value housing that could be delivered in East Northamptonshire does not lend 
itself to this kind of modelling. 

 
7.8 However, it is possible to say, and the Practice Review highlighted this, that 

improving an area’s overall housing offer - as in, diversity of options, supply of 
high quality, etc - serves to increase its desirability and reputation which, in 
turn, can contribute to economic development improvements. 

 
7.9 Increasing the supply of higher value housing in East Northamptonshire is 

likely to be concentrated in two key market sectors, the supply of family 
housing and the supply of housing suitable for older households wishing to 
downsize to smaller properties.  

 
7.10 In terms of the economic impact of higher value and larger family homes, sale 

values are likely to be in excess of £360,000. Iff a maximum of 50 dwellings 
per year was considered spread across 5-10 locations, such small numbers 
per location mean that it is difficult to determine their precise economic impact 
with any real confidence. One approach might be to conduct surveys with all 
new occupiers of this type of housing within six months of moving in to 
establish their social and economic profile.  

 
7.11 Drawing on findings from the Practice Review – specifically the Wynyard and 

RENEW case studies, as these are the most comparable in terms of the 
approach being considered in East Northamptonshire – and applying an 
assumption of a supply in the region of 50 dispersed dwellings per annum, 
then the impact on an area’s economic wellbeing of the new occupiers of the 
high value housing might be: 

 

• 20 households moving in from outside North Northamptonshire; 
 

• 20 new owners/part owners of a business; 
 

• 10 businesses with their main markets outside of the District; 
 

• 30 households with upper quartile incomes; 
 

• 40 households with higher education qualifications; and 
 

• 45 economically active households. 
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7.12 In relation to the second main group accessing higher value housing, older 
households downsizing from larger properties, it is likely that they may well 
already live in the District already and would not be making a new or 
additional economic impact in the area. However, the large family homes they 
vacate may well be purchased by households moving into the District from 
elsewhere. It is impossible to quantify this, but the numbers will be low, not 
least because the likely overall scale of development in the downsizing market 
will be small.  

 
7.13 A ‘modelling approach’ to assessing the economic impact of the supply of 

higher value dwellings targeted at downsizing households (who then release 
larger, high value, family homes) might include the following: 

 

• Reduction in the proportion of underoccupying households (larger family 
households will contribute more to/spend more in the local economy). 

 

• A reduced incidence of reported loneliness and isolation by households 
aged over 55. 

 

• Increased levels of disposable income of older households (providing an 
indicator of increased spending in the local economy). 

 

• Increase in the proportion of family households with dependent children in 
the local areas where new high quality downsizing dwellings are delivered 
(these households will require transport, leisure and retail facilities, and will 
be economically active). 

 

• Improved skills profile for the District, particularly in terms of high skills and 
managerial categories; combined with an increased rate of business start 
ups locally, partly enabled through the new availability of larger and well 
located homes which allow entrepreneurs – especially those in Knowledge 
Intensive Business Services (KIBS) – to start and grow. 

 

• Higher levels of attractiveness reported by those considering a move to 
East Northamptonshire from elsewhere for work purposes. 

 

• An increase in average house prices (in East Northamptonshire, the 
market is polarised, so the uplift would be best seen at the more affordable 
end of the market as this would indicate an improvement to the area’s 
reputation and desirability – an increase in prices at the top end of the 
market would not be indicative of economic wellbeing due to the area’s 
polarised market). 

 

• Higher levels of household spending on building maintenance and repair, 
which is indicative of household investment in a home and its local area, 
as well as contributing to local economic wellbeing. 
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8. Conclusions and Recommendations 
 
 Conclusions 
  
 The policy context 
 
8.1 If North Northamptonshire is currently the ‘most affordable place within an 

hour of London’, then it would be reasonable to expect there is some 
opportunity within the current structure of the housing market to develop 
larger and higher value housing options. Recent research and policy 
development in North Northamptonshire shows that an exclusive focus on the 
supply of smaller dwellings to meet population growth and the needs of new 
households may not be the most appropriate course of action. More 
sophistication is required to meet demand (aspirations) and enable the 
development of a wide range of housing options, including attractive options 
for older households looking to downsize, and choices which might appeal to 
those with high incomes. 

 
8.2 It is clear from consideration of the Joint Core Strategy, assessment of 

housing land supply, and the Northamptonshire Strategic Economic Plan, that 
the possibility of large scale strategic developments in East Northamptonshire 
District, namely, Rushden East SUE, Priors Park and Deenethorpe Garden 
Village, will provide a significant opportunity for creating the conditions to 
deliver the full range of housing. The supply of larger, higher value housing 
will be determined by its development and financial viability. The current 
housing trajectory for East Northamptonshire is driven by population and 
household growth, especially by the significant increase in the numbers of 
older households. Policy states that most new housing development should 
take place in the District’s market towns, other than as part of the large scale 
strategic developments. Currently, there is no pressure to identify additional 
sites as East Northamptonshire has a sufficient 5 year supply of land for 
housing, even when allowing for a 20% buffer. However, if the construction of 
additional larger and higher value homes is accepted as policy there may be a 
need for additional suitable sites. 

 
8.3 An explicit objective of the Rushden East SUE’s ‘place-shaping requirements’ 

is the provision of new jobs through supporting employment creation, 
entrepreneurship and innovation. Job creation will be varied – from dedicated 
business, a local centre, and opportunities for working and starting business 
at home. Delivering higher value, larger housing would directly contribute to 
achieving these objectives, through the retention and in-migration of higher 
income households and the provision of housing options which offer the 
opportunity for running a business from home. 

 
8.4 Economic development impacts associated with the supply of housing are not 

solely related to the purchasing power and behaviours of those who occupy 
that housing. The building of the housing itself has an economic impact on the 
local area, in terms of labour and skills, and the construction industry. 
Developing larger, higher value housing would not have a large scale impact 
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in this sense, but would bring economic activity to rural/less populated areas, 
and require specialist skills to deliver innovation and high quality. 

 
 Demographic patterns and trends 
 
8.5 East Northamptonshire is facing significant demographic change through 

dramatic growth in the number of its older households and this will continue to 
be a powerful driver in the housing market over the next 25 years. Its 
implications are the need and demand for suitable housing options ranging 
from spacious and quality properties to attract downsizing to the need for 
accommodation with high levels of support and care. Any consideration of the 
potential to increase the supply of larger and higher value homes needs to 
take this dynamic fully into account, both in the demand for higher value (but 
smaller) homes from older people and in the potential to improve the supply of 
larger family housing through enabling downsizing. 

 
 Migration and commuting 
 
8.6 East Northamptonshire is already an attractive destination for people moving 

home gaining over 2,000 people from inward migration over the 4 year period 
to June 2015. Further ‘mining’ of available data would throw light on the age 
and household profile of those moving in and out of the district. 

 
8.7 Census data identifying patterns of commuting reinforce the attractiveness of 

the district with twice as many people commuting out of East 
Northamptonshire than commuting in. This raises questions of the extent to 
which it might be possible to stimulate the local economy to reduce this level 
of movement but this goes beyond the scope of this project. 

 
 The projected need for housing 
 
8.8 Modelling of the most recent official household projections confirms that there 

is no need for 3 bedroom or larger homes to meet basic requirements by 
bedroom size, the equivalent to 4 bedroom or larger homes which include an 
extra bedroom. Over the period 2011-2036, the need for such properties 
remains almost stable. It is important, however, to emphasise that this 
conclusion is related to meeting basic housing needs or requirements rather 
than meeting housing demand expressed through preferences or aspirations. 

 
 The supply of larger housing 
 
8.9 According to 2011 Census data, East Northamptonshire already has a supply 

of 4 bedroom and larger properties which is much larger than for the East 
Midlands and England. These are predominantly located in the north of the 
district but their quality and attractiveness is not known from this data source 
and will be explored through subsequent interviews with the housing sector. 

 
 
 
 



 

 69 

 The supply of new housing 
 
8.10 The level of supply of new homes has been much higher than the national 

average over the 3 years 2014-2016 amounting to in the region of 15% of all 
sales. The number of sales of (larger and of higher value) detached properties 
constituted a high 40% of all new build sales over this period. 

 
8.11 The construction of new homes has, with the exception of Oundle, tended to 

be concentrated in the south of the district whilst the high value ‘hot spots’ 
tend to be scattered across the north. It is not known whether such a pattern 
reflects demand or land supply and the financial viability of development. The 
higher prices to the north are likely to be reflected in higher land values and 
therefore higher build costs for new homes. 

 
 Defining higher value housing 
 
8.12 Land Registry data suggests that ‘higher value’ upper quartile sales prices for 

detached (and presumably larger) homes is in the region of £315k+. Analysis 
of the prices of currently advertised new homes identifies average values of 
£390k for detached homes and £375k for 4 bedroom properties. Expressed 
as a price per square metre of living space, these prices are equivalent to 
£2,900 for a detached property and £2,800 for a 4 bedroom property. 

 
8.13 A second tier in the hierarchy of values consists mainly of detached 4 and 5 

bed properties selling at between £300k and £359k and constitutes 6% of all 
new build sales recorded by the Land Registry. Of currently advertised new-
build properties, 12 mainly detached 4 and 5 bed properties were priced at 
£360k or above. 

 
 The adequacy of supply of larger and higher value new homes 
 
8.14 East Northamptonshire District Council is a relatively affordable location, 

particularly for people working in higher paid jobs in adjoining areas. The area 
is economically buoyant, with demand and supply being broadly in balance in 
the urban areas in the south. However, the view from within the development 
and housebuilding sector is that demand for larger and higher value homes is 
exceeding supply in well connected villages in the south and in villages and 
market towns in the north of the District. As a result, there are considerable 
price pressures in the ‘right’ locations. 

 
8.15 Highest values are in smaller settlements in the north, and well connected 

villages in the south.  This is particularly the case in small, exclusive 
developments within those small settlements, demand for which is being met 
mainly by specialist developers. Volume house builders are tending to look at 
larger sites to achieve higher volumes. 

 
 Purchasers’ aspirations 
 
8.16 Target customers in this sector are particularly mobile, and are willing to travel 

to locations that meet their aspirations in terms of: 
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• Exclusivity. 
 

• Quality. 
 

• High performing schools. 
 
8.17 Communications are good and expected to improve across the District, which 

in turn is likely to increase price pressures in the more desirable locations. 
 
 Volume housebuilders in the housing market 
 
8.18 The SUEs are providing volume product, largely delivered by the volume 

house builders.  These tend to deliver lower values per m2, as a result of 
which there is less scope for high quality setting and product (in terms of 
space and specification).   

 
8.19 Volume house builders reported that lower value sites and properties in the 

District are selling ‘extremely well’, but they are struggling to generate 
demand for larger and higher value properties in larger developments. 

 
 Increasing the supply of higher value homes 
 
8.20 A recommended doubling of the current supply of larger and higher value 

homes would increase annual output to in the region of 50 homes per annum. 
 
8.21 Higher values are not synonymous with larger properties. There is a very 

strong market for high quality, down-size properties, possessing generous 
living space and 2-3 bedrooms, set on small, manageable plots and in good 
(often historic) locations.  Nevertheless, privacy is extremely important in that 
market sector. 

 
8.22 It is likely that the growing market for downsizing properties may be in the 

region of 50 properties per annum, but if suitable properties are provided, this 
may well be much higher. 

 
8.23 The premium product is not ‘estate’ housing: it is small, exclusive 

developments in desirable locations – ‘location, location, location’.   
 
8.24 The potential for high value is limited within the SUEs, and could be difficult to 

achieve at Tresham/Deenethorpe, until the later years of development.   
 
8.25 There is a perception amongst developers that the local planning authority is 

inflexible in relation to development proposals in the more desirable locations. 
The aggregate land supply across the District as a whole is adequate, but not 
in higher quality-higher demand locations. 

 
8.26 Consistent with the JCS emphasis on smaller dwellings, there is considerable 

potential for the development of high quality down-size (not necessarily trade-
down) products, which have the potential to free up larger, higher value 
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second hand stock. However, this is not ‘affordable’ in terms of values per m2, 
space or specification standards.  Pre-requisites for this down-size product 
are accessible flexible plans, large living space but limited numbers of 
bedrooms, on manageable plots, to high standards of specification and 
thermal performance, and in the most desirable locations.    

 
8.27 Consulting a sample of recently arrived, recently or currently expanding local 

employers, this survey has not found evidence that the supply of high value 
new homes is a problem for its senior managers. If a problem existed, we 
would expect to have achieved a higher response rate and from those who 
responded, to have obtained some evidence of the type and scale of any 
problems. 

 
8.28 Evidence reviewed to assess the economic impact of building more high value 

housing has demonstrated that improving an area’s overall housing offer 
serves to increase its desirability and reputation which, in turn, can contribute 
to economic development improvements. 

 
8.29 It is difficul to be precise about the economic impact of building more higher 

value homes as they are likely to be spread across 5-10 locations resulting in 
a fragmented and localised impact.  

 
Policy recommendations enabling the Council to promote the supply of 
larger and higher value new homes 

 
8.30 Recommendations focus more on the relaxation of aspects of planning policy 

which enable the promotion of higher value homes rather than developing 
new policies. In view of the lesser attrcationj iof smmall scale development to 
the volume housebuilders who are dominant in the East Northamptonshire 
market, the major challenge in achieving an increase in supply is having 
sufficient SME capacity available to meet demand. 

 
 The price range and location of higher value new homes 
 
8.30 A policy of promoting the supply of larger and higher value homes has the 

potential to apply to a significant proportion of new-build properties. New-build 
properties achieving selling prices of over £360k represent in the region of 8% 
of all transactions. A a similar percentage of new provision aimed at that 
market segment would be the equivalent to in the region of 50 properties per 
annum, a doubling of the existing supply of in the region of 25 peoperties. A 
second tier in the hierarchy of values consists mainly of detached 4 and 5 bed 
properties selling at between £300k and £359k and constitutes 6% of all new 
build sales. 

 
8.31 The location and setting of such dwellings is very important – to be ‘exclusive’, 

they must be in small developments in desirable locations – usually in smaller 
settlements. To recognise that, it is important to make the most of small 
windfall sites in smaller settlements in the most desirable, sustainable villages 
and small market towns. 
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 Higher value new homes and affordable housing provision 
 
8.32 In order to support the building of these small scale premium developments, 

policy could be relaxed in larger/better serviced locations in relation to off-site 
affordable housing provision.  

 
 Policy on larger housing 
 
8.33 Whilst need may be for smaller dwellings, demand in this segment of the 

market is for larger dwellings and the blanket presumption against 4 bedroom 
and larger dwellings should be reversed. 

 
 The location of higher value new homes 
 
8.34 It should be accepted that higher value dwellings are likely to be located in the 

north of the District, as well as in well-connected villages in the south. It 
should also be accepted that higher values are only likely to be achievable (if 
at all) in the latter stages of the SUEs. Whilst the same issue may apply to the 
Tresham/Deenethorpe Garden Village proposal, the policy approach being 
adopted is likely to mitigate this to some extent. 

 
 Policy on redundant agricultural buildings 
 
8.35 Policy should recognise and embrace the changes to the Use Classes Order 

Part Q, and recognise the contribution that redundant agricultural dwellings 
such as barns in open countryside and hamlets can make to Windfall supply 
in the JCS, particularly in this market segment.   

 
 Higher value new homes and high performing schools 
 
8.36 Careful consideration should be given to providing additional places in high 

performing schools in popular locations, in advance of development, rather 
than their lack representing a reason for refusal.  Funding for that additional 
provision should be recognised through Section 106 contributions and this is 
an issue of relevance to the Northamptonshire Enterprise Partnership’s 
Strategic Economic Paln for the county, which explicitly sees housing as part 
of the economic strategy for the area. 

 
 Higher value downsizing 
 
8.37  A recurrent theme throughout the project has been the projected dramatic 

growth in the older population and the potential to increase the supply of 
premium quality homes to enable downsizing by older households living in 
larger and higher value properties which in turn increases supply in the this 
sector. This is likely to constitute in the region of 50 properties per annum, but 
may well increase if demand can be met by the provision of suitable 
properties. Increasing options encouraging downsizing is an issue which cuts 
across all income groups and has implications for the housing strategy and for 
corporate strategy in relation to older people. Examples of premium downsize 
products include: 
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• English Courtyard Association scheme just outside the District, in Elton: 
http://www.cognatum.co.uk/home/Properties-For-Sale/Property-
details.aspx?id=15  

 

• Audley Court: https://www.audleyretirement.co.uk/our-villages - 
Leamington Spa is probably the nearest. Their archetype is a former 
private school previously occupying a country house on the edge of a 
desirable town such ax Oundle 

 

• Countylife Homes: including developments in the north east at Corbridge, 
Bamburgh and Morpeth: 

 
http://www.countylife.co.uk/developments/past/orchard-court-
corbridge.htm http://www.countylife.co.uk/developments/past/castle-garth-
bamburgh.htm 
http://www.countylife.co.uk/developments/current/greystoke.htm 

 
8.38 The emphasis on smaller dwellings in the JCS could be interpreted to support 

the provision of premium down-size (not trade-down) dwellings in higher value 
locations, in order to free up larger historic and second hand stock, country 
houses and agricultural building conversions. 

 
 Higher value continuing care 
 
8.39 There may be limited opportunities to developing Continuing Care 

Communities providing a range of accommodation from 2/3 bedroom 
bungalows to smaller apartments, linked to communal facilities and the 
provision of care services to residents as and when required. 

 
 Higher value new homes and custom build housing 
 
8.40 There is the potential to develop policy in relation to custom build (not 

affordable self-build) especially to those in the market for higher value homes, 
who would prefer to pay others to design and build personalised homes, so 
that they could concentrate on running their businesses and making profits. 


